
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

NOVEMBER 12, 2019 (TUESDAY) 
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.) 

1. UPDATE FROM LIVINGSTON COUNTY PLANNING COMMISSION

OLD BUSINESS: 

2. OPEN PUBLIC HEARING #1… Review of a special use, site plan and environmental impact assessment
for outdoor sales, storage and display for Home Depot.  The property in question is located at 3330 E. Grand 
River, Howell.  The request is petitioned by Scott A. Mommer.  

A. Recommendation of Special Use Application.  
B. Recommendation of Environmental Impact Assessment. (10-2-19) 
C. Recommendation of Site Plan. (10-1-19) 

NEW BUSINESS: 

3. OPEN PUBLIC HEARING #2…Review of a site plan application, PUD application, PUD agreement,
environmental impact assessment, and final site plan for a proposed planned industrial development with a 
new 67,000 sq. ft. indoor climate controlled storage building. The proposed project is 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 PUD Agreement 
B. Recommendation of Impact Assessment (10-1-2019) 
C. Recommendation of Final Site Plan (10-25-19) 

4. OPEN PUBLIC HEARING #3…Review of a special use, sketch plan and environmental impact
assessment for a proposed indoor recreation use for the addition of golf simulators in the former Burrough’s 
Roadhouse restaurant located on the north side of Brighton Road at 5311 Brighton Road, Brighton.  This 
request is petitioned by Andrew Lerch and Kevin Johnson. 

A. Recommendation of Special Use Application 
1. Recommendation of Special Use Setback Variance to the ZBA

B. Recommendation of Environmental Impact Assessment (10-21-19) 
C. Recommendation of Sketch Plan (10-15-19) 

ADMINISTRATIVE BUSINESS: 

• Staff Report
• Approval of October 15, 2019 Planning Commission meeting minutes
• Member discussion
• Adjournment
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GENOA CHARTER TOWNSHIP 

Special Land Use Application 

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

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

APPLICANT PHONE: (         )     EMAIL:  

OWNER NAME & ADDRESS: 

SITE ADDRESS: PARCEL #(s): 

OWNER PHONE: (         )   EMAIL: 

Location and brief description of site and surroundings: 

Proposed Use: 

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

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

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

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

amy
Received
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FEE EXCEEDANCE AGREEMENT 

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

SIGNATURE:  DATE: 

PRINT NAME:  PHONE: 

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

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

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

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

BY: 

ADDRESS: 

 

 

 
 

 
 
 
 

Revised 08-15-13, kasp 

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

of      at 
Name      Business Affiliation      Email 
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Scott A. Mommer
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GENOA CHARTER TOWNSHIP  
Application for Site Plan Review 

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 

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

OWNER’S NAME & ADDRESS: 

SITE ADDRESS:  PARCEL #(s): 

APPLICANT PHONE: (       )  OWNER PHONE: (          ) 

OWNER EMAIL: 

LOCATION AND BRIEF DESCRIPTION OF SITE:  

BRIEF STATEMENT OF PROPOSED USE:  

THE FOLLOWING BUILDINGS ARE PROPOSED: 

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

BY: ________________________________________________________________________________ 

ADDRESS: __________________________________________________________________________ 
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Home Depot U.S.A., Inc.; 2455 Paces Ferry Rd., Atlanta, GA 30339
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3330 E. Grand Ave, Howell, MI
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Scott A. Mommer; 4694 W. Jacquelyn Ave, Fresno, CA 93722
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The site is an existing Home Depot store located
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at Grand Oaks Drive and Grand River Ave. The site is currently Zoned RCD - Regional Commercial District. 
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The proposed Use is for additional storage areas per the 
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submitted Site Plan. The proposed request is for area for display of three (3) rental trailers, rental equipment display, 

JanayM
Typewritten Text
a 12' fence at the south end of the site for large equipment storage, seasonal sales display areas, and staging areas.  
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No buildings are being proposed. 
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FEE EXCEEDANCE AGREEMENT 

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

SIGNATURE: DATE: 

PRINT NAME:  PHONE: 

ADDRESS: 

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

1.) of  at 
  Name   Business Affiliation    E-mail Address 
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Planning Commission Meeting  
July 8, 2019 Approved Minutes 

1. The Commission may allow building materials that do not comply with Section
12.01 (too much vinyl siding) since they will match the existing building.

2. The parking calculations on Sheet C2.0 need to be corrected and 2 additional
barrier-free parking spaces are required. Mr. Rudolph stated he can add the
spaces per his suggestion.

3. The applicant should provide specification sheets for the proposed light fixtures.

4. The landscape plan is deficient in buffer zone B and detention pond plantings.
The applicant did make modifications to the original plan; however, they are still
missing the required amount of plantings.  The Planning Commission can modify
this requirement; however, he recommends that the buffer zone plantings be
required.  Mr. Rudolph noted that there are existing plantings in that area;
however, they can add additional plantings as required.

The call to the public was made at 6:45 pm with no response. 

Moved by Commissioner Grajek, seconded by Commissioner Rauch, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated March 26, 
2019 as written.  The motion carried unanimously. 

Moved by Commissioner Grajek, seconded by Commissioner Dhaenens, to approve 
the Site Plan dated July 2, 2019 with the following conditions: 

● Allowing the use of vinyl siding, which does not meet ordinance, due to the
existing siding used on the building.

● Two barrier free spaces shall be added and approved by staff.
● Lighting will be converted to LED lighting throughout the development and spec

sheets shall be provided.
● Additional plantings shall be included in the buffer zone to the rear, which can be

approved by staff.
● Compliance with the Engineer’s review letter July 2, 2019.

The motion carried unanimously. 

NEW BUSINESS: 

OPEN PUBLIC HEARING #2… Review of a special use, site plan and environmental 
impact assessment for outdoor sales, storage and display for Home Depot. The 

2 
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Planning Commission Meeting  
July 8, 2019 Approved Minutes 

property in question is located at 3330 E. Grand River Howell. The request is petitioned 
by Scott A. Mommer. 

A. Recommendation of Special Use Application. 
B. Recommendation of Environmental Impact Assessment. (6-12-19) 
C. Recommendation of Site Plan. (6-10-19) 

Brent LaVanway of Boss Engineering was present.  There are three types of storage 
areas for which they are requesting approval.  One is a temporary storage area for 
materials prior to being brought into the building, permanent product display areas in the 
front, and then the temporary seasonal storage area, which includes the outside plant 
and flower area in part of the parking lot.   

Mr. Borden reviewed the outstanding issues of his letter dated July 2, 2019. 

The revised submittal does not demonstrate full compliance with the 
landscaping/screening conditions of Section 7.02.02(d).  There is not a full Buffer Zone 
B shown on the plans.  The applicant is required to screen the entire height of the 
outdoor storage. 

The applicant should identify the dimensions and square footage of each outdoor area 
proposed, with an understanding that they will be limited to such areas.  

He noted that the reason this item is on the agenda this evening is because the 
Township has dealt with many years of outdoor storage enforcement issues. 

Commissioner Mortensen agrees that this has been an ongoing issue for years and 
Home Depot is simply doing what they want.  He definitely wants the storage in the rear 
to have screening and what is being proposed is not sufficient. 

Commissioner Dhaenens agrees that the specific sizes of the areas for the storage 
should be noted on the plans.  He does not agree with the storage in the middle of the 
parking lot. 

Commissioner Grajek would like to have the sheds moved from the front of the building.  
He understands that the grade drops and there are trees screening the site, so they 
can’t be seen from the road anyway.  He stated that if the items are kept where they are 
supposed to be and kept organized and neat then there would not be a problem with it, 
but he agrees with Commissioner Mortensen’s comment that it seems Home Depot is 
doing what they want. 
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Planning Commission Meeting  
July 8, 2019 Approved Minutes 
 
 
 
Mr. LaVanway believes that the trees along Grand River provide appropriate screening 
for the site. 
 
Commissioner Rauch does not agree with the 12-foot chain link fence that is providing 
security for the rental equipment.  He is not in favor of this proposal.  He does not want 
to approve permanent outdoor displays.  He suggested that this type of outdoor 
seasonal storage be reviewed and approved each year as it is done with other uses of 
this type. 
 
Commissioner McCreary agrees with Commissioner Rauch and she does not approve 
of the sheds being displayed in the front of the store. 
 
Chairman Brown was surprised when he saw the number of violations that have been 
issued to Home Depot over many years and that they have not done anything to comply 
with the ordinance. 
 
Ms. VanMarter referenced Commissioner Rauch’s suggestion about the administrative 
process to obtain a seasonal display.  Seasonal display permits area only valid for 28 
days, which is why staff recommended that the applicant obtain approval for a formal 
plan. 
 
She suggested that if the areas are approved, they should be delineated in some way 
(pavement markings, bollard posts, etc.).  When staff is enforcing the site plan, it is 
difficult to determine if they are staying within the allowable area. 
 
They do receive complaints from drive by traffic due to the staging of the material in the 
northwest corner of the building. 
 
Commissioner Grajek understands that Home Depot needs to have outdoor storage 
and seasonal displays in order to do business, but they are good members of the 
community.  He would like the Township to be able to meet with them and come to an 
agreement.  Ms. VanMarter will coordinate a meeting. 
 
Commissioner Rauch noted that the site has over 100 extra parking spaces and 
suggested that they develop an outdoor and seasonal display area that can be 
delineated and screened properly. 
 
The call to the public was made at 7:25 pm with no response. 
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Planning Commission Meeting  
July 8, 2019 Approved Minutes 
 
 
 
Ms. VanMarter suggested postponing this item until the August 12 Planning 
Commission meeting. 
 
Moved by Commissioner Grajek, seconded by Commissioner Mortensen, to postpone 
Open Public Hearing #2, at the applicant’s request, until the August 12, 2019 Planning 
Commission meeting.  The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3…Review of a special use, site plan and environmental 
impact assessment for outdoor sales, storage and display for Lowe’s. The property in 
question is located at 1100 S. Latson Road, Howell. The request is petitioned by Lowe’s 
Home Centers, LLC. 

A. Recommendation of Special Use Application. 
B. Recommendation of Environmental Impact Assessment (6-18-19) 
C. Recommendation of Site Plan. (6-18-19) 

 
Mr. Todd Simmons of Freeland & Kauffman, the engineer for Lowe’s, was present.  He 
is aware of the ongoing issues with the outdoor storage and display at Lowe’s.  He met 
with Township staff and developed the plan that was submitted for review this evening.  
He reviewed the plan, specifically the screening of the areas.  Some areas may not 
have completely met the ordinance; however, they believe their proposal meets the 
intent of the ordinance. 
 
As it relates to the engineer’s concerns that these areas are on utility easements, they 
understand that if any maintenance needs to be done on the utilities, their items would 
need to be removed. 
 
Commissioner Mortensen stated he has the same concerns with Lowe’s and the 
numerous violations that they have received that he did with Home Depot. 
Mr. Borden reviewed his letter dated July 2. 
 

1. Because this is a PUD, it is suggested that the Township require the applicant to 
provide a cross-access easement to the outlot adjacent to the east. 
 

2. Aside from the screening requirements (Buffer Zone B), the revised submittal is 
generally compliant with the conditions of Section 7.02.02(d). There is not a full 
Buffer Zone B shown on the plans.  
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www.safebuilt.com 

November 5, 2019 
 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 
 

At the Township’s request, we have reviewed the revised special land use and site plan submittal from 

Home Depot (dated 10/1/19) to allow outdoor sales/storage/display areas for the existing business. 
 

As discussed at the July 8, 2019 Planning Commission meeting, there has been a lengthy Ordinance 

enforcement history for outdoor sales/storage/display at this site.  Township staff tracked this history 

(provided in a separate document with the July agenda packet) noting issues dating back to 2001.  As a 

result, the Township revoked the applicant’s special land use permit for outdoor sales/storage/display in 

2015. 
 

Action on the request was postponed at the July 8, 2019 meeting due to several concerns raised by the 

Commission and Township staff.  Concerns included visibility of storage areas from Grand River, a lack 

of screening required by the Ordinance, and the lack of clear demarcations of these areas. 
 

A. Summary 
 

1. In order to make a favorable finding on the general special land use standards of Section 19.03, the 

use conditions of Section 7.02.02(d) must be met to the Township’s satisfaction. 

2. The applicant must also address any concerns provided by the Township Engineer and/or Brighton 

Area Fire Authority. 

3. The Commission may require additional shrub plantings, or allow excess existing trees to count as the 

required buffer zones. 

4. The Commission may allow a 6-foot tall wood fence in lieu of a buffer zone B along the southerly lot 

line. 

5. The height of materials stored within the 3 parking lot areas will generally exceed the height of 

screening provided. 

6. The applicant must identify the dates/seasons that the temporary sales display area will be in use. 

7. At least 2 of the areas proposed appear to block/disrupt pedestrian circulation to/from the building. 
 

B. Proposal/Process 
 

The revised submittal includes 13 areas of outdoor display/storage/sales accessory to a permitted 

commercial use (Home Depot).  Such uses are allowed with special land use approval (Section 7.02). 
 

Section 7.02.02(d) also includes use conditions for commercial outdoor display, storage and sales. 
 

Procedurally, following the required public hearing, the Planning Commission is to put forth a 

recommendation on the special land use, site plan review and Impact Assessment.  The Township Board 

has the final review/approval authority over the project. 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

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

Location: 3330 E. Grand River Avenue – south side of Grand River, west of Grand Oaks Drive 

Zoning: RCD Regional Commercial District 
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Home Depot Outdoor Display, Sales and Storage 

Special Land Use and Site Plan Review #4 
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Aerial view of site and surroundings (looking north) 

 

C. Special Land Use Review 

 

Special land uses are subject to the review criteria of Section 19.03, as follows: 

 

1. Master Plan.  The Master Plan identifies the site and adjacent properties as Regional Commercial, 

which is intended for “higher intensity commercial uses that serve the comparison shopping needs of 

the entire community and the regional market.” 

 

While the Plan does not specifically address outdoor uses within Regional Commercial, it does note 

the intent to allow for “big box retail,” which is consistent with the principal use of this site. 

 

Given the nature of the request and the planned uses for the subject area, the proposal is generally 

compatible with the Master Plan and Future Land Use Map. 

 

2. Compatibility.  The inclusion of some outdoor components associated with a big box retailer is not 

generally expected to adversely impact nearby uses.  However, such uses are subject to the conditions 

of Section 7.02.02(d) to ensure compatibility.   

 

In our opinion, the use conditions must be met to the Township’s satisfaction in order to make a 

favorable finding under this criterion. 

 

3. Public Facilities and Services.  As a developed site, we do not anticipate issues with public facilities 

and services.   

 

However, the applicant must address any concerns raised by the Township Engineer and/or Brighton 

Area Fire Authority with respect to this criterion. 

 

4. Impacts.  Similar to the comment in paragraph #2 above, provided the use conditions are met, the 

project would not generally be expected to result in adverse impacts upon surrounding properties. 

 

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

mitigation efforts to alleviate/eliminate potential adverse impacts. 

 

 

 

 

 

Subject site 
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D. Use Conditions 
 

As previously noted, the proposal is subject to the use conditions of Section 7.02.02(d), as follows: 
 

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

The notes on Sheet 1 of 4 identify a lot area of 15.1 acres. 
 

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

covered or contained to prevent dust or blowing of materials.  
 

The Impact Assessment states that “any stockpiles of soils, fertilizer or similar loosely packaged materials 

will be wrapped in visqueen for not only protection of the material, but to the environment.” 
 

