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ORDINANCE NO. Z-18-02 
 

AN ORDINANCE TO AMEND THE ZONING MAP OF THE CHARTER TOWNSHIP OF 
GENOA BY REZONING 198 ACRES OF LAND INVOLVING PARCELS #11-02-400-004, 11-

01-300-005 AND 11-01-300-006 FROM AGRICULTURAL (AG) TO PUBLIC AND 
RECREATIONAL FACILITIES (PRF).  

 

THE CHARTER TOWNSHIP OF GENOA HEREBY ORDAINS that the Zoning Map shall be 
amended as follows: 
 
Real property containing 198 acres with parcel ID numbers 4711-02-400-004, 11-01-300-005 and 11-
01-300-006 situated on the north side of McClements Road, both east and west of Kellogg Road, which 
is more particularly described as follows: 
 
11-02-400-004: SEC. 2 T2N, R5E, E 1/2 OF SE 1/4 80A   EXCEPT COMM AT SE COR TH N01*54'34"W 

1222.92 FT TO POB TH S88*05'26"W 295.13 FT TH N01*54'34"W 295.16 FT TH 
N88*05'26"E 295.13 FT TH S01*54'34"E 295.16 FTO TO POB CONT. 78 AC M/L  

11-01-300-005: SEC. 1 T2N, R5E, SW 1/4 OF SW 1/4 40A 
11-01-300-006: SEC. 1 T2N, R5E, E 1/2 OF SW 1/4 80A  
 
Shall be rezoned from Agricultural (AG) to Public and Recreational Facilities (PRF) zoning 
classification. The Township Planning Commission and Township Board, in strict compliance with the 
Township Zoning Ordinance and with Act 184 of the Public Acts of 1943, as amended, reclassified the Property 
as Public and Recreational Facilities (PRF) District finding that such classification properly achieved the purposes 
of Section 22.04 of the Township’s Zoning Ordinance (as amended).  
 
Severability If any provision of this Ordinance is found to be invalid, than the remaining portions of this 
Ordinance shall remain enforceable. 
 
Effective Date This Ordinance shall be effective upon publication in a newspaper of general circulation as 
required by law. 
 
On the motion to adopt the Ordinance the following vote was recorded: 
Yeas:  
Nays:   
Absent:  
 
I hereby approve the adoption of the foregoing Ordinance this _____day of _______, 2018. 
 
 
____________________     ____________________ 
Paulette Skolarus      Bill Rogers 
Township Clerk       Township Supervisor 
 
Township Board First Reading: 5/21/18 
Date of Publication of Proposed Ordinance:  5/23/18  
Township Board Second Reading and Adoption: 6/4/18 
Date of Publication of Ordinance Adoption:  6/10/18 
Effective Date:  6/17/18 
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5-14-18 Unapproved PC Minutes 
 

1 
 

GENOA CHARTER TOWNSHIP 

PLANNING COMMISSION PUBLIC HEARING 

MAY 14, 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, Eric Rauch, Chris Grajek, Jill 
Rickard and Marianne McCreary.  Absent was Jim Mortensen.  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 approximately 20 people. 
  

PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 
  

APPROVAL OF AGENDA:   Moved by Commissioner Grajek, seconded by Commissioner 
McCreary, to approve the agenda as presented. 
  

CALL TO THE PUBLIC:   The call to the public was made at 6:34 pm with no response. 
  

 
OPEN PUBLIC HEARING # 1… Review of request for rezoning of approximately 198 acres 

from Agricultural (AG) to Parks and Recreational Facilities (PRF).   The property in 

question is located north of McClements Road both the east and west of Kellogg Road.  

The rezoning involves parcels 4711-02-400-004, 4711-01-300-005 and 4711-01-300-006. The 

request is petitioned by the Livingston County Planning Department.   
  
Kathleen Kline-Hudson, Director of the Livingston County Planning Department and Mike Arens, 
member of the County Parks and Open Space Committee were present on behalf of the 
petitioner.    In 2006 the County was bequeathed the nearly 199 acres of land.   Since then, the 
County has been working to get clear title and to create a master plan the property.  They have a 
small project they would like to implement this summer.   They are asking to rezone to the PRF 
zoning designation in keeping with the intended use.  The planning of this property was occurring 
at around the same time as the current Master Plan was created so the park use is not reflected 
in the existing Master Plan. 
 
Brian Borden reviewed his letter dated May 7, 2018.  The rezoning requires a legislative action 
following a recommendation from the Planning Commission.  This request has been found to be 
generally compatible with the Master Plan.   The plan identifies the site as Agricultural/Country 
Estate.   The current zoning is most compatible with the plan, but PRF is more suitable for the 
proposed use.  This is a predominately rural and agricultural area.   Public and recreational uses 
are allowed in the agricultural district but since this parcel is restricted by the trust agreement to 
only be used for recreational purchases the PRF zoning makes the most sense.   
 
Gary Markstrom has no concerns with the proposed rezoning. The site has good access and 
although they existing roads are gravel they are suitable for the proposed use.   
 

DRAFT
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Chairman Brown reviewed the fire department letter which indicated all concerns have been 
addressed.  
    
There are no comments or questions on the Impact Assessment.  
 
Commission McCreary questioned if they had thought about combining the existing 3 parcels into 
one.   Ms. Kline-Hudson responded that they have not considered this and indicated that the 
property on the west side of Kellogg will not likely be development for some time.   
 
A call to the public was made at 6:46pm with no response.    
 
         A. Recommendation of Rezoning 

  
Moved by Commissioner Grajek, seconded by Commissioner Rickard, to recommend to the 
Township Board approval of the rezoning of approximately 198 acres involving parcels 4711-02-
400-004, 4711-01-300-005 and 4711-01-300-006 from Agricultural (AG) to Parks and 
Recreational Facilities (PRF).    The motion carried unanimously. 

 

OPEN PUBLIC HEARING # 2… Review of an environmental impact assessment and site 

plan for the proposed phase 1 of the Fillmore County Park located at on the north side of 

McClements Road east of Kellogg Road on parcels 11-01-300-005 and 11-01-300-006.   

Phase 1 includes a driveway, parking area, vault restroom, multi-purpose field, and 5k trail. 

The request is petitioned by the Livingston County Planning Department. 
  
Kathleen Kline-Hudson, Director of the Livingston County Planning Department and Mike Arens, 
member of the County Parks and Open Space Committee were present on behalf of the 
petitioner.    Ms. Kline-Hudson reviewed the proposed park improvement project.   The County 
received a Land and Water Conservation Grant from the MDNR which covers 50% of 
development costs.  The other 50% comes from donations from local communities and the 
County.   She thanked Genoa and the other communities including Marion and Howell Township 
that have helped to fund the park and help provide the matching grant amount.  
 
In response to comments received from consultants, they have increased the drive width and 
added a hammer head turn around.    They have attempted to add everything that was requested 
but there is concern about the funding because these changes represent cost over-runs from the 
initial project.   
 
Brian Borden reviewed his site plan review letter dated May 7, 2018.  He suggested that the 
commission condition any action tonight on the approval of the rezoning since the PRF zoning 
was used as the basis for this review.  The Planning Commission can allow use of gravel parking 
lots as a low impact alternative.   Since it is not expected to be high traffic generating use and the 
project is low impact the Planning Commission, with a recommendation by the Township 
Engineer, can allow the gravel surface.  
 
In regard to parking, Mr. Borden states that the zoning ordinance does not contain a standard for 
a public park facility.  As a basis, they used PM peak trip generation in ITE manual to come up 

DRAFT
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May 7, 2018 

 

 

Planning Commission  

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the proposed rezoning of a 198-acre site from AG 

Agricultural to PRF Public and Recreational Facilities to accommodate the creation and development of a 

new Livingston County Park (Fillmore Park).  This proposal has been reviewed in accordance with the 

Genoa Township Zoning Ordinance and Master Plan.  We previously reviewed this rezoning request in a 

letter dated April 17, 2018; this letter responds to subsequent changes to the site plan and application. 

 

A. SUMMARY 

 

1. We find the proposed rezoning consistent with the review standards of Article 22; however, we defer 

to the Township Engineer, Utilities Director and Fire Department for any comments related to 

infrastructure compatibility or capacity. 

2. The Master Plan Future Land Use map identifies the site as Agriculture/Country Estate, which is 

consistent with the current zoning designation.  However, the proposal is generally compatible with 

the intent of this category, as well as several goals of the Plan. 

3. The 2013 Master Plan update preceded the idea of this project.  As such, the case can be made that 

conditions have changed since adoption that warrant consideration of a rezoning to PRF. 

4. The proposed rezoning to PRF is generally consistent with surrounding land uses and zoning 

designations. 

5. The Agreement that transferred the property to the County necessitates recreational use of the 

property and PRF zoning is the most compatible designation for future development of the property. 

6. Public parks are also allowed under AG zoning; however, in our opinion, PRF is the more appropriate 

designation for future development of the site. 

 

B. PROCESS 

 

As described in Article 22 of the Zoning Ordinance, the process to amend the Official Township Zoning 

Map is as follows: 

 

1. The Township Planning Commission holds a public hearing on the rezoning and makes its 

recommendation to the Township Board; 

2. The Livingston County Planning Commission reviews the request and makes its recommendation to 

the Township Board; and 

3. The Township Board considers the recommendations and takes action to grant or deny the rezoning 

request. 

Attention: Kelly Van Marter, AICP 

Assistant Township Manager and Planning Director 

Subject: Proposed rezoning from AG to PRF Review #2 

Location: 7315 McClements Road – north side of McClements, between Kellogg and Hacker Roads 

Zoning: AG Agricultural District 
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C. AREA OVERVIEW 

 

The site is located on the north side of McClements Road, between Kellogg and Hacker Roads.  Current 

zoning, as well as existing and planned land uses in the area are as follows: 

 

 Existing Land Use 

 

Site Agricultural 

North 

 

Agricultural and residential 

 

East Residential 

South 

 

Recreational 

 

West 

 

Agricultural and residential 

 

 Zoning 

 

Site AG 

North AG and CE 

East RR and SR 

South PRF and RR 

West SR and PRF 

 Master Plan  

 

Site Agriculture/Country Estate 

North Agriculture/Country Estate 

East 
Large Lot and Low Density 

Residential 

South Large Lot Rural Residential 

West Agriculture/Country Estate 
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D. REZONING REVIEW 

 

1. Consistency with the goals, policies and future land use map of the Genoa Township Master Plan, 

including any subarea or corridor studies. If conditions have changed since the Master Plan was 

adopted, the consistency with recent development trends in the area. 

 

The Township Master Plan and Future Land Use map identify the site and adjacent properties to the north 

and west and Agriculture/Country Estate.  This category is intended for agricultural and residential uses 

on estate-sized lots (5-acre minimum).   

 

While public parks are not identified under this category, the general intent of preserving large tracts of 

land is compatible.  Additionally, the 2013 update of the Township Master Plan preceded this project; 

otherwise, consideration likely would have been given to a designation of Public/Quasi Public.  As such, 

the case can be made that conditions have changed since 2013 that warrant consideration of a rezoning to 

PRF. 

 

Furthermore, the proposal is consistent with several of the stated goals under the categories of land use, 

preservation of natural features and public facilities and services. 

 

2. Compatibility of the site's physical, geological, hydrological and other environmental features with 

the host of uses permitted in the proposed zoning district. 

 

The submittal identifies multiple wetland areas that traverse the subject property.  Use of the property as a 

public park under PRF zoning, where much of the land will remain undisturbed and wetlands will be 

preserved, would generally be viewed as compatible with these features. 

 

3. The ability of the site to be reasonably developed with one (1) of the uses permitted under the 

current zoning. 

 

The proposed rezoning is tied directly to a plan to convert/develop the property into a County Park.  

Furthermore, the applicant notes usage limitations contained in the Trust Agreement that transferred the 

property to the County, whereby it may only be used for recreational purposes.  As such, continuation of 

agricultural use or future development under the AG District would be somewhat contrary to this 

Agreement.   

 

4. The compatibility of all the potential uses allowed in the proposed zoning district with surrounding 

uses and zoning in terms of land suitability, impacts on the environment, density, nature of use, 

traffic impacts, aesthetics, infrastructure and potential influence on property values. 

 

The primary intent of the PRF District is to allow recreational uses, where more intensive active 

recreational uses require special land use approval.  The site will have one soccer field and a 5k trail, 

meaning the primary recreational activities will be low-intensity uses on the trail and not subject to the 

special land use approval process.  This district also allows governmental, civic and educational uses; 

however, as noted above, use of the site is confined to recreational activities per the Trust Agreement. 

 

Development in this area of the Township is at a very low density and the subject site is located 

immediately north of another large tract of PRF that is developed as a private recreational facility. 

 

5. The capacity of Township infrastructure and services sufficient to accommodate the uses permitted 

in the requested district without compromising the "health, safety and welfare" of the Township. 

 

We defer to the Township Engineer, Utilities Director and Brighton Area Fire Authority for any 

comments they may have under this criterion. 
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6. The apparent demand for the types of uses permitted in the requested zoning district in the 

Township in relation to the amount of land in the Township currently zoned to accommodate the 

demand. 

