
GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting 

May 7, 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: April 16, 2018 
 
3. Request to accept a proposal from Landscape Design and Associates for the cleanup of the Chilson Hills 
Cemetery at a cost of $750.00. 
 
4. Request to approve the purchase of 15 Dell laptop computers for the Clerk’s office at a cost not to exceed 
$8,753.91. 
 
5. Request to appoint Marianne McCreary and re-appoint Doug Brown to three-year terms on the Planning 
Commission beginning on July 1, 2018 and expiring on June 30, 2019.  
 
6. Request to re-appoint Marianne McCreary and appoint Bill Rockwell to three-year terms on the Zoning 
Board of Appeals beginning on July 1, 2018 and expiring on June 30, 2019.  
 
Approval of Regular Agenda:  
 
7. Consideration of a request for approval 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.   
            A. Disposition of Special Use Application.  
            B. Disposition of Environmental Impact Assessment (1-4-18). 
            C. Disposition of Site Plan (4-27-18). 
 
8. Request to enter into closed session to discuss attorney-client communication pursuant to MCL 15.268(h) 
(Roll Call Vote). 
 
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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4. Five-feet of clearance shall be maintained along the front of the building to allow pedestrian 
circulation at all times.   

Moved by    , Supported by    to APPROVE the 
Environmental Impact Assessment dated January 4, 2018 as submitted. 
 
Moved by    , Supported by     to APPROVE the site plan 
dated April 27, 2018 with the following conditions:  
 
1. The applicant shall provide a cross-access easement to the east as shown on the plans.   

This easement shall be approved by the Township Attorney prior to issuance of a land use 
permit. 
 

2. Any signage proposed will require a permit from the Township prior to installation. 
 

3. All requirements of the May 1, 2018 Township Engineer shall be addressed prior to issuance 
of the land use permit.  
 

4. The site plan review fee exceedances shall be paid prior to issuance of a land use permit.  
 

5. The hydrant relocation will require the review and approval of the MHOG Utility Authority.   
The applicant shall comply with all requirements and should note that construction plan 
review and permits may be required.   
 

6. If required, the applicant shall provide easement for the hydrant relocation prior to 
occupancy.   

 
Should you have any questions concerning this matter, please do not hesitate to contact me. 
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Invoice No. SPR18-02

Name Date 4/30/2018
Address Case No. 18-01
City West Bloomfield State MI ZIP 48322 Project Name Family Farm and 
Phone Home

Qty Unit Price TOTAL

1 $711.16 $711.16
1 $519.44 $519.44
1 $215.00 $215.00
1 $215.00
1 $215.00

1 $389.33 $389.33
1 $389.33 $389.33

1 $11.76 $11.76
1 $35.72 $35.72

SubTotal  $2,271.74
Shipping & Handling  $0.00

  Cash Taxes  
  Check

TOTAL  $2,271.74

Office Use Only                                                                                                 

Fed Ex Routing #4

Description

LSL Planning, Inc. - Third Review 
LSL Planning, Inc. - Fourth Review
Tetra Tech MPS - Third Review

Tetra Tech MPS- Review for Board Submittal
Additional Planning Commission Meetings

Routing & Publications

Third Meeting PC Member Per Diems

Fed Ex Routing #3

Payment must be made to prior to issuance of a land use permit.  

Ashmark Construction; Martin Renel
5640 W. Maple, Suite 101

248-855-1575

Second Meeting PC Member Per Diems

Tetra Tech MPS - Fourth Review

Additional Consultant Reviews & Meeting Attendace

Genoa Township 
2911 Dorr Road 
Brighton, Michigan  48116 
(810) 227-5225 fax (810) 227-3420 

INVOICE 

Payment Details 

Customer 
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GENOA CHARTER TOWNSHIP
Special Land Use Application

This application must be accompanied by a site plan review application and the associated submittal 
requirements. (The Zoning Official may allow a less detailed sketch plan for a change in use.) 

APPLICANT NAME & ADDRESS: 
Submit a letter of Authorization from Property Owner if application is signed by Acting Agent. 

APPLICANT PHONE: (         )     EMAIL:  

OWNER NAME & ADDRESS:

SITE ADDRESS: PARCEL #(s): 

OWNER PHONE: (         )   EMAIL: 

Location and brief description of site and surroundings:

Proposed Use: 

Describe how your request meets the Zoning Ordinance General Review Standards (section 19.03): 

a. Describe how the use will be compatible and in accordance with the goals, objectives, and policies of the
Genoa Township Comprehensive Plan and subarea plans, and will promote the Statement of Purpose of the
zoning district in which the use is proposed.

b. Describe how the use will be designed, constructed, operated, and maintained to be compatible with, and not
significantly alter, the existing or intended character of the general vicinity.

c. How will the use be served adequately by essential public facilities and services such as highways, streets,
police and fire protection, drainage structures, water and sewage facilities, refuse disposal and schools?

Martin Renel, ASHMARK Construction

248 855-1575 martin@ashmark.com

ASHMARK Construction llc, 5640 West Maple Road Suite 300, West Bloomfield, MI 48322

3685 E Grand River Ave 4711-05-400-032

248 855-1575

The site is An existing shopping center known as Grand River Plaza located north of S Latson Road on Grand River Road.

The tenant wishes to improve and occupy a retail space once occupied by TJ Maxx.

Hard scaping a side yard (7,331 SF OR .17 AC) to the south for a fenced exterior storage area, a reuse of an existing parking area as storage and the removal of a trash compactor enclosure

screen fencing at the existing building entry and new loading dock door The requested outdoor fenced areas are for the purpose of storing products for sale.

This project is located in a regional commercial district which allows for outdoor storage under 7.02.02 (d) of the Genoa Township Zoning Ordinance. Further this proposal provides

 8 foot and 4 foot high screen walls where storage of products are to be stored or displayed. All stored items will not be stored higher than the screen provided and will

not be visible from any residential district or expressway

The storage area will screen all equipment and products with a fence area as proposed and is in keeping with providing retail offerings in

a regional commercial district

There will be no change in complete access that currently exists to the site as no changes to vehicular and emergency circulation, drive isle or parking configurations is

being requested.
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FEE EXCEEDANCE AGREEMENT 

As stated on the site plan review fee schedule, all site plans are allocated two (2) consultant reviews and one 
(1) Planning Commission meeting.  If additional reviews or meetings are necessary, the applicant will be 
required to pay the actual incurred costs for the additional reviews.  If applicable, additional review fee 
payment will be required concurrent with submittal to the Township Board.  By signing below, applicant 
indicates agreement and full understanding of this policy.   

SIGNATURE:         DATE:     

PRINT NAME:       PHONE:      

d. Will the use involve any uses, activities, processes, or materials potentially detrimental to the natural 
environment, public health, safety, or welfare by reason of excessive production of traffic, noise, vibration, 
smoke, fumes, odors, glare, or other such nuisance?  If so, how will the impacts be mitigated? 

e. Does the use have specific criteria as listed in the Zoning Ordinance (sections 3.03.02, 7.02.02, & 8.02.02)?  
If so, describe how the criteria are met. 

