
1



2



3



4



5



6



7



8



9



10



11



12



13



14



15



16



17



18



19



20



21



22



23



24



25



26



27



28



29



30



31



32



33



34



35



To: Kelly VanMarter 

From: Gary Markstrom 

Date: May 17, 2016 

Subject: Private Road Reviews and Construction  

 

The development of private roads in the township has been a preferred method for large lot land divisions.  The 
developer commissions the design and construction plan preparation and submits the plans to the Township for 
review and approval.  Our agreement for site plan review services for Genoa Township includes a scope of 
services for the review of the plans and the construction of the private road.  The Genoa Township Site 
Development Standards also includes a process that assists the developer in planning and ultimately developing 
his land.  Listed below is an excerpt from the Site Plan Review Agreement which addresses the scope of services 
for private road reviews.   

Private Road Plans.  Includes checking plans and specifications for conformance with applicable ordinances 

and Township/County specifications for private roads.  

 Also includes field visits to the project site after subgrade has been constructed, prior to placement of 

subbase and a final field visit after all base and surface courses have been placed, and grading, 

drainage and soil erosion measures are complete, as determined by the Developer's Engineer.  It is 

expected that the Developer's Engineer shall provide competent construction engineering services and 

shall coordinate soils and compaction testing, and shall certify that the road has been completed in 

accordance with such standards and specifications upon completion.  The scope of the engineering 

field visits is to provide professional oversight of the project on behalf of the Township.  

The fee for reviews and field visits is outlined in the Engineering Review Request Form attached to this 
contract. 

 

As indicated above the Township’s role in the development of a private road is generally oversite to verify 
compliance with the approved plans and road construction specifications.  It is the developer’s engineer that 
certifies the private road construction.  It is expected that they will provide the daily inspection and direction to the 
contractor to assure the road is constructed to the plans and applicable standards for road construction.  Our spot 
inspections on behalf of the Township are to witness key testing and review the developer’s documentation of the 
construction process.   

It is recommended that the Township and developer hold a pre-construction conference as outlined in the design 
standards, to review the responsibilities during the construction period and the documentation that the Township 
requires for your files.  Documentation such as inspector daily reports, compaction test results, and material 
certifications/submittals should be submitted to the Township prior to final approval of the project and issuance of 
land use permits for the lots. These documents will allow the Township to respond to future inquiries form the 
ultimate land owners being serviced by the private road.   
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DRAFT

again sell the property to someone who will develop it.  Mr. Moore addressed the 
concerns of the planner, engineer and the Brighton Area Fire Authority’s review letters. 
 
Mr. Borden stated he is recommending approval of the extension; however, he wants 
the applicant to be aware that if any changes to the ordinance are made in the future, 
they will need to be addressed and the site plan will need to be amended. 
 
Commissioner Mortensen asked Mr. Moore if he is agreeable of not allowing parking on 
any street.  He stated he is and it will become part of the master deed. 
 
Commissioner Mortensen stated that the item noted in the Brighton Area Fire 
Authority’s letter regarding the on-site water needs and the suggestion of the Township 
requiring well-filled cisterns should be determined by the developer and property owners 
and not part of the site plan approval. 
 
The call to the public was made at 6:46 pm with no response. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Figurski, to approve 
the Site Plan Extension for Mountain Top Estates with the following conditions: 

• The master deed will be amended to prohibit on-street parking. 
• The letter from Ace Civil Engineering, Inc. shall be reviewed by the Township 

engineer to ensure it meets their requirements. 
• The requirement for on-site water, such as cisterns, will be optional and be 

considered by the developer and home owners. 
The motion carried unanimously 
 
OPEN PUBLIC HEARING #2…Review of an Impact Assessment and Site Plan and for 
the proposed Misty Meadows Drive private road located on the west side of S. Latson 
Road, south of Crooked Lake Road.  The private road will serve nine lots.  The request 
is petitioned by GFG Investments Properties. 
 
Planning Commission disposition of petition: 

A. Recommendation of Environmental Impact Assessment (3-23-16) 
B. Disposition of Site Plan (4-20-16) 

 
Chairman Brown stated that the Site Plan does not need to be approved by the 
Planning Commission as it meets the requirements of the Subdivision Act.  The private 
road needs to be approved. 
 
Mr. Brent LaVanway of Boss Engineering and Mr. Guy Genzel, the property owner, 
were present.   
 
