
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

APRIL 8, 2019 
6:30 P.M. 
AGENDA 

 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
CALL TO THE PUBLIC:  (Note: The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OPEN PUBLIC HEARING # 1… Review of a special use, site plan and environmental impact assessment for 
an amendment to a previously approved special use permit for a K-12 Livingston Christian School located within 
the Brighton Church of the Nazarene. The property in question is located at 7669 Brighton Road, Brighton, 
Michigan, being parcel #4711-25-400-059. The request is petitioned by Livingston Christian Schools. 
 
 A. Recommendation of Special Use.  
 B. Recommendation of Environmental Impact Assessment (3-11-19) 
 C. Recommendation of Site Plan (3-11-19) 
 
OPEN PUBLIC HEARING #2…Review of site plan and environmental impact assessment for a proposed 6,225 
sq. ft. addition and parking lot expansion to the existing Transtar Autobody Technologies facility located at 2040 
Heiserman Drive. The request is petitioned by ACS Build, Inc. 
 
 A. Recommendation of Environmental Impact Assessment (3-20-19) 
 B. Disposition of Site Plan (3-20-19) 
 
OPEN PUBLIC HEARING # 3… Discussion and review of a conceptual site plan for a proposed 
redevelopment. The property in question is located at 4525 E. Grand River Avenue, northwest corner of Grand 
River and Lawson Drive.  The request is petitioned by Premier Genoa LLC. 
 
OPEN PUBLIC HEARING #4… Consideration of Zoning Ordinance Text amendments to Article 3 of the 
Zoning Ordinance, entitled “Residential and Agricultural Districts”. 
 
 A. Recommendation of Text Amendments.  
 
ADMINISTRATIVE BUSINESS: 
 

• Staff Report  
• Approval of March 11, 2019 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 
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located at 7669 Brighton Road, Brighton. The request is petitioned by Brighton Church of the 

Nazarene. 

A. Disposition of amendment to special land use and site plan conditions. 

Moved by Hunt and supported by Lowe to approve the amendments to the special land use and site 

plan conditions for the Brighton Church of the Nazarene for the reasons found by the Planning 
Commission with the following conditions:   

 The landscape plan provided by Landscape Design and Associates dated Oct. 2, 2017 is 
approved. 

 The requirement for the Church to maintain the off-premise tree line along Aljoann Road 

right-of-way is eliminated.  The maintenance responsibilities are transferred to the Worden 

lake homeowner’s association as provided by Article 3, Section 3, Item 1 in the Declaration 
of Covenants and Building and Use Restrictions as recorded in Liber 2925 Page 0082. 

 The requirement for the skate park security guard is discontinued. 

The motion carried unanimously. 

 

8. Consideration of a recommendation for approval with conditions regarding a special use 

application, environmental impact assessment and site plan for a proposed K-12 Livingston 

Christian School to be located within the Brighton Church of the Nazarene at 7669 Brighton 

Road, Brighton. The request is petitioned by Livingston Christian Schools. 

A. Disposition of Special Use Application. 

Moved by Lowe and supported by Hunt to approve the Special Land Use permit with conditions.   

This approval is granted based upon finding consistent with the standards of section 19.03 of the 

Zoning Ordinance and furthermore the use is found to be consistent with the general character in the 

area, which includes a number of churches and schools.   This approval is based upon compliance 

with the following conditions:   

 Student enrollment shall not exceed 200 students with the full implementation of the site plan 

corresponding to this approval.   

 An agreement shall be provided which defines the costs and responsibilities for 

implementation of the approved site plan between the Church of the Nazarene (landlord) and 

Livingston Christian Schools (tenant).  This agreement shall be approved by the Township 

Attorney prior to issuance of the Special Land Use Permit and within the 60 day compliance 

period provided by 19.02.04(h). This agreement can be a copy of an amended lease 

agreement between the Livingston Christian Schools and the Church of the Nazarene. 

 A copy of the Livingston Christian Schools annual report to the State of Michigan certifying 

the school enrollment shall be provided to the Township on or before December 1st of each 

year.   
The motion carried unanimously. 
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B. Disposition of Environmental Impact Assessment. 

Moved by Hunt and supported by Lowe to approve the environmental impact assessment dated 

November 14, 2017 which includes the Traffic Impact Study dated November 14, 2017.  The motion 

carried unanimously. 

             

C. Disposition of Site Plan. 

Moved by Hunt and supported by Lowe to approve the site plan dated November 14, 2017 with the 

following conditions:  

 A Land Use Permit will be required prior to any construction.  

 All site plan application fee exceedances shall be paid prior to issuance of the Land Use 

Permit. 

 Water tap fees due to the City of Brighton shall be paid prior to issuance of a Land Use 

Permit. 

 Any future signage is subject to permitting and shall comply with the sign ordinance and be 

approved by the Township.  

 All requirements of the Brighton Area Fire Authority shall be met.   

The motion carried unanimously. 

 

9. Consideration of a recommendation for approval with conditions regarding a special use 

application, environmental impact assessment and site plan for proposed outdoor storage and 

parking lot improvements location at 5818 Sterling Drive, Howell. The request is petitioned by 

Dennis Cregar. 

A.  Disposition of Special Use Application. 

Moved by Ledford and supported by Hunt to approve the Special Land use permit because it has 

been found that the requested use meets the requirements of Section 19.03 and 8.02.02 of the 

Township Ordinance.  The motion carried as follows:  Ayes – Ledford, Hunt, Lowe, Mortensen, 
Skolarus and Rogers.  Nay – Croft.   

 B.  Disposition of Environmental Impact Assessment. 

Moved by Hunt and supported by Lowe to approve the Environmental Impact Assessment dated 

Nov. 14, 2017 as submitted.  The motion carried as follows:  Ayes – Ledford, Hunt, Lowe, 

Mortensen, Skolarus and Rogers.  Nay – Croft.   

C.  Disposition of Site Plan. 

Moved by Lowe and supported by Skolarus to approve the site plan as submitted.  The motion 
carried unanimously.  
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from the site.  Pastor Walls stated he is willing to work with the neighbors.  He was not 
aware of their concerns until last month’s Planning Commission meeting.   
 
The call to the public was closed at 7:16 pm. 
 
Moved by Mortensen, seconded by Rauch, to recommend to the Township Board 
approval of amendments to the special land use and site plan conditions for the 
Brighton Church of the Nazarene as follows: 

● The site plan design of Landscape Design and Associates dated October 2, 2017 
showing is recommended. 

● The requirement that the Church of the Nazarene maintain the tree line along the 
ROW should be removed with the assumption of the maintenance responsibilities 
be transferred to the homeowner’s association of Worden Lake Subdivision.  This 
is consistent with the covenant in the master deed of the subdivision on Worden 
Lake.  

● It is recommended that a paid security individual on site of the Church of the 
Nazarene be discontinued. 

These recommendations are made for the following reasons: 
●  The construction a few years ago of the 6-foot high, 700-foot long fence along 

Aljoann shields the view of the church and its activities from the neighborhood. 
● There has been no reported incidents requiring continuation of a security guard 

and during operation of the skate park, there is a director and volunteers 
available. 

● This amendment does not include the northeast portion of the site where there are 
plantings on the church property, which will continue to be maintained by the 
Church of the Nazarene. 

The motion carried unanimously. 
 
OPEN PUBLIC HEARING #2… (Tabled 10-10-17) Review of a special use 
application, environmental impact assessment and site plan for a proposed K-12 
Livingston Christian Schools to be located within the Brighton Church of the Nazarene at 
7669 Brighton Road, Brighton.  The request is petitioned by Livingston Christian 
Schools. 
Planning Commission Recommendation of Petition: 
A. Recommendation of Special Use Application 
B. Recommendation of Environmental Impact Assessment 
C. Recommendation of Site Plan. 
Commissioner Rauch asked to be excused from the discussion and motion as his 
children attend Livingston Christian Schools. 
Moved by Mortensen, seconded Grajek, to excuse Commissioner Rauch.  The motion 
carried unanimously. 
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Brett LaVanway of Boss Engineering, Steven Russo of Fleis & VandenBrink Engineering, 
Inc., and Rob Wiegand of Livingston Christian Schools were present. 
 
Mr. LaVanway believes they have addressed all of the items requested at the previous 
Planning Commission meeting. 
 
Mr. Borden reviewed his letter dated November 6, 2017.   

● The general special land use standards have been met. 
● The only deficiency with the specific use conditions is the east side parking lot 

setback. 
● The site plan still shows an increase in building coverage; however, the building 

is not being expanded.  This should be corrected. 
● The Township can require looped or double-striped parking spaces for the 

modified parking area. 
● When future signage is proposed, the applicant must obtain approval and a 

permit from the Township. 
● They would like the applicant to describe where and how the students above the 

3rd grade will be provided access to outdoor during the school day. 
● They are suggesting that a method for the school to regularly report enrollment 

numbers to the Township be developed. 
 
Mr. Wiegand stated that the play area is 7,300 square feet and the State of Michigan 
has approved this area for 250 kids.  The school also believes this is sufficient for their 
students.  They will also be utilizing the gymnasium for recess. 
 
Ms. VanMarter asked to have a statement, such as “All of the children will use the 
playground or the gymnasium area during recess” added to the Impact Assessment. 
 
Mr. Wiegand stated they have updated the lease agreement with the Church.  Ms. 
VanMarter stated a letter was received from Pastor Walls stating that the church and 
the school have agreed to the proposed site plan. Commissioner Grajek asked if all of 
the site improvements have been agreed upon by the church and the school and has it 
been decided who will bear the cost.  Mr. Wiegand stated this still needs to be 
discussed between the school and the church.  They do not have bids yet. The 
commissioners would like to have an agreement between the church and the school 
submitted to the Township for review. 
 
Mr. Markstrom stated that the applicant has completed the updated traffic study as 
requested.  There was not a significant change from the study that was done in May of 
2015.   
 
Commissioner Mortensen questioned the Level of Service F on the traffic study.  Mr. 
Russo stated there is a Level of Service F for the cars turning left out of the site onto 
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Brighton Road.  This would cause a back-up on the site and not on the surrounding 
public streets.   
 
Chairman Brown asked what the level of service will be on Aljoann.  Mr. Russo stated 
he does not believe the level of service would be an F, as it is on the church site, but he 
cannot be sure without running the numbers.   
 
Ms. VanMarter noted that there will be tap fees required to be paid to the City of 
Brighton.  In 2015, the cost was $81,000.  She is not aware what it will be now and 
recommended the applicant check with the City of Brighton. 
 
The call to the public was made at 8:01 pm. 
 
Chairman Brown stated that a letter was received from Jay Johnson who is concerned 
with the traffic.  He is suggesting using the church next door for a drop off and then the 
children could walk on the sidewalk to the church.  He suggested a shuttle service be 
used during inclement weather. 
 
The call to the public was closed at 8:04 pm. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to 
recommend to the Township Board approval of the special use application to permit 
Livingston Christian Schools to operate a school on the site of the Church of the 
Nazarene with the following conditions: 

● The terms of the special use agreement insofar as responsibilities between the 
Church of the Nazarene and the Livingston Christian Schools will be spelled out 
in a way that is satisfactory to the Township attorney prior to the issuance of a 
special land use permit.  The agreement can be a copy of the lease agreement 
between the Livingston Christian Schools and the Church of the Nazarene. 

