
GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting 

February 19, 2018 
6:30 p.m. 

 
AGENDA 

 
Call to Order: 
 
Pledge of Allegiance: 
 
Call to the Public (Public comment will be limited to two minutes per person)*: 
 
Approval of Consent Agenda: 
 
1. Payment of Bills.  
 
2. Request to Approve Minutes: February 5, 2018 
 
3. Request to approve a proposal from Northern Plumbing for the purchase and installation of new 
bathroom fixtures at a cost not to exceed $4,600. 
 
4. Consider approval of a contribution agreement with Livingston County for Phase I funding of a Land 
and Water Conservation Grant in the amount of $3,000.00. 
 
5. Request for approval of salary increases of 2.5 percent for all Boards and Commissions, staff [both 
hourly and contractual], as previously discussed during the last two regular meetings of the Township 
Board. 
 
Approval of Regular Agenda:  
 
6. Request for approval of a resolution to increase the Supervisor’s salary for FY 2018/2019 by 2.5%. 
 
7. Request for approval of a resolution to increase the Treasurer’s salary for FY 2018/2019 by 2.5%. 
 
8. Request for approval of a resolution to increase the Clerk’s salary for FY 2018/2019 by 2.5%. 
 
9. Request to approve the 2018/2019 System Labor and Equipment Percentage Allocation and the DPW 
Budget for the Fiscal Year ending March 31, 2019. 
 
10. Request to amend the Fiscal Year 2018 and approve the Fiscal Year 2019 Operating Budgets for the 
Lake Edgewood Sewer System, the Oak Pointe Sewer System and the Oak Pointe Water System. 
 
11. Request to increase the Lake Edgewood flat rate sewer charges from $130.00 per quarter to $133.90 
per quarter. 
 
12. Request to increase the Oak Pointe metered water charges from $3.52 per 1,000 gallons to $3.62 per 
1,000 gallons. 
 



13. Consideration of a request for approval of a special use, environmental impact assessment, and 
sketch plan for a proposed Four Seasons Veterinary Services veterinary clinic.  The property in question 
is located at 6936 Grand River Avenue, Brighton, 48114.   The request is petitioned by Dr. Michelle 
Bradford, DVM.  
            A. Disposition of Special Use Application.  
            B. Disposition of Environmental Impact Assessment (01/22/18). 
            C. Disposition of Sketch Plan. 
 
14. Consideration of a request for approval of environmental impact assessment, preliminary and final 
site condominium approval for a proposed 6 unit site condominium.  The property in question is located 
on the east side of the Latson Road and Grand Oaks Drive intersection, Howell 48843. The request is 
petitioned by St. John Providence. 

A. Disposition of Environmental Impact Assessment (01/04/18). 
B. Disposition of Preliminary site condominium. 
C. Disposition of Final site condominium. 

 
 
Correspondence 
Member Discussion 
Adjournment 

*Citizen’s Comments- In addition to providing the public with an opportunity to address the Township Board 
at the beginning of the meeting, opportunity to comment on individual agenda items may be offered by the 
Chairman as they are presented. 
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Mr. Walt Cieslik of 501 Snowfall Court lives behind the proposed car dealership.  He is a 

board member of his homeowner’s association.  They want to know what type of 

lighting and landscaping would be used at the rear of the property.  They would like to 

ensure that all drainage from the car dealership site does not negatively affect their 

properties. 

Mr. Jim Strand of 3445 Dewdrop Lane agrees with what Mr. Cieslik stated.  He wants to 

ensure that there is proper security.  Automobile dealerships are notorious for theft. 

The call to the public was closed at 6:40 pm. 

Moved by Commissioner McManus, seconded by Commissioner Grajek to postpone 

indefinitely review of a special use, site plan and environmental impact assessment for 

Car Nation, LLC.   The motion carried unanimously. 

 

OPEN PUBLIC HEARING #2… Review of a special use, sketch plan and 

environmental impact assessment for a proposed Four Seasons Veterinary 

Services veterinary clinic.  The property in question is located at 6936 Grand 

River Avenue, Brighton, 48114.   The request is petitioned by Dr. Michelle 

Bradford, DVM.  

