08-10-15 Unapproved Minutes
GENOA CHARTER TOWNSHIP
PLANNING COMMISSION
PUBLIC HEARING
AUGUST 10, 2015
6:30 P.M.
MINUTES
CALL TO ORDER: The meeting of the Genoa Township Planning Commission was
called to order at 6:30p.m. Present were Barbara Figurski, James Mortensen, Chairman
Brown, Chris Grajek, Diana Lowe, Eric Rauch, and John McManus. Also present were
Kelly VanMarter, Community Development Director/Assistant Township Manager; Gary
Markstrom of Tetra Tech; and Brian Borden of LSL.
PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited.
APPROVAL OF AGENDA: Upon motion by John McManus and support by Barbara
Figurski, the agenda was approved as submitted. Motion carried unanimously.
CALL TO THE PUBLIC:
OPEN PUBLIC HEARING #1… Review of a rezoning (OSD & IND to MUPUD),
Planned Unit Development Agreement, environmental impact assessment, and site plan
for property located at 3750 Cleary Drive, Howell, Michigan 48843, involving parcels
#11-05-400-012, 024, 062; 11-05-301-004; 11-05-302-005, 011. The request is
petitioned by Cleary University.
Mr. Gary Bachman of Cleary University and Brent LaVanway of Boss Engineering
addressed the Planning Commission on behalf of the petitioner. At the recommendation
of Township staff, Cleary University is requesting that zoning districts on campus be
consolidated. This would combine the industrial property along Grand Oaks Drive and
with the OSD zoned properties. They are making this request in anticipation of growth in
classrooms, housing, and athletics.
Mr. Mortensen asked how close Grand Oaks Drive would be to the eventual athletic
fields. How might woodlands on campus be affected by future projects? Mr. LaVanway
indicated the athletic fields are currently being considered for property on Grand Oaks
Drive. Mr. Bachman indicated that woodlands will likely be affected by the multi-phase
student housing project.
Mr. Borden addressed the Planning Commission. Qualifying conditions within the
ordinance, such as minimum lot size and public benefit, appear to be met. Conditions
support the idea of a MUPUD. It appears there would be a positive impact on the
Township overall. The petitioner would approach the Township as each conceptualized
project grew closer to implementation. Residential, office, retail, recreational,
institutional uses are proposed. Each fits well in a college campus.
Mr. Brown asked about why all of the uses would be needed. Mr. Bachman stated that
he included an exhaustive list within the application as he wished to cover many
potentialities based on 20-year growth potential and the arrival of new president.
Mr. Brown asked how this zoning might be utilized if the university sold the property at
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some time in the future. Mr. Bachman stated that the intention is that the property will
remain a university. Mr. Mortensen stated that the resolution might state a condition that
the MUPUD applies as long as the property remains a university. Mr. Borden stated that
any future property owner would have the opportunity for modifications.
Mr. Borden continued saying that Section 10.03 has requirements for open spaces. The
request complies with the open spaces paragraphs of the ordinance. Parking needs to
support any phases of future growth but it does appear that the proposed plans will
accommodate the requirements. Lighting, landscaping, and signage details would be
reviewed with follow-up site plan applications. The Township attorney might look at the
PUD Agreement to make sure that he is comfortable. There are references to increases
in lighting intensity and building heights, with specifics not yet known. There might be
deviations requested at a future time for athletic offerings and student housing.
Materials are laid out in the draft agreement and appear to comply with ordinance
requirements. Mr. Brown asked if the size of the baseball field is known. Mr. Bachman
stated that college baseball associations have specific space requirements. Lighting
requirements might be needed more for soccer than baseball. Baseball is a spring sport
and longer days factor into that season. Mr. Borden stated that perhaps a limit could be
placed in the agreement, a type of cap, kept general, a statement that ensures that
these areas are not limitless. There is a height exception for school and institutional
settings which does permit additional height. There was consensus that decisions would
be made as future projects are presented to the commission and that decisions could
be made at that time.
Mr. Markstrom addressed the Planning Commission. This project meets a threshold in
water/sewer of 100 REUs, meaning additional infrastructure needs are likely. Local
pump station might need to be upgraded. A small master plan might be done at the next
site plan approval stage to determine what might need to be done upstream and
downstream. The costs of this accommodation would be the responsibility of the
petitioner. It is approximately a 30-day process to complete the study and the study is
usually approximately 15 pages. Water problems are not anticipated. Sewer usage is
more of a concern. MHOG would commission the study. The petitioner usually pays for
the study through an escrow.
Mr. Bachman said that approx. 70 additional REU’s are needed to complete the build
out. Less than 100 are proposed in addition to what already exists.
Mr. Markstrom stated that they are looking at it as an entire development as meeting the
100 REU threshold. Completing the study would eliminate future surprises. The cost of
the study is likely within the $5,000-10,000 range. This is a group of continuous uses. It
includes what is already there. Mr. McManus asked if it is 100 REU total or 100 REU
more which triggers the threshold. Mr. Markstrom stated that it’s about planning for the
impact on the system. Mr. Brown asked whether the cost of the study would be onerous
for the university. Mr. Bachman stated that if the study is not necessary at this time, the
university would prefer not to spend the money. However, if the study is mandated, it’s
mandated. The existing REU is 53. There is less than 100 REUs which is new. At this
time the real future development is unknown.
Mr. Mortensen stated that Cleary University is asking the Township to agree to a major
change within the Township. Mr. McManus asked what projects are clearly taking place.
Mr. Bachman stated that the dormitory under construction is 21 REU. The university is
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currently 53. The university would still be under the 100 REU mark. The next project
would be some or all of the athletic fields. Mr. McManus asked whether the agreement
could state that over and above a certain number of REU’s, then the study would need
to be completed. Mr. Markstrom stated that conducting the study now would prevent
future construction delays as the study requires 30-45 days.
Mr. Rauch stated that the PUD forms a framework for the future and the infrastructure
which is able to support that is a major part of the plan. This is a significant component
of understanding the available framework. Increasing load on the system could incur
significant costs and knowing those potential costs will help the university understand
the real financial impacts that would occur as they choose projects to roll out.
Mr. Bachman stated that the future is unknown and that each project should be based
on its own merit as the university sees need to implement each project. Mr. Bachman
stated that Genoa Township staff requested that the PUD be applied for so that the
entire campus could be put under one multi-use zoning to facilitate future development
and future site plan approvals. Ms. VanMarter indicated that perhaps the study would be
completed with the next site plan approval and/or the application for the second student
housing building. Mr. Markstrom indicated this was the recommendation in his letter.
Mr. Markstrom stated that sharing easements will be a consideration in future projects
and that an adjacent property, Livingston Commons, is also zoned PUD.
Mr. Brown read the Brighton Area Fire Department letter and asked Mr. Bachman if he
understood their requirements. Mr. Bachman indicated that he did.
Mr. Brown asked about statements made in the PUD agreement. Mr. Borden indicated
that the phrases match the ordinance. Mr. Rauch asked if there was a Grand River
Corridor plan. Ms. VanMarter stated the plan was done years ago and has now been
incorporated into the ordinance.
Commissioners drew attention to various phrases within the PUD document, agreeing:
1. On page one, paragraph five, the word “approved” should read “recommended.”
2. One page four, paragraph two, before the words “currently under construction”
the phrase “one of which is” should be added. The words “and proposed” should
be removed.
3. In section 5.1, the word “Commission” should read “Commissioner.”
4. In section 6.3, the word “services” should read “serviced.”
5. In section 7.1, the last sentence should be removed.
6. In section 7.3, the phrase should read “routes of approach to a building.” And the
last sentence of that section should be removed.
7. In section 8.1, the phrase “Each commercial and residential parcel/use must”
should read “All buildings must.” At the end of the paragraph, add the sentence
“The Township does not guarantee public utility availability without adequate
planning and approval of the Township engineer.”
8. Remove section 8.2.
9. In section 8.3 (now 8.2), remove “which may be” and add “Table as applicable
and as may be.”
10. In section 9.5, the phrase “MSA 125.286(d)” should read “Michigan Compiled
Law 125.3503.” This section will be reviewed by the Township Attorney.
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Mr. Brown gave opportunity for the Impact Assessment to be discussed. Ms. VanMarter
indicated that one tax code was incorrect. It should read 302-005 not 301-005.
A call to the public was made with no response.
Planning Commission recommendation of petition
A. Recommendation of Rezoning
B. Recommendation of Planned Unit Development Agreement
C. Recommendation of Environmental Impact Assessment (07-23-15)
D. Recommendation of Site Plan (07-22-15)
Mr. Bachman asked about next steps on the PUD agreement. Ms. VanMarter indicated
that the Cleary attorney will make any changes recommended by the planning
commission then the Township attorney would review the PUD Agreement.
Motion by Mortensen to recommend approval of the request from Cleary University for
a rezoning (from OSD & IND to MUPUD) of property located at 3750 Cleary Drive,
Howell, Michigan 48843, involving parcels #11-05-400-012, 024, 062;
11-05-301-004; 11-05-302-005, 011, that the request is found consistent with section 10
of the Township ordinance, the master plan, and local zoning and consolidates a variety
of uses into one consolidated zoning.
Support by Diana Lowe. Motion carried unanimously.
Motion by Mortensen to approve the Planned Unit Development (PUD) Agreement,
subject to the following conditions:
1. Approval by the Township Board of rezoning, environmental impact assessment,
and concept PUD plan.
2. Approval by the Township Attorney.
3. Language changes recommended in this evening’s discussion.
4. Items 4 and 6 of the LSL consultants review letter related to parking calculations
and landscape/site details shall be required.
5. The Township ordinance regarding building height and lighting shall be complied
with providing for any deviation to be requested at the time of site plan review as
development progresses.
6. The Township makes no guarantee at this time that public utilities will be
available.
7. In connection with the next site plan application request, a utility impact
determination study will be conducted and paid for by the petitioner.
8. The Township makes no guarantee that an easement will be obtained from
neighboring property, relative to a water main connection.
Support by John McManus. Motion carried unanimously.
Motion by Ms. Figurski to recommend the environmental impact assessment dated
07-23-15, with the revised tax code number from 301-005 to 302-005, subject to
approval of the rezoning, PUD Agreement, and site plan by the Township board.
Support by Jim Mortensen. Motion carried unanimously.
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Motion by Mr. Mortensen to recommend the conceptual site plan dated 07-22-15,
subject to approval of the Township Board of the rezoning, PUD Agreement, and
environmental impact assessment.
Support by Barb Figurski. Motion carried unanimously.
OPEN PUBLIC HEARING #2… Review of a sketch plan application for parking lot
improvements at Riverbend office complex, located at 7743 Grand River Avenue,
Brighton, Michigan, parcel # 4711-13-400-020. The request is petitioned by Lion
Investment Group.
Mr. Moses Fram addressed the Planning Commission on behalf of the petitioner. The
property in question is a two building office complex, just south of the hospital on the
east side of Grand River. Complaints were received from tenants and the snow removal
and waste disposal companies, indicating that a nuisance was present. Communication
was lost with contractors and an island has been removed, the dumpster pad relocated,
and five parking spaces have been added. Subsequently, the waste removal company
has found it easier to remove waste. Mr. Fram indicated that he acquired the property in
2012. No other work has been completed. Existing shrub beds are being cleaning,
mulch is being added.
Mr. Borden addressed the Planning Commission. Commission has approval authority.
This is an after-the-fact approval. The work has already been completed. The
improvements do bring the site better into compliance. There appears to be a slight
encroachment into the minimum 24’ wide drive aisle on the plan.
Mr. Fram indicated that he spoke with the contractor who did the work. The contractor
did say that the measurement is 25’ which exceeds the ordinance. Mr. Borden
recommended that the parking space be field verified by Township staff and if it is not in
compliance, they make it a non-parking zone. Currently, the landscaping requirements
are not met and requirements for landscaping is at the discretion of the Planning
Commission.
Mr. Grajek recommended sending staff out. Mr. Borden indicated that the largest issue
appears to be that the new location of the waste receptacle does not meet location
requirements. Because it is residential zoning next door it could be a variance issue.
The receptacle is not to be less than 20 feet adjacent to the residential area. It is
currently approx. 12 feet. Outdoor storage was discussed. Mr. Mortensen asked about
placing the dumpster near the storage buildings.
Mr. Fram indicated that the current placing of the dumpster provides for safer movement
of the waste management trucks. Mr. Borden indicated that when parking spaces are
occupied, the waste pick up is more complex. If waste is picked up after hours, it is a
non-issue. The dumpster may or may not be an existing non-conformity. Was a land
use permit issued? Was it approved to go there? It would require staff review.
Mr. Markstrom addressed the Planning Commission. Storm water increase is less than
one percent. There is a retention basin already. There are no engineering related
concerns with the sketch plan.
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Township Planning Commission Recommendation: Approval. There were no comments on the
proposed text changes at the August 10, 2015 public hearing.
Staff Recommendation: Approval. Staff finds the new changes reasonable and appropriate.
Commission Discussion: None.
Public Comment: None.
Commissioner Action:
Commissioner Action: IT WAS MOVED BY COMMISSIONER KENNEDY-CARRASCO TO
RECOMMEND APPROVAL, SECONDED BY COMMISSIONER CLUM.
All in favor, motion passed. 6-0
K. Z-41-15 CONWAY TOWNSHIP: PROPOSED ZONING ORDINANCE AMENDMENT:
Article 17 Sign Standards, Sections 17.06 Permits and Fees; Section 17.08 Sign Appeals.
The Conway Township Planning Commission proposes to eliminate Article 19: Land Divisions. The intent
of the amendment is because the Township already has a general law ordinance governing land divisions,
which essentially makes the review/approval process of land divisions more of an administrative function.
As part of this amendment, the Township intends to keep this article number/chapter held in reserve for
possible usage in the future.
Township Planning Commission Recommendation: Approval. There were no comments on the
proposed text changes at the August 10, 2015 public hearing.
Staff Recommendation: Approval. Staff finds the new changes reasonable and appropriate.
Commission Discussion: None.
Public Comment: None.
Commissioner Action:
Commissioner Action: IT WAS MOVED BY COMMISSIONER CLUM TO RECOMMEND
APPROVAL, SECONDED BY COMMISSIONER ANDERSON.
All in favor, motion passed. 6-0
L. Z-42-15 GENOA CHARTER TOWNSHIP - REZONING:
Current Zoning: OSD Office Service District and IND Industrial
Proposed Zoning: MUPUD Mixed Use Planned Unit Development
Proponents: Cleary University
Township Master Plan: The Genoa Township Master Plan adopted in 2013 designates this site as both
Research and Development and Industrial.
Land uses within the category of Research and Development include light industrial, research &
development and office park. High quality architecture should be utilized to convey a high quality image.
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Enhanced landscaping and screening should be provided along adjoining major thoroughfares. Flexibility
in some zoning requirements may be considered in exchange for these aesthetic enhancements. The intent
of the Industrial land use category is to develop industrial land uses such as research, wholesale, warehouse
activities and light industrial operations which manufacture, compound, process, package, assemble and/or
treat finished or semi-finished from previously prepared material.
County Comprehensive Plan: The Livingston County Comprehensive Plan (as amended) designates this
site as Residential and Howell-Brighton Growth Corridor. The Plan describes these designations as
follows:
Residential - Residential areas are located mainly in the southeast quadrant of the county. This quadrant
has had the largest number of new residents move in over the last decade, and is the most built out area of
the county. Over 40% of the county’s population lived in Residential areas in 2000. It is characterized by
fairly dense residential, commercial, and to some extent industrial development, although less dense and
intense than uses found in the cities and villages. Residential areas are not without their rural character
and scenic vistas. However, few agricultural lands in Residential areas are expected to exist twenty years
from now.
New residential developments in these areas should be compact and make the best use of sewer and water
if it is available, and cluster projects should be utilized when appropriate to preserve open space and
scenic vistas. Projects such as planned unit developments that are not feasible in Cities/Villages or
Primary Growth Areas because of parcel size or similar restrictions should be channeled into Residential
areas. Limited commercial and industrial growth is appropriate.
Howell-Brighton Growth Corridor - This growth area identifies a particular section of the Grand River
Avenue corridor between the City of Howell and the City of Brighton. This Plan recognizes the
considerable growth that has occurred in this area in the last decade, and that the corridor will continue to
develop over the life of this Plan. The uses are mixed: commercial uses, which include everything from
mom-and-pop convenience stores to big-box retailers; office and service establishments; a variety of
industrial uses; and recently, fairly dense housing developments, such as attached condominiums and
apartment complexes. Established residential neighborhoods are also found along the corridor.
The Howell-Brighton Growth Corridor is a unique area of the county. While the corridor could be
interpreted as a logical extension of the two cities because of the infrastructure and types of uses present,
the corridor could also be considered suburban sprawl that generates congestion and competes with
traditional downtowns. The reality is probably somewhere in between, which warrants this special
designation on the Generalized Future Land Use Map.
Township Planning Commission Recommendation: The Genoa Charter Township Planning Commission
recommended APPROVAL of this rezoning at their August 10, 2015 meeting. There were no comments
from the public during the public hearing portion of the meeting.
Staff Recommendation: The proposed MUPUD rezoning of this site meets the Qualifying Conditions of a
PUD according to Section 10.02 of the Genoa Charter Township Zoning Ordinance. MUPUD zoning is
consistent with the established higher education uses of Cleary University, and with the zoning and land
uses immediately to the north, south, east and west of the site. The PUD development method will
complement and help coordinate future land uses on this campus site.
Commission Discussion: Commissioner Sparks asked about how much student housing there is currently
as well as planned. Brent LaVanway, Boss Engineering, stated that there are sixty (60) apartments now and
there is a second housing building on campus to mirror the first planned in the future. The university has
added many athletic programs and this necessitates the need for more housing as well as a recruiting tool.
Cleary is striving towards a complete consolidated campus plan. Commissioner Clum stated the rezoning
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makes sense and has been needed for some time.
Public Comment: None.
Commissioner Action:
Commissioner Action: IT WAS MOVED BY COMMISSIONER ANDERSON TO RECOMMEND
APPROVAL, SECONDED BY COMMISSIONER CLUM.
All in favor, motion passed. 6-0
8.