 

Aside from the recent recreation additions to the Township Hall property, the Township is generally 

lacking in public recreational opportunities.  The introduction of a County Park into the Township should 

generally be viewed as a benefit to Township and County residents alike. 

 

7. Where a rezoning is reasonable given the above criteria, a determination the requested zoning 

district is more appropriate than another district or amending the list of permitted or Special Land 

Uses within a district. 

 

Public parks are permitted by right in the AG District; however, the intent of this request is to ensure that 

future use of the property can only be recreational in nature, as required by the Trust Agreement. 

 

8. The request has not previously been submitted within the past one (1) year, unless conditions have 

changed or new information has been provided. 

 

We are not aware of any rezoning applications associated with this site in the past year. 

 

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

can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 

steve.hannon@safebuilt.com. 

 

Respectfully, 

SAFEBUILT STUDIO 
 

  

  

 

Brian V. Borden, AICP    Stephen Hannon, AICP 

Planning Manager    Planner 
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May 1, 2018 

 

Ms. Kelly VanMarter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re:   Fillmore County Park  

(Parcels #4711-02-400-004, #4711-01-300-005, #4711-01-300-006) 

 Rezoning and Site Plan Review #2 

  

Dear Ms. VanMarter: 

 

As requested, we have performed a second review of the above-referenced rezoning request and site plan as prepared by 

Livingston County Planning Department.  The plans have a last revision date of May 1, 2018.  This site is located at 7315 

McClements Road.  The Petitioner is proposing to rezone the site from Agriculture (AG) to Public and Recreational 

Facilities (PRF) and create a small park and recreation field on the site.  We offer the following comments: 

 

GENERAL NOTES 

 

1. We understand that the proposed site plan is an initial phase for the Fillmore County Park and have taken into 

consideration that the configuration of the parking lot, driveway, and restroom structure may change as future 

development occurs. All future parking lots and internal driveways should be constructed in accordance with Genoa 

Township standards.    

 

TRAFFIC / ROADWAYS 

 

1. The zoning ordinance requires the drive to be hard surface with concrete curbing. However, the aggregate entrance 

drive may be considered as a Low Impact Development alternative to the zoning requirements as the park will not 

have high traffic. The petitioner is not intending to clear snow in the winter so the aggregate drive and parking area 

would be acceptable.  

 

2. The location of the driveway on McClements Road should be reviewed and approved by the Livingston County Road 

Commission.  Confirmation of this permit should be submitted for the Township’s records. 

 

DRAINAGE AND GRADING 

 

1. All drainage, grading, and soil erosion control measures for future improvements to the property shall be designed 

in compliance with the regulations established by the Livingston County Drain Commissioner’s office. 

 

2. The petitioner has added a note to the plans for ditching around the play field to control stormwater runoff from the 

field and adjacent lands.  This ditching should be shown on the grading plan, as its location will impact the overall 

limits of the grading on the site.   

 

3. The petitioner should consider crowning the field to allow drainage from the field to drain to the closest edge.  As 
proposed, the stormwater has to drain from one corner to the other to clear the field which is inefficient and may 

result in ponding on the field.    
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4. In our previous review we requested the plan include a location for a future detention pond.  The need for a detention 

pond at this time should be discussed and approved by the Livingston County Drain Commissioner.  Typically, with 

any parking lot a detention pond is required along with sedimentation control provisions.  A drainage review letter 

from the LCDC office should be submitted as part of the land use permit process.    

 

The rezoning from AG to PRF presents minimal engineering issues and we therefore have no objections to the proposed 

rezoning. The site plan comments should be addressed by the petitioner to the satisfaction of the planning committee.     

 

If you have any questions or comments, please call. 

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E.  

Vice President  
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May 10, 2018 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Fillmore Park rezoning 

7315 McClements Rd. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on April 6, 2018 with revisions received on May 9, 2018. The drawings are                                 
dated January 24, 2018 with revisions dated May 1, 2018. The project is based on the proposed                                 
redevelopment of a donated fallow agricultural land into a community park. The current                         
submittal is for the development of a multi-sport field, 5k walking path, access and parking and                               
a waterless restroom facility.  
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
1. The dead-end access drive into the parking lot exceeds 300’. Dead ends exceeding 150’ are                             

required to be provided a means of emergency vehicle turnaround. This can be                         
accomplished through cul-de-sac or hammerhead-style turnarounds. (The approved               
dimensioned turn-around has been included in the new design at the north end of the                             
parking area) 

IFC 503.2.5 
IFC APPENDIX D 

 
2. The site address shall be included on the entrance sign and shall be a minimum of 6” high                                   

letters of contrasting colors and be clearly visible from the street. The location and size shall                               
be verified prior to installation. (The address for the park is noted to be included on the                                 
monument sign at the entrance) 

          IFC 505.1 
 

3. The access road into the site shall be a minimum of 26’ wide. With a width of 26’ wide, one                                       
side of the street shall be marked as a fire lane. Include the location of the proposed fire                                   
lane signage and include a detail of the fire lane sign in the submittal. Access roads shall be                                   
constructed to be capable of supporting the imposed load of fire apparatus weighing at                           
least 75,000 pounds. (The access road is identified on Sheet C3 as 26’ wide, however, is                               
shown at 24’ wide on detail sheet C5. It is noted that fire lane signage will be provided but                                     
the “No Parking Fire Lane” signs are not indicated on any of the sheets, and there is no detail                                     
provided. Signage shall be spaced every 50’ along one side of the drive and on all sides of                                   
the new hammerhead.) 

      IFC D 103.3 
      IFC D 103.6 
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                May 10, 2018 
                          Page 2  
Fillmore Park rezoning 

                                                                                                              7315 McClements Rd. 
Site Plan Review 

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 
 
cc:  Amy Ruthig 

 

www.brightonareafire.com 42
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Fillmore County Park  
PRF Impact Assessment 

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

a. Preparer.

Prepared by:
Kathleen Kline-Hudson, Director
Livingston County Planning Department
Staff Facilitator, Livingston County Parks and Open Space Advisory Committee
304 E. Grand River Ave.
Howell, MI 48843

Prepared for:
Livingston County Government
304 E. Grand River Ave.
Howell, MI 48843

Genoa Charter Township
2911 Dorr Road
Brighton, MI 48116

b. Description of the Project Site.
Fillmore County Park consists of 198 acres
located in Sections 1 and 2 of the northeast
quadrant of Genoa Charter Township. The land
was bequeathed to Livingston County for park
purposed by Raymond Fillmore. The site primarily
consists of fallow agricultural land with the
exception of the Fillmore farmstead located at
7315 McClements. For the near future the county
intends to have the farmstead residence occupied
by a park caretaker. In the future, this structure
may be demolished or used for park purposes
such as an interpretative center. The site is
bordered by agriculture and rural residences to
the north and west, Camp Chaldean to the south
and Del-Sher Estates to the east.

c. Impact on Natural Features.

The project site contains three unregulated wetlands of less than 5 acres in size (NWI), three woodland
areas totaling approximately 32 acres, and open, fallow agricultural land. The land is generally low-
sloped, with gently-rolling topography of 0-12%. Elevations range from a low of 975 feet USGS to a
high of 1,000 feet. The USDA Soil Survey of Livingston County indicates that the soils on-site are
predominately well-drained Miami Loam, Owosso Miami Sandy Loam and Fox-Boyer Complex. These
soils present only slight or moderate limitations for nonfarm use. The site also contains scattered
pockets of muck soils.

Livingston County’s High-Quality Natural Areas, a 2003 publication of the Livingston County Planning
Department, indicates that there are two (2) Priority 2 natural areas located on site. Priority 2 natural
areas are usually between 50 and 200 acres and have average scores for bio-diversity.

Received 5-2-18
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Fillmore County Park  
Impact Statement 

Page 2. 
 
 

This project is intended to not harm the natural features on-site; to do so would be counter-productive 
to the park setting. 

  
Natural features on the Fillmore County Park site have been recorded by the Huron River Watershed 
Council (HRWC) through a Bioreserve Site Assessment. This assessment has been submitted to the 
Township with the rezoning application. In summary, the HRWC ranked East Fillmore (approx.120 
acres) and West Fillmore (approx.80 acres) for 15 ecological criteria. HRWC rankings place both areas 
of the park in the lower range for all the Bioreserve Sites in the watershed ranging from 25 to 1244. The 
main differences between the two areas were that Fillmore East got slightly more points for being better 
connected to other natural areas and Fillmore West got points for being less ecologically disturbed than 
Fillmore East (Fillmore East got zero points for this due to former farming of land). 

 
d. Impact on Stormwater Management. 

 
Grading and construction operations at the site will be very minimal for the entrance drive, parking area, 
playfield, restroom facility and trail, therefore, there should be little to no impact on stormwater 
management. The Drain Commissioner is a member of the Livingston County Parks and Open Space 
Advisory Committee and his expertise will be sought throughout the construction project. 

 
e. Impact on Surrounding Land Use. 

  
Phase I development of Fillmore County Park will entail the construction of: a park entrance, driveway, 
parking lot with ADA spaces, a restroom facility with vaulted toilet, a sidewalk that will connect parking 
to the restroom, a sports playfield and a 5K trail. This construction will primarily occur near the 
Kellogg/McClements Road intersection. 
 
Each of these permitted uses in the PRF zoning district are compatible with the adjacent recreational 
land uses and the PRF zoning of Camp Chaldean. Additionally, the future recreational uses of Fillmore 
County Park will not be detrimental to surrounding residential property values in terms of views, light, 
noise and other nuisances which could negatively impact adjacent properties. Conversely, use of the 
park will provide health and welfare benefits to the surrounding residential areas. 
 
Subsequent phases of the park may be planned for the future. A conceptual site plan for park 
development has been created and can be found in the rezoning application materials. Additionally, the 
site currently contains the Fillmore farmstead consisting of a residence and outbuildings at 7315 
McClements Road.   
 
The Livingston County Parks and Open Space Advisory Committee has kept residents in the immediate 
area and the facility manager of Camp Chaldean, regularly informed of the plans for the park since 
February 2014 when a public meeting was held for a Michigan Natural Resources Trust Fund grant that 
was being submitted by Livingston County at that time. Since the February 2014 public meeting, the 
committee has maintained communication through periodic visits and e-mail contact, as well as through 
two (2) liaison Del-Sher Estates residents that attend meetings of the Parks and Open Space Advisory 
Committee in order to keep informed of the plans for the park so that they can better inform their 
neighbors. 

 
f. Impact on Public Facilities and Services. 

 
The Park will serve the Howell, Brighton and Hartland areas, being centrally located between them. 
With this ideal location, Fillmore County Park should attract a modest number of visitors, primarily on 
the weekends. There is no anticipated impact on public schools. County employee presence will be  
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Fillmore County Park  
Impact Statement 

Page 3. 
 
 
periodic. In collaboration with the Livingston County Parks and Open Space Advisory Committee, the 
Livingston County Road Commission will provide upkeep of the gravel road and lot, and the Sheriff’s 
Department will patrol the main use area. Letters of support were obtained from both of these entities 
for the Land and Water Conservation Fund grant that will partially fund park development. 
 

g. Impact on Public Utilities. 
 
Fillmore County Park will not be served by municipal utilities, nor are utilities currently requested for this 
park usage. Sanitary services will be provided to public by a waterless vault toilet in a restroom facility. 
 

h. Storage and Handling of Any Hazardous Materials. 
 
Hazardous substances will not be used, stored or disposed of on the site. 
 

i. Impact on Traffic and Pedestrians. 
 
Access to Fillmore County Park will be from McClements Road, a gravel road on the south side of the 
property. The park entrance drive will be located approximately 400 feet east of the intersection of 
Kellogg and McClements Roads, nearest to the areas from which most traffic will arrive. Through park 
planning it was determined that this is the best point of entry into the park. This entrance location 
creates a good starting point for future phases of the park, and the location is buffered from neighboring 
residential areas while establishing good cross access to the neighboring Camp Chaldean. 
 
Based on the Institute of Transportation Engineers (ITE) common trip generation rates at the PM Peak 
Hour, a County Park of 198 acres generates 17.8 trips (.09 per unit).  

 
j. Special Provisions. 

 
The trust agreement of Raymond Fillmore states that Livingston County is to only use the land for 
recreation purposes as a county park. Therefore, Livingston County is unable to utilize the land for any 
other purpose.  
 

 
 
 
 
 

Sources: 
 

 National Wetlands Inventory Maps 
 United States Geological Survey (USGS)Topographic Quadrangle Maps 
 United States Department of Agriculture (USDA) Soil Conservation Service, Soil Survey of 

Livingston County, Michigan 
 Livingston County’s High-Quality Natural Areas, Livingston County Planning Department 2003 
 Huron River Watershed Council, Bioreserve Site Assessment, 2014 
 9th Edition ITE Trip Generation Manual  
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Chairman Brown reviewed the fire department letter which indicated all concerns have been 
addressed.  
    
There are no comments or questions on the Impact Assessment.  
 
Commission McCreary questioned if they had thought about combining the existing 3 parcels into 
one.   Ms. Kline-Hudson responded that they have not considered this and indicated that the 
property on the west side of Kellogg will not likely be development for some time.   
 
