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Commissioner Mortensen would like to have the traffic study done on Grand River as
requested by the Township Engineer.  Mr. Jones stated they can have the traffic study
completed within one month.

Mr. Lockwood noted that their funding source deadline for the project is mid-June.

It was noted that these issues should be addressed during site plan approval and this
agenda item is for the rezoning.

The call to the public was made at 7:19 pm.

Mr. Bill Gregory of 960 Victory Drive stated that looking at the Master Plan, there is very
little industrial zoning in the Township.  He would like to see screening on the east side
of the site.  He does not have any concerns with the rezoning.

Mr. Steve Krouse of Best Storage at 902 Victory Drive is in support of the rezoning.

The call to the public was closed at 7:22 pm.

Moved by Commissioner Mortensen, seconded by Commissioner Lowe, to recommend
to the Township Board approval of the rezoning request from Medium Density
Residential (MDR) to High Density Residential (HDR) by Lockwood Companies.  The
proposed rezoning is consistent with the standards of Section 22.04 of the Township
Ordinance, is consistent with the Master Plan Future Land Use map, is consistent with
the HDR zoning to the north, the industrial zoning to the east, and the planned industrial
district zoning to the south.  The motion carried unanimously.

Moved by Commissioner Lowe, seconded by Commissioner Grajek, to recommend to
the Township Board approval of the Environmental Impact Assessment dated 2-24-16
for Phase 3 of Lakeshore Village conditioned upon approval of the rezoning by the
Township Board.  The motion carried unanimously.

OPEN PUBLIC HEARING #3… Review of a site plan and impact assessment for a
proposed Phase 3 of the Lakeshore Village Apartments consisting of an additional 144
units with a business center/club house.  The property is located on the east side of
Chilson Road, south of Grand River in Howell on Parcel #11-06-400-015.  The request
is petitioned by the Lockwood Companies.
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment (2-24-16)
B. Disposition of Site Plan pending approval of the Impact Assessment by the Board

(2-24-16)

Mr. Borden stated that the applicant has addressed all by one of his concerns after
review of their first submittal.  The primary building material is vinyl siding and Section
12.01 of the Township Ordinance limits the use of vinyl siding to no more than 25
percent for walls visible from public roads or parking lot.  He noted that the applicant
would like to keep this phase of the plan consistent with the first two and to add
masonry would give it the appearance of a completely different project.

Chairman Brown called for a five-minute break at 7:30 pm.  The meeting resumed at
7:45 p.m.
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Mr. Siwek reiterated his concerns regarding the storm water and traffic study stated in 
the previous agenda item.  He feels the applicant can meet their requirements for the 
storm water; however, he needs to see the calculations.  Mr. Jones agrees that he can 
address Mr. Siwek’s concerns without altering the proposed site plan. 
 
Mr. Coponen stated they will be able to meet the concerns of the Brighton Area Fire 
Authority’s letter of March 9, 2016. 
 
The discussion returned to the building materials.  Mr. Coponen showed the proposed 
building materials.  He stated that it would be very difficult to provide this affordable 
housing if they needed to meet the masonry requirement of the ordinance.    
Commissioner Mortensen stated he would recommend approval of the materials due to 
the fact that this is affordable housing, it is not visible from Chilson Road, and it matches 
the existing buildings in this development.   
 
Commissioner Rauch agrees with Commissioner Mortensen; however, he feels that the 
fitness center and Unit #5 are visible from Chilson Road.  Mr. Coponen stated they 
could increase the landscape buffer to better screen Unit #5.  He offered  to have the 
fitness center all brick. 
 
The call to the public was made at 8:17 pm. 
 
Mr. and Mrs. Old who own the three properties to the west of this site on Chilson Road 
had concerns regarding drainage.  They spoke to the developer during the break and 
they feel that he is addressing their needs in the case they want to develop their 
properties. 
 
The call to the public was closed at 8:19 pm. 
 
There was a discussion regarding the traffic study and how obtaining it may affect the 
timeline that Mr. Lockwood has with his funding source.  Ms. VanMarter advised the 
Planning Commission of Mr. Lockwood’s time constraints to obtain their funding from 
MSHDA.  She stated that Township Staff will do what they can to assist him in meeting 
his deadline. 
 
Moved by Commissioner Lowe, seconded by Commissioner Grajek, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated 2-24-16 
subject to the following: 

• Approval of the rezoning by the Township Board 
• Approval of the site plan by the Township Board 
• Verification by the Township Engineer on a traffic study that there is no 

deterioration of the level of service at Tahoe and Grand River. 
The motion carried unanimously. 
 