NEW BUSINESS: Item added to the agenda. Request By Planning Commission for Meeting with
County Planning Staff, County Administration and Planning Commission to discuss the role and
responsibilities of Planning Commissioners.
Commissioner Sparks voiced the need to hold a meeting or have formal discussion with County Planning
Staff, County Administration and County Planning Commission regarding the role and responsibility of the
Planning Commission.
Commissioner Hubert asked what the need of the meeting and why it had to take place at another date and
time, he preferred to discuss now if possible. He stated the Planning Commission needs to be careful with
changing the scope of the Planning Commission if that is what this meeting is about. Commissioner Anderson
stated he was glad to see coordination of services and collaborative efforts being taken on by County Planning.
Commissioner Hubert stated he would like to have details available to all Planning Commission members
prior to the meeting about what will be discussed at the meeting so he and all others on the Planning
Commission are well prepared. Commissioners Krinock and Sparks assured the rest of the Commissioners that
relevant materials will be provided to everyone prior to the meeting. Commissioner Sparks stated we used to
have 5 planners and 1 secretary and we are now down to 3 planners and no secretary. Commissioner Clum
stated that having more productivity with less staff is the current trend and Planning Department Staff have
done a good job in the past shifting focus where it needs to be and being flexible in its prioritization of staff
time and project management. Commissioner Hubert asked if the meeting was more about Planning
Commission role or that Planning Department Staff are being stretched too thin. Commissioner Clum stated
that the entire Planning Department Staff needs to be in attendance at the meeting, not just Planning
Commission and Administration. Commissioner Hubert asked if County Administration has a different
expectation of what we should be doing. Principal Planner Barb stated that County Administration encouraged
the Planning Department to accept the Brighton Township Planning Services contract and is an advocate for
future collaborative planning efforts throughout the county. Commissioner Krinock stated the Planning
Commission needs a meeting with County Administration to determine what scope of work for the Planning
Commission is desired by County Administration. Commissioner Hubert asked for clarification for the reason
for the meeting. Commissioner Clum stated that County Planning Staff prepares and annual Work Plan and
that is usually the guide that is used for project management. Commissioner Clum asked for the date of the
most recent Work Plan. Principal Planner Barb stated that the Plan is usually brought forward to the Planning
Commission for their approval in December or January annually. Commissioner CLum stated she would like
a copy of the Work Plan available for this meeting next month.
It was decided by the Planning Commission to dedicate time at the October 21, 2015 Planning Commission
during the New Business portion of the meeting for this discussion to take place. No motion or vote was taken.

9.

OLD BUSINESS:
a. City of Brighton Agreement – Board of Commissioners Approved, September 14, 2015. Principal
Planner Barb briefed the Commissioners about the City of Brighton.

August 4, 2015
Planning Commission
Genoa Township
2911 Dorr Road
Brighton, Michigan 48116
Attention:
Subject:
Location:
Zoning:

Kelly VanMarter, AICP
Assistant Township Manager/Community Development Director
Cleary University – PUD Rezoning and Concept Plan Review #2
3750 Cleary Drive – south side of Grand River, between Grand Oaks and Latson Road
OSD Office Service District

Dear Commissioners:
At the Township’s request, we have reviewed the revised submittal for the proposed rezoning, conceptual
site plan (dated 7/22/15), PUD Agreement and revised Impact Assessment (dated 7/23/15) proposing a
campus master plan for Cleary University.
The 37.97-acre site is currently developed with Cleary’s Livingston Campus. The site is zoned OSD,
while surrounding zoning designations include RCD, NR-PUD and IND. We have reviewed the proposal
in accordance with the applicable provisions of the Genoa Township Zoning Ordinance and Master Plan.
A.

Summary

1. In our opinion, the proposal meets the PUD qualifying conditions.
2. The applicant must address any comments raised by the Township Engineer or Brighton Area Fire
Department.
3. The host of uses proposed include a compatible mixture consistent with the idea/intent of a college
campus.
4. Parking calculations will be required with each Final PUD Site Plan submittal.
5. The proposed project complies with the open space requirements of Sections 10.03.03(a) and (c).
6. Site design details, including landscaping, lighting and signage, will be required with each Final PUD
Site Plan submittal.
7. Any deviations should be better described in the PUD Agreement.
8. The draft PUD Agreement should be reviewed by the Township Attorney prior to consideration by
the Township Board.
B.

Proposal

The applicant requests rezoning to a Mixed Use PUD and conceptual site plan review/approval for Cleary
University’s campus master plan. The proposed campus plan includes student housing, recreational
facilities, educational facilities, retail, parking, and open space.
C.

Process

The review and approval process is outlined below. The applicant is at Step 1 in the process.
1. The Township Planning Commission makes a recommendation to the Township Board on the
MUPUD rezoning, Concept Plan and PUD Agreement following a public hearing.
2. The County Planning Commission reviews the MUPUD rezoning and provides comments for
consideration by the Township Board.
3. The Township Board acts on the MUPUD rezoning, Concept Plan and PUD Agreement.
306 S. Washington Ave. Ste. 400

Royal Oak, Michigan 48067

248.586.0505

Fax 248.586.0501

www.LSLplanning.com
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Aerial view of site and surroundings (looking north)

D.