A call to the public was made at 6:46pm with no response.    
 
         A. Recommendation of Rezoning 

  
Moved by Commissioner Grajek, seconded by Commissioner Rickard, to recommend to the 
Township Board approval of the rezoning of approximately 198 acres involving parcels 4711-02-
400-004, 4711-01-300-005 and 4711-01-300-006 from Agricultural (AG) to Parks and 
Recreational Facilities (PRF).    The motion carried unanimously. 

 

OPEN PUBLIC HEARING # 2… Review of an environmental impact assessment and site 

plan for the proposed phase 1 of the Fillmore County Park located at on the north side of 

McClements Road east of Kellogg Road on parcels 11-01-300-005 and 11-01-300-006.   

Phase 1 includes a driveway, parking area, vault restroom, multi-purpose field, and 5k trail. 

The request is petitioned by the Livingston County Planning Department. 
  
Kathleen Kline-Hudson, Director of the Livingston County Planning Department and Mike Arens, 
member of the County Parks and Open Space Committee were present on behalf of the 
petitioner.    Ms. Kline-Hudson reviewed the proposed park improvement project.   The County 
received a Land and Water Conservation Grant from the MDNR which covers 50% of 
development costs.  The other 50% comes from donations from local communities and the 
County.   She thanked Genoa and the other communities including Marion and Howell Township 
that have helped to fund the park and help provide the matching grant amount.  
 
In response to comments received from consultants, they have increased the drive width and 
added a hammer head turn around.    They have attempted to add everything that was requested 
but there is concern about the funding because these changes represent cost over-runs from the 
initial project.   
 
Brian Borden reviewed his site plan review letter dated May 7, 2018.  He suggested that the 
commission condition any action tonight on the approval of the rezoning since the PRF zoning 
was used as the basis for this review.  The Planning Commission can allow use of gravel parking 
lots as a low impact alternative.   Since it is not expected to be high traffic generating use and the 
project is low impact the Planning Commission, with a recommendation by the Township 
Engineer, can allow the gravel surface.  
 
In regard to parking, Mr. Borden states that the zoning ordinance does not contain a standard for 
a public park facility.  As a basis, they used PM peak trip generation in ITE manual to come up 
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with an estimated parking demand.   They are required to have one paved barrier free space to 
meet ADA standards which is provided.  The signage is proposed as a ground sign and it 
complies with the ordinance.   They will need to get sign permits from the Township.    
 
Gary Markstrom reviewed his letter dated May 1, 2018.   The applicant has made corrections 
suggested in the first review.  Due to the size of the proposed facility and plans for future 
expansion the use of gravel is appropriate.  The Livingston County Road Commission shall 
approve the new driveway cut and a copy of the LCRC permit shall be provided to the Township 
for the file.   Regarding storm drainage the applicant should consider adding the ditching around 
the field and should show the total limits of grading on the site plan.    They should consider 
crowning the fields to avoid standing water on the fields.     A location for a detention pond that is 
normally required should be defined on the plans.  There is a long ditch along the property line 
along McClements Road.    It is suggested that they add check dams inside the ditches to slow 
the water down.  It should be noted that if the driveway and parking area are paved in the future, 
they will be required to install a detention pond.  
 
Mike Arens responds that there is a 1.5% slope on the field and they share the concern with 
ponding.   They added a note to the plans to address the ponding concerns.   This is only phase 1 
and as the park develops they hope to expand the playing field.  They don’t know the future plans 

for the property they don’t want to spend too much on grading now if there is a chance it would 
need to be redone in the future.   
 
Mr. Markstrom suggested they crown over the 1.5% slope based on his experience, but indicated 
it is just a recommendation and not a requirement.   Mr. Markstrom clarified that since the park is 
not proposed to be used in the winter the gravel driveway and parking area can be allowed since 
snow plowing won’t impact the gravel.   
 
Chairman Brown reviewed the fire department letter and indicated all concerns have been 
addressed.   
 
There were no questions or comments on the Impact Assessment.  
 
Commissioner Rauch asked if the Drain Commissioners office has signed off on the lack of 
detention.   Mike Arens responded that Brian Jonckheere is familiar with the project and supports 
the existing plan.  
 
Commissioner Rickard questioned when they might pave the driveway and parking area.  Mr. 
Arens indicated that it is unknown when the next phase will occur, but it is likely that it will be 
some time.     
 
Kathleen Kline-Hudson added that there would be no user fees for the proposed park.  
 
The call to the public was made at 7:04pm with the following response:   
 
Mora Wilkevicz at 485 S. Kellogg Road wants to know the intention of the 5k path.   Her property 
is open and she wants to know how they will protect the private property.   She is also concerned 
with the noise and traffic.   She doesn't want strangers or noisy people in her backyard.  
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Mike Arens responded that the land is planned for passive recreation.   They may have recreation 
play but there are no plans at this time for league level athletics.   They propose to mark the 
property lines and intend to create a buffer from the existing residential.  There were public 
hearings with the neighbors to apply for the grant and they have heard these concerns and intent 
to keep this park as an amenity to the adjacent landowners.  The trail is going to be a wood chip 
naturalized trail and will be at least 50-100 feet from the property lines.   The overall project 
concerns they recognize are with noise, lighting and traffic.  They intend to keep this a passive 
facility.    
 
The call to the public was closed at 7:10pm.   
 

1) Recommendation of Environmental Impact Assessment 

 

Moved by Commissioner Rauch, supported by Commissioner Grajek to recommend approval of 
the environmental impact assessment for the proposed phase 1 of the Fillmore County Park 
located on parcels 11-01-300-005 and 11-01-300-006.   The recommendation is conditioned on 
the rezoning to PRF.   The motion carried unanimously.   
 
         B. Disposition of Site Plan. 

 
Moved by Commissioner Rauch, supported by Commissioner Grajek to approve the site plan 
dated May 1, 2018 for the proposed phase 1 of the Fillmore County Park located on parcels 11-
01-300-005 and 11-01-300-006 with the following conditions: 
1. The subject property shall be rezoned to PRF.  
2. The parking based on ITE trip generation peak is reasonable.  
3. The signage requires a sign permit.  
4. The Livingston County Road Commission shall issue a driveway permit.  
5. In lieu of detention ponds, check dams shall be installed in the ditch along McClements Road 

to help control sedimentation.   
The motion carried unanimously.  

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

assessment for a proposed 30,000 sq. ft. automotive assembly building including outdoor 

storage and storage of hazardous materials for Truck and Trailer Specialties.  The property 

in question is located on a vacant 10-acre parcel located on the west side of Grand Oaks 

Drive, south of Grand River Avenue (Parcel# 11-05-300-051). The request is petitioned by 

ACS Build Inc.  
  
Ken and Brian McQuade with ACS Build, Jesse Parkinsen, civil engineer with Greentech 
Engineering, Al Valentine, architect with GAV & Associates, and Dan and Brian Bouman owners 
of Truck and Trailer Specialties are present on behalf of the petitioner.   
 
 
Ken McQuade reviewed the project.   Truck and Trailer is an existing business in the Township on 
Victory Drive.  They are proposing a 30,000 square foot crane building with 3 bays.   The building 
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May 7, 2018 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the revised site plan submittal (dated 5/1/18) proposing 

Phase 1 improvements to Fillmore County Park.  We reviewed the previously submitted plans in a letter 

dated April 17, 2018; this letter responds to subsequent changes to the site plan and application. 

 

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

Zoning Ordinance. 

 

A. Summary 

 

1. Favorable consideration of the site plan should be contingent upon Township Board approval of the 

rezoning to PRF. 

2. The Planning Commission may allow the gravel parking lot and drive as a low impact alternative to 

hard-surfacing given the nature and intended use of the site. 

3. Since the Zoning Ordinance does not provide a parking standard for public parks, the 20 spaces 

proposed were based on the expected peak trip generation of 17.8 trips. 

4. The applicant must obtain a sign permit prior to installation of any signage. 

5. The applicant must address any comments provided by the Township Engineer or Brighton Area Fire 

Authority. 

 

B. Proposal 

 

The applicant requests site plan review and approval for Phase 1 of the Fillmore County Park project.  

Improvements for Phase 1 include a driveway, parking area, restroom building, entry signage, an athletic 

field and a walking/running trail. 

 

The applicant (Livingston County) has also applied for rezoning of the subject site to PRF Public and 

Recreational Facilities.  (Our review of the rezoning is included in a separate letter.) 

 

Public parks are permitted by right in both the current (AG) and proposed (PRF) zoning districts.  As 

such, the project requires site plan review/approval by the Planning Commission. 

 

As a side note, we have applied the PRF standards to the site plan; therefore, favorable consideration of 

the site plan should be contingent upon Township Board approval of the rezoning. 

 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Fillmore County Park – Site Plan Review #2 

Location: 7315 McClements Road -  north side of McClements, between Kellogg and Hacker Roads 

Zoning: AG Agricultural District 
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Aerial view of site and surroundings (looking north) 

 

C. Site Plan Review 
 

1. Dimensional Requirements.  The PRF District requires a front yard setback equal to that of the most 

restrictive adjacent zoning district.  In this instance, the most restrictive setback is 75 feet required by 

the AG District. 

 

The proposed improvements along McClements Road easily exceed this standard and the revised site 

plan shows an 83.11-foot setback for the athletic field from Kellogg Road. 
 

Side and rear setback requirements in the PRF District are 75 feet for buildings and 50 feet for trails 

and athletic fields.  All the proposed Phase 1 improvements comply with these standards. 
 

2. Building Materials and Design.  The only building proposed at this time is a relatively small 

restroom facility (less than 100 square feet in area). 
 

The revised submittal includes a photograph of a building similar to the proposed restroom facility.  

Per a letter included with the revised submittal, “the building is clad in a vinyl siding of a brown color 

called barnwood and the roof is a cedar shake texture in a standard grey roofing color.” 
 

3. Parking.  The revised site plan and response letter describe a parking lot that will accommodate 20 

vehicles, including 2 barrier-free spaces.  Since Section 14.04 does not identify a parking standard for 

public parks, the 20 spaces proposed are based on the expected peak trip generation of 17.8 trips per 

the ITE Trip Generation Manual.  The barrier-free spaces will be hard surfaced (reinforced concrete), 

while the remainder of the parking lot, as well as the driveway, will be gravel. 
 

Section 14.06 allows the Commission to grant use of low impact alternatives to hard-surfacing, based 

on upon review and recommendation of the Township Engineer.  We defer to the Township Engineer 

for their recommendation; however, given the nature and intended use of the site, we are of the 

opinion that gravel may be an appropriate alternative in this particular instance. 

Subject site 
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4. Vehicular Circulation.  The site plan proposes a driveway connection to McClements Road.  Given 

the development pattern in this area of the Township, there do not appear to be any driveway 

spacing/separation issues with the proposed drive.  Any other comments provided by the Township 

Engineer with respect to driveway design/placement must be addressed. 

 

Additionally, the plan includes gates that will restrict access to the park during off-hours.  Similar to 

previous projects where access gates were proposed, such features can have an impact on emergency 

access.  As such, any comments provided by the Brighton Area Fire Authority with respect to the 

entrance gates must be addressed. 

 

5. Waste Receptacle and Enclosure.  The revised submittal states that trash receptacles will be used 

throughout the park, which will be periodically collected and taken to County dumpsters in Howell. 

 

6. Landscaping.  The plan depicts some existing vegetation along McClements Road, some of which 

will be retained and some of which will be removed to accommodate the driveway.  No new plantings 

are proposed as part of Phase 1. 

 

7. Exterior Lighting.  No exterior lighting is proposed for the site as part of Phase 1.  Park hours will 

be from dawn to dusk. 

 

8. Signs.  The proposal includes a new ground sign along McClements Road.  Details note a 24-square 

foot sign mounted at a height of 6 feet.  The size and height of the proposed sign comply with the 

requirements of Table 16.1.  The revised site plan shows the 10-foot setback from the McClements 

Road front lot line as required. 

 

Upon site plan approval, the applicant must still obtain a sign permit prior to installation of any 

signage. 

 

9. Impact Assessment.  The submittal includes an Impact Assessment (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.  We 

can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 

steve.hannon@safebuilt.com. 

 

Respectfully, 

SAFEBUILT STUDIO 
 
 

  

  

Brian V. Borden, AICP    Stephen Hannon, AICP 

Planning Manager    Planner 
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May 1, 2018 

 

Ms. Kelly VanMarter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re:   Fillmore County Park  

(Parcels #4711-02-400-004, #4711-01-300-005, #4711-01-300-006) 

 Rezoning and Site Plan Review #2 

  

Dear Ms. VanMarter: 

 

As requested, we have performed a second review of the above-referenced rezoning request and site plan as prepared by 

Livingston County Planning Department.  The plans have a last revision date of May 1, 2018.  This site is located at 7315 

McClements Road.  The Petitioner is proposing to rezone the site from Agriculture (AG) to Public and Recreational 

Facilities (PRF) and create a small park and recreation field on the site.  We offer the following comments: 

 

GENERAL NOTES 

 

1. We understand that the proposed site plan is an initial phase for the Fillmore County Park and have taken into 

consideration that the configuration of the parking lot, driveway, and restroom structure may change as future 

development occurs. All future parking lots and internal driveways should be constructed in accordance with Genoa 

Township standards.    