● A copy of the Livingston Christian Schools’ annual report to the State of Michigan 
certifying the school enrollment shall be provided to the Township. 

This recommendation for the special use application is made because the Planning 
Commission finds it is consistent with the requirements of Section 19.03 of the 
Township Zoning Ordinance, and furthermore, is consistent with the general character 
in the area, which consists of a number of churches and schools. 
The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the impact assessment with a revision date of 
October 25, 2017 to permit Livingston Christian Schools to operate a school on the site 
of the Church of the Nazarene with the following note added: 

●   “The playground will be confined to the outdoor area identified on the site plan 
reviewed tonight by the Planning Commission as well as the gymnasium”. 

The motion carried unanimously. 
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Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to 
recommend to the Township Board approval of the site plan dated October 25, 2017 to 
permit Livingston Christian Schools to operate a school on the site of the Church of the 
Nazarene with the following conditions: 

● Correction on the site plan to indicate that the building coverage is 8.19 percent 
and not 6.99 percent. 

● Parking spaces in the modified parking area will be double striped / looped 
● Any future signage will need to be approved by the Township. 
● The requests of the Engineer in his letter dated November 6, 2017 shall be met. 
● The requests of the Brighton Area Fire Authority in their letter dated November 7, 

2017 shall be met. 
● The applicant shall play the required tap fees to the City of Brighton. 

The motion carried unanimously. 
  
NEW BUSINESS: 
 
OPEN PUBLIC HEARING #3… Review of a special use application, environmental 
impact assessment, and site plan for proposed outdoor storage and parking lot 
improvements located at 5818 Sterling Drive, Howell.  The request is petitioned by 
Dennis Cregar. 
 
Planning Commission Recommendation of Petition: 
A. Recommendation of Special Use Application 
B. Recommendation of Environmental Impact Assessment. 
C. Recommendation of Site Plan 
 
Mr. Brent LaVanway and Mr. Dennis Cregar were present.  Mr. LaVanway stated that 
they would like to add fencing to screen their outdoor storage.  They will be making 
improvements to the parking lot, which will include additional parking spaces.  These 
spaces are used for employees as well as training and staff meetings that are 
occasionally held at this location.  Additional improvements to the site will be signage 
and a dumpster enclosure.  They will also be requesting to connect to public water and 
sewer. 
 
Mr. Borden reviewed his letter dated November 1, 2017. 

● The special land use standards of Article 19 are met. 
● The Planning Commission will need to approve a six-foot privacy fence in lieu of 

Buffer Zone B for the accessory outdoor storage area. 
● The Planning Commission has the authority to require the applicant to install the 

banked parking spaces if they feel they are necessary. 
● He suggests adding a note to the impact assessment stating the applicant 

acknowledges he may be required to install the banked parking spaces if 
required by the Township. 





 

 
426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.safebuilt.com 

March 27, 2019 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the submittal from Livingston Christian Schools, including 

the special land use application (dated 3/12/19) and site plan (dated 3/11/19). 

 

A. Summary 

 

1. The special land use standards of Section 19.03 are generally met; however, any comments provided 

by the Township Engineer and/or Brighton Area Fire Authority must be addressed. 

2. The proposed amendment does not alter the site’s general compliance with the use conditions of 

Section 3.03.02(l).  The lone exception being a deficient parking lot setback that pre-dates the 

inclusion of a private school. 

3. The applicant must complete any improvements required by the 2017 approval that have not been 

fully implemented. 

4. If any required landscaping has been damaged or died since planting, it must be replaced. 

 

B. Proposal/Process 

 

The applicant seeks to expand the enrollment for the existing private school to no more than 280 students.  

In 2017, the Township granted special land use and site plan approval for not more than 200 students.   

 

Per Section 19.06, the current request constitutes a major amendment to an established special land use, 

which requires submittal/review of a new application.   

 

Additionally, site plan review is required for all special land uses, though the applicant does not propose 

any exterior site or building improvements. 

 

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: Livingston Christian Schools – Special Land Use and Site Plan Review #1 

Location: 7669 Brighton Road –  northwest corner of Brighton and Aljoann Roads 

Zoning: SR Suburban Residential 
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Aerial view of site and surroundings (looking west) 

 

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 Master Plan and Future Land Use Map identify the property as Low Density 

Residential, which is generally intended for single-family residences on 1-acre lots. 
 

The Plan does not reference institutional uses within this category, though it is generally understood 

that uses such as churches and schools are quite common in residential areas.  Additionally, one of the 

Plan’s goals is to “accommodate a variety of land uses that are located in a logical pattern and 

complement community goals, the surrounding land uses, environment, capacity of roads and the 

sanitary sewer, and public water system capabilities.” 
 

Given this, we do not believe the proposed amendment will alter the favorable finding made during 

the 2017 approval. 
 

2. Compatibility.  The site is adjacent to another institutional use, as well as a residential neighborhood.  

There are also other school facilities along Brighton Road. 
 

Provided all of the improvements required of the 2017 approval have been properly implemented – 

most notably, the buffering along the east side of the property – expansion of the student enrollment 

as proposed, is not expected to alter the favorable finding made with the original approval. 
 

3. Public Facilities and Services.  As a developed property along a major roadway, we anticipate 

necessary public facilities and services are in place.  With that being said, the Commission should 

consider any comments provided by the Township Engineer and/or Brighton Area Fire Authority with 

respect to this standard. 
 

4. Impacts.  The primary concerns over the initial request were tied to traffic impacts.  The applicant 

previously instituted parking lot/driveway improvements, as well as an educational plan for staff, 

students and parents to alleviate these concerns. 
 

Based on a study prepared by the applicant’s engineer (letter dated March 11, 2019), the site is 

expected to be able to accommodate the increase in student enrollment from a traffic management 

standpoint without the need for further improvements. 
 

Provided the Township Engineer concurs with the findings of the letter, off-site impacts are not 

anticipated. 

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

efforts to mitigate potential adverse impacts. 

 

D. Use Conditions 

 

As outlined in our 2017 review of the project, the use conditions of Section 3.03.02(l) for churches and 

similar places of worship, which include accessory private schools, are generally met.   

 

The only item not met is the parking lot setback from the east side lot line, which was an established 

condition of the church long before inclusion of the school. 

 

The current proposal to expand student enrollment does not alter the general compliance with this section 

of the Ordinance. 

 

E. Site Plan Review 
 

As previously noted, no exterior site or building improvements are proposed as part of the proposed 

amendment to the approved special land use and site plan.  However, site plan review is required given 

the need for a new a special land use approval. 
 

Our only comment is that any site improvements not fully implemented since the 2017 approval must be 

completed.  Of note would be the replacement of any required landscaping that has been damaged or died 

since planting. 

 

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

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

 

Respectfully, 

SAFEBUILT STUDIO 
 
 

  

  

Brian V. Borden, AICP 

Planning Manager 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
April 3, 2019 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Livingston Christian School Amendment 

Site Plan Review No. 1 

 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a review of the proposed Livingston Christian Schools future queuing/parking site plan last 
dated March 11, 2019. The plans and impact assessment were submitted by Boss Engineering on behalf of 
Livingston Christian Schools. Livingston Christian Schools is located at 7669 Brighton Road. The petitioner is 
proposing to increase their maximum student total from 200 students to 280 students. 
 
Boss Engineering performed a parking and queuing study of the existing parking conditions with 196 students and 
found that the maximum cars in the parking lot at pick up and drop off times was 57 and the maximum number of 
vehicles queuing in the parking lot during this time was 18. Using this information Boss Engineering predicted 
parking and queuing levels for the proposed 280 students and their results show that the maximum number cars in 
the parking lot at pick up and drop off times will increase to 95, and the maximum number of vehicles queuing in 
the parking lot will increase to 30. The current parking lot has a capacity of 198 spaces and should be able to 
accommodate the increased number of cars in the parking lot. Based on the provided site plan and queuing study, 
any delay caused by queuing should be on-site and should not impact traffic on Brighton Road; therefore, we have 
no engineering related concerns to the proposed increase in students. However, we do recommend that as the student 
population grows, the same field review be performed at least annually to determine if the predictions of traffic 
movements is still applicable.   
 
Please call or email if you have any questions.  
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Scherdt 
Vice President Project Engineer 



 
March 18, 2019 

 
   

 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Livingston Christian Schools -  

Request to increase student size from 200 to 280 
7669 Brighton 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 March 13, 2019 and the drawings are dated March 11, 2019. The project                                 
is for the alteration of the access drives to accommodate the traffic flow of a proposed new                                 
school to be administered in an existing Assembly/Educational Occupancy. The plan review is                         
based on the requirements of the International Fire Code (IFC) 2015 edition.  
 
The Brighton Area Fire Authority has no objection to the submittal and proposed vehicle                           
circulation plan. 
 
If you have any questions about the comments on this plan review please contact me at                               
810-229-6640. 
 
Cordially, 

 
Rick Boisvert, CFPS 
Fire Marshal 
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INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed 
development may have on various factors in the general vicinity of the project.  The format used 
for presentation of this report conforms to the Submittal Requirements For Impact Assessment 
guidelines in accordance with Section 18.07 of the published Zoning Ordinance for Genoa 
Township, Livingston County, Michigan. 
 

DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment and 
a brief statement of their qualifications. 
 
Prepared By : 
Brent W. LaVanway, P.E. 
BOSS ENGINEERING COMPANY 
Civil Engineers, Land Surveyors, Landscape Architects and Planners 
3121 E. Grand River 
Howell, MI 48843 
(517) 546-4836 
 
Prepared For : 
Livingston Christian Schools 
Client 
7669 Brighton Road 
Brighton, MI  48116 
(810) 900-1200 
 
B. Map(s) and written description / analysis of the project site including all existing structures, 
manmade facilities, and natural features.  The analysis shall also include information for areas 
within 10 feet of the property.  An aerial photograph or drawing may be used to delineate these 
areas. 
 
The site is located on the north side of Brighton Road immediately west of the Worden Lake 
Woods development and slightly west of the entrance to Brighton High School. The subject 
property is the current Livingston Christian Schools building and the Brighton Nazarene Church 
Facility. There is the existing church building, parking lot, detention basin and parsonage. The 
north end of the property is heavily wooded. There are established tree row buffers on the east 
and west property lines. The subject property and both adjacent properties are zoned Suburban 
Residential (SR). The Brighton Nazarene Church also owns the contiguous parcel to the north. 
 
 
C. Impact on natural features: A written description of the environmental characteristics of the 
site prior to development and following development, i.e., topography, soils, wildlife, woodlands, 
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mature trees (eight-inch caliper or greater), wetlands, drainage, lakes, streams, creeks or ponds.  
Documentation by a qualified wetland specialist shall be required wherever the Township 
determines that there is a potential regulated wetland.  Reduced copies of the Existing Conditions 
Map(s) or aerial photographs may accompany written material. 
 
The total site area is 16.43 acres.  The front (south) portion of the site is the existing Church facility, 
associated parking lot, detention basin and parsonage. The developed site slopes south toward 
Brighton Road and the remainder of the site slopes north toward Worden Lake. The undeveloped 
portion of the site is predominantly wooded with the north end of the parcel terminating at 
Worden Lake. The USDA Soil Conservation Service soil classification for the site is Boyer-Oshtemo 
Loamy Sand.  
 
There are no new buildings OR parking improvements needed. 
 
D. Impact on storm water management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover is 
established.  Recommendations for such measures may be obtained from County Soil 
Conservation Service.  
 