Mr. LaVanway gave a brief history and description of the property and project.  He 
stated the Livingston County Road Commission has approved the location of the road.  
He addressed the cistern requirement in the Brighton Area Fire Authority’s letter.  He 
would like to address this at a later date to determine if the demand is there, and if so, 
then it can be installed.  They will install evergreen trees as a buffer between the road 
and the property to the south as requested by Mr. Borden.  They can submit a plan to 
staff for their review. 
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DRAFT

 
Mr. Borden feels the conditions are present that warrant consideration of a private road 
not built to Road Commission standards.  He also recommended that a “Private Road 
Maintenance Agreement” be provided.  He noted that this was given to the 
Commissioners by the applicant this evening.   
 
Commissioner Grajek questioned the need for cisterns for homes greater than 3,600 
square feet as recommended by the Brighton Area Fire Authority.  Commissioner 
Mortensen stated he has been on the Planning Commission for 20 years and the 
Township has never required a cistern.  He would recommend making this optional for 
consideration by the developer and future homeowners. Commissioner Grajek wants to 
ensure that the Township is in compliance with the BAFA.  Commissioner Mortensen 
stated the Fire Authority is making a recommendation.  
 
Ms. VanMarter stated that this comment on the letters from the BAFA for both items on 
tonight’s agenda were a surprise to staff.  She has set up a meeting with them to 
discuss these new requirements and to determine who has jurisdiction and how they 
should be addressed.  She noted that adding municipal water and sewer to these 
developments could change the rural nature of the Township. 
 
Chairman Brown suggested that the applicant strike the second sentence to the 
response in Item “F” of the Environmental Impact Assessment.  Mr. LaVanway agrees. 
 
Moved by Commissioner McManus, seconded by Commissioner Figurski, to 
recommend to the Township Board approval of the Environmental Impact Assessment 
dated March 23, 2016 with the removal of the second sentence of the response to Item 
“F”.  The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Lowe, to approve the 
Site Plan for Misty Meadows dated April 20, 2016 with the following conditions: 

• The Private Road Maintenance Agreement provided this evening shall be 
reviewed and approved by the Township Attorney. 

• Evergreen plantings shall be provided along the roadway adjacent to the road at 
the southeast corner of the property and reviewed and approved by Township 
Staff. 

• The requirement in the Brighton Area Fire Authority’s letter dated May 14, 2016, 
Paragraph 1, regarding the water related fire suppression issues are to be 
regarded as optional by the Township, subject to review by Township Staff and 
the Township Attorney. 

The motion carried unanimously. 
 
Administrative Business: 
 

• Staff Report  
 
Mr. VanMarter stated there will be two items on next month’s agenda. 
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May 2, 2016 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
As requested, we have reviewed the revised submittal (dated 4/20/16), proposing the construction of a 
new private road off of S. Latson Road.  The project area is located on the west side of S. Latson Road, 
south of Crooked Lake Road.  
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance and provided the following comments for your consideration. 
 
A. Summary 
 
1. In our opinion, the conditions are present to warrant consideration of a private road not built to 

County standards. 
2. The applicant must provide the Township with a Private Road Maintenance Agreement for review by 

the Township Attorney and approval by the Township Board. 
3. We defer review of the design and construction elements to the Township Engineer. 
4. The Commission should consider any comments provided by the Fire Department. 
5. We encourage the applicant to provide landscape screening to help buffer the adjacent residence to 

the south from the proposed development. 
 

B. Proposal/Process 
 
In accordance with Article 18 of the Township Zoning Ordinance, the applicant requests site plan 
review/approval for a new private road.  Such projects are subject to Planning Commission review based 
on the standards of Section 15.05. 
 
The Planning Commission has approval authority over the site plan and is to provide a recommendation 
on the Impact Assessment for the Township Board’s consideration. 
 
C. Private Road Review 
 
1. Public versus Private Road Standards.  Based on the information contained in the application, we 

believe the conditions are present that warrant consideration of a private road that is not built to Road 
Commission standards. 
 
With that being said, Section 15.05.01(e) requires the applicant to provide a “Private Road 
Maintenance Agreement” to the Township, which is to be reviewed by the Township Attorney and 
approved by the Township Board.  Per the Ordinance, the Agreement is intended to ensure that the 
applicant provides a financial and administrative mechanisms to ensure proper maintenance of the 
private road. 

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

Subject: Misty Meadow – Private Road Review #2 
Location: West side of S. Latson Road, south of Crooked Lake Road 
Zoning: RR Rural Residential District 
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Aerial view of site and surroundings (looking north) 

 
2. AASHTO Standards.  We defer review of this standard to the Township Engineer. 
 

3. Easement Width.  The proposal entails a 66-foot wide easement, as required. 
 
4. Road Design.  The proposed private road has a roadway classification of “local,” which requires a 

22-foot width that may either be paved or gravel (given the number of lots proposed).  Given the 
roadway function, curb and gutter are not required.  The cross-section provided on Sheet 3 shows a 
22-foot wide asphalt roadway without curb and gutter. 