 

TRAFFIC / ROADWAYS 

 

1. The zoning ordinance requires the drive to be hard surface with concrete curbing. However, the aggregate entrance 

drive may be considered as a Low Impact Development alternative to the zoning requirements as the park will not 

have high traffic. The petitioner is not intending to clear snow in the winter so the aggregate drive and parking area 

would be acceptable.  

 

2. The location of the driveway on McClements Road should be reviewed and approved by the Livingston County Road 

Commission.  Confirmation of this permit should be submitted for the Township’s records. 

 

DRAINAGE AND GRADING 

 

1. All drainage, grading, and soil erosion control measures for future improvements to the property shall be designed 

in compliance with the regulations established by the Livingston County Drain Commissioner’s office. 

 

2. The petitioner has added a note to the plans for ditching around the play field to control stormwater runoff from the 

field and adjacent lands.  This ditching should be shown on the grading plan, as its location will impact the overall 

limits of the grading on the site.   

 

3. The petitioner should consider crowning the field to allow drainage from the field to drain to the closest edge.  As 
proposed, the stormwater has to drain from one corner to the other to clear the field which is inefficient and may 

result in ponding on the field.    
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4. In our previous review we requested the plan include a location for a future detention pond.  The need for a detention 

pond at this time should be discussed and approved by the Livingston County Drain Commissioner.  Typically, with 

any parking lot a detention pond is required along with sedimentation control provisions.  A drainage review letter 

from the LCDC office should be submitted as part of the land use permit process.    

 

The rezoning from AG to PRF presents minimal engineering issues and we therefore have no objections to the proposed 

rezoning. The site plan comments should be addressed by the petitioner to the satisfaction of the planning committee.     

 

If you have any questions or comments, please call. 

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E.  

Vice President  
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May 10, 2018 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Fillmore Park rezoning 

7315 McClements Rd. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on April 6, 2018 with revisions received on May 9, 2018. The drawings are                                 
dated January 24, 2018 with revisions dated May 1, 2018. The project is based on the proposed                                 
redevelopment of a donated fallow agricultural land into a community park. The current                         
submittal is for the development of a multi-sport field, 5k walking path, access and parking and                               
a waterless restroom facility.  
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
1. The dead-end access drive into the parking lot exceeds 300’. Dead ends exceeding 150’ are                             

required to be provided a means of emergency vehicle turnaround. This can be                         
accomplished through cul-de-sac or hammerhead-style turnarounds. (The approved               
dimensioned turn-around has been included in the new design at the north end of the                             
parking area) 

IFC 503.2.5 
IFC APPENDIX D 

 
2. The site address shall be included on the entrance sign and shall be a minimum of 6” high                                   

letters of contrasting colors and be clearly visible from the street. The location and size shall                               
be verified prior to installation. (The address for the park is noted to be included on the                                 
monument sign at the entrance) 

          IFC 505.1 
 

3. The access road into the site shall be a minimum of 26’ wide. With a width of 26’ wide, one                                       
side of the street shall be marked as a fire lane. Include the location of the proposed fire                                   
lane signage and include a detail of the fire lane sign in the submittal. Access roads shall be                                   
constructed to be capable of supporting the imposed load of fire apparatus weighing at                           
least 75,000 pounds. (The access road is identified on Sheet C3 as 26’ wide, however, is                               
shown at 24’ wide on detail sheet C5. It is noted that fire lane signage will be provided but                                     
the “No Parking Fire Lane” signs are not indicated on any of the sheets, and there is no detail                                     
provided. Signage shall be spaced every 50’ along one side of the drive and on all sides of                                   
the new hammerhead.) 

      IFC D 103.3 
      IFC D 103.6 
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                May 10, 2018 
                          Page 2  
Fillmore Park rezoning 

                                                                                                              7315 McClements Rd. 
Site Plan Review 

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 
 
cc:  Amy Ruthig 

 

www.brightonareafire.com 67



Fillmore County Park  
PRF Impact Assessment 

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

a. Preparer.

Prepared by:
Kathleen Kline-Hudson, Director
Livingston County Planning Department
Staff Facilitator, Livingston County Parks and Open Space Advisory Committee
304 E. Grand River Ave.
Howell, MI 48843

Prepared for:
Livingston County Government
304 E. Grand River Ave.
Howell, MI 48843

Genoa Charter Township
2911 Dorr Road
Brighton, MI 48116

b. Description of the Project Site.
Fillmore County Park consists of 198 acres
located in Sections 1 and 2 of the northeast
quadrant of Genoa Charter Township. The land
was bequeathed to Livingston County for park
purposed by Raymond Fillmore. The site primarily
consists of fallow agricultural land with the
exception of the Fillmore farmstead located at
7315 McClements. For the near future the county
intends to have the farmstead residence occupied
by a park caretaker. In the future, this structure
may be demolished or used for park purposes
such as an interpretative center. The site is
bordered by agriculture and rural residences to
the north and west, Camp Chaldean to the south
and Del-Sher Estates to the east.

c. Impact on Natural Features.

The project site contains three unregulated wetlands of less than 5 acres in size (NWI), three woodland
areas totaling approximately 32 acres, and open, fallow agricultural land. The land is generally low-
sloped, with gently-rolling topography of 0-12%. Elevations range from a low of 975 feet USGS to a
high of 1,000 feet. The USDA Soil Survey of Livingston County indicates that the soils on-site are
predominately well-drained Miami Loam, Owosso Miami Sandy Loam and Fox-Boyer Complex. These
soils present only slight or moderate limitations for nonfarm use. The site also contains scattered
pockets of muck soils.

Livingston County’s High-Quality Natural Areas, a 2003 publication of the Livingston County Planning
Department, indicates that there are two (2) Priority 2 natural areas located on site. Priority 2 natural
areas are usually between 50 and 200 acres and have average scores for bio-diversity.

Received 5-2-18
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Fillmore County Park  
Impact Statement 

Page 2. 
 
 

This project is intended to not harm the natural features on-site; to do so would be counter-productive 
to the park setting. 

  
Natural features on the Fillmore County Park site have been recorded by the Huron River Watershed 
Council (HRWC) through a Bioreserve Site Assessment. This assessment has been submitted to the 
Township with the rezoning application. In summary, the HRWC ranked East Fillmore (approx.120 
acres) and West Fillmore (approx.80 acres) for 15 ecological criteria. HRWC rankings place both areas 
of the park in the lower range for all the Bioreserve Sites in the watershed ranging from 25 to 1244. The 
main differences between the two areas were that Fillmore East got slightly more points for being better 
connected to other natural areas and Fillmore West got points for being less ecologically disturbed than 
Fillmore East (Fillmore East got zero points for this due to former farming of land). 

 
d. Impact on Stormwater Management. 

 
Grading and construction operations at the site will be very minimal for the entrance drive, parking area, 
playfield, restroom facility and trail, therefore, there should be little to no impact on stormwater 
management. The Drain Commissioner is a member of the Livingston County Parks and Open Space 
Advisory Committee and his expertise will be sought throughout the construction project. 

 
e. Impact on Surrounding Land Use. 

  
Phase I development of Fillmore County Park will entail the construction of: a park entrance, driveway, 
parking lot with ADA spaces, a restroom facility with vaulted toilet, a sidewalk that will connect parking 
to the restroom, a sports playfield and a 5K trail. This construction will primarily occur near the 
Kellogg/McClements Road intersection. 
 
Each of these permitted uses in the PRF zoning district are compatible with the adjacent recreational 
land uses and the PRF zoning of Camp Chaldean. Additionally, the future recreational uses of Fillmore 
County Park will not be detrimental to surrounding residential property values in terms of views, light, 
noise and other nuisances which could negatively impact adjacent properties. Conversely, use of the 
park will provide health and welfare benefits to the surrounding residential areas. 
 
Subsequent phases of the park may be planned for the future. A conceptual site plan for park 
development has been created and can be found in the rezoning application materials. Additionally, the 
site currently contains the Fillmore farmstead consisting of a residence and outbuildings at 7315 
McClements Road.   
 
The Livingston County Parks and Open Space Advisory Committee has kept residents in the immediate 
area and the facility manager of Camp Chaldean, regularly informed of the plans for the park since 
February 2014 when a public meeting was held for a Michigan Natural Resources Trust Fund grant that 
was being submitted by Livingston County at that time. Since the February 2014 public meeting, the 
committee has maintained communication through periodic visits and e-mail contact, as well as through 
two (2) liaison Del-Sher Estates residents that attend meetings of the Parks and Open Space Advisory 
Committee in order to keep informed of the plans for the park so that they can better inform their 
neighbors. 

 
f. Impact on Public Facilities and Services. 

 
The Park will serve the Howell, Brighton and Hartland areas, being centrally located between them. 
With this ideal location, Fillmore County Park should attract a modest number of visitors, primarily on 
the weekends. There is no anticipated impact on public schools. County employee presence will be  
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Fillmore County Park  
Impact Statement 

Page 3. 
 
 
periodic. In collaboration with the Livingston County Parks and Open Space Advisory Committee, the 
Livingston County Road Commission will provide upkeep of the gravel road and lot, and the Sheriff’s 
Department will patrol the main use area. Letters of support were obtained from both of these entities 
for the Land and Water Conservation Fund grant that will partially fund park development. 
 

g. Impact on Public Utilities. 
 
Fillmore County Park will not be served by municipal utilities, nor are utilities currently requested for this 
park usage. Sanitary services will be provided to public by a waterless vault toilet in a restroom facility. 
 

h. Storage and Handling of Any Hazardous Materials. 
 
Hazardous substances will not be used, stored or disposed of on the site. 
 

i. Impact on Traffic and Pedestrians. 
 
Access to Fillmore County Park will be from McClements Road, a gravel road on the south side of the 
property. The park entrance drive will be located approximately 400 feet east of the intersection of 
Kellogg and McClements Roads, nearest to the areas from which most traffic will arrive. Through park 
planning it was determined that this is the best point of entry into the park. This entrance location 
creates a good starting point for future phases of the park, and the location is buffered from neighboring 
residential areas while establishing good cross access to the neighboring Camp Chaldean. 
 
Based on the Institute of Transportation Engineers (ITE) common trip generation rates at the PM Peak 
Hour, a County Park of 198 acres generates 17.8 trips (.09 per unit).  

 
j. Special Provisions. 

 
The trust agreement of Raymond Fillmore states that Livingston County is to only use the land for 
recreation purposes as a county park. Therefore, Livingston County is unable to utilize the land for any 
other purpose.  
 

 
 
 
 
 

Sources: 
 

 National Wetlands Inventory Maps 
 United States Geological Survey (USGS)Topographic Quadrangle Maps 
 United States Department of Agriculture (USDA) Soil Conservation Service, Soil Survey of 

Livingston County, Michigan 
 Livingston County’s High-Quality Natural Areas, Livingston County Planning Department 2003 
 Huron River Watershed Council, Bioreserve Site Assessment, 2014 
 9th Edition ITE Trip Generation Manual  
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April 23, 2018 
 
Amy Ruthig 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
 
Truck & Trailer Specialties – Addendum to Site Plan Application 
 
  
For: Professional Engineering  
 Grand Oaks Drive – Vacant Parcel 
 Genoa Township, Livingston County, Michigan 
 
 
In response to your email dated April 13, 2018, please find below a detailed description of the 
proposed use and a list of the Special Land Uses that the applicant is seeking: 
 
 

Truck & Trailer Specialties, with three Michigan locations, has been serving the public 
works and commercial trucking industry since 1974.  The focus of their work is to 
fabricate and equip trucks for snow plowing services needed by City, County and private 
snow clearing operations.  Truck & Trailer Specialties originated and remains in the 
small west Michigan town of Dutton, Michigan, located just south of Grand Rapids.  The 
company was founded by the father & son team of Cal and Dan Bouwman.  In 1996, the 
Boyne Falls Truck & Trailer Specialties location was opened under the direction of Butch 
Cone, former longtime employee of Hyde Equipment in Petoskey, Michigan.  The goal of 
the Boyne Falls store is to serve northern Lower Michigan and the Upper Peninsula.  
Spring of 2013 saw the opening of the newest Truck & Trailer facility in Howell, 
Michigan.  Truck & Trailer Specialties prides itself on extraordinary craftsmanship, 
ingenuity, and loyal long time customers.  The Truck & Trailer locations feature full 
service, truck set-up facilities including body & paint shops, welding & fabricating 
capabilities, complete line of truck bodies & attachments, and mobile hydraulic system 
expertise specializing in closed center systems with load sense piston pumps, Bosch 
Rexroth being the premier supplier.  The Howell, Michigan (Grand Oaks) location will 
have 20 employees.  The hours of operation are Monday through Friday 7AM to 5 PM, 
Saturday 8AM to 12PM, and closed on Sunday.  Typical loading/unloading procedures 
will occur at the west side of the building, as indicated on the plans. 
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The special uses could be: 
 

1) Automotive Assembly or Manufacturing  
2) Any use with outdoor equipment/material storage and all other open air 
businesses.  
3)Accessory fuel storage or use of hazardous materials 

 
If additional information is needed prior to publication, please let us know.  If you have any 
questions, please do not hesitate to contact me. 
 