Since this project is for increased enrollment and will not require any site development, no storm 
water management is being proposed. The site as a whole currently manages storm water through 
existing catch basins and pipes that discharge into an existing detention basin located towards the 
front of the site.  
 
E. Impact on surrounding land use: Description of the types of proposed uses and other man 
made facilities, including any project phasing, and an indication of how the proposed use 
conforms or conflicts with existing and potential development patterns.  A description shall be 
provided of any increases of light, noise or air pollution which could negatively impact adjacent 
properties. 
 
As previously stated, the site is the current home of the Brighton Nazarene Church. During the 
school year a portion of the Church is occupied by the Livingston Christian School (LCS). 
 
In general, the site will see an increase in use due to proposed increased enrollment. Increased use 
would be during AM and PM peaks for short periods of time during school drop off and pick up 
times which again, would be offset from school start and dismissal times of Brighton High School. 
 
 
F. Impact on public facilities and services: Description of number of expected residents, 
employees, visitors, or patrons, and the anticipated impact on public schools, police protection 
and fire protection.  Letters from the appropriate agencies may be provided, as appropriate.   
 
The current use of the facility is for Sunday Church services however additional activities take 
place throughout the week. These activities vary from small group meetings to additional worship 
services. Typically, these occur during off peak traffic hours thus do not significantly impact the 
traffic on Brighton Road. The site is serviced by public water and a septic system. The public water 
is provided by the City of Brighton. The septic system is under the jurisdiction of the Livingston 
County Health Department. 
 
LCS occupies a portion of the Church during the school year as a private Christian School. The 
hours of operation have been scheduled to minimize traffic impacts on Brighton Rd. For this 
submittal, an enrollment of 280 students was used.  
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Regarding coordination and communication between the school and church and potential impacts 
to visitors, schools and residents, agents representing both entities have been chosen. Part of 
these agents’ duties are to have an open line of communication in coordinating and scheduling 
events to avoid any potential conflicts between the two entities. All events held at the church 
would be subject to approval by the church staff.  
 
There will be minimal impact on Brighton Area Schools and very minimal impact on the police and 
fire departments. 
 
 
G. Impact on public utilities: Description of the method to be used to service the development 
with water and sanitary sewer facilities, the method to be used to control drainage on the site 
and from the site, including runoff control during periods of construction.  For sites service with 
sanitary sewer, calculations for pre- and post development flows shall be provided in equivalents 
to a single-family home.  Where septic systems are proposed, documentation or permits from the 
Livingston County Health Department shall be provided. 
 
The development is currently served by both public water and septic system and no changes to 
the site are planned.   
 
 
H. Storage or handling of any hazardous materials:  Description of any hazardous substances 
expected to be used, stored or disposed of on the site.  The information shall describe the type of 
materials, location within the site and method of containment.  Documentation of compliance 
with federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) shall be 
submitted, as appropriate. 
  
There will be no hazardous materials used or disposed of on this site.   
 
I. Impact on traffic and pedestrians:  A description of the traffic volumes to be generated based on 
national reference documents, such as the most recent edition of the Institute of Transportation 
Engineers Trip Generation Manual, other published studies or actual counts of similar uses in 
Michigan.   
 
Please see the Parking Lot-Vehicle Queuing Report prepared by Boss Engineering dated March 11, 
2019 (Appendix A, attached). 
 
In addition to the Site Access and Circulation Evaluation and more in terms of on-site circulation 
and traffic the school will host a Family Fall Meeting prior to school starting where site circulation 
will be talked about with the parents and students. Informational handouts would be distributed 
covering the following items in terms of safe site circulation: 

- Enter the parking lot and drive north, follow designated markings towards pick up/drop 
off area 

- While unloading passengers put the car in park and stay clear of pedestrian crosswalk. 
Beware of parents and children standing in pedestrian marked areas and walking to 
and from designated parking area. 

- Drivers depart the pick up/drop off zone by following the designated markings and 
exiting via the 2 parallel lanes. 

- Vehicles designated for the school students and parents should remain locked at all 
times. 
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- Inform students and parents alike that you cannot make a right turn onto Brighton Rd 
then turnaround and head back east on Brighton Rd.  

 
J. A detailed traffic impact study shall be submitted for any site over ten (10) acres in size which 
would be expected to generate 100 directional vehicle trips (i.e. 100 inbound or 100 outbound 
trips) during the peak hour of traffic of the generator or on the adjacent streets.    
 
Prior analysis was completed by the Livingston County Road Commission and Fleis & Vandenbrink 
provided an updated Site Access and Circulation Evaluation dated 11-14-17. 

 
K. Special Provisions: General description of any deed restrictions, protective covenants, master 
deed or association bylaws. 
 
The School requires a Special Use Permit to operate in a residentially zoned district. 
 
L. A list of all sources shall be provided. 
 
Genoa Township’s Submittal Requirements For Impact Assessment 
 
Genoa Township Zoning Ordinances 
 
Soil Survey of Livingston County, Michigan, U.S.D.A. Soil Conservation Service 
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APPENDIX A 
 

Parking Lot-Vehicle Queuing Report  
prepared by  

Boss Engineering 
3/11/19 



 

 

 
 
 
March 11, 2019 
 
Genoa Township Zoning Department 
Attn: Kelly VanMarter 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Livingston Christian School Parking Lot/Vehicle Queuing Study 
 
 
Ms. VanMarter, 
 
Boss Engineering has been hired by the Livingston Christian School (LCS) located at 7669 Brighton Road in 
Brighton, Michigan to observe queuing and parking during morning and afternoon drop off and pick up times.  
The results of this report are to aid in evaluating the potential of increasing enrollment in grades Pre-
Kindergarten (PK) to 12th from the current number of 169 students to 280 students. 
 
Background data supplied by LCS to inform parking needs and support the evaluation includes: 

• LCS families with students in PK-12: 100 
• LCS staff (park, don’t drop off) with students in PK-12: 10 
• Total Current LCS Staff:  26 
• Total Future LCS Staff (for proposed 280 students):  29 
• LCS student drivers (park, don’t drop off): 12 
• The above data shows a potential of 78 cars using the drop-off/pick-up line on a daily basis. 
• This number DOES NOT include the following, which reduce that number: 

o carpools (estimate reduction of 8 vehicles) 
o families with 1/2 days students only: 4 (pick up at 11am) 
o families with all students involved in sports with practices/games after school (varies 

by sports and seasons from September-March) 
o estimated average number of cars using the drop-off/pick up line on a daily basis: 60 

 
Boss Engineering staff observed queuing during morning drop-off time (7:45 a.m. to 8:15 a.m.) and afternoon 
pick-up time (2:45 p.m. to 3:15 p.m.) on three consecutive days: Tuesday through Thursday, March 5 through 
March 7, 2019.  Parking lot occupancy numbers at the beginning and end of observation times, as well as 
times with the largest number of cars waiting in a queue for drop-off/pick-up or exiting onto Brighton Road are 
listed below:  
 

• Tuesday, March 5, 2019 
   A.M. Drop-off: 7:45 a.m. (15) vehicles in parking lot 
 
     7:51 a.m.  (6) vehicles queuing to drop off  
     7:59 a.m.  (6) vehicles queuing to drop off 
 
     7:55 a.m.  (9) vehicles queuing to turn left onto Brighton Road 
 
     8:14 a.m.  (43) vehicles in parking lot 
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   P.M. Drop-off: 2:45 p.m.  (49) vehicles in parking lot 
  
     3:03 p.m.  (18) vehicles queuing to pick up 
   
     3:09 p.m.  (4) vehicles queuing to turn left onto Brighton Road 
      
     3:15 p.m.  (38) vehicles in parking lot 
 

• Wednesday, March 6, 2019 
A.M. Drop-off: 7:45 a.m.  (19) vehicles in parking lot 
 
  7:50 a.m.  (7) vehicles queuing to drop off 
 
  8:15 a.m.  (42) vehicles in parking lot 

    
   P.M. Drop-off: 2:45 p.m.  (57) vehicles in parking lot 
      
     2:59 p.m.  (13) vehicles queuing to pick up 
 
     3:03 p.m.  (4) vehicles queuing to turn left onto Brighton Road 
 
     3:15 p.m.  (37) vehicles in parking lot 
 

• Thursday, March 07, 2019 
A.M. Drop-off: 7:45 a.m. (25) vehicles in parking lot  
 
  7:52 a.m.  (9) vehicles queuing to drop off 
 
  7:52 a.m.  (4) vehicles queuing to turn left onto Brighton Road 
  8:00 a.m.  (4) vehicles queuing to turn left onto Brighton Road 
 
  8:15 a.m.  (43) vehicles in parking lot 
 
P.M. Drop-off: 2:45 p.m.  (56) vehicles in parking lot 
 
  2:59 p.m.  (18) vehicles queuing to pick up 
 
  3:01 p.m.  (5) queuing to turn left onto Brighton Road 
 
  3:15 p.m. (29) vehicles in parking lot 
 

Utilizing the maximum observed numbers and assuming the same conditions, we can extrapolate to forecast 
the increase of students from 169 now to the proposed 280.    (Future maximum numbers were calculated by 
using the maximum observed number divided into the current total number of students – 169 – to assign the 
number of students per vehicle.  The number of students per vehicle was then divided into the proposed 
future number of students – 280 – to arrive at the future maximum number.) 
 

• Current Students: 169 
  Current Maximum Vehicles in Parking Lot at a.m. Drop Off Start and End:  25, 43 
  Current Maximum Vehicles in Parking lot at p.m. Pick Up Start and End: 57, 38 
  Current Maximum Vehicles Queuing for a.m. Drop Off:  9 
  Current Maximum Vehicles Queuing for p.m. Pick Up:  18 
  Current Maximum Vehicles Queuing to Turn Left onto Brighton Road at a.m. Drop Off:  9 
  Current Maximum Vehicles Queuing to Turn Left onto Brighton Road at p.m. Pick Up:  5 
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• Proposed Future Students: 280 
  Future Maximum Vehicles in Parking Lot at a.m. Drop Off Start and End:  42, 72 

 Future Maximum Vehicles in Parking lot at p.m. Pick Up Start and End: 95, 63 
 Future Maximum Vehicles Queuing for a.m. Drop Off:  15 
 Future Maximum Vehicles Queuing for p.m. Pick Up:  30 
 Future Maximum Vehicles Queuing to Turn Left onto Brighton Road at a.m. Drop Off:  15 
 Future Maximum Vehicles Queuing to Turn Left onto Brighton Road at p.m. Pick Up:  9 

 
 
Based on these forecasted counts, no changes would be required to the parking lot capacity which has 198 
spaces.  Similarly, queuing counts for a.m. drop off (15) and p.m. pick up (30) would continue to be 
accommodated by the current parking lot configuration (see attached drawing).   
 
Because of the forecasted count of 15 vehicles queuing to turn left onto Brighton Road, the queue would back 
up into the parking lot and potentially impact those vehicles still queuing for pick up (see attached drawing).  
There would be a continued need for parent orientation to facilitate proper entry and exit onto Brighton Road. 
 