 
5. Maximum Length/Turnarounds.  The proposed private roadway is longer than 1,000 feet, but 

provides a continuous loop layout.  We defer further review of this standard to the Township 
Engineer and Fire Department. 

 

6. Grading.  We defer review of this standard to the Township Engineer. 
 

7. Horizontal Curve.  We defer review of this standard to the Township Engineer. 
 

8. Intersection Design.  The proposed private road intersects with S. Latson Road at a 90-degree angle, 
as required.  We defer any additional considerations under this criterion to the Township Engineer. 

 

9. Minimum Offsets.  We defer review of this standard to the Township Engineer. 
 

10. Boulevard Medians.  The proposed project does not include a boulevard median. 
 

11. Vertical Clearance.  The revised plans include a note indicating that the required 15 feet of overhead 
tree clearance shall be provided within the width of the pavement. 

Project area 
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12. Street Names.  The proposed name, Misty Meadow Drive, is subject to approval by Livingston 
County following review by the Planning Commission and Fire Department.  A note on the revised 
plans indicates that the County finds the name acceptable. 

 

13. Signs.  The revised submittal includes note stating that the required stop sign and street sign will be 
provided in accordance with the Michigan Manual of Uniform Traffic Control Devices and Road 
Commission standards. 

  

14. Yard Setback.  The proposed private road easement does not abut any of the surrounding property 
lines, but is approximately 20 feet from the southerly side lot line.  Given that there is an existing 
single-family residence on the adjacent property to the south, we encourage the applicant to provide 
landscape screening to help buffer this residence from the proposed development. 

 

The applicant has acknowledged this suggestion and states that “landscaping screening will be 
considered and decided upon by the owner of the property at a later date.” 

 
15. Impact Assessment.  The submittal includes an Impact Assessment (dated 3/23/16), 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.  I can 
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com.  
 
Respectfully, 
LSL PLANNING, A SAFEBUILT LLC COMPANY 
 
 
  
  

Brian V. Borden, AICP     
Planning Manager     
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April 29, 2016 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Misty Meadows  

 Site Plan Review #2  

 
Dear Ms. Van Marter: 
 
We have reviewed the updated site plan documents from Boss Engineering dated April 20, 2016, which 
were delivered to the Township Engineer on that date. The applicant is proposing a nine lot residential 
development and private road to be constructed on a 40.34 acre site located on the west side of South 
Latson Road that is bounded by Chilson Road to the east and south of Crooked Lake Road.   
 
Tetra Tech has reviewed the documents and is satisfied with the petitioner’s response. Therefore, we have 
no further engineering related objections to approval of the site plan by the Township.  
 
Please call if you have any questions. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.    Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
Copy: Brent LaVanway P.E.  Boss Engineering 
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May 4, 2016 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Misty Meadows Private Road 
 Misty Meadows Drive 
 Genoa Twp., MI   
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  
The plans were received for review on March 23, 2016 and the drawings are 
dated March 23, 2016.  The project is for a private road for a 9 lot single-family 
residential development.  The plan review is based on the requirements of the 
International Fire Code (IFC) 2015 edition.  
 
There is no municipal water supply in this area of the township.  This development 
is proposed with a single access point off of Latson Rd. and extends 
approximately 2000’ to the furthest point.  It appears that the homes will be 
provided with lengthy drives to access. 
 
The following comments should be addressed prior to a favorable 
recommendation from the fire department. 
 
1. It is highly recommended that municipal water be extended to the site or an 

alternative means of providing fire flow for the properties be provided.  Fire 
flow for the site is to be between 1,500-1,750 gallons per minute (gpm) 
dependent upon proposed structure size and could be higher if structures 
exceed 4,800 sqft.  The fire authority is capable of maintaining approximately 
1,000 gpm with water shuttle operations.  Two emergency vehicle accessible 
well-fed cisterns, provided with dry hydrant connections are the 
recommended alternative if municipal water is not available.  (The location 
of the nearest fire hydrants is factored into the sustainable fire flow through 
tanker shuttle operations, based upon travel, fill, load and unload times.  If the 
homes do not exceed 3,600 square feet, the fire authority is capable of 
maintaining this flow rate.  If they exceed this square footage, then an 
alternative to provide additional on-site water shall be required to off-set the 
difference between provided and required). 