I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE PART OF 
THIS APPLICATION ARE TRUE AND ACCURATE TO THE BEST OF MY KNOWLEDGE AND BELIEF.  
I AGREE TO DESIGN, CONSTRUCT AND OPERATE, AND MAINTAIN THESE PREMISES AND THE 
BUILDINGS, STRUCTURES, AND FACILITIES WHICH ARE GOVERNED BY THIS PERMIT IN 
ACCORDANCE WITH THE STATED REQUIREMENTS OF THE GENOA TOWNSHIP ZONING 
ORDINANCE, AND SUCH ADDITIONAL LIMITS AND SAFEGUARDS AS MAY BE MADE A PART OF 
THIS PERMIT. 

THE UNDERSIGNED_____________________________________ STATES THAT THEY ARE THE  
FREE OWNER OF THE PROPERTY OF PROPERTIES DESCRIBED ABOVE AND MAKES 
APPLICATION FOR THIS SPECIAL LAND USE PERMIT. 

BY:              

ADDRESS:             

Revised 08-15-13, kasp 

Contact Information - Review Letters and Correspondence shall be forwarded to the following: 

     of      at         
Name                      Business Affiliation        Email 

No

Yes, this proposal fully complies with 7.02.02 (d) as required for outdoor storage areas

Martin Renel for property ownership

ASHMARK Construction llc, 5640 West Maple Road Suite 300, West Bloomfield, MI 48322

Martin Renel ASHMARK Construction LLC martin@ashmark.com

January 3, 2018

Martin Renel 248 855-1575
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GENOA CHARTER TOWNSHIP
Application for Site Plan Review 

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 

APPLICANT NAME & ADDRESS:          
If applicant is not the owner, a letter of Authorization from Property Owner is needed.

OWNER’S NAME & ADDRESS:          

SITE ADDRESS:       PARCEL #(s):     

APPLICANT PHONE: (          )    OWNER PHONE: (          )     

OWNER EMAIL:             

LOCATION AND BRIEF DESCRIPTION OF SITE:          

BRIEF STATEMENT OF PROPOSED USE:          

THE FOLLOWING BUILDINGS ARE PROPOSED:         

I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE 
PART OF THIS APPLICATION IS TRUE AND ACCURATE TO THE BEST OF MY 
KNOWLEDGE AND BELIEF. 

BY: ________________________________________________________________________________ 

ADDRESS: __________________________________________________________________________

Family Farm and Home

ASHMARK Construction for Family Farm and Home

3685 E Grand River Ave

248 855-1575

martin@ashmark.com

The site is An existing shopping center known as

Grand River Plaza located north of S Latson Road on Grand River Road. The tenant wishes to improve a

retail space once occupied by TJ Maxx.

The building use will remain as it now exists, Mercantile / Retail No expansion of the building

foot print is planned. The improvements include the renovation of the interior retail space as well as hard scaping a side yard (7,331 SF OR .17 AC)

to the south for a fenced exterior storage area, a reuse of an existing parking area as storage and the removal of a trash compactor enclosure,

screen fencing at the existing building entry and new loading dock door The requested outdoor fenced areas are for the purpose of storing products for sale.

no new buildings are proposed.

ASHMARK Construction llc, 5640 West Maple Road Suite 300, West Bloomfield, MI 48322
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
APRIL 9, 2018 

6:30 P.M. 
MINUTES 

  
  
CALL TO ORDER:  The meeting of the Genoa Charter Township Planning Commission was 
called to order at 6:30 p.m. Present were Chairman Doug Brown, Jim Mortensen, Eric Rauch, 
Chris Grajek, Jill Rickard and Marianne McCreary. Absent was John McManus.  Also present 
was Kelly VanMarter, Community Development Director/Assistant Township Manager, Brian 
Borden of LSL Planning, Gary Markstrom of Tetra Tech, and an audience of 11. 
  
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
  
APPROVAL OF AGENDA: 
  
Moved by Commissioner Grajek, seconded by Commissioner Mortensen, to approve the 
agenda as presented. 
  
CALL TO THE PUBLIC:  The call to the public was made at 6:32 pm with no response. 
 
OLD BUSINESS 
 
OPEN PUBLIC HEARING # 1… 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 (1-4-18). 
         C. Recommendation of Site Plan (3-29-18). 
 
Mr. Martin Renel of ASHMARK Construction and Mr. Jeff Smith, representing the property 
owner, were present.  They believe that they have addressed all of the concerns from the last 
meeting.  Mr. Renel reviewed the revisions that have been made.   

Mr. Borden agrees that the outstanding items have been addressed, specifically the reduction in 
impervious surface, ensuring the sidewalk is at least seven-feet-wide between the building and 
the fence, and providing the cross access easement to the Meijer property to the east.  He 
noted that the Planning Commission will have to approve the screen fencing in lieu of Buffer 
Zone B. 

Mr. Markstrom agrees that the applicant has noted on the plans that they will provide a cross 
access easement for future connection to the Meijer property to the east; however, they have 
not provided the legal description and paperwork.  He noted that since the impervious surface 
was reduced, the applicant’s detention basin calculations will need to be revised. 

DRAFT
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Additionally, since the latest set of plans was submitted today, he has not been able to review 
the fire hydrant details; however, they should meet MHOG requirements.  He will need to 
review the calculations for the change in curbing on the east side of the site to determine if 
they meet the turning radius requirements.  He believes he can do this prior to this item being 
presented to the Township Board. 

Chairman Brown reviewed the Brighton Area Fire Department’s letter dated April 3, 2018.  Mr. 
Renel stated he spoke with Mr. Boisvert after he received that letter and they have complied 
with and/or clarified his concerns and comments. 

The Call to the Public was made at 6:59 pm. 

Ms. Bobbi Squires, who is a resident of Genoa Township, has concerns regarding Family Farm 
and Home.  She is concerned with the overall quality of the plaza, specifically the lighting.  She 
would like the applicant to address the safety of the plaza due to the robbery that occurred at 
one of their stores in Cedar Springs where guns were stolen. She questioned if they plan to 
offer a competitive retail wage and asked how many employees they plan to hire.  The 
community should welcome development; however, this plaza has a lot of problems, and the 
existing business owners deserve a safe plaza.  There are also many other similar retailers in 
the area that offer the same types of products.  This causes a saturation of the market.  She 
believes the Township needs to bring different types of businesses to the area.   

Commissioner Mortensen stated the only reason this item is before the Planning Commission is 
because the applicant would like to have outside storage.  If that was not proposed, the 
property owner would be able to move one retailer out and another one in.  He agrees with Ms. 
Squires’ comments regarding the overall condition of the plaza; however, the Township has 
limited ability to require the property owner to make improvements.  He believes that the 
proposed business is a quality company.   

The call to the public was closed at 7:10 pm. 

Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to recommend to 
the Township Board approval of the Special Land Use Application from Family Farm and Home 
for outside storage at the former TJ Maxx site, subject to the following: 

● Compliance with the site plan descriptions and conditions noted on the site plan dated 
March 2, 2018 and revised April 9, 2018, which may be subject to further modifications 
prior to it being presented to the Township Board of Trustees meeting. 