Planned Unit Development Qualifying Conditions

Section 10.02 identifies the following qualification requirements for all planned unit developments.
1. Single Ownership. The PUD and site plan review applications submitted indicate that the site is
under the control of one owner – Cleary University.
2. Initiated by Petition. The request has been initiated by the submittal of applications for both PUD
and Site Plan Review.
3. Minimum Site Area. The minimum lot area to qualify for a PUD is 20 acres, while the site contains
37.97 acres.
4. Benefits. The PUD site plan shall provide one or more of the following benefits not possible under
the standards of the OSD or another zoning district, as determined by the Planning Commission:






preservation of significant natural or historic features;
a complementary mixture of uses or a variety of housing types;
common open space for passive or active recreational use;
mitigation to offset impacts; or
redevelopment of a nonconforming site where creative design can address unique site
constraints.

In our opinion, the proposal provides a complementary mixture of uses.
Additionally, the applicant has indicated that they will make every effort to preserve or relocate as
many of the existing, quality trees as possible – noting their history of relocating mature trees during
construction of the Johnson Center.

Genoa Township Planning Commission
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PUD Rezoning and Concept Plan Review #2
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5. Sewer and Water. We will defer to the Township Engineer for any specific comments; however, the
site has access to both the public water and sanitary services.
6. Rezoning Standards.
a. How is the rezoning consistent with the goals, policies and future land use map of the Genoa
Township Master Plan, including any subareas or corridor studies. If not consistent, describe
how conditions have changed since the Master Plan was adopted.
The Master Plan identifies the area as Research and Development, which is to be developed as a research
and development, industrial or office park with high quality architecture and enhanced landscaping.
PUDs are intended to provide flexible design, better coordination for larger sites, preservation of
significant natural features and the opportunity to mix compatible land uses. Though a college campus is
not a research and development or office park specifically, there are similarities promoting a campus-like
setting with compatible uses and quality design.
b. The compatibility of all the potential uses in the PUD with surrounding uses and zoning in
terms of land suitability, impacts on the environment, density, nature of uses, traffic impacts,
aesthetics, infrastructure, and potential influence on property values.
The site abuts Grand River Avenue and RCD, NRPUD and IND zoning districts. The draft PUD
Agreement lists the potential uses proposed, which are outlined in a table below under section E(2) of this
review letter.
The host of uses proposed generally conform to the existing and potential land development patterns in
the area. Placement of residential uses near the adjacent industrial districts should be designed carefully to
prevent/mitigate any negative impacts.
c. The capacity of infrastructure and services sufficient to accommodate the uses permitted in the
requested district without compromising the “health, safety, and welfare” of the Township.
Specific impacts will be addressed by the applicant with each final site plan submittal, as noted in the
Impact Assessment.
For example, new water, sanitary, and storm sewer drainage services are proposed as part of the new
student housing project, while a new water main, storm sewer, and detention basin are proposed as part of
the overall master plan.
The potential uses should be served adequately by infrastructure and services based on the proposed
improvements, the location, and the existing infrastructure; however, the applicant must address any
comments provided by the Township Engineer and Brighton Area Fire Department.
d. The apparent demand for the types of uses permitted in the PUD.
As noted in the submittal, Cleary is a growing university in need of additional buildings, services, and
amenities for its campus and growing student population (particularly on-campus).
E.

Conceptual PUD Site Plan Review

1. Qualification Requirements. As described above, we are of the opinion that the proposed project
meets the qualifying conditions for designation as a PUD.

Genoa Township Planning Commission
Cleary University
PUD Rezoning and Concept Plan Review #2
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2. Uses Permitted. A Mixed Use PUD shall include a mixture of uses that are considered by the
Planning Commission to be consistent with the Master Plan. The submittal notes that the project will
include a mix of educational, recreational, retail, office and residential uses.
The Planning Commission shall determine the appropriate mixture of uses based upon the concept
plan’s ability to provide an integrated mixture of uses, maintain compatibility with surrounding uses,
and meet the standards of the PUD approval criteria.
The draft PUD Agreement includes the following uses within this proposed MUPUD:
Multiple family residential
Child care centers
Commercial indoor recreational facilities
Recreation indoor golf or softball
Health clubs, fitness centers, gyms and aerobic clubs
Parks, common greens, plazas, public gathering places and
open space
Private non-commercial institutional or community
recreation facilities
Public arenas, stadiums and skating rinks
Art galleries, libraries, museums, memorials and
monuments
Colleges
Dormitories or student apartments accessory to a college
Offices up to 55,000 square feet gross floor area
Retail uses up to 15,000 square feet gross floor area
Banquet halls, assembly halls
Conference Centers
Restaurants with outdoor seating
Standard restaurants and coffee shops

Generally speaking, we find this list to include a compatible mixture of land uses consistent with a
college campus.
3. Preservation of Natural Features. The site contains a heavily wooded area south of Cleary Drive.
The Impact Assessment and concept plan indicate that the wooded area will be cleared to
accommodate the project; however, the applicant has also indicated that every effort will be made to
preserve, protect and/or relocate quality, mature trees within this wooded area.
4. Vehicular and Pedestrian Circulation. Access is provided to all uses in the site by extending
Cleary Drive to the south of the property. This provides unified access throughout the PUD.
Development and location of future drives will be reviewed/approved with each site plan as stated in
the PUD Agreement.
Pedestrian paths connect the campus uses and a connection to the existing Grand River sidewalk is
included on the Concept Plan.
5. Parking. Several new parking lots are proposed as part of the overall development. The revised plan
identifies 235 existing spaces on campus with an additional 521 proposed through full development
of the project (756 total).
If the rezoning and Concept Plan are approved, the applicant will be responsible for demonstrating
that sufficient parking will be provided with each subsequent Final PUD Site Plan.

Genoa Township Planning Commission
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Given the nature of uses proposed, it is likely that there will be different peak demands for different
parking lots/uses, which can be taken into consideration with the overall amount of parking ultimately
provided.
6. Open Space. Section 10.03.03(c) requires a minimum 25% of the site shall be open space; half of
which must be upland. Additionally, Section 10.03.03(a) requires that a minimum of 50% of the
MUPUD be open space, preserved natural feature, or residential. Sheet 6 of the revised submittal
indicates that 50.88% of the site will be open space; the majority (88.2%) of which is usable upland
space.
7. Landscaping. The Concept Plan includes a general indication of landscaping to be provided
throughout campus; however, there are no details for size, type or quantities of plantings proposed.
Such details will be required with each Final PUD Site Plan submitted.
8. Lighting. The Concept Plan does not include details of exterior site lighting. Lighting details and
photometric plans will be required with each Final PUD Site Plan submitted, although it should be
noted that the athletic fields will likely require lighting outside of current Ordinance requirements.
This is referenced in the draft PUD Agreement, though more specific information should be included
in the form of a deviation from current Ordinance standards.
9. Signage. The Concept Plan and draft PUD Agreement describe wayfinding and building signage.
Specific details will be required with each Final PUD Site Plan submittal.
10. PUD Agreement. The suggestions put forth in our first review letter have been incorporated into the
current draft of the PUD Agreement. Our only remaining comment is the need to better describe any
deviations sought from the Zoning Ordinance. Specifically, there are references to lighting and
building height that will likely exceed what is allowed by Ordinance. Typically, when deviations are
sought, a specific standard is established.
11. Impact Assessment. The submittal includes a revised Impact Assessment (dated 7/23/15). 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 draft PUD Agreement states that traffic studies will be provided prior to future construction, with
the exception of the two student apartment buildings currently under construction.
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
Principal Planner

Michelle Foster
Project Planner

July 27, 2015
Ms. Kelly Van Marter
Genoa Township
2911 Dorr Road
Brighton, MI 48116
Re:

Cleary University PUD Rezoning Site Plan Review #2

Dear Ms. Van Marter:
We have reviewed the resubmitted package for the Cleary University Mixed Use Planned Unit
Development (MUPUD) dated July 22, 2015, prepared by Boss Engineering. The site is located on the
south side of Grand River Avenue between Grand Oaks and Cleary Drives. The petitioner has requested
rezoning of the parcels, and provided plans for a new MUPUD for the site to coincide with their university
master plan and corresponding site plan and impact assessment documents. Tetra Tech has reviewed the
updated documents and has the following comments for Township consideration:
Summary
1. Development utility usage will require the preparation of an Impact Determination Study.
2. Clarification of interim water main connect for project phasing concern.
Impact Statement / PUD Agreement
1. Per the MHOG connection manual, any new user or group of contiguous new users that is
anticipated to have an equivalent usage of 100 REUs or greater shall go through the Impact
Determination Process. It is recommended that the petitioner be required to complete this process
as part of Site Plan approval for the second phase of student housing. It should be noted that
impacts to the system may result in the requirement to install additional upgrades beyond the scope
of the proposed project to ensure reliable service for the entire development. The approval of the
PUD does not release the petitioner from this requirement.
2. The response to the previous comment about project phasing did not adequately address the issue.
During the construction plan review process for the student housing complex, one stipulation was
to provide a looped connection with the existing water main to the east at the adjacent
development. This interim connection point should be reflected on the PUD, particularly if there
is no immediate construction planned beyond the two phases of student housing.

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

Ms. Kelly Van Marter
Cleary University PUD Rezoning Site Plan Review
July 27, 2015
Page 2

The outstanding comment is a technical clarification that should be addressed on the site plan before final
acceptance. Aside from this correction, we have no engineering related objections to approval of the PUD.
Sincerely,

Gary J. Markstrom, P.E.
Unit Vice President
copy:

Joseph C. Siwek, P.E.
Project Engineer

Brent LaVanway P.E., Boss Engineering

Tetra Tech

July 31, 2015

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI 48116
RE:

Cleary University PUD
3750 Cleary Drive
Site Plan Review

Dear Kelly:
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans
were received for review on July 24, 2015 and the drawings are dated June 2, 2015 with revisions
dated July 22, 2015. The project is for the rezoning of the Cleary University Campus property.
The planned site revision will include numerous new buildings, roads and athletic facilities. This
plan review is based on the requirements of the International Fire Code (IFC) 2012 edition.
All comments included are general in nature, based upon the provided drawings. Additional
comments will be further provided as new site plans are submitted. The Brighton Area Fire
Authority has no objection to the PUD revision.
The Brighton Area Fire Department has no further comments until additional individual plans are
submitted.
1. Additional water mains may be required, as well as additional hydrants to provide fire flow
for the new structures, and to provide appropriate spacing. A fire hydrant shall be located
within 100’ of each fire department connection, for each fire suppressed structure. Noted on
plans
IFC 912.2
2. Buildings required to be provided with an automatic sprinkler system shall be done in
accordance with NFPA 13, Standard for the Installation of Automatic Sprinkler Systems
IFC 903
A. The FDC to each building shall be on the street side (Cleary Dr.) of the building.
on plans

Noted

B. The location, size, gate valve, and connection of the fire protection leads shall be
indicated on the utility site plan. Noted on plans
3. All buildings shall include the building address on the building. The address shall be a
minimum of 6” high letters of contrasting colors and be clearly visible from the street. The
location and size shall be verified prior to installation. Noted on plans
IFC 505.1