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

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

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

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

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

environment will not be negatively impacted.  
 

All of the proposed outdoor display/storage/sales areas are located on an existing paved surface. 
 

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

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

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

provided the Planning Commission may require additional landscaping screening or 

ornamental fencing.  
 

The current site plan complies with this standard. 
 

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

use in conjunction with the use.  
 

The existing building contains 121,265 square feet of floor area, plus a 14,168 square foot garden center 

and 9,993 square feet of seasonal sales. 
 

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

This standard is met. 
 

7. All outdoor storage area property lines adjacent to a residential district shall provide a buffer 

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

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

high landscaped berm as an alternative.  
 

The applicant proposes use of existing landscaping plus 3 new evergreen trees (northwest corner of the 

property) and a 212-foot length of 6-foot tall wood stockade fencing (along the south lot line) as 

screening for the outdoor areas. 
 

The areas to the west and southeast do not provide the shrubs required for a buffer zone B; however, the 

existing tree plantings greatly exceed the number required.  The Commission may require additional 

shrubs (27 total in our estimation), or allow the existing trees in lieu of additional shrubs.   
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The Commission may also allow the 6-foot screen fencing along the southerly lot line in lieu of a buffer 

zone B. 
 

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

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

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

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

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

will not be visible from an expressway and such storage is confined to within twenty (20) feet of 

the building. 
 

The revised submittal notes that items stored within the shed display area, temporary seasonal sales 

display area and large equipment rental area will not exceed a height of 12 feet. 
 

No screening is depicted for the temporary seasonal sales area and the large equipment rental area is 

screened by 6-foot tall fencing.  The shed display area is partially screened by mature deciduous trees.  As 

such, most, if not all of the materials stored in these areas will exceed the height of screening provided. 
 

E. Site Plan Review 
 

1. Dimensional Requirements.  The revised plans comply with the dimensional requirements of the 

Zoning Ordinance.  Additionally, dimensions are provided for each of the 13 areas proposed, as 

previously requested.   
 

If approved, the applicant will be held to these locations/dimensions and any expansion will be 

treated as a violation or will require submittal of an amended site plan.  The applicant has 

acknowledged this in the current submittal. 
 

2. Parking.  The revised submittal addresses concerns raised over the parking calculations in the 

previous submittal (notes on Sheet 4 of 4). 
 

In summary, the development requires 389 parking spaces, while 452 are generally provided; 

however, the amount provided will temporarily be reduced to 389 while the seasonal sales display 

area is operational.  Since this area is noted as “temporary,” we request the applicant identify the 

dates/seasons it will be in use. 
 

3. Vehicular and Pedestrian Circulation.  The revised plans depict compliant drive aisles widths. 
 

The revised submittal states that display areas are not located in front of doors; however, the plan still 

depicts the “plant seasonal display area” towards the south end of the building in front of doors and 

the “S/O fence display area” towards the north end is located immediately outside of exit doors. 
 

4. Impact Assessment.  The submittal includes a revised Impact Assessment (dated 10/2/19), which 

states that the project is not anticipated to adversely impact natural features, public services/utilities, 

surrounding land uses or traffic. 
 

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

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 

 

 

 

October 31, 2019 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Home Depot Outdoor Storage Site Plan Review No. 4 

 

Dear Ms. Van Marter: 

 

Tetra Tech has conducted a fourth site plan review of the Home Depot site plan and special land use application 

submitted on October 10, 2019. The site plans last dated October 1, 2019, were prepared by Scott A. Mommer 

Consulting on behalf of Home Depot U.S.A., Inc. The development includes 15.1 acres at 3330 East Grand River 

Avenue. The petitioner is requesting a special land use for additional outdoor storage areas totaling 15,000 square 

feet.  

 

The Petitioner revised their site plan to include a temporary drive aisle next to the proposed temporary seasonal 

sales display area to replace the existing aisle and maintain flow of traffic. They also revised their parking 

calculations to reflect this change.  This revision addresses the comment from our previous letters, and we have no 

further engineering related concerns to the proposed outdoor storage plans.  

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



 
 
 
 
October 18,  2019 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Home Depot (outdoor storage) 

3330 E. Grand River 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans were                           
received for review on October 11, 2019, and the drawings are dated June 10, 2019, with a                                 
revision date of October 1, 2019. The project is based on an existing Mercantile-use. The facility                               
has applied for a special land-use permit to increase the quantity of outside storage in the front                                 
and rear of the store.   
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition. 
 
All areas of concern have been substantially addressed and revisions made to reflect them.  
 
The fire authority has no further comments regarding the proposal as submitted.  

 
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 
 



10/02/2019 

Environmental Impact Assessment 

For 

Home Depot – Special Land Use Application 

 
a.   Name(s) and address(es) of person(s) responsible for preparation of the impact assessment and a 

brief statement of their qualifications. 

Scott A. Mommer 

4694 W. Jacquelyn Ave. 

Fresno, CA 93722 

Scott Mommer is a Professional Engineer and has been involved with the industry for over 30 years. 

He has prepared Environmental Impact Assessments and Initial Studies for a broad range of projects 

from commercial, industrial, and residential. He has also prepared and assisted in EIR Assessments 

related to ground water contamination of heavy metals and gasoline to meet various State 

requirements. Mr. Mommer has also been responsible for preparing Permits of storage of hazardous 

materials, tractor repairs on soils, and Discharge Permits (SWPPP).  
 

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 an existing Home Depot building. Within 10 feet of the property is E Grand River 
Avenue to the North, Discount Tire to the East, a commercial/industrial building the South, and 
vacant land to the West.  
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c.   Impact on natural features: A written description of the environmental characteristics of the 
site prior to development and following development, i.e., topography, soils, wildlife, woodlands, 
mature trees (eight-inch caliper or greater), wetlands, drainage, lakes, streams, creeks or ponds. 
Documentation by a qualified wetland specialist shall be required wherever the Township 
determines that there is a potential regulated wetland. Reduced copies of the Existing Conditions 
Map(s) or aerial photographs may accompany written material. 
There will not an impact to natural features with the proposed Use, as the Home Depot property is 
fully developed. The request is for additional display areas to the existing Home Depot. 

 
d.   Impact on stormwater management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover 
is established. Recommendations for such measures may be obtained from the Livingston 
County Drain Commission at (517) 546-0040. 
There will be no grading or construction operations that would create soil erosion or 
sedimentation.  

 
e.   Impact on surrounding land used: Description of the types of proposed uses and other man-
made facilities, including any project phasing, and an indication of how the proposed use conforms 
or conflicts with existing and potential development patterns. A description shall be provided of 
any increases of light, noise or air pollution which could negatively impact adjacent properties. 
The proposed Use is consistent with the Commercial nature of the surrounding land uses. The 
proposed Use is for additional display areas for rental equipment and staging areas for deliveries. 
The equipment will not be used or maintained on the property.  

 
f.    Impact on public facilities and services: Describe the number of expected residents, 
employees, visitors, or patrons, and the anticipated impact on public schools, police protection and 
fire protection. Letters from the appropriate agencies may be provided, as appropriate. 
The site is an existing Home Depot and the proposed Use would be for rental for customers. The site 
will not impact the existing fire, police, and EVA’s; therefore, there will be no change to the site 
conditions affecting these services. No effect to the School District.  

 
g.   Impact on public utilities: Describe the method to be used to service the development with 
water and sanitary sewer facilities, the method to be used to control drainage on the site and from 
the site, including runoff control during periods of construction. For sites serviced with sanitary 
sewer, calculations for pre- and post development flows shall be provided in comparison with 
sewer line capacity. Expected sewage rates shall be provided in equivalents to a single family 
home. Where septic systems are proposed, documentation or permits from the Livingston County 
Health Department shall be provided. 
Existing services for water, sewer, and refuse will not be altered and no additional services being 
proposed or requested.  

 
h.   Storage and handling of any hazardous materials: A description of any hazardous 
substances expected to be used, stored or disposed of on the site. The information shall describe 
the type of materials, location within the site and method of containment.  Documentation of 
compliance with federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) 
shall be submitted. 
There will be no storage or handling of hazardous material. 
 
Any stockpiles of soils, fertilizer or similar loosely packaged materials will be wrapped in 
visqueen for not only protection of the material, but to the environment.  
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i. Impact on Traffic and Pedestrians: A description of the traffic volumes to be generated 
based on national reference documents, such as the most recent edition of the Institute of 
Transportation Engineers Trip Generation Manual, other published studies or actual 
counts of similar uses in Michigan. A detailed traffic impact study shall be submitted for 
any site over ten (10) acres in size which would be expected to generate 100 directional 
vehicle trips (i.e. 100 inbound or 100 outbound trips) during the peak hour of traffic of the 
generator or on the adjacent streets. The contents of the detailed study shall include: 
The total proposed square footage display areas are 5,898.5 SF. Therefore, the proposed 
uses are expected create seven (9) AM peak trips and twelve (14) PM peak trips (91 
inbound and 91 outbound).  
Source: ITE Trip Generation Rates  -  9th Edition 
 
The proposed display areas will not disrupt proper and safe vehicular access. The 
proposed display areas are either on existing paved surface or are to be within existing 
parking stalls; the display areas will not impact aisleways or driveway paths. The 
proposed temporary seasonal sales area in the parking lot will be surrounded by temporary 
fencing to ensure safe access and walkway for pedestrian and prohibit access through the 
aisles to vehicles.  

 
j.    Special Provisions: General description of any deed restrictions, protective covenants, master 
deed or association bylaws. 
N/A. 
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HOME DEPOT SITE DATA

HOME DEPOT AREA     15.10 AC

HOME DEPOT BUILDING AREAS

HOME DEPOT BUILDING 121,265 SF

GARDEN CENTER          + 14,168 SF

TOTAL HD BUILDING AREA 135,433 SF

ZONING INFORMATION

APN:     11-05-300-027

ZONING:       RCD (REGIONAL COMMERCIAL DISTRICT)

LAND USE:     REGIONAL COMMERCIAL

OUTDOOR STORAGE  PLAN
FOR

TOOL RENTAL EQUIPMENT AREA
HOWELL, MI

4" WIDE GREEN PAINT STRIPING

TOOL RENTAL CENTER DISPLAY AREA

Legal Description

Part of the Southwest ¼ of Section 5, T2N-R5E, Genoa Township, Livingston County,
Michigan, more particularly described as follows: Commencing at the West ¼ Corner
of said Section 5: thence along the East-West ¼ line of said Section 5, N 87°09'05” E,
272.34 feet; thence along Easterly line of Victory Drive (66 foot wide Right-of-Way), as
recorded in the Plat of “Grand Oaks West Industrial Park”, Liber 30 of Plats, pages 1-5,
Livingston County Records, S 01°04'09” E, 8.88 feet; thence along the South line of Lot
1 of said play, S 77°41'07” E, 148.07 feet; thence S 86°,26'47” E, 226.20 feet; thence
along the Southernly line of Grand Rive Avenue (50 foot wide and 70 foot wide ½
Right - of -Way), on the following three (3) courses; 1)S 64°54'26” E, 93.60 feet, 2)
25°05'34” W, 20.00 feet, 3) S 64°54'26” E, 157.49 feet to the POINT OF BEGINNING of
the Parcel to be described; thence continuing along the Southerly line of Grand River
Avenue on the following four (4) courses: 1) D 64°54'26” E 117.51 feet, 2) N 25°05'34”
E 20.00 feet, 3) S 64°54'26” E. 61.15 feet, 4) S 64°41'56” E,  657.17 feet; thence S
25°10'07” W, 233.14 feet; thence S 41°41'17” E, 115.37 feet; thence S 52°21'03” E,
57.81 feet; thence S 64°41'56” E 278.96 feet; thence N 87°53'27” E, 46.62 feet; thence
along the Westerly line of grand Oaks Drive (100 foot wide Right - of - Way), as
recorded in the Plat of “Grand Oaks Commercial Park”, Liber 21 of Plats, pages 45-47,
Livingston County Records, Southwesterly on an arc left, having a length of 70.72 feet,
a radius of 500.00 feet, a central angle of 08°06'15”, and a long chord which bears S
05°43'50” W, 70.66 feet; thence S 87°53'37” W, 1101.09 feet; thence N 71°04'09” W,
170.00 feet (previously recorded as 169.43); thence N 20°20'51” E, 285.83 feet
(previously recorded as 282.65 feet), thence N 02°44'46” E, 405.20 feet (previously
recorded as 407.10), thence N 08°08'15” E, 169.00 feet, thence N 84°00'24” E, 39.14
feet to the PONT OF BEGINNING; Containing 15.10 acres, more or less, and subject to
the rights of the Public over the existing Grand River Avenue. Also including the use of
the Grand Oaks Drive, as recorded in the Plat of the “Grand Oaks Commercial Park”,
Liber 21 of Plats, page 45-47, Livingston County Records.

LAND DEVELOPMENT SERVICES

SCOTT A. MOMMER CONSULTING

4694 WEST JACQUELYN AVENUE - FRESNO, CA 93722

TEL: 559 978-1000     FAX: 559 276-0850     SMOMMER@SCOTTMOMMER.COM

AREA DESIGNATED IN PARKING LOT

THROUGH SPRING/SUMMER SEASON TO

CREATE A PLANT LAYDOWN & MULCH RUN.

10/1/2019

**
POSSIBLE REAR STAGING MATERIAL

1. Lumber products including but not limited to: drywall,
fencing, ladders, rebar, foam board, duroc, shingles, concrete,
plywood, white wood, and pressure-treated lumber.

2. Garden products including but not limited to: mulch, soil,
paved stone, bagged rock, riders, live good carts, sod, and
edging rolls.

3. Plumbing products including but not limited to: black piping
and PVC sticks.

4. Equipment- carts, ladders, and pallets.
5.   Special orders waiting for delivery/pick-up.
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LANDSCAPE PLAN
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SITE PLAN NOTES:
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VICINITY MAP

N

S

PROJECT INFORMATION

LAND DEVELOPMENT SERVICES
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THE HOME DEPOT

PLAN VIEW

SHEET 4 OF 4

R. E. MANAGER

SITE DEV. COORDINATOR

R. E. AGENDA NAME

SITE PLANNER

R. E. MARKET

SCOTT MOMMER

DATE:

REVISION DATES:

LA PROJECT NUMBER 19029.00

6/10/2019

ADDRESS: 

DEREK FINNEGAN

PROPOSED OUTDOOR

STORAGE AREA

3330 E GRAND RIVER AVE

HOWELL, MI 48843

0'

SCALE 1"=60'

60' 120'

N

W

S

E

STORE #2751

MI - HOWELL

SITE PLAN NOTES:

REVISION NOTES:

VICINITY MAP

N

S

PROJECT INFORMATION

HOME DEPOT SITE DATA

HOME DEPOT AREA     15.10 AC

HOME DEPOT BUILDING AREAS

HOME DEPOT BUILDING 121,265 SF

GARDEN CENTER          + 14,168 SF

TOTAL HD BUILDING AREA 135,433 SF

PARKING REQUIRED PER CITY CODE

HOME DEPOT (@ 1/300 SF) GFA 381 STALLS

OUTDOOR COMMERCIAL DISPLAY

AND SALE (@ 1/800 SF OF DISPLAY AREA)          +   8 STALLS

TOTAL PARKING REQUIRED 389 STALLS

* BASED ON GLA PER ZONING ORDINANCE = 114,424 SF

PARKING PROVIDED

SPACES PROVIDED 452 STALLS

LESS SHED DISPLAY   - 6 STALLS

LESS EQUIPMENT RENTAL AREA           - 15 STALLS

LESS TEMPORARY SEASONAL SALES - 42 STALLS

TOTAL PROVIDED 389 STALLS

ZONING INFORMATION

APN:       11-05-300-027

ZONING:         RCD (REGIONAL COMMERCIAL DISTRICT)

LAND USE:       REGIONAL COMMERCIAL

BUILDING COVERAGE (35% MAX):          20.6%

IMPERVIOUS SURFACE RATIO (75% MAX):          66.3%

4" WIDE GREEN PAINT STRIPING

TOOL RENTAL CENTER DISPLAY AREA

*

LAND DEVELOPMENT SERVICES

SCOTT A. MOMMER CONSULTING

4694 WEST JACQUELYN AVENUE - FRESNO, CA 93722

TEL: 559 978-1000     FAX: 559 276-0850     SMOMMER@SCOTTMOMMER.COM

PLANT RACKS & TABLES TO BE

DISPLAYED OUTDOORS DURING

SPRING/SUMMER SEASON.