Sincerely, 
GreenTech Engineering, Inc. 

 
Jesse Parkinson 
Project Manager 
  
Attachments 
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Mike Arens responded that the land is planned for passive recreation.   They may have recreation 
play but there are no plans at this time for league level athletics.   They propose to mark the 
property lines and intend to create a buffer from the existing residential.  There were public 
hearings with the neighbors to apply for the grant and they have heard these concerns and intent 
to keep this park as an amenity to the adjacent landowners.  The trail is going to be a wood chip 
naturalized trail and will be at least 50-100 feet from the property lines.   The overall project 
concerns they recognize are with noise, lighting and traffic.  They intend to keep this a passive 
facility.    
 
The call to the public was closed at 7:10pm.   
 

1) Recommendation of Environmental Impact Assessment 

 

Moved by Commissioner Rauch, supported by Commissioner Grajek to recommend approval of 
the environmental impact assessment for the proposed phase 1 of the Fillmore County Park 
located on parcels 11-01-300-005 and 11-01-300-006.   The recommendation is conditioned on 
the rezoning to PRF.   The motion carried unanimously.   
 
         B. Disposition of Site Plan. 

 
Moved by Commissioner Rauch, supported by Commissioner Grajek to approve the site plan 
dated May 1, 2018 for the proposed phase 1 of the Fillmore County Park located on parcels 11-
01-300-005 and 11-01-300-006 with the following conditions: 
1. The subject property shall be rezoned to PRF.  
2. The parking based on ITE trip generation peak is reasonable.  
3. The signage requires a sign permit.  
4. The Livingston County Road Commission shall issue a driveway permit.  
5. In lieu of detention ponds, check dams shall be installed in the ditch along McClements Road 

to help control sedimentation.   
The motion carried unanimously.  

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

assessment for a proposed 30,000 sq. ft. automotive assembly building including outdoor 

storage and storage of hazardous materials for Truck and Trailer Specialties.  The property 

in question is located on a vacant 10-acre parcel located on the west side of Grand Oaks 

Drive, south of Grand River Avenue (Parcel# 11-05-300-051). The request is petitioned by 

ACS Build Inc.  
  
Ken and Brian McQuade with ACS Build, Jesse Parkinsen, civil engineer with Greentech 
Engineering, Al Valentine, architect with GAV & Associates, and Dan and Brian Bouman owners 
of Truck and Trailer Specialties are present on behalf of the petitioner.   
 
 
Ken McQuade reviewed the project.   Truck and Trailer is an existing business in the Township on 
Victory Drive.  They are proposing a 30,000 square foot crane building with 3 bays.   The building 
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is 200 feet deep and there would be 2 crane weights inside the building.    The business takes 
production heavy duty chassis to make snow plow trucks.  They add boxes, blades, plows, etc. to 
the trucks.  Cranes are needed to lift up the heavy plow equipment.  
 
Items needing special consideration this evening include asking for gravel to accommodate the 
large parts.  The large parts include shipments of truck beds and plow blades.  These items are 
not on pallets and are maneuvered on-site using a mobile yard crane.    
 
Additional consideration is requested from the requirement for masonry exterior building 
materials.   Since this is crane building the walls need to move and the masonry doesn’t work with 

the movement of the building.   In addition, the new energy code requires more energy efficiency 
and it is very difficult to do with a masonry building.  They are requesting approval to allow an 
insulated metal panel.   
 
Brian Borden reviews his letter dated May 9, 2018.   The request involves special land use and 
site plan review.   The Township Board has authority so the Planning Commission makes 
recommendations this evening.  In general, they have found that the special land use conditions 
are met with the following caveats: 
 
1.) The applicant will need to confirm that no loosely packaged material will be used in the 

outdoor storage and display areas.  
 
 Mr. Ken McQuade responded that there are no loose materials.   Only heavy components are 
stored outside.   
 

2.) They are proposing a gravel storage area on the west of the site which must be approved by 
the Planning Commission following a recommendation by the Township Engineer.   
 

3.) They are showing a vehicle display area in the northeast corner of the property which does 
not meet setbacks and is a bit unusual for a non vehicle sales use.  Also, outdoor display is 
not allowed in the front yard and the building setback would need to be met.   Commissioner 
Rauch questioned if they could move the vehicle display to the area southeast of the building 
to meet the setback requirements.  

 
Ken McQuade responded that they could move the area to meet the setback.   The purpose of 
the display area is to park the new trucks that are ready for pick-up in a position of 
prominence.  This area would only be used when a client is coming to pick up their vehicle 
order.    Kelly VanMarter asked for the applicant to clarify the use of the display area as 
discussed this evening in the impact assessment.    
 

4.) The applicant is requesting approval to allow 6 foot tall privacy screening in lieu of the 
landscaping.   They are proposing a chain link fence with privacy slats.  Mr. Borden has 
concerns with both aesthetics and maintenance of a vinyl slat chain link fence.   The slats can 
end up in disrepair and are unattractive and may not age well.   The applicant may consider a 
mesh backing similar to a wind screen.   

 
Mr. Brian McQuade distributed hand-outs to the Commissioners showing the proposed fence.       
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Commissioner Rauch requests consideration for the fence facing Grand Oaks Drive to be 
made of a nicer product.   Since this fence runs parallel with the front of the building it will be 
part of the look of the building.  Perhaps they could they eliminate the fence along the rear 
(west) in exchange for a nicer fence along the front.    They should screen the rear outdoor 
storage area.   
 
Mr. Ken McQuade states that there is a 3’ berm in the front and then it drops off.   There is 

around 5 feet from the edge of asphalt to the back of gravel so you won’t see the storage 

area.  The fence material needs to be able to hold up on the proposed 26’ rolling gate.   
 
Commissioner Rickard would like to see a decorative fence instead of the chain link fence.  
The Township Planner could approve the upgraded fence material.   

 
Commissioner Grajek expressed concern with the durability of a vinyl fence on a rolling gate 
that is moving in the cold.  He asked if there is something more substantial that could be 
decorative but not have maintenance issues.  

 
Mr. Ken McQuade states that the fence they are proposing is the new generation.  It is a 
heavy duty PVC two layer slat that is stronger and resident to fade.  They would like to use 
this produce because it is low maintenance and durable.   

 
Chairman Brown would like to see the fence product in place somewhere.   Mr. McQuade 
indicated that Etna Industries in Wixom and Detroit Axel on west 8 mile has it.   

 
Commission Rauch appreciates the comments and discussion.  He understands the 
maintenance concerns and appreciates its value for that but it is a look that he would like to 
stay away from. 

 
Mr. Ken McQuade suggests that they submit something for approval between the Planning 
Commission action and the Township Board.   

 
Mr. Borden suggests that just the fence component comes back.  The project can move 
forward but the fence materials should come back for a Planning Commission review.   

 
Jesse Parkinson adds to the discussion that the proposed landscaping will soften the look of 
the proposed fence.  He suggests that they could change the landscaping plan to provide 
arborvitae rather than juniper to further help break up the look of the fence.    
 
Commissioner Grajek is not as concerned with the fence.  There are a number of other similar 
type fences along Grand Oaks Drive.  

 
Mr. Borden notes that the gates will be open during business hours.  

 
5.) The applicant shall confirm that outdoor storage does not exceed the height of screening.   Mr. 

Ken McQuade confirmed there will not be materials stored taller than the 6’ fence.   
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6.) The PIP Plan for the use of hazardous materials is outdated and it is unclear what types of 
materials will be stored or handled.    We need a little more information of what the hazardous 
materials are to determine if the standards are met.   Secondary containment shall be 
provided for all hazardous materials.  Mr. Ken McQuade states there will not be any fuel tanks 
and they did provide an update PIP Plan which Mr. Borden did not receive.   They will provide 
the necessary information.  

 
7.) The building design and materials must be reviewed and approved by the Planning 

Commission.   
 

8.) The applicant is asking for relief from having to landscape the detention pond because the site 
is so large and is well screened from adjacent properties due to existing woodlands and 
wetlands.    None of the Commissioners expressed any concern with that.     

 
Chairman Brown requested that the applicant talk about the stress of the machines inside the 
building that is dictating the building materials.   Mr. Ken McQuade explained that industrial 
buildings with cranes typically have metal siding because as the cranes moves it racks the steel of 
the building.   The building needs to be able to flex and move.  In addition, the new energy code 
which has been on the books for a couple of years requires that buildings be more energy efficient 
which is another reason why the insulated metal panel system is preferred.  The cranes in the 
building are 5 ton.   
 
Mr. Al Valentine stated that because of the crane this must be a steel frame building.   Steel that 
is attached to masonry will cause the masonry to crack because of the shifting.   The building 
needs to be insulated to R25 and the roof must be insulated to R38 value.     
 
The applicant distributes the building materials and brochures to the Commission members.  
 
Commissioner Grajek asked if they can’t build this building to comply with the ordinance 
standards to meet the energy code.  Mr. Valentine responds that is correct.   
 
Gary Markstrom indicates he has no issues with the gravel storage and is suggests that the 
applicant use asphalt millings to keep the dust down.   Mr. Ken McQuade stated that millings are 
preferred and would be a cost savings.   
 
Commissioner Grajek questions if there are any concerns with elevation on the site for drainage?   
Mr. Markstrom responds that there are no drainage concerns due to the elevation and all surface 
water drains to the back of the property.  They have sized the basin for the area.   
 
Commission Rickard questioned the 1:3 slopes on the pond and if there is 33% ditch going back.  
Mr. Markstrom responded to the affirmative and stated that it meets the ordinance.  He added that 
they raised their finish floor elevation to get gravity.   
 
Commission Rickard asked if the outlet for the pond would be better directed towards the wetland 
rather than off-site and she suggested the outlet be turned to the north.   Mr. Markstrom agreed 
that is a good suggestion.   
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Chairman Brown reviewed the Fire Department review letter and Mr. Ken McQuade responded 
that they will meet the requirements.   
 
In regard to the Impact Assessment, Chairman Brown asked if trucks will unload on the property 
and not Grand Oaks.   Mr. Ken McQuade responded that all truck loading and unloading will occur 
on site.  .  
 
Commission Grajek asked if the outdoor storage for staging equipment is temporary.  Mr. Bouman 
responded that all of the equipment on side has been sold and is temporarily stored until it is 
placed on the vehicle.   
 
Commissioner Rickard questioned if they really need that much area for storage?     Mr. Bouman 
responded that yes it is necessary for our business.   
 
Chairman Brown reviewed the PIP Plan and offered the following suggested corrections:   
Page 2 – misspelled truck; 
Page 4 - correct fire department to Brighton; 
Page 5 - change “should” to “will” for emergency response coordinator;  
Page 7 - fence storage year should be yard; 2 references to no floor drain;  
Page 10 – reference to no floor drains; 
Page 11 - reference to open drains should be removed, - the plan needs to be consistent in 
regard to the floor drains.  
Page 11 - storage area to be inspected regularly and frequently. 
Page 13 - employers should be employees.  
 
Chairman Brown asked if the floor would be sealed and Mr. Ken McQuade responded that the 
floor would be sealed.   Chairman Brown asked that language about the sealed floor be added to 
the Impact Assessment.  
 
Gary Markstrom questioned if there will be floor drains in the building and if so where do they 
drain.  Mr. McQuade responded that they do have floor drains and they will be tied to the sanitary 
sewer.  Mr. Markstrom indicates that the floor drains cannot drain to sanitary sewer and there will 
need to be details shown on the plans to confirm there is external tank for pump and haul.   
 
The call to the public was made at 8:21pm with the following response:   
 
Bob Kubinec owns the business directly across the street.  He asked if there are components that 
need to be painted as part of the process.   Mr. Bouman states that some components are pre-
painted but there are also some that are painted on-site.  The on-site paint shop mostly does 
touch up because the material used is mostly stainless steel.   Mr. Kubinec asked how many 
components are delivered each day and he wanted to know where the trucks will park.   Mr. 
Bouman responded that the component deliveries are not every day and they trucks making the 
deliveries will park in the back.   
Dave Howard with Cleary University has concern of hazardous material and airborne particulates.     
Mr. Bouman stated that they use hydraulic oils mostly and a little bit of paint for touch up.  The 
OSHA tests for air quality are well above standards.  They will have 800 gallons of oil.  Everything 
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else is maybe a case of spray lubricant or other small items like that.   They have paint in an 
approved container.   
 
Matt Bennett with Cleary University adds that the University is trying to provide a center of 
performance and health in the area and Grand Oaks Drive is a main artery for these elements.   
There will be lots of students and events happening so there is some concern for this.   
 
Chairman Brown asked if all truck movements will be on-site.   Mr. Bouman states that all trucks 
are maneuvered on site and they get 2 trucks each day.   
 