 
Sincerely, 
 
BOSS ENGINEERING COMPANY 
 
 

                                                  
Brent LaVanway, P.E.                                                                   Jennifer M. Austin 
Vice President       Project Landscape Architect  
Director of Engineering  
 



NOTES:

SUMMARY OF FUTURE QUEUING/PARKING IMPACTS BASED ON

PROJECTED 280 STUDENT COUNT:

FUTURE MAXIMUM VEHICLES IN PARKING LOT AT A.M. DROP OFF START AND END:   42, 72

FUTURE MAXIMUM VEHICLES IN PARKING LOT AT P.M. PICK UP START AND END:  95, 63

FUTURE MAXIMUM VEHICLES QUEUING FOR A.M. DROP OFF:  15

FUTURE MAXIMUM VEHICLES QUEUING FOR P.M. PICK UP:  30

FUTURE MAXIMUM VEHICLES QUEUING TO TURN LEFT ONTO BRIGHTON ROAD AT A.M. DROP OFF:  15

FUTURE MAXIMUM VEHICLES QUEUING TO TURN LEFT ONTO BRIGHTON ROAD AT P.M. PICK UP:  9

1. ALL ORANGE TRAFFIC CONES TO BE PLACED 9' ON CENTER

2. TRAFFIC CONES WILL BE PLACED TEMPORARILY TO ASSIST WITH SCHOOL SERVICE PICK-UP AND DROP-OFF. TRAFFIC

CONES WILL THEN BE REMOVED FOR ANY CHURCH SERVICE OR RELATED ACTIVITY UNLESS OTHERWISE NOTED.

3. PROPOSED SCHOOL START AND END TIMES WILL BE 8:00AM AND 3:00PM RESPECTIVELY PROVIDING A 30 MINUTE

SEPARATION OF START AND END TIMES OF BRIGHTON HIGH SCHOOL WHICH IS IN CLOSE PROXIMITY.

4. VOLUNTEER PARKING LOT ATTENDANTS WILL BE AVAILABLE TO HELP COORDINATE TRAFFIC PROCEDURES.

5. STUDENTS SHALL EXIT THEIR VEHICLES ON THE PASSENGER SIDE ONLY.

6. INSTRUCTIONAL PAMPHLETS SHALL BE DISTRIBUTED TO PARENTS EXPLAINING SITE CIRCULATION AND PROCEDURES

BEFORE THE START OF EACH SCHOOL YEAR. A FALL FAMILY SCHOOL MEETING WILL ALSO BE HELD PRIOR TO THE START

OF SCHOOL WHERE SITE CIRCULATION AND RULES WILL FURTHER BE DISCUSSED.  THE FOLLOWING ITEMS WILL BE

DISCUSSED:

7.  AT THE BEGINNING OF EACH SCHOOL YEAR, LCS WILL REPORT THE STUDENT COUNT TO THE TOWNSHIP.

THE SITE PLAN DEPICTS A LAYOUT THAT IS CONSISTENT WITH THE RECOMMENDATIONS MADE BY FLIES & VANDENBRINK IN

THEIR SITE ACCESS AND CIRCULATION EVALUATION DATED SEPTEMBER 19TH, 2017 AND UPDATED OCTOBER 24TH, 2017. THIS

EVALUATION IS BASED UPON A 200 STUDENT ENROLLMENT WHICH CURRENTLY EXCEEDS THE NUMBER OF ENROLLED

STUDENTS.THE  PARKING LAYOUT HAS BEEN REVISED TO CREATE ONE-WAY CIRCULATION ON SITE WITH A CURB ISLAND AS A

MEANS OF PHYSICAL SEPARATION BETWEEN THE PARKING AREA AND THE DROP OFF/PICK-UP AREA.  ADDITIONALLY, THE

MINIMUM OF TWO HUNDRED AND SIXTY FIVE (265) FEET OF ON-SITE LOADING SPACE HAS NOT ONLY BEEN MET BUT

EXCEEDED BY ROUGHLY FORTY NINE (49) FEET. THROUGH THE USE OF INFORMATIONAL PAMPHLETS, PARKING LOT

ATTENDANT VOLUNTEERS, AND A BEFORE THE SCHOOL YEAR MEETING EFFORT WILL BE MADE TO ENSURE SAFE AND

EFFICIENT CIRCULATION THROUGH THE PROPOSED SITE.  THE INTENT OF THIS SITE IS FOR LIVINGSTON CHRISTIAN SCHOOLS

TO OCCUPY A PORTION OF SPACE WITHIN THE EXISTING BRIGHTON NAZERENE CHURCH.  THE SCHOOL AND CHURCH

FUNCTION AT DIFFERENT TIMES DURING THE WEEK.

SITE PLAN NARRATIVE

LCS & THE NAZ COMMUNICATION PROCESS

A COMMUNICATION PROCESS BETWEEN THE NAZ AND LIVINGSTON CHRISTIAN SCHOOLS WAS ESTABLISHED IN THE

PRELIMINARY MEETINGS DURING THE PLANNING STAGES OF THE SCHOOL MOVING INTO THE CHURCH.  PRESENT AT THOSE

MEETINGS WERE PASTOR BEN WALLS, TED NAST, LINDA CASWELL, SARAH SLATER, AND JENNIFER MACKINNON. MEGAN

FARNSWORTH CURRENTLY SERVES AS BNC REP TO LCS.

ALL COMMUNICATION BETWEEN SCHOOL (LCS) REPRESENTATIVES, INCLUDING EMPLOYEES, STUDENTS AND FAMILIES, AND

CHURCH (THE NAZ) REPRESENTATIVES, INCLUDING MINISTERIAL STAFF, LAY STAFF, AND CHURCH MEMBER/ATTENDEES

REGARDING SCHOOL EVENTS  TO BE HELD AT THE NAZ WILL BE PRESENTED TO MEGAN FARNSWORTH

(MEGANF@THENAZ.ORG) BY JENNIFER MACKINNON (OFFICE@LIVINGSTONSCHRISTAINSCHOOLS.ORG). THE ONLY EXCEPTION

TO THIS IS IN THE AREA OF ATHLETICS WHERE THE LCS ATHLETICS DEPARTMENT SECRETARY (CURRENTLY WENDY BURY

WBURY@LIVINGSTONSCHRISTAINSCHOOLS.ORG) WILL CONTACT MEGAN DIRECTLY, KEEPING JENNIFER MACKINNON ADVISED

OF THE ATHLETIC EVENTS THROUGH EMAIL AND/OR SHARED CALENDARS.

ALL EVENTS HELD AT THE NAZ ARE SUBJECT TO APPROVAL BY THE NAZ STAFF AND CONFIRMATION (OR NOT) IS SUBMITTED

BY MEGAN FARNSWORTH TO JENNIFER MACKINNON TO COMMUNICATE TO THE REST OF THE SCHOOL.

- ENTER PARKING LOT AND DRIVE NORTH, FOLLOW DESIGNATED MARKINGS TOWARDS PICK UP/DROPOFF AREA

- WHILE UNLOADING PASSENGERS PUT THE CAR IN PARK AND STAY CLEAR OF PEDESTRIAN CROSSWALK. BEWARE

OF PARENTS AND CHILDREN STANDING IN PEDESTRIAN MARKED AREAS AND WALKING TO AND FROM

DESIGNATED PARENT PARKING AREA.

- DRIVERS DEPART THE PICK UP/DROPOFF ZONE BY FOLLOWING THE DESIGNATED MARKINGS AND EXITING VIA 2

PARALLEL LANES.

- LCS DESIGNATED PARKING AREA FOR PARENTS AND STUDENTS. VEHICLES SHOULD REMAIN LOCKED.

- TURNING RIGHT ONTO BRIGHTON RD THEN TURNING AROUND AND HEADING BACK EAST ON BRIGHTON RD WILL

NOT BE ALLOWED.

Engineering
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.safebuilt.com 

March 25, 2019 

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 for a building expansion of 

the Transtar Autobody Technologies facility (plans most recently dated 3/20/19). 

A. Summary 

1. A minor correction is needed to the building material depiction for the west elevation.

2. The proposed wall-mounted light fixtures will cast light outwards and do not meet Ordinance

standards.

3. The applicant requests Planning Commission authorization to retain existing vegetation along the

north side of the site in lieu of installing a Buffer Zone “A.”

4. The revised landscape plan does not incorporate the revisions to the proposed parking lot.

5. The plan should be corrected for consistency and 1 additional canopy tree is required.

6. The applicant seeks to donate to a tree fund in lieu of providing the detention pond plantings.  In our

opinion, a better option would be for the Commission to waive or modify this requirement per

Section 12.02.13.

B. Proposal/Process 

The applicant proposes a 6,225 square foot addition on the north side of the existing industrial building, 

which currently contains approximately 63,600 square feet of floor area.  The proposal includes parking 

to support the addition, as well as new landscaping and a retention basin.   

Industrial buildings with more than 40,000 square feet of floor area and the storage of hazardous materials 

are both special land uses in the IND.  The latter was granted in 2012 and the size of the proposed 

addition is considered a minor amendment (less than 25% of the floor area) that does not require a new 

special land use review.  As such, the proposal requires site plan review by the Planning Commission. 

C. Site Plan Review 

1. Dimensional Requirements.  As shown in the following table, the project meets or exceeds the

dimensional requirements of the IND:

Min. Lot Req. Minimum Yard Setbacks (feet) Max. Lot 

Coverage (%) 

Max. 

Height 

(feet) 
Area 

(acres) 

Width 

(feet) 

Front 

Yard 

Side 

Yard 

Rear 

Yard 

Parking Lot 

IND 1 150 85 25 80 20 front 

10 side/rear 

40% building 

85% impervious 

30 

Proposed 10 661 105 (S) 

85 (E) 

320 (W) 225 (N) 80 front 

 100+ side/rear 

16.3% building 

32.6% impervious 

22 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Transtar Autobody Technologies – Site Plan Review #2 

Location: 2040 Heiserman Drive – northwest corner of Heiserman and Euler Road 

Zoning: PID Planned Industrial District 
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Aerial view of site and surroundings (looking north) 

 

2. Building Materials and Design.  The building elevation drawings depict the use of scored block and 

metal siding with a standing seam metal roof.  The notes on Sheet A.201 indicate that materials and 

colors will match the existing building.   

 

Our only comment is that an area noted as scored block on the west elevation is depicted as metal 

siding.  We request the applicant correct the drawing for consistency/accuracy. 

 

3. Pedestrian Circulation.  A connection is provided between the new parking lot and building 

entrance.  No other changes are proposed to pedestrian circulation. 

 

4. Vehicular Circulation.  The proposed parking area will be accessed by a connection to the T-

turnaround for semi-trucks on the north side of the building.   

 

Proposed drive aisles meet or exceed the dimensional standards of the Zoning Ordinance and no other 

changes are proposed impacting vehicular circulation. 

 

5. Parking.  Sheet 4 of the site plan submittal includes updated parking calculations.  As a result of the 

proposal, the site requires a minimum of 66 parking spaces, while a total of 78 are proposed 

(including the required barrier-free spaces). 

 

 The layout of the proposed parking area meets or exceeds the dimensional standards of Section 14.06 

and a note has been added stating that parking spaces will be double striped. 

 

6. Exterior Lighting.  The building elevation drawings note the inclusion of wall mounted light 

fixtures.   

 

The revised submittal includes detail sheets; however, the fixtures proposed will cast light outwards, 

as opposed downwards.  The applicant must provide alternative fixtures in accordance with Section 

12.03. 