Moved Commissioner Mortensen, seconded by Commissioner Rauch, to recommend to 
the Township Board approval of the site plan dated 2-24-16 for a 144-unit development 
by Lockwood Companies subject to the following: 

• Approval of the rezoning request by the Township Board 
• Approval of the Environmental Impact Assessment by the Township Board 
• Requirements of the Township Engineer for the handling of site drainage be met 
• Construction plan review and approval by the DEQ. 
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• The requirements of the Brighton Area Fire Authority’s letter of March 9, 2016 are
met

• A traffic study shall be completed by the applicant in advance of submission to
the Township Board, showing no deterioration in the level of service at Tahoe
and Grand River and further subject to review by the Township Engineer.

• The building material samples shall become property of the Township.
The building materials were reviewed this evening and are acceptable to the Planning
Commission, with additional landscaping around Unit #5 to shield it from the properties
to the southwest of the site and the fitness center shall be all brick, with that material to
be reviewed and approved by Township Staff.  The motion carried unanimously.

OPEN PUBLIC HEARING #4…Review of a site plan and impact assessment for a
proposed Gilden Woods child care facility located on the north side of Grand Oaks Drive
in Howell on Parcel #11-08-200-012.  The request is located within the Livingston
Commons Phase 2 Planned Unit Development and is petitioned by BBI Holdings, LLC.
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment
B. Recommendation of Final PUD Site Plan

Mr. Steve Witte, of Nederveld, Inc., and Dan Boverhof of BBI Holdings, were present.

Mr. Witte stated they are proposing to build an 11,968 square foot building as a day
care center.  Gilden Woods was previously Apple Tree.  Mr. Boverhof has built
approximately 20 of these facilities for Gilden Woods.  The day care facility will
accommodate up to 164 children.  There will be an 18,834 square foot, fenced-in
playground area.  He showed the proposed site plan, building elevations, and building
materials.  They need a larger number of parking spaces than what is allowed because
each of the parents must park and escort their children into and out of the building.  He
distributed replies to the planner’s, engineer’s, and Brighton Area Fire Authority’s letters.

Commissioner Rauch has no issue with the additional parking; however, he noted that
the indoor play area does not meet the requirements.

Mr. Borden stated that the applicant has addressed all of his concerns.  With regard to
the indoor play area, it is calculated on the maximum capacity of the facility and the
applicant is proposing 49.5 square feet per child instead of the 50 square foot required
by ordinance.  He noted that they do meet the requirements of the State of Michigan.

They have added more stone to the building ;however, they have not met the 80%
requirement for natural materials per the PUD Agreement.  Commissioner Rauch likes
the proposed building materials; however, he would like to have more stone added to
the sides of the building.

Mr. Boverhof stated these are the standard materials that are used on all Gilden Woods
facilities.

Mr. Witte stated he can add stone to the north side of the building and extend the fence
on the south side of the building so it will not be seen.  The fence is opaque.  It was also
suggested to carry the lap siding on the north side of the building to match the front.
Both Mr. Witte and Mr. Boverhof agreed to this suggestion.
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MEMORANDUM 
 
 

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

Director 
 
DATE:   March 8, 2016 
 
RE:  Lakeshore Village Phase 3 Connection Fees 
 

 
 

This memo will describe the water and sewer connection fees for the proposed 144 unit 
phase 3 expansion of the Lakeshore Village apartments. 
 
ANALYSIS OF EXISTING:   Township staff has analyzed the usage data for the existing 
Lakeshore Village Phase 1.  Using the information provided I have determined that the 
per unit REU factor should be calculated using 0.57 REU per unit.   
 
ANALYSIS OF PROPOSED PHASE 3:  In consideration of the usage statistics 
discussed above the water and sewer connection fees for the 144 unit expansion is 
provided as follows: 144 units x 0.57 REU per unit = 82 REU’s 
 
CONNECTION CHARGES:     

Water 82 REU  @   $7,900 (MHOG Water)    =       $  647,800.00  
Sewer 82 REU  @   $7,200 (G/O Sewer)        =    $  590,400.00 

Total amount due:  $ 1,238,200.00 
        
 
 
 
 
 
 

 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

May 11, 2016  

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Lakeshore Village Apartments Phase 3 – Revised Traffic Impact Study Review 
 

Dear Ms. Van Marter: 

 

We have reviewed the revised traffic impact study prepared for the Lakeshore Village Apartments Phase 

3, dated May 10, 2016, from The Lockwood Companies, by Traffic Engineering Associates, Inc. The site 

is located on the east side of Chilson Road, bounded on the south by the Chesapeake & Ohio railroad and 

on the north by the existing Lakeshore Village Phase 2 property. Tetra Tech has reviewed the revised 

study and has the following comments for Township consideration: 

 

COMMENTS 
 

1. The revised traffic impact study evaluated a Background (No Build) traffic scenario with a realistic 

timetable for when the proposed units would be built and occupied. The updated operational results 

were similar to the results documented in previous submissions of the report.  Given the residential, 

location, and relatively small size of the development, the use of census data for forecasting traffic 

growth rates was considered acceptable for this study; however, for future traffic impact 

assessments and studies performed in the Township, it is recommended that historic traffic count 

data should be used as the basis for determining background traffic growth rates for forecasting 

future traffic levels. 