Planning Commission Recommendation of Petition: 

    A. Recommendation of Special Use Application.  

    B. Recommendation of Environmental Impact Assessment (01/22/18). 

    C. Recommendation of Sketch Plan. 

Dr. Michelle Bradford was present.  She would like to build a veterinary clinic in a 

commercial lease space to offer medical veterinary services.  She would not have 

overnight boarding or grooming at her clinic. 

Mr. Borden reviewed his letter dated February 6, 2018. 

The applicant has met the requirements of the Special Land Use standards; however, 

he defers to the Township Engineer and Fire Department regarding any of their 

concerns. 

The applicant has submitted a sketch plan and not a Site Plan.  He had requested that 

the dog walk area be depicted on the plans.  The applicant submitted updated plans 

showing this.     

The required tree plantings in the Grand River greenbelt are not shown on the plan.  

The requirement is six trees.  The Planning Commission has the discretion to require 
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this waive the requirement.  Mr. Gary Laundroche, who represents the property owner, 

stated they are aware of this deficiency and assured the Planning Commission that the 

six trees will be installed in the spring.   

Commissioner Mortensen does not want the dog walk in the front of the site along 

Grand River.  Dr. Bradford stated it will not be a dedicated area where dogs will be 

walked.  The area would be used when a dog is coming to or leaving from their 

appointment.  She typically has one to two appointments per hour.  She would also use 

it occasionally for patients after surgery. 

Commissioner Grajek is concerned that the grass in this area will die if it is being used 

by the dogs.  He suggested using the rear of the building.   

Commissioner Rauch does not believe that the intensity of the use is as high as it is 

being discussed this evening.   

Commissioner Mortensen suggested a hedgerow be placed in the front of the building 

to screen the dogs from Grand River.  Mr. Laundroche agrees to adding the hedgerow 

for patients coming into the building as well as special grass that is appropriate for 

areas where dogs use the bathroom.  Staff could use the rear of the site for patients 

they bring outside. 

Commissioner McCreary questioned what occurs when a patient needs to spend the 

night after surgery.  Dr. Bradford stated those animals are transferred to an emergency 

clinic or sent home with the owner.   

Mr. Markstrom stated he has determined the discharge from the area of the proposed 

dog walk does not discharge into the storm sewer.  He noted that the signage and 

clean up plan noted in the Impact Assessment must be maintained. 

Chairman Brown reviewed the Fire Department’s letter dated February 1, 2018.  

The call to the public was made at 7:12 pm with no response. 

Moved by Commissioner McManus, seconded by Commissioner Mortensen, to 

recommend to the Township Board approval of the Special Use Application  for Four 

Seasons Veterinary Services veterinary clinic located at 6936 Grand River Avenue, 

Brighton, 48114 as The Planning Commission finds that the Special Use Application 

meets all of the requirements of Section 19.03 of the Township Ordinance, based on 

the following conditions: 

● Six deciduous trees shall to be planted in the spring along Grand River. 

● The petitioner will add a hedge row to screen the dogs using the area.  The 

hedge row shall be reviewed and approved by Township staff. 
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● The petitioner agrees that they will maintain the landscape around the dog walk 

area to keep the vegetation alive. 

● All requirements of the Brighton Area Fire Authority’s letter of February 1, 2018 

shall be met. 

● Township Board approval of the Impact Assessment and sketch plan. 

 The motion carried unanimously. 

Moved by Commissioner McManus, seconded by Commissioner Grajek, to recommend 

to the Township Board approval of the Environmental Impact Assessment dated 

January 22, 2018 for Four Seasons Veterinary Services veterinary clinic.  The property 

in question is located at 6936 Grand River Avenue, Brighton, 48114.  The motion 

carried unanimously. 

Moved by Commissioner McManus, seconded by Commissioner Mortensen, to 

recommend to the Township Board approval of the Sketch Plan for Four Seasons 

Veterinary Services veterinary clinic.  The property in question is located at 6936 Grand 

River Avenue, Brighton, 48114, conditioned upon the following: 

● The sketch plan is sufficient instead of a Site Plan.  This is an existing building 

with a modest amount of exterior and landscaping changes. 

