
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

MARCH 9, 2020 
6:30 P.M. 
AGENDA 

 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
CALL TO THE PUBLIC:  (Note: The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OPEN PUBLIC HEARING #1…Consideration of a special use application, impact assessment and sketch plan 
for a proposed adult foster care small group home for up to 6 adults located at 3201 E. Coon Lake Road, Howell 
on the north side of Coon Lake Road between Richardson and Westphal Roads. The request is petitioned by 
Work Skills, Inc. 
 
 A. Recommendation of Special Use Application 
 B. Recommendation of Environmental Impact Assessment (2-3-2020) 
 C. Recommendation of Sketch Plan (2-6-2020) 
 
OPEN PUBLIC HEARING #2…Review of a special use application, impact assessment and sketch plan for a 
proposed holistic veterinary clinic located at 2829 E. Grand River Avenue, Howell on the north side of Grand 
River Avenue between Char Ann and Meadowview Drive.  The request is petitioned by Dr. Matthew 
Januszewski.  
 
 A. Recommendation of Special Use Application 
 B. Recommendation of Environmental Impact Assessment (1-30-2020) 
 C. Recommendation of Sketch plan (2-5-2020) 
 
OPEN PUBLIC HEARING #3…Review of a rezoning application, PUD application, PUD agreement, impact 
assessment and Conceptual PUD Plan for a proposed Non-Residential Planned Unit Development (NRPUD) with 
a proposed medical complex that includes a hospital, emergency center and medical office building. The rezoning 
request is from Public Recreation Facilities and Industrial (PRF and IND) to Non-Residential Planned Unit 
Development (NRPUD) for properties located at 4444 E. Grand River and vacant lot 2 on Parkway Drive. The 
request is for the following parcels: 4711-09-100-015 and 4711-09-100-020. The request is petitioned by Trinity 
Health.  
 

A. Recommendation of Rezoning and PUD Application  
 B. Recommendation of PUD Agreement  
 C. Recommendation of Impact Assessment (2-19-2020) 
 D. Recommendation of Conceptual Plan (2-18-2020) 
 
OPEN PUBLIC HEARING #4…Review of a rezoning application, PUD application, PUD agreement, impact 
assessment, and conceptual PUD plan for a proposed Redevelopment Planned Unit Development (RDPUD) with 
a new 37,275 sq. ft. indoor climate controlled storage building, a 7,000 sq. ft. multi-use building and a 2,336 sq. 
ft. commercial or drive-through restaurant. The rezoning requested is from Office Service District (OSD) to 
General Commercial District (GCD) with a Redevelopment Planned Unit Development (RDPUD) overlay located 
at 4525 and 4533 E. Grand River Avenue and 1098 Lawson Drive on the northwest corner of Grand River 
Avenue and Lawson Drive. The request is for the following parcels: 4711-09-200-005, 010, 014, 015, 016 and 
017. The request is petitioned by BMH Realty, LLC. 
 
 A. Recommendation of Rezoning and PUD Application  
 B. Recommendation of PUD Agreement  
 C. Recommendation of Impact Assessment (2-19-2020) 
 D. Recommendation of Conceptual PUD Plan (2-19-2020) 



 
ADMINISTRATIVE BUSINESS: 
 

• Staff Report  
• Approval of February 10, 2020 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 

 









Proposed Group Home 

Work Skills Corporation 

3201 East Coon Lake Rd. 

Genoa Township, Michigan 

February 10, 2020 

 
 

 

Supplemental Information Relative to Special Use Permit 

At  this  time,  there  is  a  need  for  a  supportive  living  option  as  there  are  currently  over  40 
Livingston County residents being placed in living arrangements out of county, away from work, 
support services, family, and friends.  WSC’s Residential Group home will offer personalized 24‐
hour  supervised care  to  six or  fewer  residents. There will never be a  time where  the  ratio of 
residents  to  staff  exceeds  six  residents  to  one  staff member.   Living  arrangements  include  a 
private  bedroom  and  bathroom  for  each  resident  with  a  common  area  for  meals  and 
recreation. Services will include meal support and assistance with daily living activities such as 
laundry, managing medications, bathing and dressing. Supports provided will be designed  for 
residents  who  are  relatively  independent,  communicative  and  free  of  complex,  debilitating 
illness. The goal for services will be to improve independent living skills and quality of life. This 
will be a home licensed by the State of Michigan. The licensing process verifies that the home 
has passed stringent  facility and operational guidelines  that conform to state safety  laws and 
regulations, including checks on the quality of the nutrition, care and health of residents as well 
as continual upkeep to the home.  Credentialing and background checks will be completed on 
all staff members employed at the home. 

For reference, this is a typical day in the group home. 

Time  Activity  Staff Responsibility 

6:30‐7:30 am  Wake up,  shower & dress for 
the day 

Provide prompts to wake up, assist with 
showering and dressing as needed. 

7:30‐8:15 am  Make breakfast, eat and clean 
up 

Encourage all residents to participate in 
preparing meals and clean up as needed. 
Assistance with eating provided if needed. 
Work on independent living skills. 

8:15‐8:30 am  Brush teeth, grooming (work 
ready appearance) and prepare 
to go to work 

Prompting and assistance to complete 
grooming and tooth brushing as needed. 

8:30‐9:00 am  Travel to work  Transportation provided to all residents in 
WSC van. 

9:00 am‐3:00 pm  Work at WSC  Support provided by WSC staff. 

3:00‐3:30 pm  Travel home  Transportation provided to all residents in 
WSC van. 

3:30‐6:00 pm  Leisure time/Community outing  Staff to assist with identifying leisure activities, 
transportation to grocery shopping/personal 
shopping, recreational activities, etc. 



Proposed Group Home 

Work Skills Corporation 

3201 East Coon Lake Rd. 

Genoa Township, Michigan 

February 10, 2020 

 
 

Time  Activity  Staff Responsibility 

6:00‐6:30 pm  Prepare Dinner  Encourage all residents to participate in 
preparing meals and clean up as needed. 
Work on independent living skills. 

6:30‐7:00 pm  Dinner  Assistance with eating provided as needed. 

7:00‐7:30 pm  Clean up from dinner/pack 
lunch for tomorrow 

Encourage all residents to assist with clean up 
and pack lunch for work tomorrow. 

7:30‐9:00 pm  Leisure Activities/Chores  Staff to assist with identifying leisure activities 
or personal chores (cleaning, laundry, etc.) 
Work on independent living skills.  

9:00‐9:15 pm  Brush teeth, general grooming, 
dress for bed 

Staff to provide prompts and assist with 
completion of tasks as needed. 

9:15 pm+  Bed or leisure activities until bed  Staff to monitor for safety. 

 

 

Work Skills is a local employer, employment facilitator, and coach to many local developmentally 

disabled residents.  The proposed group home will allow Work Skills to increase support of the disabled 

and continue the goals and objectives of the Not For Profit Agency. 
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Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the submittal from Work Skills Corporation requesting 

special land use and sketch plan review/approval for an adult foster care small group home at 3201 East 

Coon Lake Road. 

 

A. Summary 

 

1. We are generally of the opinion that the proposal complies with the special land use standards of 

Section 19.03.   

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

Authority. 

3. The Township may wish to request supporting documentation confirming that the use requirement of 

Section 3.03.02(j) is met. 

4. The applicant must demonstrate that the building height limit for the CE District is met. 

5. If exterior site lighting is proposed, the applicant must provide details. 

6. If signage is proposed, we request the applicant provide details. 

7. Additionally, the applicant should be aware that a sign permit is required from the Township prior to 

installation of any new signage. 

 

B. Proposal/Process 

 

The applicant seeks approval for an adult foster care small group home for 6 residents and full time 

supervision/care.   

 

The project includes site improvements (new parking lot, removal of abandoned vehicles, demolition of a 

pole barn, and a new deck/patio area in the rear yard), as well as additions to each side of the existing 

residence. 

 

Adult foster care small group homes are allowed with special land use approval in accordance with Table 

3.03 of the Genoa Township Zoning Ordinance.  Such uses are also subject to the requirements of Section 

3.03.02(j). 

 

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

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

 

 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Work Skills Corporation – Special Land Use and Sketch Plan Review #1 

Location: 3201 East Coon Lake road – north side of East Coon Lake, between Chilson and Westphal 

Roads  

Zoning: CE Country Estate District 
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Aerial view of site and surroundings (looking north) 

 

C. Special Land Use Review 

 

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

follows: 

 

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

surrounding properties, as Agriculture/Country Estate. 

 

The Master Plan states that “this classification is recommended for single family residences on lots no 

smaller than 5 acres.”  The existing residence is situated on approximately 7 acres. 

 

The land use classification does not refer to residential care uses, though two of the Plan’s Land Use 

Goals are to: 

 

Accommodate a variety of land uses that are located in a logical pattern and complement 

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

sewer, and public water system capabilities. 

 

Support “aging in place” by providing housing, recreation, and transportation options for 

seniors. 

 

Aside from the parking lot, the site will retain the appearance of a conventional residential property 

and, while the “aging in place” goal references the senior population specifically, it could also be 

viewed as applying to the disabled population. 

 

More specifically, the submittal indicates that several Livingston County residents in need of 

supportive living have been placed in residences outside of the County due to a lack of options. 

 

2. Compatibility.  This area of the Township is generally developed with single-family residences on 

relatively large lots with ample wooded areas, consistent with both current zoning and the future land 

use classification.  Residential care uses are intended to be compatible with single-family areas. 

Subject site 
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In this instance, the difference between a special land use and one permitted by right is the fact that 

the licensee will not also live in the residence.   
 

The applicant has limited the potential intensity of the use by requesting only 6 residents (whereas the 

Ordinance permits requests of up to 12).  As such, there will be fewer residents and employees than 

could otherwise be allowed.  
 

The project includes exterior backyard improvements that would be typical of a single-family 

residence, and outdoor usage will be well buffered from neighbors via the space between residences 

and the existing wooded areas. 
 

The requirement of Section 3.03.02(j) is also intended to ensure such uses remain compatible with 

their surroundings.  As noted in Paragraph D below, the applicant states that the requirement is met, 

though the Township may wish to request supporting documentation.  
 

3. Public Facilities and Services.  The site is served by well and septic systems.  As such, we do 

anticipate adverse impacts on public facilities and services.  With that being said, the applicant must 

address any issues raised by the Township Engineer or Brighton Area Fire Authority. 
 

4. Impacts.  As previously noted, residential care uses are intended to blend in with their surroundings.  

The only noticeable difference will be the presence of a small parking lot, which will be well 

screened from off-site views via existing wooded areas. 
 

Given the nature of the use and the property, the proposal is not expected to adversely impact 

adjacent or surrounding properties and/or uses. 
 

5. Mitigation.  Should other concerns arise as part of the review process, the Township may require 

additional improvements to mitigate potential adverse impacts. 
 

D. Use Requirements 
 

As previously noted, adult foster care small group homes are subject to the use requirements of Section 

3.03.02(j), as follows: 
 

1. Adult foster care large group home or small group home shall be at least one thousand five 

hundred (1,500) feet from another group day care home or similar facility. The Township 

Board shall determine, following review and recommendation by the Planning Commission, 

that the facility will not result in an excessive concentration of adult care facilities within a 

neighborhood. 
 

The application form states that there are no other similar facilities within 1,500 feet.  The Township may 

wish to request supporting documentation confirming that this statement is accurate. 
 

E. Sketch Plan Review 
 

1. Dimensional Requirements.  The proposal has been reviewed for compliance with the dimensional 

requirements of the CE District, as follows: 
 

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

(feet) 

 
Area 

(acres) 

Width 

(feet) 

Front 

Yard 

Side 

Yard 

Rear 

Yard 

Parking Lot 

CE 5 220 75 40 60 N/A 35 

Proposed 7 330 163 50 (W) 

102 (E) 

604 70 front 

 30 side (W) 

Information not 

provided 
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The submittal does not include building elevation drawings depicting the existing/proposed building 

height(s). 

 

2. Parking.  Based upon the number of residents (6) and maximum number of staff (8), Section 14.04 

requires 10 parking spaces. 

 

The proposal includes a total of 10 parking spaces – 8 surface spaces and 2 within the proposed 

garage addition.   

 

3. Landscaping.  The site is heavily wooded, and the submittal does not identify any tree removal 

around the perimeter of the site.  (It appears that some tree removal may be necessary for the 

proposed building additions.) 

 

The plan includes 8 tightly spaced evergreen trees along the westerly side lot line to screen the 

parking lot from the adjacent property. 

 

4. Lighting.  The submittal does not identify any exterior site lighting.  If lighting is proposed, the 

applicant must provide details to ensure that adjacent properties are protected from light trespass. 

 

5. Signage.  No signage is depicted on the plan.  If signage is proposed, we request the applicant provide 

details in accordance with the standards of Article 16. 

 

If the signage is proposed, the applicant must obtain a sign permit from the Township prior to 

installation.  

  

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 

March 3, 2020 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Work Skills Special Use 

Sketch Plan Review No. 1 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a rezoning plan review of the Work Skills Special Use application. The sketch plan, last dated 

February 6, 2020, was prepared by Lindhout Associates Architects on behalf of Work Skills, Inc. The application 

proposes renovating an existing residential building to be used as a group home for up to 6 adults. The property is 

located on East Coon Lake Road, just east of Westhill Drive. We offer the following comments: 

 

DRAINAGE AND GRADING 

 

1. The Petitioner is proposing 8 new parking spaces to be constructed, which will cause a minor increase in 

stormwater runoff. The application notes that a swale will be constructed to direct the increased runoff to 

the lower side of the property to the north. This area is shown on the sketch plan and directing the flow to 

this location will not adversely affect the neighboring properties. 

 

UTILITIES 

 

1. The application notes that the new use will use the existing well and septic on site. The Petitioner should 

provide documentation from the County Health Department documenting the suitability of the existing 

septic system for the increased use. 

 

Contingent on the above comments being addressed, we have no engineering related concerns to the proposed 

special land use. 

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



 
February 26, 2020 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Workskills Special Use 

3201 E. Coon Lake Road 
Howell, MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans                         
were received for review on February 13, 2020, and the drawings are dated January 29, 2020.                               
The project is based on an existing 7-acre parcel with an existing 1,644 square foot single-family                               
home that will undergo renovation, addition, and change of use to a Group Home for residents                               
with mental and physical disabilities. A 1,845 square foot addition to the East and a 970 square                                 
foot addition for a new garage and laundry area to the West. The building will be                               
approximately 3,619 square feet in area. The facility will have 6 total sleeping units and the                               
facility will undergo a complete renovation. 
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.  
 
1. There is no municipal water located near the premise. MHOG water is located                         

approximately 1-mile to the East. The structure will be constructed similar to a single-family                           
dwelling under the State of Michigan building code and the State of Michigan Licensing only                             
requires fire sprinklers in similar facilities with 7 or more residents, however, it is highly                             
recommended that the structure be equipped with a 13R or 13D sprinkler system due to the                               
high-risk nature of the use and its occupant’s ability to self-evacuate. 

 
2. 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 
 

3. The entry to the access road into the site shall be a minimum of 26-feet wide and narrow to                                     
no less than 20-feet wide. With a width of 26’ wide, the non-parking side of the drive shall be                                     
marked as a fire lane. Include the location of the proposed fire lane signage and include a                                 
detail of the fire lane sign in the submittal. Access roads to the site shall be provided and                                   
maintained during construction. Access roads shall be constructed to be capable of                       
supporting the imposed load of fire apparatus weighing at least 75,000 pounds. 

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

4. A minimum vertical clearance of 13½-feet shall be maintained along the drive. 
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 Workskills Special Use 
                                                                                                              3201 E. Coon Lake Rd. 

Site Plan Review 

5. Due to the length of the dead-end drive, an emergency vehicle turn-around compliant with                           
Appendix D shall be provided. 
 

6. The location of a key box (Knox Box) shall be indicated on future submittals. The Knox box                                 
will be located adjacent to the front door of the structure.   

          IFC 506.1 
 

7. 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 



Work Skills Corporation Group Home 
Impact Assessment  

February 3, 2020 
Page 1 

 
 
February 3, 2020 
 
Genoa Township 
2980 Dorr Road  
Brighton, MI 48116 
 
Re: Special Use and Sketch Plan Approval – Work Skills Corporation E Coon Lake Rd Group 
Home  
 

IMPACT ASSESSMENT 
 
a. Name and Address of persons responsible for preparation of the impact  

assessment and a brief statement of their qualifications. 
 
  Piet W. Lindhout    Tina Jackson 
            Lindhout Associates Architects  Work Skills Coporation 
 10465 Citation Drive    100 Summit St. 
 Brighton, MI  48116    Brighton, MI  48116 
 810-227-5668     734-320-0619 
 
                Registered Michigan Architect  CEO, Work Skills Inc. 
 
 
b. Written Description/Analysis of the Project Site - including all existing structures, man-

made facilities, and natural features.  
 

As shown on the sketch plan submitted, the site is roughly 7 acres, varied 
topography and vegetation, and occupied by a single family residence.  The aerial 
photograph shows a number of abandoned cars and other equipment, a travel 
trailer, and a pole barn on the site.  There is a low area immediately north of the 
existing residence that appears to collect moisture during the wetter months.  

 
 
c. Impact on Natural Features - environmental character of site prior to and following 

development. 
    

Prior to development, the environmental character is as described above in the 
natural features description.  The proposed development would include removal of 
all remaining abandoned cars, travel trailers and equipment, demolition of the pole 
barn, and grading of the pole barn site.  The environment will improve with these 
proposed changes. 
 
The proposed additions to the home will be in character with the existing and 
neighboring residences.  New landscaping at the perimeter of the home and the 
proposed staff parking spaces will enhance the natural environment. 

 
 
d. Impact on Stormwater Management - including measures to control soil erosion and 

sedimentation during grading and construction operations. 
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The site plan depicts no new detention basins to be constructed.  The proposed 
parking spaces for staff of the group home will create a minor increase in storm 
water run-off, which will be handled in accordance to the Township Engineer’s and 
County requirements. 

 
I grassed swale will be constructed directing the run-off to the low area north of the 
residence.   
 
The site construction documents will also indicate permanent and temporary soil 
erosion and sedimentation control measures to be used on site.  They consist of silt 
fencing, and a crushed concrete apron at the entry prior to and during construction, 
as well as hydro-seeding for permanent control. 