 

Tetra Tech has reviewed the updated documents and is satisfied with the responses to the traffic issues 

noted in the previous review letter.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Kyle W. Ramakers, P.E., PTOE 

Unit Vice President Project Engineer 

 

Copy: Jennifer Lunsford, Lockwood Companies 



 

 
 

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

March 8, 2016 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 2/24/16) proposing an 
expansion of the Lakeshore Village multiple family development.  The proposed expansion, which is 
identified as Phase 3, is located on an adjacent parcel to the south that was recently purchased.   
 
As a point of information, this parcel is currently under consideration for a change in zoning from MDR 
to HDR to accommodate the proposal.  The rezoning considerations are found in separate review letter 
(dated March 8, 2016) from our office.  Favorable consideration of this site plan should be contingent 
upon Township Board approval of the rezoning request.  
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance. 
 
A. Summary 
 
1. Favorable consideration on the site plan should be contingent upon approval of the rezoning request. 
2. The applicant requests modification to the building material requirements of Section 12.01. 
 
B. Proposal/Process 
 
The applicant requests site plan review and approval for a new multiple family residential development.  
The applicant proposes nine buildings consisting of 144 apartment units, along with a business center and 
club house. 
 
As noted above, the applicant is currently seeking a rezoning of the site from MDR to HDR.  We have 
reviewed the revised site plan based on requirements for the HDR District. 
 
C. Site Plan Review 
 
1. Dimensional Requirements.  As described in the table below, the proposed project meets the 

dimensional standards of the HDR district: 
 

District 
Lot Size  Minimum Setbacks  (feet)  Max. 

Height Max. Coverage Density  Width 
(feet) 

Front 
Yard 

Side 
Yard Internal Rear 

Yard 

HDR 8 
units/acre 165 35 15 20 30 40’ 

(3 stories) 
35% building 

50% impervious 

Proposal 5.18 
units/acre 809.27 40.29 22.71 (N) 

29 (S) 20 42.55 25’ 
(2 stories) 

7.37% building 
23.16% impervious 

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

Subject: Lakeshore Village – Site Plan Review #2 
Location: Chilson Road – east side of Chilson, between Grand River and C&O Railroad 
Zoning: MDR Medium Density Residential District 
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Lakeshore Village Phase 3 
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Aerial view of site and surroundings (looking north) 

 
2. Building Design and Materials.  Proposed elevations, including colors and materials, are subject to 

review and approval by the Planning Commission.   
 
The submittal includes elevation drawings showing a pitched roof traditional design with covered 
entries, balconies, and windows with shutters.  The primary building material is vinyl siding.  Section 
12.01 limits use of vinyl siding to no more than 25% for walls visible from public roads or parking 
lots.   
 
In response to our first review of this site plan, the applicant states that they feel it is important to 
maintain continuity from Phases 1 and 2 of Lakeshore Village. They state the inclusion of masonry as 
a primary material would render this final phase a completely different project.  As such, the 
applicant asks the Planning Commission to modify the building material requirements. 
 

3. Parking.  The proposal requires 289 parking spaces, while 335 are proposed.  The amount of parking 
proposed (116%) is within the maximum amount allowed (120%) per Section 14.02.06.   
 
Proposed parking spaces and drive aisles meet or exceed the minimum standards of Section 14.06, 
while the number of barrier free spaces (20) exceeds the minimum amount required (12). 
 
Lastly, the carports meet the requirements per Section 14.02.07. 
 

4. Pedestrian Circulation.  The site plan proposes 7 foot sidewalks adjacent to parking spaces with 
internal walks of 5 feet.  Sidewalks connect each building and parking lot and to the mailbox cluster, 
business center, and dumpster.  No sidewalk is proposed along Chilson Road (nor is one required).  
 

5. Vehicular Circulation.  The plan includes a new driveway on Chilson Road and a drive aisle 
connection to the existing Lakeshore Village development to the north.   

 
 
 
 
 
 

Subject site 
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6. Landscaping.  The table below is a summary of the landscaping required by Section 12.02: 
 

Location Ordinance 
Requirement 

Landscaping Required Proposed Comments 

Front yard 
greenbelt 
(810 ft.) 

20’ wide 
1 tree per 40’ 
frontage 

21 canopy trees 
20’ width  
The Planning 
Commission may 
approve substitution of 
evergreen trees for up to 
50% of the required 
trees.  
 