The call to the public was closed at 8:29pm 
  

A. Recommendation of Special Use Application. 
         
Moved by Commissioner Grajek, supported by Commissioner Rauch to recommend approval of 
the special use permit corresponding to the impact assessment and site plan for automotive 
assembly, outdoor storage, and storage of hazardous material for a proposed 30,000 sq. ft. 
building for Truck and Trailer Specialties located on Grand Oaks Drive on parcel 11-05-300-051 
with the following conditions: 

1) The special land uses include automotive assembly, gravel outdoor storage area, and 
hazardous material storage as identified in the PIP Plan; 

2) The Special Land Uses have been found to comply with the criteria established in Section 
19.03.  

3) The 6’ screen fence is allowed in lieu of the buffer zone or berm requirements.  
4) This recommendation is contingent on approval of the site plan and impact assessment by 

the Township Board.  
The motion carried unanimously. 

 
 B. Recommendation of Environmental Impact Assessment 

 
Moved by Commissioner Grajek, supported by Commissioner Rickard to recommend approval of 
the environmental impact assessment corresponding to the special land use and site plan for a 
proposed 30,000 sq. ft. building for Truck and Trailer Specialties located on Grand Oaks Drive on 
parcel 11-05-300-051 with the following conditions: 

1.) A revised PIP Plan as discussed this evening will be provided prior to the Township Board. 
2.) Dust control measures shall be added.   
3.) A description regarding the use of the relocated vehicle display pod shall be added.   
4.) This recommendation is contingent on approval of the special use and site plan by the 

Township Board.   
The motion carried unanimously.   

 
         C. Recommendation of Site Plan 

 
Moved by Commissioner Grajek, supported by Commissioner McCreary to recommend approval 
of the site plan corresponding to the special land use and environmental impact assessment for a 
proposed 30,000 sq. ft. building for Truck and Trailer Specialties located on Grand Oaks Drive on 
parcel 11-05-300-051 with the following conditions: 
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1.) The detention outlet will be relocated towards the north wetland on their site.  
2.) The applicant shall return to the Planning Commission for fence material review and 

approval related to the front section of the fence which would be visible from Grand 
Oaks Drive.    

3.) The fence along the western side of the storage yard can be eliminated. 
4.) The gravel outdoor storage area can be constructed with asphalt millings to reduce dust.  
5.) The floor drains in the shop area shall be eliminated from the plans.   
6.) The alternative building materials are recommended for approval because of the nature 

of the business.   The commission recommends allowing high quality metal panels 
because of the inability of masonry to satisfy the energy code requirements and the 
incompatibility of the cranes to flex on a masonry structure.   

7.) The requirements of the Brighton Area Fire Authority shall be met 
8.) Construction plan review and easements shall be provided.   
9.) The vehicle display pod shall be relocated to comply with the setback requirements.  
10.) The required detention pond landscaping shall be relocated to the front of the site in a 

matching quantity.   
11.) This recommendation is contingent on approval of the special use and site plan by the 

Township Board.   
The motion carried unanimously.   

 
 
OPEN PUBLIC HEARING # 4… Review of an amendment to a previously approved Planned 

Unit Development and a material change from previously approved site plan for the 

Athletic fields located at 3575 Cleary Drive, Howell (11-05-400-070). The request is 

petitioned by Cleary University.  

                      
Matt Bennett and Dave Howard with Cleary University and Brent LaVanway with Boss 
Engineering were present on behalf of the petitioner.   
 
Brent LaVanway gave a brief land history and reviewed the process of creating the Planned Unit 
Development (PUD) for the University a number of years ago.  The signage for the stadium was 
not well addressed as part of the initial PUD so they are requesting amendments in that regard.     
The other item requested is building material changes for the stadium site plan project.   The site 
plan was previously approved and they are asking for approval to change some the approved 
materials.  
 
Matt Bennett with Cleary University addressed the Commission and presented the requested 
material changes for the site given the use.  The proposed new building materials will also 
accommodate self-contained advertising.    The change in materials is to a more decorative sturdy 
brick material.  They are also requesting to install brick with a smooth finish to brand the stadium.  
Mr. Bennett reviewed presentation renderings and samples of the proposed brick material.   He 
introduced Lake Trust Credit Union as the stadium sponsor.    The press box and concession 
stand will be the “Manchester” cast brick.  The stadium will be fully enclosed and the Manchester 
brick will be carried to the dug outs to keep the consistent theme.    The proposed wall will be 
smooth block to allow for branding to “collegiate up” the facilities.    
 

DRAFT

93



May 9, 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 Truck and Trailer Specialties for 

special land use (application dated 4/4/18) and site plan (plans most recently dated 4/25/18) review and 

approval. 

 

A. Summary 

 

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

conditions must also be met and any comments by the Township Engineer or Brighton Area Fire 

Authority must be addressed. 

2. Outdoor storage/display comments: 

a. The applicant must confirm that there will be no loosely packaged materials stored outdoors; 

b. The Commission may allow gravel for a portion of the outdoor storage area; 

c. The vehicle display area does not comply with the required setback; 

d. The Commission may allow use of a 6-foot privacy fence as the required screening; however, we 

request additional detail on the proposed use of “privacy slats.” 

e. The applicant must confirm that the height of equipment/material to be stored outdoors will not 

exceed the height of the screening provided. 

3. The submittal includes a PIPP but does not provide sufficient information to verify compliance with 

Section 13.07.  The applicant must provide additional information demonstrating compliance or that 

certain conditions do not apply to their request 

4. Building elevations are subject to review and approval by the Planning Commission. 

5. The applicant should be prepared to present building material and color samples to the Commission. 

6. The applicant requests relief from the building material requirements of Section 12.01 for an 

increased amount of metal siding. 

7. The applicant requests Commission approval to relocate the landscaping required for the detention 

pond to the front of the building/site. 

8. Given that the PIPP submitted is from 2015, we request the applicant confirm that all of the 

information provided is up to date. 

 

B. Proposal/Process 

 

The project entails a new 30,000 square foot industrial building on the front portion of a vacant 10-acre 

parcel.  Based on the revised submittal, special land use approval is needed for: automotive assembly, 

outdoor equipment/material storage and accessory fuel storage/use of hazardous materials.   

 

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

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

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Truck and Trailer Specialties – Special Land Use and Site Plan Review #2 

Location: Grand Oaks Drive – west side of Grand Oaks, south of Grand River Avenue 

Zoning: IND Industrial District 
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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 many of the properties 

along Grand Oaks, as Industrial.  This category is intended for “industrial uses such as research, 

wholesale and warehouse activities and light industrial operations which manufacture, compounding, 

process, package, assemble and/or treat finished or semi-finished products from previously prepared 

material.”   

 

Based on the use description provided by the applicant, the proposal is generally consistent with the 

Master Plan. 

 

2. Compatibility.  Grand Oaks is primarily developed with light industrial uses, many of which include 

some amount of outdoor storage.   

 

Provided the applicable use conditions are met, the proposal is generally expected to be compatible 

with the existing and planned character of the area. 

  

3. Public Facilities and Services.  As an undeveloped lot surrounded by several developed sites, 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 with 

respect to this standard. 

 

4. Impacts.  The use conditions are intended to limit on- or off-site impacts of the proposal.  Provided 

those standards are met, the proposal is not expected to adversely impact adjacent or surrounding 

properties and/or uses. 

 

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

additional efforts to mitigate potential adverse impacts. 

 

Subject site 
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D. Use Conditions 

 

Accessory outdoor equipment/material storage uses are subject to the following use conditions of Section 

8.02.02(b): 

 

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

 

The subject site contains 10 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.  

 

Given the nature of the proposed use, we do not believe the outdoor storage will entail the use of loosely 

packaged materials that need containment; however, we request the applicant confirm this is the case. 

 

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

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

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

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

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

environment will not be negatively impacted.  

 

The area surrounding the building is paved, while the area adjacent to the pavement at the rear of the site 

is proposed as gravel.  Pending input from the Township Engineer, the Commission may allow the use of 

gravel in accordance with this standard. 

 

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 with a parking lot shall meet the required parking lot setback; provided the Planning 

Commission may require additional landscaping screening or ornamental fencing.  

 

The outdoor storage area is located within the rear yard and complies with all setback requirements of the 

IND. 

 

However, the request also includes a vehicle display area in the front yard that does not comply with 

setback requirements. 

 

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 30,000 square foot building includes 4,400 square feet of office space. 

 

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

 

Sheet 8 includes a circulation plan demonstrating that large vehicles (a fire truck is depicted) can navigate 

the site without impacting traffic along Grand Oaks. 

 

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 applicant proposes use of a 6-foot screen fence around the outdoor storage area at the rear of the site. 

 96



A detail on Sheet 7 identifies the proposed chain link fencing and notes that “privacy slats” are to be used.  

We request the applicant provide additional detail on the “privacy slats.”  If this entails plastic strips 

woven into the chain link fence, we question their appropriateness and durability and suggest an 

alternative method of screening. 

 

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. 

 

We request the applicant confirm that this standard will be met. 

 

E. Use Conditions 

 

Accessory fuel storage/use of hazardous materials is subject to the following use conditions of Section 

13.07: 

 

1.  Above Ground Storage Tanks: Above ground storage tanks shall be limited to three hundred 

(300) gallon capacity, shall be located not less than seventy-five (75) feet from any occupied 

building or any lot line and shall be mounted on a solid concrete slab to prevent overturn and 

spilling;  

 

2.  Below Ground Fuel Storage Tanks: Below ground fuel storage tanks shall be at least two 

thousand (2,000) feet from any drinking water well serving two or more residential units.  

 

3.  Secondary Containment: Uses utilizing, storing or handling hazardous material have provided 

secondary containment facilities and provide documentation of compliance with state and 

federal regulations, as required.  

 

4.  Pollution Incident Prevention Plan: A Pollution Incident Prevention Plan (PIPP) shall be 

submitted that provides documentation for the following, with appropriate correspondence from 

the MDEQ, Michigan State Police Fire Marshall, local fire department, and Livingston County 

Health Department:  

 

(a)  Description of any discharge of any type of wastewater to a storm sewer, drain, lake, 

stream, wetland, other surface water body or into the groundwater;  

(b) Description of storage of any salt, oil or other potentially hazardous materials including 

common name, name of chemical components, location, maximum quantity expected on 

hand at any time, type of storage containers or base material, and anticipated procedure for 

use and handling;  

(c) Description of any transportation, on-site treatment, storage or disposal of hazardous waste 

generated in quantities of 250 gallons or 2200 pounds per month;  

(d) Description of any secondary containment measures proposed including design, 

construction materials and specifications, volume and security measures;  

(e) Name and phone number(s) of person(s) responsible for materials and available 24 hours, in 

case of detected spill.  

 

5.   Permits: Any discharge of wastewater to a storm sewer, drain, lake, stream or other surface 

water shall be documented and appropriate permits obtained from the MDEQ, Surface Water 

Quality Division. Any discharge of liquids, sludge, wastewater and/or wastewater residuals into 

or onto the ground shall be documented and appropriate permits obtained from the MDEQ, 

Waste Management Division. If flammable or combustible liquids are to be stored in fixed 97



aboveground storage containers with a capacity greater than 1,100 gallons, this shall be 

documented and appropriate permits obtained from the State Police Fire Marshal Division. 

Storage of pesticide or fertilizer in quantities greater than 55 gallons or 100 pounds shall be 

documented and appropriate permits obtained from the Michigan Department of Agriculture, 

Pesticide and Plant Pest Division. 

 

The submittal includes a PIPP but does not provide sufficient information to verify compliance with the 

required of Section 13.07.  The applicant must provide additional information demonstrating compliance 

or noting that certain conditions do not apply to their request. 

 

F. Site Plan Review 

 

1. Dimensional Requirements.  As shown in the table below, the proposed project complies with the 

dimensional standards of the IND: 

 

District 

Lot Size  Minimum Setbacks (feet)  

Max. 

Height 
Lot Coverage 

Lot 

Area 

(acres) 

Width 

(feet) 

Front 

Yard 

Side 

Yard 

Rear 

Yard 
Parking 

IND 1 150 85 25 40 
20 front 

10 side/rear 

30’ 

2 stories 

40% building 

85% impervious 

Proposal 10 331 98 
62.5 (N) 

118.5 (S) 
1,000 

20 front 

10 side (N) 

25 side (S) 

30’ 

1 story 

6.9% building 

28.4% impervious 

 

2. Building Materials and Design.  The proposed elevations, including colors and materials, are 

subject to review and approval by the Planning Commission.  The applicant should be prepared to 

present material and color samples to the Commission at the upcoming meeting for their 

consideration. 

 

Building materials include face brick and metal siding with a standing seam metal roof.  The entrance 

canopy is constructed of aluminum clad columns and a metal roof. 

 

The revised submittal does not include material calculations; however, the amount of metal siding 

clearly exceeds the 25% limitation of Section 12.01. 

 

In response, the applicant states that they “will be seeking relief from this requirement at the Planning 

Commission meeting.” 

 

3. Parking.  The Ordinance requires 40 parking spaces, while 49 are proposed, including the 2 required 

barrier free spaces. 

 

The parking spaces and drive aisles meet or exceed the dimensional standards of Section 14.06 and 

the use of looped striping is proposed (as required).   