TRACTORS TO BE STORED ON

DISPLAY OUTSIDE THE FRONT

ENTRANCE DURING THE

SPRING/SUMMER SEASON.

S/O FENCE DISPLAY WHICH IS

LOCATED UNDER THE

CANOPY BY THE PRO DOORS

FENCE PANELS

STORED OUTSIDE

AREA DESIGNATED IN

PARKING LOT TO DISPLAY

SHEDS ALL YEAR ROUND.

AREA DESIGNATED IN PARKING LOT

THROUGH SPRING/SUMMER SEASON TO

CREATE A PLANT LAYDOWN & MULCH RUN.

10/1/2019

**
POSSIBLE REAR STAGING MATERIAL

1. Lumber products including but not limited to: drywall,
fencing, ladders, rebar, foam board, duroc, shingles, concrete,
plywood, white wood, and pressure-treated lumber.

2. Garden products including but not limited to: mulch, soil,
paved stone, bagged rock, riders, live good carts, sod, and
edging rolls.

3. Plumbing products including but not limited to: black piping
and PVC sticks.

4. Equipment- carts, ladders, and pallets.
5.   Special orders waiting for delivery/pick-up.

OUTDOOR DISPLAY & SALES AREAS

PROPOSED FENCE PANEL DISPLAY 364 SF

PROPOSED S/O FENCE DISPLAY 240 SF

PROPOSED TRAILER RENTAL DISPLAY 450 SF

PROPOSED TRACTOR SEASONAL DISPLAY 728 SF

PROPOSED RENTAL DISPLAY 926 SF

PROPOSED PLANT SEASONAL DISPLAY 390 SF

PROPOSED SHED DISPLAY 954 SF

PROPOSED LARGE EQUIPMENT RENTAL    +  2,412 SF

TOTAL OUTDOOR DISPLAY & SALES AREA       6,464 SF

PARKING REQUIRED (@1/800SF)      8 STALLS
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Moved by Mortensen and supported by Lowe to approve the contract with Mica Crafters in 
the amount of $6,446.00 as requested.  The motion carried unanimously.  

6. Public hearing for the Edwin Drive Road Maintenance Project (Summer 2019).

A. Call to the Property Owners and to the Public.

A call to property owners and the public was made with no response. 

     B. Request for approval of Resolution #5 [confirming the special assessment roll] 
for the Edwin Drive Road Improvement Project Special Assessment District (Summer 
2019). 

Moved by Ledford and supported by Skolarus to approve Resolution # 5 as requested.  The 
motion carried by roll call vote as follows:  Ledford, Croft, Hunt, Lowe, Mortensen, Skolarus 
and Rogers.  Nays – None.  Absent – None.   

7. Consideration of a recommendation for approval of a rezoning (adoption of
Ordinance Z-19-01), 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., also known as the Birkenstock 
property.  

A.  Call to the public. 

A call to the public was made with no response. 

B. Request for approval of the adoption of Ordinance Z-19-01 to rezone parcel 4711-
13-300-009 from GCD to IND/PID. 

Moved by Lowe and supported by Skolarus to approve and adopt Ordinance No. Z-19-01.  
This approval is made because the proposed amendment to the Zoning Map and 
reclassification as a Planned Industrial Park District (PID) with the related development 
agreement and conceptual plan has been found to comply with the criteria stated in 
Sections 10.02.04, 10.07.01 and 22.04 of the Township Zoning Ordinance.  This finding 
includes that the rezoning encourages innovative and beneficial land uses, is consistent 
with the goals, objectives, and land use map of the Master Plan, preserves open space and 
historical features, promotes efficient provision of public services and utilities, reduces 
adverse vehicular and pedestrian traffic impacts, and encourages the use and improvement 
of an existing site.  The motion carried by roll call vote as follows:  Ledford, Croft, Hunt, 
Lowe, Mortensen, Skolarus and Rogers.  Nays – None.  Absent – None.   

C.  Disposition of PUD Agreement revised on April 16, 2019. 
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Moved by Hunt and supported by Lowe to approve the PUD Agreement revised on April 16, 

2019 with the following conditions: 

1. The revisions suggested by the Township Attorney related to Section III, Item A.
shall be incorporated and the revised draft shall be reviewed and approved by
Township staff and Township Attorney.

2. Page numbering shall be corrected.
3. In regard to permitted uses, the first “whereas…” statement on page 2,  Section I.

Item B., and Section II, Item A. shall be revised so as not to indicate that all permitted
uses are included.  A list of uses shall be provided in table format as an Exhibit C and
shall depict all permitted and special land uses applicable to the property.

4. Section I, Item F. shall remove the reference to Article 13 and instead state “shall
comply with the Zoning Ordinance”.

The motion carried unanimously. 

D. Disposition of Environmental Impact Assessment dated January 2019. 

Moved by Hunt and supported by Lowe to approve the environmental impact assessment 
dated January 2019 as submitted.  The motion carried unanimously.  

E.  Disposition of Conceptual PUD Plan dated 2/22/19 with revised sheets 
A.S.101 and C.102 dated 4/5/19. 

Moved by Lowe and supported by Skolarus to approve the Conceptual PUD Plan dated 
2/22/19 with revised sheets A.S.101 and C.102 dated 4/5/19 with the following 
conditions: 

1. The petitioner is encouraged to retain and/or relocate to the extent possible any
healthy and mature trees in the final PUD site plan submittal.

2. Details of the electronic message sign shall be provided with the Final PUD site plan.
3. As requested by the Township Engineer, documentation of the temporary grading

easement shall be provided with the Final PUD Site Plan submittal.

The motion carried unanimously. 

8. Consideration of a recommendation for approval 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, on parcel #4711-25-400-059. The request is petitioned by 
Livingston Christian Schools. 

 A.  Disposition of Special Use. 
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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 will install 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 in 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 requirements for the Buffer Zone “B” 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. 



www.safebuilt.com 

November 5, 2019 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the revised final PUD site plan submittal (plans most 

recently dated 10/25/19). 

The applicant proposes development of a 66,418 square foot climate controlled storage building at the 

rear of the 10.62-acre site.   

Earlier this year, the Township granted PID rezoning, approved the conceptual PUD site plan and 

executed a PUD Agreement for the subject site.  

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

Zoning Ordinance, as well as the PUD Agreement for this site. 

A. Summary 

1. The final PUD site plan is generally consistent with the approved conceptual PUD site plan, as well

as the terms of the PUD Agreement.

2. The applicant must address any comments raised by the Township Engineer and/or Brighton Area

Fire Department.

B. Proposal/Process 

The applicant requests final PUD site plan review/approval for a 66,418 square foot climate controlled 

storage facility, including associated site design elements (parking, landscaping, lighting, waste 

receptacle, etc.) and parking improvements for the existing office building.   

The proposed use is permitted by right within this PID. 

Procedurally, the Planning Commission is to review the final PUD site plan and Impact Assessment and 

put forth a recommendation to the Township Board, who has the final approval authority. 

Attention: Kelly VanMarter, AICP 

Assistant Township Manager/Community Development Director 

Subject: Birkenstock Enterprises – Final PUD Site Plan Review #2 

Location: 2528 Harte Drive – south side of Grand River, between Euler Road and Genoa Business 

Park Drive 

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

C. Final PUD Site Plan Review 

1. Dimensional Requirements.  The PID is tied to the dimensional standards of the IND (Section 8.03).

The revised plans meet or exceed these standards, as outlined in the following table:

Minimum Yard Setbacks (feet) 
Max. Lot 

Coverage (%) 

Max. 

Height 

(feet) 
Front Yard 

Side 

Yard 

Rear 

Yard 
Parking Lot 

PID 85 50 80 
20 front 

10 side/rear 

40% building 

85% impervious 
30 

Proposed 
1,000+ from Grand 

River 

  85.4 (E) 

 87.7 (W) 
116.2 

20 side (E) 

22 side (W) 

48.5 rear 

17% building 

45.2% impervious 
20 

2. Building Design and Materials.  The proposed building materials include brick, metal siding and a

composite siding.  The elevation drawings and materials are consistent with the approved conceptual

PUD site plan and are consistent with the Ordinance modifications noted in the PUD Agreement.

3. Vehicular and Pedestrian Circulation.  Vehicular access to the proposed building is via existing

Harte Drive, which intersects with Grand River Avenue slightly west of Genoa Business Park Drive.

The project includes a driveway extension to the rear of the site with a ring road looped around the 

proposed building.  Drive aisles meet or exceed minimum Ordinance standards and a truck turning 

template is depicted, demonstrating that larger vehicles can adequately maneuver around the site. 

There are existing sidewalks along Grand River Avenue, the east side of Harte Drive and around the 

existing office building.  The project includes 7-foot wide sidewalks around the proposed building. 

4. Parking.  The proposed development requires 47 parking spaces, while 49 are provided, including

the 2 required barrier-free spaces.

The overall project also includes expanded parking for the existing office building.  The Ordinance 

requires 43 spaces, while 73 are provided, including 19 new spaces.   

Subject site 
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Though the amount of parking provided would typically be considered excessive, this aspect of the 

project was discussed during consideration of the PID rezoning and conceptual PUD site plan review,  

and was approved accordingly. 

 

All of the proposed parking spaces meet or exceed dimensional standards of the Ordinance and the 

applicant has indicated that the spaces will be double-striped. 

 

5. Lighting.  The lighting plan includes 15 light poles along the driveway and around the parking lot, as 

well as 14 wall-mounted fixtures around the proposed building.   

 

Fixture details demonstrate the use of LED lighting that is downward directed and cut-off, per 

Ordinance requirements.  The photometric plan also complies with Ordinance standards for 

illumination both on-site and along property lines. 

 

A pole detail is included depicting the use of 22-foot tall steel light poles. 

 

6. Landscaping.  The landscape plan includes new plantings for buffer zones, detention ponds and the 

parking lot, as follows: 

 
Standard Required Proposed Notes 

Parking lot 5 canopy trees 

490 SF landscaped area 

9 canopy trees 

Well over 490 SF 

landscaped area 

Requirements met 

Buffer zone 

“B” (East) 

20’ width  

27 canopy trees 

27 evergreen trees 

107 shrubs 

20’ width 

40 canopy trees 

40 evergreen trees 

160 shrubs 

Requirements met 

Buffer zone 

“B” (West) 

20’ width  

29 canopy trees 

29 evergreen trees 

116 shrubs 

22’ width 

44 canopy trees 

44 evergreen trees 

176 shrubs 

Requirements met; the site plan includes an 

approximately 140’ length of 8’ tall masonry 

screen wall 

Buffer zone 

“B” (South) 

20’ width  

13 canopy trees 

13 evergreen trees 

52 shrubs 

40’ width 

20 canopy trees 

20 evergreen trees 

80 shrubs 

Requirements met 

Detention 

pond (#1) 

18 trees 

174 shrubs 

18 trees 

180 shrubs 

Requirements met 

Detention 

pond (#2) 

11 trees 

104 shrubs 

11 trees 

110 shrubs 

Requirements met 

   

As part of the conceptual PUD site plan approval, the Township granted the applicant’s request to 

waive the screen wall/berm requirements for the required buffer zone areas. 
 

7. Signage.  The site plan includes a new monument sign for the entire development with the median of 

Harte Drive, near the intersection with Grand River Avenue, as well as a directional sign for the 

storage use internal to the site.  Details of both signs are provided on Sheet L.901. 

 

The monument sign has a maximum height of 8 feet and a sign area of approximately 82 square feet.  

A deviation was granted as part of the overall PID/PUD Agreement for the sign height. 

 

The revised plan also provides submittal includes a directional sign with an area of 4 square feet and a 

height of 3 feet, both of which comply with Ordinance standards. 

 

As was discussed during review of the conceptual PUD site plan, the monument sign includes a 20 

square foot electronic messaging center on each side.  The size and sign type meet Ordinance 

standards, while a note has been added stating that the sign will comply with the requirements of 

Section 16.07.02(e). 
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8. Waste Receptacle/Enclosure.  The project includes 2 new waste receptacles – northeast and 

southwest of the proposed building.  The location, enclosure design and base pad are all in 

accordance with the Ordinance requirements of Section 12.04. 

 

9. Impact Assessment.  The submittal includes an Impact Assessment (dated October 1, 2019).  In 

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

public services/utilities, surrounding land uses or traffic.   

 

The site plan includes a tree survey and tree removal plan noting that the vast majority of existing 

trees will be removed to accommodate site grading.  This information is referenced in the Impact 

Assessment and includes a note that “most of the very large trees are in poor condition.” 

 

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

 

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 

November 4, 2019 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Birkenstock Storage 

Site Plan Review No. 4 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a fourth site plan review of the Birkenstock Office and Storage building plans. The plans, last dated 

October 25, 2019, were submitted by Fusco, Shaffer, & Pappas, Inc. on behalf of Jim Harte. The development includes 

a 10.62-acre site with an existing office building and is located on the south side of Grand River Avenue, between South 

Hacker Road and Euler Road. The petitioner is proposing to develop the south end of the site for a 67,596-square-foot 

climate-controlled storage facility. The petitioner is also proposing to rezone the property from general commercial 

district (GCD) to planned industrial development (PID).  We offer the following comments: 

 

GENERAL NOTES 

1. The petitioner has provided documentation for their temporary grading easement with adjacent properties for 

the Township’s records, as was previously requested.  

 

UTILITIES 

1. The water main and sanitary sewer improvements will be public infrastructure and will require construction plan 

review and EGLE permitting through MHOG. The construction plans should include the proposed utilities in 

profile view and all structures, such as proposed hydrants, valves, and manholes should be clearly labeled with 

unique IDs. This can be done after site plan approval.  

 

The additional documents address our previous comments and we have no further engineering related concerns regarding 

the proposed site plan. 

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



 
 
 
 
 
October 30, 2019 

 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Birkenstock Self Storage 

2528 Harte Dr. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans were                           
received for review on October 30, 2019, and the drawings are dated January 29, 2019, with the                                 
latest revisions dated October 25, 2019. The project is a 10.62-acre parcel with an existing 12,816                               
square foot mixed-use office building. This review is for a proposed new construction 66,148                           
square-foot climate control storage warehouse facility. There is also an open space area used                           
as parking that has been highlighted for a potential future building. This area will require a new                                 
site plan review if developed. 
 
We have no further comments related to the proposed structure. 