10 canopy trees 
16 evergreens 
20’ width 

Requirements met 

Detention 
ponds 
(1535 ft.) 

1 tree, 10 
shrubs per 
50’ 

31 trees 
307 shrubs 

31 trees 
310 shrubs 

Requirements met 

Parking 
lot 
(382 
spaces, 
area not 
provided) 

1 canopy tree 
and 100 sq. 
ft. of 
landscaped 
area per 15 
spaces 

22 canopy trees 
2,200 sq. ft. landscaped 
area 

28 canopy trees 
2,500 sq. ft. landscaped 
area 

Requirements met 

Buffer 
Zone “B” 
(north 
side) 
(896 ft.) 

1 canopy, 1 
evergreen, 4 
shrubs per 
30’ 

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

30 canopy trees 
35 evergreen trees 
120 shrubs 
3-4’ berm 
25’ width  

Requirements met 

 
The landscape plan includes additional plantings throughout the site.  
 

7. Waste Receptacle and Enclosure.  The site plan identifies a refuse compactor and enclosure 
northwest of the proposed business center in the southerly portion of the property.  Sheet TS-1 
includes details showing a concrete wall, steel railing, and wooden gate that meet ordinance 
requirements. 

 
8. Exterior Lighting. The lighting plan indicates that levels are within the maximums allowed by 

Ordinance – 10 footcandles on site and 1-footcandle at residential lot lines. The metal halide fixtures 
also meet the height and shielding requirements of the Ordinance. 

 
9. Signs.  The proposal includes one entry monument sign on Chilson, which meets the requirements of 

Sections 16.07.05 and 16.07.06. 
  

10. Impact Assessment.  The submittal includes an Impact Assessment (revised 2/24/16), which notes 
that the proposed project is not expected to adversely impact natural features, public services/utilities, 
surrounding land uses or traffic. 
 

Should you have any questions concerning this matter, please do not hesitate to contact our office.  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 
 
 
   
Brian V. Borden, AICP Kathleen Duffy, AICP 
Principal Planner    Senior Planner 

mailto:borden@lslplanning.com
mailto:duffy@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

March 9, 2016  
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Lakeshore Village Apartments Phase 3 - Rezoning Site Plan Review #2 
 
Dear Ms. Van Marter: 
 
We have reviewed the resubmitted package for the Lakeshore Village Apartments Phase 3 site plan and 
rezoning request dated February 24, 2016, from The Lockwood Companies, prepared by Boss 
Engineering. The site is located on the east side of Chilson Road, bounded on the south by the Chesapeake 
& Ohio railroad and on the north by the existing Lakeshore Village Phase 2 property. The petitioner has 
requested rezoning of the parcels from Medium Density Residential (MDR) to High Density Residential 
(HDR), and provided a corresponding site plan and impact assessment documents. Tetra Tech has 
reviewed the documents and has the following comments for Township consideration: 
 
SUMMARY 

 
1. Narrative for 100-year floodplain impact. 
2. Traffic impacts need to be evaluated. 

 
COMMENTS 
 

1. The previous letter held concern for the compensating excavation for fills to be placed within the 
100-year floodplain and how excavation must be made to truly compensate for fill in similar flood 
stage elevations. A table was provided showing that the excavation has been made accordingly to 
provide a positive cut balance to the site, however, there is still some concern for the mechanics 
of how water will enter these basins from lower flood stages. For example, this site shows the 
existing 100-year flood elevation to be 945.5, with bottom of drain 938-939 and bottom of basins 
at 940. The question remains whether enough water from a 50-year storm work its way up the 
overflow pipes to the basins, and then fill the basin through the riser pipe holes quickly enough to 
compensate for the rise in flood levels on the site. A quick review of the 100-year floodplain did 
not show many potential impacts immediately adjacent to the site, but our experiences in 
permitting similar projects with the state has been to demonstrate there is enough freeboard around 
the floodplain to absorb a temporary increase in flood elevation to allow for these basins to reverse 
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Tetra Tech 

fill. Please provide some additional analysis and reassurance to the anticipated backwater levels 
so that, should the MDEQ review in closer detail, all documentation is in place. 

2. An updated traffic impact study will need to be performed for the final phase of the 
development.  The study will need to evaluate the operation of the existing and proposed 
driveways, as well as the intersection of Grand River Avenue and Chilson Road.  The intent of the 
study is to determine how the existing drive operates with the proposed increased development 
density and then also what improvements need to be made to the Chilson Road drive such as bypass 
lanes or dedicated turn lanes.  The study should also include a five-year safety review of the 
intersection of Grand River Avenue and Tahoe Boulevard.  The full requirements of the study 
should be verified by the individual or firm performing the traffic impact study with the Township 
Engineer prior to performing the study. 