● Six deciduous trees shall to be planted in the spring in the easement along Grand 

River 

● The petitioner will add a hedge row to screen the dogs using the area.  The 

hedge row shall be reviewed and approved by Township staff. 

● Township Board approval of the Special Land Use and Impact Assessment. 

The motion carried unanimously. 

OPEN PUBLIC HEARING # 3… Review of a special use, site plan and 

environmental impact assessment for a proposed commercial outdoor 

display, sales and storage area for a new Family Farm and Home store.  The 

property in question is located in the former TJ Maxx retail space at 3685 E. 

Grand River Avenue, Howell 48843. The request is petitioned by Family Farm 

and Home.   

Planning Commission Recommendation of Petition: 

    A. Recommendation of Special Use Application.  

    B. Recommendation of Environmental Impact Assessment (01/04/18). 

    C. Recommendation of Site Plan (01/24/18). 
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com

A. Summary

B. Proposal/Process

Attention:

Subject:
Location:
Zoning:
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Four Seasons Veterinary Services

Aerial view of site and surroundings (looking north)

C. Special Land Use Review

1. Master Plan.  

2. Compatibility.  

3. Public Facilities and Services.  

4. Impacts.  

5. Mitigation.  
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Four Seasons Veterinary Services

D. Use Conditions

1. A site plan shall be provided as part of the Land Use Permit application showing a dedicated 
outdoor animal area.  Outdoor animal areas shall consist of properly maintained lawn, special 
canine grass or other methods with an appropriate drainage system to control surface run-off.  
The outdoor area surface shall be approved by the Planning Commission following a 
recommendation by the Township Engineer.  The outdoor area must be maintained in a clean, 
sanitary manner, and adequate odor control measures shall be implemented so that odor will 
not be discernible beyond the area.  Solid pet waste in the outdoor area must be promptly 
picked up.

2. Applicants shall submit, at the time of land use application, a proposed site plan and floor plan 
and written operating procedures including waste and noise management methods.  The waste 
management plan shall detail both indoor and outdoor waste management procedures to ensure 
animal waste is not discharged to surface or storm water.  These procedures shall be followed 
for the duration of the business and shall be designed to prevent or control animal behavior 
that may adversely impact surrounding uses, including loud or excessive barking.

E. Sketch Plan Review

1. Parking.  

2. Landscaping

3. Signs.

4. Impact Assessment.
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Four Seasons Veterinary Services

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

January 30, 2018 

Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 

Re: Four Seasons Veterinary Service Sketch Plan Review #2 

Dear Ms. Van Marter: 

Tetra Tech conducted a sketch plan review of the revised Four Seasons Veterinary Services plans submitted by 
Michelle Bradford. Four Seasons Veterinary is proposing to remodel a portion of an existing building, located at 
6936 Grand River Ave, Brighton, MI, into a veterinary clinic that does not offer boarding, grooming, nor overnight 
care.  Included in the re-submission were a response letter from the applicant and a revised impact assessment. 

Our review confirmed that dedicated outdoor walk area for the veterinary patients does not discharge to the existing 
storm sewer and as long as the signage and cleanup policies outlined in the impact assessment are maintained, we 
have no further engineering related comments.  

Please call or email if you have any questions.  

Sincerely,  

Gary J. Markstrom, P.E. Marguerite K. Davenport 
Unit Vice President Project Engineer 

copy: Michelle Bradford, Four Seasons Veterinary Service 
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Impact Assessment: Revised  

For

Four Seasons Veterinary Services 

Applicant:
Dr. Michelle Bradford 

5571 E. Grand River Avenue 
Howell, MI 48843 

(517) 303-1845 

Prepared by: 
Dr. Michelle Bradford 

In conjunction with property information provided by:
Desine Inc. 