July 31, 2015
Page 2
Cleary University PUD
3750 Cleary Drive
Site Plan Review
4. The access roads throughout the site shall be a minimum of 26’ wide. With a width of 26’
wide, the building side of the street shall be marked as a fire lane. Include the location of
the proposed fire lane signage and include a detail of the fire lane sign in future submittals.
Access roads to site shall be provided and maintained during construction. Access roads
shall be constructed to be capable of supporting the imposed load of fire apparatus
weighing at least 84,000 pounds. Noted on plans
IFC D 103.6
IFC D 103.1
IFC D 102.1
IFC D 103.3
5. Access roads shall provide emergency vehicles with a turning radius up to 55’ wall to wall
and a minimum vertical clearance of 13 ½ feet. All planned landscape that may grow to
obstruct this clearance shall be planted in a way to minimize obstruction of emergency
vehicle access. Noted on plans
6. A key box (Knox Box) shall be indicated on future submittals for each new structure. The
Knox box will be located adjacent to the front door of the structure, as approved by the fire
authority and in accordance with manufacturer’s instructions. Noted on plans
IFC 506.1
7. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor,
architect, on-site project supervisor. Noted on plans
Additional comments will be given during the building plan review process (specific to the
building plans and occupancy). If you have any questions about the comments on this plan
review please contact me at 810-229-6640.
Cordially,

Derrick Bunge
Lieutenant - Fire Inspector

www.brightonareafire.com

ORDINANCE NO. Z-15-03
AN ORDINANCE TO AMEND THE ZONING MAP OF THE CHARTER TOWNSHIP OF GENOA BY
REZONING 37.98 ACRES OF LAND INVOLVING PARCELS #11-05-301-004, 11-05-400-012, 11-05400-024, 11-05-400-062, 11-05-302-005, AND 11-05-302-011 FROM OFFICE SERVICE DISTRICT
(OSD) AND INDUSTRIAL (IND) TO A MIXED USE PLANNED UNIT DEVELOPMENT (MUPUD).
THE CHARTER TOWNSHIP OF GENOA HEREBY ORDAINS that the Zoning Map, as incorporated
by reference in the Charter Township of Genoa’s Zoning Ordinance, is hereby amended as follows:
Real property situated on the south side of Grand River Avenue, east of Grand Oaks Drive which is part of
Section 5, T2N-R5E, Genoa Charter Township, Livingston County, Michigan, more particularly described as
follows:
4711-05-301-004 (vacant Grand Oaks Drive - 2.24 acres, zoned IND):
Lot 4 of the Grand Oaks Commercial Park
4711-05-302-005 (vacant Grand Oaks Drive - 1.51 acres, zoned IND):
Lot 5 of the Amended Plat for the Grand Oaks Commercial Park
4711-05-302-011 (955 Grand Oaks Drive – 2.54 acres, zoned IND):
Lots 6 and 7 of the Amended Plat for the Grand Oaks Commercial Park
4711-05-400-012 (3768 Grand River Avenue – 0.69 acres, zoned OSD):
Commencing at the southeast corner of Section 5 thence north 583.87 feet thence north 6404’39” west along the
southerly right of way line for Grand River Avenue 1422.26 feet to the point of beginning thence south 210 feet thence
north 6051’00” west 193.36 feet northeasterly on an arc right, arc length of 56.19 feet with a radius of 230 feet and
central angle of 1359’53” and chord bears north 1349’02” east, 56.05 feet thence north 2049’00” east 133.33 feet to
the southerly right of way line of Grand River Avenue thence south 6041’00” east 130 feet to the point of beginning.
4711-05-400-024 (3760 Cleary Drive – 1.4 acres, zoned OSD):
Commencing at the southeast corner of Section 5 thence north 1 east 583.87 feet, thence north 64 west 1422.26 feet
thence south 1 west 209.94 feet to the point of beginning, thence south 1 west 380.84 feet, thence north 60 west
194.49 feet, thence north 1east 358.12 feet, thence north 4east 22.18 feet, thence south 60 east 193.63 feet to the
point of beginning.
4711-05-400-062 (3700, 3725, 3728, 3730, 3744, 3750, 3752 Cleary Drive – 29.60 acres, zoned OSD):
Commencing at the south quarter corner of Section 5 thence North 0217’10” east 1094.27 feet thence south 8840’22”
east 352.37 feet thence south 0115’00” west 200 feet thence south 8831’00” east 243.35 feet thence north 0127’55”
east 72 feet thence south 6051’00” eased 137.35 feet thence north 2912’13” east 522.97 feet thence south 6048’55”
east 215.44 feet thence south 2042’05” west 133.37 feet thence southerly on an arc left with chord bearing south
1102’04” west 77.24 feet thence south 0122’04” west 358.87 feet thence south 6051’00” east 193.29 feet thence
south 0132’54” west 598.48 feet thence north 8916’17” west 1282.22 feet to the point of beginning.
Subject to and together with easements and restrictions affecting title to the above described premises.

Shall be rezoned from IND (Industrial District) and OSD (Office Service District) to MU-PUD (Mixed Use
Planned Unit Development) Classification. The Township Planning Commission and Township Board, in
strict compliance with the Township Zoning Ordinance and with Act 184 of the Public Acts of 1943, as
amended, reclassified the Property as a Mixed Use Planned Unit Development (MUPUD) District, finding that
such classification properly achieved the purposes of Article 10 of the Township’s Zoning Ordinance (as

amended), including the encouragement of innovation in land use, the preservation of open space in areas in
order to achieve compatibility with adjacent uses, the promotion of efficient provision of public services and
utilities, the reduction of adverse traffic impacts, and the provision of adequate employment. Further, the
Township Planning Commission and Township Board find the Mixed Use Planned Use Development District
and the PUD Plan are consistent with the adopted Corridor Plan and Master Plan.
Severability If any provision of this Ordinance is found to be invalid, than the remaining portions of this
Ordinance shall remain enforceable.
Effective Date
as required by law.

This Ordinance shall be effective upon publication in a newspaper of general circulation

On the motion to adopt the Ordinance the following vote was recorded:
Yeas: ____________
Nays: _____________
Absent: ______________
I hereby approve the adoption of the foregoing Ordinance this ___ day of _________, 2015.

____________________
Paulette Skolarus
Township Clerk

____________________
Gary McCririe
Township Supervisor

Township Board First Reading: September 7, 2015
Date of Publication of Proposed Ordinance: September 18, 2015
Township Board Second Reading and Public Hearing: proposed September 21, 2015
Township Board Adoption:
Date of Publication of Ordinance Adoption:
Effective Date:

Revised PUD Submitted 8/26/15 with Suggested Revisions by Township Attorney

STATE OF MICHIGAN
COUNTY OF LIVINGSTON
TOWNSHIP OF GENOA CHARTER TOWNSHIP
Draft
PLANNED UNIT DEVELOPMENT AGREEMENT
THIS PLANNED UNIT DEVELOPMENT AGREEMENT is made and entered into on this _____ day of
___________, 2015, by CLEARY UNIVERSITY, a Michigan non-profit corporation, 3750 Cleary Drive,
Howell, Michigan 48843, (referred to as “Owner”), and the TOWNSHIP OF GENOA CHARTER TOWNSHIP,
a Michigan municipal corporation, 2911 Dorr Road, Brighton, Michigan 48116 (referred to as
“Township”).
RECITATIONS
The Owner possesses certain real property, identified by six (6) parcel identifications, situated in the
Township of Genoa, County of Livingston, State of Michigan, more particularly described on Planned
Unit Development Site Plan, Property Description (Schedule Exhibit A).
The Owner currently occupies 5 buildings on the Property and is constructing a sixth building to house
student apartments.
The Township desires the establishment of a land use plan setting forth authorized land uses, and the
Owner likewise desires to establish a plan setting forth the manner in which the Property may be
developed in the future.
The Owner has submitted a proposal for a preliminary conceptual land use plan for the future
development of the Property (Exhibit B). The Township has reviewed and recommended revisions,
which have been incorporated in the general land use plan by Owner. The Township Planning
Commission recommended approval of the preliminary conceptual land use plan on the 10th day of
August, 2015. The Genoa Township Board approved the preliminary land use plan on the _____ day of
_________________, 2015.
The Township Planning Commission and Township Board, in strict compliance with the Township Zoning
Ordinance and with Act 184 of the Public Acts of 1943, as amended, reclassified the Property as a Mixed
Use Planned Unit Development (MUPUD) District, finding that such classification properly achieved the
purposes of Article 10 of the Genoa Township’s Zoning Ordinance (as amended), including the
encouragement of innovation in land use, the preservation of open space in areas in order to achieve

compatibility with adjacent uses, the promotion of efficient provision of public services and utilities, the
reduction of adverse traffic impacts, and the provision of adequate employment. Further, the Township
Planning Commission and Township Board find the Mixed Use Planned Use Development District and
the PUD Plan are consistent with the adopted Corridor Plan and Master Plan.
The Township Board has found and concluded that the uses and future development plans and
conditions shown on the approved PUD Concept Plan (Exhibit B), attached as Schedule B (“PUD Plan”),
are reasonable and promote the public health, safety and welfare of the Township, and that they are
consistent with the plans and objectives of the Township and consistent with surrounding uses of land.

NOW, THEREFORE, OWNER AND TOWNSHIP, in consideration of the mutual promises contained in the
Agreement, HEREBY AGREE AS FOLLOWS:
ARTICLE I.

GENERAL TERMS OF AGREEMENT

1.1

The Township and the Owner acknowledge and represent that the recitations set forth
above are true, accurate and binding.

1.2

The Township acknowledges and represents that this Agreement may be relied upon for
future land use and development of the Property by Owner’s, successors, assigns and
transferees.

1.3

The PUD Concept Plan, attached as Schedule Exhibit B, has been duly approved by the
Township in accordance with all applicable Township ordinances, and depicts the land
uses which will be permitted and which may be developed on the Property. All formal
actions necessary or expedient to carry out this Agreement shall be taken by the parties
without undue delay subject to Section 2.2 below.

1.4

Except as specifically provided for in this Agreement, final site plans will shall comply with
applicable Zoning Ordinance requirements. However, at the time of review of respective
site plans for the development of various portions of the Property, deviations from
ordinance regulations may be agreed upon by the Township and the Owner. Changes to
the PUD Concept Plan or PUD Agreement should be processed as outlined in the
Ordinance.

1.5

The PUD Concept Plan attached as Exhibit B identifies the location and configuration of
the authorized land uses that may be developed on the Property subject to the
following.:
A. All uses authorized in the respective zoning classifications of the Genoa Township
Zoning Ordinance on the date of this Agreement set forth in the PUD plan and
Exhibit C, entitled “Land Uses”, are authorized.
B. The Owner shall be permitted to adjust the size or shape of the various parcels,
provided the adjustment does not alter the land use designation for any area of the
Property or increase the intensity and/or density of use subject to Section 2.3

below. All development shall be subject to Final PUD Site Plan and land division
approval. In addition:
1. The Owner shall not be entitled to any modification which substantially
increases the impact upon adjoining properties or facilities without approval
of the Township.
2. The Owner shall not be entitled to make any other substantial changes
without the approval of the Township.
1.6

ARTICLE II.

This Agreement, including the uses approved on the PUD Plan, are for the benefit of the
Property, and shall run with the Property, and shall bind and inure to the benefit of the
successors, assigns and transferees of the parties to this Agreement. Zoning
classifications provided for in this PUD are: PRF – Public & Recreational Facilities; HDR –
Heavy Density Residential; OSD – Commercial and Service Districts; NSD – Neighborhood
Services District; and GCD – General Commercial District.
LAND USE AUTHORIZATIONS

2.1

The Planned Unit Development shall include a land use authorization for the uses
described in Schedule Exhibit “C” attached: .

2.2

The Property is intended to be developed in stages or phases. The Owner shall
determine the timing and order of development. At the time the Owner is prepared to
develop each portion or phase of the Property, a plan prepared in the form required by
applicable ordinance and law, including impact assessments (including how traffic will
differ from the original projected traffic) required by the Township, and consistent with
this Agreement, shall be submitted for review and approval. The Township shall review
each of such plans within a reasonable time. Site plan and other review requirements
shall not be subject to any subsequent enactments or amendments of the “Zoning
Ordinance” (as defined in the Original Agreement) which are inconsistent with this
Agreement unless the concept Concept plan Plan as set forth herein is materially
altered at the request of the Owner.