 
 
e. Impact on Surrounding Land Uses.  Types of proposed uses and man-made facilities.  

Describe project phasing, indication of how proposed use conforms or conflicts with existing 
and potential development patterns.  Describe increases in light, noise, and air pollution 
which could negatively impact adjacent properties. 

 
The 3,619 square foot home will be built in a manner consistent with standard 
residential construction practices and not adversely impact the community.  The 
parking area is screened from neighbors with considerable landscaping on the west 
side of the parking area.   

 
Work Skills operates a similar Group Home in Howell.  Details of this home are 
attached in a separate document from Work Skills Corporation to better illustrate the 
proposed operations and character of the home. 
 
As a group home, staff is required to be on site 24/7.  This adds to the safety of the 
home and provides constant monitoring of all occupants and systems.   

 
The surrounding uses will be impacted in a manner consistent with a single family 
home.  Since the occupants do not drive, traffic is limited to staff arrival and 
departure.  Activities such as outdoor barbeques, gardening, and other common 
residential outdoor activities are anticipated.  The light, noise and pollution produced 
by the proposed use will be consistent with typical residential occupancies.    
 

 
f. Impact on Public Facilities and Services. 
 

There will be 6 residents on the site. 
 
There will be approximately 2 employees on site during most periods.  There will be 
professional staff visits during the work day, and occasional visits from social 
workers and other support staff.  In a worst case scenario, we anticipate 8 staff to be 
on site during shift changes that include outside professionals to be present.  
   
There will be no impact on public schools. 
 
Fire trucks, EMS and police will have access to site. 
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g. Impact on Public Utilities. 

 
 
The site will be served by on-site septic and well, per the Livingston County 
Department of Public Health, Environmental Health Division standards. 

 
There will be no extraordinary requirements for water or sewer service. 

 
Electrical Service will be from existing Detroit Edison Service.  
 
Natural Gas will be provided from the existing Consumers Energy Service. 
 

 
h. Storage and Handling of any Hazardous Materials. 
 

There are no known pollutants or hazardous materials to be permanently housed on 
site, beyond normal cleaning and maintenance supplies.   
 

 
i. Impact on Traffic and Pedestrians.  A description of traffic volume to be generated based 

on actual counts of similar uses in Michigan. 
 
As noted above, the traffic generated is expected to be 2-4 cars in the morning and 
afternoons, with a worst case cross over of 8 cars present during shift change of 
staff. The Trip Generation Guide of the Institute of Transportation Engineers does 
not list Group Homes in it’s database. 
 
The home residents do not drive.  The 2 vans housed in the garage are used to 
transport clients to work and doctors appointments. 
 
Work Skills anticipates very little visitor traffic.  Visitors are most often on site on 
weekends and holidays and are typically in one car at a time.  There will be no 
outside professional visits on weekends and holidays. 

  
 
j. Special Provisions.  A description of any deed restrictions, protective covenants, master 

deed, or association bylaws. 
 
There are no deed restrictions at this time.   

 
 
k. Source Listing:         
 

Genoa Township Zoning Ordinance 
Genoa Township Sketch Plan and Special Use Applications 

  I.T.E. Trip Generation Guide, 7th Edition 
 

END OF IMPACT ACCESSMENT 





RECEIVED 3-6-2020
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Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the submittal from Integrative Veterinary Services 

requesting special land use and sketch plan review/approval for a new veterinary clinic in the existing 

office building at 2829 East Grand River Road. 

 

A. Summary 

 

1. Provided the use requirements are met to the Township’s satisfaction and any comments from the 

Township Engineer or Brighton Area Fire Authority are addressed, we are of the opinion that the 

general special land use standards of Section 19.03 are met. 

2. We are of the opinion that the use requirements of Section 7.02.02(x) are met. 

3. The existing site generally meets or exceeds current Ordinance standards with respect to dimensional 

standards, parking and landscaping. 

4. The Township may wish to request that the applicant provide details of existing light pole fixtures 

and require upgrades if they do not meet current standards. 

5. The applicant must obtain a sign permit from the Township prior to installation of any new signage. 

 

B. Proposal/Process 

 

The project entails a new veterinary clinic within an existing 2,088 square foot office building.  

Veterinary clinics without boarding or overnight care are allowed with special land use approval in 

accordance with Table 7.02 of the Genoa Township Zoning Ordinance.  Such uses are also subject to the 

requirements of Section 7.02.02(x). 

 

The sketch plan does not propose any exterior site improvements; however, the request for a new special 

land use on a developed site provides the Township with an opportunity to mitigate existing deficiencies 

from current Ordinance standards. 

 

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

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

 

 

 

 

 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Integrative Veterinary Services – Special Land Use and Sketch Plan Review #1 

Location: 2829 East Grand River Avenue – north side of Grand River, east of Chilson Road 

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

 

C. Special Land Use Review 

 

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

follows: 

 

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

fronting Grand River, as General Commercial. 

 

This category is intended for , which is intended for “businesses which serve the requirements of the 

community at large including Genoa Township, Howell, Brighton, and pass-by traffic along Grand 

River Avenue.”  

 

Based on the nature of the proposed use, we are of the opinion that it is compatible with the General 

Commercial future land use category. 

 

2. Compatibility.  The Grand River corridor includes a variety of commercial and service uses.  While 

there are residential uses to the north, the building provides an ample rear yard setback (150+ feet) 

and the rear of the site is heavily wooded. 

Additionally, there are no outdoor activities proposed between the building and residential 

zoning/uses to the north.  The only outdoor impacts will be a small animal walk area adjacent to the 

building and parking lot. 

 

Provided the use requirements are met, we anticipate the proposed use to be compatible with the 

existing and planned character of the area. 

  

3. Public Facilities and Services.  As a developed property on Grand River, we expect that necessary 

public facilities and services are in place.  However, we defer to the Township Engineer and Brighton 

Area Fire Authority for any technical comments under this criterion. 

 

4. Impacts.  The use requirements of Section 7.02.02(x) are intended to limit impacts of the proposal 

upon the site and surrounding properties.  Provided these requirements are met, the proposal is not 

expected to adversely impact adjacent or surrounding properties and/or uses. 

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

additional efforts/improvements to mitigate potential adverse impacts. 
 

D. Use Requirements 
 

As previously noted, veterinary clinics are subject to the use requirements of Section 7.02.02(x), as 

follows: 
 

1. A site plan shall be provided as part of the Land Use Permit application showing a dedicated 

outdoor animal area. Outdoor animal areas shall consist of properly maintained lawn, special 

canine grass or other methods with an appropriate drainage system to control surface run-off. 

The outdoor area surface shall be approved by the Planning Commission following a 

recommendation by the Township Engineer. The outdoor area must be maintained in a clean, 

sanitary manner, and adequate odor control measures shall be implemented so that odor will 

not be discernible beyond the area. Solid pet waste in the outdoor area must be promptly 

picked up.  
 

The submittal includes the approved site plan from 1998.  While this plan does not identify the outdoor 

animal area, the supplemental material included with the submittal provides photographs, notes and a 

written description for the required area on the west side of the building. 
 

This area is comprised of an existing lawn and the applicant will provide signage, a bag dispenser and a 

container for any waste.  The submittal notes that this area will be inspected daily with any waste cleaned 

up and disposed of by staff. 
 

2. Applicants shall submit, at the time of land use application, a proposed site plan and floor plan 

and written operating procedures including waste and noise management methods. The waste 

management plan shall detail both indoor and outdoor waste management procedures to ensure 

animal waste is not discharged to surface or storm water. These procedures shall be followed 

for the duration of the business and shall be designed to prevent or control animal behavior 

that may adversely impact surrounding uses, including loud or excessive barking. 
 

The submittal includes a floor plan of the building, as well as a detailed management plan for both pet 

(indoors and outdoors) and medical waste. 
 

Based on the use description provided, the nature of the business is such that noise generation is not 

expected to create any offsite impacts. 
 

E. Sketch Plan Review 
 

As previously noted, the request does not include any exterior site improvements.   
 

Based on the materials provided, as well as review of aerial photos and discussion with Township staff, 

the site has generally been well maintained and existing conditions appear to comply with current 

standards. 
 

Of note, there is more than adequate parking and the quantity of plantings appears to exceed Ordinance 

requirements. 
 

Our only question is whether the existing parking lot light poles provide compliant fixtures.  The 

Township may wish to request details of existing fixtures.  If they do not meet current Ordinance 

standards, improvements could be required as part of this review process. 
 

Lastly, the applicant should be aware that a sign permit is required from the Township prior to installation 

of any new signage. 
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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 

March 3, 2020 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Integrative Veterinarian Special Use 

Sketch Plan Review No. 1 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a review of the Integrative Veterinarian Special Use application. The application, last dated 

January 29, 2020, was prepared by Matthew Januszewski. The application proposes using an existing 2,088 square 

foot office building as a veterinarian office. The property is located on the north side of Grand River Avenue at 

2829 Grand River Avenue. We offer the following comments: 

 

GENERAL 

 

1. The Petitioner is not proposing any exterior improvements to the property. Using the parking requirements 

in the Genoa Township Zoning Standards, converting the use from an office building to a veterinarian office 

reduces the amount of required parking spaces.  

 

UTILITIES 

 

1. Converting the use of the building from an office building to a veterinarian office increases the anticipated 

Residential Equivalent Units (REUs) of the site according to the Genoa Township REU Table. The special 

use application notes that the proposed veterinarian office will experience a lower use than normal 

veterinarian offices, so the anticipated REUs may be similar to the previous use of the building.  

 

From an engineering viewpoint we have no objections to the proposed special use application as the proposed use 

will have a reduced impact from the previous use and there are no exterior improvements proposed.  

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



 
February 26, 2020 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Integrative Veterinary Special Use 

2829 E. Grand River Avenue 
Howell, MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans                         
were received for review on February 13, 2020, and the submittal is dated January 30, 2020. The                                 
project is based on an existing 1.43-acre parcel, with a 2,292 square foot Business-use office                             
building that will undergo a change of occupant and zoning to a veterinary clinic. The plan                               
review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
The site location is an existing non-conformance of the currently adopted fire code. There is no                               
increase in the hazard with this change of occupant from a fire safety standpoint, therefore                             
water supply and access are acceptable to the fire authority. 
 
1. 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 
 

2. A key box (Knox Box) shall be provided and located adjacent to the front door of the                                 
structure.   

          IFC 506.1 
 
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 









































John F. O'Malley 
620 Byron Rd. Howell MI, 48843
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March 4, 2020 
 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 
 

At the Township’s request, we have reviewed the revised submittal from St. Joseph Mercy requesting 

PUD rezoning and conceptual plan review for approximately 23.86 acres of land.  The subject site is 

currently comprised of two parcels – a 21.86-acre parcel that is currently occupied by a driving range with 

access to/from Grand River and an undeveloped 2-acre parcel along Parkway Drive.  The latter is 

intended to accommodate the stormwater detention for development of the former. 
 

A. Summary 
 

1. PUD Qualifying Conditions: 

a. In general, the standards of Section 10.02 are met. 

b. The applicant must address any technical comments provided regarding sewer and water. 

2. Rezoning Criteria: 

a. In general, the standards of Section 22.04 are met. 

b. The inclusion of outdoor storage and a helipad may impact the surrounding area.  We request the 

applicant provide additional details to ensure compatibility. 

c. The applicant must address any technical comments provided regarding the capacity of Township 

services and infrastructure. 

3. Conceptual PUD Plan: 

a. Uses: hospitals, outdoor storage, accessory fuel storage and heliports typically require special 

land use review/approval; however, the applicant seeks to have each allowed as a by-right use.  

These deviations are subject to Township approval, though the applicant  must comply with the 

conditions applicable to each of these uses (whether special land use review is waived or not). 

b. Traffic: the traffic impact study includes recommended improvements necessary to accommodate 

the proposal.  We defer technical review of traffic circulation, including the traffic impact study, 

to the Township Engineer. 

c. Site design: additional details are needed with respect to site lighting, a Township entranceway 

feature, and project signage.  Additional landscaping around the stormwater detention areas and 

inclusion of site amenities (such as bicycle racks) are also required.  The applicant notes that full 

details will be provided with a final PUD plan submittal. 

d. Architecture: the proposed building does not provide peaked rooflines and the predominant 

material is not brick, per Ordinance standards.  Deviations from the material standards would be 

needed, as proposed. 

e. Utilities: utility plans are subject to technical review by the Township Engineer and/or Utilities 

Director. 

4. PUD Agreement:  

 a. Dimensional deviations are sought for building height, rooftop equipment and loading in the 

Parkway Drive front yard. 

 b. Reference to vehicular connections with Parkway Drive in Section 3.2 should be removed. 

 c. Some of the signage details in Section 5.2 need to be completed. 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: St. Joseph Mercy Livingston – PUD Rezoning and Conceptual Plan Review #2 

Location: South side of Grand River Avenue, east of Latson Road 

Zoning: PRF Public and Recreation Facilities District and IND Industrial District 
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Aerial view of site and surroundings (looking north) 

 

B. Proposal/Process 

 

The request is to establish a Non-Residential Planned Unit Development (NRPUD) for a large medical 

complex that includes a hospital, emergency center and medical office building. 

 

Procedurally, following the required public hearing, the Planning Commission is to provide 

recommendations to the Township Board on the PUD rezoning, conceptual PUD plan, Environmental 

Impact Statement and draft PUD Agreement. 

 

C. Qualifying Conditions 

 

The proposal has been reviewed for compliance with the PUD Qualifying Conditions (Section 10.02), as 

follows: 

 

1. Single Ownership.  The application forms included with the submittal identify the owner and 

applicant as the same party – Trinity Health doing business as St. Joseph Mercy Livingston. 

 

2. Initiated by Petition.  The request has been properly initiated via applications for rezoning, PUD and 

site plan review. 

 

3. Minimum Site Area.  The total land area is identified as 23.86 acres.  As previously noted, the main 

development parcel contains 21.86 acres, while the separate 2-acre parcel is needed for stormwater 

management.   

 

4. Benefits.  Benefits of the proposal include a complementary mix of medical uses, as well as 

improvements to the site’s access to/from Grand Avenue via a new traffic signal and re-striping to 

accommodate/mitigate the traffic impacts anticipated by the proposal. 

 

5. Sewer and Water.  The property has access to public sewer and water, though we defer to the 

Township Engineer and/or Utilities Director for technical comments under this criterion. 

 

Parcel 1 

Parcel 2 
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D. Rezoning Criteria 

 

The proposal has been reviewed 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 main parcel as General Commercial 

and the smaller parcel as Research and Development. 

 

Establishment of a NRPUD is generally consistent with these classifications.  Additionally, the Plan 

addresses redevelopment of private recreation sites, as follows: 

 

Any development with another, more intense quasi-public land use, such as a medical center or 

hospital, should be designed as a PUD to properly integrate the development within the 

community. Such facilities should be designed to provide a campus type design, with coordinated 

access and circulation, consistent building design and preserved open space and natural features. 

 

As such, we are of the opinion that NRPUD rezoning for a large medical complex on this site is 

consistent with the Township Master Plan. 

 

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

the host of uses permitted in the proposed zoning district. 

 

In general, the subject site does not contain sensitive environmental features that will impact future 

development of the site.  The majority of the property was previously developed with an outdoor 

recreational use. 

 

The Impact Assessment does identify a small wetland area on parcel 2 that was created as part of a 

stormwater management plan.  Per communication from the Department of Environment, Great Lakes 

and Energy (EGLE), the additional stormwater improvements proposed do not require a permit. 

 

Given this information, it does not appear that the Township’s wetland protection regulations (Section 

13.02) will apply to the stormwater management plan; however, this aspect of the project is subject to 

technical review by the Township Engineer. 

 

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

current zoning. 

 

As referenced above, the Master Plan anticipates redevelopment of private recreation sites and 

specifically identifies potential redevelopment of a hospital complex under the PUD option.  As such, we 

do not believe another PRF use would be more reasonable or appropriate. 

 

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. 

 

NRPUD allows consideration of broad host of commercial, service, office, recreational and 

industrial/research uses.  The proposal limits the host of uses to a large medical complex including a 

hospital, emergency center and medical offices, as well as outdoor storage and a helipad. 
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In general, we anticipate that a large medical complex will be compatible with the surrounding area, 

though we request the applicant provide additional information regarding the outdoor storage and helipad 

for the Township’s consideration under this criterion.  (This aspect is discussed in greater detail under 

paragraph E(3) of this review letter below.) 

 

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. 

 

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. 

 

As previously noted, the Master Plan anticipates redevelopment of private recreational sites, and 

specifically identifies hospitals via the PUD option as a desired land use/approach. 

 

The submittal materials also references population trends in the Township as generating an increased 

demand for healthcare. 

 

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. 

 

Based on the Master Plan excerpt noted above, we are of the opinion that NRPUD rezoning for a large 

medical complex is reasonable, and that a text amendment is not a more appropriate approach. 

 

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 such requests have been submitted in the past year. 

 

E. Conceptual PUD Plan 

 

The proposal has been reviewed for compliance with the NRPUD standards (Section 10.03.05), as 

follows: 

 

1. Size of uses.  The Ordinance places size limitations on commercial and retail uses.  Given the nature 

of the project as a medical complex, these standards do not apply. 

 

2. Open space.  At least 25% of the site must be retained as open space.  Calculations provided on Sheet 

CS100 identify an open space ratio of 37% for the main development parcel and 63% for the smaller 

parcel with the stormwater detention pond. 

 

The notes indicate that 50% of detention/retention areas were included as open space, in accordance 

with this standard. 

 

The open space also includes a small outdoor seating area in a courtyard at the rear of the building, 

which is a benefit described under this criterion. 

 

3. Permitted uses.  The NRPUD allows the host of permitted and special land uses in the NSD, OS, 

GCD, RCD and PRF, as well as low intensity industrial uses. 
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Hospitals, outdoor storage, accessory fuel storage and heliports are all identified as special land uses; 

however, the applicant requests that the entire project be allowed by-right via the draft PUD 

Agreement.  This would be a deviation from the NRPUD requirements that is subject to Township 

approval. 

 

Section 7.02.02(n) identifies the use requirements applicable to hospitals.  These standards will be 

applied to the final PUD site plan (if NRPUD is granted), though they appear to be met by the 

concept plan.  Furthermore, outdoor storage, accessory fuel storage and the heliport are subject to the 

use conditions of Sections 7.02.02(d), 13.07, and 6.02.02(n), respectively. 