7011 Grand River Road 
Brighton, MI 48114 

January 22, 2018
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Introduction

This impact assessment has been prepared pursuant to Article 13 - Site Plan Review and Impact 
Assessment of Special Land Use for the Township of Genoa, Livingston County, Michigan. The 
assessment addresses the impact of the proposed internal construction in the North section of the existing 
6,365 square foot commercial building of Kil’s Tae Kwon Do, Inc. located at 6936 Grand River Ave. 
Brighton, MI 48114. 

a. Name(s) and address(es) of person(s) responsible for preparation:

 -Dr. Michelle Bradford, 5571 E. Grand River Ave. Howell, MI 48843. Owner of Four Seasons 
 Veterinary Services, PC. This impact assessment has been prepared in conjunction with property  
 information provided by Desine, Inc. 7011 Grand River Road, Brighton, MI 48114 from the impact  
 assessment for Master Kil’s Tae Kwon Do Fitness Center proposed July 28, 1997. 

b. Map(s) and written description/analysis of the project site:

 -The existing building of Kil’s Tae Kwon Do, Inc. located at 6936 Grand River Avenue Brighton, MI 
 48114 is currently undergoing renovations in preparation for multi-tenant commercial space. The 
 building will be divided into three (3) tenant spaces. Four Seasons Veterinary Services (FSVS) 
 is proposing occupancy of approximately 2,263 square feet in the North section of the building  
 (closest to Grand River Avenue). The total site consists of approximately 2.11 acres which is zoned 
 Neighborhood Services District (NSD). The area surrounding 6936 Grand River Avenue, Brighton,  
 MI consists of a parking lot and landscaped areas. 
 -Neighboring businesses include Brighton Dermatology and Regenesis (West; NSD), Grand 
 River Dental and Rollerama (North and across Grand River Ave; OSD and GCD, respectively), and  
 the Salvation Army (East; NSD). There is a residential area South of the site which is Grand Beach  
 No. 3 Subdivision (approximately 500 feet; Low Density Residential) which is also separated  
 by a tree line. 
 -An aerial photograph is provided for your review. 

c. Impact on natural features:

 -This is not applicable, as the proposed project is for the build out of the interior of a leased space in  
 the existing building. 

d. Impact on stormwater management:

 -This is not applicable, as the proposed project is for the build out of the interior of a leased space in  
 the existing building. In accordance with Section 7.02.02(x) of the draft Ordinance Amendment, I 
have provided a site plan and photographs of the proposed dedicated outdoor animal walk area. This area 
is a maintained grassed area. There will be a small sign indicating the dedicated animal walk area, as 
well as, an outdoor poop bag dispenser and collection container. The feces will be promptly picked up 
and the collection container will be emptied daily. Fecal waste collected inside and outside the facility 
will be disposed of in the sewer system (by flushing down the toilet) or secured in a closed bag and 
deposited in the trash. The trash will then be disposed of in a waste container outside the building, which 
will be emptied weekly by a waste collector. These arrangements will be made with a waste collection 
service by Four Seasons Veterinary Services upon final approval of the special land use permit. The city 
sewer and water systems providing services to the building are in a closed system preventing risk of 
exposure to animal waste in the proposed outdoor animal walk area. Also noted, as a small animal 
veterinarian for the past 13 years, it is routine for pet owners to bring in a small fecal sample that they 
have collected at home in a closed container, at the time of their appointment, for fecal testing. These 
samples are rarely collected on site. Additionally, as a result of my proposed business plan detailing no 
grooming, boarding, or overnight stays of animals, animal waste should be kept at a minimum.
       -A photograph of the storm drain location in relation to the proposed animal walk area is included  
for your review. 

e. Impact on surrounding land used:

 -Noise is the potential impact on surrounding properties. 4 methods for noise attenuation include: 
 1) Absorption- Sound baffles, acoustic wall 
 panels. 
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 2) Isolation - Use rooms such as halls and storage  
 areas as buffers between loud rooms and quiet   
 rooms.  
 For example, if a kennel is generating 100 dB and 
 the STC rating of the first wall is 55 then 45 dB   
 will escape into the buffer zone. However, if the   
 next wall has an STC of 35 dB then only 10 dB of  
 noise will escape into the quiet area, which will   
 be barely perceptible. 
 Design sound walls to extend above the ceiling all 
 the way up. 
 Acoustic door in the dog ward. 