● The conditions of the Special Land Use Permit shall be as contained in the 
Environmental Impact Assessment dated January 4, 2018 with the specific condition that 
the materials stored outside will not be in an opened condition, which means they will 
be as packaged by the supplier. 

● This recommendation is made because the Planning Commission believes that the 
conditions of Sections 19.03 and 7.02.02 (d) of the Township Ordinance are met.  

● The applicant will maintain a five-foot clearance along the front of the building for 
pedestrian circulation. 

The motion carried unanimously. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated January 4, 2018 from 

DRAFT
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Family Farm and Home for outside storage at the former TJ Maxx site.  The motion carried 
unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend to the 
Township Board approval of the Site Plan dated March 29, 2018 from Family Farm and Home 
for outside storage at the former TJ Maxx site, with minor revisions made on April 9, 2018 
subject to the following: 

● The cross-access easement shown on the site plan will require the petitioner to develop 
language satisfactory to the Township Attorney regarding the easement, which will be 
completed prior to issuance of a land use permit. 

● Any signage proposed will require the approval and a permit from the Township prior to 
installation. 

● The location of the fire hydrant and confirmation of the location of the water main will 
be done with the Township Engineer and Brighton Area Fire Authority prior to it being 
presented to the Township Board of Trustees meeting. 

● The drive aisle curve will be examined and either redesigned or confirmed that an 
easement on the Wendy’s property exists permitting that location.  If the drive aisle 
curve and hydrant location require minor adjustments to the site plan, it can be 
approved by the Township Engineer and staff prior to it being presented to the 
Township Board of Trustees meeting. 

● A revised site plan shall be provided and revised and approved by the Township 
Engineer prior to it being presented to the Township Board of Trustees meeting. 

The motion carried unanimously. 

OPEN PUBLIC HEARING #2… Review of a sketch plan for a proposed pavilion and 
canopy located at the existing Oak Pointe Country Club located at 4500 Club Drive, 
Brighton. The request is petitioned by Ventures Design. 

Planning Commission Disposition of Petition: 
          A. Disposition of Sketch Plan. (3-16-18) 
   

Mr. Loch Durrant and Mr. Jacob Lubig of Ventures Design were present.  Mr. Durrant stated 
they are proposing to build accessory structures around the pool area in Oak Point.  They would 
like to put in covered seating, an open air pavilion, and a brick paver patio.   

They have provided the fire retardant information this evening as required by the Brighton Area 
Fire Department. 

They questioned if the 10-foot setback requirement is for the overhang or the wall.  Ms. 
VanMarter stated it is to the building wall.  It was concluded that the setback will therefore be 
met.   

Mr. Borden stated that the concerns in his letter dated March 28, 2018 have been met. 

Mr. Markstrom stated that the petitioner has not provided site drainage calculations to include 
the additional impervious surfaces. Mr. Durrant provided the information of how the surface 
water will flow on the site.  Mr. Markstrom is satisfied with what Mr. Durrant has provided. 

The Call to the Public was made at 7:36 pm with no response. 

Motion by Commissioner Mortensen, seconded by Commissioner Grajek, to approve the 
Sketch Plan dated March 16, 2018 for a proposed pavilion and canopy located at the existing 

DRAFT

24

kelly
Highlight

kelly
Highlight



GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
MARCH 12, 2018 

6:30 P.M. 
MINUTES 

  
  
CALL TO ORDER:  The meeting of the Genoa Charter Township Planning Commission was called 
to order at 6:30 p.m. Present were Chairman Doug Brown, Jim Mortensen, Eric Rauch, Chris 
Grajek, Jill Rickard and Marianne McCreary. Absent was John McManus.  Also present was Kelly 
VanMarter, Community Development Director/Assistant Township Manager, Brian Borden of LSL 
Planning, Gary Markstrom of Tetra Tech, and an audience of 17. 
  
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
  
APPROVAL OF AGENDA: 
  
Moved by Commissioner Grajek, seconded by Commissioner Mortensen, to approve the agenda 
as presented. 
  
CALL TO THE PUBLIC:  The call to the public was made at 6:32 pm with no response. 
 
OLD BUSINESS 
 
OPEN PUBLIC HEARING #1… 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 (1/4/18). 
         C. Recommendation of Site Plan (2/22/18). 
 

Mr. Martin Renel of ASHMARK Construction and Mr. Jeff Smith, representing the property 
owner, were present.  Mr. Renel reviewed the changes they made based on the comments from 
last month’s meeting.  They addressed the stormwater control, the dumpster enclosure, the 
fencing, and they added the required details to the plan, and blocks to some of the parking 
spaces.  

Mr. Borden reviewed his letter of March 6, 2018.   

They find that the general standards of the Special Land Use have been met; however, there 
are some items required for the use conditions have not. Specifically, the setback requirement 
for the proposed trailer storage area is not provided and the the trailer storage area is only 
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screened on three sides.  He noted that the Planning Commission can allow screen fencing in 
place of the Buffer Zone B requirement.   

Additional requirements that need to be met are: 

● Impervious surface calculations must be provided.  It was noted that the applicant 
provided this to the Township this afternoon.  Mr. Borden reviewed the calculations and 
there is now more impervious surface being proposed. 

● The amount of parking remaining after the removal of spaces meets the ordinance. 
● He is suggesting a cross-access easement be provided on the subject site allowing 

future connection with the development to the east.  
● He is recommending the applicant be required to maintain at least 5 feet of clearance 

along the front of the building.  The plans were reviewed this evening and there is 6 feet 
of clearance. 

● The parking blocks proposed along the south side of the 8-foot screen fencing reduce 
the drive aisle width below Ordinance standards and could pose problems for snow 
plowing.   

Commissioner Rauch would vote to approve the setback requirement being waived for the 
trailer storage area because of its unique location.  It is at the rear of a Wendy’s restaurant and 
there is a dumpster in this area.  He thanked the petitioner for altering the fencing, and adding 
the pillars and the screening for the trailer storage area. 

Commissioner Rickard stated that the setbacks should be met.  Chairman Brown agrees.  There 
may be a time when Wendy’s is no longer there and another business occupies the site.  

Commissioner Mortensen does not approve of the proposed fence or the trailer storage area, 
which would need more fencing. 

There was a discussion regarding redesigning the area to the south of the building where the 
trailer storage area is being proposed in order to meet the ordinance requirements that are 
lacking. 

Mr. Smith stated they would like to receive direction from the Planning Commission tonight.  It 
was discussed to have the Planning Commission approve the Special Land Use without 
approving the trailer storage.  A variance would need to be obtained from the Zoning Board of 
Appeals. Mr. Eugene Franks from Family Farm and Home suggested the trailer storage be in the 
parking spaces adjacent to the building on the south side, removing the curbing for the other 
parking area adjacent to Wendy’s property, and converting it into a 26-foot wide drive aisle.  
Ms. Van Marter suggested that the Fire Authority review these plans.  She asked if all of the 
parking spaces are needed for the trailer storage.  She suggested some of the spaces be left for 
customers wishing to park in the area if they are interested in looking at the trailers. 

