
GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting and Public Hearing 

February 3, 2020 
6:30 p.m. 

 
AGENDA 

 
Call to Order: 
 
Pledge of Allegiance: 
 
Call to the Public (Public comment will be limited to two minutes per person)*: 
 
Approval of Consent Agenda: 
 
1. Payment of Bills.  
 
2. Request to Approve Minutes: January 6, 2020 
 
3. Consideration of a request from the Election Commission concerning the appointment of officials to work the 
March 10, 2020 Presidential Primary and salaries related to those appointments. 
 
4. Request to approve the 2020 instructions for poverty exemption, guidelines for poverty exemption, poverty 
exemption application, and poverty exemption worksheet as submitted by the assessor. 
 
Approval of Regular Agenda:  
 
5. Request for approval of Resolution No. 1 (to proceed with the project and direct preparation of the plans and 
cost estimates) for Challis Court Maintenance Project (Summer 2020).  
 
6. Request for approval of Resolution No. 2 (to approve the project, schedule the first hearing, and direct issuance 
of statutory notices) for the Challis Court Maintenance Project (Summer 2020).  
 
7. Consideration of a recommendation for approval of a special land 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. Disposition of Special Land Use Application. 
B. Disposition of Environmental Impact Assessment (9-24-19) 
C. Disposition of Site Plan. (1-14-20) 

 
8. Request for approval of Budget amendments for the F.Y. 2019/2020 as requested by the Township Clerk. 
 
9. Discussion of  S. Latson Versa Development PUD with Planning Commission. 
 
Correspondence 
Member Discussion 
Adjournment 

*Citizen’s Comments- In addition to providing the public with an opportunity to address the Township Board 
at the beginning of the meeting, opportunity to comment on individual agenda items may be offered by the 
Chairman as they are presented. 

























































































EXHIBIT B 
 
The Project (Challis Court Road Maintenance Summer 2020) is being designed to serve the properties in 
the Special Assessment District, which district is illustrated on the map (included) and includes the 
specific properties that are identified by the following permanent parcel numbers: 
 

4711-26-200-028        4711-26-200-026        4711-26-200-027     
4711-26-200-030     4711-26-200-033 

 
The following properties are currently vacant and are not assessed. If a Land Use Permit is issued by the 
Township for the construction of a single family home on any of these vacant parcels they will pay a pro-
rata share of the assessment for the remaining term of the assessment with an off-setting reduction to 
the properties identified above: 
 

4711-26-200-029    4711-26-200-031   4711-26-200-032 
 





EXHIBIT C 
 

GENOA CHARTER TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN 
NOTICE OF PUBLIC HEARING 

UPON A PROPOSED CHALLIS COURT ROAD MAINTENANCE PROJECT 
AND SPECIAL ASSESSMENT DISTRICT 

 
NOTICE IS HEREBY GIVEN: 

 
(1) The Township Board of Genoa Charter Township, Livingston County, Michigan, in accordance 

with the laws of the State of Michigan, will hold a Public Hearing on February 17, 2020 at 6:30 
p.m., at the Genoa Charter Township Offices, 2911 Dorr Road, Brighton, Michigan 48116, to 
review the following proposed special assessment district and to hear any objections thereto 
and to the proposed project. 

 
GENOA CHARTER TOWNSHIP – CHALLIS COURT ROAD MAINTENANCE PROJECT 

AND SPECIAL ASSESSMENT DISTRICT (Summer 2020) 
(A TEN-year program with costs as follows) 

 
 

• Total cost of the project - $12,000.00 
• Total parcels - 5 
• Amount per parcel per year for TEN years @ 2% Interest - $244.80 
• Homeowners signing the petition:  

 
The project (the “Project”) will consist of but not limited to: 
 

• Snow removal and salting 
• Emergency tree removal 

 
(2) The Project (Challis Court Road Maintenance Summer 2020) is being designed to serve the 

properties  in the Special Assessment District, which district is illustrated on the map “Challis 
Court Proposed SAD” (included) and includes the specific properties that are identified by the 
following permanent parcel numbers: 

 
4711-26-200-028        4711-26-200-026        4711-26-200-027     
4711-26-200-030     4711-26-200-033 

 
The following properties are currently vacant and are not assessed. If a Land Use Permit is issued by 
the Township for the construction of a single family home on any of these vacant parcels they will 



pay a pro-rata share of the assessment for the remaining term of the assessment with an off-setting 
reduction to the properties identified above: 
 
4711-26-200-029    4711-26-200-031   4711-26-200-032 

 
 
(3) The Township plans to impose special assessments on the properties located in the Special 

Assessment District to pay for the costs of the Project.  
(4) The preliminary plans and cost estimates for the proposed project and the boundaries of the 

Special Assessment District are now on file in the office of the Township Clerk for public 
inspection.  The Township Board has received petitions signed by more than 50 percent of 
property owners within the proposed district.  Pursuant to the provisions of Public Act 188 of 
1954, record owners of land have the right to file written objections to the Project with the 
Township Board.  Any person objecting to the proposed Project or the proposed Special 
Assessment District shall file an objection in writing with the Township Clerk before the close of 
the February 17, 2020 hearing or within such further times as the Township Board may grant. 

 
This notice is given by order of the Genoa Township Board. 
 
Dated: February 3, 2020     Michael C. Archinal 
        Genoa Township Manager 
 
(Press/Argus 2/7 & 2/14/2020) 































 
 
 
 

1. The special land use permit is valid for a period of 1 calendar year with annual renewals to 
be approved by Township staff provided the site remains in compliance with the approval 
granted this evening.    Renewals shall be requested in writing by the applicant prior to 
expiration of each years permit.  

2. Pursuant to Section 19.02.04 (h) the applicant has 60 days from today’s date to submit 
recorded copies of the cross access and utility easements (2) as shown on the plans and 
required by the Planning Commission.   This is required to demonstrate compliance with the 
conditions and shall be approved administratively by the Zoning Administrator.   If the 
applicant is unable to demonstrate compliance within the 60 days the submission shall be 
considered null and void.  

3. The special land use permit shall not be issued until item 2 above is completed.   
 
 
Moved by    , Supported by    to APPROVE the 
Environmental Impact Assessment dated September 24, 2019 as submitted subject to 
compliance with the requirements of the Special Land Use permit.   
 
 
Moved by    , Supported by     to APPROVE the site plan 
dated January 14, 2020 with the following conditions:  

1. All conditions of the special land use permit approval shall be met.   
2. Materials stored in Area B shall not exceed the height of the arborvitae screening. 
3. The requirements of the Township Engineer spelled out in their letter dated September 

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

shall be met.  
5. Signage and/or directional marking on the pavement shall be provided for the pickup 

and quick load area adjacent to the garden center across from Area B.   The applicant 
shall work with Township staff to ensure this area is adequately defined for safety of 
customers, employees and drive aisle traffic.   

6. Site plan overage fees shall be paid prior to issuance of a land use permit.   
 

Should you have any questions concerning this matter, please do not hesitate to contact me. 
 
Sincerely,  
 
 
Kelly VanMarter 
Assistant Township Manager/Community Development Director 
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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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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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3. They request the applicant identify the dimensions and square footage of each 
outdoor area proposed, with an understanding that they will be limited to such 
areas.  

 
Mr. Markstrom reviewed his letter dated June 28, 2019. 
 
The proposed quick load area is on top of the existing water main easement and the 
proposed Area B shown on the east side of the existing building is within the existing 
sanitary sewer easement.  He somewhat agrees with the applicant that if there is 
maintenance needed, materials would be able to be moved, but that shouldn’t have to 
be done.   
 
Mr. Simmons does not agree with the cross access easement.  There is a lot of truck 
and forklift traffic in that area and Lowe’s has safety and liability concerns.  
Commissioner Grajek stated that if the access easement is not granted, it is putting the 
residents of the Township in danger, and if it is not done, then he will not vote in favor of 
the proposal.  Commissioner Dhaenens agrees. 
 