 

4. Pedestrian Circulation.  As an industrial property, a public sidewalk is not required along the site’s 

frontage.  The project does include a 7-foot wide concrete sidewalk along the front of the building 

providing pedestrian access between the parking lot and main building entrance. 

 

5. Vehicular Circulation.  The site will have direct access to Grand Oaks via a proposed curb cut.  The 

proposed driveway is situated a good distance from the nearest drives on the same side of the 

roadway and is 270 feet from the nearest driveway on the opposite side.   
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Based on our review, the proposed location complies with the access management standards of 

Section 15.06; however, any comments provided by the Township Engineer with respect to the 

proposed driveway design must be addressed. 

 

The project includes a fence enclosure around the rear and sides of the building, including gates 

across both driveways, that restricts access to the side/rear of the site/building.   

 

In the revised submittal, the applicant states that the gates will remain open during business hours and 

a Knox Box has been added to both sets of gates for emergency access 

 

6. Loading.  The sides and rear of the building contain several overhead doors (6 in total) for deliveries 

and loading and a dedicated loading zone has been added at the rear of the building.  As noted above, 

the gates are to remain open during business hours, so delivery vehicles will have access to the rear of 

the building without causing back-up or delays at the entry gates. 

 

7. Waste Receptacle and Enclosure.  The site plan proposes a new waste receptacle and enclosure on 

the south side of the property.  The proposed location, enclosure and base pad comply with the 

standards of Section 12.04. 

 

8. Landscaping.  The revised landscape plan (Sheet L-1) has been reviewed for compliance with the 

standards of Section 12.02, as noted in the following table: 

 

Location Requirements Proposed Comments 

Greenbelt 20’ width 

9 canopy trees 

20’ width 

9 canopy trees 

Requirements met 

Parking lot 490 SF landscaped area 

5 canopy trees 

503 SF landscaped area 

5 canopy trees 

Requirements met 

Detention pond 8 trees 

77 shrubs 

8 trees 

67 shrubs 

11 ornamental grasses 

The applicant requests relocation of the 

required plantings to the front of the 

building/site, as opposed to surrounding the 

detention pond 

 

9. Exterior Lighting.  The submittal includes a revised lighting plan (Sheet SD.101), which includes 2 

light poles in the parking lot and 16 wall mounted fixtures around the building. 

 

The proposed pole heights and light intensities comply with Ordinance standards.  Additionally, the 

proposed metal halide (wall mounted) and LED (pole mounted) fixtures are also compliant. 

 

10. Signs.  The site plan notes a proposed monument sign on the north side of the driveway.  The 

proposed location and setback meet current Ordinance standards. 

 

A depiction of the sign is not provided, though the applicant notes that such details will be provided 

with a sign permit application at a later date. 

 

11. Impact Assessment.  The submittal includes an Impact Assessment (dated April 4, 2018), a Wetland 

Delineation report (dated April 2, 2018) and a Pollution Incident Prevention Plan (dated October 20, 

2015).   

 

In summary, the Assessment notes that the project is not anticipated to adversely impact natural 

features, public services/utilities, surrounding land uses or traffic. 

 

The Wetland Delineation report identifies a regulated wetland at the rear of the site.  The required 25-

foot natural feature setback is also depicted on the plan and the proposed development area is 

approximately 500 feet from the near edge of the wetland. 
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The PIPP appears to include all of the information required by Section 13.07.04; however, given its 

date, we request the applicant confirm that all of the information is up to date. 

 

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

can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 

steve.hannon@safebuilt.com. 

 

Respectfully, 

SAFEBUILT STUDIO 
 
 

  

  

Brian V. Borden, AICP    Stephen Hannon, AICP 

Planning Manager    Planner 
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May 10, 2018 

 

Ms. Kelly VanMarter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re:   Truck & Trailer Specialties, Inc. 

 Site Plan Review 3 

 

Dear Ms. VanMarter: 

 

We have reviewed the site plan documents from Greentech Engineering, Inc. dated May 7, 2018, for the 

referenced project. The approximately 10-acre site, located on Grand Oaks Drive just north of the Grand 

Oaks Ice Arena, is proposed for a 30,000-square-foot structure.  

 

The petitioner has satisfactorily addressed our previous comments with the following comment requiring 

input from the Planning Commission. 

 

1. Genoa Township design standards require the parking area to be provided with hard surface and 

concrete curbing.  The west side of the parking lot is proposed as a gravel surface without curbing.  

The Township needs to determine if this gravel area will be permitted as proposed or whether it 

needs to be hard surfaced in accordance with the Township design standards.  

 

From an engineering stand point we have no objection to site plan approval provided the petitioner and 

planning commission resolve the gravel parking lot issue above.    

 

If you have any questions please call. 

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E.  

Vice President  

 

copy: Tesha Humphriss, P.E.  
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May 9, 2018 
 
 

 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Truck & Trailer Specialties 

Vacant land on Grand Oaks Dr. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on April 6, 2018 and the drawings are dated April 4, 2018. The revised plans                                   
were received for review on May 3, 2018 and are dated April 25, 2018. The project is for the                                     
proposed construction of a new Type IIB, 30,000 square foot S-1/B non-separated mixed-use                         
building. (Revised utility and dimension/paving plans were received by email on Saturday May                         
5, prior to hard copy. This review covers both sets, however comments may be incomplete due                               
to timing and receipt of submittal.) 
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
1. A fire hydrant shall be located within 100’ of the fire department connection. (The hydrant                             

shown to be located within 100’ of the FDC on the most recent drawing (May 5) is approved                                   
in that location, however, the FDC must be relocated to the front (East face of the Northeast                                 
corner) of the building) 

          IFC 912 
 

2. To provide for proper hydrant spacing and required fire flow a new fire hydrant must be                               
added to the rear of the proposed development. It shall be located to the northwest corner                               
of the building at the corner of the employee parking area. This hydrant run will also provide                                 
required water supply in the event the identified future 6.9 acre parcel is developed. (The                             
additional hydrant has been located on the site in the location requested.) 

 
3. The building is shown to be provided with an automatic sprinkler system as required. The                             

system shall be designed and installed in accordance with NFPA 13, Standard for the                           
Installation of Automatic Sprinkler Systems. (Indicated to be complied by FDC and Fire Lead                           
location) 

IFC 903 
 
4. The address shall be located on the building and a minimum of 6” high letters of contrasting                                 

colors and be clearly visible from the street. The location and size shall be verified prior to                                 
installation.  (Noted to be provided when assigned.) 

 
IFC105.4.2 

IFC 505.1 
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                May 9, 2018 
                  Page 2  

   Truck & Trailer Specialties 
Vacant land on Grand Oaks Dr. 

Site Plan Review 

5. The access drives onto and throughout the site shall be a minimum of 26’ wide. With a width                                   
of 26’ wide, the building side of the drive shall be marked as a fire lane. In addition to the                                       
front drive, signage is required on all three sides of the rear of the structure spaced every 50’.                                   
Include the location of the proposed fire lane signage and include a detail of the fire lane                                 
sign in the submittal. Access roads to site shall be provided and maintained during                           
construction. Access roads shall be constructed to be capable of supporting the imposed                         
load of fire apparatus weighing at least 84,000 pounds. (The surface is identified as heavy                             
duty construction.) (The width of the drives have been revised to a 26’ minimum, however,                             
the north gate is indicated at 25’ wide, on a 26’ clear width drive. This must be corrected to                                     
26’ minimum to maintain 26’ clear width.) (No Parking Fire Lane Signs are noted to be                               
located as described on the North, West and South sides of the building.) 

      IFC D 103.6 
      IFC D 103.1 
      IFC D 102.1 
      IFC D 103.3 
 

6. Access around building shall provide emergency vehicles with a turning radius of 30’ inside                           
and 50’ outside, with a minimum vertical clearance of 13½ feet. Provide an emergency                           
vehicle circulation plan. (Radii has been improved and vehicle circulation has been                       
provided. Red Maple (AR) located at the northeast corner of building on landscape sheet                           
must be pulled back to not overhang the drive to prevent encroachment on clear height                             
and width) 

 
7. The location of a key box (Knox Box) shall be indicated on future submittals. The Knox box                                 

shall be located adjacent to the main entrance of the structure. Each side gate shall also                               
be provided with a Knox Padlock secured to the owner lock to permit emergency access                             
security. (Knox padlocks are noted to be provided on both gates, however, the knox box                             
location is not identified at the main entrance.)  

          IFC 506.1 
 

8. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor,                       
architect, on-site project supervisor. 

 
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 
 
cc:  Amy Ruthig 
 

 

www.brightonareafire.com 103
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 POLLUTION INCIDENT PREVENTION PLAN 
 AND 
 HAZARDOUS WASTE CONTINGENCY PLAN 
 
 for 
 
 Truck & Trailer Specialties, Inc. 
 Howell Store Location 
 Parcel #4711-05-300-054 
                            Grand Oaks Drive 
 Howell, Michigan  48843 
 Telephone: 517-552-3855 
 
 
 
 
PRIMARY EMERGENCY COORDINATOR   ALTERNATE EMERGENCY COORDINATOR 
Brian Bouwman     Dan Bouwman 
Work: 517-552-3855    Work: 616-698-8215 
Cell: 616-734-4968    Cell: 616-889-7495 

 
 

 
  

 
 
 
  
 
 
 ************************************ 
 *  IN CASE OF EMERGENCY CALL THE   * 
 *                                  * 
 * DEQ POLLUTION EMERGENCY ALERTING * 
 *                                  * 
 *  SYSTEM (PEAS)   1-800-292-4706  * 
 ************************************ 
 
 
 

DATE: May 15, 2018 
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STATUTORY AUTHORITY 
 
 
This Pollution Incident Prevention Plan (PIPP) has been prepared in accordance 
with Part 5 of the General Rules established by the Michigan Water Resources 
Commission under the authority of Act 245 of the Public Acts of 1929 as amended. 

 
This facility is a small quantity generator of hazardous wastes and is therefore 
required to maintain and follow a hazardous waste contingency plan.  This PIPP 
has been amended to incorporate hazardous waste management provisions sufficient 
to comply with the Resource Conservation and Recovery Act (40 CFR 265 Subpart D) 
and the Michigan Hazardous Waste Management Act (Act 64).  Copies of this plan 
have been placed on file with the appropriate agencies.    
 
This plan is to be kept on file in the facility waste notebook.  Its content must 
be familiar to each employee.  The plan is to be reviewed and amended as required 
by changes in operations or failure of the plan in an emergency. 
 
A formal training program on hazardous waste and polluting materials management 
has been developed by Tuck & Trailer Specialties.  This training will be required 
for all emergency coordinators, their alternates and any employee who manages 
polluting materials and hazardous wastes as part of day to day operations.   
 
An outline of this training program is on file in the Waste Management Notebook 
at this facility. 
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* NOTE - Although the statute and rules refer to the Part 5 of the General Rules of the Water Resource Commission, promulgated 
pursuant to Act 245, P.A. 1929, as amended (Act 245), and to the Water Resources Commission (WRC), the decision making 
authority formerly held by the WRC was delegated to the DEQ through Executive Orders signed by the governor.  In addition, Act 
245 has been incorporated as Part 31.  Water Resources Protection, of the Natural Resources and Environmental Protection Act, 1994 
PA 451, as amended (Act 451) MCL 324.3101 et seq.  Please be aware that these rules are currently under revision. 

109



        EMERGENCY RESPONSE AGENCIES 
 
 
POLICE 
 
State  - Brighton         810-227-1051 

   
 
 
County - Livingston/Sheriff  517-546-2440 

   
   

 
City - Howell Police Dept.  517-546-1330 

   
   

 
FIRE    
          Brighton             517-552-2302 
 
    
HOSPITAL    
          St. Joseph Mercy  517-545-6000 

 
 

 
AMBULANCE    
          Livingston Co. EMS  517-546-6220 
 
 
 
HEALTH DEPT- Livingston Co. 
          Environmental        517-546-9858 
          Public               517-546-9850                 
 
 
 
MDEQ OFFICE 

Lansing Office   517-284-6651 
 
 
 

                         
 
 

CALL 911 FOR EMERGENCIES 
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POLLUTION INCIDENT RESPONSE 
 
 
If a spill or leak of salt, oil or polluting material occurs, the Emergency 
Response Actions posted near the telephones are to be followed.  These are given 
here in more detail.  The emergency response coordinator and alternates should 
become familiar with these steps.  
 
1. Assess the situation; follow all health and safety precautions warranted 

by the material and circumstances. 
 
2. If there is reason to believe that the release of polluting material 

threatens the health or safety of employees or of surrounding residents or 
properties evacuate the facility, notify the local emergency response 
agencies listed in this plan and follow their instructions.    

 
3. If there is reason to believe that the polluting material has or may reach 

the waters of this state via the drains, sewers, surface runoff or soils 
at the facility, immediately contact the DEQ Pollution Emergency Alerting 
System (PEAS) at the number on the front of this plan.  Follow their 
instructions for containing or cleaning up the material. 