Commissioner Rauch brought up the issue of the cross access drive.  Mr. Smith stated that the 
property owner would be willing to grant the easement to Meijer if they were to pay for the 
driveway to be constructed.   

There was a discussion regarding the increase in impervious surface.  The applicant will need to 
add green space on the site to accommodate the additional impervious area.   

Commissioner Rickert would like to see the revised plans.  Commissioner Mortensen agrees.   

The Call to the Public was made at 7:59 pm. 
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Mr. Kathy Termors is one of the owners of Kolt Jewelers.  She would like this project to be 
approved.  This center needs more tenants.   

Robert Huffman stated that he and his wife own BC Comix and Games.  He would like this 
project to be approved. 

The call to the public was closed at 8:01 pm. 

Moved by Commissioner Grajek, seconded by Commissioner Mortensen, to table the request 
for 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 located at 3685 
E. Grand River Avenue, Howell 48843 until the April 9, 2018 meeting with the intention the 
petitioner will satisfactorily address the items discussed this evening.   

 
NEW BUSINESS 
 
OPEN PUBLIC HEARING #2… Review of site plan and environmental impact 
assessment for a proposed 2,254 sq. ft. addition to the existing ALDI Food Market 
located at 2260 E. Grand River Ave., Howell. The request is petitioned by ALDI Inc. 

          Planning Commission Recommendation of Petition: 
          A. Recommendation of Environmental Impact Assessment (2-23-18) 
         B. Disposition of Site Plan (2-21-18) 
  

Mr. Christopher Grzenkowicz with Desine Inc. and Mr. Sam Glennen of Aldi were present.  Mr. 
Grzenkowicz provided a review of their proposed project. They would like to completely remodel 
the inside of the store and add an approximate 2,254 square foot addition to the east of the 
building.  They will also be adding additional parking spaces, resurfacing the entire parking lot, 
replacing the parking lot lighting with LED lights, replacing and adding additional landscaping, 
and replacing the existing  monument sign.  They are requesting side and rear parking setback 
waivers for six of their spaces. He showed colored renderings and a site plan. 

They will also need approval for the increase of parking spaces.  Aldi’s corporate standard for 
parking is 75 spaces at a minimum and 95 as a requirement.  Mr. Borden stated the maximum 
allowed by ordinance is 91 spaces.  The Planning Commission will need to approve the 
additional four spaces. 

Mr. Borden reviewed his letter of February 28, 2018.  The applicant has met all of the 
requirements of the ordinance.  The only outstanding issues are Planning Commission 
discretionary items.  As Mr. Grzenkowicz stated, the Planning Commission must approve the 
waiver of the side and rear parking setbacks, the approval of the four additional parking spaces, 
and the building elevations, materials, and colors. 

Mr. Markstrom stated the applicant has addressed all of their concerns. 

The call to the public was made at 8:25 pm with no response. 

Moved by Commissioner Mortensen, seconded by Commission Rauch to recommend to the 
Township Board the Environmental Impact Assessment dated February 23, 2018 for a 2,254 sq. 
ft. addition to the existing ALDI Food Market located at 2260 E. Grand River Ave., Howell.  The 
motion carried unanimously 
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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). 

Mr. Martin Renel of Ashmark Construction and Robert Kerr of Metro Group Architects were 
present. 

Mr. Renel provided a review of the project and the proposed use.  They would be performing 
minor renovations on the interior of the building.  They would be adding an outdoor display 
area and reconstructing the dumpster enclosure. 

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

They find that the general standards of the Special Land Use have been met. 

The screening for the outdoor storage area is required to be six-feet high and the applicant is 
proposing four-foot high fencing.  The Planning Commission can approve the difference. 

He is asking for clarification for what the applicant is calling the outdoor staging area.  It 
appears to be an additional outdoor storage area.  Mr. Renel stated that since the submittal was 
made, they have confirmed with Family Farm and Home that this area will be storage so the 
fencing will need to be extended to include this, which is an additional 19 feet.   

There was a discussion regarding the removal of some of the grass area and then the same 
amount of grass area being replaced by removing parking spaces and adding turf.  
Commissioner Mortensen questioned if this would affect the parking.  Ms. VanMarter stated 
there is sufficient parking on this site. 

Commissioner Mortensen asked that the proposed white PVC fencing being redesigned.  Mr. 
Borden noted that this fencing is also being proposed for the dumpster enclosure area and it is 
not an approved material.  Mr. Eugene Franks of Family Farm and Home stated that there are 
dumpsters along the back of the building and none of them have enclosures.  Mr. Renel stated 
they could use wood for the enclosure. 

Commissioner Rauch asked staff for their experience with other commercial businesses in the 
Township who have outdoor storage.  Ms. VanMarter stated the Township has had continued 
problems with businesses that have not complied with the ordinance as it pertains to outdoor 
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storage for retail uses.  Commissioner Rauch wants to ensure that there is sufficient screening 
on the front of this building so the same problem does not occur here. 

Mr. Borden noted that the architectural plan and the engineering plan are not consistent.   

There was a discussion regarding the completion of the cross access driveway to the property 
to the east.  The applicant has declined to finish the driveway to connect the two properties.  
Ms. VanMarter stated that the connection is the responsibility of Meijer; however, at the time it 
was developed, they were not given an easement from Kroger.  Mr. Markstrom stated there is a 
large grade change in this area so significant work would need to be done to connect these two 
properties.   

Mr. Markstrom reviewed his letter dated January 30, 2018.  He would like to see flow direction 
shown for the storm-water runoff.  The trade-off of the paving and turf is a viable alternative; 
however, he suggested the applicant look at the entire site it could possibly be determined that 
there may be sufficient impervious surface so there may not be a need to remove the parking 
spaces. 

He needs to see a complete site plan with details, such as foundation details, curbing details, 
etc.   

Chairman Brown reviewed the Brighton Area Fire Authority letter dated February 1, 2018.  The 
applicant has agreed to meet all of their requirements. 

The call to the public was made at 8:08 pm. 

Mr. Eric Unatin with Mid-American Real Estate has been working on this lease.  Their experience 
over the past 18 months since this site has been vacant has been that Family Farm and Home 
has been the only company interested.  He noted the discussion regarding the material for the 
fencing and the dumpster enclosure and stated there are costs associated for both the property 
owner and the tenant when a new owner moves into a space and it must be economical for 
both of them. 

The call to the public was closed at 8:12 pm. 

Commissioner McManus agrees with what Mr. Unatin said; however, the Planning Commission 
needs to ensure that the ordinance is met.  He agrees that the proposed fencing needs to be 
upgraded. 