Ms. Renee Paul, the store manager, reiterated the safety and liability concerns stated 
by Mr. Simmons.  It would be putting the employees at risk as there is a lot of forklift 
traffic in this area.  She would like to see if there is another location where the drive 
could be installed.  Ms. VanMarter showed on the site plan where the proposed drive 
would be installed.  It would allow traffic to and from Grand Oaks drive to enter the 
parcel to the east south of where the forklift traffic and quick load area is located. 
 
Commissioner Rauch questioned areas C & D, which area called “corrals”.  Ms. Paul 
stated the corrals in Area C are flush to the building, but there is no fencing.  The corrals 
in Area D in the parking lot are plant racks for extra flowers that cannot be brought into 
the garden center.  She can provide pictures of what is being proposed for the corrals. 
 
Commissioner Rauch would approve Areas A through C; however, he would like to see 
some enhancements to Area C.  He also has concerns with Area D.   He also would not 
approve the request without the cross access easement being granted. 
 
Commissioner Grajek stated that the areas should be delineated so that code 
enforcement can ensure that the storage and display areas are staying within what was 
approved.   
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Ms. VanMarter stated she could meet with this applicant to assist them with developing 
a plan. 
 
The call to the public was made at 8:07 pm with no response. 
 
Mr. Simmons requested to have this item postponed until the August 12 meeting. 
 
Moved by Commissioner Grajek, seconded by Commissioner Dhaenens, to postpone 
Open Public Hearing #3, at the applicant’s request, until the August 12, 2019 Planning 
Commission meeting.  The motion carried unanimously. 
 
ADMINISTRATIVE BUSINESS 

 
Staff Report 
 
Ms. VanMarter stated the two items postponed this evening and Moretti Estates will be 
on the August meeting agenda. 
 
Approval of the June 24, 2019 Planning Commission meeting minutes 
 
Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to approve 
the minutes of the June 24, 2019 Planning Commission Meeting as presented.  The 
motion carried unanimously. 
 
Member Discussion 
 
Commissioner Mortensen stated that permanent outdoor displays, sales, and storage 
has never been allowed before, so if it is going to be approved for Lowe’s and Home 
Depot, the Township must determine specifically what it wants to allow and not allow. 
 
Adjournment 
 
Moved by Commissioner Grajek, seconded by Commissioner Mortensen, to adjourn the 
meeting at 8:31 pm.  The motion carried unanimously.   

Respectfully Submitted, 

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

October 8, 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 

Lowe’s (plans dated 9/24/19) to allow outdoor display/storage/sales 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 display/storage/sales at this site.  Township staff tracked this history 

(provided in a separate document with the July agenda packet) noting issues dating back to 2002. 
 

A. Summary 
 

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. Areas B and D are screened with 8-foot tall Arborvitae, though a full buffer zone B is not provided. 

4. The height of materials to be stored in Area B will exceed the height of landscape screening provided. 

5. The Commission may allow a cross-access easement width of 40 feet.   

6. We suggest the cross-access easement be recorded prior to issuance of the special land use permit. 
 

B. Proposal/Process 
 

The revised submittal includes 4 distinct outdoor display/storage/sales areas: 
 

• Area A – at the rear of the building comprising a total area of 3,269 square feet for tarped/bundled 

lumber, and recycling/cardboard bail. 

• Area B – along the east side of the property comprising a total area of 4,650 square feet for OSLG 

storage, empty plant racks, and quick load.  We request the applicant explain “OSLG” and “quick 

load.” 

• Area C – along the front of the building comprising a total area of 3,741 square feet for lumber corral, 

tractor/grill/wheelbarrow corral, and plant tables. 

• Area D – in the parking lot north of the access drive to/from Latson Road comprising a total area of 

2,052 square feet for a parking lot corral.  The Impact Assessment states that use of this area will be 

seasonal (from April to October 1) and will be used for live plant materials. 
 

Per the PUD Agreement for the Livingston Commons development, such uses are allowed with special 

land use approval.  Section 7.02.02(d) of the Township Zoning Ordinance includes conditions applicable 

to commercial outdoor display, storage and sales. 
 

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

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

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Lowe’s – Special Land Use and Site Plan Review #4 

Location: 1100 S. Latson Road – west side of S. Latson, south of Grand River Avenue 

Zoning: NRPUD Non-Residential Planned Unit Development 
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Genoa Township Planning Commission 

Lowe’s Outdoor Display, Sales and Storage 

Special Land Use and Site Plan Review #4 

Page 3 

 

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

Area Fire Authority with respect to this standard. 
 

4. Impacts.  Provided the use conditions of Section 7.02.02(d) are met, additional impacts are not 

anticipated. 
 

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

mitigation efforts to alleviate/eliminate potential adverse impacts. 
 

D. Use Conditions 
 

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

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

The revised plan identifies the lot area as 14.98 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 applicant previously noted that this standard will be complied with. 
 

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.  
 

Each of the areas proposed is 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 areas depicted on the revised site plan comply with the setback requirements for this PUD. 
 

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 revised plans identify a building area of 135,197 square feet. 
 

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.  
 

Areas B and D are screened with an 8-foot tall Arborvitae hedge, though this does not constitute a full 

buffer zone B. 
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Genoa Township Planning Commission 

Lowe’s Outdoor Display, Sales and Storage 

Special Land Use and Site Plan Review #4 

Page 4 

 

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. 
 

As noted above, Areas B and D are screened to a height of 8 feet.  The revised plan notes that height of 

materials stored for Areas B and D are 12’ and 6’, respectively.  As such, this standard is not met Area B. 
 

E. Site Plan Review 
 

1. Dimensional Requirements.  As noted under the use conditions (paragraph D4), the proposed 

outdoor display/storage/sales areas comply with the dimensional standards for this PUD. 
 

The revised submittal also includes dimensions of each area, as previously requested.  If approved, 

the applicant will be limited to the dimensions noted for each area and any expansion beyond these 

dimensions without prior approval will be treated as a violation. 
 

2. Pedestrian Circulation.  The revised plans note that: 1) egress paths and doors shall not be 

obstructed at any time; and 2) adequate width for pedestrians will be maintained at all times.   

These comments area also re-emphasized in the revised Impact Assessment. 
 

3. Vehicular Circulation.  The revised plans provide compliant drive aisle widths.  However, the 

proposed cross-access/utility easement discussed above is to provide a width of 66 feet, though the 

Planning Commission may reduce this to 40 feet in accordance with Section 15.06.05. 

 

We are of the opinion that inclusion of this easement will help to alleviate traffic crossing between 

Area B and the quick load area by allowing a bypass to Grand Oaks if/when the adjacent parcel is 

developed. 

 

Lastly, we suggest the easement be recorded prior to issuance of the special land use permit. 
 

4. Parking.  The revised plans include parking calculations demonstrating that the requirements of 

Article 14 will still be met, even with the loss of spaces to accommodate the proposal.   
 

5. Signs.  The revised submittal indicates that no new signage is proposed as part of this project. 
 

6. Impact Assessment.  The submittal includes a revised Impact Assessment (dated 9/24/19), which 

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

pedestrian/vehicular circulation or surrounding land uses.   
 

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

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

Respectfully, 

SAFEBUILT STUDIO 
 
 

  

  

Brian V. Borden, AICP 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

September 30, 2019 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Lowe’s Outdoor Storage Site Plan and Special Use Permit Application Review No. 4 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a fourth site plan review of the revised Lowe’s site plan and special land use application last 

dated September 24, 2019. The site plans were prepared by Freeland and Kauffman, Inc. on behalf of Lowe’s Home 

Centers, LLC. The petitioner is requesting a special land use for additional outdoor storage areas in the existing 

parking lot and on three sides of the existing building. We offer the following comments: 

 

GENERAL 

 

1. The proposed utility and access easement to the south was widened to 40 feet. This provides enough room 

for both water and sanitary sewer improvements; however, the proposed access easement width is less than 

the 66-foot-wide minimum access easement required in the Genoa Township Zoning Ordinance.  The 

petitioner is requesting that the Township accept the lesser width.  

 

2. The petitioner added an additional 30-foot utility easement north of the proposed 40-foot combined access 

and utility easement. This easement should be extended to the edge of the existing water main easement to 

allow for the extension of future water improvements. 