IFC 507.3 
IFC B 102.1  
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2. The primary access road (Misty Meadows Dr.) shall be a minimum of 26’ wide 
to accommodate emergency vehicle traffic.  If the road width is maintained 
at the proposed width (Livingston County Spec.) there shall be no parking 
permitted on the street.  With a 26’ road width parking is permitted on one 
side of the road.  (The drive meets county road specifications, and it  is noted 
that there shall be no parking on streets). 

IFC Table D103.4 
 
3. The structures shall be provided with address numbers at a minimum of 4” in 

height, visible form the road. (Noted on Drawing) 
IFC 505.1 

4. Access roads shall be constructed to be capable of supporting the imposed 
load of fire apparatus weighing at least 75,000 pounds.  (Noted on Drawing) 

IFC 503.2.3   
 

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 
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IMPACT ASSESSMENT 

FOR 
PRIVATE ROAD PETITION 
“MISTY MEADOW DRIVE” 

GENOA TOWNSHIP, LIVINGSTON COUNTY 
MICHIGAN 

  
 
 

Prepared for: 
 

GUY GENZEL 
GFG INVESTMENT PROPERTIES, LLC 

15264 BAILEY 
TAYLOR, MI 48180 

(734) 795-0078 
 
 

Prepared by: 
 

BOSS ENGINEERING COMPANY 
3121 E. GRAND RIVER 

HOWELL, MI 48843 
(517) 546-4836 

 
 
 
 

Issue Date: March 23, 2016 
Revised: May 19, 2016 

 
15-179 EIA
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Boss Engineering Misty Meadow Drive 1 

INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed development 
may have 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 guidelines in accordance with 
Section 18.07 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 For: 
Guy Genzel 
GFG Investment Properties, LLC 
15264 Bailey 
Taylor, MI 48180 
(734) 795-0078 
 
Prepared By: 
BOSS ENGINEERING COMPANY 
Civil Engineers, Land Surveyors, Landscape Architects and Planners 
3121 E. Grand River 
Howell, MI 48843 
(517) 546-4836 
 
Boss Engineering has been successfully providing engineering, surveying, planning and landscape 
architecture services on land development projects since 1969.  Since its beginning, Boss Engineering 
has strived to provide unparalleled professional services with integrity and respect to every client.  Today, 
Boss provides a complete lineup of consulting services for each project, ranging from conceptual design 
through final construction.  The company currently employs a variety of professions including civil 
engineers, surveyors, landscape architects and sanitarians. 
 
B. Map(s) and written description / analysis of the project site including all existing structures, 
manmade facilities, and natural features.  The analysis shall also include information for areas 
within 10 feet of the property.  An aerial photograph or drawing may be used to delineate these 
areas. 
 
The site is located on the west side of South Latson Rd, approximately 2,226 feet south from the Crooked 
Lake Road intersection.  The property consists of undeveloped land, zoned as Rural Residential (RR), 
with 290 lineal feet of frontage along South Latson Rd and 365 lineal feet along Chilson Road. The 
surrounding properties of the site are zoned as Country Estate District (CE). 
 
C. Impact on natural features: A written description of the environmental characteristics of the site 
prior to development and following development, i.e., topography, soils, wildlife, woodlands, 
mature trees (eight inch caliper or greater), wetlands, drainage, lakes, streams, creeks or ponds.  
Documentation by a qualified wetland specialist shall be required wherever the Township 
determines that there is a potential regulated wetland.  Reduced copies of the Existing Conditions 
Map(s) or aerial photographs may accompany written material. 
 
The total site area is 40.34 acres. Current drainage patterns on site consist of slopes up to approximately 
15%, with water being directed towards two separate wetlands. One wetland being majorly onsite to the 
northwest section of the property along Chilson Road and the other being located just offsite to the south 
along the property line.  
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Boss Engineering Misty Meadow Drive  2 

Based on the National Wetlands Inventory the wetland onsite is classified as a PSSC wetland with an 
area of 6.50 acres. This wetland continues offsite to the northeast and changes classification to a PEMC 
wetland of 2.40 acres. The other wetland located mainly offsite south along the southern property line is 
classified as a PSSC wetland with an area of 3.89 acres. All wetlands onsite will not be disturbed from the 
proposed development. 
 
Vegetated areas onsite are mainly within the wetland areas, with a small tree line located centrally, while 
the remainder of the site is open area. All current wooded areas on site are proposed to be preserved and 
will not be impacted due to development. The USDA Soil Conservation Service soil classification for the 
site as approximately 70% Miami-Loam soils. 
 