Moved by Commissioner Mortensen, seconded by Commissioner Rauch, table the request for 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 located at 3685 E. Grand 
River Avenue, Howell 48843 until the March 12, 2018 meeting.   
The motion carried unanimously. 
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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 

May 1, 2018 

 

Ms. Kelly VanMarter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Family Farm and Home Site Plan Review #5 

 

Dear Ms. VanMarter: 

 

Tetra Tech performed a fifth site plan review of the Family Farm and Home proposed site located at 3685 

East Grand River Avenue (Grand River Plaza Shopping Center) in Howell. The petitioner is proposing to 

modify an existing retail outlet to meet the retail needs of a Family Farm and Home store. The submission 

included site plans with the latest revision date of April 27, 2018. 

 

The petitioner has provided engineering drawings showing the improvements proposed to be made to the 

site to accommodate the outdoor storage area.  They have also updated the storm drainage and detention 

calculations to reflect the actual site proposed conditions.  We have reviewed the plans and have the 

following minor comments. 

 

1. The area proposed for trailer storage should not be striped as shown on the site plan.  Striping this 

area may confuse motorists of the intent of this area.   

2. We suggest a protective bollard be placed on the end of the fence section of the trailer storage area 

to protect the fence from traffic.   

3. A note should be added to the demolition plans to remove the existing tee for the hydrant being 

relocated and replace with a cutting in sleeve. 

4. A note should be added to the new hydrant to install a tee, cutting in sleeve and valve on the 

existing main and to coordinate water shut offs for the work with MHOG operation staff.  

5. The pipe for the new hydrant can be ductile iron Class 52.  

6. On the Basin Standpipe Detail, the standpipe should be further into the bottom of the basin so the 

holes at the bottom of the basin are all in the gravel versus in the basin side slope.  

7. The petitioner provided a note indicating the general location for a future cross-access connection 

with Meijer.  The actual easement must be submitted as part of the land use permit process.     
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Ms. Kelly VanMarter 

Re:  Family Farm and Home Site Plan Review #5 

May 1, 2018 

Page 2 

 

Tetra Tech 

Since our comments are fairly minor we would support approving the special use site plan with the 

condition that the petitioner will address the comments above prior to a land use permit being issued.     

 

 If you have any questions, please call. 

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E.  

Unit Vice President  

 

Enclosure 

 

copy: Martin Renel, Ashmark Construction 
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May 2, 2018 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Family Farm & Home 
 3685 E. Grand River Avenue 
 Howell, MI  48843 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans were received 
for review on April 30.  The project is for the redevelopment of an existing 28,151 square foot Mercantile use 
occupancy that will changing occupant and renovating the structure to meet their needs.  They are also 
proposing to redevelop a large greenbelt area and 19 parking spaces to be utilized as an outside storage 
and staging area.  This review is for removal of parking for trailer storage and relocation of the drive aisle.  
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition. 
 

1. The proposed relocated hydrant to the west end of the proposed drive aisle is to be relocated 
across the drive aisle to the North, on the corner of the new proposed area next to the trailer 
storage. (Hydrant location has been addressed.) 

 
2. Based upon site visit and aerial imagery, the hydrant at the east end of the realigned drive aisle 

appears to be in the aisle, or on the immediate corner.  This hydrant is not reflected on 
architecturals or engineering drawings.  Greater detail of the location of the east hydrant needs to 
be shown.  If the hydrant remains in the landscaped or curbed area is must be provided with 
proper buffer (MHOG Standard) or impact protection in accordance with Chapter 312 of the fire 
code.  (Hydrant location has been addressed.) 

 
3. The new outside storage area is not shown with the egress gates on the Alpine engineering plans, 

but is on the architecturals.  Clarify whether or not this is drawing is for visual representation of the 
storage perimeter or construction.  (Egress gates have been addressed.) 

 
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, 

 
Rick Boisvert, CFPS 
Fire Marshal 
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

 

March 27, 2018 
 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 
 

At the Township’s request, we have reviewed the revised submittal from Family Farm and Home for 

special land use (application dated 1/30/18) and site plan (plans dated 3/20/18 from Alpine and 3/21/18 

from Metro Group) review and approval. 
 

We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 

Zoning Ordinance. 
 

A. Summary 
 

1. In our opinion, the special land use standards of Section 19.03 are generally met; however: 

a. the use conditions of Section 7.02.02(d) must be met; and  

b. any comments provided by the Township Engineer or Fire Department must be addressed. 

2. In our opinion, the use conditions of Section 7.02.02(d) are met, provided that the Planning 

Commission may allow screen fencing in lieu of a buffer zone B. 

3. The proposal results in an impervious surface calculation slightly above that allowed by Ordinance – 

76.9% vs. 75%. 

4. We request the applicant confirm that the amount of parking provided (467 spaces) includes all of the 

spaces to be removed as part of this project. 

5. We suggest a cross-access easement be provided on the subject site allowing future connection with 

the development to the east. 

6. We recommend the applicant be required to maintain at least 7’ of clearance along the front of the 

building for pedestrian circulation. 

7. At such time as new signage is proposed, the applicant must obtain approval and a permit from the 

Township prior to installation. 
 

B. Proposal/Process 
 

The project entails a new business within an existing multi-tenant commercial center (the space was 

formerly home to a TJ Maxx store), as well as outdoor display, sales and storage.  Table 7.02 lists outdoor 

commercial display, sales or storage as a special land use in the RCD.  Such uses are also subject to the 

use conditions of Section 7.02.02(d). 
 

Procedurally, the Planning Commission is to review the special land use, site plan and impact assessment 

and provide a recommendation on each to the Township Board following a public hearing.  (The hearing 

was held at the February 12, 2018 Planning Commission meeting, though the request was tabled.)   

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Family Farm and Home – Special Land Use and Site Plan Review #4 

Location: 3685 East Grand River Avenue –  north side of Grand River, west of S. Latson Road 

Zoning: RCD Regional Commercial District 
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Genoa Township Planning Commission 

Family Farm and Home 

Special Land Use and Site Plan Review #4 

Page 2 

 

 
Aerial view of site and surroundings (looking north) 

 

C. Special Land Use Review 
 

Section 19.03 of the Zoning Ordinance identifies the review criteria for Special Land Use applications as 

follows: 
 

1. Master Plan.  The Township Master Plan identifies the subject site, as well as the adjacent properties 

along Grand River, as Regional Commercial.  This category is intended for “higher intensity 

commercial uses that serve the comparison shopping needs of the entire community and the regional 

market.”   
 

The description does not mention outdoor display, sales or storage, though it is worth noting that the 

large commercial store to the east has a somewhat similar accessory outdoor element to their 

business. 
 

2. Compatibility.  The area is developed with a variety of commercial uses.  While outdoor uses do not 

appear to be overly prevalent in this area, the development adjacent to the east has a similar outdoor 

component (as noted above).  Provided the use conditions for outdoor display, sales and storage are 

met, the proposal is generally expected to be compatible with the character of the area. 
  

3. Public Facilities and Services.  As a developed site along the main commercial corridor through the 

Township, we anticipate necessary public facilities and services are in place; however, the 

Commission should consider any comments provided ty the Township Engineer and Brighton Area 

Fire Department. 