 
Tetra Tech has reviewed the updated documents and is satisfied with the responses to the engineering 
issues regarding site water and sewer utilities noted in the previous review letter. An updated Traffic Study 
was not provided in these documents, and additional clarification regarding the operation of the storm 
water management system has been requested.  
 
We recommend the petitioner address the issues noted above and resubmit these documents for review 
prior to receiving approval from the Township. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Joseph C. Siwek, P.E. 
Unit Vice President Project Engineer 
 
Copy: Jennifer Lunsford, Lockwood Companies 
 



 

 
March 9, 2016 
 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Lakeshore Village Phase 3 
 2812 Ontario Court 
 Howell (Genoa Twp.), MI 48843  
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on February 25, 2016 and the drawings are dated February 3, 2016 with 
latest revisions dated February 24, 2016.  The project is for the proposed construction of Phase III 
of an existing multi-family dwelling community.  The plan is for the construction 15 new buildings 
and new infrastructure appropriate for the use.  The entire phase will add a new business 
office/health center and 14 multi-family buildings adding 144 new apartments to the 
community.  There are numerous building floor plans and sizes planned for the buildings.  The 
plan review is based on the requirements of the International Fire Code (IFC) 2015 edition.  
 
1. The buildings shall be provided with an automatic sprinkler system in accordance with NFPA 

13R, Standard for the Installation of Sprinkler Systems in Residential Occupancies Up To and 
Including Four-Stories in Height.   

IFC 903.2.8 
A. The Fire Department Connection (FDC) for each building shall be located on the front 

(street side) of the building as directed by the fire department at plan review.   
 

B. The FDC shall be located that a fire hydrant is within 100’ of the connection. 
 
C. The size, gate valve, and connection of the fire protection lead shall be indicated on the 

utility site plan.  Utility Plan is unclear on the location and size due to scaling of drawing.  
(All items have been addressed on the Fire Protection Plan) 
 

2. As it relates to fire hydrants for fire protection water supply the following proposed hydrants 
require relocation on the proposed plan:  1) Hydrant between Buildings 3 & 4 needs to be 
moved 40’ Northwest to the corner of the parking lot, 2) Hydrant on East side of Building 13 
needs to be moved 100’ to the North and 3) Hydrant on East side of Building 11 move 90’ 
South to the corner.  (Locations have been revised on the Utility Plan) 
 

3. Additional hydrants need to be added to the following locations:  1) Near the Northwest 
corner of Building 9 at curb corner (near symbol CO28B), 2) Northwest inside corner of the 
parking lot immediately South of Building 14.  (New locations have been added to the Utility 
Plan) 
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                                                                                                              2812 Ontario Court 

Site Plan Review 

4. The building address shall be displayed on the street side of 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 and shown on architectural 
elevations) 

          IFC 505.1 
 

5. The access roads through the site shall be a minimum of 26’ wide.  With a width of 26’ wide, 
the following areas shall be marked as a fire lane: 1) Areas of the main thoroughfare from 
Chilson to the connection at St. Clair Ct. where the road is immediately adjacent to a 
building, 2) Both sides at the Southeast Corner of Building 11 between Buildings 7 & 8, 3) West 
side (Front) of Building 9, 4) West side of parking lot running North/South from Building 4.  
 
Signage shall be placed every 50’.  Include the location of the proposed fire lane signage 
and include a detail of the fire lane sign in the submittal.  Access roads to site shall be 
provided and maintained during construction.  (Road width has been revised throughout 
and signage included with detail drawing) 

IFC 503.2 
IFC 503.3      

IFC D 106.3 
 

6. One-way drives entering and exiting at Chilson Rd. shall be a minimum clear width of 20’.  
(Road width revised on Site Layout) 

IFC 503.2.1 
 

7. Access roads shall be constructed to be capable of supporting the imposed load of fire 
apparatus weighing at least 75,000 pounds.  (Noted with detail provided on Construction 
Details Sheet) 

IFC D 102.1 
 

8. Access through site and around buildings shall provide emergency vehicles with a turning 
radius of 50’ outside and 30’ inside with a minimum vertical clearance of 13 ½ feet.  Provide 
an emergency vehicle circulation plan for all areas.  (Revised on Fire Protection Plan, 
Emergency Vehicle circulation has been provided) 