3) Masking- Sound is not additive. Using the   
 sound of a waterfall or fountain, or playing   
 classical music in the reception area not only   
 masks aversive noise, but also has been proven to calm pets when stressed. Hotel lobbies   
 commonly use this modality.
 4) HVAC Design- Design the HVAC system so that ducts do not penetrate across sound walls or  
 between sound areas. 

 As you can see, with my floor plan and my proposed solutions for noise management, I have  
 taken this into consideration. My contractor has proposed several solutions to manage noise  
 depending on the level of sound attenuation needed for this location: 
 -Acoustical door for the dog ward. 
 -Sound deadening insulation in the dog ward and all examination rooms (walls and ceilings). 
 -Sound deadening insulation in the wall of the adjoining tenant space. 
 -Placement of the dog ward on the west wall, away from the adjoining tenant space and away  
 from the exterior windows. 

 Additionally, noise can be managed by creating a fear-free environment through the use of: 
 -Proper hospital flow: as indicated by separate entrance and exit doors, designated dog and cat  
 examination rooms, and designated dog and cat wards.  
 -Pheromones and treats. 
 -When deemed necessary, anti-anxiety medications, sedatives and/or analgesics (pain 
 medication). 

       -Potential for air pollution from inhalant isoflurane anesthesia will be controlled through installation 
       and use of a scavenging system which collects and removes waste gases from the patient breathing 
       and ventilation circuits. Handling and personal protection protocols are followed in accordance with 
       OSHA, Federal, and State Regulations. 

        -Potential for air pollution in the form of fecal odor and waste nuisance can be managed: 
Dedicated Outdoor Animal Walk Area: Located at the North side of the building. In accordance 
with Section 7.02.02(x) of the draft Ordinance Amendment, I have provided a site plan and 
photographs of the proposed dedicated outdoor animal walk area. This area is a maintained grassed 
area. There will be a small sign indicating the dedicated animal walk area, as well as, an outdoor 
poop bag dispenser and collection container. The feces will be promptly picked up and the 
collection container will be emptied daily. Fecal waste collected inside and outside the facility will 
be disposed of in the sewer system (by flushing down the toilet) or secured in a closed bag and 
deposited in the trash. The trash will then be disposed of in a waste container outside the building, 
which will be emptied weekly by a waste collector. These arrangements will be made with a waste 
collection service by Four Seasons Veterinary Services upon final approval of the special land use 
permit. The city sewer and water systems providing services to the building are in a closed system 
preventing risk of exposure to animal waste in the proposed outdoor animal walk area. Also noted, 
as a small animal veterinarian for the past 13 years, it is routine for pet owners to bring in a small 
fecal sample that they have collected at home in a closed container, at the time of their appointment, 
for fecal testing. These samples are rarely collected on site. Additionally, as a result of my proposed 
business plan detailing no grooming, boarding, or overnight stays of animals, animal waste should 
be kept at a minimum.
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-A photograph of the storm drain location in relation to the proposed animal walk area is included 
for your review. 
-Exterior Lighting: A site plan detailing the existing landscaping and the site lighting detail; as well  
as, a photograph of the parking lot lighting is attached for your review. There are no changes in the 
site lighting proposed with this use. 
-Signs: Approval and permit from Genoa Township will be obtained prior to installation of signage. 
Sign regulations as outlined in Article 16 of the Township Zoning Ordinance will be followed. 
-The landscape will not be affected by the interior build out of the leased space in the existing 
building. Consequently, Four Seasons Veterinary Services has minimal influence in the persuasion 
of alterations of the existing landscaping. 
-The proposed business is consistent with the development of adjacent properties. Growth along the 
Grand River Avenue corridor has consisted of a mixture of medical, office, and commercial uses.

f. Impact on public facilities and services:

 -The anticipated number of employees will be 5 during the initial start up phase. There will be 3 full- 
 time employees and 2 part-time employees with 3 to 4 people working during each shift. I anticipate  
 3 to 5 patients daily in the first two months. Growth in employee and patient numbers over the first 
 year and beyond is expected to be 4 to 5 employees per shift and an average of 15 patients daily. 
 Client visits for prescription medication and diet refills are estimated at 5-10 visits per day. There are 
 no anticipated impacts on public schools nor an increased need for police and fire protection. 