 
Additional comments will be given during the building plan review process (specific to the                           
building plans and occupancy). The applicant is reminded that the fire authority must review the                             
fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building                           
Department and that the authority will also review the building plans for life safety requirements                             
in conjunction with the Building Department. If you have any questions about the comments on                             
this plan review please contact me at 810-229-6640. 
 
Cordially, 

 
Rick Boisvert, CFPS 
Fire Marshal 
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 NOWAK & FRAUS ENGINEERS  
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PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 
FAX: 248.332.8257

 

Harte Birkenstock Storage Building Impact Assessment ‐ NFE K362‐01    Final PID Submission October 1, 2019 
 
The following is the applicants impact statement for the referenced project. 
 
18.07.01  Preparer 
 
This statement was prepared by Michael D. Peterson, P.E., Civil Engineer, Nowak and Fraus Engineers, with input from 
Steve Roffi, RA, Architect, Fusco, Shaffer and Pappas.  NFE has been doing business in SE Michigan for 50 years. 
 
Nowak and Fraus Engineers    Fusco, Shaffer & Pappas, Inc. 
46777 Woodward Avenue    550 E. Nine Mile Road 
Pontiac, MI  48342    Ferndale, MI 48220 
(248) 332‐7931    (248) 543‐4100 
Michael D. Peterson, P.E., Principal    Steve Roffi, RA 
mpeterson@nfe‐engr.com    sroffi@fsparch.com 

 
18.07.02  Location 
 
The plans submitted with this application contain larger scale and more detailed information of the existing 
site/location/proposed improvements.  The site is located at 2528 Harte Drive, on the south side of Grand River Avenue.  
The site is located between Hubert and Bendix Road.  The property tax ID is 4711‐13‐300‐009. 
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18.07.03  Impact on Natural Features 
 
The site is approximately 10.61 acres in size.  The front or north 1/3 to 1/2 of the site contains an office building with 
drive access from Grand River Avenue.  The existing building is set back from Grand River approximately 500 feet.   
 
The remainder of the property where the proposed improvements are to made can be considered “rolling” with changes 
in elevation of approximately 20 feet.  The Owners intent is to make improvements that will utilize this relief/natural 
feature and to work with the land as much as possible with the proposed project.  
 
Where the proposed improvements are to be made on the site, the east, south and west sides are bounded by a pre‐
manufactured development.  The northwest portion of the site is bounded on the west side by and existing church 
which has been approved for improvements as well.  The church property is proposing to relocate an ingress/egress 
point from Grand River to the existing Harte Drive. 
 
The soils specific to this site according to the USDA soils map are: MoB‐Miami Loam, BtB‐Boyer‐Oshemo Loamy Sands, 
MoD‐Miami Loam. 
 

 
 
A larger depiction of this graphic can be found in the site plan documents submitted to the Township. 
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There is little wildlife on this site which has not been previously impacted by the other surrounding developments. 
 
The plans submitted for this project contain a tree survey which identifies all of the trees 8” in caliper and larger.  The 
majority of the trees on site are between 8” and 14” in diameter.  The majority of the trees are in poor to fair condition.  
Most of the very large trees are in poor condition. 
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Test pits were dug on this site to assess the soil conditions and where the ground water may be located.  The tests were 
performed by Hasting Testing Engineers and Environmental Inc.  The test pits were dug in the areas of the proposed 
retention pond which will be area where there are existing low areas prior to development/improvement.  No water has 
been observed to collect in this area and that is consistent with the soils found which is mainly medium to course sand.  
There are also some heavier/less permeable soils found in some areas/layers.  The water table also varied in depth from 
the surface but is generally between elevation 947 and 950.  This is approximately 10 feet or greater than the proposed 
pond bottom. 
 

 
 
 
Water service to this property as well as the surrounding properties are provided by a City system.  To our knowledge 
there are no wells in the area of this project/property. 
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There are no wetlands on this site.  Below is a wetland map for the site and the area around the site. 
 

 
 
Storm water for this site percolates into the ground.  There are a couple of low areas on the site that will be reshaped 
and used as a retention basin, (Retention, meaning no outlet).  The basin has been designed to contain the volume of 
water that will be produced by 2 – 100 year back to back storms.  This is in accordance with the requirements of the 
Township and the County Drain Commission.  The frequency of a 100‐year storm is once every 100 years. 
 
There are no lakes, streams or ponds on the site.  Therefore, none of these items will be affected by this development. 
 
As discussed above, surface and ground water quality will not be affected with the proposed site improvements.  The 
storm water in the ponds will be naturally filtered as it percolates into the ground.  This is done in accordance with best 
management practices and the requirements of the Township and County. 
 
Hydrologic Impact Statement – The design features of this site such as percolation and natural filtration of storm water 
as well as the use of existing and proposed water main and sanitary infrastructure ensure that there will be no negative 
effects on the natural hydrology of the surrounding area.  
 
18.07.04  Impact on Storm Water Management 
 
As discussed, the storm water on this site either percolates into the ground and/or flows to the two low areas and 
percolates, evaporates and is picked up by vegetation.  The intent is to continue this same practice, but, enlarge the low 
areas for more volume and a factor of safety (i.e. 2 – 100‐year storm events back to back). 
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To reiterate, the volume of the pond is slightly greater than the volume of water that would be produced by 2 – 100‐
year storm events back to back.  The probability of a 100‐year storm is that such an event would occur once every 100 
years.  A retention pond is a pond that has no outlet and thus the requirement is to size it to handle 2 – 100‐year storm 
events back to back.  Water leaves the pond by percolating into the ground (soaking into the ground), by evaporation 
and by transpiration (water used by vegetation).  No standing water has been observed in the existing depression areas 
and therefore it is assumed that the ground is adequate to allow the percolation of storm water. 
 
County Drain Commissions throughout SE Michigan are now requiring that a portion if not all the storm water produced 
on a site be percolated back into the ground.  This is part of evolving best management practices for dealing with storm 
water in areas where development occurs. 
 
18.07.05  Impact on Surrounding Land Use 
 
The subject parcel is Master Planned for commercial office.  There is currently on site, an existing office building that will 
remain.  This existing office is located in the front/northern 1/3 to 1/2 of the site.   The proposed 
development/improvement will be a climate‐controlled storage facility with a sales office.  The project architect has 
designed the exterior of the new building with a commercial office look using flat roofs, high quality materials, window 
patterns, etc.  
 
The proposed commercial use is compatible with the adjacent zoning/uses along Grand River Avenue.  Low anticipated 
traffic volume (typical for this type of project) and negligible environmental effects, make for a low impact facility for the 
site and surrounding properties. Esthetics of the proposed design will blend and be harmonious with the adjacent 
properties.  The existing MFP zoned areas along the East, South and West sides will be screened with a minimum 20‐
foot‐wide buffer that will contain existing trees and planted vegetation.  
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The Township staff through meetings and discussion have suggested that this project be developed as a PID. 
 
The 66,418 sf, climate‐controlled storage building will be constructed on the southern half of the site as depicted in the 
project drawings.  The building, pavement and utilities will be constructed at one time and will not be phased.  
Landscaping will be installed after the building and related appurtenances are completed. 
 

 
 
The applicant has requested that the site and building be designed so that it is harmonious as possible with the existing 
land.  The applicant has reserved the northeast portion of the site to possibly be developed/improved at a later date.  
This possible future improvement has been considered in the design and the site calculations. 
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No additional light impact is anticipated with the proposed project.  No additional noise or air pollution is anticipated 
with this project. 
 
It is anticipated that the site will be open for business between 8:00 AM and 6:00 PM.  Outside lighting will be minimal 
as needed for security.  Inside lighting will be subdued.  A photometric plan will be prepared as part of the construction 
documents.  These plans will be submitted to the Township and other applicable agencies having jurisdiction over the 
project for their review, approval and applicable permits.  The lighting will conform to the Township’s requirements. 
 
In regard to the performance standards as noted in Section 13.05 there shall be no: smoke, airborne solids, odor, gasses, 
vibration, noise, glare, radioactive materials, fire and safety hazards, underground storage tanks, above ground storage 
tanks, toxic or hazardous materials. 
 
18.07.06  Impact on Public Facilities and Services 
 
The will be no residents on site.  There will be 3 employees on site.  Visits to the site are anticipated to be 24 per day.  
There is no anticipated impact to schools and recreation facilities.  There is no anticipated increase to police, fire and 
emergency services. 
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18.07.07  Impact Public Utilities 
 
Water service will be provided through a connection to an existing water main located on site.  Sanitary service will be 
provided through a connection to an existing sanitary sewer located on site.  Use or volume of flow from and to the 
water and sanitary systems will be negligible.  Calculations will be provided on the engineering construction documents 
at a later date and will conform to the requirements of the Township and the County. 
 

 
 
As discussed previously, storm water will be collected (catch basins) and directed to the retention pond.  The retention 
pond will have a volume equivalent to 2‐100‐yr storm events back to back. 
 
During construction the runoff developed will be controlled as required by the Township and the County.  The first 
construction activity on site will be to install the soil erosion and sedimentation control measures that will be depicted 
on the plans approved by the Township.  The retention pond will be reshaped as the second item of construction and 
storm water directed to the area.  Upon completion of the construction, the ponds and storm system will be cleaned, 
and vegetation established.  Once the vegetation is established, the SESC measure will be removed. 
 
As noted the site will be served with public water and sanitary service.  Connection to those services will be on site.  
Calculations for use will be provided as part of the engineering/construction document submittal in accordance with the 
requirements of the Township.  Franchise utilities serving the site will include: gas, electric, phone and data. 
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18.07.08  Storage and Handling of any Hazardous Materials 
 
No hazardous materials are expected to be on site. 
 
18.07.09  Traffic Impact Study 
 
With the proposed low impact development and low trip generation for this type of use, the proposed project falls 
below the threshold for peak hour usage and below the threshold for a traffic impact study. 

 
 
18.07.10  Historic and Cultural Resources 
 
This project does not involve the alteration or demolition of historic structures. 
 
18.07.11  Special Provisions 
 
There are no deed restrictions or protective covenants on this property.  

 



 

 

 

 
TOWNSHIP OF GENOA 

PLANNED INDUSTRIAL DISTRICT AGREEMENT 
FOR 

BIRKENSTOCK SELF-STORAGE 

 

 

THIS AGREEMENT is made as of the ___ day of __________, 2019, by and   

between the Genoa Charter Township, Livingston County, Michigan, (hereinafter called the 

"Township”), the offices of which are located at 2911 Dorr Road, Brighton, Michigan 48116 

and Birkenstock Self-Storage, LLC, a Michigan limited liability company (hereinafter 

referred to as "Developer"), the address of which is 2528 Harte Drive, Brighton, Michigan 

48114. 

W I T N E S S E T H :  

WHEREAS, Developer is the owner and developer of certain land located in the 

Township of Genoa, County of Livingston, State of Michigan, more particularly described 
on Exhibit A hereto and incorporated herein by reference (sometimes hereinafter referred 
to as the "Property"); and 

WHEREAS, Developer desires to develop the Property as a climate controlled storage 

facility and sales office under a comprehensive development plan as a planned industrial 

district ("PID" or "Planned Industrial District") to be known as "Birkenstock Self-Storage"; 

and 

WHEREAS, the Township's Planning Commission, after giving proper notice, held a 

public hearing on _______________________ , 2019, at which Developer's Application for a 

PID ("Application"), Conceptual PID Site Plan, Impact Statement and this PID Agreement was 

considered, comments and recommendations of the public were heard, and the Planning 

Commission recommendations were made to the Township Board; and 

WHEREAS, on ______________ , 2019, the Township Board reviewed the 

Application, Conceptual PID Site Plan, Impact Statement and this PID Agreement and made 

recommendations to Developer concerning the proposed development; and 

 

WHEREAS, on __________________ , 2019, Developer submitted to the Planning 

Commission an Application for Final Approval of the PID ("Final Application"), pursuant to the 

provisions of Article 10 of the Township's Zoning Ordinance ("Zoning Ordinance")' and 



WHEREAS, the Planning Commission, after giving proper notice, held a public hearing 

on _______________ , 2019, as required by P.A. 184 of 1983, as amended, at which the Final 

Application was considered, comments and recommendations of the public were heard, and 

recommendations were made by the Planning Commission to the Township Board concerning 

the Final Application; and 

WHEREAS, the uses permitted within a PID include uses permitted in the Industrial and 

Office-Service Districts, including a climate controlled storage facility and sales office and other 

uses as set forth herein; and 

WHEREAS, the Township Planning Commission and the Township Board have 

reviewed the Final Site Development Plan, attached hereto as Exhibit B, and have approved the 

Final Site Development plan as to: (1) total acreage under consideration for the Planned 

Industrial District; (2) the general location and acreage therein for the proposed use in the 

specified zoning district (being climate controlled storage facility and sales office); and (3) the 

general site layout and infrastructure improvements; and 

WHEREAS, the approved Final Site Development Plan for the PID is consistent with 

the purposes and objectives of the Township; and further, is consistent with the Township's 

Zoning Ordinance pertaining to permitted land uses, the intensity of such uses, site access and 

storm water management; and 

WHEREAS, Developer has made its application for final approval of the PID to the 

Township Board pursuant to and in accordance with the provisions of Article 10 of the 

Township's zoning ordinance; and 

WHEREAS, at a regular public meeting of the Township Board on _____________  

2019, the Township Board approved the Final Application submitted by the Developer and 

rezoned the property to a PID Zoning District; and 

 

WHEREAS, the Township's Zoning Ordinance requires the execution of a Planned 
Industrial District Agreement in connection with the approval of a PID which Agreement shall be 

binding on the Township and the Developer; 

NOW, THEREFORE, the Developer and the Township, in consideration of the 

mutual covenants of the parties described herein, and with the express understanding that this 
Agreement (sometimes hereinafter and in other documents related to the proposed 

development as the "PID Agreement”) contains important and essential terms as part of Final 

Approval of the Final Application, agree as follows: 

 
I. GENERAL TERMS OF AGREEMENT 

 

A. Township and Developer acknowledge and represent that the foregoing recitals are true 

and accurate and binding on the respective parties. 

B. Township acknowledges and represents that the Property has been rezoned to a PID 

Zoning District.  In addition to the approval of the PID rezoning and the approval of the 



proposed use of the Property herein as a climate controlled storage facility with sales office, 

alternative uses of the Property that shall be allowed either as a permissible use or special 

land use are set forth in Exhibit C attached hereto. 

C. The PID shown and described in Exhibit A (legal description of the PID Site) and the 

Final Site Development Plan referenced herein as Exhibit B (and specifically captioned as 

"Construction Drawings for Birkenstock Self-Storage" consisting of Sheets C-1 through C-

__, both inclusive, and Sheet ___) is hereby approved in accordance with the authority 

granted to and vested in the Township under and pursuant to Act 110 of 2006, being the 

Michigan Zoning Enabling Act, MCL 125.3101, et seq., and Act 33 of 2008, being the 

Michigan Planning Act, MCL 125.3801, et seq.; and in accordance with the Zoning 

Ordinance of Genoa Charter Township, enacted October 7, 1991, as amended, except as 

modified herein; subject to the terms of this Agreement and in compliance with Exhibit B, 

and all provisions of the Township Zoning Ordinance pertaining thereto (collectively 

referred to herein as the "Applicable Regulations"), according to the terms thereof as of the 

date of approval of the PID. 

 

D. The Approved Plan for the PID ("Approved Plan") includes Exhibit A and Exhibit B. 
The Approved Plan was formulated by the Developer and approved by the Township based 
upon the material terms of the Impact Statement and Application materials, which were 
presented to the Township by the Developer.  