 

Upon revising the plans to address the above comments we have no further engineering related concerns to the 

proposed site plan and special land use permit. We suggest all easements be recorded prior to issuance of the Special 

Land Use Permit.  

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 

82



 
 
 
 
 
 
 
October 7, 2019 

 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Lowe’s Outdoor Storage/Special Use 

1100 S. Latson Rd. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans were                           
received for review on September 25, 2019, and the drawings are dated September 24, 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.  

 
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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Assessment Preparer:

Freeland & Kauffman,Inc.

Todd Simmons, PE

209 West Stone Avenue

Greenville, SC 29609

Description of Site:

The existing site is currently an operating Lowe’s Home Improvement retail facility.  As
such, the site is highly impervious due to the existing building, parking, sidewalk, and
delivery areas inherent to this commercial use.  There is no evidence of wetlands or
floodplains affecting this site and existing drainage patterns will be unaltered based upon
the nature of this request.

Impact on Natural Features:

Given that the impacted area in entirely impervious, no adverse impact on natural
features is anticipated.  A small amount of impervious area is proposed for removal,
while additional landscape plantings are proposed on the east side of the site.  With this
proposed change, it is anticipated that natural features would be enhanced.

Impact on Stormwater Management:

The proposed area is currently served by an existing regional stormwater facility located
on the west side of the shopping center tract.  No modifications to drainage patterns are
proposed.  A small decrease in impervious area will be realized (320 sf +/-) as part of this
request and thus the existing facility will continue to serve the site.

Impact on Surrounding Land Uses

The existing site is located in a commercial area and the sales / display / storage areas
being requested are inherent to a business of this nature and complement the retail use.
Additional screening is proposed on the east side of the site in order to minimize any
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potential impact from adjacent properties to the east or visual impacts from public rights
of way.  The corral proposed in the front parking field is a time limited request that will
provide orderly display of merchandise in keeping with the retail setting.

Impact of Public Facilities and Services:

The existing site is currently an operating Lowe’s Home Improvement retail facility and
the requested modification to the site is not anticipated to impact public facilities or
services.

Impact on Public Utilities:

The existing site is currently an operating Lowe’s Home Improvement retail facility and
the requested modification to the site is not requesting any additional public utilities.  The
proposal does include additional utility easements that will provide access to the public
water and sewer mains for the adjacent property to the east.  As such, no impact to public
utilities is anticipated.

Storage and Handling of Hazardous Materials:

Products such as fertilizers, mulch, pool chemicals, or any other materials deemed
hazardous, are to be located within the garden center and/or in the parking lot corral in
front of the garden center and/or in the outside lawn & garden (OSLG) storage area
shown east of the garden center. Any storage of this type of material will be in enclosed
bags and containers.

Impact on Traffic and Pedestrians:

1. The proposed area for outdoor sales / display is an extension of the existing use and the
additional area will provide for better pedestrian maneuverability at the facility.  A
minimum 3’ walkway will be maintained between plant tables and through sidewalk area
for ADA accessibility.  No emergency entrance / exits will be blocked by sales / storage /
display areas.  No adverse impact to traffic and pedestrians is anticipated. The rear
driveway will maintain a minimum clear width of 26 feet.
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Special Provisions:

This request is to allow for sales / storage / display to be utilized at this facility with the
following conditions:

Area A (Rear Storage Area) – This area is to be utilized for bundled / tarped
lumber storage adjacent to the staging area.  Area shall not interfere with required
fire access and driveway aisle must be maintained at a minimum clear width of 26
feet.

Area B (Storage Area Adjacent to Garden Center) – This area is to be kept neat
and orderly.  Empty plant tables to be located in this area and screened from
public right of way, to the extent possible. Area shall not interfere with required
fire access and driveway aisle must be maintained at a minimum clear width of 26
feet.

Area C (Front Sidewalk Display Area) – This area is to be kept neat and orderly
and not impact required fire lane access.  ADA access is to be maintained and
material will not block any required entrance / exit from the facility.

Area D (Parking Lot Corral) – This area will be date restricted and is requested to
be allowed from April 1 – October 1 each year.  The corral will be as depicted on
the attached plans or in a manner approved by Township Staff.  Plant materials in
the corral will consist of live goods (trees, shrubs, plants, annuals, perennials,
etc.).
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248.586.0505      www.safebuilt.com 

January 30, 2020 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Kelly: 
 
As requested, we have reviewed the revised submittal (cover sheet dated 1/15/20) from Versa 
Development requesting PUD rezoning and conceptual plan review for approximately 193 acres of 
undeveloped land generally along Latson Road and south of I-96. 
 
A. Summary 

 
1. PUD Qualifying Conditions: 

a. The Ordinance standards are generally met, though utility extensions will be required as part of 
this project. 

2. Rezoning Criteria: 
a. The proposed zoning designations are consistent with the Future Land Use Map. 
b. The applicant must address any technical comments provided by the Township Engineer, Utilities 

Director and/or Brighton Area Fire Authority. 
c. Rezoning is necessary to implement the vision and goals of the I-96/Latson Road Subarea Plan, 

though the proposed list(s) of allowable uses does not directly align with those noted in the 
Zoning Ordinance. 

3. Conceptual PUD Plan: 
a. Several of the uses proposed require deviation from the requirements of the Zoning Ordinance.  

This includes allowing some uses that are not otherwise permitted, and allowing certain uses by 
right where they would otherwise require special land use review/approval. 

b. We request the applicant clarify the intent of allowing hotels in both the East and West Areas, as 
well as allowing child/pet day care as a principal use. 

c. The heading of the Commercial Use Table needs to be corrected. 
d. Dimensional deviations are requested from the requirements of the Zoning Ordinance. 
e. Proposed building heights and internal setbacks are subject to approval by the Planning 

Commission; however, the height restriction for hotels described by the applicant must be 
clarified in the dimensional table. 

f. The material standards of the Ordinance are not entirely met by the proposed design guidelines. 
g. The applicant must confirm that the 2 access points on the west side of Latson Road are separated 

by at least 500 feet. 
h. Easements are required to allow cross-access for vehicular and pedestrian traffic in each of the 

project areas. 
i. Prior to formal consideration, the applicant must provide a (revised) draft PUD Agreement. 
j. Details (uses, dimensions, architecture, etc.) are needed for the North Area. 

Attention: Kelly Van Marter, AICP 
Planning Director and Assistant Township Manager 

Subject: Versa Development – PUD Rezoning and Conceptual Plan Review #3 
Location: Latson Road, south of I-96 (approximately 193 acres) 
Zoning: CE Country Estate 
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Genoa Township 
Versa Development 

PUD Rezoning and Concept Plan Review #3 
Page 3 
 
3. Minimum Site Area.  The total land area is noted as approximately 193 acres, which exceeds the 

minimum standard of 20 acres. 
 

4. Benefits.  The Impact Assessment notes that the approximately 27-acre wooded wetland in the “West 
Area” will be preserved.  In general, the overall project also incorporates a complementary mixture of 
uses, enhanced streetscaping, pedestrian and vehicular connectivity, and open space amenities. 
 

5. Sewer and Water.  The property is not currently served by public sewer and water.  Utility 
extensions will be required as part of this project.  The applicant must address technical comments 
provided by the Township Engineer and/or Utilities Director under this criterion. 

 

D. Rezoning Criteria 
 

We have reviewed the proposal for compliance with the Criteria for Amendment of the Official Zoning 
Map (Section 22.04), as follows: 
 

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

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

adopted, the consistency with recent development trends in the area. 
 
The Township Master Plan and Future Land Use map identify the two areas along Latson Road as 
Interchange Campus, while the Beck Road property is planned as Interchange Commercial.  The PUD 
zoning designations sought are consistent with the Future Land Use Map. 
 
The revised submittal includes a refined list of allowable uses within the “innovation park” (West Area) 
and “commercial” (East Area) areas, as well as a list of prohibited uses.  In general, the lists have been 
revised for consistency with the discussions to date, though deviation from Ordinance standards will be 
needed. 
 