       -The items of concern provided by the Brighton Area Fire Authority will be addressed immediately 
       following approval for the special land use permit: 
 1) The building and tenant addresses will be a minimum of 6” high letters of contrasting colors  
 and clearly visible from the street. The rear doors will be provided with address number a  
 minimum of 4” tall. The location and size shall be verified prior to installation. 
 2) A Knox Box shall be located on future submittals at each tenant space created. The Knox Box  
 will be located adjacent to the front door of the structure. 
 3) The names, addresses, phone numbers, emails of owner or owner’s agent, contractor,   
 architect, and on-site project supervisor will be provided. 

g. Impact on public utilities:

 - The property is presently supplied by municipal sewer and water systems. The construction is  
 limited to the interior of the  existing building, so impact on public utilities will be minimal. After  
 construction, there will be minimal impact on public utilities from the proposed business. 

h. Storage and handling of any hazardous materials: 

 -Formalin Solution 10% Neutralized and Buffered. Chemical Name: Formaldehyde. Veterinary  
 clinic use is limited to preserving tissue samples being sent to commercial laboratories for diagnostic 
 testing. Sealed, pre-filled biopsy containers are provided by the laboratory in 30 ml, 60 ml, and 120  
 ml jars. Storage in a veterinary setting typically involves two (2) of each sized container stored at  
 room temperature in a cabinet prior to use. A container is opened only briefly for biopsy tissue to be  
 placed in it. It is immediately closed, taped, and labeled for submittal to the laboratory the same day.  
 There is arranged pick up by someone from the laboratory the same day the biopsy is obtained.  
 Formalin is a known carcinogen. Handling and personal protection protocols are followed in   
 accordance with OSHA, Federal, and State Regulations. 

i. Impact on Traffic and Pedestrians:

 -The business is located in the site on Grand River Avenue west of Hubert Road. Access to the site  
 will be through the existing driveway located at the East end of the property. Grand River Avenue at  
 this location is a four lane road with a left turn center lane. Traffic counts conducted by the   
 Livingston County Road Commission for this area of Grand River Avenue indicate a 24-hour traffic  
 count of approximately 19,900. 

 -Traffic generated from this business in this site based on a leased space of 2,263 square feet and the  
 proposed use is estimated to be 25 trips per day. Weekday peak hours will be from 4 pm to 7 pm. On  
 the days of business open until 5 pm, there will be 6 to 7 trips in the one hour peak time period. On  
 the days of business open until 7 pm, there will be 14 to15 trips in the 3 hour peak time period.  
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 Weekend peak hours will be 9 am to 1 pm. Anticipated trips will be 6 to 10 trips during the 4 hour  
 peak time period. The traffic generated from this business will slightly increase the local traffic on  
 Grand River Avenue. However, the existing level of service will not be significantly impacted by the  
 proposed project. 

j. Special Provisions: 

-No special provisions or requirements are currently proposed for this facility. 

k. List of sources: 

1 Ackerman, Lowell, “Blackwell’s Five Minute Veterinary Practice Management Consult,” Second  
 Ed, 2014; pg. 712-714. 

       2 Desine Inc., Impact Assessment for Master Kil’s Tae Kwon Do Fitness Center, proposal for Genoa 
       Township for construction at the location of 6936 Grand River Avenue, Brighton, MI 48114; July 
       28, 1997.

       3 Livingston County Road Commission. Transportation Data Management System. 2015 data. 
http://livingston.ms2soft.com/tcds/tsearch.asp?loc=Livingston&mod=.
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OPEN PUBLIC HEARING # 4… Review for preliminary and final site 

condominium approval for a proposed 6 unit site condominium.  The property 

in question is located on the east side of the Latson Road and Grand Oaks 

Drive intersection, Howell 48843. The request is petitioned by St. John 

Providence. 

Planning Commission Recommendation of Petition: 

A.    Recommendation of Environmental Impact Assessment (01/04/18). 

B.    Recommendation of Preliminary site condominium. 

C.    Recommendation of Final site condominium. 

Mr. Mark Yagerlender, Regional Director of Real Estate for St. John Providence, was 

present.  Their new location has been successful and they are now requesting approval 

for their site condominium, which will allow them to develop the outlots on their site.   