 

Information demonstrating compliance with these conditions must be included with the final PUD site 

plan submittal (if NRPUD is granted). 

 

4. Traffic circulation.  The submittal includes a detailed traffic impact study, as required.  We defer 

technical review of the study to the Township Engineer; however, in summary, the study 

recommends: 

 

• driveway improvements at the intersection with Grand River; 

• installation of a traffic signal at the driveway intersection with Grand River; 

• optimization to and coordination of signal timings along Grand River; and  

• improved pavement markings on Parkway Drive as part of this project. 

 

The concept plan includes one main driveway along Grand River and proposes two connections to 

Parkway Drive; however, a revised Sheet CS101 eliminates the connections to Parkway Drive.   

 

The intersection with Grand River exceeds the 600-foot minimum spacing from the signalized 

intersections to the east and west. 

 

The concept plan also provided pedestrian walkways, crosswalks and connections along Grand River 

and throughout the site, as required. 

 

5. Site design.  Per this standard, the concept plan includes an ample greenbelt along the roadways, 

landscaping both around and within parking areas, tree-lined drives, and an outdoor seating area. 

 

Additional information is needed with respect to site lighting (ornamental poles/fixtures are required) 

and additional landscape screening is needed for the stormwater detention areas. 

 

This standard also requires a Township entranceway landmark; the details of which should be 

discussed with Township officials.  We also suggest the applicant incorporate site amenities outlined 

under this standard, such as bicycle racks. 

 

The applicant indicates that such details will be provide with a final PUD plan submittal. 

 

6. Architecture.  The submittal includes a color rendering/perspective of each building façade (Sheet 

A-100).  This drawing includes the proposed building materials and calculations for each façade. 

 

The Ordinance requires peaked rooflines and that the predominant material be brick; however, the 

proposed building has a flat roof and “masonry” is noted as the predominant material on only 2 of the 

5 facades. 

 

A note on the calculations states that “materials shall be high quality, natural in appearance, 

attractive, durable, expressive, and inviting,” which is generally reflective of the NRPUD 

architectural standards. 
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In our opinion, the varied materials, building lines and heights, and extensive windows will result in a 

quality design, though material deviations are subject to Township approval.   

 

7. Utilities.  The submittal includes conceptual utility plans.  We defer technical review to the Township 

Engineer and Utilities Director. 

 

8. Additional Considerations: 

  

• The draft PUD Agreement notes deviations sought for rooftop equipment and loading/unloading 

in the secondary front yard (Parkway Drive). 

• Section 11.01.05 allows hospital buildings up to 60 feet in height, though the proposal is for a 

63’-8” tall building.  This is now included in the table of deviations. 

• The reference to vehicular connections with Parkway Drive in Section 3.2 should be removed. 

• There are placeholders for details on signage in Section 5.2 that need to be completed. 

 

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

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

Respectfully, 

SAFEBUILT STUDIO 
 
 

  

  

Brian V. Borden, AICP 

Planning Manager 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

March 4, 2020 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: St. Joseph Mercy Livingston Hospital PUD 

Site Plan Review No. 2 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a second site plan review of the St. Joseph Mercy Livingston Hospital PUD Conceptual plans 

last dated February 18, 2020. The plans were prepared by Smithgroup on behalf of Trinity Health. The development 

includes two parcels located on the south side of Grand River Avenue. The larger of the two parcels is 21.86 acres 

and is located in the southwest quadrant of the Grand River Avenue and Parkway Drive intersection and the smaller, 

2-acre parcel is located on the east side of Parkway Drive, across from the larger parcel.  The petitioner is proposing 

a new hospital, emergency center, and medical office building. We offer the following comments: 

 

TRAFFIC/ROADWAYS 

 

1. The provided traffic study recommends a traffic signal at the proposed site driveway off Grand River 

Avenue. These improvements should be shown on the final site plan. The Petitioner no longer plans on 

having the two access drives off Parkway Drive. An updated traffic study should be provided with the final 

site plan submittal to reflect these changes. The impact assessment will also need to be revised, as it still 

refers to access drives from Parkway Drive. 

 

2. The traffic study must be reviewed by MDOT and their approval submitted with the final site plan.   

 

3. The final site plan must include more details on the proposed drives and parking lots, including 

dimensioning, details, and pavement cross sections.   

 

DRAINAGE AND GRADING  

 

1. The final site plan will require more detail for the proposed storm management systems such as detention 

basin sizing calculations, storm sewer sizing calculations, and storm structure sizes and details.  

 

2. The final site plan must include proposed grading for the site. 

 

3. Approval from MDOT to discharge to Grand River Avenue must be submitted with the final site plan.   
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Tetra Tech 

UTILITIES 

 

1. All proposed water main must be at least 20 feet from the building footprint, per the MHOG design 

standards.  Given the essential use of the structure, we recommend the water main be no closer than 40 feet 

from the proposed building foundations. The petitioner should also consider routing water main further 

from the building, in a more direct route, rather than following the outline of the building. These changes 

can be made on the final site plan. 

 

2. Tetra Tech is currently conducting a water and sanitary sewer utility study and will provide a 

recommendation on where to locate connections to the existing utilities as part of the study. Once the study 

is complete the petitioner should revise their plans and incorporate the recommendations in the final site 

plan submittal.  After final site plan approval, the petitioner will be required to submit water and sanitary 

sewer construction plans to MHOG for review and approval.  

 

3. The Petitioner is expecting to have sustained summer demands of 50,000 gallons per day based on observed 

flows from similar facilities. This will account for approximately 229 residential equivalency units (REUs) 

for the proposed facility. This was determined with the assumption that one REU accounts for 218 gallons 

per day as noted in the Genoa Township REU Table.  

 

The above comments should be addressed in the final site plan submittal.  

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



 
February 26, 2020 (See February 4, 2020 review for specific comments) 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: St. Joseph Mercy Livingston Hospital 

4444 E. Grand River Ave. 
  Genoa Twp., MI   
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans                         
were received for review on February 20, 2020 and the drawings are dated February 18, 2020.                               
The project is based on a proposed rezoning of two existing parcels per the PUD requirements. It                                 
calls for two parcels along Grand River and Parkway Dr. to be redeveloped. The area totals                               
23.86-acres, 21.86 of which will be utilized to construct a 245,000 square foot hospital and                             
medical office building, along with associated parking and access. The remaining two-acres will                         
be used for stormwater retention for the site. The structure will include a 200,000 square foot,                               
four-story hospital with an attached 45,000 square foot two-story medical office wing (MOB).   
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
All Previous comments are under evaluation by the engineers for a re-design of the site layout,                               
fire protection, access, and building-specific comments. BAFA has had numerous conversations                     
and is working toward the final site plan submittal. All items identified in the February 4, 2020                                 
letter have been acknowledged and will be addressed. It should be noted that a                           
cross-connection of the water main and access drives onto Parkway have been eliminated form                           
discussion due to the private nature of the roadway. 
 
Additional comments will be given during the final site and 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 



AGREEMENT 
 
 

PLANNED UNIT DEVELOPMENT AGREEMENT 
 
 

THIS PLANNED UNIT DEVELOPMENT AGREEMENT (the "Agreement") is made as of 
_________________, 2020, between TRINITY HEALTH – MICHIGAN dba SAINT JOSEPH MERCY 
HEALTH SYSTEM, a Michigan nonprofit corporation, whose address is 5301 E. Huron River Drive, P.O. 
Box 992, Ann Arbor, Michigan 48106 (the "Owner") and GENOA CHARTER TOWNSHIP, a Michigan 
charter township, whose address is 2911 Door Road, Brighton, Michigan 48116 (the "Township"). 

 
RECITALS 

 
A. The Owner owns that certain real property located in the Township of Genoa, County of 

Livingston, State of Michigan, more particularly described on Schedule A attached hereto (the "Property"), 
which consists of Parcel 1 with a zoning designation of Public and Recreational Facilities (PRF) District 
and Parcel 2 with a zoning designation of Industrial (IND) District. 
 

B. The Owner desires to develop the Property, as a "Non-Residential Planned Unit 
Development" under Article 10 of the zoning ordinance of the Township (as amended, the "Ordinance") 
and under the "Conceptual Site Plan" in the form required by the Ordinance and attached hereto as Schedule 
B which identifies the location and general configuration of each such uses (the "Conceptual Plan"). 
 

C. The Township has determined that the Conceptual Plan (a) properly achieves the purposes 
of Article 10 of the Ordinance, including the encouragement of innovation in land use, the preservation of 
open space in areas adjacent to Grand River Avenue in order to achieve compatibility with adjacent land 
uses, the promotion of efficient provision of public services and utilities, the reduction of adverse traffic 
impacts, and the provision of adequate employment, (b) is consistent with the Master Plan of the Township, 
and (c) promotes the public health, safety, and welfare of the Township.  The Township acknowledges and 
has determined that the Grand River Corridor Plan of the Township is not applicable to the Property. 
 

D. In accord with the Ordinance and the requirements of Act No. 184 of the Michigan Public 
Acts of 1943, as amended (the "Act") and Act No. 110 of 2006 of the Michigan Public Acts of 2006 (the 
"MZEA"), the Planning Commission and Township Board have approved the requested rezoning of the 
Property and the Conceptual Plan. 
 
 NOW, THEREFORE, in consideration of the foregoing and the remaining terms, conditions and 
covenants hereinafter set forth, the Township and the Owner agree as follows: 
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ARTICLE 1 
 

THE ZONING AND CONCEPTUAL PLAN 
 

1.1 Representations of Township.  The Township warrants and represents to the Owner that 
(a) the Township has taken all actions necessary to rezone the Property to the Non-Residential PUD (NR-
PUD) District, including, without limitation, all required public hearings, notices to nearby landowners, 
and all other actions required by the Ordinance, the MZEA, and the Act and that no that further action to 
rezone the Property to the Non-Residential PUD (NR-PUD) District is required; (b) the Township has taken 
all actions necessary to approve the Conceptual Plan as a Non-Residential PUD, including, without 
limitation, all required public hearings, notices to nearby landowners, and all other actions required by the 
Ordinance, the MZEA,  and the Act and that no further action to approve the Conceptual Plan as a Non-
Residential PUD is required; (c) all uses contemplated by the Conceptual Plan are authorized by the 
Ordinance; and, (d) the Owner may rely upon this Agreement for purposes of future development of the 
Property in accord with the rezoning and Conceptual Plan. 

1.2 Amendment of Conceptual Plan.  The Owner and the Township may only amend the 
Conceptual Plan as permitted by, and in accord with the procedure therefor set forth in, the Ordinance; 
provided, however, that the Owner may adjust the size or shape of the various parcels of the Property 
dedicated to differing uses so long as any such adjustment does not alter the land use designation for any 
area of the Property or increase the intensity and/or density of use. 

1.3 Site Plan Approvals.  Except as otherwise specifically provided in this Agreement, the 
Owner shall develop the Property only in accord with the Conceptual Plan and subject to site plan approval 
in accord with the process therefor established in the Ordinance. Each site plan shall superimpose the 
approved plan of development upon the Conceptual Plan to clearly illustrate the final plan for each portion 
of the Property. In the event a portion of the Property is submitted for site plan approval and such approval 
is denied, the party submitting such site plan shall be entitled to appeal such decision to the Township 
Zoning Board of Appeals as provided by law, and all parties shall agree to proceed expeditiously to final 
resolution. 

1.4 Final PUD Site Plan.  Within the two (2) year limit prescribed by the Ordinance, the Owner 
shall submit a "Final PUD Site Plan" to the Township. 

ARTICLE 2 
 

LAND USE AUTHORIZATION 
 

 
2.1 Zoning.  The zoning designation of the Property shall be changed to Non-Residential PUD 

(NR-PUD) District under Article 10 of the Ordinance. 

2.2 Phased Development.  The Owner plans to develop the Property in one phase. 

2.3 Detailed Development.  The Owner may, in its discretion, develop the Property in accord 
with the Conceptual Plan and subject to the obligation to coordinate development of the Property as a whole 
pursuant to this Agreement. In connection with the discretionary development of the Property, the Owner 
shall submit to the Township for review and approval a plan in the form required by the Ordinance, 
including impact assessments required by the Townshipꞏ(including an updated Traffic Impact Study which 
meets the requirements of Section 18.07.09 of the Ordinance, showing how traffic will differ from that 
originally projected, a Natural Features Plan, and a Pollution Incident Prevention Plan). The Township shall 
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review each of such plans within a reasonable time. Unless the Conceptual Plan is materially altered at the 
request of the Owner, site plan and other review requirements with respect to any such plan shall be as in 
effect as of the date of this Agreement, and shall not be subject to any subsequent amendments of the 
Ordinance which are inconsistent with this Agreement. 

2.4 Permitted and Special Use.  The Township acknowledges the Owner's plan to develop the 
Property as one building as a hospital, emergency center, and for medical offices, together with a heliport, 
outdoor storage, storm water detention pond, parking, vehicular and pedestrian access, and associated 
improvements as shown on the Conceptual Plan. The Township further acknowledges the Owner's plan to 
develop the hospital and emergency services portion of the building as a 4-story building with 
approximately 200,000 gross square feet; and, proposes to develop the medical office portion of the building 
as a 2-story building with approximately 45,000 gross square feet. Notwithstanding the requirement of a 
permit for any special land use, variance, fee, or other submission under the Ordinance, the Township agrees 
that such uses shall not require any special land use permit, variance, fee, or other submission or additional 
application forms beyond those normally required for general site plan approval. 

2.5 Open Space.  The Owner shall develop a minimum of 25% of the Property as open space, 
defined as undisturbed areas of key natural features, lake and pond areas, retention and/or detention ponds, 
landscaped areas, plazas, and residential uses. Schedule B shows the calculation and location of open space 
as shown on the Conceptual Plan. 

ARTICLE 3 
 

ACCESS TO AND WITHIN THE PROPERTY 
 

3.1 Traffic Impact Study.  The Owner shall submit to the Township for review and approval a 
traffic impact study as required by Article 18.07.09 of the Ordinance. Such study shall evaluate the impact 
of the planned development of the Property at each access point and existing adjacent major intersections, 
specifically including any intersections where traffic from the Property will comprise at least five percent 
(5%) of the existing intersection capacity.  Such study shall also include proposals to mitigate any adverse 
impact of such development identified by the study and describe timing and responsibility for funding any 
improvements designed to implement any such proposals.  At such time as the Township and Livingston 
County Road Commission determine that a signal is warranted at the main entry to the Property, the Owner 
shall fund the installation of said traffic signal and such other traffic mitigation measures as are required by 
its development of the Property.  However, nothing in this Agreement shall require the Owner to pay more 
than its pro-rata share of improvements as determined by the proportion of total traffic increase which is 
generated by developments on the Property. 

3.2 Access to the Property.  Except those entrances generally shown on the Conceptual Plan 
along Parkway Drive, access to the Property shall be limited to one major entrance from Grand River 
Avenue and a secondary entrance at the existing intersection of Grand River Avenue and Parkway Drive.  
Both access points along Grand River Avenue shall be full movement, with Grand River Avenue ingress 
and egress from both directions. The Township will only consider additional access points along Grand 
River Avenue if spaced a safe distance apart and a traffic impact study submitted by the Owner 
demonstrates that overall traffic operations and safety will be improved. The Owner shall determine the 
specific location of permitted access points utilizing safety standards established and approved by the 
Township and the Livingston County Road Commission. The Owner shall also locate access points such 
distances from existing signalized intersections to ensure sound traffic operations if the one of the access 
points is signalized. The site design for the Property shall direct traffic flow to use the main access point to 
public thoroughfares. Stacking or queuing depth at access points shall be sufficient to accommodate 
expected peak hour volumes to minimize conflict with inbound or internal circulation. 
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3.3 Internal Roadways.  The internal system of vehicular thoroughfares is shown on the 
Conceptual Plan.  The Owner shall plan and establish the internal system of vehicular thoroughfares 
throughout the Property in connection with development of portions of the Property as it occurs. The Owner 
shall design internal roads in such a way as to permit vehicular access between and among users of the 
Property, as ultimately developed, with the view and intent of minimizing the number of traffic movements 
onto adjoining public roads.  The Township shall review and approve the precise locations and design of 
the overall system of internal thoroughfares as each site plan for development of portions of the Property is 
submitted to the Township for approval, taking into consideration the uncertainty of the development of the 
then undeveloped portions of the Property. 

3.4 Pedestrian Walkways.  The Owner shall construct an eight-foot-wide pedestrian walkway 
along Grand River Avenue.  The Owner shall also construct pedestrian walkways between each building 
and the parking area(s) that serve each such building, as the Property is developed. The pedestrian walkway 
will conform to the walkway plan shown conceptually in the Final PUD Site Plan. The Township and 
Owner agree that the purpose of any such pedestrian walkways is to serve the business needs of the Owner 
and other occupants of buildings on the Property, and not to encourage recreational pedestrian use by the 
general public. 

ARTICLE 4 
 

SITE IMPROVEMENTS 
 

4.1 Coordination of Site Improvements.  The Owner shall coordinate the construction of site 
improvements within the Property as a whole to ensure that site improvements are integrated and mutually 
supportive among the respective portions of phases of development of the Property, including utilities, 
landscaping, and site lighting. 

4.2 General Guidelines.  The Owner shall observe the following guidelines in connection with 
the construction of site improvements on the Property: 

4.2.1 Landscape islands and tree-lined drives shall be located within parking lots to 
improve traffic operations and reviews, in accordance with the Ordinance. 

4.2.2 Parking shall be provided by Owner constructing 750 parking spaces and allowing 
space for an additional 200 parking spaces which shall be considered "banked".  
The Township shall not require the installation of the parking areas noted as 
"banked" on the Conceptual Plan and the Owner may, at any time and in its sole 
discretion, install any portion of or all of such parking areas noted as "banked" on 
the Conceptual Plan.  Loading and unloading may occur in the front yard. 

4.2.3 Any storm water control devices visible from public streets shall be designed to 
have a naturalistic appearance, such as variable shape, natural arrangement of 
landscape materials. 