 

Subject site 
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7. Landscaping.  The landscape plan (Sheet C6) has been reviewed for compliance with the standards 

of Section 12.02, as noted in the following table: 

 
Standard Required Proposed Notes 

Parking lot 

(proposed) 

2 canopy trees 

260 SF landscaped area 

1 canopy tree 

800 SF landscaped area 

(approximately) 

1 additional canopy tree 

is required 

Buffer zone “A” 

(north) 

50’ width  

33 canopy trees 

66 evergreen trees 

132 shrubs 

6’ wall or 3’ berm 

Existing vegetation to 

remain undisturbed 

PC may waive/modify 

this requirement based 

on existing conditions 

Detention pond 6 trees 

53 shrubs 

6 trees 

53 shrubs 

Requirements met 

 

Additionally, the revised landscape plan does not match the revised site plan in terms of the proposed 

parking lot layout.  Given an increase in spaces, 1 additional canopy tree is required for the parking 

lot, which should be added to the landscaped island on the south side of the drive aisle accessing the 

new parking lot. 

 

Lastly, the applicant has requested a donation to a Township tree fund in lieu of providing the 

detention pond plantings due to the presence of existing vegetation. 

 

We do not feel this is an appropriate offer and the Ordinance does allow for alternatives.  The 

Commission may waive or modify new planting requirements in the presence of mature vegetation to 

be preserved.  The Commission could also allow these plantings elsewhere on site to limit the 

disruption to existing vegetation. 

 

8. Impact Assessment.  The submittal includes the Impact Assessment approved in 2012 related to the 

storage tanks, as well as an addendum related to the current proposal. 

 

 In short, the addendum states that the proposed project is expected to adversely impact natural 

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

 

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

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

 

Respectfully, 

SAFEBUILT STUDIO 
 
 

  

  

Brian V. Borden, AICP 

Planning Manager 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 

April 1, 2019 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Transtar Building Addition 

Site Plan Review No. 2 

 

Dear Ms. Van Marter: 

 

Tetra Tech has conducted a second site plan review of the proposed Transtar building addition plans last dated 

March 20, 2019. The plans were submitted by Greentech Engineering, Inc. on behalf of Transtar Autobody 

Technologies, Inc. Transtar Autobody Technologies is located on a 10.1-acre parcel at 2040 Heiserman Drive. The 

petitioner is proposing a 6,225-square-foot building addition on the north face of the existing 60,000-square-foot 

building. 

 

A letter from the petitioner, included with the plans submitted on March 20, 2019, noted that the comments from 

the previous letter were addressed; however, upon review it does not look like the plans have been updated to 

include existing sanitary sewer lead and onsite existing water main as requested. We have repeated these comments 

below:  

 

GENERAL NOTES 

 

1. The petitioner is proposing a sanitary connection from the existing sanitary sewer on Euler Road to the 

proposed addition. The plans should also show the existing sanitary sewer connection on the existing 

building.   

2. The petitioner should show the existing water service to the existing building. The plans show a hydrant at 

benchmark 2 and the onsite water main to that hydrant should be shown on the plans as well.  

 

We recommend the petitioner address the above comments and resubmit the site plan for review. 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



 
March 29, 2019 

 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Transtar Autobody Technologies - Addition 

2040 Heiserman Drive 
Genoa Twp., MI   

 
Dear Kelly, 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on March 21, 2019 and the drawings are dated February 26, 2019 with latest                                 
revisions dated March 20, 2019. The project is based on an existing 63,600 square foot chemical                               
manufacturing and storage facility. The facility is proposing a 6,228 square foot addition to the                             
rear of the structure. The plan review is based on the requirements of the International Fire Code                                 
(IFC) 2018 edition.   
 
1. The landscaping plan has not been updated with the new layout. 

 
2. The building addition shall be provided with an automatic sprinkler system. (Noted to be                            

provided as required.) 
IFC 903 

 
3. The access road into the parking area is of great concern. The drive shall be a minimum of                                   

26’ wide. With a width of 26’ wide, with the north side of the drive 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 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 access to the structure are                             
noted to be provided throughout construction.) 
 

      IFC D 102.1 
      IFC D 103.1 
      IFC D 103.6 

 
4. Access from the existing loading dock area with the curved drive creates a dead-end                           

emergency vehicle access of over 190-feet. All dead-ends over 150-feet shall be provided                         
with an approved turnaround. In addition, the sharp curve of the entrance would make                           
reverse navigation very difficult even if the dead-end were to be reduced. A means of                             
turnaround shall be provided for the dead-end and the curve straightened, softened and                         
dead-end reduced below 150-feet. Access into the new parking area must meet the inside                           
and outside turning radii of 30-feet inside and 50-feet outside. (The drive has been widened                             
to 26’ and realigned to provide proper access, however, the dead-end has not been                           
eliminated and is still exceeding 150’. This is measured from the threshold of the drive to the                                 
end of the last parking space.)  

IFC D 103.3 
IFC D 103.4 
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      Transtar Autobody Technologies - Addition 
                                                                                                              2040 Heiserman Drive 

Site Plan Review 
 

5. A minimum vertical clearance of 13½ feet shall be maintained throughout and along the                           
drive for emergency vehicles, including trees and plantings. (This has been noted to be                           
complied with.) 

 
 
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 
 
 

 

www.brightonareafire.com 



















sym. qty. botanical name common name caliper spacing root height
AR 3 Acer rubrum Red Maple 2.5" as shown B&B
AS 1 Acer saccharum Sugar Maple 2.5" as shown B&B
CA 12 Cornus amomum Silky Dogwood as shown 24"
CL 12 Clethra alnifolia Summersweet as shown 24"
CS 12 Cornus sericea 'Arctic Fire' Arctic Fire Red Twig Dogwood as shown 24"
PO 17 Physocarpus opulifolius Eastern Ninebark as shown 24"
TD 3 Taxodium distichum Bald Cypress 2.5" as shown B&B
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March 28, 2019 
 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 
 

As requested, we have reviewed the conceptual site plan (dated 3/1/19) for Premier Genoa LLC.  The 

applicant requests conceptual plan review for redevelopment of the 5.12-acre site. 
 

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

Zoning Ordinance. 
 

A. Summary 
 

1. The applicant will need to determine which type of PUD they wish to pursue – RD-PUD and NR-

PUD being the best apparent options. 

2. The project generally appears to meet the PUD eligibility criteria, though the applicant will need to 

clearly demonstrate the benefits of the project as part of a formal PUD submittal. 

3. The predominant use proposed is climate-controlled indoor commercial storage, which has yet to be 

added to the GCD as an allowable use (though a draft Ordinance amendment has been prepared). 

4. We anticipate such uses will include a host of conditions that the applicant should be familiar with. 

5. The proposed buildings contain a significant amount of metal paneling and more EIFS than that of a 

typical PUD.  This aspect of the project warrants discussion with the Commission. 

6. The applicant should be prepared to present building material samples as part of this discussion. 
 

B. Proposal/Process 
 

The applicant proposes to redevelop the property bounded by Grand River, Lawson Drive and Whitehorse 

Drive.  The site currently contains 2 non-residential buildings that would be demolished and a gas station 

that would remain. 

 

The proposed development includes over 90,000 square feet of building area with a mix of indoor/climate 

controlled self-storage (45,000 SF), retail (7,000 SF), flexible office/retail (3,700 SF), and food service 

(2,336 SF). 

 

Based on the materials provided, the applicant appears headed towards a PUD; however, the exact type of 

PUD is not identified.  In our opinion, either the RD-PUD (Redevelopment) or NR-PUD (Non-

Residential) seem most likely. 
 

Section 18.03.01 provides for a conceptual plan review whereby the Planning Commission and staff can 

provide direction to the applicant; however, no formal action is to be taken.  If the project comes to 

fruition, a full PUD submittal must be provided in accordance with Article 10. 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Premier Genoa LLC – Conceptual Site Plan Review 

Location: 4525 E. Grand River Avenue – northwest corner of Grand River and Lawson Drive 

Zoning: GCD General Commercial District and OSD Office Service District 
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Aerial view of site and surroundings (looking north) 

 

C. Review Comments 
 

1. PUD Qualifying Conditions.  Section 10.02 identifies the eligibility criteria for PUD consideration.  

At face value, the site and project generally appear to qualify, though the Board will need to grant a 

reduction in the minimum lot area and the applicant will need to identify the benefits of the project. 
 

2. PUD Type.  As previously noted, the RD-PUD and NR-PUD would appear to be the best fits; 

however, each provides challenges. 
 

The RD-PUD designation requires that all existing buildings be removed or renovated.  It is unclear 

what the plan entails for the existing gas station.  Under this designation, it would need to be 

renovated, at a minimum. 
 

Alternatively, the NR-PUD has substantial site and building design regulations that would require 

careful consideration. 
 

Prior to preparing a formal submittal, we encourage the applicant review Sections 10.03.04 and 

10.03.05, respectively. 
 

3. Uses.  At face value, current zoning and either PUD designation described above would allow for 

retail, flexible office/retail and food service.  Climate-controlled indoor commercial storage is not 

currently allowed in the GCD; however, a draft amendment is in process that would allow this use 

with special land use approval. 
 

At this time, the draft amendment includes several use conditions that the applicant should be aware 

of.  Though it is only a draft and may change, the current version includes the following language: 
 

Such buildings shall conform to the design and material standards of Section 12.01 and shall include 

a minimum of 25% window space (including spandrel or tinted glass) on all building elevations 

visible from a public or private road and the parking lot; however, internal overhead doors shall not 

be visible through the windows.   

Subject area 
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Exterior overhead doors shall not face any public roadway except as approved by the Planning 

Commission under the following circumstances: 

 

a. For through garages where doors are provided on the front and rear of the building; 

b. Garages located on corner or through lots; and, 

c. Where the Planning Commission determines that a rear garage would have a negative 

 impact on an abutting residential district. 

 

Under these circumstances the Planning Commission may require additional landscape screening 

above and beyond what is required for street frontage landscaping. 

 

4. Building Materials/Design.  The building elevations on Sheet A-3 depict a significant amount of 

metal paneling and more EIFS than would typically be allowed in a PUD.   

 

This aspect of the project, in particular, warrants additional discussion with the Commission.  We 

encourage the applicant to bring building material samples to the meeting to aid in this part of this 

discussion. 

 

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

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

 

Respectfully, 

SAFEBUILT STUDIO 
 

  

  

 

Brian V. Borden, AICP 

Planning Manager 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

April 3, 2019 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Premier Genoa PUD  

Conceptual Site Plan Review No. 1 

 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a review of the proposed Premier Genoa PUD conceptual site plan last dated March 1, 2019. 
The plans and impact assessment were submitted by Desine Inc. on behalf of Premier Genoa LLC. The site consists 
of six partially developed parcels totaling 5.12 acres at 4525 E Grand River Avenue at the northwest quadrant of 
the Lawson Drive and Grand River Avenue intersection. The petitioner is proposing to retain the existing Sunoco 
gas station and develop 45,000 net rentable square feet of self-storage space, 7,000 square feet of retail space, 3,700 
square feet of flex-office space, and 2,336 square feet of new food-based retail.   
 
After reviewing the conceptual site and impact assessment we have no engineering concerns that need to be 
addressed for the conceptual plans. However, the following comments should be addressed on the final site plan: 
 
GENERAL NOTES 

 

1. It is unclear what will be happening to the existing building on parcel 11-09-200-014. A note should be 
added to explain any future use for that parcel.  If nothing will be located on the parcel, curbing should be 
added to the proposed entry way until it is developed. 