IFC 503.2.1 
IFC 503.2.4 

 
9. Apparatus access roads shall be provided for all buildings and shall extend to within 150’ of 

the entire first floor of each building and be provided the entire length of at least one side of 
each building.  By meeting the aerial apparatus access road setback requirements this may 
be accomplished with the exception being the configuration of buildings 13 and 14.  
Alteration to the building locations, adjacent parking area and access road must be 
reconfigured to provide for proper access that meets setback and 150’ access.  (Revised on 
drawings by providing a mountable curb and 20’ wide access drive between Buildings 13 & 
14, as well as by providing mountable curbs and 8’ fire access drives between all other 
buildings.  Provide a sign at the entrance of the mountable curb of access drives stating, 
“Emergency Vehicles Only”) 

IFC 503.1.1 
 

10. Access roads shall be provided at a minimum distance of 15’ from each building with a 
maximum distance of 30’.  Buildings 1-6, 9-11 and 14 do not meet this requirement.  
(Distances have been revised on drawings) 

IFC D 105.1 
 

www.brightonareafire.com 
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11. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box 
will be located adjacent to the front door of each new building.  (Noted to be provided at 
the Fire Protection Riser Rooms.  Riser room doors must be labeled, “Fire Riser Room”) 

          IFC 506.1 
 

12. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor, 
architect, on-site project supervisor.  (Project design team is identified on Cover Sheet. 
Contractor’s information shall be provided at initiation of construction) 

 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  The applicant is reminded that the fire authority must review 
the fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building 
Department and that the authority will also review the building plans for life safety requirements 
in conjunction with the Building Department.  If you have any questions about the comments on 
this plan review please contact me at 810-229-6640. 
 
Cordially, 

 
Capt. Rick Boisvert, CFPS 
Fire Inspector 

 
www.brightonareafire.com 
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2  

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: 
Ms. Jennifer Lunsford 
The Lockwood Companies 
27777 Franklin Road, Suite 1410 
Southfield, MI 48034 
 

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 east side of Chilson Road, bounded on the south by the 
Chesapeake & Ohio Railroad and on the north by the existing Lakeshore Village Phase II property.  
The site improvements are located on a part a property owned by Lakeshore Village, LDHA, LP. The 
parcel number is 4711-06-400-015. The overall acreage of the site is 27.80 acres.  The property is 
located in the Southeast ¼ of Section 6, T2N-R5E, Genoa Township, Livingston County, Michigan.  
Current zoning of the site is MDR (Medium Density Residential).  
 
Currently on site is an existing natural gas well and access driveway located within easements. 
 
The site is gently rolling with areas of steeper slopes and generally slopes from the Northwest to the 
Southeast, with a county drain (Marion-Genoa County Drain Branch No. 3) that flows to a culvert 
under the railroad at the south end of the site.  Elevations vary between 969.0± and 935.0±, 
respectively.  
 
Adjacent properties include:  

South – Farmland / Planned Industrial Development (zoned PID) 
North – Lakeshore Village Phase II (zoned MDR) / Single Family Homes (zoned SR) 
East – Industrial Buildings (zoned IND) 
West – Chilson Road / MHOG Sewage Treatment Plant (zoned PRF) 
 

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. 
 
The site is gently rolling with areas of steeper slopes and generally slopes from the Northwest to the 
Southeast, with a county drain (Marion-Genoa Drain Brain No. 3) that flows to a culvert under the 
railroad at the south end of the site.  Elevations vary between 969.0± and 935.0±, respectively.  
The USDA Soil Conservation Service “Soil Survey of Livingston County, Michigan”, indicates native 
site soils consist of:   
 



 

3  

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. BOYER-OSHTEMO LOAMY SANDS, 2% to 6% slopes.  Surface runoff is very slow, permeability 
is moderately rapid, and erosion hazard is slight. 

4. GILFORD SANDY LOAM (Gd), 0% to 2% slopes.  Surface runoff is very slow, permeability is 
moderately rapid, and erosion hazard is slight. 

5. CONOVER LOAM (CvA), 0% to 2% slopes.  Surface runoff is slow, permeability is moderately 
slow, and erosion hazard is slight. 

 
Vegetative cover for the site includes heavy woods and low brush cover.  There are three main areas 
that are heavily wooded with predominantly Poplar and Birch scrub vegetation (the majority of which 
is less than 4-in caliper).  These vegetated areas are of low-quality and the majority of will be 
removed for the development. 

 
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.  However, preliminary 
field observations of the site indicate that wetlands are present onsite.  
 
Site drainage from the proposed site will be directed to storm sewers for conveyance. All site 
drainage will be directed into multiple proposed detention basins on site. The proposed detention 
basins will outlet to the existing Marion-Genoa County Drain Branch No. 3 located onsite. 
 

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 and parking lots. The new buildings will consist 
of apartments and a business center for the development.  The property on which the site 
development is located is MDR (Medium Density Residential).  As part of this proposal, the property 
is proposed to be rezoned to HDR (High Density Residential).  This is consistent with Genoa 
Township’s 2013 Master Plan Update. The proposed buildings and parking lots conform to the 
existing and potential land development patterns in the area.  
 