The Plan also includes a host of streetscape, and building and site design recommendations that are 
generally reflected in the revised submittal. 
 
2. Compatibility of the site's physical, geological, hydrological and other environmental features with 

the host of uses permitted in the proposed zoning district. 
 
As previously noted, the West Area includes an approximately 27-acre wooded wetland that will be 
preserved by the proposed PUD.   
 
The Impact Assessment also notes an approximately 6-acre wooded wetland in the southwest corner of 
the West Area that will be incorporated into the stormwater management plan for the development.  The 
Assessment does state that the intent is to avoid impacts to the wetland itself and to retain a buffer from 
the adjacent properties, but that trees will need to be removed.    
 
The remainder of the project area is expected to be compatible with the site’s environmental features, 
though the applicant must address any concerns raised by the Township Engineer under this criterion.   
 
3. The ability of the site to be reasonably developed with one (1) of the uses permitted under the 

current zoning. 
 
With the construction of the Latson Road interchange several years ago, the Master Plan was updated to 
include an I-96/Latson Road Subarea Plan.   
 
The Plan was developed with an understanding that the new interchange would create development 
opportunities not allowed under CE zoning (which is how much of the area is currently zoned).  As such, 
the Township’s vision for this area cannot be accomplished under current zoning. 
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Genoa Township 
Versa Development 

PUD Rezoning and Concept Plan Review #3 
Page 4 
 
4. The compatibility of all the potential uses allowed in the proposed zoning district with surrounding 

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

traffic impacts, aesthetics, infrastructure and potential influence on property values. 
 
The potential uses allowed in the Interchange PUD designations (CAPUD and ICPUD) are listed in 
Section 10.03.06(c) of the Zoning Ordinance. 
 
The revised submittal includes refined lists of allowable uses for both the East and West Areas, as well as 
a list of prohibited uses.   
 
These lists include deviations from the Zoning Ordinance, including uses that are not permitted, as well as 
uses that would be allowed by right, where they otherwise would require special land use 
review/approval. 
 
For instance, gas stations, outdoor storage and drive through restaurants are not allowed by Ordinance in a 
CAPUD, though all are proposed. 
 
Furthermore, the building size threshold between a by right and special land use is 40,000 square feet per 
Ordinance, but proposed at 200,000 square feet. 
 
5. The capacity of Township infrastructure and services sufficient to accommodate the uses permitted 

in the requested district without compromising the "health, safety and welfare" of the Township. 
 
As noted under our review of the PUD Qualifying Conditions, utility extensions will be required to serve 
the proposed development. 
 
The applicant must address any comments provided by the Township Engineer, Utilities Director and/or 
Brighton Area Fire Authority related to this criterion. 
 
6. The apparent demand for the types of uses permitted in the requested zoning district in the 

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

demand. 
 
There currently is no land zoned CAPUD or ICPUD.  As referenced above, the Township has planned for 
this area to be developed as an Interchange PUD in accordance with the I-96/Latson Road Subarea Plan.  
 
7. Where a rezoning is reasonable given the above criteria, a determination the requested zoning 

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

Uses within a district. 
 
Similar to previous comments, we believe a rezoning is reasonable/necessary to implement the I-
96/Latson Road Subarea Plan.  The vision/goals for this area cannot be achieved under current (or 
amended) CE zoning. 
 
8. The request has not previously been submitted within the past one (1) year, unless conditions have 

changed or new information has been provided. 
 
No rezoning requests for the project area have been submitted in the past year. 
 

E. Conceptual PUD Plan 
 
We have reviewed the proposal for compliance with the Interchange PUD standards (Section 10.03.06), 
as follows: 
 
1. Land Use.  As previously noted, the submittal includes revised use tables that generally reflect the 

discussions to date on this component of the request. 101



Genoa Township 
Versa Development 

PUD Rezoning and Concept Plan Review #3 
Page 5 
 

The proposal requires deviations from Ordinance requirements to allow certain uses that are not 
otherwise permitted (i.e., gas stations, outdoor storage and drive through restaurants) and to allow 
certain uses by right as opposed to requiring special land use review/approval (i.e., uses up to 200,000 
square feet). 
 
For the sake of further discussion, we request the applicant clarify the intent of listing hotels as a 
permitted use in both the East and West areas.  Additionally, it was previously our understanding that 
daycare (child and/or pet) would be an accessory component of a principal use within the West Area. 
 
Lastly, the heading of the Commercial Use Table needs to be corrected to reference the 10 acres on 
the east side of Latson Road. 
 

2. Dimensional Standards.  The Ordinance requires buildings, structures and parking areas within the 
CAPUD to provide setbacks from the exterior boundaries of the site in accordance with the 
dimensional requirements of the IND (Industrial zoning district).  Internal setbacks and maximum 
building heights are to be determined by the Planning Commission. 
 

The submittal includes a revised design guide for the project, which identifies dimensional standards 
based on use (industrial and commercial). 
 
Based on the dimensional tables proposed, the project requires dimensional deviations for: 

 
• Front yard building setback in the industrial area where building height is 30’ or less; 
• Front yard building setback in the commercial area; 
• Side yard building setback in the commercial area; and 
• Rear yard building setback in the commercial (if adjacent to residential). 

 
The Commission has the authority to approve the building heights – 55’/3 stories for the industrial 
area and 65’/5 stories for the commercial area. 
 
The potential height of a hotel building was discussed during the last pre-application workshop and 
the applicant has provided additional information with the revised submittal.  More specifically, the 
cover letter (dated 1/17/20) indicates that a hotel will be limited to 3 stories unless it is at least 500 
feet from an existing single family home.   
 
It is important to note that the dimensional table proposed for commercial uses does not exactly 
reflect this statement.  As such, the table must be clarified with respect to this matter. 
 

3. Site Design.  The revised streetscape plan and design guidelines include extensive site design 
requirements for the development in terms of landscaping and lighting. 
 

The revised concept plan also includes a more detailed indication of open space amenities, as 
requested. 
 
This includes the depiction of Township gateway and development identification signage, 
pedestrian/trail connections, bicycle racks, electric vehicle charging stations and spaces for outdoor 
seating/gathering.  

 

4. Architecture.  The design guidelines included with the submittal provide detailed descriptions of the 
building design and material requirements for the development, as well as photographic examples. 

 

In general, the design guidelines meet or exceed Ordinance standards, though the Ordinance states 
that the predominant material on facades visible from the roadway or parking lots shall be brick.   
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Genoa Township 
Versa Development 

PUD Rezoning and Concept Plan Review #3 
Page 6 
 

The industrial design standards mention the use of high quality, durable products and note that glass 
will be used on primary facades.  Meanwhile, the commercial design standards require 75% brick for 
front facades and 50% brick for side facades, though hotels and gas stations are excepted from these 
requirements. 

 

5. Access Management and Connectivity.  The revised submittal includes streetscape plans depicting 
2 drives on the west side of Latson and a single access point on the east side (aligned with the 
northerly access point to the West Area). 
 
The Ordinance requires alignment with Sweet Road, though exact alignment is not possible given 
current property ownership/configuration.  The plans depict an intersection that is as close as possible 
to alignment given current ownership. 
 
Access points on the same side of the road are to be separated by at least 500 feet.  This standard 
appears to be met along the west side of Latson Road; however, the applicant needs to identify the 
spacing proposed. 
 
Lastly, cross-access easements will need to be provided for both vehicular and pedestrian circulation 
in each of the project areas. 

 
6. Utilities.  The Impact Assessment includes conceptual utility plans.  We defer technical review to the 

Township Engineer and Utilities Director. 
 

7. Future Transition Area.  The project area is entirely within the area planned for an Interchange 
PUD. 
 

8. PUD Agreement.  Prior to formal consideration, the applicant will need to provide an amended draft 
PUD Agreement that addresses the requirements of the Ordinance, as well as the items discussed 
during the pre-application workshops. 
   

9. Additional Considerations.  Aside from a conceptual highway sign, the submittal does not provide 
much information with respect to the North Area.  Details, including uses, dimensional standards and 
architectural requirements, need to be proposed for this area. 