2.3

A minimum twenty five percent (25%) of the site shall be open space. Such open space
shall be dispersed throughout the site and linked through greenway or pedestrian
corridors or located along road frontages. A minimum of 50% of the required open
space shall be usable upland area. (Zoning Ordinance Section: 10.03.03(b))

2.4

If a use authorized under the Genoa Township’s Zoning Ordinance as a special land use
is proposed on the Property, such use must be applied for and authorized as provided in
the Zoning Ordinance.

2.5

Nothing whatsoever provided in the Agreement shall be constructed so as to prevent
Owner from seeking major and/or minor changes to the PUD Plan in accordance with
the applicable provisions of the Zoning Ordinance.

ARTICLE III.

CURB CUTS AND OFF-SITE TRANSPORTATION IMPROVEMENTS

3.1

The establishment of curb cuts and driveways to public thoroughfares from the PUD
Property shall be limited and restricted for the purpose of reducing the number of
turning movements to and from the Property. Therefore, the number and general
location of entrances to the site from adjacent public thoroughfares shall be fixed in the
manner specified on the PUD Plan unless property acquisition affords the opportunity
for additional access points.

3.2

Off-Site Improvements in Public Right of Way.
The recently opened Latson Road interchange at I-96, the proposed rebuilding of Grand
Oaks Drive and additional commercial development of properties adjacent to the
Property may all have impact on traffic, access points and pedestrian access to and
through the Property. Therefore,
A. A traffic impact study shall be conducted prior to any proposed new construction
beyond the two student apartment buildings, one of which is currently under
construction, to evaluate the impact of construction within the scope of the campus
master plan at each access point and existing adjacent major intersections. The
traffic study shall include methods to mitigate impacts acceptable to the Township.
B. Access shall be limited to the two existing major entrances on Grand River and
Grand Oaks unless property acquisition affords the opportunity for additional access
points.
C. Interior drives shall provide circulation between the various uses.
D. Stacking or queuing depth at site access points shall be sufficient to accommodate
expected peak hour volumes to minimize conflict with inbound and internal
circulation.
E.

ARTICLE IV.
4.1

ARTICLE V.

An internal pedestrian circulation system shall be provided along internal road
network within the PUD and along Grand River.

INTERNAL ROAD NETWORK
An internal system of vehicular private roads shall be planned and established
throughout the PUD as approval of the development of respective portions take place.
Internal roads shall be designed to permit vehicular access between and among users of
the Property and minimize traffic movements onto adjoining public roads. The precise
location and design of the overall system of private roads shall be reviewed and
authorized as each site plan for a portion of the overall PUD is proposed for
development. Such review shall be based upon the objective of establishing a workable
plan for the entire property.
DRAINAGE

5.1

ARTICLE VI.

The system of drainage on the Property, including drainage detention, as applicable,
shall be designed so as to be coordinated throughout the PUD and shall be subject to
Township and Livingston County Drain Commissioner review and approval as each site
plan for a portion of the overall PUD is proposed for development. Any ponds in view
from the public right-of-way shall be designed to have a naturalistic appearance or be
enhanced to be maintained as ornamental ponds.
SITE IMPROVEMENTS

6.1

There shall be a coordination of site improvements within the overall Property, with the
objective of creating site improvements that are integrated and mutually supportive
among the respective portions of the development, including the utilities, landscaping
and lighting. Landscaping and signage at entry points shall be designed and maintained
to present “gateway” entries to campus.

6.2

A pedestrian network shall be constructed as each phase of development on the
Property is constructed, with the intent of connecting all pedestrian components of the
PUD on the Property, and connecting walkways at the property line.

6.3

Development shall be undertaken with underground electrical service to the buildings
on the property. Public utility lines in existing or future easements shall be permitted
overhead so long as the buildings are serviced from underground.

6.4

The following site elements shall be provided:
A.

Site design and landscaping shall diminish the prominence of parking lots as viewed
from public roads.

B. The parking lot configuration, sizes and quantities of stalls, shall be accepted as
shown on the final site plan as approved by the Township.
C. Pedestrian pathways and open spaces shall incorporate ornamental lighting where
appropriate and conducive to safety and security on campus.
ARTICLE VII.

DESIGN OF BUILDING AND SIGNS

7.1

The architecture, building materials, colors and shapes of all buildings shall promote and
encourage a development that incorporates varying building lines, natural earth tone
construction materials and other elements to promote an aesthetically pleasing,
cohesive environment and shall comply with zoning ordinance. Large walls shall include
varying building lines, setbacks, color accents, windows or other elements. Each site
plan will include a narrative or illustration(s) that demonstrate the design will be
consistent with, or complement architecture of the other sites.

7.2

Structure Height: The campus master Conceptual PUD plan includes construction of a
central clock and/or bell tower that may exceed the current structure height limitation.
Future administration and/or student housing structures may also be proposed to

exceed current height limitations. These buildings will be located more than 500' from
the two public roads adjacent to campus and set among tall, mature trees.
7.3

Signage: Wayfinding signage shall be uniformly designed and Cleary University branded,
providing direction and information. Building signage shall have individual letters (not
panels). To facilitate building recognition when there are multiple vehicle routes of
approach to a building, appropriate building signage may be affixed to more than one
façade. Signs on each façade will comply with zoning ordinance requirements relating to
height, area and design.

7.4

Landscaping and site lighting: The landscaping within the PUD shall demonstrate
consistency in terms of design and materials. Parking lot lighting shall be consistent
throughout the PUD. Street and walkway lighting shall be consistent throughout the
PUD and comply with zoning ordinance. Athletic field lighting will be designed and
installed to light appropriate venues and limit spread of lighting beyond the athletic field
venues.

ARTICLE VIII.

UTILITIES

8.1

All buildings must connect to the community water system. The internal water main
plan shall be completed prior to or concurrent with the approval of any site plan. The
Township does not guarantee public utility availability without adequate planning and
approval of the Township Engineer.

8.2

Future development of the PUD shall provide a looped connection with the existing
water main to the East at the direction of the Township Engineer.

8.3

The Owner shall, at the Owner’s expense, go through the Impact Determination Process,
as set forthin the Township’s MHOG Connection Manual, as part of the site plan
approval for the second phase of student housing. The Owner acknowledges that
impacts to the MHOB utility system may result in the requirement to install additional
upgrades beyond the scope of the proposed project to ensure reliable service for the
entire development.

8.4

Fees, charges and costs for utilities shall be as set forth in the Genoa Township
Equivalent User Table as applicable and as may be amended from time to time.

ARTICLE IX.
9.1

MISCELLANEOUS
This Agreement may not be modified, replaced, amended or terminated without the
prior written consent of the parties to this Agreement. The Owner and the Township
shall be entitled to modify, replace or amend this Agreement without the consent of any
other person or entity, regardless of whether such person or entity now or hereafter has
any interest in any part of the Property, including subsequent purchasers, or their
tenant, mortgagees, or others.

9.2

Reference in this Agreement to activities by the Owner in relation to development is
intended to include Owner’s transferees and assigns unless context dictates to the
contrary.

9.3

In the event of any direct conflict between the specific terms and provisions of this
Agreement (including the attached PUD Plan) and the provisions of the Zoning
Ordinance, or other Township ordinances, rules or regulations, the provisions of the
Agreement shall control.

9.4

In the event a portion of the Property is submitted for site plan approval, and such
approval is denied, the party submitting such site plan shall be entitled to appeal such
decision to the Zoning Board of Appeals as provided by law, and all parties shall agree to
proceed expeditiously to final resolution.

9.5

The undersigned parties acknowledge that the conditions imposed upon the
development of the property are reasonable conditions necessary to ensure that public
services and facilities affected by the proposed land use or activity will be capable of
accommodating increased service and facility loads caused by the land use or activity, to
protect the natural environment and conserve natural resources and energy, to ensure
compatibility with adjacent uses of land, and to promote the use of land in a socially and
economically desirable manner. Further, it is acknowledged that the conditions meet all
of the requirements of Section 503 of Public Act 110 of 2006, Michigan Compiled Law
MCL 125.3503.

THE PARTIES have executed this Planned Unit Development Agreement on the dates set below their
names, to be effective on the date set on the first page of this agreement.

CLEARY UNIVERSITY

TOWNSHIP OF GENOA CHARTER TOWNSHIP

By _______________________________

By _______________________________

It’s _______________________________

It’s _______________________________

Schedule Exhibit A
Property Description
See Planned Unit Development Site Plan

Schedule Exhibit B
PUD Concept Plan
See Planned Unit Development Site Plan

Schedule Exhibit C:
Land Uses

Cleary University
PUD Agreement

Description
Multiple Family Residential
Child Care Centers
Commercial Indoor recreational facilities
Recreation indoor golf or softball
Health clubs, fitness centered, gyms and aerobic clubs
Parks, common greens, plazas, public gathering places and open space
Private non-commercial institutional or community recreation facilities
Public Arenas, stadiums and skating rinks
Art galleries, libraries, museums, memorials and monuments
Colleges
Dormitories or student apartments accessory to a college
Offices up to 55,000 square feet of gross floor space
Retail uses up to 15,000 square feet gross floor area
Banquet halls, assembly halls
Conference Centers
Restaurants with outdoor seating
Standard restaurants and coffee shops

Zoning
HDR
OSD
PRF
GCD
GCD
OSD
PRF
PRF
PRF
PRF
PRF
OSD
NSD
GCD
RCD
GCD
NSD

IMPACT ASSESSMENT
FOR
“CLEARY UNIVERSITY MIXED USE PLANNED UNIT DEVELOPMENT”
GENOA TOWNSHIP
LIVINGSTON COUNTY, MI

Prepared for:
CLEARY UNIVERSITY
c/o Mr. Gary Bachman
3750 Cleary Drive
Howell, MI 48843

Prepared by:
BOSS ENGINEERING COMPANY
3121 E. GRAND RIVER
HOWELL, MICHIGAN 48843
517-546-4836
BE Project No. 14-325