 

4. Impacts.  The use conditions of Section 7.02.02(d) are intended to limit on- or off-site impacts of 

outdoor display, sales and storage.  Provided those standards are met, the proposal should not create 

adverse impacts upon adjacent or surrounding properties and/or uses. 

 

5. Mitigation.  If additional concerns arise as part of the review process, the Township may require 

efforts to mitigate potential adverse impacts. 

 

 

 

Subject site 
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Special Land Use and Site Plan Review #4 

Page 3 

 

D. Use Conditions 

 

Commercial outdoor display, sales or storage uses are subject to the following use conditions of Section 

7.02.02(d): 

 

1. Minimum lot area shall be one (1) acre.  

 

The revised plans note a total site area of 26.5 acres. 

 

2. Any stockpiles of soils, fertilizer or similar loosely packaged materials shall be sufficiently 

covered or contained to prevent dust or blowing of materials.  

 

The second submittal noted that any such materials will be kept in the manufacturer’s packaging; thus, 

there will not be any loosely stored materials. 

 

3. All outdoor storage areas shall be paved with a permanent, durable and dustless surface and 

shall be graded and drained to dispose stormwater without negatively impact adjacent 

property. The Township Board, following a recommendation of the Planning Commission and 

the Township Engineer, may approve a gravel surface for all or part of the display or storage 

area for low intensity activities, upon a finding that neighboring properties and the 

environment will not be negatively impacted. 

 

The site plan identifies paved surfaces for each of the outdoor storage and display areas – the main 

storage area (south of the building), the newly proposed trailer storage area, and the display area in front 

of the building. 

 

4. No outdoor storage shall be permitted in any required yard (setback) of buildings for the 

district in which the outdoor display, sales or storage use is located. Any approved outdoor sales 

or display within a parking lot shall meet the required parking lot setback; provided the 

Planning Commission may require additional landscaping screening or ornamental fencing. 

 

Section 7.03 requires setbacks of 50 (rear) and 20 feet (side).  The main storage area provides 43-foot 

setbacks from both the east (side) and south (side) lot lines.  The display area in front of the store is also 

well outside of required setbacks and the proposed trailer storage has been relocated such that it provides 

a compliant setback of approximately 28 feet from the south side lot line. 

 

5. The site shall include a building of at least five hundred (500) feet of gross floor area for office 

use in conjunction with the use. 

 

The plans note that the building space for the proposed business contains 28,151 square feet of floor area. 

 

6. All loading and truck maneuvering shall be accommodated on-site. 
 

The site has existing vehicular access from Grand River and no changes are proposed.  The plans show a 

new overhead door and loading area on the east side of the building facing north. 

 

Sheet 2 of the Alpine Engineering submittal includes a truck turning movement diagram demonstrating 

that truck maneuvering can be accommodated on-site. 
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7. All outdoor storage area property lines adjacent to a residential district shall provide a buffer 

zone A as described in Section 12.02. A buffer zone B shall be provided on all other sides. The 

Planning Commission may approve a six (6) foot high screen wall or fence, or a four (4) foot 

high landscaped berm as an alternative. 
 

The areas of the site impacted are to the south, east and west and include 3 separate outdoor 

storage/display areas – the main storage area south of the building; the trailer storage area immediately 

south of the main area; and the display area along the front of the building. 

 

None of these areas provide a full buffer zone B, but are all proposed to be screened with privacy fencing 

of varying heights – 8-foot for the main outdoor storage area and 4-foot for the trailer storage and display 

area in front of the building.  The current plans also incorporate brick piers into the screen fencing to help 

break up the long stretches of white vinyl. 

 

As noted under this criterion and previously discussed, the Planning Commission may allow screen 

fencing in lieu of a buffer zone B.  (As was previously discussed, Section 12.02.13 gives the Commission 

the ability to allow 4-foot fencing as opposed to 6-foot.) 
 

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

height of any landscape screening, wall or fence. Boats and recreational vehicles may exceed the 

height of the fence provided that they are setback from the fence a distance equal to their 

height. Storage of materials up to the height of the adjacent building wall may be permitted in 

the rear yard if it is illustrated on the site plan, the rear yard does not abut a residential district 

or face an expressway, and such storage is confined to within twenty (20) feet of the building.  
 

The special land use application states that “all stored items will not be stored higher than the screen 

provided.” 
 

E. Site Plan Review 
 

1. Dimensional Requirements.  The only dimensional standards affected by the request are setbacks 

for the outdoor storage area (addressed above) and a slight increase in impervious surface lot 

coverage due to the removal of the landscaped area. 

 

In order to mitigate the new impervious area for the main outdoor storage, a bank of 9 parking spaces 

on the far west side of the site will be removed and converted to landscaping. 
 

A note on the Alpine Engineering plans identifies an existing and proposed impervious surface 

coverage of 75%; however, the calculation for the proposed coverage actually results in 76.9%, which 

slightly exceeds the Ordinance limitation of 75%.  This must be clarified and/or corrected for 

compliance.   
 

2. Building Materials and Design.  The proposal includes repairs to and painting of the building.  The 

submittal states that the repairs will match the existing building. 
 

3. Parking.  The current submittal includes parking calculations noting that the site requires 428 parking 

spaces, while 467 will be provided.  Given discrepancies between previous submittals, we request the 

applicant confirm that the amount of parking noted includes all of the spaces to be removed as part of 

this project. 
 

4. Pedestrian and Vehicular Circulation.  As discussed at previous Planning Commission meetings, 

we suggest the owner of the subject site be required to provide a cross-access easement for a future 

connection to the development east of the subject site. 
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Additionally, the applicant must maintain a clear pedestrian area in front of the building given the 

presence of outdoor display.  The nearest point between the screen fencing and building is 7 feet.  We 

suggest a condition that this area will remain clear of any display/storage items. 

 

5. Landscaping.  The submittal identifies two new planters along the south side of the outdoor storage 

area.  The planters will each contain a 10’ tall Arborvitae.   

 

6. Waste Receptacle and Enclosure.  The plan includes a new waste receptacle/enclosure on the east 

side of the building.  The details on Sheet A5.1 note the use of a wooden enclosure (cedar).  The 

current submittal also identifies the concrete base pad, as required by Section 12.04.   

 

7. Exterior Lighting.  The revised submittal states that existing site lighting will remain and does not 

identify any new lighting proposed. 

 

8. Signs.  Sign details are not provided, although the building elevation drawing (Sheet A5.1) identifies 

an area for a new wall sign.   
 

When a new sign is desired for the business, the applicant will need to obtain approval and a permit 

from the Township prior to installation. 

 

9. Impact Assessment.  The original submittal included an Impact Assessment prepared by Ashmark 

Construction, LLC (not dated).  In summary, the Assessment notes that the project is not anticipated 

to adversely impact natural features, public services/utilities, surrounding land uses or traffic. 

 

Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 

be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com.  