 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 
be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com. 
 
Respectfully, 
SAFEBUILT STUDIO 
 
 
  
  

Brian V. Borden, AICP 
Planning Manager 
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January 17, 2020 

 

Kelly VanMarter, AICP 

Genoa Charter Township 

2911 Dorr Road, Brighton MI  48116 

 

 

RE:  Versa – South Latson Road PUD 

        

Dear Ms. VanMarter: 

Attached is a package that responds to the conversation and the previous joint meeting, along with 

follow-up meetings with Township representatives and comments from the Township Manager and 

Planner.  This information is intended to be supplement the previous materials that have not been 

modified (application, utility information, site analysis, draft PUD Agreement, etc.).  For clarity, we offer 

the following summation of items included in this supplemental packet: 

1. A revised concept for the commercial area that now shows the detention pond on the east 

end.  This is the low part of that site.  This change increases the setback from the existing 

single-family homes. 

2. Additional information on the height of the hotel.  It had been proposed at five 

stories.  There were comments about the height in relationship to the existing homes and 

views from Beck Road, etc.  As noted, the relocation of the pond will increase the setback on 

the east side. Provisions have now been made that the hotel will be three stories but can be 

up to five stories if at least 500 feet from an existing single-family home.  New drawings 

have been provided to illustrate this standard. 

3. Additional photos of representative architecture have been added to the Design Guidelines, 

including the gas station at Latson/M-59 developed by Versa. 

4. Two concepts for landscaping along Latson Road.  One includes a narrow median (Versa’s 

preferred design but one not currently favored by the Road Commission), the second has a 

more intense landscape along the edges of Latson Road. 

5. We prepared an open space and amenity plan.  This shows a concept for the open space 

including greenbelts, buffer zones, open spaces around the wetland and low areas. 

Sidewalks a street trees are shown along the road per the ordinance and comments. 

Representative amenities are shown include trails, bike racks, site entrance features etc. 

6. A revised list of uses including allowance for mixed use on the east property, restrictions for 

some uses to only be allowed if accessory to a hospital or health care facility, and a 

clarification of the location of outdoor parking and storage. 

7. Information and photos on the case study developments, as requested, to support the 

request that sets the threshold for a special land use at 200,000 sq. ft.  The examples show 
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that building architecture, setbacks and landscaping have more of an impact on aesthetics 

than the size of the building. 

8. The information on the signs previously submitted. 

9. Information in the Design Guidelines on the location and rationale for access points, which 

were endorsed at meetings with the Livingston County Road Commission staff (Township 

representatives were present as well).  Notes have been added that the northern access 

may be shifted south slightly to increase spacing from the rail crossing (a suggestion by the 

Road Commission staff, though they noted the current location shown meets their 

standards and is acceptable). An alternative concept for the southern access has been 

added (in case an alignment with Sweet Road is not permitted by the Road Commission). 

concept for the south  

10. An updated letter responding to Road Commission comments on the timing of 

improvements. 

 

Thank you for your continued assistance with this project.  Please don’t hesitate to contact me with any 

questions. 

Sincerely, 

 

Eric M. Lord, PE 

Atwell, LLC 

 

Cc:   Todd Wyett – Versa  

Brad Strader - MSKS 

  Alan Greene- Dykema 
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I N N O V AT I O N  I N T E R C H A N G E  P U D  D E S I G N  G U I D E L I N E S  U P D AT E D  J A N U A R Y  1 5 ,  2 0 2 0 2

Existing Zoning Requirements PUD Standards: 
Setbacks
Regional Commercial
Side Yard: 20 feet

Side Yard: 20 feet for each side plus an additional 0.5 feet 
per foot of height over 45 feet tall 

Maximum Height
Regional Commercial: 45 feet or 3 stories All other uses in commercial: 45 feet, 3 stories Hotel: 65 feet 

or 5 stories, whichever is less (provided adjacent residential is 
500 feet or further, see separate setback study diagrams)

Existing Zoning Requirements PUD Standards: 
Setbacks
Front Yard: 85 feet if parking is located in 
the front yard; 50 feet if no parking is 
located in the front yard

Side Yard: 25 feet (or 50 feet if adjacent to 
residential)

Front Yard: 85 feet (50 feet if no parking is located in the 
front yard and/or building height is 30 feet or less)

Side Yard: 25 feet (or 50 feet if adjacent to residential) & 25 
plus an additional 0.5 feet per foot of height over 30 feet (if 
not adjacent to residential)

Maximum Height
30 feet or 2 stories All other uses in industrial: 55 feet or 3 stories, whichever is 

less
Hotel: 65 feet or 5 stories, whichever is less (provided 
adjacent residential is 500 feet or further)

Existing Zoning Requirements PUD Standards: 

Minimum Width of Greenbelt: 20 feet with 
one canopy tree planted every 40 feet of 
frontage

Minimum width of Greenbelt: 30 feet with one canopy tree 
planted every 40 feet of frontage

Minimum Required Plant Sizes:
Deciduous Canopy Tree: 2.5” caliper
Deciduous Ornamental Tree: 2” caliper
Evergreen Tree: 6’ height
Deciduous Shrub: 2’ height
Upright Evergreen Shrub: 2’ height
Spreading Evergreen Shrub: 18” - 24” spread

Minimum Required Plant Sizes (along Latson Road only):
Deciduous Tree: 3-4 inch caliper (with minimum average 
size of 3.5 inches)
Ornamental Tree: 2.5 - 3.5 inch caliper
Evergreen Tree: 10 - 14 feet tall (with minimum average 
size of 12 feet tall) 
Shrubs and Hedges: 30-36 inches tall
Canopy Tree: 2.5 inch caliper
Deciduous Ornamental Tree: 2 inch caliper
Evergreen Tree: 6 feet height
Deciduous Shrub: 2 feet height
Upright Evergreen Shrub: 2 feet height
Spreading Evergreen Shrub: 18 inch - 24 inch spread 

    
        

        
     g

The following table provides a comparison summary between the zoning requirements of the Genoa Township Zoning 
Ordinance and the proposed Versa PUD standards. The standards listed here provide a snapshot of where there are 
differences between the Township's standards and the PUD standards, including for setbacks, height, and landscaping 
requirements. 

INNOVATION EXCHANGE PUD 
ZONING COMPARISON TABLE

Frontage- Greenbelt along Latson Road

Frontage - Tree Sizes
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INTENT 
These guidelines are intended to illustrate the design quality anticipated with 
the commercial and light industrial portions of the PUD. The "Owner" of the 
PUD or subsequent purchaser of land will be responsible for providing these 
guidelines to design professionals who will be involved in the preparation of 
site plans. Specific compliance will be described in more detail with a site 
plan that will be submitted to the Township for approval.

In general these guidelines include the following components:

1. A description of architecture supplemented with photographs from 
similar developments to illustrate the general outcomes expected 
consistent with the standards.

2. Specific parking requirements associated with the intended uses along 
with a provision to permit a reduction for shared parking when uses 
have different peak parking occupancy hours.

3. Efforts to share access to reduce the number of driveways and provide 
good traffic operations along Latson Road.

4. Provision of additional height for modern-style light industrial and R+D 
buildings, and a hotel, up to 5 stories (in conjunction with setbacks from 
existing single family homes as illustrated on an exhibit).

5. Some flexibility in the building setbacks.

6. An overall open space concept plan with representative amenities.

7. A greenbelt along Latson Road that exceeds Genoa Township 
requirements and plant sizes that are larger than required at 
installation.

8. A reduction in street trees along the internal industrial streets, but 
provisions for a variety of street tree species.

9. Additional lighting standards to reduce lighting impacts on adjacent 
homes to the west.

10. Provision for two project entry signs, one at each entrance. These signs 
may include name plates for major buildings or businesses in the PUD.
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I N N O V AT I O N  I N T E R C H A N G E  P U D  D E S I G N  G U I D E L I N E S  U P D AT E D  J A N U A R Y  1 5 ,  2 0 2 0 3

INDUSTRIAL DESIGN GUIDELINES

HIGH TECH/LIGHT INDUSTRIAL DESIGN GUIDELINES

The primary purpose of the building design standards is to promote and 
enforce high-quality architectural design for building sides visible from 
Latson Road to enhance the Township’s entryway from the I-96 interchange.