 
SITE PLAN 

 

1. Parking calculations shall be included on the final plan as detailed in the Genoa Township Zoning 
Ordinance Section 14.04.  
 

2. The drive aisles south and west of the proposed commercial/office building are shown as 24 feet wide. 
These should be increased to 26 feet wide or as required to meet the fire authority’s needs.  
 

3. Some parking spaces are currently shown as 16 feet long and should be increased to 18 feet.  
 

4. The petitioner should consider extending the proposed sidewalk on the south side of the proposed self-
storage to the sidewalk on the east side of the building to allow for people parking closer to the 
commercial/office proposed building to access the self-storage office. 
 



Ms. Kelly Van Marter 

Re:  Premier Genoa PUD Conceptual Site Plan 

April 3, 2019 

Page 2 

 

 

Tetra Tech 

5. The petitioner should consider tying in the proposed sidewalk on the east side of the property to the existing 
sidewalk ramp on the northeast corner of the property. 

 
DRAINAGE AND GRADING 

1. The final site plan shall include retention calculations for the proposed retention basin on the north side of 
White Horse Drive. The final site plan must also include soil boring data for the proposed retention basin 
area. 

 
2. The final site plan must include storm pipe material and sizing information as well as catch basin sizing 

information.  
 
WATER SERVICE 

 

1. As noted in the updated MHOG Design Standards, if the proposed storage facility and commercial/office 
building will be metered separately, the petitioner will be required to provide a designated meter closet for 
the separate meters and this should be shown on the site plan. 
 

2. The site plan is currently showing separate fire suppression and water service lead lines from the proposed 
water main to the proposed building. Rather than having two separate leads, the domestic lead can branch 
off the fire suppression lead with an isolation valve closer to the building.  
 

3. The site plan shows about 220 feet of proposed water main on the south side of White Horse Drive. This 
water main should be extended to connect to the existing water main on the east side of Lawson Drive with 
the addition of a hydrant. This will increase reliability and provide adequate hydrant coverage of the 
proposed self-storage building.  
 

4. Sizing and material information for the proposed water main shall be included on the final site plan.  
 
SANITARY SERVICE 

 

1. The petitioner should consider a separate sanitary sewer lead for the proposed self-storage building to 
connect to the existing sewer on the east side of Lawson Drive. 

 
TRAFFIC 

 
1. A traffic plan will need to be included in the final site plans. 

 
We recommend the petitioner address the above comments prior to submitting a final site plan for review. 
Please call or email if you have any questions.  
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Scherdt 
Vice President Project Engineer 



 
April 3, 2019 
   

 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: BMH - Premier PUD 

4525 E. Grand River, Howell, MI 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on March 21, 2019 and the drawings are dated March 1, 2019. The project is                                   
based on the proposed development of a two-story IIB construction 74,500 square foot                         
mixed-use (S-1, B, M) structure. The large S-1 portion of the structure will be two-stories measuring                               
63,750 square feet. There will also be a single story 10,750 square foot mixed-use (B, M) attached                                 
to the north end of the S-1 structure. The largest portion of the structure will be used for climate                                     
controlled storage while the single story will be used for business and mercantile shops. The                             
building will be fully sprinklered. This plan review is based on the requirements of the                             
International Fire Code (IFC) 2018 edition.  
 
1. The water main location on the proposed plan indicates a single new fire hydrant at the rear                                 

along White Horse Dr. and a single existing hydrant off the property across a neighboring                             
roadway nearly 300’ from the structure (hose lay). Fire flow requirements for this sized                           
structure have been reduced 50% due to the fire sprinkler system being provided, this lowers                             
the number of required hydrants to three (3) fire hydrants be provided for use, meaning two                               
(2) additional hydrants are required on-site; to be located in the following locations: directly                           
across the drive from the southeast corner of the storage building (near the 30’ dimension                             
arrow), and along the curb just north of the shared entrance monument sign near the shared                               
entrance from Grand River. These locations not only provide proper fire flow, but proper                           
spacing and provide for proper distance (100’ or less) from the fire department connections.   

          IFC 912.2 
IFC B105.1(2) 

IFC B105.2 
IFC C102.1 

 
2. The building shall be provided with an automatic sprinkler system in accordance with NFPA                           

13, Standard for the Installation of Automatic Sprinkler Systems.   
IFC 903 

A. The FDC’s shall be located on the front of the building (Grand River). One shall be                               
located at the southeast corner of the storage and the other on the front of the                               
mixed-use portion of the structure.   

 
B. The location, size, gate valve, and connection of the fire protection leads shall be                           

indicated on the utility site plan. The current lead is shown un-sized and enters into a                               
hallway on the architectural plans. 
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BMH - Premier PUD 
4525 E. Grand River 

Site Plan Review 

3. The address(es) shall be displayed on the building 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.   

          IFC 505.1 
 

4. The access roads throughout the site shall be a minimum of 26-feet wide. This is                             
accomplished throughout the project except the south (front) and southwest (side) of the                         
mixed-use where the width is shown at 24-feet. This width must be increased to 26-feet in this                                 
area and maintained throughout the site. All curb-lines without designated parking                     
including along White Horse Dr. shall be designated fire lanes and provided with proper                           
signage. 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. 

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

5. Provide the size of the above ground LPG tank so proper separation distance from the                             
structure can be determined.   
 

6. Access around building shall provide emergency vehicles with a turning radius of 30-feet                         
inside and 50-feet outside.  Provide an emergency vehicle circulation plan.  
 

7. A minimum vertical clearance of 13½ feet shall be maintained throughout the site. 
 
8. The location of key boxes (Knox Box) shall be indicated on future submittals. The Knox boxes                               

shall be located adjacent to the main entrance door of the storage structure and each                             
entrance top the mixed-use tenant spaces. 

          IFC 506.1 
9. 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 

 

www.brightonareafire.com 
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March 27, 2019 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

As requested, we have prepared this memo to assist the Planning Commission with its consideration of 

amendments proposed to the UR Urban Residential zoning district contained in Article 3 of the Township 

Zoning Ordinance. 

By way of recent meetings regarding a conceptual development plan, a gap in residential density was 

found between the Master Plan and Zoning Ordinance.   

More specifically, the Small Lot Single Family Residential category in the Master Plan calls for single-

family residential development of 2 to 3 dwelling units per acre of land.  However, the comparable zoning 

districts of SR Suburban Residential and UR Urban Residential allow for a density of 2 to 2.4 units per 

acre (when public sanitary sewer is available), respectively. 

The next zoning district in terms of density is MDR (Medium Density Residential), which allows for just 

over 4 units per acre. 

As such, there is currently nothing in the Zoning Ordinance that properly addresses the density gap 

between 2 and 4 units per acre.  UR is the closest fit; however, it results in an awkward density 

calculation that does not accurately reflect the guidance of the Master Plan. 

The primary options to address this situation would be the creation of a new residential zoning district or 

an amendment to the existing UR District lot area requirements.  Staff and our office believe the latter is 

the most appropriate method. 

Accordingly, the draft amendment provided for your consideration entails a reduction in the minimum 

UR lot area from 18,000 square feet (2.4 units per acre) to 14,500 square feet (3 units per acre). 

The sections impacted are limited to 3.02 Listing of Residential Districts and 3.04 Dimensional 

Standards.  

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

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

Respectfully, 

SAFEBUILT STUDIO 

Brian V. Borden, AICP 

Planning Manager 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Proposed amendment to Urban Residential District (Article 3 of the Zoning Ordinance) 



GENOA TOWNSHIP ZONING ORDINANCE 

Residential Districts 3-2 

(h) Encourage wise use and development of lake shoreline in recognition of the existing small 
lot development patterns and the sensitive environmental ecosystem surrounding the 
lakes; and, 

(i) Prohibit any land use that would substantially interfere with the development, utilization 
or continuation of single family dwellings in the District. 

3.01.03 Medium Density Residential:  The Medium Density Residential (MDR) District is intended to 
provide detached single family residential on smaller lots and attached residential town-homes 
with individual entrances and garages.  This district is intended for infill development within 
urban service areas of the Township planned for higher density residential with the necessary 
public water, public sewer, transportation and public services in place to support higher densities. 
The MDR district is intended to promote the goals and future land use map of the Genoa 
Township Master Plan. 

3.01.04 High Density Residential:  The High Density Residential District is intended to provide rental or 
individually owned duplexes and other multiple dwelling units at a density consistent with the 
infrastructure and land capabilities.  This district is intended for infill development within urban 
service areas of the Township planned for higher density residential with the necessary public 
water, public sewer, transportation and public services in place to support higher densities. 
Special provisions are provided for various types of housing for the elderly in recognition of the 
need for such facilities and their relatively low impact in comparison with other multiple family 
uses of similar density.  The HDR district is intended to promote the goals and future land use map 
of the Genoa Township Master Plan. 

Sec.  3.02 LISTING OF RESIDENTIAL DISTRICTS 

The Single Family Residential Districts of Genoa Township include: 

Table 3.02 
Residential and Agricultural Districts 

District Minimum Lot Area Per Dwelling Unit 
Agricultural (AG) 10 acre lot area 
Country Estate (CE) 5 acre lot area 
Rural Residential (RR): 2 acre lot area 
Low Density Residential (LDR): 43,560 sq ft.  lot area 
Suburban Residential (SR): 21,780 sq.  ft.  lot area with public sanitary sewer 

43,560 sq.  ft.  lot area without public sanitary sewer 
Urban Residential (UR): 18,00014,500 sq.  ft.  lot area; must have public water 

and sanitary sewer 
Lakeshore Resort Residential 
(LRR): 

12,800 sq.  ft.  lots of record in existence on 1/1/1991. 
43,560 sq.  ft.  lots created after 1/1/1991 without 
public sanitary sewer 
21,780 sq.  ft.  lots created after 1/1/1991 with public 
sanitary sewer 

Medium Density Residential 
(MDR) 

10,000 sq.  ft.  lot area with public sanitary sewer 
Duplexes and townhouses up to 5 units per acre 

High Density Residential (HDR) Duplexes, attached townhouses and apartments up to 8 
units per acre 



GENOA TOWNSHIP ZONING ORDINANCE 

Residential Districts 3-10 

Sec.  3.04 DIMENSIONAL STANDARDS  

3.04.01 Residential Schedule of Area and Bulk Requirements.  All lots, buildings, and structures shall comply with the area height and bulk requirements in 
Table 3.04.01: 

Table 3.04.01 DIMENSIONAL STANDARDS - RESIDENTIAL DISTRICTS 

District 

Minimum Lot Size (m)  
or Maximum Density 

Maximum Building 
Height 

Principal Structure 
Minimum Yard Setback(g) (h) (i) Max Lot 

Coverage 
(Per Unit) Floor 

Area Min.  Lot Area, 
Max.  Units Per Acre  (a) (b) Width(c) (d) Stories Feet(e) Front(f) Smaller 

Side 
Total 2 
Sides 

Rear 

Agricultural (AG) 40 acres for farms, 10 acres for non-farm 
dwellings 2 35 75 40 80 60 NA 980 sq.  ft. 

Country Estate 
(CE) 

5 acres 220 ft 2 35 75 40 80 60 NA 1500 sq.  ft 

Rural Residential 
(RR) 

2 acres 200 ft 2 35 50 30 60 60 NA 1200 sq.  ft. 

Low Density 
Residential (LDR) 

1 acre 150 ft 2 35 50 30 60 60 NA 980 sq.  ft. 