 

E. The Developer and the Township acknowledge that the Approved Plan takes precedence 
over the terms of the foregoing documents. 

F. Developer and Township acknowledge and agree that rezoning to PID of the Property 

described in Exhibit A constitutes approval of Exhibit B as it sets forth the general configuration 

of permitted land uses. Site plan review for the PID described in Exhibits A and B are not 

subject to any subsequent enactments or amendments to the Zoning ordinance or the Applicable 

Regulations and will be reviewed and approved in light of this Agreement including Exhibit B 

hereto, the Zoning Ordinance and Applicable Regulations as they exist at the date of this 

Agreement. Developer shall comply with the Zoning Ordinance, as modified herein and as may 

be otherwise required, with respect to any site plan approved by Township at Developer's 

request. Any subsequent zoning action by the Township shall be in accordance with applicable 

constitutional law, the Michigan Zoning Enabling Act and the Zoning Ordinance. 

G. The approval of the PID described herein and in Exhibit B, and the terms, provisions and 

conditions of this Agreement are and shall be deemed to be of benefit to the Property described 

on Exhibit A and shall run with and bind such Property and shall bind and inure to the benefit of 

the parties hereto and their successors and assigns. 

II. SPECIFIC TERMS OF AGREEMENT REGARDING 

LAND USE AND LAND DEVELOPMENT 

A. The uses permitted hereunder shall be consistent with Article 10 of the Genoa Township 



Zoning Ordinance, and Section 10.03.02 specifically, except as otherwise modified and approved 

herein. 

B. Developer represents that it intends to develop the parcel of Property identified in the 

Final Site Development Plan as a climate controlled storage facility with sales office.  The Final 

Site Development Plan (Exhibit B), including the exterior design, shall be constructed in a 

manner consistent with a commercial sales office, using a flat roof design, high quality building 

materials, commercial window patterns and site improvements consistent with the surrounding 

uses and aesthetic features both on and off site.  A 20’ landscape buffer, with existing trees, will 

be installed to screen the existing MHP – Manufactured Housing District use on the east, west 

and south sides of the property.   

C. Developer shall be permitted to deviate from the specific requirements set forth in Article 

8, Industrial District, concerning Schedule of Area and Bulk Requirements, and the Township 

hereby approves a variance from the one-acre minimum lot area requirement set forth in Sec. 

8.03.01.  Developer shall also be permitted to deviate from the monument sign height limitation 

set forth in Article 16, Sign Standards, Table 16.1, and the Township hereby approves a 

maximum height of eight (8) feet for the monument sign due to the consistency with other signs 

along Grand River Avenue and the existence of multiple businesses on the site that are located a 

significant distance from Grand River.  Developer shall also be permitted to deviate from the 

specific requirements set forth in Article 12, Site Development Regulations, concerning Industrial 

District (IND) Exterior Building Wall Materials, and the Township hereby approves a variance 

from Sec. 12.01.03 for the minimum exterior building material percentage of brick on walls 

exposed to a public street and adjacent residential areas, which shall be consistent with the brick, 

metal siding, composite siding and metal canopy percentages set forth in the Front Side Elevation 

(North), Left Side Elevation (East), Rear Elevation (South), and Right Side Elevation (West) set 

forth in the submitted Architectural Design Package, Sheet 3 of 4, of the Final Site Development 

Plan as prepared by Fusco, Shaffer & Pappas, Inc.  

D. In accordance with Article 10 of the Genoa Township Zoning Ordinance, the Genoa 

Township Planning Commission on  __________ , 2019 has determined that the proposed 

PID, as presented, may provide community benefits, including but not limited to, a means of 

secondary access to the adjacent Community Bible Church property and a safe route of 

pedestrian travel from the adjacent manufactured housing community to the designated public 

school bus stop at Grand River. 

E. The storm water retention/detention system for the PUD shall meet the requirements of 

the Livingston County Drain Commissioner and all applicable laws and regulations. 

F. All utilities required in connection with the development of Birkenstock Self-

Storage shall be installed underground. 

III. MISCELLANEOUS TERMS OF THIS AGREEMENT 

A. Any violation of the terms of this Agreement shall be a violation of the Zoning Ordinance. 



The remedies of Township for a violation shall be such remedies as are provided by State and 

Local law as well as remedies provided by case law. 

B. The parties hereto make this Agreement on behalf of themselves, their successors and 

assigns and the signers hereby warrant that they have the authority and capacity to make this 

contract. All references to Developer herein shall include any successor to the Developer who or 

which may act as Developer of the Property or any part thereof. So long as Developer shall not 

violate any of the terms of this Agreement, it shall be relieved of further responsibilities 

hereunder upon conveyance by it of the Property or any part thereof to a successor developer. 

This Agreement shall be recorded with the Livingston County Register of Deeds and the benefits 

and burdens set forth herein shall run with the Property described in Exhibit A. 

C. This Agreement may be amended only by a written instrument executed and recorded by 

the parties hereto and their successors and assigns. 

D. This Agreement may be executed in counterparts, each and all of which together shall 

constitute one and the same document. 

IN WITNESS WHEREOF, the parties hereto have set their hands as of the date set forth 
at the outset of this Agreement. 

 

TOWNSHIP OF GENOA, 

a Michigan municipal corporation 

 

By:        

Supervisor 

And 

 

By:        

Clerk 

STATE     OF    MICHIGAN) 

                                               )SS. 

COUNTY OF LIVINGSTON) 

The foregoing Planned Unit Development Agreement was acknowledged before me 
this ___day of _____________, 2019, by ________________ and _____________________ , 

the Supervisor and Clerk respectively of the Genoa Charter Township, a Michigan municipal 

corporation, on behalf of the corporation. 

      

   Notary Public,  

Livingston County, Michigan 

My Commission expires: 
 

  



BIRKENSTOCK SELF-STORAGE, LLC, 

a Michigan limited liability company 
 

      
By:  James Harte 
Its:  Managing Member 

 
STATE     OF     MICHIGAN) 
                                                )SS 

COUNTY OF LIVINGSTON) 
 

The foregoing Planned Unit Development Agreement was acknowledged before me 

this day of _________, 2019, by James Harte, Managing Member of Birkenstock Self-Storage, 

LLC, a Michigan limited liability company, on behalf of the limited liability company. 

 

      

   Notary Public,  

Livingston County, Michigan 

My Commission expires: 

 

 

This Instrument Drafted By: 

 

Roger L. Myers 

MYERS & MYERS, PLLC 

915 N. Michigan Ave. 

Howell, Michigan 48843 

 

When recorded return to Drafter 
 

 



EXHIBIT C 

TABLE OF ALTERNATIVE USES 

 

                  Permissible Uses        Special Land Uses 

Business services such as mailing, copying, 

data processing and retail office supplies; 

Personal and business service establishments, 

performing services on the premises, 

including: dry-cleaning drop-off stations 

(without on-site processing), photographic 

studios, copy centers, mailing centers, data 

processing centers, dressmakers and tailors, 

shoe repair shops, tanning salons, beauty 

parlors, barber shops, and similar 

establishments; Studios of photographers and 

artists; Offices of non-profit professional, 

civic, social, political and religious 

organizations; Medical offices of doctors, 

dentists, optometrists, chiropractors, 

psychiatrists, psychologists and similar or 

allied professions, excluding clinics, and 

urgent care centers; Offices of lawyers, 

engineers, architects, insurance, and real estate 

agents, financial consultants, and brokers, 

advertising offices, accounting, and 

bookkeeping services, clerical, and 

stenographic services, sales offices, other types 

of executive, or administrative offices and 

similar or allied professions; Contractors 

offices and buildings with only indoor storage 

of equipment and machinery; Research and 

development facilities, testing laboratories; 

Warehousing establishments; Professional or 

corporate offices; Radio and television studios; 

and Accessory uses, buildings and structures 

customarily incidental to any of the above. 

 

Child care centers, preschool and commercial 

daycare; Retail sales of goods assembled, 

manufactured, compounded, processed, 

packaged or treated from previously prepared 

materials, or repaired or stored, on the 

premises; and Accessory uses, buildings and 

structures customarily incidental to any of the 

above. 
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LIST OF DRAWINGS SUMMARY TABLE

FUSCO, SHAFFER & PAPPAS, INC.
ARCHITECTS AND PLANNERS

COPYRIGHT 2019-FUSCO, SHAFFER & PAPPAS, INC.

DEVELOPMENT TEAM

STRUCTURAL  ENGINEER

CIVIL  ENGINEER

FUSCO, SHAFFER & PAPPAS, INC. 

550 EAST NINE MILE RD.

FERNDALE, MICHIGAN 48220

248.543.4100

ARCHITECT

OWNER/ DEVELOPER

LANDSCAPE ARCHITECT

MECHANICAL /ELECTRICAL  ENGINEER

DATE ISSUE SIGNATURE BLOCK

SIGNATURE INITIALS DATE

OWNER

ARCHITECT

GENERAL CONTRACTOR

LENDER

SURETY COMPANY

NOWAK & FRAUS ENGINEERS

46777 WOODWARD AVE. 

PONTIAC, MI 48342

248.332.7931

HAGENBUCH WEIKALL LANDSCAPE ARCHITECTURE

33203 BIDDESTONE

FARMINGTON HILLS, MI 48334

248.477.3600

MECHANICAL ELECTRICAL ENGINEERING

1415 GOLDSMITH

PLYMOUTH, MI 48170

734.454.5516

BIRKENSTOCK ENTERPRISES, LLC

BRIGHTON, MI

JCA ENGINEERING INC.

595 FOREST AVENUE, SUITE 6B

PLYMOUTH MICHIGAN 48170

734.453.4400

BIRKENSTOCK

GENOA TOWNSHIP MICHIGAN

OFFICE/STORAGE BUILDING

A.S.101 ARCHITECTURAL SITE PLAN

A.101 OVERALL FLOOR PLAN

A.201 ELEVATIONS

ARCHITECTURAL

C.001 BOUNDARY/ TOPOGRAPHIC/ TREE SURVEY

C.002 BOUNDARY/ TOPOGRAPHIC/ TREE SURVEY

C.003 BOUNDARY/ TOPOGRAPHIC/ AERIAL OVERLAY

C.102 PAVING-GRADING PLAN

C.201 SITE PLAN UTILITIES

C.302 SOIL MAP

C.303 FIRE TRUCK ACCESS, STRINGER DIMENSION & SIGNAGE PLAN

C.304 PERMEABILITY REPORT

CIVIL ENGINEERING

L.S.1 SITE LANDSCAPE PLAN

L.S.2 PLANTING DETAIL

LT.1 TREE REMOVAL PLAN

LT.2 TREE REMOVAL PLAN

L.901 SITE DETAILS

LANDSCAPING

ELECTRICAL

EX.001 SITE PLAN - PHOTOMETRICS

EX.002 SITE PLAN - LIGHT FIXTURES

SITE AREA (GROSS)

MINIMUM

PROVIDED

3 ACRES

+/- 462,607 S.F. OR +/- 10.62 ACRES

LOT WIDTH

MINIMUM

PROVIDED

150 FT.

450 FT.

ZONING

EXISTING

PROPOSED

TOTAL BUILDING FOOTPRINT AREA

EXISTING

PROPOSED

TOTAL

12,816 S.F.

66,418 S.F.

79,234 S.F.

SITE DATA

GCD (GENERAL COMMERCIAL DISTRICT)

PID (PLANNED INDUSTRIAL DEVELOPMENT W/ IND 

BASE)

LOT COVERAGE (BUILDINGS)

MAXIMUM ALLOWED

EXISTING

PROPOSED (TOTAL INC. EXISTING)

185,042 S.F (40 %)

12,816 S.F. (2.7%)

79,234 SF. (17%)

LOT COVERAGE (IMPERVIOUS SURFACE INCL. BUILDING)

MAXIMUM ALLOWED

PROPOSED (TOTAL INC. EXISTING)

393,215 S.F (85 %)

209,275 S.F. (45.2%)

BUILDING HEIGHT

MAXIMUM ALLOWED

PROPOSED

30'-0" - 2 STORY

19'-8" - 1 STORY

BUILDING AREA (GROSS)

EXISTING OFFICE BUILDING

PROPOSED STORAGE BUILDING

STORAGE W/ 700 S.F. SALES OFFCE

TRUCK LOADING (ENCLOSED)

TOTAL PROPOSED STORAGE BUILDING

GRAND TOTAL (INCLUDING EXISTING)

12,816 S.F.

59,947 S.F.

6,471S.F.

66,418 S.F.

79,234 S.F.

PARKING

REQUIRED - NEW BUILDING

STORAGE (1 PER 1,500 S.F. - 65,718 / 1,005 = 43.8)

SALES OFFICE (1 PER 300 S.F. - 700 / 300 = 2.33)

TOTAL

PROPOSED- NEW BUILDING

STORAGE/SALES OFFICE (INCL. 4 P.H. SPACES)

REQUIRED - EXISTING BUILDING  (1 PER 300 S.F.)

PROPOSED - EXISTING BUILDING 

44 SPACES

3 SPACES

47 SPACES

49 SPACES

43 SPACES

73 SPACES 

NOTES:

1. ALL INTENSITY AND DIMENSIONAL DATA NOTES AS "REQUIRED" OR 

"ALLOWABLE" IS BASED ON THE IND BASE ZONING STANDARDS (AS 

AMENDED).