The design and materials on building sides visible from the interior roads 
are not required to meet the more stringent standards but should still utilize 
some of these elements to promote an attractive appearance.

A. Facade Plane and Material Delineation
• Horizontal delineation. Long lengths of building facade wall planes 

shall be broken up using different materials and offset of planes, to 
serve as a visual breakup of long exterior walls. The following criteria 
shall be applied to the horizontal plane of walls with a minimum 
building length of 100 feet:

 »  Buildings with frontages 100 feet to 500 feet in length

• Require a major material change at a rate of 1.5 times the height 
of the building.

• Require a shift in wall façade a minimum of 2 feet in dimension 
every 40 feet.

 » Buildings with frontages over 500 feet in length

• Require a major material change at a rate of 1.75 times the height 
of the building.

• Require a shift in wall façade a minimum of 2 feet in dimension 
every 40 feet and a shift in wall façade a minimum of 4 feet in 
dimension every 80 feet.

• If side and/or rear building walls face primary roadways, the 
same regulations as the guidelines apply to the secondary 
facades. If the building’s side and/or rear walls face internal lots, 
rates for planar variation can double guidelines.

• Vertical delineation. To create visual interest and encourage an active 
street frontage, interruption in the vertical plane should be prevalent 
on tall buildings. Primary entrances and exits should be highlighted 
through planar variation and/or difference in height. 

 » Buildings up to 30 feet in height

• Require a change in material color or texture in a minimum of 3 
locations. Height of change is required to be a minimum of 5 feet 
high.

• Require a shift in wall façade or provide a visual break in wall 
façade (through canopies or accent bands) at a minimum of two 
locations.

 » Buildings over 30 feet in height

• Require a change in material color or texture in a minimum of 5 

locations. Height of change is required to be a minimum of 10 feet 
high.

• Require a shift in wall façade or provide a visual break in 
wall façade (through canopies or accent bands/recesses) at a 
minimum of four locations.

•  Corner Articulation. To ensure that building corners that face or can be 
viewed from Latson Road shall be distinctive in the use of architectural 
elements, materials, and design. 

 » The continuation of architectural elements that are required for 
horizontal and vertical material delineation shall also wrap the 
corners of the building extending at least 50 feet around the corner of 
the building. 

 » Corner articulation may be provided in the form of glass or other 
types transparent materials. 

EXTERIOR BUILDING MATERIALS

• Exterior façade materials shall consist of high quality, durable 
products at least on the building frontage (or the part of the building 
facing Latson Road) and corner articulations.

• Varying patterns and textures shall be introduced to give the building 
smaller scale relationships of materials vs. monotonous and large 
surfaces without visual variations.

• Glass shall be used on primary facades to provide transparency.

SITELINE REQUIREMENTS AND DOCK DOORS

• All mechanical installations and/or features shall be adequately 
screened from street view or view from nearby public space. The 
choice of screening shall complement or enhance the building’s 
dominant color and overall character. 

• Dock doors must be located in the side or rear yard and have 
appropriate buffers to minimize impacts from abutting residential 
and commercial uses.  In order to limit uses with higher truck 
volumes, there shall not be more than one truck dock door per 4,000 
square feet of building footprint provided this may be relaxed for 
sites within the interior for walls not visible from a public street or 
I-96. Dock doors shall be set back at least 50 feet from the lot line (or 
75 feet from the lot line if adjacent to residential). Buffer Zone Type 
A is required for any dock doors located adjacent to residential, and 
Buffer Zone Type B is required for any dock doors located adjacent to 
commercial.

INDUSTRIAL DESIGN DIMENSIONAL STANDARDS

Minimum setbacks:

Front Yard 85 feet (or 50 feet if no parking is located in the 
front yard and/or building height is 30 feet or 
less)1 

Side Yard 25 feet (or 50 feet if adjacent to residential)

25 feet plus an additional 0.5 feet per foot 
of height over 30 feet (if not adjacent to 
residential)2 

Rear Yard 40 feet (or 80 feet if adjacent to residential)

Parking Lot 20 feet front, 10 feet side and rear

Maximum Height 55 feet or 3 stories, whichever is less3 

1 Proposed addition to front yard setback with lesser building height. 
2 Proposed standard to provide for a greater side yard set back for taller buildings.  
3 Existing maximum height in the Zoning Ordinance is 30 feet or 2 stories 

MINIMUM PARKING REQUIREMENTS

Light Industrial 1.5 spaces per 1,500 square feet of gross floor 
area or 1.2 spaces per employee at peak shift, 
whichever is greater; plus 1 for each corporate 
vehicle, with the ability to reduce the amount 
of parking required to “bank” an area for future 
parking, as permitted in the Township’s Zoning 
Ordinance.

• Accessory uses that include outdoor storage (including for trucks and 
trailers and loading areas) shall indicate the location of such areas 
on the site plan. These areas shall not be located in the front yard and 
shall be no larger than 40% of the total square footage of the building 
on site. Sites shall also not have outdoor storage visible from I-96. 
Outdoor storage must have appropriate buffering between adjacent 
residential and commercial areas; Buffer Zone Type A is required for 
any outdoor storage area located adjacent to residential, and Buffer 
Zone Type B is required for any outdoor storage area located adjacent 
to commercial.

Examples of building that meet the Industrial Building Design Standards are 
shown on the following page.
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HIGH TECH/LIGHT INDUSTRIAL
REPRESENTATIVE PHOTOGRAPHS THAT MEET INDUSTRIAL BUILDING DEISGN STANDARDS

Rapid Packaging, Grand Rapids

EPIC Equipment and Engineering, Shelby Parkway Corporate Park AEV, Lyon Township Kawasaki Robotics, Lyon Township

BLM Group, NoviMando, Novi, Michigan
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COMMERCIAL DESIGN GUIDELINES

COMMERCIAL DIMENSIONAL STANDARDS

Minimum setbacks:

Front Yard 70 feet (or 35 feet if no parking is located in the 
front yard)

Side Yard 20 feet for each side plus an additional 0.5 feet 
per foot of height over 45 feet tall1

Rear Yard 50 feet

Parking Lot 20 feet front, 10 feet side and rear

Maximum Height 65 feet or 5 stories, whichever is less2 

1 Proposed new standard to provide greater side setbacks for taller buildings.  
2 Proposed new standard to accomodate taller buildings. Existing height maximum 
in the Zoning Ordinance is 45 ft or 3 stories.
3 Hotel may increased to 65 feet or 5 stories, provided minimal distance from adja-
cent residential home is 500 feet.

MINIMUM PARKING REQUIREMENTS

Retail Stores 1 space per 250 square feet

Gas Station 2 spaces per service bay, plus 2 spaces per 
employee, plus 1 space per tow truck, plus 1 
space per 500 square feet designated for sale 
items

Hotel 1 space per guest room, plus 1 space per 100 
square feet of lounge, restaurants, conference 
or banquet rooms

*Cumulative parking may be shared to reduce overall parking provided

COMMERCIAL DESIGN GUIDELINES

A. Setbacks
• Design for development needs to ensure that building placement is 

generally oriented towards the street to encourage walkability and a 
pedestrian-friendly environment.

B. Parking and Access
• Development within such areas should occur within a planned, 

integrated commercial setting. Site design for parking areas and 
access points will promote safe and efficient circulation throughout the 
site.

• The access shown on the concept below may be adjusted with input 
from the Livingston County Road Commission.

• The amount of parking required for individual uses may be reduced to 
be efficient so that the peak parking demand is accomodated. 

• Parking lots should be connected to promote shared parking and 
reduce the overall amount of impervious surface area.

C. Pedestrian Amenities
• Uses shall be connected with an interior sidewalk system so that 

pedestrians can walk between the uses.

D. Landscaping
• Plant consistent and plentiful native vegetation to provide an attractive 

entry into the southern part of Genoa Township and provide generous 
interior landscape that serves as a buffer between the buildings and 
parking lots as well as adjacent land uses.