Suburban 
Residential (SR) 

21,780 sq.  ft., with public sewer; 1 acre 
without public sewer 

100 ft 2 35 40 20 40 50 20% bldg, 35% 
imp.  sur. 

980 sq.  ft. 

Urban Residential 
(UR) 

18,00014,500 square feet per unit, requires 
public sewer and water 

90 ft. 2 25 35 10(j) 25(j) 50 35% bldg, 50% 
imp.  sur. 

980 sq.  ft. 

Lakeshore Resort 
Residential (LRR) 

12,800 square feet lots of record in existence on 
1/1/91, requires public sanitary sewer 
1 acre lots created after 1/1/91 without public 
sanitary sewer. 
21,780 square foot lots created after 1/1/91with 
public sanitary sewer.   

80 ft 2 25 35 10(k) 20(k) 40 35% bldg, 50% 
imp.  sur. 

900 sq.  ft. 

Medium Density 
Residential (MDR) 

10,000 sq.  ft.  per single family lot  
5 units per acre for duplexes and attached 
townhomes 
Requires public sewer and water  

75 ft 2 35 25(l) 5(l) 20(l) 30 35% bldg 
footprint, max 
50% impervious 
surface 

900 sq.  ft. 

High Density 
Residential (HDR) 

8 units per acre assuming all setbacks and 
other requirements can be met, min 21,780 
sq.  ft.  per building  
Requires public sewer and water 

165 ft 3 40 35(l) 15(l) 30(l) 30 35% bldg 
footprint, max 
50% impervious 
surface (bldg plus 
paved areas) 

efficiency = 450 sq.  ft.   
1 bedroom = 600 sq.  ft. 
2 bedroom = 750 sq.  ft. 
3 bedroom = 900 sq.  ft. 
each addl = 150 sq ft 
Ground floor = 500 sq 
ft/unit 

(as amended 3/5/10)
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
MARCH 11, 2019 

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, Chris Grajek, Jeff 
Dhaenens, Jill Rickard, Marianne McCreary, and Jim Mortensen. Absent was Eric 
Rauch. Also present was Kelly VanMarter, Community Development Director/Assistant 
Township Manager, Brian Borden of Safebuilt Studio, and Gary Markstrom of Tetra 
Teach.  There were twenty seven audience members present. 

PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 

APPROVAL OF AGENDA: 

Moved by Commissioner McCreary, seconded by Commissioner Grajek, to approve the 
agenda as presented. 

CALL TO THE PUBLIC:  The call to the public was made at 6:31 pm with no response. 

OPEN PUBLIC HEARING # 1… Review of a site plan and impact assessment 
requesting preliminary site condominium approval for a proposed 19 unit site 
condominium.  The property in question is located on approximately 30.8 acres at 4242 
Bauer Road (Parcel #4711-26-200-002) on the west side of Bauer Road, between 
White Pines Drive and Challis Road.  The request is petitioned by John Moretti. 

A. Recommendation Environmental Impact Assessment (1-25-19) 
B. Recommendation of Preliminary Site Condominium Plan (2-20-19) 

Mr. John Moretti, Jr., representing his father, John Moretti, and Mr. Philip Rasor, the 
engineer, were present.   

Mr. Rasor showed the proposed site plan, which will include 19 dwellings.  They have 
revised the access drives and provided a fire suppression system that now meets the 
requirements of the Brighton Area Fire Authority.   

If they receive preliminary site plan approval, they will work with the Livingston County 
Drain Commissioner so they can use Mudd Lake for storm-water runoff and the 
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Livingston County Road Commission for the placement of the private road off of Bauer 
Road.  
 
Mr. Borden stated that the applicant has addressed all of his concerns.  He noted that 
there are additional items that will need to be submitted when the final site plan is 
presented for review. 
 
Commissioner Mortensen questioned how the owner, whose home is adjacent to this 
property but not part of the development, will access his property.  Mr. Rasor stated he 
will obtain an easement granting access to the private road and he will pay his share of 
the condominium maintenance fees. 
 
Ms. Rickard noted that because the owner’s home is located on a large lot, there should 
be a note in the master deed and bylaws that there may be a time when that property 
may be divided and developed further and those property owners may need access via 
the private drive as well. 
 
Mr. Markstrom reviewed his February 25, 2019 letter.  He stated that the applicant will 
address his concerns by working with the Livingston County Health Department, Road 
Commission, and Drain Commissioner. 
 
Chairman Brown reviewed the Brighton Area Fire Department letter dated March 4, 
2019.  

1.  The applicant is proposing three different alternatives for the 12,000-gallon tank 
under the cul-de-sac island. All three options are acceptable to the fire authority; 
the applicant needs to commit to one through further research. The Maintenance 
requirements for the alternative water supply shall be included in the 
Condominium By-Laws. 

2. The dimensions of the roadway need to be reflected along the road and not just 
the construction detail. Each side of the one-way entrance shall be a minimum of 
20-feet wide and the roadway a minimum of 26-feet wide. When scaled, neither 
meet this dimension. 

 
Chairman Brown noted a letter was submitted to the Township this morning from Mr. 
Krebs of 7917 Goldwin Drive.  He is concerned with the site distance of the access drive 
on Bauer Road.  Mr. Rasor reiterated that once they receive preliminary site plan 
approval, they will work with the Livingston County Road Commission to confirm the site 
distance is acceptable.  If it does not meet their approval, they will relocate the 
driveway. 
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The call to the public was made at 6:54 pm. 
 
Mr. Todd Krebs of 7917 Goldwin Drive owns the property directly north of this site.  He 
reiterated his concern regarding the site distance of the proposed drive.  He is 
requesting a landscape buffer be placed between his property and the northernmost 
road of the access drive.  He thinks the houses are going to be very nice.   
 
Mr. Bill Rockwell of 4346 Argenta Drive stated that Mudd Lake flows into a stream that 
runs through his property.  He noted that the applicant stated the development will not 
have a “significant” impact on the flow of Mudd Lake.  He wants to make sure that the 
flow will not increase and possibly wash out the edges of the stream or the trees.  He is 
also concerned that the lawns in this development will be treated with fertilizer and 
mosquito repellant and that will flow into the lake and then into the stream.  He does not 
want the flow to decrease either. 
 
Mr. Rasor explained their proposal for the storm water control.  Most of the drainage on 
the site currently drains into the lake.  He noted that the Drain Commissioner will not 
approve a proposal that will alter the flow of the stream.   
 
Mr. Richard Kettle of 4384 Argenda Drive would also be impacted by any changes to 
the stream.  Two thirds of his property is a wetland and he wants to make sure that 
there will not be additional flow, or possible surges caused by heavy rains, due to this 
development.  He is also concerned with the access drive off of Bauer Road.  There is a 
lot of traffic on this road and people drive very fast.  
 
Mr. Brian Dunleavy of 6701 Quaint Ridge Trail questioned if there will be an impact on 
the aquifer’s water table due to the additional homes.  Mr. Rasor stated they had four 
test wells done and it was determined that there is adequate water on this site; 
however, they are waiting for the final approval from the Livingston County Health 
Department.  Mr. Dunleavy would like a stewardship program in the by-laws to notify 
homeowners that what they put on their lawns will flow into the lake. 
 
Mr. Don Baker of 6899 White Pines Drive borders the south side of this property.  He 
noted that one of his neighbor’s driveway is on the applicants property.  Mr. Moretti 
stated the roadway doesn’t enter onto the property but the ROW does.  The applicant 
will be putting a landscape buffer along this ROW to eliminate the homeowner from 
accessing their property from White Pines Drive.   
 
He asked if the sediment ponds will hold water.  Mr. Rasor stated they will hold water 
during a rain event; however, they are required to be designed to drain within 72 hours.  
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They are not permanently water filled.  Mr. Baker stated there is an economic downtown 
anticipated in 18 months and he does not want half built houses and piles of dirt on this 
property in his backyard. 
 
Mr. Steve Tousignant 6712 White Pines stated he agrees with his neighbors.  They 
want to ensure that everything is done correctly.  He is also concerned with pulling into 
and out of the subdivision.  He does not want anything that is done on this site to further 
hinder their site lines exiting off of White Pines Drive.  There was a discussion between 
Mr. Tousignant, the Planning Commission, and Mr. Rasor regarding a possible drop 
lane into White Pines Drive as well as onto the road entering into the proposed project. 
 
Mr. Kratz questioned if it would be possible to lower the speed limit on Bauer Road.  Ms. 
VanMarter stated it is the Livingston County Road Commission that determines the 
speed limit. 
 
The call to the public was closed at 7:29 pm. 
 
Moved by Commissioner Grajek, seconded by Commissioner Rickard, to recommend 
to the Township Board approval of the Environmental Impact revised and dated 2/19/19 
as presented.  The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to 
recommend to the Township Board approval of the Preliminary Site Condominium Plan 
dated 2/20/19 for 4242 Bauer Road, conditioned upon the following: 

● The following documents will be required with a final submittal: 
○ Condominium documents (Master Deed and By-Laws); 
○ A detailed landscape plan; 
○ Building designs/renderings 
○ A detail of the residential entrance signage 

● With regard to the landscape plan, consideration should be given for a buffer on 
the drive between the entrance drive and the house immediately to the north of 
the entrance, which is not part of the condominium  

● The Township attorney shall review the condominium documents. 
● It is recommended that the condominium by-laws include a caution to the 

homeowners about the extra sensitivity to environmental factors affecting the 
drainage into Mudd Lake. 

● The applicant shall include language ensuring protection of the wetlands, natural 
feature setback and undisturbed wooded areas. 

● The applicant must provide a Private Road Maintenance Agreement, including 
the financial and maintenance assurances required by Ordinance and the 
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agreement will cover the access road fro for the property at the north, which is 
not part of the condominium development.   

● The master deed and/or by-laws should spell out that because of the road 
easement for the property to the north, future development on that property to the 
north may occur. 

● The petitioner should request review by the Health Department regarding the 
location of the septic field on the property to the north of the development relative 
to its location next to Lot #15’s well and septic field. 

● The petitioner should review the landscaping plan to ensure that trees planted 
will not interfere with septic fields. 

● The petitioner will follow recommendations made by the Township engineer in his 
letter dated February 25, 2019 and the Brighton Area Fire Authority letter dated 
March 4, 2019.   

The motion carried unanimously. 
 
Commissioner Dhaenens stated he appreciates the applicant listening to the comments 
made by the Planning Commission and the consultants and presenting a revised plan 
that was more fitting. 
 
OPEN PUBLIC HEARING # 2… Review of a rezoning application, PUD application, 
PUD agreement, impact assessment, and conceptual PUD plan for a proposed planned 
industrial development with a new 67,000 sq. ft. indoor climate controlled storage 
building.  The rezoning requested is from GCD to IND with a Planned Industrial District 
(PID) overlay located at 2528 Harte Drive, Brighton consisting of 10.62 acres on Parcel 
#4711-13-300-009.  The request is petitioned by James Pappas of Fusco, Shaffer and 
Pappas, Inc. 
 