Mr. Borden reviewed his letter of February 7, 2018.  The applicant is requesting to 

develop a site condominium complex.  All of the required documents and plans have 

been submitted so he is recommending that the preliminary and final site plans be 

approved this evening. 

There was a discussion between the Commission and the applicant’s engineers 

regarding how each of the outlots would be developed, connecting roadways, the 

ownership and maintenance of the interior roadways, etc.  It was noted that Flagstar 

Bank has already been approved.  Each individual site will be before the Planning 

Commission and Township Board for approval.   

Mr. Markstrom reviewed his letter dated January 29, 2018.  He noted that when each 

individual site is to be developed, there will be engineering reviews.  This may require 

that the buildings, etc. to be redesigned.   

The call to the public was made at 9:15 pm with no response. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend 

to the Township Board approval of Environmental Impact Assessment dated January 4, 

2018 for a six-unit site condominium for St. John Providence located on the east side of 

the Latson Road and Grand Oaks Drive intersection, Howell 48843.  The motion 

carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner McManus, to 

recommend to the Township Board approval of the Preliminary Site Condominium dated 

January 23, 2018 for a six-unit site condominium for St. John Providence located on the 
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east side of the Latson Road and Grand Oaks Drive intersection, Howell 48843 with the 

following conditions: 

● Approval of the Master Deed by the Township Attorney 

● Acknowledgement by the petitioner that the Master Deed for St. John Providence 

Site Condominium does not supersede the Planned Unit Development or the 

Genoa Township Zoning Ordinance. 

The motion carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend 

to the Township Board approval of the Final Site Plan dated January 23, 2018 for a six-

unit site condominium for St. John Providence located on the east side of the Latson 

Road and Grand Oaks Drive intersection, Howell 48843 with the following conditions: 

● Approval of the Master Deed by the Township Attorney 

● Acknowledgement by the petitioner that the Master Deed for St. John Providence 

Site Condominium does not supersede the Planned Unit Development or the 

Genoa Township Zoning Ordinance. 

The motion carried unanimously. 

OPEN PUBLIC HEARING #5…Consideration of Zoning Ordinance Text 

amendments to Article 10 of the Zoning Ordinance, entitled “Planned Unit 

Development” is proposed to be amended to add standards related to 

“Interchange Commercial PUD” and “Interchange Campus PUD”. 

Planning Commission Recommendation of Petition: 

A.    Recommendation of Zoning Ordinance Text Amendment.   

Ms. VanMarter provided details of the proposed text amendments to Article 10 of the 

Township’s Zoning Ordinance.  She showed maps that depicted the locations of the 

proposed changes.  She and the engineers have developed the plan for the water and 

sewer services for this area. These changes are needed because to the continued 

demand due to the installation of the Latson Road / I-96 Interchange.  

Mr. Todd Wyatt, who owns 200 acres of property in this area, stated that he is 

interested in developing the property with low-intensity industrial uses.  He has been 

assisting with the development of the text amendments.  He would like to show the 

Planning Commission some proposed designs. 

The Planning Commission is interested in seeing Mr. Wyatt’s ideas for the area.  It was 

suggested to have him return to a future meeting.   

The call to the public was made at 10:08 pm with no response. 
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com

A. Summary

B. Proposal/Process

C. Site Condominium Plan Review

1. Condominium Documents.  

Attention:

Subject:
Location:
Zoning:
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St. John Providence

Aerial view of site and surroundings prior to recent construction activities (looking east)

2. Dimensional Requirements.

3. Circulation.  

4. Grading, Drainage and Utilities.  

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

Re: St. Johns Providence Condominium Site Plan Review #2 
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IMPACT ASSESSMENT
ASCENSION HEALTH – PARCEL 11-09-100-039 

SITE CONDO
GENOA TOWNSHIP, LIVINGSTON COUNTY, MI

JANUARY 4, 2018  `      HRC NO. 20160752 

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

A. Prepared for
Ascension Health
18000 West Nine Mile Road 
Suite 1200 
Southfield, Michigan 48034

Prepared by: 
Hubbell, Roth & Clark Inc., Consulting Engineers 
555 Hulet Drive, P.O. Box 824 
Bloomfield Hills, Michigan 48303-0824 