• Street trees planted shall consist of no more than 10% of a single 
species, no more than 20% of any genus, and no more than 30% of any 
tree family.

• Provide a wider landscaped greenbelt than required along the Latson 
Road frontage.

E. Architecture
• Commercial architecture design guidelines are described in detail on 

the following page.

F. Access
• The access shall be aligned with the access drive for the industrial 

business park on the west side. The location shown may be shifted 
south to increase spacing from the rail crossing, at the site plan review 
phase.

Commercial concept illustrates 
a potential layout and access 
configuration.
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COMMERCIAL DESIGN GUIDELINES
BUILDING DESIGN PRECEDENTS

COMMERCIAL ARCHITECTURAL DESIGN GUIDELINES

The following guidelines apply to all commercial types within the Innovation 
Exchange PUD. Retail uses are anticipated to be predominantly 1 to 2 story 
flat roofed buildings.

A. General Design Theme.
• These architectural requirements are generally intended to 

provide consistent architectural quality among buildings and other 
improvements within the Latson Road corridor and Innovation 
Exchange. 

• These guidelines are intended to generate architectural cohesion.

• Architectural variation is encouraged. 

• All structures shall be thoughtfully designed in a manner that visually 
and functionally complements the existing context.

B. Building Elevations.
• If more than one story, a different architectural treatment may be 

employed on the ground floor facade than on the upper floors to 
enhance the experience of visitors/patrons.

• All building facades shall have a defined base or foundation, a middle 
or modulated wall, and a top formed by a pitched roof or three-
dimensional cornice.

• Excluding windows, doorways, and associated decorative trim, 75% of 
the total area (square feet) of the front facade of commercial buildings, 
excluding hotels and gas stations, shall be brick.

• Excluding windows, doorways, and associated decorative trim, 50% of 
the total area (square feet) of the side facades of commercial buildings, 
excluding hotels and gas stations, shall be brick.

• The following items are prohibited: Texture 1-11, aluminum siding or 
asbestos or asphalt shingles shall not be used on the exterior walls. 

• Building facades, which are ninety (90) feet or greater in length, shall 
be designed with offsets (projecting or recessed) at intervals of not 
greater than sixty (60) feet.  

• Offsets may be met with setbacks of the Building Facade and/or with 
architectural elements (i.e. arcades, columns, piers, and pilasters), if 
such architectural elements meet the minimum offset requirements of 
this requirement.

C. Roofs.
1. Pitched Roofs: 

• Shall be simply and symmetrically pitched and only in the configuration 
of gables and hips, with pitches ranging from 4:12 to 14:12.  

• If standing seam panels are used then they shall be: 1) gray, black, 
dark blue, dark green, barn red or dark brown; and 2) made of a non-
reflective material.

• Modulation of the roofs and/or roof lines shall be required in order to 
eliminate the appearance of box-shaped buildings.

2. Flat Roofs

• Flat roofs are permitted if edged by a parapet wall on the front and side 
facades with an articulated, three dimensional cornice.

• Parapet walls shall be fully integrated into the architectural design of 
the building to create seamless design transitions between the main 
building mass and roof-mounted architectural elements (which may 
include screening elements for roof-mounted equipment).

D. Site Development Standards.
1. Site Lighting

• Site lighting, within the commercial area, shall be LED based, 
consistent in style, color, and design and in accordance with the 
Township Zoning Ordinance standards.. 

• All site lighting fixtures shall have a maximum height of twenty-five 
(25) feet. 

• With the exception of low intensity architectural lighting, exterior wall 
mounted lights and pole mounted lights shall incorporate overhead 
cutoffs or fixtures that direct the light downward.

2. Retail signs and other signs shall conform with the Township 
Ordinances.
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BUFFER ZONE LANDSCAPING
• Buffer Yard Standards shall be in accordance with Tables 12.02.03 A 

and B “Buffer Zone Requirements” and “Description of Required Buffer 
Zones” as required by the Genoa Township Zoning Ordinance.

• Buffers and landscaping may be reduced or waived if woodlands are 
preserved to achieve the intent.

Commercial Buffer Yard Requirements: 
• For commercial uses adjacent to residential uses: 

• Minimum width: 20 feet

• 6 foot high continuous wall or 3 foot high berm

• 1 canopy tree, 1 evergreen tree and 4 shrubs per each thirty (30) 
linear feet along the property line, rounded upward

• For commercial uses adjacent to other commercial uses: 

• Minimum width: 10 feet

• 1 canopy or evergreen tree or 4 shrubs per each twenty (20) 
linear feet along the property line, rounded upward

DESIGN GUIDELINES
BUFFER ZONES

TYPE A: BUFFER ZONE 
WITH BERM

TYPE B: BUFFER ZONE 
WITH WALL

TYPE C: BUFFER ZONE 
BETWEEN STREET AND 
BUILDING

BUFFER ZONE REQUIREMENTS

Adjacent District for Use

Proposed Use SF MF or MHP Commercial

Commercial/Office C C C

Industrial A/B A/B B/C

PARKING LOT LANDSCAPING

• Required Parking Area Landscaping shall be in accordinance with 
Section 12.02.04 Required Parking Area Landscaping of the Genoa 
Township Zoning Ordinance. 

• Off-street parking areas containing ten (10) or more parking spaces 
shall be provided with landscaping in accordance with the following 
table. A minimum of one-third (1/3) of the trees shall be placed 
on the interior parking area and the remaining may be placed 
surrounding the parking lot within 18 feet. 

MINIMUM TREES IN THE PARKING AREA

10 - 100 spaces: 1 Canopy tree and 100 sq. ft. of 
landscaped area per 10 spaces. 

101 - 200 spaces: 1 Canopy tree and 100 sq. ft. of 
landscaped area per 12 spaces. 

201 spaces or more: 1 Canopy tree and 100 sq. ft of 
landscaped area per 15 spaces. 

Buffering Between Industrial and Residential or Commercial Uses.
• For industrial uses adjacent to residential uses:

• Minimum width: 50 feet

• 6 foot high continuous wall or 4 foot high berm

• 1 canopy tree, 2 evergreen trees and 4 shrubs per each twenty 
(20) linear feet along the property line, rounded upward

• For industrial uses adjacent to commercial uses: 

• Minimum width: 20 feet

• 6 foot high continuous wall or 3 foot high berm

• 1 canopy tree, 1 evergreen tree and 4 shrubs per each thirty (30) 
linear feet along the property line, rounded upward

Notes: 

• Existing quality trees (hickory, oak, maple) with a caliper of at least eight (8) 
inches shall count as two (2) trees toward the buffer requirements.

• Canopy trees shall have a minimum caliper of 2.5 inches at the time of planting.

• Evergreens shall have a minimum height of six (6) feet at the time of planting.

• At least 50% of the shrubs shall be 24 inches tall at planting, with the remainder 

over 18 inches.  
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HIGH TECH/LIGHT INDUSTRIAL OUTDOOR LIGHTING 
STANDARDS

INDUSTRIAL BUSINESS PARK OUTDOOR LIGHTING STANDARDS

The purpose and intent of the Outdoor Lighting standards is to: 

• Minimize light trespass onto adjacent properties

• Help eliminate artificial lighting that contributes to “sky glow “and 
disrupts the natural quality of the nighttime sky

• Provide a safe nighttime environment 

Any future site plan within the PUD shall be required to submit an outdoor 
lighting plan to abide by the standards set forth in this section. The site 
plan shall contain a photometric layout for the exterior lighting which may 
subsequently waived if there is no parking area present on the site. These 
standards generally apply throughout the PUD, but flexibility may be allowed 
when the development is not adjacent to residential areas, and for the 
commercial area.

The following outdoor lighting types shall be exempt from the provisions of 
this section: 

• Emergency lighting

• Temporary lighting for performance areas, construction sites and 
community festivals. 

• Seasonal and holiday lighting provided that the lighting does not create 
direct glare onto other properties or upon the public rights-of-way. 