The existing vegetation onsite is of poor quality and will be removed for the proposed development.  
Proposed landscaping will enhance the character of the existing site.  
 
Chilson Road presently experiences a medium volume of traffic along with associated noise level 
generated from commercial vehicles. The proposed buildings are expected to accommodate an 
increase in residents, which is consistent with the property’s proposed zoning (HDR).  There will be 
minimal increase in the amount of noise emanating from the site due to the proposed site 
improvements.  

 
Additional lighting is proposed on site and is to be directed away from adjacent properties to limit 
adverse affects of lighting. Proposed landscaping along the property boundary will help serve as a 
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visual buffer and as a noise buffer. Additional noise created by the development will be minimal and 
due to the nature of the adjacent properties (commercial and industrial facilities to the east, residential 
properties to the north, sewage treatment plant to the west), there will be very low impact. There will 
be no increase in the amount of odor emanating from the site.  

 
F. Impact on public facilities and services: Description of number of residents, employees, 

patrons, and impact on general services, i.e., schools, police, fire.   
 
The proposed development is planned to include the construction of 144 residential apartment units, 
with an expected 255 residents added to the community. This expected total includes 156 adults and 
99 children.  The additional residents will not cause a significant change in the availability of services. 

 
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 apartments, 
business center, and parking lots.  
 
A new water main service is proposed to tie into the existing watermain that is located north of the 
subject site in Lakeshore Village Phase II on St Clair Ct.  The new water main will be constructed 
through the development to the intersection of the private road entrance on Chilson Road for future 
extensions. 
 
A new storm sewer system is proposed throughout the site and will connect two new detention basins 
on the southeast and south central areas of the site.  These basins will both outlet to the existing 
Marion-Genoa County Drain Branch No. 3. 
 
A new sanitary sewer system is proposed throughout the site and will connect to an existing sanitary 
sewer located in Victory Drive that drains to an existing lift station through an existing easement the 
adjacent site to the east of the subject site. 

 
H. Storage or handling of any hazardous materials:  Description of any hazardous materials 

used, stored, or disposed of on-site. 
  

Lakeshore Village Phase III will not be storing or handling any hazardous materials. 
 
I. Impact on traffic and pedestrians:  Description of traffic volumes to be generated and their 

effect on the area.   
 

The proposed expansion of the apartment community will house residents who will work in the 
surrounding community.  Based on the Institute of Transportation Engineers’ Trip Generation Manual, 
the expected increase of traffic volumes correlates with Land-Use #221 (Low-Rise Apartments).  With 
the construction of 144 apartment units, the expected vehicular trips generated from this development 
will be 1,125 total trips per day with an AM peak volume of 79 trips and a PM peak volume of 99 trips.   
 
The current residents of Lakeshore Village Apartments Phases I & II exit the property from Tahoe 
Boulevard at East Grand River Avenue.  A sampling of traffic patterns from the existing residents 
indicates that approximately 16% of traffic is traveling westbound on East Grand River Avenue during 
the AM peak time period.  Tahoe Boulevard is three lanes at the intersection with East Grand River 
Avenue with two exiting lanes and one entrance lane.    
 
With the addition of the new driveway on Chilson Road that is proposed as a part of this 
development, an alternate route for traffic travelling westbound on East Grand River Avenue will be 
provided.  Exiting right turns from the new driveway will travel approximately one mile north to the 
signalized intersection of East Grand River Avenue and Chilson Road.  Since the Latson Road/I-96 
interchange was constructed in 2013, Chilson Road traffic volumes have decreased more than 50%.  
With the reduction of traffic volumes on Chilson Road, this development will have minimal impact on 
traffic volumes at the intersection of East Grand River Avenue and Chilson Road. 
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The Livingston County Road Commission has determined that the additional traffic generated by this 
development will require acceleration and deceleration lanes, but bypass or left-turn lanes will not be 
required. 
 
Since the community trash enclosure is located near the driveway on Chilson Rd, it is expected that 
residents will utilize this feature and continue to exit the development out to Chilson Road.  In 
addition, through an information campaign, the developer will also encourage existing residents of 
Lakeshore Village Apartments Phases I & II who are traveling westbound on East Grand River 
Avenue to utilize the Chilson Road driveway, reducing wait times at the intersection of Tahoe 
Boulevard and East Grand River Avenue. 
 