 
 
4. Take steps to minimize the release of polluting material to the environ-

ment.  This can include but is in no way limited to the following mea-
sures: 

 
      a.   DO NOT FLUSH WITH WATER UNLESS DIRECTED TO DO SO. 
 

b.   Shut off valves, plug leaks, pump tanks etc. to stop the release.  
 
c.   Dike or absorb the material using sand or other material. 

        
d.   Redirect flows to a holding area. 

 
e.   Excavate contaminated soils. 

 
5. Clean up all contaminated material. Follow instructions given by DEQ  

staff for final clean up action. 
 
6. Properly store, label and document the wastes for disposal. 
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7. Notify Truck & Trailer Specialties Management that a spill or leak has oc-
curred.  Make arrangements for disposal of waste material. 

 
8. Clean and service all emergency equipment.  Replenish supplies of absor-

bent material, etc.  Recommend and perform maintenance on containment 
systems. 

 
9. Enter into the waste notebook, a full account of the incident including 

date, time, volume, material and response taken. 
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10. If the DEQ PEAS staff has not been notified, do so within 10 days of the 

incident with the following information: 
 

a.  Facility name and location. 
 

b.  Description and volume of material involved. 
 

c.  Time and date of spill or leak. 
 

d.  Assessment of damage and response taken. 
 

e.  Remedial action planned or assistance needed. 
 
11. Review PIPP/HWCP for changes needed to make it more effective and 
 realistic. 
 
 
PHYSICAL DESCRIPTION OF THE FACILITY 
 
 
This is a new facility that was built by Truck & Trailer Specialties in 2018 for 
the purpose of truck buildups which encompasses body installation, plows, 
material distributors, hydraulic and lighting systems, etc. The sole structure 
incorporates the offices and shop areas.  There are no floor drains within the 
facility or catch basins within the paved lot. 
 
 
This facility will be tied into the municipal water system for a fresh water 
source. The building is connected to the sanitary sewer. Roof and surface 
drainage is routed into catch basins which outlet into the lagoon.  There are no 
floor drains within the structure.   
 
For security and safety reasons, this facility has a fenced storage area. During 
off duty hours the gate is closed and locked. 
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EMERGENCY EQUIPMENT 
 
 
 
This facility will be maintained and operated to minimize the possibility of a 
fire, explosion or release of polluting materials.  The following communications, 
fire protection, spill control and clean up equipment are available on site in 
case of an emergency.  This equipment will be inspected and maintained as neces-
sary to assure its proper operation if a pollution incident should occur. 
 

     Description                        Testing/Maintenance 
    

 
   

 
  1. Portable Fire Extinguishers      Inspect annually or as needed 

 
        11.  Eye Wash                          Inspect monthly 
 

  15.  Telephone/PA System               Test monthly    
 
   Absorbent Material   Replenish supply as needed 

 
   Hand Shovels and water hose 

         
         

* Numbers correspond to the site plan in the Attachments Section. 

114



 

 POLLUTING MATERIALS STORED OR USED AT THIS FACILITY 
 
 
Listed below are the materials currently stored or used at the Truck & Trailer 
Specialties Howell facility that have the potential of causing environmental 
damage in the event of accidental spills or leakage.  Following is a discussion 
of the type of material, how it is stored and pollution incident prevention 
measures. 
 
 

Vehicle Fluids 
 

Waste Oil 
 

Solvents 
 

Small Quantity Chemical Products 
 
 
 
The locations of these materials are shown on the Hazardous Material Site Plan 
found in the Attachments Section.  Complete information regarding the physical 
properties and required safety precautions can be found in the Safety Data Sheets 
(SDS) posted at this facility. 
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Vehicle Fluids 
 
The Truck & Trailer Specialties Howell facility uses varying quantities of 
lubricating oil, gear oil, automatic transmission fluid, hydraulic fluid and 
antifreeze. Bulk vehicle fluids are stored inside the main shop.  The shop has no 
floor drains which renders the shop itself as the containment area.  Vehicle 
fluids are pumped directly from their original containers as needed. 
 
 
Pollution Incident Prevention Measures 
 
If a large spill were to occur, it would be contained as quickly as possible.  
Absorbent material is available in the storage and use areas for cleaning up 
small spills. Care will be taken to avoid and clean up spills which may occur. 
The vehicle fluid storage and dispensing areas will be inspected regularly for 
signs of spills or leaking containers.  In the event of the release of a large or 
unknown volume of material the POLLUTION INCIDENT RESPONSE STEPS presented in 
this plan and posted in the facility are to be followed. 
 
Solvents 
 
There is no inventory of bulk solvents maintained at this site.  Small 
quantities are kept for immediate use.  Flammable type solvents are kept 
in flammable liquid storage cabinet indicated as #8 on site plan. 
 
 
Waste Oil Disposal 
 
At the Truck & Trailer Specialties Howell location, waste oil is poured into a 55 
gallon above ground holding drum (with containment), located in the shop 
facility. When the tank is full, a licensed hauler will pump out the tank and 
dispose of the waste oil.  In the event that substances other than oil are 
deposited in the waste oil tank, the contents are analyzed to determine if it 
must be treated as a hazardous waste. 
 
Pollution Incident Prevention Measures 
 
Only oil may be deposited in the waste oil tank.  The area around the tank will 
be checked weekly for irregularities.  Leakage from the waste oil tank can be 
detected by regularly checking around the tank.      
 
In the event of the release of a large or unknown volume of material, the POLLU-
TION INCIDENT RESPONSE STEPS presented in this plan and posted in the facility 
are to be followed. 
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Polluting Materials Stored in Small Quantities 
 
The Truck & Trailer Specialties Howell location stores small quantities of 
several chemical products.  Among these are tar removers, cleaners, paints and 
paint thinners.  These are stored in their original containers in a designated 
storage area away from open drains.  Each product's label and Material Safety 
Data Sheet (MSDS) will be consulted for proper use and disposal.   
 
 
Hazardous Waste 
 
This facility is a small quantity generator of hazardous wastes and is regulated 
under both the Federal Resource Conservation and Recovery Act and the Michigan 
Hazardous Waste Management Act (Act 64). 
 
Typically the only hazardous waste generated by this facility is waste oil. This 
plan includes hazardous waste training for all employees, weekly inspection and 
documentation of any spills or leaking hazardous waste containers, and measures 
to reduce the volumes of waste generated at this facility.  All hazardous waste 
will be accumulated and manifested for disposal as required by law. 
 
Pollution Incident Prevention Measures 
 
 
  Small spills of hazardous wastes will be blotted with absorbent material and 
placed in a separate, labeled container and disposed of as solid hazardous waste. 
 In the event of the release of a large or unknown volume of material the 
POLLUTION INCIDENT RESPONSE STEPS presented in this plan and posted at the 
facility are to be followed. 
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EMERGENCY RESPONSE ACTIONS 
 
 (To be posted near telephone and in material storage areas) 
 
 
 1. Quickly assess the situation. 
 
 2. Call emergency response agencies and/or evacuate if necessary. 
 
 
 4. Notify the DEQ PEAS if a polluting material does or may reach water 

resources through sewers, ditches or soil. 
 

PEAS:  1-800-292-4706 
 
5. Minimize the damage 
 

- Take reasonable actions to control fire or limit the damage 
  - DO NOT FLUSH HAZARDOUS MATERIAL WITH WATER UNLESS DIRECTED TO DO SO BY 
   AN AGENCY REPRESENTATIVE 
  - Shut off valves, pump tanks, plug inlets/outlets 

- Dike or redirect flows to a holding area 
- Absorb with sand or other material 
- Excavate contaminated soils 
- Clean out oil skimmer catch basins 

 
 7. Clean up and properly dispose of all recovered or contaminated material. 
 
  
 8. Make full report to DEQ PEAS within 10 days. 
 
 9. Evaluate the Plan and response actions for adequacy. 
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EVACUATION PLAN 
 
 (To be posted at the facility) 
 
 
 

1. Employers will be given notification 
verbally *intercom*    

 
 
 

2. All employees will be evacuated to 
an area outside the front gate. 

 
 

 
3. An employee will be assigned to the 

front of the property to keep out 
unauthorized persons. 

 
 
 
 

4. The front gate will be locked after  
all employees have been accounted for. 

 
 
 

5. A sign will be placed on the front 
gate declaring the area contaminat-
ed. 
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sym. qty. botanical name common name caliper spacing root height
AR 6 Acer rubrum Red Maple 2.5" as shown B&B
AS 6 Acer saccharum Sugar Maple 2.5" as shown B&B
EA 29 Euonymus alata 'Compacta' Compact Burning Bush as shown 24"
HY 12 Hydrangea 'Little Quick Fire' Little Quick Fire Hydrangea as shown 24"
JC 26 Juniperus c. 'Keteleeri' Keteleer Juniper as shown B&B 5'
KF 3 Calamagrostis × acutiflora 'Karl Foerster' Karl Forester Grass as shown #2 Cont.
LT 3 Liriodendron tulipifera Tulip Tree 2.5" as shown B&B
PA 8 Pennisetum a. 'Hameln' Dwarf Fountain Grass as shown #2 Cont.
UP 4 Ulmus 'Pioneer" Pioneer Elm 2.5" as shown B&B
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GENOA TOWNSHIP PRESENTATION 
Chris Preston & Nadeem Syed 

Slide 1 of 49 

June 4, 2018 
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Company Overview  

3 139



 
 

4 

99 Collection Facilities 
 
73 Transfer Stations  
 
40 MSW & C&D Landfills 
 
22 Material Recycling Facilities  
 
17 Gas to Energy Facilities 
 
5,700 Employees  

Company Overview 
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Advanced Disposal Municipal 
Agreements in Place 

 

• 800 Agreements over 16 States 
• Over 63% of our municipal agreements have been in place over 

5 years  
• 2.8 Million Residential Customers 
• Over 3,100 Vehicles running daily routes 
 

Closer to Home: Michigan and No. Indiana  
• 22 Agreements  
• 172, 682 Residential Customers 
• From Claypool IN (155) residents to Detroit MI (120,000) 

residents  
 
 
 
   
 
 
 

141



Tracking and Routing  

6 

Drive Cam 
• Is the cornerstone of our safety program 
 
• Allows us to view and hear the actions that occur in the cab and outside 

the vehicle by mounted cameras 
  
• Measures sudden movements such as rapid deceleration or other forces 
 
• Records continuously, but only saves audio and video if there is an event 

such as hard braking, sudden deceleration, or sway 
 
• The event is then reviewed by the supervisor and driver for coaching 

purposes  
 
• Drive cam allows us to address real and specific issues that impact the 

safety of our drivers, helps reduce incidents and make the streets we 
service safer for everyone   
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Tracking and Routing  

GPS Fleet Tracker 
 

• Gives real time and historical information about a truck’s location 
• Provides a date and time a truck was at a particular stop as well as… 
• Provides a graphic “breadcrumb” trail showing the route taken by the truck 
• Helps with the traditional question “what time was the truck there” and “they 

missed my whole street” 
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Current Routes 
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Customer Service Overview 

• All Customer Service personnel are local in 
Northville  

• All call takers in the center will have Genoa 
specific service guidelines at their desks for easy 
reference  

• Issues that need additional attention are easily 
escalated to management 

• Personnel available as early as 7 AM for calls  
• Email also available if needed to request service 

or ask questions   
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Communication Options (App) 

• Enhanced Web and mobile communications 
• Collection Calendar – view collection schedule 
• Receive twitter or text message reminders 
• Reminders shift for holidays 
• Residents can print collection calendar  
• Search collection schedule by address 
• Emergency messaging – alert residents to 

weather delays or mechanical issues that may 
delay their service 
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Current Overview of Service..  

• 7,000 Homes 

• Trash is combination of bags + carts, carts are rented 

• Recycle is collected in 18 gallon bins  
• Yard Waste is once a month subscription service $1.00 

per bag  

• Bulk is $10 per sticker, residents call in to schedule 

• No commercial locations 

• Private roads can prove to be service challenge  
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Current & Proposed State 
Current:    Proposed: 

Trash in bags and carts  96 gallon carts (cleaner look) 

Recycle in 18 gallon bins  64 gallon carts (EOW) collection  

Yard waste 1X/Mo. (sub)   Remain subscription  

Bulk $10 Stickers @ Twp. Hall Once a week P/U no more stickers 

Bulk P/U has to be called in Set out (1) item per week for P/U no call 

Missed P/U’s on private roads Scheduled P/U’s tracked by drive cam 

Residents call Twp. Hall for Have access to app on phone for alerts 
updates on service  service updates and reminders  
 

 
148



Service Overview:  

• Proposed offering: 
– Trash weekly in 96 gallon carts  Inc. 
– Recycle EOW in 64 gallon carts  Inc. 
– Yard Waste – Stay subscription 
–  Bulk items (1) per week    Inc.  
–  App for Residents     Inc.  

 
– Additional Carts: $5.00 per month  
 
Yard waste $10.00 per month for EOW pickup – up to 15 
bags per pickup. Flat rate not $1 per bag as before 
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Pricing - Per Home per Month 

Year One:     $12.32  

Year Two:     $12.68 

Year Three:    $13.07 

Year Four:     $13.46 

Year Five:     $13.87  
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• Questions…? 
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