June 1, 2015
Revised: July 23, 2015
Revised: August 19, 2015

INTRODUCTION
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed development
has on various factors in the general vicinity of the project. The format used for presentation of this report
conforms to the Submittal Requirements For Impact Assessment/Impact Statement guidelines in
accordance with Section 13.05 of the published Zoning Ordinance for Genoa Township, Livingston
County, Michigan.
DISCUSSION ITEMS
A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment
and a brief statement of their qualifications.
Prepared By :
BOSS ENGINEERING COMPANY
3121 E. Grand River
Howell, Michigan 48843
Phone: 517-546-4836
Prepared For:
Mr. Gary Bachman
Cleary University
3750 Cleary Drive
Howell, MI 48843
B. Description of the site, including existing structures, man made facilities, and natural features,
all-inclusive to within 10’ of the property boundary.
The subject site is located on the south side of Grand River Avenue, surrounding Cleary Drive and
east of Grand Oaks Drive. The site improvements are located on parts of 6 properties all owned by
Cleary University. The parcel numbers are: 4711-05-400-12, 4711-05-400-024, 4711-05-400-062,
4711-05-301-004, 4711-05-302-005, & 4711-05-302-011. The overall acreage of the site is 37.97
acres. The properties are located in the Northwest ¼ of Section 5, T2N-R5E, Genoa Township,
Livingston County, Michigan. Current zoning of the site is OSD (Office Service District) and IND
(Industrial District).
Currently on site is the existing Chrysler classroom building, the Johnson Center building, the Lyons
building, and CIE building, and the existing bookstore. A student housing Apartment is currently being
constructed and is expected to be completed in the fall of 2015.
The site is gently rolling with areas of steeper slopes and generally slopes from the Southeast to
Northwest. Elevations vary between 1010.0± and 986.0±, respectively. Stormwater management for
the site includes sheet flow drainage to multiple existing stormwater detention areas.
Adjacent properties include:
South – GenTech Industrial Park (zoned IND) / Livingston County Road Commission
North – Belle Tire, Aco Hardware, KFC, SWAT Elite sports, Speedway (zoned RCD)
East – Wal-Mart (zoned NRPUD)
West – Industrial Buildings (zoned IND)
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C. Impact on natural features: A written description of the environmental characteristics of the
site prior to development, i.e., topography, soils, vegetative cover, drainage, streams, creeks
or ponds.
As previously mentioned, subject site is gently rolling and generally slopes from the Southeast to the
Northwest. Site elevations vary between 1010.0± and 986.0±. The USDA Soil Conservation Service
“Soil Survey of Livingston County, Michigan”, indicates native site soils consist of:
1. MIAMI LOAM (MoB), 2% to 6% slopes. Surface runoff is slow, permeability is moderate, and
erosion hazard is slight.
2. MIAMI LOAM (MoC), 6% to 12% slopes. Surface runoff is medium, permeability is moderate,
and erosion hazard is moderate.
3. MIAMI LOAM (MoD), 12% to 18% slopes. Surface runoff is rapid, permeability is moderate, and
erosion hazard is severe.
4. MIAMI LOAM (MoE), 18% to 25% slopes. Surface runoff is rapid, permeability is moderate, and
erosion hazard is severe.
Vegetative cover for the site includes lawn, heavy woods, and low brush cover. There are areas
currently occupied by tree growth and there is a small amount of existing landscaping on the site. The
area south of Cleary drive is comprised of heavy woods that will need to be cleared for construction. It
shall be an objective of each future site plan to preserve as many trees as possible on site, within
reason, and incorporated into the landscape plan. The clearing of existing trees will be addressed
with each future site plan.
The National Wetland Inventory Plan prepared by the United States Department of the Interior, Fish
and Wildlife Service indicates that there are no wetlands located on the site.
Site drainage from the proposed site will utilize both swales and storm sewer. All site drainage will be
directed into multiple existing & proposed detention basins on site. The outlet of the existing detention
basin alongside the northern part of Cleary Drive will maintain its outlet south of Cleary Drive. The
existing detention basin north of the site approach on Grand Oaks Drive will overflow into the ditch in
the Right Of Way of Grand Oaks Drive and travel south under Cleary Drive. The proposed Detention
basin South of Cleary Drive will outlet to the Southwest into the wooded area.

D. Impact on storm water management: description of soil erosion control measures during
construction.
Surface runoff during periods of construction will be controlled by proper methods set forth by the
Livingston County Drain Commissioner. These methods shall include silt fence, silt sacks, and
seeding with mulch and/or matting.
At the time of construction, there may be some temporary dust, noise, vibration and smoke, but these
conditions will be of relatively short duration and shall be controlled by applying appropriate
procedures to minimize the effects, such as watering if necessary for dust control.
E. Impact on surrounding land use: Description of proposed usage and other man made
facilities; how it conforms to existing and potential development patterns. Effects of added
lighting, noise or air pollution which could negatively impact adjacent properties.
The applicant is proposing to construct new buildings, athletic fields, and parking lots. The New
buildings may consist of student housing Apartments, dormitories, offices, classrooms, and an
expansion of the existing Johnson Center. The athletic complex will be comprised of baseball,
softball, tennis courts, and a turf field for soccer and lacrosse. The property on which the site
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development is located is OSD (Office Service District). The proposed buildings, parking lots, and
fields conform to the existing and potential land development patterns in the area.
Proposed improvements will enhance current site conditions. There is an existing parking lot on site
that services the existing Chrysler building, with a primary use for university classes for Cleary
University. The parking lot is in poor condition and will be replaced with an improved lot. There is a
significant amount of trees/brush south of the existing parking lot that will need to be cleared. Site
improvements planned with the various buildings, athletic fields, and parking lots, include the
establishment of an open lawn space and landscaped areas. The landscaping shown is a
representation. Actual landscaping plans will be generated for each project to ensure it meets the
Genoa Township standards.
Cleary Drive presently experiences a medium volume of traffic along with associated noise level
generated from commercial vehicles. The proposed buildings are expected to accommodate some of
the growth of the student enrollment as well as some of the existing students whom commute. The
classrooms and other university facilities are centrally located and within close proximity which will
reduce the use of vehicles by the residences. There will be no increase in the amount of noise or
odor emanating from the site due to the proposed site improvements. Traffic will be addressed with
each individual site plan.
Additional lighting is proposed on site and is to be directed away from adjacent properties to limit
adverse affects of lighting. Existing and proposed landscaping along the property boundary will help
serve as a visual buffer and as a noise buffer. Additional noise created by the residence will be
minimal and due to the nature of the adjacent properties, rear of Wal-Mart building to the east and
Industrial facilities to the south, there will be no impact. There will be no increase in the amount of
odor emanating from the site. Lighting Photometrics will be addressed with each individual site plan.

F. Impact on public facilities and services: Description of number of residents, employees,
patrons, and impact on general services, i.e., schools, police, fire.
Specific impacts to public facilities and services will be addressed with each individual site plan.
G. Impact on public utilities: Description of public utilities serving the project, i.e., water, sanitary
sewer, and storm drainage system. Expected flows projected in residential units.
There are new water, sanitary, and storm sewer drainage services proposed for the student housing
apartment, offices/ classrooms, and parking lots. A new watermain service is proposed to tie into the
existing watermain that is currently being constructed for the Student Housing Apartment #1 ( to be
completed fall 2015) and continue easterly along the proposed road and then northerly and tie into
the existing watermain to the West of the proposed Johnson Center expansion. The existing
watermain south of the existing Johnson Center will be rerouted south of the proposed Johnson
Center expansion. A new storm sewer system is proposed North of Cleary Drive and outlet into the
proposed central detention basin. Additional storm sewer will be needed south of the Johnson center
expansion and outlet into the proposed central detention basin south of Cleary drive. A system of
storm sewers will run from the proposed Student Housing Apartments and outlet into the proposed
detention basin south of Cleary drive. Approximate REU calculations have been done for the entire
site (See the Cleary University Mixed Use PUD plans).
H. Storage or handling of any hazardous materials:
used, stored, or disposed of on-site.

Description of any hazardous materials

Cleary University will not be storing or handling any hazardous materials.
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I.

Impact on traffic and pedestrians: Description of traffic volumes to be generated and their
effect on the area.
The proposed student housing apartments and dormitory will house students who live in the
surrounding community. This will reduce the number of trips generated to and from the campus. The
classrooms/ offices will cause no significant increase in traffic other than the commuter traffic to and
from class. An assessment on traffic impacts will be needed for the site plan submittal of each project
on site.

J. Special provisions: Deed restrictions, protective covenants, etc.
There are no special provisions for this development.
K. Description of all sources:
• Genoa Township Zoning Ordinance
• “Soil Survey of Livingston County, Michigan” Soil Conservation Services, U.S.D.A.
• National Wetlands Inventory, U.S. Department of Interior, Fish and Wildlife Service
• Cleary University Topographic Surveys (BE #04148 - April 2004) (BE #14-175 – July 2014)
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09-14-15 Unapproved Minutes
GENOA CHARTER TOWNSHIP
PLANNING COMMISSION
PUBLIC HEARING
SEPTEMBER 14, 2015
6:30 P.M.
MINUTES

AF
T

CALL TO ORDER: The meeting of the Genoa Charter Township Planning Commission
was called to order at 6:31 p.m. Present were Vice Chair Diana Lowe, James
Mortensen, Barbara Figurski, John McManus, Chris Grajek, and Eric Rauch. Also
present were Kelly VanMarter, Community Development Director/Assistant Township
Manager and Brian Borden of LSL. Absent was Chair Doug Brown.
PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited.

APPROVAL OF AGENDA: Upon motion by Barbara Figurski and support by John
McManus, the agenda was approved as corrected. There are two #1 agenda items.
Change the second #1 to #2. Motion carried unanimously.
CALL TO THE PUBLIC: A call was made to the public with no response.

R

OPEN PUBLIC HEARING #1… Review of a special use, environmental impact
assessment, and sketch plan application for a proposed market and storage facility
with outdoor sales and display for a property located at 7300 Grand River Ave.,
Brighton, Michigan 48114, parcel # 4711-13-300-021. The request is petitioned by
Simply Rock Properties, LLC.

D

John Eckstein of Lindhout and Associates, Tony Gilardi and Terry Simpson of Simply
Fresh Market addressed the Planning Commission. Mr. Eckstein explained the
proposed plans. The building will be brought into conformance with the ordinance.
The existing paving will remain and will be re-striped. Some pavement will be added at
the new dumpster location. The building will be clad with treated wood and painted red.
The proposed signage is in conformance with the ordinances. The existing businesses
in back will be gone. The proposed signage is unique as applied to the ordinance. It is
proposed as a tower above the trellis. While it complies with the ordinance, Mr. Borden
believes this style may need to be addressed in future ordinance language. The
petitioner views it as a wall sign since it is applied to existing surface. It’s taller than the
front of the structure, but not the back of the structure. The intent is to advertise on the
front, but not the sides. Kelly VanMarter has no issue with this. The tower has a solid
roof on it.
Brian Borden addressed the Planning Commission regarding the items outlined in his
letter of September 9, 2015. This use must meet the general land use standards and a
host of special land use standards. Some simply are not met. Some require
confirmation from the petitioner. Some may be viewed as existing non-conformities.
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The site is short of the one acre requirement. This may be viewed as an existing nonconformity. The site is .83 acres.
The trellis encroaches onto the side setback on the west side by 15’. The trellis
structure itself is actually an allowable encroachment. The outdoor storage component
beneath it is not meeting the side setback. The screening being provided is to protect a
parking lot from viewing the produce stand. Mr. Mortensen agreed it doesn’t make
sense to screen the vegetables and flowers. Mr. Grajek agreed.
The rendering appears to show the produce stands closer to the plot line. There is a
potential those actual stands may encroach. The petitioner indicated this is a matter of
the artist’s rendering, not a reality.

AF
T

The adjacent properties east and west do not have sidewalks. The petitioner requests a
performance bond rather than installing the sidewalks at that time. The reason for this is
the petitioner does not own the entire patch of ground before the building. Therefore,
any sidewalk could crumble at the edge.
Brian Borden indicated there are 22 parking spaces. The petitioner corrected him.
There are 24. The parking lot will continue as exists. No additional landscaping was
added for that reason. The pavement will be re-striped. The petitioner agrees to add
directional arrow markings on the pavement.
Lighting issues were addressed.

The waste receptacle complies with requirements, but needs approval for placement
and the proposed wooden enclosure. The petitioner agrees to use cedar slats rather
than the chain link with wood. If the material is altered to match the building more
closely, the Planning Commission would be very pleased.

R

The ordinance requires that the items for display/sale must be behind the 35’ setback
line and not necessarily under the trellis.
The petitioner will add directional signs on the pavement to outline the flow of traffic.