4.2.4 Outlets into the stormwater system on Parcel 2 will be improved to properly restore 
their functionality without further approval required by the Township 

4.2.5 Landscaping shall demonstrate consistency in design and materials. 

4.2.6 Site lighting shall be of a uniform type and color throughout. 

jseward
Highlight

jseward
Highlight

jseward
Callout
paragraph 2.2 says they are doing this in one phase

jseward
Highlight

jseward
Callout
Parkway Drive 

jseward
Cross-Out

jseward
Cross-Out

jseward
Cross-Out

jseward
Line

jseward
Callout
may

jseward
Line

jseward
Line

jseward
Callout
only



5 

4.3 Maintenance.  The Owner shall be responsible for ongoing maintenance and repair or 
replacement of site design elements, such as open spaces, signage, landscaping, lighting, and pavement 
markings. The Owner shall be responsible for maintenance and repair or replacement of facilities serving 
the entire Property such as stormwater control devices and any roadways within the Property. 

ARTICLE 5 
 

DESIGN OF BUILDINGS AND SIGNAGE 
 

5.1 Building.  The Owner shall develop buildings on the Property that incorporate varying 
building lines, natural earth tone construction materials, and other elements that are aesthetically pleasing. 
The Owner shall follow the following general guidelines: 

5.1.1 building designs shall be quality, thoughtful solutions with scale, materiality, lines, 
and details to promote attractive and approachable structures; 

5.1.2 each site plan shall include a narrative or illustration(s) that demonstrate the design 
of new buildings will be consistent with, or complement, architecture of the other 
sites; and, 

5.1.3 the exterior materials shall be high quality, natural in appearance, attractive, 
durable, expressive, and inviting; cladding may include but shall not be limited to 
decorative masonry, stone, high performance glazing, and premium metal panels. 

5.1.4 TBD 

5.2 Signage.  Freestanding signs within the PUD shall be ground-mounted (monument) signs.  
All freestanding signs shall have a base constructed of materials that coordinate with and are consistent 
with the building, and with other freestanding signs within the PUD.  All freestanding lighted signs shall 
be internally lit.  The following signs shall be permitted on the Property: 

5.2.1 one (1) monument sign at the at the corner of Parkway Drive and Grand River 
Avenue of up to ____ square feet (__ SF) in area with a height of ___ feet; 

5.2.2 one (1) monument sign at the Grand River Avenue main drive entrance to the 
Property, of up to ____ square feet (__ SF) in area with a height of ___ feet; 

5.2.3 the building shall be entitled to three (3) wall signs which together do not exceed 
___ square feet (___ ); 

5.2.4 one (1) non-commercial sign, if needed by Owner, shall not exceed ___ square 
feet (___SF);  

5.2.5 __ ( ) directional signs shall not exceed ___ square feet (___SF) with a height of 
___ feet; 

5.2.6 One (1) monument sign on south end of Property boundary; 

5.2.7 the size, materials, and other specifications of each such wall sign shall be 
approved by the Township; 
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5.2.8 all other signs, including directional and wayfinding signs, shall conform to the 
size, materials, and other specifications of the Ordinance; and 

5.2.9 directional and wayfinding signs shall be provided throughout the site as shown 
on a master sign and pavement marking plan to be approved with the Site Plan, 
with the number of signs not restricted to one per approved driveway, but as 
determined by the requirements of way finding and safety, and approved by the 
Township. 

5.3 Building Height.  The Owner shall be permitted to erect hospital and emergency services 
portion of the building as a 4-story building with general roof height of approximately 63 feet, 8 inches 
above finished floor (63' 8"AFF) measured as indicated in the Ordinance. The owner shall be permitted to 
erect a stair tower as part of the hospital portion of the building to an approximate roof height of 80 feet 0 
inches (80’ 0” AFF) measured as indicated in the Ordinance. The Owner shall be permitted to erect the 
medical office portion of the building as a 2-story building with general roof height of approximately 33 
feet, 4 inches above finished floor (33' 4" AFF) measured as indicated in the Ordinance.  Roof mounted 
equipment may exceed 10 feet and 15% of the total roof area on the entire building.  All other buildings on 
the Property shall meet the specific height limitations required by the Ordinance for the respective type of 
building. 

5.4 Deviations.  The Township approves the deviations from the Township regulations as 
identified on Schedule C attached hereto. 

ARTICLE 6 
 

UTILITIES 
 

6.1 Water.  Each building on the Property must connect to the community water system. The 
Owner shall submit a master water plan for the Property as an attachment to the Final PUD Site Plan for 
approval by the Township and its Engineers. The Owner shall install the internal water main for each 
developed portion of the Property prior to or concurrent with the site plan approval for such development. 

6.2 Sanitary Sewer.  Each building constructed on the Property shall, as developed, be 
connected to and be served by the public sanitary sewer. The Township represents that there has been 
reserved for the Owner adequate municipal wastewater treatment capacity to service the approved use of 
the Property, and the adequacy of wastewater treatment capacity shall not limit the type of use or density 
of the development based on the Concept Plan. 

6.3 Electrical.  All electrical lines serving the buildings on the Property shall be underground. 
Public utility lines in existing or future easements shall be permitted overhead so long as the buildings are 
serviced from underground. 

6.4 Fees.  Fees, charges, and costs for utilities shall be as set forth on attached Schedule D, 
which may be amended on a district-wide basis from time to time.  

ARTICLE 7 
 

MISCELLANEOUS 
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7.1 Notices.  All notices and communications required or permitted to be given under this 
Agreement shall be in writing and hand delivered, or via email or facsimile, or mailed by certified or 
registered mail, postage prepaid, or delivered by FedEx or similar overnight delivery service, addressed to 
the parties at their addresses recited below:  

 
If to Owner: 

 
_________________ 
Phone: (____) ____-_____ 
Fax: (____) ____-_____ 

 
with a copy to:  

 
Dawda, Mann, Mulcahy & Sadler, PLC 
Dawda Mann Building 
39533 Woodward Ave., Suite 200 
Bloomfield Hills, MI 48304 
Attn: Edward C. Dawda/Tyler D. Tennent 
Phone: (248) 642-3700 
Fax: (248) 642-7791 

 
If to Township: 

 
_________________ 
Phone: (____) ____-_____ 
Fax: (____) ____-_____ 

 
 

The parties may designate a change of address by notice given in accordance with the provisions 
of this Section at least ten (10) days before such change of address is to become effective. 

 
7.2 Amendment.  This Agreement may not be modified, replaced, amended or terminated 

without prior written consent of the parties to this Agreement.  The Owner and the Township shall be 
entitled to modify, replace, or amend this Agreement without the consent of any other person or entity, 
regardless of whether such person or entity now or hereafter has any interest in any part of the Property, 
including subsequent purchasers, or their tenants, mortgagees, or others. This Agreement shall allow, and 
shall be interpreted to allow, the Owner flexibility in the construction, development, design, and use of the 
Property, including, but not limited to, (i) agreed upon deviations from the strict application of the existing 
Ordinance, (ii) rules, policies, and regulations relating to building height and stories, access, building 
length, setbacks, sidewalks, parking, recreation, open space, road dimensions, landscaping, land divisions 
and combinations, type of use, mix of use, building architecture and materials, and signage, and (iii) 
modification of the size, number, location and configuration of the building within the Property.   Minor 
modifications regarding deviations; building layout, location, and size; and, the configuration, architectural 
design and materials of the building shall be permitted and approved by the Township Supervisor, without 
action by the Township Board or the need to amend this Agreement, to allow the Owner flexibility and as 
may be reasonably necessary. 

 
7.3 Permits and Authorizations.  The Township shall grant to Owner, and to its contractors and 

subcontractors, all Township permits and authorizations reasonably necessary to bring all utilities to the 
Property including electricity, telephone, gas, cable television, water, storm, and sanitary sewer, and shall 
grant to owner any such other approvals and authorizations reasonably necessary to develop and improve 
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the Property in accordance with this Agreement, and in accordance any subsequent approvals of any 
governmental authority, provided that the Owner has first made all requisite applications for permits and 
paid all required fees. Any applications for permits from the Township will be processed in the customary 
manner and shall not be unreasonably delayed or withheld.  The Township will cooperate with Owner in 
connection with such applications for any necessary county, state, federal or utility company approvals, 
permits or authorizations. 

 
7.4 Enforcement.  Notwithstanding anything to the contrary contained in the Ordinance or 

allowed by applicable law, in the event there is a failure to timely perform any obligation or undertaking 
required by this Agreement, the Township shall serve written notice upon Owner setting forth such 
deficiency and a demand that the deficiency be cured within a reasonable time following the notice.  If the 
deficiency set forth in the notice is not cured within a reasonable time, the Township shall serve written 
notice upon the Owner setting forth the deficiency and the date, time and place for a hearing before the 
Township Board, for the purpose of allowing the Owner an opportunity to be heard as to the reasons for the 
deficiency, and what actions will be taken to correct the deficiency.  At any such hearing, the time for curing 
and the hearing itself may be extended and/or continued to a date certain.  If, following the hearing described 
above, the Township Board determines that the obligation has not been fulfilled or has not been corrected 
within the time specified in the notice, or if an emergency situation exists as determined by the Township 
in its discretion, the Township shall have the power and authority, but not the obligation, to take any or all 
actions authorized under the Ordinance and state law. 
 

7.5 Binding Effect.  This Agreement shall be binding upon and inure to the benefit of the 
parties hereto and their respective legal representatives, successors, and assigns.  The rights and obligations 
under this Agreement shall run with the Property and shall bind and inure to the benefit of any successors-
in-interest of the Owners in the Property. 

7.6 Controlling Effect.  In the event of any direct conflict between the terms and provisions of 
this Agreement and the Conceptual Plan, and the provisions of the Ordinance, or other Township 
ordinances, rules, or regulations, the provisions of this Agreement and the Conceptual Plan shall control. 

7.7 Conditions Reasonable.  The Owner acknowledges that the conditions imposed by this 
Agreement upon the development of the Property are reasonable and necessary to ensure that public 
services and facilities affected by the proposed land use or activity will be capable of accommodating 
increased service and facility loads caused by the land use or activity, to protect the natural environment 
and conserve natural resources and energy, to ensure compatibility with adjacent used of land, and to 
promote the use of land in a socially and economically desirable manner. The Owner further acknowledges 
that the conditions meet all of the requirements of the Act and of the MZEA. 

7.8 Governing Law.  This Agreement shall be governed by and construed in accordance with 
the laws of the State of Michigan, without giving effect to principles of conflicts of law. 

7.9 Counterparts.  This Agreement may be executed in one or more counterparts, each of which 
shall constitute an original, and all of which shall constitute one and the same agreement. 

7.10 Plans and Drawings.  The plans and drawings listed in Schedule E are attached to and made 
a part of this Agreement. 

 
[Signatures Appear on the Following Page] 
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 This Agreement has been executed by a duly authorized representative of the Owner as of the date 
first set forth above. 
 
WITNESSES:      TRINITY HEALTH-MICHIGAN dba 
       SAINT JOSEPH MERCY HEALTH SYSTEM 
 
 
       By:       
       Name:  John O'Malley 

Title: President, St. Joseph Mercy Livingston 
 Hospital & Brighton Health Center 
 
STATE OF MICHIGAN  ) 
     ) ss. 
COUNTY OF     ) 
 
The foregoing instrument was acknowledged before me this ____ day of _______________, 2020, by John 
O'Malley, President, St. Joseph Mercy Livingston Hospital & Brighton Health Center, on behalf of Trinity 
Health-Michigan dba Saint Joseph Mercy Health System. 
 
              
       Notary Public 
           County, Michigan 
       My commission expires:    
 
 
 APPROVED by the Township Board for the Genoa Charter Township on the ____ day of 
________________, 2020, at a meeting duly called and held. 
 
WITNESSES:      GENOA CHARTER TOWNSHIP  
 
       By:       
       Name:  Bill Rogers 
       Title:    Supervisor 
 
       By:       
       Name:  Paulette A. Skolarus 
       Title:    Clerk 
 
STATE OF MICHIGAN  ) 
     ) ss. 
COUNTY OF     ) 
 
The foregoing instrument was acknowledged before me this ____ day of _______________, 2020, by Bill 
Rogers and Paulette A. Skolarus, respectively the Supervisor and Clerk of the Genoa Charter Township, a 
Michigan charter township, on behalf of said township. 
 
              
       Notary Public 
           County, Michigan 
       My commission expires:    
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Drafted by and when recorded return to: 
 
Edward C. Dawda/Tyler D. Tennent 
Dawda Mann 
Dawda Mann Building 
39533 Woodward Avenue, Suite 200 
Bloomfield Hills, Michigan  48304 
 



 

Schedule A – Page 1 of 2 

SCHEDULE A 
 

Legal Description of Property 
 

Parcel 1 (DAV LLC): 
Real property located in Genoa Township, County of Livingston, State of Michigan, more 
particularly described as follows: 
 

Part of the East ½ of the Northwest ¼ of Section 9, T2N-R5E, Genoa 
Township, Livingston County, Michigan, described as follows:  
Commencing at the Northwest corner of said Section 9; thence North 
1 degree 45’ 40” East 549.30 feet along the centerline of Latson Road 
and the Section line; thence South 60 degrees 55’ 25” East 587.60 feet 
along the centerline of Grand River Avenue; thence South 60 degrees 
50’ 00” East 1618.14 feet along the centerline of Grand River Avenue 
to the point of beginning of the land to be described; running thence 
South 60 degrees 50’ 00” East 378.78 feet along the centerline of 
Grand River Avenue; thence South 29 degrees 16’ 00” West 202.51 
feet; thence South 1 degree 31’ 50” West 937.31 feet; thence South 89 
degrees 51’ 00” west 884.69 feet along the Northerly Right-of-Way 
line of I-96 Rest Area; thence North 1 degree 32’ 25” East 999.96 feet; 
thence South 88 degrees 25’ 30” East 475.63 feet; thence North 29 
degrees 16’ 00” East 360.25 feet to the point of beginning.  Subject to 
easements of Grand River Avenue and easement of record. 
  

Tax Parcel No.  4711-09-100-015 
Commonly known as 4444 E. Grand River, Howell, Michigan 

 
 
 

[Legal description continues on next page] 
 



 

Schedule A – Page 2 of 2 

 
Parcel 2 (Chapman):  
Real property located in the Township of Genoa, County of Livingston, State of Michigan, more 
particularly described as follows: 

 
Tax Parcel No.  4711-09-100-020 
Commonly known as: Vacant Land 

 
 
 
 
 



 

Schedule B – Page 1 of __ 

SCHEDULE B 
 

Conceptual Plan 
 



 

Schedule C – Page 1 of 2 

SCHEDULE C 
 

Deviations 
 

 
Ordinance Standard Deviation Ordinance Reference Agreement 

Reference 
Maximum building 
height of 60’ 0” 

Exceeds 60' 0”.  11.01.05  5.3 

Roof-mounted 
equipment not to 
exceed a height of 10' 

Exceeds 10'. 11.01.05(c)(2) 5.3 

Roof -mounted 
equipment shall not 
occupy more than 15% 
of the total roof area 

Exceeds 15%. 11.01.05(c)(2) 5.3 

Loading/unloading 
areas shall not be in 
front yard. 

Loading/ unloading in 
front yard. Parkway 
Drive is a private road 
which makes Parcel 1 a 
corner lot with front 
yard along both Grand 
River Ave. and 
Parkway Drive. 

14.08.03 4.2.3 

Non-commercial signs 
shall not exceed two (2) 
square feet in area. 

Non-commercial sign 
exceeds two (2) square 
feet in area. 

16.03.10 5.2 

No more than one (1) 
directional sign shall be 
permitted per approved 
driveway, with a 
maximum sign area of 
four (4) square feet per 
sign, and a maximum 
height 
of three (3) feet.  
 

____ directional signs 
which will exceed 
maximum sign area of 
four (4) square feet per 
sign, and a height 
of three (3) feet.  
 

16.07.03 5.2 

One wall sign shall be 
allowed per business 
with its own public 
entrance, unless 
Planning Commission 
allows additional signs. 

Three (3) wall signs 
will exist because the 
lot is on the corner of 
Grand River Ave and 
Parkway Drive. 

16.1 (footnotes to Table 
16.1) 

5.2 

Wall signs shall not 
exceed an area of ten 
percent (10%) of the 
façade of a building, 
unless Planning 
Commission allows 
additional area. 

Wall signs will be in 
excess of ten percent 
(10%) of the building 
façade. 

16.1 (footnotes to Table 
16.1) 

5.2 
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One monument sign is 
allowed, unless more 
are approved by the 
Planning Commission. 

Two (2) monument 
signs. 

16.1 (footnotes to Table 
16.1) 

5.2 

Monument signs may 
not exceed six (6) feet 
in height. 

Monument signs will 
exceed six (6) feet in 
height. 

16.1 (footnotes to Table 
16.1) 

5.2 

1,025 parking spaces 
required. 

950 parking spaces 
provided with 750 built 
and 200 banked. 

14.04 4.2.3 
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Attachment 1 

 

ENVIRONMENTAL IMPACT ASSESSMENT 
ST. JOSEPH MERCY LIVINGSTON  

February 19, 2020 

Concept PUD Submittal 

a. Names and addresses of persons responsible: 

Trinity Health – Michigan d/b/a St. Joseph Mercy Livingston 

620 Byron Road  

Howell, MI 48843 

 

Rebecca Selter, AIA | Project Manager 

Rebecca.selter@stjoeshealth.org | 734‐712‐2047 office, 734‐260‐5003 mobile 

SJMHS Planning Design & Construction 

5333 McAuley Drive, Suite 1117 

Ypsilanti, MI 48197 

 

SmithGroup 

201 Depot St., Second Floor 

Ann Arbor, MI  48104 

 

Deb Axelrood, Professional Landscape Architect 

Deb.Axelrood@smithgroup.com  

734.669.2716  

 

Brandon Woodle, Professional Landscape Architect 

Brandon.Woodle@smithgroup.com 

T 734.669.2677  

 

Ann Strong, PE, Civil Engineer 

anna.strong@smithgroup.com 

734.669.2749  

 

Charles Langolf, Professional Surveyor 

charlie.langolf@smithgroup.com 

734.669.2690 

 

Darin Daguanno, AIA, Architect 

SmithGroup 

500 Griswold Street, Suite 1700  

Detroit, MI 48226  

darin.daguanno@smithgroup.com 

313.442.8312  
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Paul D. Tonti, AIA, LEED AP, Architect 

SmithGroup 

500 Griswold Street, Suite 1700  

Detroit, MI 48226  

313.442.8250  

paul.tonti@smithgroup.com 

 

Bergmann 

29777 Telegraph, Suite 1640 

Southfield, MI  48034 

Steven J. Russo, PE, Transportation Engineer 

248.663.1379 

srusso@bergmannpc.com 

 

Tetra Tech 

401 South Washington Square, Suite 100 

Lansing, MI  48933 

Gary J. Markstrom, Professional Engineer and Genoa Township consultant 

 

King & MacGregor Environmental, Inc. 