2. THE BUILDING SHALL BE PROVIDED WITH AN AUTOMATIC SPRINKLER 

SYSTEM IN ACCORDANCE WITH NFPA 13  

01.29.19 PID SITE SUBMISSION

04.17.19 PID SITE RE-SUBMISSION

10.01.19 FINAL PID SUBMISSION

10.25.19                         FINAL PID RE-SUBMISSION
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MDOT DRIVEWAY OPENING  DETAIL 'M'

SECTION A-A
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Storm Sewer Structure
Schedule

Structure Name

#1
4' DIA MH

#2
4' DIA CB

#3
4' DIA CB

#4
4' DIA MH

#5
4' DIA CB

#6
4' DIA CB

#7
4' DIA CB

#8
4' DIA CB

#9
4' DIA CB

#10
4' DIA CB

#11
4' DIA CB

#12
18" END SECT

#13
4' DIA MH

#14
18" END SECT

#15
4' DIA CB

#16
4' DIA CB

#17
18" END SECT

#22
12" END SECT

#23
4' DIA MH

#24
4' DIA CB

#25
18" END SECT

#26
4' DIA MH

Structure Details
PR. RIM 977.50
PR. 12" E. INV.  971.79
PR. 12" W. INV.  972.33
PR. 18" NE. INV. 971.45

PR. RIM 976.60
PR. 12" S. INV.  972.13
PR. 12" W. INV. 972.13

PR. RIM 977.50
PR. 12" SW. INV.  972.92
PR. 12" N. INV. 972.92

PR. RIM 977.50
PR. 12" W. INV.  973.27
PR. 12" NE. INV. 973.27

PR. RIM 977.50
PR. 12" W. INV.  973.51
PR. 12" E. INV. 973.50

PR. RIM 977.80
PR. 12" E. INV. 973.80

PR. RIM 976.60
PR. 12" W. INV.  972.75
PR. 12" E. INV. 972.75

PR. RIM 977.50
PR. 12" S. INV.  973.18
PR. 12" E. INV. 973.18

PR. RIM 978.20
PR. 12" S. INV.  973.60
PR. 12" N. INV. 973.60

PR. RIM 978.20
PR. 12" S. INV.  973.85
PR. 12" N. INV. 973.85

PR. RIM 978.20
PR. 12" N. INV. 974.20

PR. RIM 961.79
PR. 18" SW. INV.  960.00

PR. RIM 977.01
PR. 18" SW. INV.  971.37
PR. 18" NE. INV. 961.73

PR. RIM 962.56
PR. 18" E. INV.  960.77

PR. RIM 972.12
PR. 18" E. INV.  960.87
PR. 18" W. INV. 960.87

PR. RIM 972.12
PR. 18" E. INV.  960.92
PR. 18" W. INV. 960.92

PR. RIM 962.79
PR. 18" W. INV. 961.00

PR. RIM 965.12
PR. 12" N. INV.  961.00

PR. RIM 979.00
PR. 12" N. INV.  975.00
PR. 12" S. INV. 963.80

PR. RIM 982.75
PR. 12" S. INV. 978.07

PR. RIM 962.79
PR. 18" N. INV.  961.00

PR. RIM 978.20
PR. 18" N. INV.  974.37
PR. 18" S. INV. 962.49

Sanitary Structure Schedule

Structure Name

#S1
EXISTING SAN MH

#S2
4' DIA SAN MH

#S3
4' DIA SAN MH

Structure Details
PR. RIM 980.80
PR. 8" SE. INV.  966.00
PR. 8" N. INV.  965.88

PR. RIM 973.90
PR. 8" S. INV.  966.41
PR. 8" NW. INV. 966.41

PR. RIM 978.20
PR. 6" S. INV.  973.20
PR. 8" N. INV. 967.40

BENCHMARK

BENCHMARK

Harte    Drive

X

X

X

X

X

X

X

X
X

X
X

X
X

X
X

X

XX

X

XX

PR. 1 STORY
CLIMATE CONTROLLED

STORAGE BUILDING
FINISH FLOOR = 980.00

FLOOR AREA =
66,418 SQUARE FEET

1

2

3

4

5

6

7

8
9 10

11

13

12

17

16

15

14
S1

S2

S3
24

23
22

25
26

X
X

X
X

X
X

X
X

X
X

X X X X X X X

X X X X X X X

'A'

'A'

'B' 'B' 'B'

'B'

'B'

'B'

'B'

'B'

'B'

'B'

'B'

'C'

'C'

'C'

'C''C''C'
'C'

'C'

'C'

'C'

'C'

'C' 'C' 'C'

'A'

'A'

C.201

SCALE:

Part of the W. 1/2
of Section 13
T. 2N., R.5E.
Genoa Township,
Livingston County,
Michigan

Know what's below
Call before you dig.

R

SEAL

04-05-2019

PROJECT

CLIENT

PROJECT LOCATION

SHEET

REVISIONS

DRAWN BY:

DESIGNED BY:

APPROVED BY:

DATE:

NF
civil Engineers

Land Surveyors

Land Planners

ENGINEERS

sheet no.

K362
NFE JOB NO.

1" = 50'
02550 25 50 75

NF

N

Site

Location  Map

N. Naoum

M. Kurmas

M. Peterson

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

Birkenstock Enterprises, LLC
2528 Harte Drive
Brighton, MI 48114

Contact: James Harte
Phone: (810) 499-7144
Fax:   (734) 878-5667

Birkenstock Office Center
2524 Harte Drive
Brighton, Michigan

N
F

N

Site Plan
Utilities

LEGEND

PRELIMINARY NOT FOR CONSTRUCTION



BENCHMARK

BENCHMARK

BENCHMARK

Harte    Drive

MoB
MIAMI LOAM

2 TO 6% SLOPES

MoD
MIAMI LOAM

12 TO 18% SLOPES

MoB
MIAMI LOAM

2 TO 6% SLOPES

MoC
MIAMI LOAM

6 TO 12% SLOPES

MoB
MIAMI LOAM

2 TO 6% SLOPES

BtB
BOYER-OSHTEMO

LOAMY SANDS
2 TO 6% SLOPES

BtB
BOYER-OSHTEMO

LOAMY SANDS
18 TO 25% SLOPES

MoD
MIAMI LOAM

12 TO 18% SLOPES

C.302

SCALE:

Part of the W. 1/2
of Section 13
T. 2N., R.5E.
Genoa Township,
Livingston County,
Michigan

Know what's below
Call before you dig.

R

SEAL

04-05-2019

PROJECT

CLIENT

PROJECT LOCATION

SHEET

REVISIONS

DRAWN BY:

DESIGNED BY:

APPROVED BY:

DATE:

NF
civil Engineers

Land Surveyors

Land Planners

ENGINEERS

sheet no.

K362
NFE JOB NO.

1" = 50'
02550 25 50 75

NF

N

Site

Location  Map

N. Naoum

M. Kurmas

M. Peterson

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

Birkenstock Enterprises, LLC
2528 Harte Drive
Brighton, MI 48114

Contact: James Harte
Phone: (810) 499-7144
Fax:   (734) 878-5667

Birkenstock Office Center
2524 Harte Drive
Brighton, Michigan

N
F

N

Soil Map



BENCHMARK

BENCHMARK

BENCHMARK

G
ra

nd
 R

ive
r A

ve
.

Harte    Drive

CAUTION!!

CAUTION!!
X

X

X

X

X

X

X

X
X

X
X

X
X

X
X

X

XX

X

XX

PR. 1 STORY
CLIMATE CONTROLLED

STORAGE BUILDING
FINISH FLOOR = 980.00

FLOOR AREA =
66,418 SQUARE FEET

X
X

X
X

X
X

X
X

X
X

X X X X X X X

X X X X X X X

E-ONE HP100 Aerial

E-ONE HP100 Aerial

'A'

'A'

'B' 'B' 'B'

'B'

'B'

'B'

'B'

'B'

'B'

'B'

'B'

'C'

'C'

'C'

'C''C''C'
'C'

'C'

'C'

'C'

'C'

'C' 'C' 'C'

'A'

'A'

C.303

SCALE:

Part of the W. 1/2
of Section 13
T. 2N., R.5E.
Genoa Township,
Livingston County,
Michigan

Know what's below
Call before you dig.

R

SEAL

04-05-2019

PROJECT

CLIENT

PROJECT LOCATION

SHEET

REVISIONS

DRAWN BY:

DESIGNED BY:

APPROVED BY:

DATE:

NF
civil Engineers

Land Surveyors

Land Planners

ENGINEERS

sheet no.

K362
NFE JOB NO.

1" = 50'
02550 25 50 75

NF

N

Site

Location  Map

N. Naoum

M. Kurmas

M. Peterson

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

Birkenstock Enterprises, LLC
2528 Harte Drive
Brighton, MI 48114

Contact: James Harte
Phone: (810) 499-7144
Fax:   (734) 878-5667

Birkenstock Office Center
2524 Harte Drive
Brighton, Michigan

N
F

N

Fire Truck Access,
Stringer Dimension &
Signage Plan

NO PARKING SIGN DETAIL 

P
SPECIFICATIONS

BARRIER FREE PARKING SIGN DETAIL
BOLLARD DETAIL



BENCHMARK

BENCHMARK

BENCHMARK

Harte    Drive

CAUTION!!

CAUTION!!

PR. 1 STORY
CLIMATE CONTROLLED

STORAGE BUILDING
FINISH FLOOR = 980.00

FLOOR AREA =
66,418 SQUARE FEET

TEST PIT #7 - EL. 981.0 TEST PIT #6 - EL. 965.0

TEST PIT #5 - EL. 965.0

TEST PIT #1 - EL. 965.0

TEST PIT #3 - EL. 965.0

TEST PIT #2 - EL. 959.25

TEST PIT #4 - EL. 957.25

C.304

SCALE:

Part of the W. 1/2
of Section 13
T. 2N., R.5E.
Genoa Township,
Livingston County,
Michigan

Know what's below
Call before you dig.

R

SEAL

04-05-2019

PROJECT

CLIENT

PROJECT LOCATION

SHEET

REVISIONS

DRAWN BY:

DESIGNED BY:

APPROVED BY:

DATE:

NF
civil Engineers

Land Surveyors

Land Planners

ENGINEERS

sheet no.

K362
NFE JOB NO.

1" = 50'
02550 25 50 75

NF

N

Site

Location  Map

N. Naoum

M. Kurmas

M. Peterson

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

Birkenstock Enterprises, LLC
2528 Harte Drive
Brighton, MI 48114

Contact: James Harte
Phone: (810) 499-7144
Fax:   (734) 878-5667

Birkenstock Office Center
2524 Harte Drive
Brighton, Michigan

N
F

N

Permeability Report



X

X

X

X

X

X
X

X
X

X
X

X

X

X

X
X

X

X
X

X
X

X
X

X X X X X

X X X X X

G
ra

nd
 R

ive
r A

ve
.

Harte    Drive

SITE PLANTING PLAN
SCALE 1" = 40' NORTH

DRAWING NUMBER

DRAWING TITLE

KEY PLAN

ARCHITECTS AND PLANNERS

550 E. NINE MILE ROAD
FERNDALE, MICHIGAN, 48220

PHONE   248.543.4100       FAX   248.543.4141

FUSCO,
SHAFFER &
PAPPAS, INC.

COPYRIGHT 2019  -  FUSCO, SHAFFER & PAPPAS, INC.

FSP PROJECT NO.

DATE ISSUE

SEAL

HAR17.032

M
IC

H
IG

A
N

B
IR

K
E

N
ST

O
C

K
 O

FF
IC

E
 /

ST
O

R
A

G
E

 B
U

IL
D

IN
G

G
E

N
O

A
 T

O
W

N
SH

IP

01-29-2019 PID SITE SUBMISSION

02-22-2019 PID SITE RE-SUBMISSION

10-01-2019 FINAL PID SUBMISSION

10-25-2019 FINAL PID RE-SUBMISSION

M
AT

C
H

LI
N

E 
- S

EE
 T

H
IS

 S
H

EE
T

M
AT

C
H

LI
N

E 
- S

EE
 T

H
IS

 S
H

EE
T

SITE PLANTING PLAN
SCALE 1" = 40' NORTH

WILL BE REJECTED

WILL NOT BE
ACCEPTED.

NOT BE ACCEPTED

ALL LAWNS TO BE IRRIGATED SEED LAWN

MULCH IS DOUBLE SHREDDED HARDWOOD BARK MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

ALL PLANTING/ PERENNIAL BEDS TO RECEIVE:

PER 100 SQ FT BED AREA.

HAND TILL INTO SOIL TO A DEPTH OF 12" MINIMUM

CONTINUOUS  

PLANTING BEDS AND PLANT PITS TO RECEIVE:

FA3
3

AB(P)
4

GT(W)
10

GT(P)
1

GT(E)
6

GT(P)
1

GT(D)
5

GT(D)
3

QB(D)
5

QB(D)
6

AB(E)
7

QR(E)
4

QR(E)
6

AB(E)
6

CO(E)
6

PC(S)
10

AB(S)
5

CO(S)
5

PC(W)
9

QR(W)
9

JK(W)
14

AB(W)
7

JB(W)
16

JK(W)
12

PD(W)
24

PC(W)
8

PA(W)
20

PA(S)
10

PG(S)
10

PA(E)
19

PD(E)
18

PA(E)
4

JB(E)
51

VD(E)
70

JB(S)
11

JK(S)
11

JB(S)
20

JB(S)
27

JK(S)
22

CS(D)
60

SC(D)
60

CA(D)
60

CS(W)
45SC(W)

30

AA(W)
39

CA(D)
60

MP(E)
39

SC(D)
60

POND  #1

POND  #2

966.4
FREEBOARD

966.4
FREEBOARD

EX. BUFFER TO REMAIN

EX. STREET TREES TO
REMAIN

PT
Y.

 L
IN

E

PTY. LINE
PTY. LINE

PTY. LINE

EX. TREES TO REMAIN

MHP ZONING

GCD ZONING

GCD ZONING

GCD ZONING

MHP ZONING

M
H

P 
ZO

N
IN

G

 EX. TREES TO REMAIN  EX. TREES TO REMAIN

EX. STREET TREES TO
REMAIN

PT
Y.

 L
IN

E

 EX. TREES TO REMAIN

EX. BUFFER TO REMAIN

GT(E)
3

JSG(W)
20

GT(D)
5

QB(D)
5

QR(E)
2

EXISTING
GRAVEL LOT
TO REMAIN

PROJECT SIGN

1 LS
1 GT(P)

3

WEST PROPERTY LINE BUFFER - SECTION 1
SCALE 1" = 20'- 0"

1

PR
O

PE
R

TY
LI

N
E

980.0 FF+
984.0+

SHADE TREE AND
EVERGREEN TREE

BUFFERBIRKENSTOCK
ADJACENT HOMES



DRAWING NUMBER

DRAWING TITLE

KEY PLAN

ARCHITECTS AND PLANNERS

550 E. NINE MILE ROAD
FERNDALE, MICHIGAN, 48220

PHONE   248.543.4100       FAX   248.543.4141

FUSCO,
SHAFFER &
PAPPAS, INC.

COPYRIGHT 2019  -  FUSCO, SHAFFER & PAPPAS, INC.

FSP PROJECT NO.

DATE ISSUE

SEAL

HAR17.032

M
IC

H
IG

A
N

B
IR

K
E

N
ST

O
C

K
 O

FF
IC

E
 /

ST
O

R
A

G
E

 B
U

IL
D

IN
G

G
E

N
O

A
 T

O
W

N
SH

IP

01-29-2019 PID SITE SUBMISSION

02-22-2019 PID SITE RE-SUBMISSION

10-01-2019 FINAL PID SUBMISSION

10-25-2019 FINAL PID RE-SUBMISSION

DECIDUOUS TREES

EVERGREEN TREES

SHRUBS

LANDSCAPE REQUIREMENTS
BUFFERS
BUFFER TYPE B -
GRC ZONING ADJACENT TO RESIDENTAL MHP

A.

REQUIRED PROVIDED

40 40

40 40

160 160

EAST BUFFER (E) - 800 LF

DECIDUOUS TREES

EVERGREEN TREES

SHRUBS

REQUIRED PROVIDED

20 20

20 20

80 80

SOUTH BUFFER (S) - 388 LF

DECIDUOUS TREES

EVERGREEN TREES

SHRUBS

REQUIRED PROVIDED

44 44

44 44

176 176

WEST BUFFER (W) - 870 LF

DECIDUOUS TREES

B.
REQUIRED PROVIDED

5 9

PARKING (P) - 49 SPACES

DECIDUOUS TREES

SHRUBS

C.
REQUIRED PROVIDED

18 18

180 180

DETENTION (D) - POND #1 - 870 LF PERIMETER

DECIDUOUS TREES

SHRUBS

REQUIRED PROVIDED

11 11

110 110

DETENTION (D) - POND #2 - 520 LF PERIMETER

DECIDUOUS TREE PLANTING
NOT TO SCALE

3' MIN.

D.
B.

H.

2 x BALL DIA.

PLAN VIEW
STAKING

3' MIN.

1

LAWN

SHRUB BED PLANTING DETAIL
NOT TO SCALE

1

LAWN

18
"

MI
N.

18" MIN.

EVERGREEN TREE PLANTING
NOT TO SCALE

2

PLAN VIEW
STAKING

2 x BALL DIA.

LAWN

3'
MIN.

3'
MIN.

3 x BALL DIA.