D

Brian VanHall, 3557 Brighton Road addressed the Planning Commission. He is a patron
of the market and supports this petition.
Lou Bruno, 7900 Herbst Road addressed the Planning Commission. He is a patron of
the market and supports this petition.
Mary Vance, the current property owner of 7300 Grand River addressed the Planning
Commission. She obviously supports this petition.
Ivonka Valley, director of Bountiful Harvest addressed the Planning Commission. It’s a
food pantry, soup kitchen. The petitioner donates foods to Bountiful Harvest. She
supports this petition.
Planning Commission recommendation of petition
A. Recommendation of Special Use
B. Recommendation of Environmental Impact Assessment (08-26-15)
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C. Recommendation of Sketch Plan (08-25-15)
Motion by James Mortensen to recommend to the Township Board approval of the
special land use permit, subject to:
1. Conformance with the sketch plan that is to be recommended for approval
tonight and further subject to approval of the sketch plan by the Township
Board;
2. Approval by the Township Board of the environmental impact assessment;
3. This recommendation is made because the Planning Commission finds that
the requirements of 7.02 of the ordinance are generally met.
Support by Barbara Figurski. Motion carried unanimously.

AF
T

Motion by Barbara Figurski to approve the environmental impact assessment dated
8/26/15, subject to the approval of the special use permit and sketch plan. Support by
Chris Grajek. Motion carried unanimously.
Motion by James Mortensen to recommend approval of the sketch plan dated 8/25/15,
subject to:

D

R

1. Approval of the special use permit and environmental impact assessment;
2. The sketch plan is recommended for approval because although several set
back issues exist, the Planning Commission finds them to be a result of an
existing non-conforming situation and therefore recommends approval;
3. The petitioner will provide a performance bond satisfactory to Township Staff
for a 5’ sidewalk along Grand River;
4. The greenbelt trees may be spaced further apart subject to the approval of
Township Staff;
5. The petitioner will provide Township Staff with details assuring that the
existing lighting complies with the ordinance;
6. The waste receptacle location is acceptable, but the chain link fence will be
replaced with treated lumber, preferably matching the building;
7. The sketch plan and renderings provided this evening will become Township
property;
8. The sign as depicted in the site plan is acceptable because it is part of the
tower with a roof on it. Therefore, the Planning Commission concludes it does
not exceed the roof line of the building;
9. The parking lot will be double stripes and directional arrows added to improve
the traffic flow;
10. The site plan and renderings shall be revised as it relates to the outdoor
display area to comply with the setback requirements prior to the submission
to the Township Board and will be so noted on the sketch plan.

Support by Barbara Figurski. Motion carried unanimously.
OPEN PUBLIC HEARING #2… Review of a sketch plan application to construct
four outside pavilions, located at 7000 McClements, Brighton, Michigan, 48114,
parcel # 4711-12-100-002. The request is petitioned by St. Thomas Chaldean
Catholic Diocese USA.
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September 9, 2015
Planning Commission
Genoa Township
2911 Dorr Road
Brighton, Michigan 48116
Attention:
Subject:
Location:
Zoning:

Kelly Van Marter, AICP
Assistant Township Manager and Community Development Director
Simply Fresh Market – Special Land Use and Sketch Plan Review #1
7300 Grand River Avenue – south side of Grand River, just east of Euler Road
GCD General Commercial District

Dear Commissioners:
At the Township’s request, we have reviewed the application for special land use and sketch plan (dated
8/8/15) proposing redevelopment of the existing building/site located at 7300 Grand River Avenue. The
site and most of the surrounding properties fronting Grand River are zoned GCD.
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township
Zoning Ordinance and Master Plan.
A.

Summary

1. From a planning and zoning perspective, the special land use standards are generally met.
2. Any comments/concerns raised by the Township Engineer or Fire Department must be addressed as
part of this project.
3. The proposal does not meet several of the use requirements found in Section 7.02.02(d), while
additional information is needed to confirm compliance with others.
4. The applicant may need to demonstrate compliance with the nonconforming provisions of Section
24.04.06.
5. The trellis structure is an allowable encroachment into the side yard setback.
6. The parking lot does not comply with side yard setbacks; however, this appears to be an exsiting
condition.
7. The notes and plan are inconsistent in terms of the amount of parking provided.
8. A 5-foot wide sidewalk is required along Grand River.
9. So long as delivery vehicles utilize the dedicated loading area, vehicular circulation should function
properly; although the angled parking and one-way drive aisles may cause some drivers to navigate
the rear parking lot to exit the site.
10. The greenbelt trees likely need to be spaced farther apart.
11. The plan does not meet the parking lot or buffer zone landscaping requirements.
12. The Commission may wish to request details of existing lighting to ensure compliance with current
standards.
13. Planning Commission approval is needed for the waste receptacle location and enclosure.
14. We believe additional discussion is needed for the proposed wall sign, which could be viewed as a
roof sign (prohibited).

306 S. Washington Ave. Ste. 400

Royal Oak, Michigan 48067

248.586.0505

Fax 248.586.0501

www.LSLplanning.com

Genoa Township Planning Commission
Simply Fresh Market
Special Land Use and Sketch Plan Review #1
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Subject site

Aerial view of site and surroundings (looking south)
B.

Proposal

The applicant proposes to redevelop an existing commercial building into a Simply Fresh Market. The
general market element of the proposed use is permitted by right in the GCD; however, this particular
business includes open air sales at the front of the building, which requires special land use approval.
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 planned for “business which serve the requirement of the community at large.”
The description also states that “there may be some outdoor sales or display areas.” Generally
speaking, we find the proposal to be compatible with the Master Plan.
2. Compatibility. The site is located amongst a number of commercial and service uses along Grand
River. This particular area also includes several uses with an outdoor component. Generally
speaking, the proposed use is compatible with the established uses in the area. As a side note, the
proposed business will also clean-up the site, at least based on aerial photos.
3. Public Facilities and Services. Given the site’s location and the nature of the proposed use, we do
not expect any concerns with public facilities and services. However, we defer to the Township
Engineer and Fire Department for any specific comments/concerns they may have.
4. Impacts. The proposed redevelopment is not anticipated to adversely impact natural features, public
services/utilities, surrounding land uses or traffic.
5. Mitigation. The Township may require mitigation necessary to limit or alleviate any potential
adverse impacts as a result of the proposed project.

Genoa Township Planning Commission
Simply Fresh Market
Special Land Use and Sketch Plan Review #1
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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 lot. Based on our estimate, the subject site is slightly
deficient and does not appear to meet this standard.
2. Any stockpiles of soils, fertilizer or similar loosely packaged materials shall be sufficiently
covered or contained to prevent dust or blowing of materials.
Given the nature of the proposed use, the outdoor sales area will be for produce and products stored in
bins/containers. We do not anticipate that this element of the business will include loosely packed
materials; however, the applicant should confirm this is the case.
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.
The sketch plan does not identify the surface of the outdoor sales area; however, based on review of aerial
photos this area appears to be paved. The applicant should confirm this standard is met.
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 proposed trellis structure complies with the front yard setback; however, a portion of the structure
encroaches into the required 15-foot side yard setback. The color rendering also shows storage containers
extending out in front of the trellis structure.
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.
The submittal identifies the building as an existing 5,600 square foot structure. This requirement is met.
6. All loading and truck maneuvering shall be accommodated on-site.
Truck maneuvering will be accommodated on-site with a loading area at the rear of the building. This
requirement is 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.
The adjacent property to the west is zoned GCD; however, a buffer zone B is not included along the west
side of the outdoor sales area.

Genoa Township Planning Commission
Simply Fresh Market
Special Land Use and Sketch Plan Review #1
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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.
As referenced above, the project does not include a buffer zone and screening is essentially limited to 3
new trees proposed in the front yard. As such, this standard does not appear to be met.
E.

Sketch Plan Review

1. Dimensional Standards. The existing building is nonconforming due to its reduced west side yard
setback; however, it is allowed to remain and be improved so long as it is not expanded. The
nonconforming provisions also limit the amount of improvement that can be made to a
nonconforming building – Section 24.04.06. The applicant may need to demonstrate compliance with
these restrictions.
The proposed trellis structure encroaches into the west side yard setback; however, Section 11.01.04
allows arbors and trellises to encroach into required setbacks so long as they are at least 4 feet from
any lot line.
The parking east and south of the building does not meet the 10-foot side setback requirement;
however, this appears to be an existing condition (based on review of aerial photos).
2. Parking. The parking calculations on Sheet SP1 note that the 24 spaces required are provided.
However, we find only 22 spaces on the sketch plan. The 1 required barrier free space is provided for
and the drive aisles and parking spaces meet minimum dimensional standards.
3. Pedestrian Circulation. The plan does not identify an existing or proposed sidewalk along Grand
River. Based on review of aerial photos (which may be dated) there is a sidewalk that ends
approximately 4 properties to the west. Meanwhile, a limited amount of sidewalk also appears a few
properties to the east.
Section 12.05.01 requires a 5-foot wide sidewalk along both sides of Grand River Avenue, east of I96 exit 141. As such, the applicant should provide for the required sidewalk. If there are constraints,
the provisions of Section 12.05.02(h) may apply, whereby the applicant can provide a performance
guarantee for future sidewalk construction.
4. Vehicular Circulation. As noted above, proposed drive aisles meet Ordinance standards and
vehicular circulation is expected to function properly. However, patrons exiting the site from the
front parking spaces will generally be forced to drive through the back parking lot given the angled
parking and mostly one-way circulation pattern.
Additionally, if a large delivery truck is on-site as depicted, the southwesterly parking spaces will be
blocked from exiting the parking lot. However, the truck is shown outside of the striped loading area
and were it occupy the dedicated loading space, there is likely room for vehicles to navigate the site
freely.
Sheet SP1 also includes a table noting delivery truck size by day/time.

Genoa Township Planning Commission
Simply Fresh Market
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5. Landscaping. The plan proposes 3 canopy trees in the front yard greenbelt, as required; however, the
trees likely need to be spaced farther apart. Parking lot landscaping in the form of 3 canopy trees and
250 square feet of internal landscaped area is also required.
As previously noted, a buffer zone B is required along the west side of the outdoor sales area, but is
not provided.
6. Exterior Lighting. A note on Sheet SP1 indicates that existing exterior site lighting is to remain.
The Commission may wish to request details of existing poles/fixtures to confirm compliance with
current standards.
7. Waste Receptacle. A new waste receptacle and enclosure are proposed in the rear yard. we have
reviewed the proposal waste receptacle per the standards of Section 12.04, as follows:





Location: Commission approval is needed for the placement within the required side yard
setback.
Access: there appears to be adequate access to/from the proposed waste receptacle for refuse
vehicles.
Base: the detail on Sheet SP1 identifies the required concrete base pad.
Screening: Commission approval is needed for the wooden enclosure. The applicant must
confirm the use of treated lumber.