2520 Woodmeadow SE 

Grand Rapids, MI  49546 

Woody Held, PLA and Wetland Specialist 

 

Testing Engineers & Consultants, Inc. 

1343 Rochester Road 

PO Box 249 

Troy, MI  48099‐0249 

Carey J. Suhan, PE, Geotechnical & Environmental Services 

 

b. Map(s) and written description/analysis of the project site: 

The project site consists of 2 parcels, with the larger, 21.86‐acre parcel fronting on the south 

side of Grand River Avenue and west side of Parkway Drive.  A detention area is located south of 

the larger parcel on MDOT property, a 30’ DTE easement is located along the west edge of the 

property, and a 15’ wide public utility easement is on the north side of this parcel.  It is currently 

occupied by the Grand River Golf Range and Putt‐Putt, with a small building, parking lot and 

putt‐putt course located on the north side and the golf range occupying the remainder of the 

site. The smaller, 2‐acre parcel fronting on the east side of Parkway Drive is vacant land, with a 

20’ sanitary sewer easement, a 12’ DTE easement and a variable width storm easement 

currently being used for detention along the east and north sides. See attached ALTA/NSPS Land 

Title Survey with topographic information and legal descriptions for Parcels 1 and 2 and aerial 

photo.   
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c. Impact on natural features: 

The existing topography on the larger parcel is primarily gently sloping to the east, with the 

southeast portion of the site utilized for detention.  A few landscaped berms with steeper slopes 

(greater than 20%) are in the golf range and putt‐putt areas.  The smaller parcel also slopes to 

the east to another detention area, as previously noted.  Based upon the geological data and 

borings in the area, existing soils are a variable profile of clay and sand.  Clay consistencies may 

range from plastic to extremely stiff and relative density of sand varying from loose to compact.  

No endangered species habitats were observed during the course of the 2019 survey of the 

subject property.  There are no significant trees on the smaller parcel, however, there are large 

trees (8” cal. and over) identified on the survey along all of the large parcel property borders 

and in the putt‐putt golf area.  The property is outside of the 100‐year flood area (Zone X 

unshaded) on the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map 

(FIRM).  Zone X unshaded is defined as areas of minimal flooding (see attached FIRMETTE).  A 

pre‐application meeting was conducted on the project site with a Water Resources Division 

representative from the Department of Environment, Great Lakes, and Energy (EGLE).  Based 

upon an in‐office review of the project plans and this on‐site review, it was determined that the 

wetlands present on Parcel 2 (the smaller parcel) will not require a permit for the proposed 

project, as they were incidentally created as a result of construction of a storm water basin 

constructed in upland.  (See attached EGLE Preapplication Meeting Letter). Considering the 

conditions described above, the site is suitable for the proposed development. 

 

In order to develop the site, regrading will be required to accommodate the planned roads, 

parking lots, walkways, buildings and utilities needed for the new hospital and medical office 

building.  New soils and aggregates will be imported from off‐site to build the development.  

Some of the existing large trees will need to be removed and replaced with new trees, as 

required by the ordinance. 

 

d. Impact on storm‐water management: 

The proposed development will follow all MDOT and Livingston County Drain Commissioner 

requirements for stormwater detention and discharge. Soil erosion control measures will be 

followed during construction, per Appendix K:  Soil Erosion and Sedimentation Control Plan 

Check List from Livingston County Drain Commissioner (see attached). 

 

 

e. Impact on surrounding land used: 

A new hospital, emergency center and medical office building are planned to benefit the 

community by providing state‐of‐the‐art healthcare facilities.  This development complements 

the existing adjacent commercial areas and is conveniently located to nearby residential areas, 

providing access from the I‐96 expressway to the south and East Grand River Avenue to the 

north.  In addition, the DTE easement provides a wide buffer to the residential area to the west.  

Site improvements include a loop road, drop‐off areas, parking lots, helipad, loading area, 

generators, oxygen tanks, mobile MRI pad for trucks and ambulance access.  Although exterior 

lighting will be required for the roadways and walks to provide safe access for staff and visitors, 
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full cut‐off fixtures are planned to decrease unnecessary light pollution. Lighting will also be 

required for the safe use of the helipad, currently planned to only pick up patients and take 

them to another facility if needed. Although the generators, helicopters, vehicles and 

ambulances planned for the site will increase the noise and air pollution, this is not expected to 

be a problem in this area, due to the current noise level and air pollution from I‐96 and East 

Grand River and their proximity to the site.  In addition, truck deliveries, helipad and generators 

are planned for the east side of the site, located furthest from the high‐density residential 

development west of the DTE utility corridor. 

 

f. Impact on public facilities and services:  

Based on projections for the hospital and MOB, approximately 602 employees and xxx patients 

and visitors are expected to visit/work at the facility daily.  This development is not expected to 

impact the public schools.  Police and fire protection will be needed for both the hospital and 

MOB. 

 

g. Impact on public utilities: New storm sewers, above ground and underground detention 

facilities are planned on‐site to control site storm drainage and follow the Livingston County 

Drain Commissioner storm water management guidelines Soil erosion control measures will be 

followed during construction to control runoff, per Appendix K:  Soil Erosion and Sedimentation 

Control Plan Check List from Livingston County Drain Commissioner (see attached).  Impacts on 

water and sanitary sewer facilities will be completed following Tetra Tech water and sanitary 

sewer utility study. Sewer and water facilities will be designed in accordance with the MHOG 

design standards 

 

h. Storage and handling of any hazardous materials:  Oxygen tanks will be installed on a concrete 

pad as required by code and are located near the truck docks on the east side of the site.  Below 

grade fuel tanks will be installed to the proper setbacks from the building outside of the loading 

dock, with depth below grade and venting as required by code. It is the policy of Saint Joseph 

Mercy Health System (SJMHS) to ensure the safe handling and disposal of medical waste 

throughout the organization including the proposed development. SJMHS enforces a strict 

medical waste policy and plan, including obtaining certificates from regulatory agencies, 

oversight from SJMHS Safety Program personnel to ensure safe practices for the transportation, 

packaging, and storage of medical waste. 

 

i. Impact on traffic and pedestrians: The proposed development will improve pedestrian 

connectivity by constructing an eight (8) foot wide sidewalk along Grand River Avenue in 

accordance with the Zoning Ordinance. Additional interior sidewalks will connect the building to 

Grand River Avenue and provide necessary interior circulation with safe, accessible routes. A 

traffic study (see attachments) was conducted to analyze the vehicular impact of this 

development on surrounding public roads. Based on the results of the traffic study (see 

attachments), the following are proposed to provide acceptable traffic operations: 

 

a. Install a traffic signal at the proposed site driveway to I‐96 BL aligned with Arundell 

Avenue. 
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b. Optimize the network signal timings and coordinate all traffic signals, including the 

proposed signal along I‐96 BL. 

c. Install pavement markings on Parkway Drive in accordance with MMUTCD guidelines. 

 

The proposed improvements above will be submitted to MDOT for review and approval, as 

Grand River Avenue is a MDOT right‐of‐way. 

 

j. Special Provisions:  

All easements are shown on ALTA/NSPS Land Title Survey (see attached). 

 

k. Demand for the proposed development: 

The population of Genoa Township has grown over the past decade and as population grows the 

demand for healthcare increases. Additionally, the proposed new hospital will replace the 

facility in Howell and provide a new state‐of‐the‐art hospital and MOB for the residents of 

Genoa Township. 

 

l. Impact on Genoa Township Master Plan and zoning:  

The proposed hospital and MOB development is consistent with the Genoa Township Master 

Plan, as it is located within the area designated as a Primary Growth Area. Additionally, re‐

zoning to a Planned Unit Development is in accordance with the recommendation on page 5‐6 

of the Genoa Township Master Plan that specifies re‐zoning new hospital developments to PUD. 

 

m. A list of all source material: 

Appendix K:  Soil Erosion and Sedimentation Control Plan Check List 

Flood Insurance Rate Map (FIRM) from Federal Emergency Management Agency (FEMA) 

SmithGroup ALTA/NSPS Land Title Survey dated 10/09/2019 

EGLE Preapplication Meeting Letter dated 11/22/2019 
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Executive Summary 

This Traffic Impact Study (TIS) was completed for the proposed St. Joseph Mercy Health Systems 

(SJMHS) Hospital and Medical Office Building (MOB) in Genoa Township, Livingston County, Michigan.  

The project site is located along the south side of Grand River Avenue (I-96 BL) approximately ½ mile 

east of Latson Road and is currently occupied by the Grand River Golf Range & Putt Putt facility.  The 

purpose of this study is to identify the traffic related impacts, if any, of the proposed project on the 

adjacent road network.  This study was conducted in accordance with accepted traffic engineering 

practice and guidelines published by the Institute of Transportation Engineers (ITE).  Township 

Ordinance as well as Michigan Department of Transportation (MDOT) and Livingston County Road 

Commission (LCRC) standards were referenced as applicable. 

The proposed development plans include construction of an approximately 200,000 square foot (SF) 

Hospital facility to accommodate approximately 500 employees and 72 beds in addition to a 50,000 

SF MOB.  Access for the site is currently provided via a single driveway to I-96 BL aligned with Arundell 

Avenue.  The existing access location is not proposed to change as part of the development plans but 

will be reconstructed and widened to accommodate separate left turn and right turn / shared through 

lanes exiting the site.  Additionally, multiple access points are proposed to Parkway Drive which also 

currently provides access to I-96 BL.  Traffic volumes that are expected to be generated by the 

development were forecast based on the rates and equations published by ITE in Trip Generation, as 

summarized below: 

 

The overall conclusions of this Traffic Impact Study are as follows: 

1. All study intersection approaches and movements currently operate acceptably at a LOS D or 

better during both peak hours with the exception of the following: 

a. The signalized intersection of I-96 BL & Latson Road which currently operates at a LOS 

E during the PM peak hour with several individual movements currently operating at a 

LOS E or F during both peak hours. 

b. The STOP controlled approaches of Arundell Avenue and the Grand River Golf Range 

& Putt Putt drive with I-96 BL which currently operate at a LOS F during both peak 

hours. 

c. The STOP controlled left turn movement from Parkway Drive to I-96 BL which currently 

operates at a LOS E during both peak hours. 

2. Ambient traffic growth of 1.0% was applied to establish 2024 background traffic volumes 

without the proposed development.  Several background developments were also identified 

in the study area and included in this study. 

In Out Total In Out Total

Hospital 610 502 Employees 2,675 171 63 234 57 153 210

Medical Office Building 720 50,000 SF 1,833 94 27 121 48 124 172

TOTAL 4,508 265 90 355 105 277 382

PM Peak HourITE 

Code

Average 

Daily 

AM Peak Hour
Land Use Amount Units
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3. Background (2024) conditions analyses indicate that several movements will experience 

degraded operations including the intersection of I-96 BL & Latson Road, and the left-turn 

movements from Latson Road to the EB and WB I-96 on-ramps.  

Future (2024) conditions analyses indicate that most study intersection approaches and movements 

will continue to operate acceptably; however, there are several locations with undesirable or failing 

conditions that are expected to worsen in the future, if those movements operating at a LOS E or F are 

not improved under background conditions.  

4. Egress left turns from the site and Parkway Drive to I-96 BL will not operate acceptably under 

STOP control with the proposed development. In accordance with MMUTCD requirements a 

traffic signal is warranted at the site driveway with the proposed development. 

5. With the improvements outlined below, all study network intersections and site driveways will 

operate acceptably, or in a manner similar or improved compared to background conditions 

during the peak hours. 

Based on the results of this study, the following should be considered to provide acceptable traffic 

operations due to existing deficiencies and other development projects, regardless of the proposed 

Hospital and MOB: 

1. Install permissive-protected left-turn phasing at the intersections of Latson Road with the EB 

and WB I-96 ramps. 

Based on the results of this study, the following should be considered to provide acceptable traffic 

operations with all development projects, including the proposed Hospital and MOB: 

1. Install a traffic signal at the proposed site driveway to I-96 BL aligned with Arundell Avenue. 

2. Optimize the network signal timings and coordinate all traffic signals, including the proposed 

signal along I-96 BL. 

3. Install pavement markings on Parkway Drive in accordance with MMUTCD guidelines. 

This report is intended for use by the Township, MDOT, and LCRC to guide decisions related to 

development project approvals, access permitting, and identifying future roadway improvement 

needs.  The methodologies, analyses, results, and recommendations relevant to this study are 

described in detail herein.  The opinions, findings, and conclusions expressed in this report are 

those of Bergmann and not necessarily those of the Owner, Genoa Township, MDOT, and/or 

LCRC.   

Prepared By: 

Steven J. Russo, PE 

Bergmann Associates   
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Project Overview 

This report presents the methodologies, analyses, results, and recommendations of a Traffic Impact 

Study (TIS) for the proposed St. Joseph Mercy Health Systems (SJMHS) Hospital and Medical Office 

Building (MOB) in Genoa Township, Livingston County, Michigan.  The project site is located along the 

south side of Grand River Avenue (I-96 BL) approximately ½ mile east of Latson Road and is currently 

occupied by the Grand River Golf Range & Putt Putt facility as shown on Figure 1. 

The proposed development plans include construction of an approximately 200,000 square foot (SF) 

Hospital facility to accommodate 500 employees and 72 beds in addition to a 50,000 SF MOB.  This 

project is planned to be built out by 2024, and assumed to be fully occupied by that time for the 

purposes of this study.  Access for the site is currently provided via a single driveway to I-96 BL aligned 

with Arundell Avenue.  The existing access location is not proposed to change as part of the 

development plans but will be reconstructed and widened to accommodate separate left turn and 

right turn / shared through lanes exiting the site.  Additionally, multiple access points are proposed to 

Parkway Drive which also currently provides access to I-96 BL. 

The study section of I-96 BL and all I-96 ramp terminals are under the jurisdiction of the Michigan 

Department of Transportation (MDOT).  All other study roadways are under the jurisdiction of the 

Livingston County Road Commission (LCRC), except Parkway Drive which is private.  In accordance with 

Section 1.2.4 of the MDOT Geometric Design Guidance a TIS is required for permitting of site access.  

Additionally, although no access is proposed to LCRC right-of-way, the potential impacts of the project 

at study intersections including I-96 BL & Latson Road may require LCRC involvement.  The project is 

also subject to review by Genoa Township and their consultants through their site plan approval 

process. 

The purpose of this study is to identify the traffic related impacts, if any, of the proposed project on 

the adjacent road network.  This study therefore includes analysis of the proposed site access points 

as well as key off-site intersections surrounding the site.  Analysis of the site access point will determine 

appropriate lane configurations as well as traffic control to safely and efficiently process site traffic.  

Key off-site intersections were analyzed to determine if new site-generated traffic passing through 

these locations would require improvements to mitigate any impacted traffic operations. 

The scope of this study was developed based on Bergmann’s knowledge of the study area, 

understanding of the development program, accepted traffic engineering practice and information 

published by the Institute of Transportation Engineers (ITE).  Additionally, Bergmann solicited input 

regarding the proposed scope of work from MDOT and LCRC.  The study analyses were completed 

using Synchro and SimTraffic, Version 10 traffic analysis software and in accordance with the 

methodologies and practices published by ITE and the applicable requirements of MDOT, Genoa 

Township, and LCRC.  This report is intended for use by MDOT, the Township and LCRC to guide 

decisions related to development project approvals, access permitting, and identifying future roadway 

improvement needs. 
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Background Data

Existing Road Network 

Vehicle transportation for the proposed development will be provided via I-96 BL and Latson Road.  

Regional transportation is provided by I-96 which has interchanges with I-96 BL ½ mile east of the 

subject site and Latson Road ½ mile south of I-96 BL.  The study intersections are identified below and 

further details on the study network are summarized in Table 1. 

Study Intersections 

• I-96 BL & Latson Road (signalized); 

• I-96 BL & Lawson Drive (signalized); 

• I-96 BL & WB I-96 off-ramp (signalized); 

• I-96 BL & Arundell Avenue / Site Access (unsignalized); 

• I-96 BL & Parkway Drive (unsignalized); 

• Latson Road & Grand Oaks Drive (signalized); 

• Latson Road & I-96 WB Ramps (signalized); 

• Latson Road & I-96 EB Ramps (signalized); 

Table 1: Roadway Summary 

 

Existing Traffic Counts 

Existing traffic volume data were collected at the study intersections by Bergmann subconsultant 

Traffic Data Collection, LLC (TDC).  Turning movement counts were initially collected on Thursday, 

November 7th, 2019 during typical weekday AM (7:00 AM to 9:00 AM) and PM (4:00 PM to 6:00 PM) 

peak periods.  On the morning of November 7th, adverse weather and roadway conditions resulted in 

several crashes along EB I-96 near Howell, including a fatal crash.  As a result, EB I-96 between Pinckney 

Road and Latson Road was closed for several hours of the morning with traffic detoured to Pinckney 

Road and I-96 BL.  As this closure has direct impacts on the study intersections, AM peak hour traffic 

counts were recollected on Wednesday, November 13th, 2019 and were utilized in this study. 

Data were collected in 15-minute intervals to establish the current peak hour traffic volumes and peak 

hour factors (PHF).  Counts were collected while schools were in session and major weather events, 

holidays, and other local special events were avoided.  During collection of the manual intersection 

turning movement counts, pedestrian data and commercial truck percentages were recorded and used 

in the traffic analysis.  In order to establish baseline ‘Existing Conditions’ volumes for this study, peak 

Roadway Data I-96 BL Latson Road Grand Oaks Dr. Arundell Ave. Parkway Dr.

Functional Class Principal Arterial Minor Arterial Local Local Local
Direction E-W N-S N-S / E-W N-S N-S
Speed Limit (mph) 50 50 45 25 25
Jurisdiction MDOT LCRC LCRC Private Private
Cross Section 5-Lane 5-Lane 2-Lane 2-Lane 2-Lane
AADT 31,000 22,000 6,240 1,400 1,000
AM Peak Hour Volume 2,083 1,490 532 32 116
PM Peak Hour Volume 3,170 2,228 624 138 91
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hour volumes for each individual intersection were identified and utilized based on the data collected.  