The following outdoor lighting types shall be prohibited:

• Floodlights or swivel luminaires designed to light a scene or object to a 
level greater than its surroundings unless aimed downward. No fixtures 
may be positioned at an angle to permit light to be emitted horizontally or 
above the horizontal plane. 

• Unshielded lights that are more intense than 2,250 lumens or a 150 watt 
incandescent bulb. 

• Search lights and any other device designed solely to light the night sky 
except those used by law enforcement authorities and civil authorities. 

• Laser source light or any similar high intensity light when projected 
above the horizontal plane. 

• Mercury vapor lights. 

• Metal halide lights, unless used for outdoor sport facilities. 

• Quartz lights. 

Outdoor Lighting Design Standards – Internal to the Site:

• Direct or reflected outdoor lighting shall be designed and located to 
be confined to the site for which it is accessory. The maximum lighting 
levels at the property lines of any other property shall not exceed 0.2 
footcandles. 

• Lighting of building facades shall be from the top and directed downward 
with full cut-off shielding. 

• The average lighting values for areas intended to be lit on commercial 
and industrial  parcels shall not exceed 1.0 footcandles on average. The 
uniformity ratio (maximum to minimum) for all parking lots shall not 
exceed the current IESNA RP-20 uniformity ratio guideline. (Note: Current 
guideline is 15:1)

• Gas station service areas for filling fuel shall not exceed 12.5 footcandles 
on average.

• Site lighting for non-residential uses shall not exceed 1.0 footcandles on 
average when a use is not open for business.

Outdoor Lighting Design Standards – Public Street Lighting: 

• Streetlights in the public rights-of-way shall be the minimum necessary 
to provide adequate illumination for public safety and be designed to 
direct lighting downward onto the public rights-of-way.

• Luminaries installed up to the edge of any bordering property are 
permitted. 

• Public street illumination shall use the most current American National 
Standard Practice for Roadway Lighting ANSI/IESNA RP-08 for all public 
street lighting. 
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1REVISED LIST OF PERMITTED USES

VERSA PUD: Permitted Land Uses in 177 acres of 
Innovation Business Park (see map)
P= Permitted; SLU= Special Land Use

Types of Uses  (see also regulation by size as noted at the bottom of the 
table)

Versa PUD: 
Innovation 

Park 
OFFICE, RESEARCH & DEVELOPMENT, LIGHT INDUSTRIAL
Offices, including: executive, medical, administrative, and professional, 
including architecture, planning, and engineering P
Conference Centers P
Multimedia production facilities P
Corporate and technical education and training facilities P
Data processing and computer centers, including computer programming 
and software development, training, and service of electronic data 
processing equipment P

Research and Development, Pilot or Experimental Product Development P

Distribution facilities, air freight forwarders, expediting and delivery 
services, and warehousing establishments, including wholesale trade 
(includes whole sale and industrial distributors, warehousing, freight 
forwarders, wholesale assemblers) if located at least 500 feet from Latson 
Road P
Distribution and other facilities listed above when within 500 feet of Latson 
Road SLU
Light industrial as defined in the Genoa Township Zoning Ordinance P
MEDICAL

Hospitals, medical urgent care facilities/centers/clinics,  medical research 
facilities, diagnostic, optical, and pharmaceutical and other laboratories P
USES PERMITTED ONLY WHEN ACCESSORY TO A MEDICAL USE
Educational facilities for training of interns, nurses, and allied health care 
personnel P
Multiple family housing for use by physicians, interns, nurses, allied health 
personnel and their families P
Ambulance service and maintenance facilities P
Helipads, heliports, and helistops SLU
Accessory mobile medical technology unit P
OTHER  
Hotels P
Day care centers P
Pet Day Care and overnight boarding P
Indoor recreation facilities, health clubs, and studios P
OTHER USES, ACCESSORY USES
Public facilities and uses to serve the district including police, fire, EMS, 
public utilities, and communications P

Accessory Outdoor storage of materials used in the operation of the 
Principal Use screened from view along public roads or the expressway SLU
Accessory parking of vehicles, trucks, trailers and equipment. Any parking 
of semi-trailers or trucks of more than 24 hours is prohibited in the front 
yard. Area of parking must be shown on the site plan and specify screening 
from view. P
 Accessory buildings and accessory uses customarily incidental to any of the 
above principal uses permitted; however, accessory uses shall not exceed 
50% of the gross building area (e.g., general office, child care, food service, 
health/workout rooms intended for use by employees, not the general 
public). P
SIZE RESTRICTIONS
Any permitted use over 200,000 square feet SLU
Uses similar to, and compatible with, other permitted uses and not listed as 
Prohibited, as determined by the Planning Commission P

IN
N

O
V

A
T

IO
N

 I
N

T
E

R
C

H
A

N
G

E
 L

IS
T

 O
F

 P
E

R
M

IT
T

E
D

 U
S

E
S

  
U

P
D

A
T

E
D

 J
A

N
U

A
R

Y
 1

5
 2

0
2

0

123



2

VERSA PUD: Commercial Use Table

VERSA PUD: Permitted Land Uses in 177 acres of Innovation 
Business Park (see map)

Types of Uses 
Versa PUD: 
Commercial

MIXED USE
Mixed use (including horizontal  or vertical mix of residential 
with commercial) P
COMMERCIAL AND SERVICE
Limit of one Auto/gasoline service stations of any type, principal 
or accessory and accessory retail and food services P

Offices, including: executive, medical, administrative, and 
professional, including architecture, planning, and engineering P
Conference Centers P
Entertainment (movie theaters, indoor commercial recreation, 
etc.) P
Financial Institutions P
Groceries including specialty foods or beverage that may include 
seating or take out service P
Hotels P
Indoor commercial recreation or fitness centers (excluding dome 
structures) P
Microbrewer or small distiller, pubs and growler stores P
Pet supplies or grooming, pet day care P
Personal Service establishments such as dry cleaners, cellular 
phone, nail or beauty salons, consulting services P
Pharmacies which may include drive through service P
Restaurants and coffee shops including  take out, fast casual and 
sit down with or without drive-through service P
Retail/Service (General, not listed above) P

Offices, including: executive, medical, administrative, and 
professional, including architecture, planning, and engineering P
Urgent Care Centers P
ACCESSORY USES 
Accessory uses, buildings, and structures customarily incidental 
to any of the above. Examples include security work, 
administration offices, and storage and distribution incidental to 
the primary use of the site P
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VERSA PUD: Prohibited Uses (applies throughout the project)
VERSA PUD: Permitted Land Uses in 177 acres of Innovation Business Park (see map)
Types of Uses Prohibited
Manufacture of automobiles and bodies, trucks, engines, 
batteries, etc. X
Blast furnace, steel furnace, blooming or rolling mill; smelting of 
copper, iron, or zinc ore X
Painting, sheet metal and welding shops, metal and plastic 
molding and extrusion shops X
Production, refining, storage of petroleum and other flammable 
or combustible materials X

Deep well injection of hazardous waste or non-hazardous waste X
Incineration of garbage or refuse X
Junk yards and salvage yards X
Hazardous waste recycling, incineration, treatment, transfer, 
storage or disposal X
Non-hazardous waste transfer stations, treatment, storage or 
disposal facilities X
Sludge composting X
Truck Terminals X
Truck driving schools X
Lumber and planning mills X
Metal platting, buffing, and polishing X
Sheet metal stamping operations X
Self-storage facilities X
Automobile repair X
Commercial kennels X
Storage facilities for building materials, sand, gravel, stone, 
lumber, open storage for construction contractor's equipment 
and supplies X
Truck Stops X
Laundry, dry-cleaning establishments or pick-up stations X
ACCESSORY USES 
Accessory outdoor storage of raw materials, supplies, 
equipment, and products - occupying an area exceeding 25% of 
the floor area of the principal building X
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Versa Development - TIS Review Comments_Responses_LCRC_1-15-20.docx

If you have any questions or concerns, please contact our office.

Sincerely,

FLEIS & VANDENBRINK ENGINEERING, INC.

Julie M. Kroll, PE, PTOE
Traffic Engineering Services Manager

Attachment
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