A. Recommendation of Rezoning and PUD Applications - GCD to IND (PUD) 
B. Recommendation of PUD Agreement (2-22-19) 
C. Recommendation of Environmental Impact Assessment (January 2019) 
D. Recommendation of Conceptual Site Plan (2-22-19) 

 
Mr. Jim Pappas, the engineer, and Mr. Harte, the property owner, were present. They 
are proposing to building a climate controlled storage building with a sales office.  There 
will also be a residential unit on the second story of the building for the caretakers of the 
storage facility.  Mr. Pappas showed the site plan, building elevations, and proposed 
building materials.  He reviewed the drainage plan, landscape plan, site access, and the 
proposed ground sign.   
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They will need to request an amendment to the PUD because it requires a two-acre 
acre minimum lot size and the lot split and they are requesting is one acre.  They 
believe the proposed materials are attractive and appropriate for this location.   
 
They will need to remove all of the trees on the site so they are proposing to replace as 
many trees as possible throughout the site. 
 
They are installing a greenbelt around three sides of the building at the property line; 
however, they are requesting the requirement for the wall be waived.  They do not 
believe it is in the best interest of the residential neighborhood that is adjacent to this 
property on three sides.  Many of the kids use this site to “cut through” to Grand River to 
get to and from the bus stop.  If they were to put up the wall, it would make it a much 
longer walk for them.  They have installed a sidewalk throughout the site which will 
assist with these kids continuing to cut through the site.    
 
The ground sign on Grand River is larger than allowed.  Mr. Pappas noted that the 
Planning Commission can approve an increase in the size by 50 percent and if that is 
done, they would be within that limit.  The existing building cannot be seen from Grand 
River, so it is important to have a larger sign for visibility.  They also want to be able to 
have all of the businesses on this site have their name on the sign. 
 
They have reviewed the engineer’s letter and will address his concerns and the Brighton 
Area Fire Authority has approved their design. 
 
Mr. Borden reviewed his letter dated March 6, 2019.  The applicant has addressed most 
of his comments.  He did note that the Township Board can reduce or waive the 
minimum property size requirement because of the availability of water and sewer.   

● Rezoning to IND on its own would not generally be considered compatible with 
the Township Master Plan; however, they believe that the inclusion of a request 
for the PID overlay mitigates this concern. 

● The applicant has provided sample building materials; however, he would like to 
see the materials of the existing building on this site to see if they are compatible. 
Mr. Pappas showed a photograph of the existing building.  It is brick with stone 
accents and a metal roof.   

● While Mr. Borden feels the applicant did a great job in replacing the trees, given 
the extent of tree removal proposed, he encourages the applicant to retain 
additional healthy mature trees and/or possibly relocate them elsewhere on site. 

● The planting requirements for the Buffer Zone “B” this have been met.  The 
applicant is asking to have the Planning Commission waive the requirement for 
the wall.  The Planning Commission has the discretion to waive this requirement. 
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● The Planning Commission may allow an increase the sign area based upon the 
nature of the development. However, the sign height needs to be reduced or 
included in the PUD Agreement as a deviation.  Ms. VanMarter stated that the 
Genoa Business Park sign across the street is 10 feet 2 inches tall and the St. 
Joseph Mercy Woodland sign down Grand River is 12 feet, ½ inch.  The 
applicant is proposing and 8-foot high sign. 

 
Mr. Markstrom review his letter dated March 1, 2019.  They have addressed his 
previous concerns.  The items in his letter are procedural in nature. 

● The petitioner has noted that they are currently working on getting approval from 
adjacent properties for their temporary grading easement. Documentation for 
these easements should be provided for the Township’s records. 

● The water main improvements will be public infrastructure and will require 
construction plan review and MDEQ permitting through MHOG. The petitioner 
will be required to provide easement documentation for the proposed water main 
prior to MDEQ permitting. This can be done after site plan approval. 

 
All of the previous concerns of the Brighton Area Fire Authority have been met. 
 
Chairman Brown provided suggested edits for the PUD Agreement. There was a 
discussion regarding the Agreement containing uses that are prohibited.  It was 
suggested that the applicant amend the document to list the uses that are permitted, 
instead of what are prohibited. 
 
The call to the public was made at 8:37 pm with no response. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 
recommend to the Township Board approval of the Rezoning of the Birkenstock 
property from General Commercial District (GCD) to Industrial (IND) with a Planned 
Industrial Development (PID) overlay, subject to the following: 

● The Planning Commission finds that the qualifying conditions in Section 10.02 of 
the Township Ordinance are met with the proposed use of the property, including 
single ownership initiated by petition of the owner and other requirements in this 
section. 

The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 
recommend to the Township Board approval of the PUD Agreement dated February 22, 
2019 for the Birkenstock property, subject to the following: 
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● The table of prohibited uses will be eliminated and replaced with selected and 
restricted permitted uses from the Office Service and Industrial zoning districts. 

● The sign proposed at 8 feet high is allowed due to its consistency with other 
signs on Grand River Avenue and there are multiple businesses on this site 
located a considerable distance from Grand River. 

● Approval of the deviation of one-acre minimum lot size due to the availability of 
shared municipal water for all three parcels. 

The motion carried unanimously. 
 
Moved by Commissioner Grajek, seconded by Commissioner Rickard, to recommend 
to the Township Board approval of the Impact Assessment dated January 2019.  The 
motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to 
recommend to the Township Board approval of the Conceptual Plan dated February 22, 
2019 for the Birkenstock property, subject to the following: 

● The building materials and the rendering of the existing building are acceptable 
and the samples will become Township property. 

● The petitioner is encouraged to retain and/or relocate to the extent possible any 
healthy and mature trees. 

● The wall requirement for the Buffer Zone “B” may be eliminated but the required 
plantings as depicted will remain. 

● The sign proposed at 8 feet high is allowed due to its consistency with other 
signs on Grand River Avenue and there are multiple businesses on this site 
located a considerable distance from Grand River.  The existing pole sign shall 
be removed. 

● Details of the electronic messaging will be provided at the final PUD plan 
● The requirements of the Township engineer in his letter dated March 1 shall be 

addressed. 
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3…  Review of a site plan amendment for a proposed 
private road project known as “Misty Meadows” located on a vacant property to a 
previously approved project known as “Misty Meadows Private Road”. 
 

A. Disposition of Site Plan Amendment (1-25-19) 
 
Mr. Keith Genzel and Mr. Guy Genzel were present. 
 
Mr. Borden stated the Township’s private road standards permit this road to be gravel. 
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Mr. Markstrom stated the proposal is acceptable and allowed by Township ordinance. 
 
Commissioner Mortensen is concerned that the owners of the two lots that have already 
been sold were expecting a paved road and now it will be gravel.  He would like letters 
from these two owners stating they are agreeable to the road being gravel.  The 
applicant advised he will provide these letters. 
 
The call to the public was made at 8:59 pm with no response. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to 
approve the Site Plan Amendment dated January 25, 2019 for Misty Meadows to permit 
the asphalt private road to be replaced with gravel as shown on the site plan, subject to 
letters being provided to Township staff from lot owners within the subdivision agreeing 
to the change from asphalt to gravel.  The motion carried (Dhaenens - yes; Brown - 
yes; Mortensen - yes; Rickard - No; Grajek - yes). 
 
OPEN PUBLIC HEARING #4… Review of sketch plan application and sketch plan for a 
proposed 8,142 sq. ft. addition for Michigan Rod Products located at 1326 Grand Oak 
Drive.  The request is petitioned by Asselin, McLane Architectural Group, LLC. 
 
A. Disposition of Sketch Plan (2-20-19) 
 
Mr. John Asselin, the architect, Mr. Tim Brown of Michigan Rod Products, and Mr. Kevin 
Johnson, the engineer, were present. 
 
Mr. Asselin stated they are requesting a less than five percent addition to an existing 
building.  Mr. Brown stated they have more work because one of their major competitors 
has gone out of business. 
 
Mr. Borden reviewed his letter dated March 6, 2019.  They have met all of his prior 
requirements; however, he made the following suggestions: 

● The applicant should be required to update the parking calculations on Sheet 
C101 to include the proposed building addition. 

● The applicant should inform the Township of the any increase in employees 
anticipated in conjunction with the proposed building addition. This may (or may 
not) impact the land-banked parking plan approved in 2016. 

● If the landscape plan approved in 2016 was not fully implemented or if 
landscaping has died since planting, the applicant should be required to make 
improvements accordingly. 
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● If new lighting is proposed with the building addition, details must be provided. 
 

Mr. Brown noted they have approximately five new employees.  No new lighting is being 
proposed. 
 
Mr. Markstrom reviewed his letter dated March 1, 2019. 

● The proposed building addition is very close to the existing drive on the 
northwest and northeast corners of the addition. The petitioner should consider 
the use of protective bollards to protect the proposed building addition. 

● The petitioner should ensure that there is adequate fire hydrant coverage for the 
proposed addition. Any structure on site must be within a 250-foot radius of a fire 
hydrant.  He noted that the Brighton Area Fire Authority had this same concern. 

● The proposed building addition creates 8,142 additional square feet of 
impervious surface. Detention calculations should be performed to ensure the 
existing detention pond can accommodate the increased impervious surface. 
These calculations should be included in the plans. 

 
The Brighton Area Fire Authority letter dated February 27, 2019 contained the following 
comments: 

● During the plan review process for previous additions to the structure, the fire 
authority addressed fire flow and fire hydrant placement on site through a 
compromise with the applicant to add a wall-hydrant supplied by the facility fire 
pump. The wall-hydrant was installed on the western third of the existing building 
in what is now the shadow of the new proposed addition is being constructed. 
The wall hydrant must be relocated to the front corner (Northwest) of the new 
addition. 

● It should also be noted that it is the recommendation of the fire authority that the 
water main be extended an additional 450-feet along the drive and a new fire 
hydrant be placed across from the new addition in lieu of the wall hydrant. This 
will also provide water main for any future expansion or additional structures on 
the site, and allows the wall hydrant piping to be used for the new addition 
sprinkler protection. 

 
The call to the public was made at 9:11 pm with no response. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to approve 
the sketch plan dated February 20, 2019 for Michigan Rod Products, subject to the 
following: 

● The recommendations of the Township Engineer in his letter date March 1, 2019 
shall be met. 
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● The recommendations of the Brighton Area Fire Authority letter dated February 
27, 2019 shall be met 

● The applicant will verify with Township staff that the landscape plan approved in 
2016 is fully implemented and that any plantings that have died since that time 
will be replaced. 

The motion carried unanimously. 
 
ADMINISTRATIVE BUSINESS 

Staff Report 
Ms. VanMarter stated there will be a Planning Commission meeting in March. 
 
There was a project approved in 2006 called Mountain Top Estates, which is located at 
Cunningham Lake and Mountain Road.  It has been re-approved every two  years since 
then.  It has purchased by a new developer, and it was determined that changes were 
needed so they will need to come back to the Planning Commission.  She noted that the 
developer started clearing trees without a permit so the Township issued a Stop Work 
Order. 
 
She will be bringing amendments to Article III of the Zoning Ordinance at a Planning 
Commission meeting in the near future. 
 
Approval of the February 11, 2019 Planning Commission meeting minutes 
 
Moved by Commissioner McCreary, seconded by Commissioner Grajek, to approve the 
minutes of the February 11, 2019 Planning Commission Meeting as presented.  The 
motion carried unanimously. 
 
Member Discussion 
There were no items to discuss this evening. 
 
Adjournment 
Moved by Commissioner Grajek, seconded by Commissioner Rickard, to adjourn the 
meeting at 9:23 pm.  The motion carried unanimously.   

Respectfully Submitted, 

Patty Thomas, Recording Secretary 
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