PLANT LIST - EAST BUFFER (E)

PLANT LIST - SOUTH BUFFER (S)

PLANT LIST - WEST BUFFER (W)

PLANT LIST - PARKING (P)

PLANT LIST - DETENTION POND #1 (D)

PLANT LIST - DETENTION POND #2 (D)



Harte    Drive

DRAWING NUMBER

DRAWING TITLE

KEY PLAN

ARCHITECTS AND PLANNERS

550 E. NINE MILE ROAD
FERNDALE, MICHIGAN, 48220

PHONE   248.543.4100       FAX   248.543.4141

FUSCO,
SHAFFER &
PAPPAS, INC.

COPYRIGHT 2019  -  FUSCO, SHAFFER & PAPPAS, INC.

FSP PROJECT NO.

DATE ISSUE

SEAL

HAR17.032

M
IC

H
IG

A
N

B
IR

K
E

N
ST

O
C

K
 O

FF
IC

E
 /

ST
O

R
A

G
E

 B
U

IL
D

IN
G

G
E

N
O

A
 T

O
W

N
SH

IP

01-29-2019 PID SITE SUBMISSION

02-22-2019 PID SITE RE-SUBMISSION

10-01-2019 FINAL PID SUBMISSION

10-25-2019 FINAL PID RE-SUBMISSION

SITE TREE REMOVAL PLAN
SCALE 1" = 50' NORTH
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SCALE: 1/4" = 1'-0"L.901

DUMPSTER ENCLOSURE PLAN1

SCALE: 1/4" = 1'-0"L.901

DUMPSTER GATE ELEVATION2

SCALE: 1/2" = 1'-0"L.901

SCREEN WALL SECTION3

SCALE: 3" = 1'-0"L.901

GATE LATCH

SECTION6

SCALE: 3" = 1'-0"L.901

GATE JAMB SECTION5

SCALE: 1" = 1'-0"L.901

CONCRETE CONTROL / EXPANSION JOINTS4

SCALE: 1" = 1'-0"L.901

CONCRETE CONTROL EXPANSION JOINT8

SCALE: 1/2" = 1'-0"L.901

PIPE BOLLARD7

SCALE: 1/8" = 1'-0"L.901

BARRIER FREE PARKING LAYOUT9

SCALE: 1/2" = 1'-0"L.901

BARRIER FREE W/ PIPE BOLLARD10

CONCRETE WALK -

SEE CIVIL

PAINTED BARRIER 

FREE SYMBOL

4" WIDE BLUE PAINTED

STRIPING FOR BARRIER

FREE PARKING

SCALE: 1/2" = 1'-0"L.901

DIRECTIONAL SIGN ELEVATION11

SCALE: 1/2" = 1'-0"L.901

ENTRY MONUMENT SIGN ELEVATION12

4" WIDE BLUE PAINTED

STRIPING FOR BARRIER

FREE PARKING

NOTE: SEE SIGN CONTRACTOR DRAWINGS FOR SIGN PANEL DETAILS 

SEE SIGNAGE PLAN FOR ADDITIONAL INFORMATION ADDRESSING
COMPLIANCE WITH ORDINANCE SECTION 16.07.02.

10.25.19             FINAL PID RE-SUBMISSION

3'
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2'
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"

8"

SEE SIGN CONTRACTOR DRAWING FOR SIGN PANEL DETAILS AND 
ADDITIONAL INFORMATION ADDRESSING COMPLIANCE WITH ORDINANCE SECTION 16.07.02.
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6.
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CURBS, TYPICAL.

ALL RADII ON CONCRETE AND ASPHALT SIDEWALKS TO BE 5' R. 

UNLESS OTHERWISE NOTED.

ALL ANGLES ASSUMED TO BE 90 DEGREES UNLESS OTHERWISE 

NOTED.

SEE CIVIL ENGINEERING DRAWINGS FOR LAYOUT OF ALL ROADS, 

CURBS, BUILDINGS, UTILITIES, ETC.     
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SCALE: 1" = 50'-0"A.S.101

ARCHITECTURAL SITE PLAN1
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Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, MI  48116 

 

 

DATE:      October 25, 2019 

 

PROJECT:      Birkenstock Office/Storage Building 

      Genoa Township, MI 

 

PROJECT #:       724-19-014 

 

RE:   Birkenstock Enterprises – PID Review #2 

 

 

The following are revisions made to the electrical site plan per the comment received. 

 

1. Lighting. 

 

Site Plan Lighting Fixtures EX.002 has been updated to remove the grade-mounted sign 

flood light from the project. 

 

Sincerely,  

MECHANICAL ELECTRICAL ENGINEERING CONSULTANTS, PC 

 

 

 

 

 

Jordan J. Koenig, P.E.  

President 

 





















































www.safebuilt.com

November 6, 2019 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the special land use and sketch plan submittal (application 

forms dated 10/16/19) to incorporate indoor commercial recreation (golf simulators) within the existing 

bar/restaurant at 5331 Brighton Road. 

A. Summary 

1. The request is generally consistent with the special land use standards of Section 19.03.

2. The applicant must address any concerns provided by the Township Engineer and/or Brighton Area

Fire Authority.

3. The applicant seeks a variance from the ZBA for one of the two applicable use conditions in Section

7.02.02(s).  A favorable recommendation on the special land use and sketch plan should be

conditioned upon granting of the variance request.

4. If exterior building improvements are proposed, details must be provided.

5. There are no details provided with respect to the ADA access improvements proposed.

6. If new signage is proposed, the applicant should provide details for review.

7. The parking spaces are re-painted, they should be double-striped per current Ordinance standards.

8. A sign permit will be required prior to installation of new signage.

B. Proposal/Process 

As noted above, the proposal includes a new indoor recreational facility (golf simulators) within the 

existing bar/restaurant business.  Per the PUD Agreement for this site, such uses are allowed with special 

land use approval. 

Section 7.02.02(s) of the Township Zoning Ordinance includes conditions applicable to indoor 

commercial recreation uses. 

Procedurally, following the required public hearing, the Planning Commission is to put forth a 

recommendation on the special land use, sketch plan review and Impact Assessment.  The Township 

Board has the final review/approval authority over the project. 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: The Bunker – Special Land Use and Sketch Plan Review #1 

Location: 5311 Brighton Road – north side of Brighton Road, east of Oak Pointe Drive 

Zoning: MUPUD – Mixed Use Planned Unit Development 
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Aerial view of site and surroundings (looking north) 

C. Special Land Use Review 

Special land uses are subject to the review criteria of Section 19.03, as follows: 

1. Master Plan.  The Township Master Plan identifies the site as Neighborhood Commercial, which is

intended for “retail and service establishments whose primary market area includes residents and

employees from within a two mile radius.”

Given the nature of the request and the planned/existing uses for the subject area, which include 

private recreation and residential, we are of the opinion that the proposal is compatible with the 

Master Plan and Future Land Use Map. 

2. Compatibility.  The site and adjacent properties are part of a larger PUD that includes a golf and

country club, as well as a residential neighborhood.

The inclusion of golf simulators within an existing bar/restaurant space is not expected to adversely 

impact the established nature of the area.  In fact, the proposed operation should be quite 

complementary to the existing golf and country club. 

3. Public Facilities and Services.  Given the nature of the project as a new business within an existing

building/developed site, we do not anticipate issues with necessary public facilities and services.

However, the applicant must address any issues raised by the Township Engineer and/or Brighton 

Area Fire Authority with respect to this standard. 

4. Impacts.  Given the nature of the proposal and the surrounding area, adverse impacts are not

anticipated.  As noted in the project description, the proposal has the potential to reduce vehicular

trips to/from the site given a conversion of restaurant space to golf simulators.

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

mitigation efforts to alleviate/eliminate potential adverse impacts.

Subject site 
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D. Use Conditions 

The proposed use is also subject to the use conditions of Section 7.02.02(s), as follows: 

1. The principal and accessory buildings and structures shall be not be located within one-

hundred (100) feet of any residential district or permitted residential use.

The proposed use is within an existing building; however, that building does not meet this standard.  As 

such, the applicant has also applied to the Zoning Board of Appeals (ZBA) seeking a variance. 

If the Commission considers a favorable recommendation, it should be conditioned upon ZBA approval. 

2. All uses shall be conducted completely within a fully enclosed building.

The existing building has an outdoor patio space; however, this is used for bar/restaurant service and not 

the recreation element of the business.  As such, we consider this standard to be met. 

E. Site Plan Review 

1. Dimensional Requirements.  As a new use within an existing building, the project does not alter any

of the established dimensions.

Per comments under Paragraph D above, the applicant is seeking a variance from the spacing 

requirement between indoor commercial recreation and residential. 

2. Building Design and Materials.  The submittal references replacement of the existing roof and

mechanical equipment, as well as cosmetic improvements to the building.

However, no details are provided as to what, if any, exterior building improvements are proposed. 

3. Vehicular and Pedestrian Circulation.  Access will continue to be provided via an access easement

with the Country Club property.  The only change noted in the submittal is related to access

improvements per ADA, though no details are provided.

4. Parking.  Similar to the comment above, the site utilizes shared parking with the Country Club via an

easement.  As such, the amount of parking available to the site will not change.  Although detailed

calculations are not provided, the amount of parking required will be slightly reduced based on the

conversion of some bar/restaurant space to indoor recreation and office space.

In short, the amount of parking provided will remain in compliance with current Ordinance standards. 

The submittal also references parking lot repairs, though details are not provided.  If the parking lot is 

resurfaced and spaces are re-painted, they should be double-striped per current Ordinance 

requirements. 

5. Signs.  The submittal does not identify any new signage as part of the proposal.  If new signage is

proposed, details should be provided for the Commission’s consideration as part of this review.

The applicant should also be aware that a permit is required from the Township prior to installation of

any new signage.

6. Impact Assessment.  The submittal includes an Impact Assessment (dated 10/21/19), which states

that the project is not anticipated to adversely impact natural features, public services/utilities or

surrounding land uses.
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Should you have any questions concerning this matter, please do not hesitate to contact me. 

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 

October 31, 2019 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

Re: The Bunker Special Land Use Plan Review No. 1 

Dear Ms. Van Marter: 

Tetra Tech has conducted a review of The Bunker plans and special land use application submitted on October 16, 

2019.  The improvements, which are being proposed by Andrew Lerch and Kevin Johnston, include updates to the 

building previously called “Burroughs Roadhouse” in order to use the building for corporate offices, golf simulators, 

and a bar area.  

The proposed improvements are all internal to the existing structure.  The proposed use is less intense than the 

previous restaurant bar facility and as such should result in a lower use of the existing parking lot and utilities. There 

appears to be no site improvements being proposed.  Therefore, we have no engineering related concerns to the 

proposed special land use application. 

Please call or email if you have any questions. 

Sincerely, 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



October 30, 2019 

Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE: The Bunker Indoor Golf/Optishot 
5311 Brighton Rd. 
Genoa Twp., MI   

Dear Kelly: 

The Brighton Area Fire Department has reviewed the above-mentioned special land-use plan.                       
The plans were received for review on October 18, 2019, and the drawings are not dated. The                                 
project is based on an existing 5,700 square foot A-2 occupancy. The building is proposed to be                                 
modified to a change of use to a mixed-use B & A-2. The building is currently a non-suppressed,                                   
Type IIIB construction. The applicant has noted that they will be providing fire suppression. The                             
submittal is not a complete site plan submittal, however, additional detail must be provided. 

The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition. 

1. The water main location is not indicated on the submittal nor is the location of the proposed                               
fire protection lead or the closest hydrant to the site.

2. A hydrant shall be located within 100’ of the fire department connection for the fire sprinkler                             
system.

 IFC 912.2 

3. The building will be provided with an automatic sprinkler system. It shall be installed in                           
accordance with NFPA 13, ​Standard for the Installation of Automatic Sprinkler Systems​.

IFC 903 

A. The FDC shall be located on the front of the building (Brighton Rd.) within 100-feet of the                                 
nearest hydrant. 

B. The location, size, gate valve, and connection of the fire protection lead shall be                           
indicated on the utility site plan. 

4. Future project submittals shall include the address and street name of the project in the title                             
block.

 IFC 105.4.2 

5. The building shall include the building address on the building. The address 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 

6. The access road into the site is existing to access the rear parking area. There shall be a fire                                   
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lane located along the rear-drive adjacent to the building at a minimum of 26-feet wide.                             
With a width of 26-feet wide, the building 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 of 26-feet shall circulate the site and back to the exit                                 
drive. Access 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 75,000 pounds. 

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

7. Access around the access drive shall provide emergency vehicles with a turning radius up to                           
30-feet inside and 50-feet outside.

8. A minimum vertical clearance of 13½ feet shall be maintained throughout the access.

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 







































GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
OCTOBER 15, 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, Marianne McCreary, Jim 
Mortensen, Chris Grajek, Eric Rauch, Jeff Dhaenens, and Jill Rickard. Also present was Kelly 
VanMarter, Community Development Director/Assistant Township Manager, Brian Borden of 
Safebuilt Studio, and Gary Markstrom of Tetra Tech.  There were over 100 audience members 
present. 

PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 

Chairman Brown reviewed the process for the Planning Commission meeting. 

APPROVAL OF AGENDA: 

Moved by Commissioner Dhaenens, seconded by Commissioner Rickard, to approve the 
agenda as presented.  The motion carried unanimously. 

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

OLD BUSINESS: 

OPEN PUBLIC HEARING #1...  Review of a special use, site plan and environmental impact 
assessment for outdoor sales, storage and display for Lowe’s. The property in question is 
located at 1100 S. Latson Road, Howell. The request is petitioned by Lowe’s Home Centers, 
LLC.  

A. Recommendation of Special Use Application. 
B. Recommendation of Environmental Impact Assessment (9-24-19)\ 
C. Recommendation of Site Plan. (9-24-19)  

Mr. Todd Simmons, the engineer, and Mr. Ryan Hogan, District Asset Protection and Safety 
Manager for Lowe’s, were present. 

Mr. Simmons reviewed the changes that have been made since they were last before the 
Planning Commission.  Lowe’s has decided to agree to providing the access easement to the 
adjacent property to the east.  They are requesting that it be a 40-foot wide drive. They feel that 
is adequate.  They will also extend the water easement as requested by the Township Engineer.  
They will not be pursuing the addition of Area D from their request this evening. 

Mr. Borden reviewed his letter dated October 8, 2019. 
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1. The special land use standards of Section 19.03 are generally met, provided the use
conditions of Section 7.02.02(d) are met to the Township’s satisfaction.

2. The applicant must address any concerns provided by the Township Engineer and/or
Fire Authority.

3. Area B is being proposed to be screened with 8-foot tall Arborvitae; however, the items
being proposed to be stored in this area exceed eight feet in height.  The Township has
the discretion to approve what the applicant is proposing.

4. The Commission may allow a cross-access easement width of 40 feet, although the
requirement is 66 feet.

5. He recommends that the cross-access easement be recorded prior to issuance of the
special land use permit.

Commissioner Rauch questioned if the Arborvitae could grow to over 10 feet tall.  Mr. Borden 
agreed that they are fast growing and in a couple of years, they could possibly be sufficient to 
screen the materials.  Mr. Hogan stated the materials they are proposing for the area would be 
no more than eight feet high.  They can amend the document to reflect this.   

There was a discussion regarding the condition that the cross-access agreement be recorded 
prior to the issuance of the Special Land Use Permit.  Mr. Simmons has a concern that if the 
other property owner does not sign it within the required 60 days, they will not be issued their 
permit.  Commissioner Mortensen suggested delaying this item to go before the Township 
Board to allow more time for the cross-access agreement to be recorded.  The petitioner 
agreed.  