Specific traffic generators were also identified as sink / source locations and modeled as dummy nodes 

between each study intersection, and thru traffic volumes were balanced upward across the network.   

Seasonal adjustment factors published by the Southeast Michigan Council of Governments (SEMCOG) 

for the SEMCOG region indicate adjustment factors below 1.0 (downward seasonal adjustment) for 

traffic counts collected on a Tuesday, Wednesday, or Thursday in the month of November.  To validate 

the current traffic counts, a traffic volume comparison was conducted along Latson Road during the 

peak hours to determine if any seasonal volume adjustments are necessary.   

Traffic volume data from Tuesday, September 12th, 2017 and Thursday, August 1st, 2019 were obtained 

from the Versa Development TIS completed by F&V for the study intersections along Latson Road and 

compared with the count data collected.  The results of the comparison are summarized in Table 2 

below and indicate that current traffic volumes are similar with the previous traffic volumes collected 

in August and September.  Based on these results, no adjustments to existing traffic volumes were 

determined necessary to account for seasonal adjustments.  Upward balancing of the network also 

accounts conservatively for some minor variations in relative traffic volumes.  The traffic volume data 

are included in Appendix A and the resulting 2019 existing traffic volumes are shown on Figure 2. 

Table 2: Traffic Volume Comparison 

 

  

SJMHS TIS SJMHS TIS

09/12/17 08/01/19 11/13/19 09/12/17 08/01/19 11/07/19

NB 723 615 1117 1141

SB 1150 1146 801 864

EB 711 713 1172 1126

WB 682 669 1921 1867

Total 3266 3143 5011 4998

NB 730 747 841 865

SB 743 685 1190 1222

WB 217 268 547 614

Total 1690 1700 2578 2701

NB 436 507 524 492

SB 506 498 724 804

EB 414 384 468 523

Total 1356 1389 1716 1819

Latson Road 

& I-96 EB 

Ramps

Intersection Approach

AM Peak Hour PM Peak Hour

I-96 BL & 

Latson Road

Latson Road 

& I-96 WB 

Ramps

Versa TIS Versa TIS



SITE

SCALE DATEPAGE NO.

Figure 2

Existing 2019 Traffic Volumes

7 No Scale

SJMHS Hospital TIS

Genoa Township, MI

Jan '20

58/114

326/409

1

5

5

/
4

0

1

3

9

4

/
8

5

9

1

2

0

/
6

0

7

5
7
4
/
3
4
3

4
4
0
/
4
0
1

1
3
2
/
1
2
0

2
8
5
/
3
0
9

1
6
0
/
5
0
4

1
7
0
/
3
2
8

1

2

0

/
2

2

2

5

3

0

/
6

5

1

6

3

/
2

5

3

11/42

3/12

17/16

2
1
/
5

5
1
6
/
9
5
8

1
1
0
/
9
7

6
2
/
1
2

6
4
8
/
1
0
9
9

2
0
8
/
2
0
4

158/222

8/3

45/86

14/87

254/527

2

/
0

6

8

7

/
1

8

1

3

3

/
4

1

6

/
1

8

0

/
0

7

/
3

4

0

/
2

0

/
1

0

/
6

3

/
1

1

3

6

3

/
1

1

4

4

1

6

/
4

4

2

2

/
1

8

6

6

4

/
1

8

2

7

3

7

/
2

5

1

3

3

2

/
1

1

3

9

2

7

/
3

2

6

3

5

/
1

6

8

3

1

6

/
3

5

6

8

/
9

4

1

2

8

2

/
1

0

3

9

1

1

/
2

7

4
8
4
/
7
1
7

2
0
1
/
5
0
5

6
6
4
/
7
8
8

8
3
/
7
7

2
7
1
/
2
8
1

2
2
7
/
5
2
3

8
6
/
3
6

4
2
1
/
4
5
6

4

6

/
3

9

1

/
1

1

9

/
1

8

3

5

/
2

0

2

/
7

3

2

/
1

4

4

4

7

4

/
1

0

5

5

7

7

8

/
7

4

8

2
8
/
6
2

2
0
4
/
6
9
5

6

7

8

/
1

7

5

0

7

7

8

/
7

4

8

5

8

5

/
3

5

0

2
9
/
2
1

2
8
/
2
7

STOP

STOP

STOP

L
A

T
S
O

N
 
R

O
A

D

I
-
9

6

 
B

L
 
(
G

R

A

N

D

 
R

I
V

E

R

 
A

V

E

N

U

E

)

A

R

U

N

D

E

L
L
 
D

R

I
V

E

S

I
T

E

 
D

R

I
V

E

L
A

W

S

O

N

 
D

R

I
V

E

I-96

W

B

 
I
-

9

6

 
O

F

F

-

R

A

M

P

E

B

 
I
-

9

6

 
O

F

F

-

R

A

M

P

W

B

 
I
-

9

6

 
O

N

-

R

A

M

P

E

B

 
I
-

9

6

 
O

N

-

R

A

M

P

G

R

E

A

T

 
O

A

K

S

 
D

R

I
V

E

W

B

 

I

-

9

6

 

O

F

F

-

R

A

M

P

E

B

 
I
-

9

6

 
O

N

-

R

A

M

P

P
A

R
K

W
A

Y
 
D

R
I
V

E



 TRAFFIC IMPACT STUDY 

 SJMHS HOSPITAL – GENOA TOWNSHIP, MI 

                                                                                                                                               Page 8 

Existing Conditions Analysis 

Existing 2019 Traffic Conditions 

Existing peak hour vehicle delays and Levels of Service (LOS) were calculated at the study 

intersections based on the existing lane configurations and traffic control, the existing traffic 

volumes shown on Figure 2, and the methodologies presented in the Highway Capacity 

Manual, 6th Edition (HCM6). 

Typically, LOS D is considered acceptable, with LOS A representing minimal delay, LOS F indicating 

failing conditions, and LOS E representing conditions where demands are approaching capacity.  

Simulations of the study network were also observed using SimTraffic, in order to identify potential 

issues related to vehicle queuing, traffic flow between intersections, and the overall study network.   

At the intersection of I-96 BL & Latson Road, all approaches have dynamic no turn on red restrictions 

where a dynamic regulatory sign displays a “NO TURN ON RED” message for right turning vehicles 

during the protected phase of the conflicting left turn movement only.  As SimTraffic cannot replicate 

a dynamic no turn on red, right turns on red were assumed prohibited at all times for all approaches 

as a conservative approach.  The HCM6 methodology calculations assume a right-turn-on-red flow 

rate of zero vehicles which also conservatively accounts for the dynamic no turn on red restrictions. 

The results of the analysis of existing conditions are presented in Appendix B, summarized in Table 3 

and described in further detail below.  The results of the existing conditions analysis indicate that all 

study intersection approaches and movements currently operate acceptably at a LOS D or better 

during both peak hours with the exception of the following: 

• The signalized intersection of I-96 BL & Latson Road which currently operates at a LOS E during 

the PM peak hour.  Additionally, several individual movements currently operate at a LOS E or 

F during both peak hours. 

• The STOP controlled approaches of Arundell Avenue and the Grand River Golf Range & Putt 

Putt drive with I-96 BL which currently operate at a LOS F during both peak hours. 

• The STOP controlled left turn movement from Parkway Drive to I-96 BL which currently 

operates at a LOS E during both peak hours. 

Review of network simulations indicates generally acceptable traffic operations during the 

AM peak hour with vehicle queues at signalized intersections processed during each signal 

cycle.  During the PM peak hour, a long vehicle queue is observed for the WB right-turn 

movement at the intersection of I-96 BL & Latson Road which frequently exceed available 

storage length.  Additionally, moderate vehicle queues and cycle failures are observed for 

several other movements at the intersection.  At all other study intersections acceptable traffic 

operations are observed and vehicle queues are processed during each signal cycle.  At the 

STOP controlled intersections of Arundell Avenue and Parkway Drive, the adjacent signalized 

intersections along I-96 BL provide gaps in traffic along I-96 BL to facilitate egress movements.  

As a result, moderate vehicle queues are observed with 95th percentile queue lengths for these 

STOP controlled approaches calculated to be 89 feet (4 vehicles) or less.  
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Table 3: Existing 2019 Traffic Conditions 
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Background Conditions 

Background 2024 Traffic Volumes 

Traffic impact studies typically include an evaluation of traffic operations in the future as they would 

be without the proposed development.  This “background” condition serves to identify any mitigation 

that may be required regardless of the project, and as a baseline for comparison of future buildout 

conditions.  This scenario is comprised of existing traffic conditions plus ambient traffic growth plus 

traffic from approved developments in the study area that have yet to be constructed.  At the time of 

this study the following developments were identified within the study area and immediate vicinity 

that have yet to be constructed or are currently under construction: 

1. Versa Mixed-Use Development 

2. Westbury Phase II Residential Development 

The vehicle trips that would be generated by the background developments were assigned to the 

study intersections based on the respective traffic study completed for each development.  Where a 

traffic study was not completed for the development or the traffic study did not include the same 

intersections as this study, the number of vehicle trips was forecast based on data published by ITE in 

Trip Generation, 10th Edition and assigned to the study road network based on existing traffic patterns. 

In addition to background developments, an ambient growth factor is applied to existing traffic 

volumes to account for future projects in the study area and population increases, as well as growth 

in regular traffic volumes due to development projects outside the study area.  The recent construction 

of the I-96 & Latson Road interchange has resulted in significant changes in traffic patterns throughout 

the study area.  As a result, historical traffic volumes do not provide an accurate representation of 

traffic growth in the area.  Therefore, publicly available data from the Southeast Michigan Council of 

Governments (SEMCOG), including population and employment forecasts for Genoa Township were 

referenced. 

Table 4: Community Annual Growth Summary 

 

The SEMCOG data indicates annual population and employment growths ranging from 0.35% to 1.64% 

between 2015 and 2045 as shown in Table 4.  Therefore, an ambient background growth rate of 1.0% 

per year was utilized for this study and was agreed upon by MDOT.  The ambient growth rate and trips 

from the background developments were applied to the existing 2019 traffic volumes to forecast the 

Community Measure Growth

Employment 0.38%

Population 1.54%

Employment 0.35%

Population 0.57%

Employment 0.47%

Population 0.69%

Employment 0.63%

Population 1.64%

0.78%

Genoa Township

Howell

Brighton

Brighton Township

AVERAGE
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future 2024 background traffic volumes without the proposed development.  The resultant 

background traffic volumes are summarized on Figure 3. 

Background 2024 Traffic Conditions 

Background peak hour vehicle delays and LOS were calculated at the study intersections based on 

existing lane configurations and traffic control, the background traffic volumes shown on Figure 3, and 

the methodologies presented in the HCM.  The results of the analysis of background conditions are 

presented in Appendix C, summarized in Table 5, and described in further detail below. 

The results of the background conditions analysis indicate that all approaches and movements at the 

study intersections will continue to operate acceptably at a LOS D or better during both peak hours 

with the exception of the following: 

• The signalized intersection of I-96 BL & Latson Road which will continue to operate at an 

overall LOS E during the PM peak hour.  Additionally, several individual movements will 

continue to operate at a LOS E or F during both peak hours. 

• The NB left-turn movement at the signalized intersection of Latson Road & WB I-96 ramps 

which will operate at a LOS F during the PM peak hour. 

• The STOP controlled approaches of Arundell Avenue and the Grand River Golf Range & Putt 

Putt drive with I-96 BL which will continue to operate at a LOS F during both peak hours. 

• The STOP controlled left turn movement from Parkway Drive to I-96 BL which will operate at a 

LOS F during both peak hours. 

Review of network simulations continues to indicate acceptable traffic operations during the AM peak 

hour with vehicle queues at signalized intersections typically processed during each signal cycle.  

During the PM peak hour, long vehicle queues and frequent cycle failures occur with increased 

frequency at the intersection of I-96 BL & Latson Road, as compared to existing conditions.  Specifically, 

a long vehicle queue is observed for the WB right-turn movement which exceeds available storage 

length throughout the majority of the peak hour.  It should be noted that these operations reflect 

modeled prohibition of all right turns on red at this intersection.  The dynamic case signs allow for 

additional right turn demand processing and would result in shorter queues for actual field conditions.  

Additionally, long vehicle queues are observed for the left-turn movements from Latson Road to the 

EB and WB I-96 on-ramps which exceed available storage length and spill back into the through lanes 

along Latson Road.  At all other signalized study intersections acceptable traffic operations are 

observed and vehicle queues are processed during each signal cycle.  At the STOP controlled 

intersections of Arundell Avenue and Parkway Drive, gaps in the I-96 BL traffic stream during the PM 

peak hour to facilitate egress movements.  As a result, long vehicle queues are observed with average 

vehicle queue lengths for Arundell Avenue and Parkway Drive calculated to be 193 feet (8 vehicles) 

and 115 feet (5 vehicles), respectively. 
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Table 5: Background 2024 Traffic Conditions 

  

33.8 43.8 35.6 23.7 47.7 46.5 55.2 28.6

C D D C D D E C

48.3 106.6 30.3 13.9 85.6 73.8 65.9 121.7

D F C B F E F 
1

F

68.5 44.1 37.7 101.7 80.1 168.5 48.3 35.8

E D D F F F D D

37.0 44.3 31.8 25.3 84.5 159.8 40.0 24.9

D D C C F F D C

45.3 LOS D 75.1 LOS E

5.2 2.6 5.4 2.8 5.5 24.2 5.2 3.4

A A A A A C A A

0.7 3.3 0.6 0.6 12.0 8.5 12.1 12.1

A A A A B A B B

39.9 40.5 48.0 50.3

D D D D

42.4 44.1 37.4 38.2

D D D D

6.4 LOS A 12.0 LOS B

0.4 0.4 17.4 17.4

A A B B

3.8 3.8 14.3 14.3

A A B B

39.6 40.0 36.8 32.5 33.2 24.9

D D D C C C

7.3 LOS A 20.3 LOS C

36.3 29.9 31.8 26.3

D C C C

31.6 37.8 31.5 37.0

C D C D

2.9 10.0 0.9 0.9 9.1 20.3 7.4 7.3

A A A A A C A A

16.9 11.6 17.1 17.1 31.6 14.1 31.7 31.7

B B B B C B C C

12.5 LOS B 20.7 LOS C

35.3 34.9 35.5 32.6 25.3 34.6

D C D C C C

1.6 7.4 0.4 35.2 169.3 0.8

A A A D F A

14.8 15.1 13.9 22.8 20.7 25.9

B B B C C C

12.7 LOS B 29.5 LOS C

31.7 27.5 37.4 32.8 32.4 33.6

C C D C C C

7.8 7.9 7.2 7.0 7.2 6.2

A A A A A A

7.8 21.1 0.3 11.3 36.6 0.4

A C A B D A

14.4 LOS B 15.1 LOS B

0.2 9.8 1.2 25.7

A A A D

0.0 14.1 0.0 0.0

A B A A

0.0 1298.8

A F

130.0 12.3 3517.1 28.2

F B F D

0.5 15.3 0.1 12.5

A C A B

38.2 58.8 18.3 35.5 51.8 14.8

E F C E F B

1. V/C ratio greater than 1.0.

1. I-96 BL & Latson Road
EB EB

WB WB

Intersection

AM Peak Hour PM Peak Hour

Approach Approach

Overall Overall

2. I-96 BL & Lawson Drive
EB EB

Signalized
NB NB

SB SB

WB WB

Signalized
NB

39.4
NB

35.9

D D

Overall Overall

D D

SB
38.5

SB
35.8

NB NB

Overall Overall

3. I-96 BL & WB I-96 Off-Ramp
EB EB

WB WB
Signalized

WB
27.9

WB
23.4

C C

4. Latson Road & Grand Oaks Drive / 

Ascension Medical Drive
EB

38.1
EB

33.9

D C

Overall Overall

5. Latson Road & I-96 WB Ramps
WB WB

Signalized
NB NB

SB SB

Overall Overall

6. Latson Road & I-96 EB Ramps
EB EB

NB NB
Signalized

SB SB

NB NB
Signalized

SB SB

Minor STOP

Overall Overall

7. I-96 BL & Arundell Avenue / Site 

Drive
EB Free EB Free

NB
0.0

NB
1298.8

A F

WB Free WB Free

8. I-96 BL & Parkway Drive
EB Free EB Free

SB
243.2

SB
8274.7

F F

NB NB

WB Free WB Free
Minor STOP
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Future Conditions Analysis 

Site-Generated Traffic 

Trip Generation 

The number of Weekday AM and PM peak hour vehicle trips that would be generated by the proposed 

development was forecast based on data published by ITE in Trip Generation, 10th Edition.  The ITE land 

use categories that most closely match the operation of the proposed facility are Land Use #610, 

Hospital, and Land Use #720, Medical Office Building.  For Land Use #610, trip generation data is 

published by Gross Square Feet (GSF), number of beds, and number of employees.  Review of the 

statistical data published by ITE for each independent variable as summarized in Table 6 indicates that 

the number of employees provides the strongest correlation to trip-making potential.  Therefore, as 

the number of employees for the Hospital is known, it was selected as the independent variable for 

trip generation calculations. 

Table 6: Land Use #610 Statistical Summary 

 

For Land Use #720, trip generation data is published by GSF and number of employees; however, as 

the number of employees specific to the MOB is not known, GSF was utilized.  The resulting site trip 

generation forecast is summarized in Table 7 and was agreed upon by MDOT.  

Table 7: Site Trip Generation 

 

Traffic Assignments 

The vehicle trips that would be generated by the proposed development were assigned to the study 

road network utilizing a gravity model.  A gravity model is a mathematical model used to estimate the 

number of trips that will be drawn to a development based on population and travel time within a 

distinct area of influence.  For the proposed facility, the area of influence was defined as a 30-minute 

travel time to the site.  The population distribution within the area of influence was determined based 

on US Census data and separated into zones by City / Township.  Each zone was then factored based 

on travel time information obtained from Google and assigned to the area road system utilizing the 

following assumptions: 

1. All trips to/from north of M-59 were assumed to utilize M-59 to Latson Road to I-96 BL. 

Land Use Time Period Independent Variable # of Studies Standard Deviation R
2

Beds 9 1.01 0.88

GSF 20 0.5 0.86

Employees 17 0.1 0.96

Beds 7 0.92 0.91

GSF 19 0.6 0.88

Employees 14 0.13 0.96

AM

PM

#610

Hospital

In Out Total In Out Total

Hospital 610 502 Employees 2,675 171 63 234 57 153 210

Medical Office Building 720 50,000 SF 1,833 94 27 121 48 124 172

TOTAL 4,508 265 90 355 105 277 382

PM Peak HourITE 

Code

Average 

Daily 

AM Peak Hour
Land Use Amount Units
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2. All trips to/from east and south of Brighton were assumed to arrive/depart via the freeway 

system and would utilize the I-96 & I-96 BL interchange. 