 
D. Impact on storm water management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover is 
established.  Recommendations for such measures may be obtained from County Soil 
Conservation Service.  
 
Surface runoff during periods of construction will be controlled by proper methods set forth by the 
Livingston County Drain Commissioner, including silt fence, temporary gravel entrance, and seed and 
mulch. 
 
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. 
 
The Site Plan documents show the proposed locations of all site improvements along with detailed soil 
erosion control information. The plans will be reviewed by the Livingston County Drain Commissioner’s 
office for compliance with their regulations prior to issuance of a Soil Erosion Control permit. 
 
E. Impact on surrounding land use: Description of the types of proposed uses and other man 
made facilities, including any project phasing, and an indication of how the proposed use 
conforms or conflicts with existing and potential development patterns.  A description shall be 
provided of any increases of light, noise or air pollution which could negatively impact adjacent 
properties. 
 
The proposed land division creates 9 lots on site, that are proposed for single family homes. This type of 
development conforms with current surrounding land uses for the site. The increase in light, noise or air 
pollution is minimal with only 9 single family homes being proposed while having a minimal impact on 
surrounding properties. 
 
F. Impact on public facilities and services: Description of number of expected residents, 
employees, visitors, or patrons, and the anticipated impact on public schools, police protection 
and fire protection.   
Letters from the appropriate agencies may be provided, as appropriate.   
 
With only 9 single family residential homes being proposed the impact on public facilities such as, Howell 
Area Schools, and police and fire departments will be minimal. 
 
G. Impact on public utilities: Description of the method to be used to service the development with 
water and sanitary sewer facilities, the method to be used to control drainage on the site and from 
the site, including runoff control during periods of construction.  For sites service with sanitary 
sewer, calculations for pre- and post development flows shall be provided in equivalents to a 
single family home.  Where septic systems are proposed, documentation or permits from the 
Livingston County Health Department shall be provided. 
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Boss Engineering Misty Meadow Drive  3 

The development has no impact of public utilities, as it is not to be served by either public water or 
sanitary sewer.  The site will utilize wells and septic fields to service the future houses of the individual 
lots. Soil borings were conducted with the Health Department on 11/03/15, final approval of septic 
systems and wells are pending. 
 
With regards to storm water management, the project will be required to meet all local, county and state 
storm water and erosion control requirements.  All of the required information is included in the Site Plan 
documents. The increased volume of runoff due to development will be retained onsite, while existing 
runoff volume will be detained and outlet at a controlled rate into existing wetlands. Existing slopes and 
drainage patterns that are outside of the proposed development area will remain the same. 
 
 
H. Storage or handling of any hazardous materials:  Description of any hazardous substances 
expected to be used, stored or disposed of on the site.  The information shall describe the type of 
materials, location within the site and method of containment.  Documentation of compliance with 
federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) shall be submitted, 
as appropriate. 
  
There will be no hazardous materials used or disposed of on this site, such as gas cans, paint, etc. 
 
I. Impact on traffic and pedestrians:  A description of the traffic volumes to be generated based on 
national reference documents, such as the most recent edition of the Institute of Transportation 
Engineers Trip Generation Manual, other published studies or actual counts of similar uses in 
Michigan.   
 
According to the Institute of Transportation Engineers Trip Generation 6th addition, with the construction 
of 9 single family homes, the expected number of trips generated by this development will be 113.12 total 
trips per day with an AM peak volume of 18.43 trips and a PM peak volume of 12.86 trips. No center turn 
lane or bypass lane will be required by the Livingston County Road Commission. 
 
J. A detailed traffic impact study shall be submitted for any site over ten (10) acres in size which 
would be expected to generate 100 directional vehicle trips (i.e. 100 inbound or 100 outbound 
trips) during the peak hour of traffic of the generator or on the adjacent streets.    
 
The site is over 10 acres, however the proposed development will not generate 100 direction vehicle trips 
during the peak hour of traffic, therefore a detailed traffic impact study is not necessary. 

 

K. Special Provisions: General description of any deed restrictions, protective covenants, master 
deed or association bylaws. 
 
None at this time. 

 

L. A list of all sources shall be provided. 
 
Genoa Township’s Submittal Requirements for Impact Assessment 
Genoa Township Zoning Ordinances 

Soil Survey of Livingston County, Michigan, U.S.D.A. Soil Conservation Service 

National Wetland Inventory Plan, United States Department of the Interior, Fish and Wildlife Service 

Trip Generation manual, 6th edition, Institute of Transportation Engineers 
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