 

Respectfully, 

LSL PLANNING, A SAFEBUILT COMPANY 
 

 

 

Brian V. Borden, AICP 

Planning Manager 
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5640 W. Maple, Suite 101   West Bloomfield, MI 48322-3717 

Phone: (248) 855-1575     Fax: (248) 538-5234 
martin@ashmark.com 

                   Family Farm & Home Impact Assessment 
  a. Name(s) and address(es) of  person(s) responsible for preparation of  the impact assessment and a brief  statement of  their qualifications.  Martin J. Renel  Principal at ASHMARK Construction LLC 5640 West Maple Suite 300 West Bloomfield, MI 48322 28 years of  Commercial Development and Construction experience.  b. Map(s) and written description/analysis of  the project site including all existing structures, manmade facilities, and natural features. The analysis shall also included information for areas within 10 feet of  the property. An aerial photograph or drawing may be used to delineate these areas.  See submitted plans by Metro Group Architects detailing these areas.  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 current site is an existing shopping center; the tenant is taking over the previous TJ Maxx location.  We are requesting approval of  creating an outside storage area for Family, Farm & Home Store.   We do not intend any impact on the existing environmental conditions.   d. Impact on stormwater 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 the Livingston County Drain Commission at (517) 546-0040.  We will install soil erosion control as required by Livingston County Drain Commission during construction activities of  the exterior storage area.   We will insure proper dust control during construction activities.  e. Impact on surrounding land used: 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.  We do not intend to have any impact on surrounding lands; since the use is not changing.    f. Impact on public facilities and services: Describe the 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.  The impact on public facilities and services shall be consistent with the former use.  g. Impact on public utilities: Describe 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 serviced with sanitary sewer, calculations for pre- and post development flows shall be provided in comparison with sewer line capacity. Expected sewage rates 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.  Please see Alpine Engineering letter dated January 3rd 2018 stating no impact on the existing stormwater system.    
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 – 2 – January 4, 2018  

 

h. Storage and handling of  any hazardous materials: A 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,   Outside storage area to consist of: landscape mulch & bark, landscape products, patio stone/rock/gravel, peat/soil/earth products, Pots & Planters.  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. 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 contents of  the detailed study shall include:    □  Description of  existing daily and peak hour traffic on adjacent street(s) and a description of  any sight distance limitations along the right-of-way frontage of  the site.  The impact on traffic and Pedestrians shall be consistent with the former use.     □  Forecasted trip generation of  the proposed use for the a.m. and p.m. peak hour and average daily traffic generated.  The impact on trip generation shall be consistent with the former use.     □  For any project with a completion date beyond one year at the time of  site plan approval, the analysis shall also include a scenario analyzing forecasted traffic at date of  completion along the adjacent street network using a forecast based either on historic annual percentage increases and/or on expected development in the area.  Our Completion date will not be beyond one year of  approval.    □  Projected traffic generated shall be distributed (inbound v. outbound, left turn v. right turn) onto the existing street network to project turning movements at site driveways and nearby intersections. Rationale for the distribution shall be provided.  The impact on traffic (inbound/outbound, left/right turns) shall be consistent with the former use.    □  Capacity analysis at the proposed driveway(s) using the procedures outlined in the most recent edition of  the Highway Capacity Manual published by the Transportation Research Board. Capacity analyses shall be provided for all street intersections where the excepted traffic will comprise at least five-percent (5%) of  the existing intersection capacity.  The capacity analysis shall be consistent with the previously approved shopping center.     □  Accident data for the previous three (3) years for roadway sections and intersections experiencing congestion or a relatively high accident rate, as determined by the township or staff  from the Livingston County Road Commission or Michigan Department of  Transportation.  N/A – Since this site has been previously approved.    □  Analysis of  any mitigation measures warranted by the anticipated traffic impacts. Where appropriate, documentation shall be provided from the appropriate road agency regarding time schedule for improvements and method of  funding.  N/A – Since this site has been previously approved.    □  A map illustrating the location and design of  proposed access, including any sight distance limitations, dimensions from adjacent driveways and intersections within 250 feet of  the edge of  the property frontage, and other data to demonstrate that the driveway(s) will provide safe and efficient traffic operation and be in accordance with Article 15.  N/A – Since this site has been previously approved.  j. Special Provisions: General description of  any deed restrictions, protective covenants, master deed or association bylaws.  None required. 
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WATER MAIN

PLAN
FIN. GRADE

STOP

1 1/4"

CORP.

1 1/2"X 2"
1 1/4"X 1 1/2"

1"1"

1 1/2"
2"

1 1/4"

PIPE
1"

1 1/2"
2"

1 1/4"

CURB
STOP

2 1/2"

3"

3"
3"

SERVICE
BOX

6'
 D

EP
TH

 O
F 

BU
R

Y 
(M

IN
.)

5'
-6

" M
IN

.

STORZ FITTING

U
TI

LI
TY

 E
AS

EM
EN

T

EXTEND SERVICE TO EDGE
OF EASEMENT AND CAP

VARIES
(TYPICALLY 12')

HYDRANT FLAG
PER SPECIFICATIONS

6" GATE VALVE
AND BOX SEE
SPECIFICATIONS

CONTRACTOR
TO PLUG
DRAIN

18
"

M
IN

.

CAST IRON
CURB BOX

IRRIGATION WATER
METER HORN

3/4" OR 1" WATER
METER HORN

ISOLATION BALL VALVE

RECOMMENDED
ISOLATION BALL VALVE

REQUIRED
ISOLATION BALL VALVE

SERVICE LEAD

NOTES:
1. ALL METERS ARE TO BE INSTALLED HORIZONTALLY IN A DRY, CLEAN, SANITARY

LOCATION THAT IS READILY ACCESSIBLE.  THIS DRAWING IS NOT TO SCALE & IS
ONLY A REPRESENTATION OF HOW THE METERS SHOULD BE INSTALLED.  THE
SECOND METER IS OPTIONAL FOR IRRIGATION USAGE.  METERS SHOULD NOT BE
INSTALLED IN LINE (ONE RIGHT AFTER THE OTHER).

2. PROPERTIES DESIGNATED "HIGH HAZARD" PER THE MHOG CROSS CONNECTION
RULES MANUAL WILL REQUIRE THE INSTALLATION OF A REDUCED PRESSURE
ZONE (RPZ) BACK FLOW PREVENTION DEVICE.

GATE VALVE AND BOX

MDOT CLASS II
SAND COMPACTED
TO 95%3"

6"
M

IN
.

M
IN

.

SURFACE
RESTORATION

66
"

RHINO FIBER CURVE
UTILITY MARKER "BLUE
COLOR" - WATER MAIN,
BEYOND (REQUIRED IN
REMOTE AREAS AS
DETERMINED BY MHOG)

HOUSE PLUMBINGIRRIGATION
SYSTEM

FIRE HYDRANT ASSEMBLY

WATER MAIN UTILITY OFFSET

WATER SERVICE LATERAL

TYPICAL METER HORN INSTALLATION

2" MIN.
6" MAX.
ABOVE FINAL GRADE

COMMERCIAL BUILDING WATER SERVICE LAYOUT

COMMERCIAL BUILDING

EASEMENT

ROAD R.O.W. OR EASEMENT

FIRE SUPPRESSION
LINE (TYP. 4"-8")

PUBLICLY OWNED WATERMAIN
(8"MINIMUM)

PRIVATE WATERMAIN

PUBLIC WATERMAIN

SHUT OFF VALVE

HYDRANT

PRIVATELY OWNED
WATERMAIN

DOMESTIC
SERVICE
(TYP. 2")

SEE NOTE

NOTE: PUBLICLY OWNED SHUT OFF VALVE TO BE LOCATED IN EASEMENT.