3. All trips to/from west of Howell were assumed to arrive/depart via the freeway system and 

would utilize the I-96 & Latson Road interchange. 

4. Local trips (non-freeway) were assigned to I-96 BL and Latson Road based on proximity of each 

zone to these roadways. 

The resulting directional distributions for site-generated traffic are summarized in Table 8.  The trip 

distribution model was also validated based on patient zip code data provided by SJMHS and was 

agreed upon by MDOT. 

Table 8: Site Trip Distribution 

 

Utilization of the site driveways to I-96 BL and Parkway Drive was determined based on the direction 

of origin and destination relative to the site, and proposed site layout including location of the 

proposed Hospital and MOB and proximity to available parking supplies. Traffic volumes approaching 

from the west on I-96 BL were assumed to predominantly (90%) utilize the main site drive aligned with 

Arundell Avenue.  Traffic approaching from the east was also assumed to primarily (65%) use this site 

drive.  New trips were assumed to exit via the same drive that was entered.  In accordance with ITE 

methodologies, all trips are expected to return to their direction of origin when departing the site.   

The site-generated vehicle trips were assigned to the study network as shown on Figure 4.  These trips 

were added to the background traffic volumes shown on Figure 3 to calculate the future traffic volume 

shown on Figure 5. 

Turn Lane Warrants 

Right and left-turn lanes currently exist along I-96 BL at Parkway Drive and the proposed site drive 

location to facilitate site-generated traffic. 

Future 2024 Traffic Conditions 

Future peak hour vehicle delays and LOS with the proposed development were calculated based on 

existing lane configurations and traffic control, future traffic volumes shown on Figure 5, and HCM 

methodologies.  SimTraffic simulations were also utilized to evaluate traffic flow and vehicle queues 

throughout the study network.  The results of the future conditions analysis are presented in Appendix 

D and summarized in Table 9. 

  

To/From Via AM/PM

North Latson Road 15%
South Latson Road 5%

I-96 BL (Grand River Avenue) 10%
I-96 40%

I-96 BL (Grand River Avenue) 10%
I-96 20%

100%

West

East

TOTAL



SITE

SCALE DATEPAGE NO.

Figure 4

Site-Generated Traffic Volumes

16 No Scale

53/21

2

2

/
7

0

9

/
2

7

1

4

/
4

2

4
0
/
1
5

6
7
/
2
6

2

6

/
1

1

2
2
/
7
0

6
7
/
2
6

8

6

/
3

5

6

/
1

5

3

0

/
9

3

3

9

/
1

2

4

1

1

6

/
4

6

1

7

/
6

4

6

/
1

8

8

6

/
3

5

1

7

/
6

3

0

/
9

3

1

3

2

/
5

3

4

5

/
1

3

8

4
/
1
4

1
8
/
5
6

6
7
/
2
6

4
/
1
4

1
4
/
5

2

6

/
1

1

9

/
2

7

1
0
6
/
4
2

1

3

2

/
5

3

9

/
2

7

3

6

/
1

1

1

1
5
/
4
5

6
/
1
5

STOP

STOP

L
A

T
S
O

N
 
R

O
A

D

I
-
9

6

 
B

L
 
(
G

R

A

N

D

 
R

I
V

E

R

 
A

V

E

N

U

E

)

A

R

U

N

D

E

L
L
 
D

R

I
V

E

S

I
T

E

 
D

R

I
V

E

L
A

W

S

O

N

 
D

R

I
V

E

I-96

W

B

 
I
-

9

6

 
O

F

F

-

R

A

M

P

E

B

 
I
-

9

6

 
O

F

F

-

R

A

M

P

W

B

 
I
-

9

6

 
O

N

-

R

A

M

P

E

B

 
I
-

9

6

 
O

N

-

R

A

M

P

G

R

E

A

T

 
O

A

K

S

 
D

R

I
V

E

SJMHS Hospital TIS

Genoa Township, MI

Jan '20

W

B

 

I

-

9

6

 

O

F

F

-

R

A

M

P

E

B

 
I
-

9

6

 
O

N

-

R

A

M

P

P
A

R
K

W
A

Y
 
D

R
I
V

E



SITE

SCALE DATEPAGE NO.

Figure 5

Future 2024 Traffic Volumes
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Table 9: Future 2024 Traffic Conditions 

 

35.8 43.8 38.1 24.4 49.4 46.5 58.1 28.6

D D D C D D E C

60.0 142.2 31.4 14.2 110.7 121.2 74.4 152.5

E F C B F F F 
1

F

113.0 44.1 37.7 184.6 80.3 168.5 48.3 39.2

F D D F F F D D

37.8 46.3 30.9 24.7 93.5 179.6 40.0 24.9

D D C C F F D C

58.4 LOS E 86.4 LOS F

5.4 2.7 5.5 2.8 5.9 26.7 5.6 3.4

A A A A A C A A

0.8 3.6 0.7 0.7 13.0 10.0 13.0 13.0

A A A A B A B B

39.9 40.5 48.0 50.3

D D D D

42.4 44.1 37.4 38.2

D D D D

6.3 LOS A 12.4 LOS B

0.4 0.4 18.4 18.4

A A B B

4.6 4.6 15.4 15.4

A A B B

39.8 40.3 34.7 32.3 33.0 24.0

D D C C C C

9.4 LOS A 21.1 LOS C

36.3 29.9 31.8 26.3

D C C C

31.6 37.8 31.5 37.0

C D C D

2.9 10.2 1.0 1.0 9.5 22.3 7.5 7.4

A B A A A C A A

17.2 11.7 17.4 17.3 35.9 14.1 36.0 36.1

B B B B D B D D

12.4 LOS B 22.7 LOS C

35.3 34.9 35.5 32.6 25.3 34.6

D C D C C C

1.6 7.7 0.4 39.9 196.4 0.9

A A A D F A

14.9 15.2 14.3 23.6 20.8 27.5

B B B C C C

12.5 LOS B 31.5 LOS C

31.5 28.1 36.8 32.3 32.1 32.6

C C D C C C

7.9 8.1 7.2 7.3 7.5 6.4

A A A A A A

8.6 23.5 0.3 12.3 40.5 0.4

A C A B D A

15.0 LOS B 15.6 LOS B

0.1 9.8 1.2 26.1

A A A D

1.9 19.3 0.2 13.5

A C A B

836.2 1465.8 11200.5 19585.1

F F F F

401.4 775.5 5349.4 12605.0

F F F F

1.4 17.8 0.2 13.6

A C A B

54.2 98.2 20.0 46.2 90.5 17.8

F F C E F C

1. V/C ratio greater than 1.0.

1. I-96 BL & Latson Road
EB EB

WB WB

Intersection

AM Peak Hour PM Peak Hour

Approach Approach

Overall Overall

2. I-96 BL & Lawson Drive
EB EB

Signalized
NB NB

SB SB

WB WB

Signalized
NB

39.4
NB

35.9

D D

Overall Overall

D D

SB
38.5

SB
35.8

NB NB

Overall Overall

3. I-96 BL & WB I-96 Off-Ramp
EB EB

WB WB
Signalized

WB
27.9

WB
23.4

C C

4. Latson Road & Grand Oaks Drive / 

Ascension Medical Drive
EB

38.1
EB

33.9

D C

Overall Overall

5. Latson Road & I-96 WB Ramps
WB WB

Signalized
NB NB

SB SB

Overall Overall

6. Latson Road & I-96 EB Ramps
EB EB

NB NB
Signalized

SB SB

NB NB
Signalized

SB SB

WB Free WB Free
Minor STOP

Overall Overall

7. I-96 BL & Arundell Avenue / Site 

Drive
EB Free EB Free

Minor STOP

8. I-96 BL & Parkway Drive
EB Free EB Free

SB SB
12.4

B

28.6

D

NB NB

17.7

C

21.1

C

WB Free WB Free

NB NB
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These results indicate that all approaches and movements at the study intersections will continue to 

operate in a manner similar to background conditions.  Most approaches and movements will continue 

to operate acceptably at a LOS D or better during both peak hours.  At the following locations, 

conditions will continue to worsen with the addition of site generated traffic, if those movements 

operating at a LOS E or F are not improved under background conditions:  

• The signalized intersection of I-96 BL & Latson Road which will operate at an overall LOS E and 

LOS F during the AM and PM peak hours, respectively.  Additionally, several individual 

movements will operate at a LOS E or F during the peak hours. 

• The NB left-turn movement at the signalized intersection of Latson Road & WB I-96 ramps 

which will operate at a LOS F during the PM peak hour. 

• The STOP controlled approaches of Arundell Avenue and the proposed site driveway with I-96 

BL which will operate at a LOS F during both peak hours. 

• The STOP controlled left turn movement from Parkway Drive to I-96 BL which will operate at a 

LOS F during both peak hours. 

Review of network simulations indicates moderate vehicle queues for the NB right-turn movement at 

the intersection of I-96 BL & Latson Road and the STOP controlled approaches of Arundell Avenue 

and the proposed site driveway during the AM peak hour.  During the PM peak hour, long vehicle 

queues and frequent cycle failures continue to occur (similar to background conditions) at the 

intersection of I-96 BL & Latson Road.  It should be reiterated that these operations reflect modeled 

prohibition of all right turns on red at this intersection.  The dynamic case signs allow for additional 

right turn demand processing and would result in shorter queues for actual field conditions. 

Queuing and cycle failures are also observed (similar to background conditions) for the left-turn 

movements from Latson Road to the EB and WB I-96 on-ramps which exceed available storage length 

and spill back into the through lanes along Latson Road.  Additionally, long vehicle queues are 

observed on the STOP controlled approaches of Arundell Avenue, Parkway Drive, and the proposed 

site driveway which last throughout the duration of the peak hour.   

Future Improvements 

As described above, there are several locations with undesirable or failing background conditions that 

are expected to worsen in the future.  In order to improve future traffic operations to be similar to, or 

better than, the modeled background conditions, mitigation measures were investigated at the study 

intersections.  At the intersection of I-96 BL & Latson Road, recent improvements were made as part 

of the I-96 & Latson Road interchange project to provide dual left-turn lanes and right turn overlap 

phasing on all approaches, as well as additional travel lanes along Latson Road.  The intersection of I-

96 BL & Latson Road is considered to be built out, and additional physical capacity improvements (i.e. 

additional lanes) at this intersection are constrained by available right-of-way.  Therefore, further 

geometric improvements at the intersection to mitigate all movements to a LOS D or better are 

considered to be regional and beyond the scope and context of this study. 

As a result, improvements at I-96 BL & Latson Road are limited to signal timing and traffic control 

modifications.  Signal cycle length and timing changes were therefore evaluated.  The results of this 

analysis indicate that optimized timings with a 90 second cycle length in the AM peak hour and 100 

second cycle length during the PM peak hour would result in future traffic operations which are similar 

to or improved compared to background conditions; however, several intersection approaches and 
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movements would continue to operate at a LOS E or F during the peak hours (noting modeling 

constraints for dynamic right turn on red).   

At the intersections of Latson Road with the EB and WB I-96 ramp approaches, left-turn traffic from 

Latson Road to the on-ramps are not provided adequate gaps during each signal cycle, resulting in 

excessive delays and queues.  Therefore, a left turn phasing analysis was conducted at the intersection 

in accordance with the MDOT left turn phasing guidelines and spreadsheet.  The results of this analysis 

indicate that both intersections meet several of the criteria to consider protected left-turn phasing.  

Therefore, permissive-protected left-turn phasing is recommended at both intersections.  As a large 

amount of future traffic at these intersections will be generated by the Versa development which has 

a 20-year buildout, MDOT and LCRC should coordinate with the Versa development to determine 

when the left-turn phasing should be installed. 

As shown in Table 9, site egress from the proposed site driveway and Parkway Drive will operate at a 

LOS F under STOP control.  Network simulation shows significant vehicle queues at both these 

approaches with I-96 BL, which may result in safety concerns and/or block internal site circulation.  

Therefore, the applicable traffic signal warrants outlined in the Michigan Manual on Uniform Traffic 

Control Devices (MMUTCD) were evaluated.  The future traffic forecast for this study includes traffic 

volumes for only two hours (AM and PM peak hours).  In order to evaluate the 8-hour and 4-hour 

traffic signal warrants, hourly variations in hospital and medical office building trip generation 

published by ITE were referenced.  Additionally, hourly data for I-96 BL were obtained from the MDOT 

Transportation Data Management System (TDMS).  The annual background growth rate of 1.0% was 

applied to the MDOT data as necessary to forecast 2024 traffic volumes. 

The results of the warrant analysis indicate that a traffic signal would be warranted for site access to I-

96 BL.  With signalization of the main site driveway, all approaches and movements at the intersection 

will operate acceptably at a LOS D or better.  A left turn phasing analysis was also conducted at the 

intersection for the EB and WB approaches.  The results of this analysis indicate several of the criteria 

are borderline to being warranted; however, network simulations indicate acceptable traffic operations 

without left-turn phasing.  Therefore, MDOT and LCRC should monitor the intersection and consider 

installation of left turn phasing if queues or left turn crash patterns are experienced in the future. 

Lastly, with the addition of a new traffic signal along I-96 BL, timings and offsets at all signalized study 

intersections were optimized during the peak hours to provide acceptable progression, particularly 

between the closely spaced intersections.  With these improvements, all study intersection approaches 

and movements will operate acceptably or in a manner similar to background conditions during both 

peak hours as shown in Table 10.  Network simulation also indicates future traffic operations which are 

similar to or improved compared to background conditions.   

Along Parkway Drive long vehicle queues are continued to be observed for the egress left-turn 

movement during the PM peak hour; however, there is excess capacity available for egress left-turn 

movements at the signalized driveway.  During peak periods, traffic exiting the site via Parkway Drive 

can utilize the internal connections with the access roadway around the Hospital and MOB to take 

advantage of the signal in turning left onto I-96 BL.  However, pavement markings should be installed 

along Parkway Drive to delineate travel lanes and the egress left and right turn lanes at its intersection 

approach with I-96 BL.  With the traffic control outlined above. the proposed site access plan is 

acceptable. 

  



 TRAFFIC IMPACT STUDY 

 SJMHS HOSPITAL – GENOA TOWNSHIP, MI 

                                                                                                                                               Page 21 

Table 10: Future 2024 Traffic Conditions with Improvements 
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Conclusions and Recommendations  

The overall conclusions of this Traffic Impact Study are as follows: 

1. All study intersection approaches and movements currently operate acceptably at a LOS D or 

better during both peak hours with the exception of the following: 

a. The signalized intersection of I-96 BL & Latson Road which currently operates at a LOS 

E during the PM peak hour with several individual movements currently operating at a 

LOS E or F during both peak hours. 

b. The STOP controlled approaches of Arundell Avenue and the Grand River Golf Range 

& Putt Putt drive with I-96 BL which currently operate at a LOS F during both peak 

hours. 

c. The STOP controlled left turn movement from Parkway Drive to I-96 BL which currently 

operates at a LOS E during both peak hours. 

2. Ambient traffic growth of 1.0% was applied to establish 2024 background traffic volumes 

without the proposed development.  Several background developments were also identified 

in the study area and included in this study. 

3. Background (2024) conditions analyses indicate that several movements will experience 

degraded operations including the intersection of I-96 BL & Latson Road, and the left-turn 

movements from Latson Road to the EB and WB I-96 on-ramps.  

Future (2024) conditions analyses indicate that most study intersection approaches and movements 

will continue to operate acceptably; however, there are several locations with undesirable or failing 

conditions that are expected to worsen in the future, if those movements operating at a LOS E or F are 

not improved under background conditions.  

4. Egress left turns from the site and Parkway Drive to I-96 BL will not operate acceptably under 

STOP control with the proposed development.  In accordance with MMUTCD requirements a 

traffic signal is warranted at the site driveway with the proposed development. 

5. With the improvements outlined below, all study network intersections and site driveways will 

operate acceptably, or in a manner similar or improved compared to background conditions 

during the peak hours. 

Based on the results of this study, the following should be considered to provide acceptable traffic 

operations due to existing deficiencies and other development projects, regardless of the proposed 

Hospital and MOB: 

1. Install permissive-protected left-turn phasing at the intersections of Latson Road with the EB 

and WB I-96 ramps. 

Based on the results of this study, the following should be considered to provide acceptable traffic 

operations with all development projects, includig the proposed Hospital and MOB: 

1. Install a traffic signal at the proposed site driveway to I-96 BL aligned with Arundell Avenue. 

2. Optimize the network signal timings and coordinate all traffic signals, including the proposed 

signal along I-96 BL. 

3. Install pavement markings on Parkway Drive in accordance with MMUTCD guidelines.
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16

A 315 SF
AREAWAY

P 0 SF

A 117 SF
FIRE COMMAND

P 120 SF

A 161 SF
ELEVATOR PIT

P 300 SF

12 carts

12 pallets

8 carts

(3) Store Cab

Tool Bench Flam Cab

EQ Alcove

14 pallets

24 carts

Clean and full. Full are chaind to wall.