J. Special provisions: Deed restrictions, protective covenants, etc.   
 

There is an existing natural gas well and access driveway located on the subject property.  The 
existing easements for the well and driveway will be adjusted to ensure access and operation of the 
well  

 
K. Description of all sources:  

• Genoa Township Zoning Ordinance 

• 2013 Genoa Township Master Plan Update 

• “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  

• Lockwood Development Company Topographic Survey (BE #15-357 - October 2015) 
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EXECUTIVE SUMMARY 
 
Traffic Engineering Associates, Inc. (TEA) conducted a traffic impact study to determine the 
distribution of new traffic generated by the proposed Lakeshore Apartments, Phase III 
development in Genoa Township, Livingston County, Michigan.  The project site is located on 
the south side of Grand River Avenue (I-96 BL) at the south end of Tahoe Boulevard.  The 
proposed Lakeshore Apartments, Phase III development will be located on vacant property at the 
south end of the existing Lakeshore Apartments, Phase I and Phase II.  The proposed Phase III 
development will consist of fourteen (14) apartment buildings with a total of 144 new units.  The 
new Phase III development is anticipated to be completion and occupancy is the fall of 2017.  
  
Access to the proposed Lakeshore Apartments, Phase III development will be provided by a 
connection to the existing Tahoe Boulevard (private) to the north, and a new roadway connecting 
to Chilson Road to the south. 
 
Vehicle counts were conducted in the month of March, 2016, during the midweek, non-holiday 
time period.  All existing turning movements at the studied intersections operate at an acceptable 
level of service (LOS D or better) during the AM and PM peak hours, except for the northbound 
left turn from Tahoe Boulevard to westbound Grand River Avenue (I-96 BL) which operates at a 
LOS F with 167.6 seconds of vehicle delay during the PM peak hour. 
 
There is one (1) new development in the immediate area that was identified by the Genoa 
Township Planning Department.  The proposed Howell Medical Building is to be located just 
west of the proposed Lakeshore Apartments, Phase III development and was used as background 
development traffic. A growth rate of two point six percent (2.6%) was used to represent 
background growth rate.  All background turning movements at the studied intersections are 
anticipated to operate at an acceptable level of service (LOS D or better) during the AM and PM 
peak hours except for the northbound left turn from Tahoe Boulevard to westbound Grand River 
Avenue (I-96 BL) which is expected to operate at a LOS F with 258.7 seconds of vehicle delay 
during the PM peak hour, an increase of 91.1 seconds in vehicle delay from existing conditions. 
  
The trip generation rates for the proposed Lakeshore Apartments, Phase III development were 
derived from the ITE TRIP GENERATION MANUAL (9th edition).  It is projected that the 
Lakeshore Apartments, Phase III development will generate 74 vehicle trips in the AM peak 
hour, 97 vehicle trips in the PM peak hour, and 996 vehicle trips daily.  
 
Traffic entering and exiting the proposed Lakeshore Apartments, Phase III development was 
distributed on Tahoe Boulevard to the north to Grand River Avenue (I-96 BL), and to the south 
to Chilson Road based on traffic volumes on each roadway. However, due to the difficulties of 
making a left turn from Tahoe Boulevard at the stop control at Grand River Avenue (I-96 BL) 
during the AM and PM peak hours, some of the existing and all of future Phase III northbound 
left turning traffic was redistributed southbound on Tahoe Boulevard to Chilson Road, then to 
the Chilson Road and Grand River Avenue (I-96 BL) intersection due to the presence of a traffic 
signal.  For the purposes of this study, it was assumed that fifty percent (50%) of the existing 
Tahoe Boulevard northbound left turning traffic would go south to Chilson Road. 
 



 

 

All future turning movements at the studied intersections are anticipated to operate at an 
acceptable level of service (LOS D or better) during the AM and PM peak hours except for two 
(2) movements.  The northbound left turn from Tahoe Boulevard to westbound Grand River 
Avenue (I-96 BL) is expected to operate at a LOS F with 174.9 seconds of vehicle delay during 
the PM peak hour, a decrease of 83.8 seconds in vehicle delay from background conditions.  
Running a simulation model for this intersection shows a significant difference from the Synchro 
model.  The simulation model shows a vehicle delay of 22.0 seconds with a LOS C. 
 
Due to limitations when building the Synchro model, the private commercial driveway on the 
north side of Grand River Avenue (I-96 BL), opposite Tahoe Boulevard, was situated directly 
across from Tahoe Boulevard but is actually offset approximately 50 feet to the east.  The 
Synchro model shows a LOS of E with 44.5 seconds of vehicle delay for this driveway, an 
increase of only 5.6 seconds; however, with the 50 foot offset to the east, the exiting left turning 
traffic should not be affected by the exiting Lakeshore Apartments traffic and the level of service 
and vehicle delay is expected to be less than shown in the Synchro model. 
 
The findings of this study conclude that there are no recommendations for improvements at the 
studied intersections or roadways. 
 
Respectfully Submitted, 
 
 
   
David J. Sonnenberg, PE                                    
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