Mr. Markstrom stated that his items have been addressed.  

The Brighton Area Fire Authority’s letter dated October 7, 2019 stated their items have been 
addressed. 

The call to the public was made at 6:59 pm with no response. 

Moved by Commissioner Mortensen, seconded by Commissioner Rauch, to recommend to the 
Township Board approval of the Special Use Permit to allow Lowe’s to have outdoor storage on 
their site as depicted in the Site Plan dated September 24, 2019 with the exception of the 
parking lot coral depicted as Area D and the associated landscaping immediately to the east of 
this area will be removed.  This recommendation is made because the Planning Commission 
believes Section 19.03 and Section 7.02.02(d) are met and based on the following conditions: 

● The recording of the cross access agreement in the southeast corner of the property
with the property immediately to the east shall be done prior to issuance of the special 
land use permit. 

● The recording of the utility easement just north of the area known as Area B shall be
done prior to issuance of the special land use permit. 
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The motion carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated September 24, 
2019 submitted by Lowe’s relative to requesting a Special Use Permit for outdoor storage on 
their site.  The motion carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend to the 
Township Board approval of the Site Plan for Lowe’s Outdoor Storage dated September 24, 
2019, subject to the following: 

● The area shown as Area D and the screening immediately to its east shall be removed
from the site plan. 

● The Planning Commission agrees that the 8-foot tall Arborvitae will be acceptable to
screen Area B and the petitioner has agreed to not store material in excess of 8 feet 
high. 

● The cross access easement of 40-foot wide is acceptable given it is only for one
property, for which the easement is required.  The easement will be recorded within 60 
days of approval of the site plan by the Township Board. 

● The utility easement will be extended to the existing water main easement.
● The requirements of the Township Engineer spelled out in their letter dated September

30, 2019 shall be met.
● The requirements of the Brighton Area Fire Authority’s letter dated October 7, 2019 shall

be met.
● Signage or direction marking on the pavement shall be provided for the pickup area

adjacent to Area B.
The motion carried unanimously. 

OPEN PUBLIC HEARING # 2… Review of a rezoning application and impact assessment to 
rezone approximately 46.5 acres from Rural Residential (RR) to Urban Residential (UR) for 
parcel# 11-05-200-002. The parcel is located at 3850 Golf Club Road on the southwest corner 
of Golf Club Road and Latson Road. This request is petitioned by Gary R. Boss. 

A. Recommendation of Rezoning Application. 
B. Recommendation of Environmental Impact Assessment. (9-4-19) 

Mr. Gary Boss, the property owner, and Steve Morgan, Mr. Boss’ representative, were present. 

Mr. Morgan provided a review of the proposal.  He showed a colored conceptual plan for the 
development.  He noted that the concept plan shown this evening is not a site plan and not a 
final proposal.   
Approximately 15 years ago, Mr. Boss allowed easements through his property when water and 
sewer were proposed along Latson Road.  The arrangement at that time was that Mr. Boss 
would have access to this water and sewer for development of this property.  The property has 
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been for sale for over two years and now Mr. Boss has a tentative contract with a developer that 
is conditioned upon this rezoning.  He noted Mr. Boss has installed over two miles of trails and 
planted trees on his property and has allowed neighbors to use it. 
 
The Urban Residential (UR) zoning that they are requesting is the least dense allowed by the 
Township for a property that has access to water and sewer.  The zoning for the property to the 
south is four units per acre, and UR zoning allows for only three units per acre.  Another 
adjacent property allows for five units per acre.  Ms. VanMarter showed a map outlining how the 
surrounding properties were developed.  Rolling Ridge, directly to the south of Mr. Boss’ 
property was developed at 2.38 units per acre.  Mr. Morgan advised that due to setback 
requirements, easements, open space requirements, wetlands, topography, etc. this property 
will probably be developed at approximately 1.68 units per acre.  He added that the proposed 
buyer is expecting to use 25 acres of this property for their church to develop the remaining as 
residential.   
 
Mr. Morgan has spoken to the Livingston County Road Commission and they are not allowing 
access from Mr. Boss’ property onto Latson Road.  He noted that the Road Commission hopes 
to widen Latson Road to five lanes; however, they do not currently have the funding.  The Road 
Commission has approved access onto Golf Club and there would be a secondary access to 
the south onto Sugarbush Drive. 
 
Commissioner Rickard stated that more dense residential housing, such as duplexes, 
apartments, etc. could be developed if it will be built only on the remaining acres.  She is not 
comfortable with this.  She would feel better if this was a conditional zoning based on a plan. 
 
Chairman Brown stated that water and sewer could be put on a parcel that is zoned less dense 
than UR.  Mr. Morgan agreed. 
 
Commissioner Dhaenens is concerned with where the cars are entering and exiting the 
development.  Commissioner Grajek noted that the plan presented this evening is just 
conceptual. 
 
Commissioner Grajek stated the church can be developed on this site as it is currently zoned. 
 
Before Mr. Borden began the review of his letter dated October 8, 2019, he noted that the 
zoning density is based on gross acreage and not usable land. 
Mr. Borden noted that for the most part, the concerns noted in his review are related to the 
concept plan included with the submittal, and not necessarily the rezoning request itself.  He 
does agree that some type of rezoning of this property would be appropriate. 
1. The proposed rezoning is generally consistent with the review standards of Article 22; 

however, he is deferring to the Township Engineer, Utilities Director and Fire Department 
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for any comments related to infrastructure compatibility or capacity and environmental 
impacts. 

2. The request is not consistent with the Future Land Use Map; however, the applicant
requests consideration of a change in conditions (availability of public utilities) to mitigate 
this inconsistency.  The availability of water and sewer to this site was not considered when 
the last Master Plan update was done. 

3. If the rezoning is granted, the Township should amend the Future Land Use Map
accordingly during the next five-year review/update. 

4. The areas around the subject site have primarily been developed as single family
residential at a variety of densities. 

5. The host of uses permitted in UR are compatible with the site and surrounding area.

Mr. Markstrom reviewed his letter dated September 30, 2019. 
He reviewed the available water and sewer for this site and stated an impact study would need 
to be done to determine if what is being proposed can be serviced by the utilities that are 
present. 
1. The concept plan shows two drives coming off Latson Road. This does not match the

rezoning application which states that “any future development will require a collector road 
from Golf Club Road on the north and connect to the existing planned outlet to Sugarbush 
Drive to the south”. The concept plan should be consistent with the rezoning application 
and impact assessment. The petitioner should provide approval from the Livingston County 
Road Commission for their proposed access drives.  He noted that the Road Commission 
does not have the funds to widen Latson Road as stated by the petitioner.  

2. The impact assessment does not address the predicted peak hour trips that are anticipated
for the proposed development. A Traffic Impact Assessment or Statement may be 
necessary for final site plan approval depending on the number of peak hour trips 
generated by the proposed development or adjacent streets as required in Section 
18.10.09 of the Genoa Township Zoning Ordinance. 

Commissioner Mortensen does not believe that any development with three units per acre 
would be able to be developed on this property.  

The Brighton Area Fire Authority’s letter dated September 16, 2019 addresses their concerns 
regarding the site and not the concept plan  

The call to the public was made at 8:10 pm. 

Mr. Tom Reader of 3478 Snowden Lane has a traffic engineer in his office and he spoke to the 
Road Commission yesterday.  Due to the apex on Latson Road, they will not allow an access 
road.  He is concerned with the access and that it could potentially come through their 
subdivision. 
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Mr. Steven McKenny, an attorney retained by some residents on Lane Drive, stated that if this is 
to be rezoned as requested, it will allow for three units per acre, or 72 units.  These units could 
be developed as duplexes, so then that would allow for 144 units on this site.  He stated that the 
agreement that Mr. Morgan referred to regarding the access onto Latson Road is not valid.  
Rezoning is not to be for the benefit of the developer, but to follow the Master Plan. 

Ms. Glynis Bain of 280 Lane Drive stated that her entire neighborhood would be affected by this 
rezoning.  She reviewed the reason for a Master Plan and how this development would be 
inconsistent with the Township’s current plan and is inconsistent with the surrounding 
properties.  She reviewed the aspects of the Township that would be negatively affected by the 
rezoning,  

The pastor of the church that is in a pre-purchase agreement with Mr. Boss understands the 
concerns of the neighbors.  His church has outgrown their existing facility and would like to 
continue to grow on this property.  The church would be on 25 acres and do not envision clear 
cutting the trees from the property.  They do not want to put any traffic through Rolling Ridge.  
They have plans that will place the road off of Golf Club, between the two wetlands onto the 
site.  They would work with the developer of the residential property next to their church and will 
not allow duplexes or townhouses.  The reason they want to rezone the property is because 
they need to have a developer that would be interested enough to assist with building the road 
between the two wetlands.   

Mr. Morgan stated that there are a number of people from the church present who are in 
support of this rezoning.   

Don Putkela of 3878 Sugarbush and Bruce Macey of 3366 Snowden represent the HOA.  They 
are not against developing the property, but they want to protect their investment.  They would 
like documentation that the access from onto Sugarbush is allowed.   They believe it is a private 
easement for development by the association or the developer who built their subdivision.  They 
also believe they need to provide approval for any access easements. 

Mr. Morgan does not have the documentation; however, it is a public access easement.  Mr. 
Putkela does not have any information that the HOA turned this parcel over to the County as a 
public road access. 

Mr. Paul Rottach of 3897 Sugarbush lives near Lot 162 of the conceptual plan.  He noted that 
the trees would be cut down and the road would be 15 feet from his house.  He asked that the 
Planning Commission make a decision on facts. 

Mr. Kurt Heirholzer of 3836 Sugarbush believes that the residents of the proposed subdivision 
will use Sugarbush.  Their home values will go down. 

6 

D
R
A
FT



Planning Commission Meeting  
October 15, 2019 Unapproved Minutes 
 
 
Ms. Jennifer Canfield of 3013 Stillriver Drive lives in the subdivision adjacent to Rolling Ridge.  
Additional traffic would impact their roads.  They are private roads so they have to pay to 
maintain them.  She is also concerned with the drainage that could negatively affect their 
properties. 
 
Mr. Lance Lockhart of 3441 Woodridge Drive is a member of the church and their plan is very 
different than what is on the concept plan.  He believes that developing their church there would 
bring positives to the neighborhood.   
 
Mr. Don Farr of 170 Lane Drive expressed his opposition to the rezoning. It does not best serve 
the residents and the Township.  He is concerned with the safety issues of the increased traffic.  
Their home values will be negatively impacted by this development.   
 
Mr. Mike Siterlet of 3780 Golf Club Road stated his wife’s family previously lived on this 
property.  He believes that the Master Plan is to provide guidelines to improve the quality of life 
of the residents and increasing the density in this area would have a negative and not a positive 
impact. 
 
Mr. Tom Lemkau of 47 Lane Drive has two acres of land.  Developing this property at this 
density is going to negatively affect his property values.  The vehicles on Golf Club drive very 
fast.   
 
Mr. Paul White of 306 Newberry Lane has been a resident of Genoa Township for 50 years.  He 
has seen the immense changes that have occurred.  Progress is not going to be stopped and 
people are not going to stop moving here.  There has to be a compromise that has to be 
reached.   
 
Mr. Bruce Macey stated that if the church is developed, there will be a parking lot and parking 
lot lights.   
 
Chairman Brown stated there were approximately 10 people who submitted letters and emails 
who were not in favor of this rezoning. 
 
The call to the public was closed at 9:00 pm. 
Mr. Morgan clarified the issue of duplexes being developed on this property.  If all were 
duplexes there would be half as many buildings and not twice as many.  Seventy-two units, 
whether they were single-family homes or duplex units.  Mr. Borden agreed.   
 
He stated that their environmental impact assessment does speak to traffic generated by a 
church.  The Road Commission considers a church to be a minimum traffic generator.   
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Chairman Brown asked for a show of hands of audience members who were in support of and 
against the rezoning.  Approximately 70% were against and 30% in favor. 
 
Commissioner Grajek stated that before he votes to approve the request to rezone, he would 
like to see what is being proposed by the church if they purchase the property.   
 
Commissioner Mortensen stated that would be a conceptual plan.  He believes the roads of the 
Township are insufficient to handle the additional traffic.  What would be approved with this 
rezoning would be three units per acre, which is denser than the adjacent properties and not 
consistent with the Master Plan.  He is not in favor of the rezoning.   
 
Commissioner Dhaenens knows that we all want to see progress.  All of our homes were a 
vacant piece of land at one time; however, skipping zoning classifications to UR does not make 
sense to him. 
 
Commissioner Rickard agrees with Commissioner Grajek in that she would like to see the plan.  
She would not approve just a straight rezoning. 
 
Mr. Morgan noted that any proposed development on this property would be required to receive 
site plan approval by the Township. The reality of the density of this zoning of three units per 
acre will turn out to really be approximately 1.5 units per acre.  He reiterated the agreement and 
that at the time of the Master Plan updated; neither Mr. Boss nor Township staff provided that 
information to the Planning Commission.   
 
Chairman Brown read a staff correspondence which states “This is the staff correspondence 
indicating that the easement agreement approved by the Township Supervisor in 2007 did as 
compensation provide access to the Township Utility System however it did not ‘allow the 
subject parcel to be developed into a residential community’ as suggested.   This is included in 
your packet to clarify that there was never any indication that the easement agreement allowed 
the property to be developed into a residential community.”  Ms. VanMarter clarified that the 
agreement was only to allow free connection to the utility systems if and when this property was 
developed. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to recommend to the 
Township Board denial of the rezoning application for the Boss Property at the corner of Latson 
and Golf Club Roads due to the following reasons: 

● The requested zoning could end up with a higher density than the adjacent neighbors. 
● It appears that there is inadequate highway to support such zoning. 
● It is inconsistent with the Master Plan. 
● Duplexes are inconsistent with the surrounding developments and the Master Plan. 

The motion carried unanimously with a roll call vote. 
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Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to recommend to the 
Township Board denial of the Environmental Impact Assessment dated September 4, 2019 for 
the Boss Property at the corner of Latson and Golf Club Roads due to the following reasons: 

● The requested zoning could end up with a higher density than the adjacent neighbors. 
● It appears that there is inadequate highway to support such zoning. 
● It is inconsistent with the Master Plan. 
● Duplexes are inconsistent with the surrounding developments and the Master Plan. 

The motion carried unanimously with a roll call vote. 
 
ADMINISTRATIVE BUSINESS 

Staff Report 
 
Ms. VanMarter stated there will be a meeting on November 12, 2019, which is a Tuesday due to 
the Veteran’s Day Holiday.   
 
She provided a review of upcoming applications. 
 
Approval of the September 9, 2019 Planning Commission meeting minutes 
 
Moved by Commissioner McCreary, seconded by Commissioner Grajek, to approve the 
minutes of the November 9, 2019 Planning Commission Meeting as submitted.  The motion 
carried unanimously. 
 
Member Discussion 
 
Ms. VanMarter noted that ordinance information regarding docks was provided to the Planning 
Commission in their packet this evening.  She reviewed the information and asked the 
Commissioners to provide any feedback to her.  There was a brief discussion regarding the 
information provided. 
 
Adjournment 
 
Moved by Commissioner Dhaenens, seconded by Commissioner Rickard, to adjourn the 
meeting at 9:53 pm.  The motion carried unanimously.  
 
Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
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