8. Signs. The submittal includes wall and ground signage. The proposed ground sign complies with the
setback, size and height requirements of Article 16.
The proposed wall sign is placed on a tower-like structure above the trellis. The Commission could
view this as an architectural feature, in which case the wall sign meets the area limitation. However,
this sign could also be construed as a sign above the roof of the main building, in which case it would
be prohibited. We believe additional discussion on this matter is warranted.
The applicant should also be aware that a sign permit is required prior to the installation of any
signage.
9. Impact Assessment. The submittal includes an Impact Assessment (dated 8/26/15). In summary,
the Assessment notes that the project is not anticipated to adversely impact natural features, public
services/utilities, surrounding land uses or traffic.
Should you have any questions concerning this matter, please do not hesitate to contact our office. I can
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com.
Sincerely,
LSL PLANNING, INC.
Brian V. Borden, AICP
Principal Planner

September 3, 2015
Ms. Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI 48116
Re:

Simply Fresh Market
Sketch Plan and Special Land Use Permit Review

Dear Ms. VanMarter:
We have reviewed the sketch plan submittal from Lindhout Associates Architects, dated August 8, 2015.
The petitioner is proposing to convert the existing property at 7300 Grand River Avenue into a Simply
Fresh organic food market. The petitioner has also requested a special land use permit to allow for outdoor
food stands located in a permanent shelter to be constructed on site.
The petitioner is planning to reface the existing buildings and renovate the interior to support a retail
market. Our review found no sanitary sewer or water related impacts to the existing site from the proposed
work as illustrated on the sketch plan. There will be an addition of a bathroom in order to meet local codes
for the new intended building use, but overall, the anticipated property water usage is estimated to
decrease. With minimal site impacts, we have no engineering-related objections to the proposed site
conversion.
Please call if you have any questions.
Sincerely,
Gary J. Markstrom, P.E.
Unit Vice President

Joseph C. Siwek, P.E.
Project Engineer

copy: Lindhout Associates Architects

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

September 4, 2015
Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI 48116
RE:

Simply Fresh Market
7300 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 August 27, 2105 and the drawings are dated August 25, 2015. The
project is based on an existing 5,610 square foot building last occupied by a Party Rental
Business and now proposed to be a Product Market. The plan review is based on the
requirements of the International Fire Code (IFC) 2015 edition.
The proposed site plan and repurposing of this building appear to be in general conformity with
the site plan and emergency vehicle access requirements of the adopted fire prevention code
with the following conditional items being addressed.
1. Future project submittals shall include the address and street name of the project in the title
block.
IFC 105.4.2
2. The building shall include the building address on the building. The address shall be a
minimum of 6” high letters of contrasting colors and be clearly visible from the street. The
location and size shall be verified prior to installation.
IFC 505.1
Additional comments will be given during the building plan review process (specific to the
building plans and occupancy). If you have any questions about the comments on this plan
review please contact me at 810-229-6640.
Cordially,

Michael Evans, EFO, CFPS
Deputy Fire Chief

MEMORANDUM
TO:

Dave Richardson

FROM:

Kelly VanMarter, Assistant Township Manager/Community Development
Director

DATE:

September 10, 2015

RE:

Simply Fresh Market Connection Fees

This memo will describe the water and sewer connection fee status for the proposed Simply
Fresh Market to be located at 7300 W. Grand River Avenue, Brighton.
ANALYSIS OF PROPOSED USE:
3,091 sq. ft. of organic market at 0.26 REU per 1,000 sq. ft. =
4,493 sq. ft. of warehouse/storage (w/barn) at 0.05 REU per 1,000 sq. ft. =
TOTAL REU’S

0.8 REU
0.2 REU
1.0 REU

PREVIOUSLY PAID:
2 REU’S ALLOCATED FOR BOTH WATER AND SEWER IN THE LAKE EDGWOOD WEST
SPECIAL ASSESSMENT DISTRICT

NO ADDITIONAL TAP FEES DUE AT THIS TIME.

©

September 17, 2015

Township Board
Genoa Charter Township
2911 Dorr Road
Brighton, Michigan 48116

Re:

Master Plan Amendment

Dear Honorable Officials and Trustees,
As you know, the Township Utility Department recently implemented a conversion of the Oak
Pointe Sewer plant. This conversion in addition to pre-existing water service limitations restricts
our ability to add capacity to the system. Please refer to the attached memo from Utility
Director, Greg Tatara describing this issue in more detail. In response to this change, Township
staff analyzed the Master Plan to ensure that the plan accurately represents our abilities. This
analysis found an undeveloped area south of Brighton Road that is designated for higher
densities which would necessitate utilities which are now unavailable. As a result, staff has
directed LSL Planning to prepare an amendment to the Future Land Use and Growth Boundaries
map within the Master Plan to ensure the plan is relevant and attainable.
Attached hereto please find a memo from LSL Planning describing the change and the process.
It includes two maps showing the changes to the plan. The Planning Commission reviewed the
draft map changes at the September 14, 2015 meeting and recommended the plan to the Board
for distribution. The recommendation by the Planning Commission was conditioned on the
Township Attorney performing a thorough legal review of the proposed amendment to ensure
compliance with all local, state, and federal laws.
This evening you are being asked to review and approve distribution of the draft amendments
to the Master Plan. Following Board approval to distribute, Township staff will send the plan to
adjacent municipalities and Livingston County for statutory required review. State law requires
a forty-two (42) day review period for these entities. During this time, the legal review required
by the Planning Commission will be completed. Following the review period, the Planning
Commission shall hold at least one public hearing on the proposed plan.
The action requested of the Board at Monday’s meeting will keep the plan moving forward
through the process and initiate the formal public review process. It is possible that the
amendment may undergo revisions based on comments made by the Board at Monday’s
meetings, further modifications by staff and counsel, and revisions suggested as a result of the
local agency and public review process.

THIS PAGE SHOWS THE CURRENT MAPS – SEE LSL LETTER FOR PROPOSED CHANGED MAPS

MEMO
TO:

Kelly VanMarter, Assistant Township Manager

FROM:

Greg Tatara, Utility Director

DATE:

August 27, 2015

RE:

Extension of the Oak Pointe Municipal Water and Sanitary Sewer Boundaries

Per your request, I have prepared this Memo outlining the available capacity with the existing
Oak Pointe municipal water and sanitary sewer systems.
Oak Pointe Municipal Water System
The current maximum day demand in the Oak Pointe municipal water system is near the capacity
of our wells and exceeds the treatment capacity of the plant. In fact, during periods of high
irrigation and demand, we have had to implement water use restrictions to assure that enough
water would be available for fire and public safety measures. Current customers also experience
diurnal low pressure periods due to high peak demand and the inability of the distribution and
production systems to meet these demands.
Currently, the water system has a maximum daily
production capability of 1,100 gallons per minute.
This equates, when backwash and service water is
taken into account, to a maximum daily
production amount of 1.45 million gallons per day
(MGD). The production capability of Oak Pointe
Water System compared to actual demand data
from the past several years is at 90%. The
Michigan Department of Environmental Quality
(MDEQ) recommends that this amount be near
75%, which means that the Oak Pointe Water
System is at production capacity and cannot serve
additional developments.
In addition, the water treatment process is over
capacity. The existing iron removal filters operate at a flow rate of 8 gpm/sft during peak flow,
which is significantly over what the recommend 10 State Standards of 3 gpm/sft. Since the
facility only removes iron and manganese, there is not as strong regulatory guidelines for iron
removal equipment due to the fact that public health is not in danger if the treatment process
doesn’t function appropriately. However, the existing customers of Oak Pointe expect high

Oak Pointe Sewer & Water System
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______________________________________________________________________________
quality water to be supplied at all times. As a result of this over capacity issue, numerous
operational measures are taken to ensure we can reliability remove iron during peak summer
demand with our current customers, and any expansion of the system will only exacerbate this
issue.
Oak Pointe Municipal Wastewater System
The Oak Pointe Wastewater Plant was converted to a pump station and was taken off line in
January of 2015, with the wastewater being pumped approximately 5 miles away to the GenoaOceola WWTP for treatment. The Sewage Treatment Agreement between Genoa Township and
the Genoa Oceola Sewer and Water Authority includes a figure showing the existing Oak Pointe
Sanitary Sewer Service Area (Exhibit 1 of the Agreement) and states the following in regards to
the future expansion of the district within Genoa Township:
“The line constructed to connect Oak Pointe to the GO WWTP shall be dedicated for the
sole purpose of transporting Oak Pointe Flows to the GO Plant and shall not be utilized
to transport other flows originated in Genoa Township to the GO WWTP without
amendment of this agreement by both Governing Boards.”
In addition to modifications to the existing Sewer Treatment Agreement, if the Township wishes
to expand the Oak Pointe sanitary sewer district modifications will be necessary to the Oak
Pointe pump station, including, but not limited to modification of the pump flow rates and
additional covered equalization and odor control measures at the Oak Pointe pump station.

As outlined above, expanding the existing Oak Pointe municipal water and sanitary sewer
presents numerous challenges. Please let me know if you need any further information or have
any questions on the above information

\\GENOASERVER\UserShares\Planning\Master Plan\Master Plan Update 2015\Correspondence\Tatara Memo re.
Utlilty Capacity Limitations.doc

September 9, 2015
Planning Commission
Genoa Township
2911 Dorr Road
Brighton, Michigan 48116
Attention:
Subject:

Kelly Van Marter, AICP
Assistant Township Manager and Planning Director
Proposed Amendment to the 2013 Township Master Plan

The Township asked for our assistance with a minor amendment to the Township’s Master Plan.
More specifically, following the adoption of your 2013 plan, the Township Engineer determined that the
Oak Pointe Municipal Water and Sanitary Sewer system is nearing capacity (please see attached memo
from Greg Tatara).
In order to limit future impacts on this system, we have proposed to amend both the future land use and
growth boundary categories for the subject area (please see attached page highlighting the area changed).
On Map 7: Future Land Use, the area has been changed from Small Lot Single Family (2 to 3 units per
acre) to Low Density Single Family (1 acre per unit) residential. The corresponding area has also been
changed on Map 8: Growth Boundary, from a Primary Growth Area to a Secondary Growth Area.
Since this area is not referenced specifically in the text, only these two maps have changed and the rest of
the plan would remain as adopted in 2013.
The anticipated process to adopt this amendment is as follows:





September 14: Planning Commission review and action to forward draft plan amendment to the
Township Board.
September 21: Township Board to take action authorizing distribution of the draft plan
amendment to adjacent communities, county, and agencies per the Michigan Planning Enabling
Act for 42-day review period.
November 9: Following the 42-day review period, Planning Commission conducts a public
hearing, reviews any comments received, adopts the amended plan, and forwards to Township
Board for their approval
December 7: Township Board adopts amended plan.

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
duffy@lslplanning.com.
Sincerely,
LSL PLANNING, INC.
Brian V. Borden, AICP
Principal Planner

306 S. Washington Ave. Ste. 400

Kathleen Duffy, AICP
Project Planner II

Royal Oak, Michigan 48067

248.586.0505

Fax 248.586.0501

www.LSLplanning.com
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PROPOSED CHANGES TO MASTER PLAN

09-14-15 Unapproved Minutes
Sam Herfy addressed the Planning Commission on behalf of the petitioner.
Brian Borden addressed the setbacks from the road and the water line. They are met.
The plans were submitted over aerial photos. The accuracy is not guaranteed. A more
accurate plan should be used for the issuance of a permit. For instance, an engineer
could draw on the site plan, to scale, the location of the proposed buildings.
Planning Commission disposition of petition
A. Disposition of Sketch Plan (08-25-15)
Motion by Barbara Figurski to table this item for the petitioner to obtain more accurate
measurements of the locations of the buildings. Support by Chris Grajek. Motion
carried unanimously.
OPEN PUBLIC HEARING #3… Review of the draft Master Plan amendment affecting
future land use and growth boundaries in sections 33 and 34 along Chilson Road south
of Brighton Road for submittal to the Township Board for distribution and public review
pursuant to the Michigan Planning Enabling Act.
Kelly VanMarter gave a history of this item. She will seek the attorney’s opinion while in
the 42-day review period.
Planning Commission disposition of petition
A. Authorize submittal of the draft master plan amendment to the Township Board.
Motion by John McManus to authorize submittal of the draft master plan amendment to
the Township Board and that the same be submitted for a legal opinion.
Administrative Business:
 Staff report
 Approval of August 10, 2015 Planning Commission meeting minutes. Motion by Barbara
Figurski to approve the minutes of the August 10, 2015 meeting as amended. Support
by James Mortensen. Motion carried unanimously.
 Member discussion
 Adjournment. Motion by John McManus to adjourn the meeting at 8:27 a.m.
Support by James Mortensen. Motion carried unanimously.
Respectfully submitted,
Kristi Cox
Recording Secretary
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