B. Description of the site including improvements, natural feature, and location.
The 14.57 acre former Latson Elementary School site (1201 S. Latson Road) is located northeast of the 
new I-96 interchange at Latson Road. The previous buildings and utilities have been removed from the 
site and Livingston Ambulatory Facility was built on the site in 2016. There are two (2) existing 
commercial drives located on the west side of the site at the Grand Oaks intersection and at the northwest 
corner of the site. The concrete drives have been constructed for three lanes each.

The site is relatively flat and gently slopes from the Northwest to the Southeast eventually surface 
draining into the MOOT R.O.W. for I-96 and the west bound Latson Road off ramp. The elevations range 
from 1017 at the Grand Oaks drive entry to 994 at the southeast corner of the parcel.  

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

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

C. Impact on Natural Features:
The site is relatively flat gently sloping from the NW to the SE. USDA Soil conservation Service "Soil 
Survey of Livingston county, Michigan", indicates native soils consist of: 

1. MoB - Miami loam, 2-6 percent slopes. Surface runoff is slow, permeability is moderate and
erosion hazard is slight. 

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

The national wetland inventory indicates no regulated wetland areas exist on the site.
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D. Impact on stormwater management and description of soil erosion control measures. 

The proposed site condo will not impact current stormwater management built for Livingston Ambulatory 
Facility and proposed FlagStar Bank. In the future when the other units of the site condominium request
approvals for surface runoff during construction, they will utilize BMPs and methods set forth by The 
Livingston County Drain Commissioner.  These methods will include temporary and permanent seeding, 
mulching/blanketing, silt fence, silt sacks. Construction may include periods of dust, vibration noise and
smoke but will be controlled to the extent possible.  Dust will be controlled using appropriate dust 
suppression measures.

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

This parcel is identified as Regional Commercial in Master Plan and be developed as a Nonresidential 
Planned Unit Development.  The first phase is planned s a 3 story, 60,000 SF medical office building 
located on the northern portion of the site was built in 2016.  This site currently has house physician 
offices and medical support services related to medical practice.  The offices are compatible with normal 
business hours associated with retail or other allowable uses within the NRPUD classification.
The second (approximately - 10,000 SF) and third phases (approximately - 40,000 SF) are planned to be 
medical related facilities and may include additional medical office floor space as well as an outpatient 
surgical center.  All of these services are consistent with similar and allowable uses within the NRPUD 
designation.  The configuration of the medical portion of the development shields the main parking area 
from the adjacent residential uses.  The site plan includes generous buffers between the adjacent uses to 
provide adequate separation from adjoining properties.   

The south portion of the site will be developed to include allowable uses such as retail, restaurants or 
financial services.  These uses generally operate within normal business hours between 8 AM and 10 PM. 
The locations of these facilities places later hour businesses further from the adjacent residential 
development.  In addition, the location of these services is well suited to the I-96 access thus reducing 
additional traffic impacts further north on Latson Road.  The second building will be the Flagstar Bank, 
which has received Township approval.  The site condo that the application is requesting will prepare the 
site for future uses, as well as provide for a method to operate and maintain the site for the future, to 
insure it remains an asset to the Township.   

F. Impact on public facilities and services. 
The future outlot uses within the development will support its share of the service cost through 
appropriate taxing methods, the Master Deed clearly defines the unit owner’s responsibilities and how 
they will be paid for.

G. Impact on public utilities.
The future outlot development will be served by public water and sewer systems currently located on the 
site. Per the South Latson Utility Study Prepared by Tetra Tech, the existing systems have sufficient 
capacity to serve the anticipated development.

H. Storage or handling of hazardous materials. 
All hazardous wastes related to the site condominium and the medical office building will comply with 
current health requirements and include required emergency planning procedures and protocols. No other 
hazardous waste related uses are planned for the site 
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I. Traffic Impact Study.
The traffic report will be furnished as a part of future site plans for the units of the site condominium as
they request approval for their specific uses.

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