VALVE/TRACER WIRE BOX IN CONCRETE DETAIL
NO SCALE

NOTE: ALL BOXES & ADJOINING TW
BOXES SHALL BE ENCASED IN A
CONC. PAD UNLESS OTHERWISE
DETERMINED BY MHOG.

4"
 T

H
IC

K,
40

00
 P

SI
C

O
N

C
R

ET
E

PLACE LAYER OF
BOND BREAKER
BETWEEN VALVE
BOX AND CONCRETE

CAST IRON TRACER WIRE BOX MAY
BE PLACED ANYWHERE WITHIN THE
CONCRETE AT LEAST 4" FROM EDGE
OF PAD

TW

4"
MIN

4" M
IN

3.5
"

2'-0"

2'
-0

"

PLACE LAYER OF
BOND BREAKER
BETWEEN VALVE
BOX AND CONCRETE

VALVE BOX

2'x2'x4"
CONC PAD

NOTE:
1. TRACER WIRE BOXES LOCATED WITHOUT A VALVE BOX ONLY

REQUIRE AN 18" X 18" CONCRETE PAD.
2. TRACER WIRE BOX SHALL HAVE A LOCKING LID W/STANDARD

AWWA PENTAGON KEY.
3. TRACER WIRE BOX SHALL BE COPPERHEAD RB14*TP IN ASPHALT

INSTALLATIONS AND CD14*TP FOR ALL OTHER INSTALLATIONS.

PLAN SECTION

2'x2'x4" CONCRETE PAD
(SEE VALVE / TRACER
WIRE BOX IN CONCRETE
DETAIL)

TRACER WIRE
DIRECT BURY PIPE: COPPER HEAD 10CCS HS TRACER W
DIRECTIONAL DRILL PIPE: COPPER HEAD SOLOSHEET 1
HS TRACER WIRE

3"

12
"

INSTALL A PRESSURE
VACUUM BREAKER
(PVB) ON IRRIGATION
LINE PER LIVINGSTON
COUNTY BUILDING
DEPARTMENT CODE

15
"

4"

PAVEMENT
BASE

CURB STOP
IN PAVEMENT

6" MIN INSIDE
CLEARANCE

MDOT CLASS II
SAND COMPACTED
TO 95%

SAFETY FACTOR: 2
SOIL TYPE: GOOD SAND
BEDDING CLASS:              TYPE 4
PIPE DEPTH:                                5

BASED UPON:        INTERNAL PRESSURE:           180

PIPE RESTRAINT SCHEDULE
GROUND BURIED PRESSURE PIPE - POLYETHYLENE ENCASED DUCTILE IRON PIPE

PIPE
DIAMETER

TEES, 90°
BENDS 45° BENDS 22-1/2°

BENDS
11-1/4°
BENDS

DEAD
ENDS

REDUCERS
(ONE SIZE

REDUCTION)*

REDUCERS
(TWO SIZE

REDUCTIION)*
4 13 5 3 1 40 -- --

6 19 8 4 2 58 31 --

8 24 10 5 2 75 30 70

12 34 14 7 3 107 57 116

16 43 18 9 4 139 59 137

20 52 22 10 5 169 59 134

24 61 25 12 6 199 60 132

30 73 30 15 7 242 85 168

36 84 35 17 8 281 84 168

1. LENGTHS OF PIPE RESTRAINT ARE GIVEN IN FEET.
2. IF REQUIRED PIPE DIAMETER IS NOT LISTED IN THIS TABLE, THE NEXT LARGEST PIPE DIAMETER SHALL BE USED.
3. THIS TABLE IS BASED ON A TEST PRESSURE OF 180 PSI (OPERATING PRESSURE PLUS WATER HAMMER.  FOR

OTHER TEST PRESSURES, ALL VALUES TO BE INCREASED OR DECREASED PROPORTIONALLY.
4. THE VALUES PROVIDED OF RESTRAINT LENGTH ARE IN EACH DIRECTION FROM THE POINT OF DEFLECTION OR

TERMINATION EXCEPT FOR TEES, AT WHICH ONLY THE BRANCH IN THE DIRECTION OF THE STEM.
5. IF TIE RODS ARE USED, USE FOUR RODS MINIMUM AND ADD 1/8-INCH TO BAR DIAMETER AS CORROSION

ALLOWANCE.
* SIZE REDUCTION IS BASED UPON THE PIPE DIAMETER SHOWN IN THIS TABLE.

CAST IRON
CURB BOX

ISOLATION BALL VALVE

HOT WATER HEATER

PRESSURE REDUCING VALVE

TO
HOUSE

PRIVATE RESIDENCE
PRESSURE REDUCING VALVE (PRV)

HEAVY DUTY
CAST IRON
VALVE BOX

EXTENSION

CURB STOP PER SPECIFICATIONS
LOCATED AT R.O.W.

5.
5'

 M
IN

. -
 8

' M
AX

.

NOTES:
1. VALVE BOX SHALL NOT REST ON VALVE OR MAIN LINE PIPE.
2. A VALVE STEM EXTENSION WITH CENTERING RING IS

REQUIRED FOR VALVES BURIED DEEPER THAN 6'.

* THE LENGTH OF 6" PIPE FROM THE MAIN TO THE
HYDRANT ASSEMBLY CANNOT EXCEED 25'.  ANY PIPE
OVER 25 FEET SHALL BE 8" DIAMETER MINIMUM AND
DESIGNED PER MHOG SPECIFICATIONS.

THERMAL
EXPANSION TANK

METER

ISOLATION BALL
VALVE

25' MAX. FOR
6" DIA PIPE

GATE VALVE AND WELL BUTTERFLY VALVE AND WELL

TERMINAL HYDRANT DETAIL

TERMINAL
WATER MAIN

WATER MAIN

ISOLATION VALVE

RESTRAINED
MECHANICAL
JOINT PLUG

HYDRANT ASSEMBLY
PER DETAIL
THIS SHEET

RESTRAINED
JOINTS BACK TO
BRANCH TEE

66
"

RHINO FIBER CURVE
UTILITY MARKER "BLUE
COLOR" - WATER MAIN,
BEYOND (REQUIRED IN
REMOTE AREAS AS
DETERMINED BY MHOG)

66
"

RHINO FIBER CURVE
UTILITY MARKER "BLUE
COLOR" - WATER MAIN,
BEYOND (REQUIRED IN
REMOTE AREAS AS
DETERMINED BY MHOG)
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CAST IRON
CURB BOX

UPDATED: MAY 2015
UPDATED: FEBRUARY 2016
UPDATED: APRIL 2016
UPDATED: OCTOBER 2017
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