1

A

Refrigerator
Freezer

Key Alcove

oversized

CUP

TIS

FACILITY MANAGEMANT

MATERIAL MANAGEMENT

KITCHEN

EMPLOYEE SERVICE

CLINICAL ENGINEERING

ENVIRONMENTAL SERVICE

Bed Lift

10'x10' Zip door

surface mounted wire mold

A 345 SF
LOCKER RM - M

P 250 SF

A 198 SF
HOUSEKEEPING EQUIP

P 200 SF

A 96 SF
CHEM STOR

P 80 SF

A 222 SF
SUPPLY STOR

P 120 SF

A 313 SF
TRASH HOLDING

P 120 SF

A 144 SF
BIO WASTE STOR

P 80 SF

A 80 SF
HAZ WASTE STOR

P 80 SF
A 201 SF

RECYCLE HOLD

P 200 SF

A 99 SF
DIR OFF

P 100 SF

A 144 SF
EQ CHARGING

P 180 SF

A 119 SF
FACILITIES OFF

P 65 SF

A 128 SF
PNEUMATIC TUBE

P 80 SF

A 297 SF
SHOP STOR

P 300 SF

A 108 SF
SHARED OFF (3)

P 100 SF

A 81 SF
CAD/PRINT RM

P 80 SF

A 346 SF
TEAM RM

P 240 SF

A 1270 SF
RECEVING STAGING

P 432 SF

A 111 SF
SUPPLY CHAIN OFF

P 100 SF

A 1210 SF
GEN STORE RM

P 780 SF

A 243 SF
NEW EQUIP STOR

P 240 SF

A 199 SF
MED GAS STOR

P 100 SF

A 540 SF
ATTIC STOCK

P 0 SF

A 100 SF
DISASTER PREP RM

P 100 SF

A 775 SF
BED STOR

P 540 SF

A 729 SF
CLEAN LINEN STOR

P 432 SF

A 381 SF
SOILED LINEN STOR

P 180 SF
A 39 SF

CART WASH

P 50 SF

A 112 SF
MAILROOM

P 120 SF

A 80 SF
MNG OFF

P 80 SF

A 201 SF
SHARED OFF

P 120 SF

A 216 SF
PBX EQUIP

P 200 SF

A 281 SF
COMPUTER TRAIN

P 300 SF

A 175 SF
RECEIVING VEST

P 100 SF

A 105 SF
STOR ROOM

P 100 SF

A 259 SF
TEC

P 250 SF

A 82 SF
VENDOR EQUIP

P 80 SF

A 143 SF
TELECOM SVC ENTRY

P 140 SF

A 258 SF
REPAIR STAGING

P 120 SF

A 1240 SF
CLINICAL ENGINEERING

P 400 SF

A 100 SF
MAN OFF

P 100 SF

A 114 SF
WORKSTATION

P 80 SF

A 61 SF
SHOWER

P 80 SF

A 328 SF
LOCKER RM - F

P 250 SF

A 59 SF
SHOWER

P 80 SF

A 64 SF
HSKP

P 50 SF
A 63 SF

SHOWER

P 80 SF

A 27 SF
S TOILET

P 65 SF

A 218 SF
DATA

P 120 SF

A 93 SF
ELECT

P 120 SF

A 3287 SF
KITCHEN

P 3831 SF

A 96 SF
FACILITY COORDINATOR

P 100 SF

A 85 SF
ADMIN OFF

P 100 SF

A 75 SF
KITCHEN TOILET

P 65 SF

A 95 SF
FOOD ELEVATOR

P 150 SF

A 186 SF
SVC ELEVATOR

P 300 SF

A 422 SF
STAIR

P 300 SF

A 398 SF
STAIR

P 300 SF

A 1288 SF
CUP

P 11615 SF

A 1556 SF
CUP

P 11615 SF

A 333 SF
CUP

P 11615 SF

A 50 SF
JANITOR

P 65 SF

A 204 SF
DRY STOR

P 210 SF

A 92 SF
OFFICE

P 80 SF

A 7076 SF
CUP

P 11615 SF

sink-mounted eye wash

sink-mounted eye wash
provide separate mixing valves

36''base cab
12''upper cab
solid surface countertop

3633 NSF including dry storage, office and janitor's closet.

stand-up (42'')

stand-up/sit-down

ICE MACHINE

5' - 0" 5' - 0"

5' - 0" 5' - 0"

NUTRITION BAY

SUPPLY / LINEN BAY

CARDBOARD COMPACTOR

TRASH COMPACTOR
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33' - 0"31' - 6"26' - 0"31' - 6"

32
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0"
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32
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0"
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' - 
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32
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0"
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' - 
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32
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0"
32

' - 
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32
' - 
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' - 
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32
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30' - 0" 30' - 0" 30' - 0"

30' - 0" 32' - 0" 64' - 0"

ED
Ambulance

ED Walk-In

Courier
Entrance

Cafe Outdoor Seating

6

ER

A 66 SF
DME

P 65 SF

A 175 SF
CASE MAN./CONSULT

P 100 SF

A 533 SF
FAM WAITING

P 20 SF

A 47 SF
HOLDING

P 20 SF

A 244 SF
NURSE STATION

P 60 SF

A 287 SF
NURSE STATION

P 60 SF

A 237 SF
NURSE STATION

P 60 SF

A 152 SF
NURSE STATION

P 60 SF

A 281 SF
NURSE STATION

P 60 SF

A 153 SF
ISO RM-2

P 150 SF

A 154 SF
ISO RM-1

P 150 SF

A 97 SF
ISO ANTE RM

P 40 SF

A 54 SF
ISO ANTE RM

P 40 SF

A 53 SF
ISO TOILET RM

P 65 SF

A 49 SF
ISO TOILET

P 65 SF

A 144 SF
ER-10

P 145 SF

A 144 SF
ER-12

P 145 SF
A 145 SF

ER-13

P 145 SF

A 143 SF
ER-14

P 145 SF
A 145 SF

ER-15

P 145 SF
A 142 SF

ER-16

P 145 SF

A 134 SF
ER-11

P 145 SF

A 153 SF
ER-8

P 145 SF
A 149 SF

ER-7

P 145 SF

A 196 SF
ER-9

P 145 SF
A 146 SF

ER-6

P 145 SF

A 146 SF
ER-5

P 145 SF

A 140 SF
ER-4

P 145 SF

A 146 SF
ER-3

P 145 SF

A 146 SF
ER-2

P 145 SF

A 146 SF
ER-1

P 145 SF

A 210 SF
ER-BARIATRIC

P 290 SF

A 291 SF
TRAUMA RM-2

P 290 SF

A 291 SF
TRAUMA RM-1

P 290 SF

A 157 SF
BEHAVIOR-4

P 145 SF
A 144 SF

BEHAVIOR-3

P 145 SF
A 141 SF

BEHAVIOR-2

P 145 SF
A 132 SF

BEHAVIOR-1

P 145 SF

A 400 SF
BEHAVIOUR GR RM

P 220 SF

A 43 SF
BEHAVIOUR TOILET

P 85 SF

A 436 SF
VESTIBULE

P 0 SF

A 406 SF
RESULT PENDING (10)

P 500 SF

A 95 SF
MED / CLEAN

P 100 SF

A 20 SF
LINEN

P 25 SF

A 107 SF
SOILED HOLDING

P 80 SF

A 39 SF
NOUR.

P 40 SF

A 113 SF
MED / CLEAN

P 120 SF

A 89 SF
STRETCHER STOR

P 25 SF

A 52 SF
S TOILET

P 65 SF

A 54 SF
P TOILET

P 65 SF A 73 SF
P TOILET

P 65 SF

A 59 SF
PUBLIC TOILET

P 65 SF

A 30 SF
EQ

P 30 SF

A 145 SF
CONF RM

P 144 SF

A 110 SF
EMERG MED DIR

P 100 SF
A 110 SF

NURSE MGT

P 120 SF

A 23 SF
ADMIN ASSIST

P 40 SF

A 274 SF
CLINICAL WORK

P 240 SF

A 106 SF
PHYS WORK

P 40 SF

A 75 SF
M - STAFF LOCKER

P 63 SF
A 78 SF

M - S TOILET

P 80 SF

A 207 SF
F - STAFF LOCKER

P 188 SF

A 83 SF
F - S TOILET

P 80 SF

A 305 SF
STAFF BREAK RM

P 200 SF

A 114 SF
GREETING

P 100 SF

A 73 SF
PHYS WORK

P 40 SF

A 143 SF
OBSERV-6

P 144 SF
A 160 SF

OBSERV-5

P 144 SF

A 141 SF
OBSERV-1

P 144 SF
A 137 SF

OBSERV-2

P 144 SF
A 137 SF

OBSERV-3

P 144 SF
A 141 SF

OBSERV-4

P 144 SF

A 143 SF
OBSERV-7

P 144 SF
A 136 SF

OBSERV-8

P 144 SF

A 50 SF
P TOILET

P 65 SF

A 50 SF
P TOILET

P 65 SF
A 79 SF

P SHOWER RM

P 80 SF

A 118 SF
CLEAN SUPPLY

P 80 SF
A 79 SF

SOILED UTILITY

P 40 SF

A 32 SF
NOUR

P 24 SF

A 101 SF
MED RM

P 80 SF

A 204 SF
CLEAN SUPPLY

P 100 SF

A 78 SF
HSKP

P 60 SF

A 115 SF
AMBULANCE VEST

P 144 SF

A 136 SF
DECONT SHOWER

P 100 SF

A 111 SF
EMS STORAGE

P 40 SF

A 119 SF
RECEP TRIAGE

P 100 SF

A 119 SF
RECEP TRIAGE

P 100 SF

A 476 SF
WAITING RM

P 288 SF
A 105 SF

CONSULT RM

P 100 SF A 117 SF
CONSULT RM

P 100 SF

A 92 SF
CONSULT RM

P 100 SF

A 97 SF
CONSULT RM

P 100 SF

A 111 SF
CONSULT RM

P 100 SF

A 263 SF
STAFF WR

P 50 SF
A 404 SF

DRESSING - F

P 40 SF
A 559 SF

DRESSING - M

P 40 SF

A 3138 SF
GYM

P 2520 SF

A 720 SF
YOGA

P 648 SF

A 539 SF
TEACH KITHCEN

P 540 SF

A 149 SF
OFFICE

P 120 SF

A 57 SF
GAS STOR

P 50 SF

A 71 SF
STOR RM

P 0 SF

A 615 SF
VIDEO LEARNING

P 600 SF

A 79 SF
REFRESHMENT

P 40 SF

A 45 SF
LINEN

P 25 SF

A 90 SF
SOILED WR

P 109 SF

A 57 SF
HSKP

P 50 SF

A 304 SF
STAFF LOUNGE

P 240 SF

A 86 SF
S TOILET/SHOWER

P 65 SF

A 89 SF
S TOILET/SHOWER

P 65 SF

A 55 SF
S TOILET

P 65 SF
A 56 SF

S TOILET

P 65 SF

A 169 SF
STRESS ECHO-1

P 180 SF

A 166 SF
STRESS ECHO-2

P 180 SF

A 180 SF
TEE

P 180 SF

A 61 SF
PROBE CLEANING

P 40 SF

A 168 SF
PFT

P 120 SF

A 121 SF
CARDIAC ULTRASOUND

P 140 SF

A 80 SF
SECURITY OFF

P 80 SF

A 324 SF
NUCLEAR MED

P 350 SF

A 327 SF
NUCLEAR MED

P 350 SF

A 99 SF
HOT LAB

P 80 SF
A 109 SF

INJECTION

P 100 SF
A 83 SF

HOT TOILET

P 65 SF

A 114 SF
HOT WAIT

P 65 SF

A 127 SF
PREP/RECOVERY-1

P 80 SF

A 127 SF
PREP/RECOVERY-2

P 80 SF

A 22 SF
MEDS

P 40 SF

A 124 SF
CLEAN SUPPLY

P 120 SF

A 218 SF
TECH WR

P 40 SF

A 141 SF
TECH WR

P 40 SF

A 188 SF
TECH WR

P 40 SF

A 249 SF
STAFF LOUNGE

P 140 SF

A 110 SF
PHYS WR

P 120 SF

A 98 SF
MAN OFFICE

P 100 SF

A 82 SF
S LOCKERS

P 140 SF

A 69 SF
EVS

P 60 SF

A 103 SF
WAITING

P 300 SF

A 12 SF
COPY

P 50 SF

A 444 SF
WAITING RM

P 480 SF

A 75 SF
CONSULT RM

P 100 SF

A 402 SF
VESTIBULE/ MOBILE PORT

P 0 SF

A 30 SF
CLOSET

P 50 SF

A 48 SF
P TOILET

P 60 SF

A 62 SF
S TOILET

P 60 SF

A 61 SF
P TOILET

P 60 SF

A 165 SF
PAT LOCKER - M

P 240 SF
A 166 SF

PAT LOCKER - F

P 240 SF

A 423 SF
STRESS

P 140 SF

A 373 SF
CT SCANNER

P 320 SF
A 373 SF

CT SCANNER

P 320 SFA 151 SF
CT CONTROL RM

P 140 SF

A 614 SF
MRI

P 520 SF

A 138 SF
MRI EQUIP RM

P 140 SF

A 123 SF
MRI CONTROL

P 120 SF

A 84 SF
HOLDING-2

P 80 SF

A 64 SF
MRI DRESS

P 60 SF

A 318 SF
MRI WAITING

P 0 SF

A 63 SF
MRI INJECTION

P 60 SF

A 80 SF
MRI INTERVIEW

P 80 SF

A 223 SF
ULTRASOUND

P 140 SF

A 165 SF
ULTRASOUND

P 140 SF
A 169 SF

ULTRASOUND

P 140 SF

A 54 SF
ULTRA TOILET

P 65 SF
A 59 SF

ULTRA TOILET

P 65 SF

A 70 SF
PROBE CLEANING

P 80 SF

A 248 SF
FLUORO RADIO

P 280 SF

A 283 SF
GEN RADIO

P 280 SFA 276 SF
GEN RADIO

P 280 SF

A 58 SF
GEN CONTROL

P 50 SF
A 58 SF

GEN CONTROL

P 50 SF

A 9 SF
LIN SUPPLY

P 24 SF

A 75 SF
SOILED

P 80 SF

A 9 SF
CRASH CART

P 48 SF

A 130 SF
RAD READING

P 120 SF

A 139 SF
RAD READING

P 120 SF

A 146 SF
TECH WR

P 200 SF

A 100 SF
IMAGING MAN

P 100 SF

A 105 SF
IMAGING OFFICE

P 100 SF

A 50 SF
P TOILET

P 65 SF

A 159 SF
EQUIP STOR

P 150 SF

A 10 SF
P TUBE

P 65 SF

A 53 SF
CT EQ

P 65 SF

A 105 SF
CHECK IN/OUT

P 65 SF

FOOD

A 521 SF
COOKING/STAGING

P 0 SF
A 548 SF

FOOD STATIONS

P 800 SF

A 246 SF
CAHSIER

P 50 SFA 1387 SF
SEATING

P 960 SF

A 70 SF
TRASH HOLDING

P 60 SF

A 75 SF
VENDING

P 80 SF
A 70 SF
TOILET

P 65 SF
A 67 SF
TOILET

P 65 SF

A 32 SF
HSKP

P 50 SF

A 64 SF
RECEPTION

P 65 SF

A 654 SF
CHAPEL

P 384 SF

A 105 SF
SACRISTY

P 120 SF

A 14 SF
DRINKING

P 5 SF

A 7 SF
ATM

P 15 SF

A 189 SF
TOILET - M

P 140 SF
A 187 SF

TOILET - F

P 140 SF

A 20 SF
HSKP

P 50 SF

A 590 SF
JOES JAVA

P 850 SF

A 857 SF
PHARM + RETAIL

P 850 SF

A 50 SF
WHEEL STOR

P 12 SF

A 148 SF
WAITING RM

P 744 SF
A 92 SF

EXAM RM

P 120 SF

A 170 SF
WAITING RM

P 42 SF

A 275 SF
BLOOD DRAW

P 180 SF A 62 SF
SPECIMEN TOILET

P 65 SF

A 303 SF
WAITING RM

P 65 SF

A 154 SF
REG WORKSTATION

P 65 SF

A 102 SF
FIN OFFICE

P 100 SF A 90 SF
REG OFFICE

P 80 SF

A 121 SF
BREAK RM

P 181 SF

A 262 SF
RECEIVING AREA

P 261 SF

A 68 SF
SHARE OFFICE

P 180 SF

A 109 SF
SOILED WORK

P 115 SF

A 144 SF
CLEAN SUPPLY

P 224 SF

A 53 SF
S TOILET

P 62 SF

A 647 SF
CHEMISTRY LAB

P 852 SF
A 93 SF
FROZEN

P 75 SF

A 366 SF
BLOOD BANK

P 194 SF

A 443 SF
COMM/CONF RM

P 450 SF

A 91 SF
SUPPLY STOR

P 140 SF

High-risk patients

Open Window feature
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2' 
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30' - 0"

8' - 0 5/8"

Physician Documentation

There needs to be a corridor connection 
from Michigan Heart to Cardiac Testing

Clinic Planning Provided by Others

1

PTS

12
' - 

0"

Staff
Entrance

A 140 SF
PUBLIC ELEVATOR

P 300 SF
A 95 SF

FOOD ELEVATOR

P 150 SF

A 187 SF
SVC ELEVATOR

P 300 SF

A 156 SF
TRAUMA ELEVATOR

P 150 SF

A 280 SF
STAIR

P 300 SF

A 366 SF
STAIR

P 300 SF

A 302 SF
STAIR

P 300 SF

Wall mount eyewash

A 90 SF
NOUR RM

P 80 SF

A 10305 SF
COMM/CONF RM

P 450 SF
A Redundant Room
COMM/CONF RM

P 450 SF
A Redundant Room

CONF RM

P 225 SF

A 123 SF
HIS OFF

P 120 SF

A 88 SF
SHAFT

P 45 SF

A 93 SF
ELECT

P 120 SF

A 112 SF
DATA

P 120 SF

A 237 SF
SHAFT

P 45 SF

A 122 SF
ELECT

P 120 SF

A 43 SF
GEN CONTROL

P 50 SF

A 53 SF
CT EQ

P 65 SF

A 63 SF
MRI DRESS

P 60 SF

A 80 SF
P TOILET

P 60 SF

A 51 SF
P TOILET

P 65 SF
A 52 SF

P TOILET

P 65 SF

A 122 SF
VESTIBULE

P 0 SF

A 31 SF
EQ

P 30 SF

A 58 SF
ULTRA TOILET

P 65 SF

A 121 SF
CARDIAC ULTRASOUND

P 140 SF

A 64 SF
ULTRA TOILET

P 65 SF

A 163 SF
STRESS ECHO-3

P 180 SF

A 54 SF
P TOILET

P 65 SF

A 48 SF
P TOILET

P 60 SF

A 81 SF
HOLDING-1

P 80 SF

A 74 SF
HOLDING-3

P 80 SF

A 72 SF
PREFUNCTION

P 100 SF

A 179 SF
TOILET - M

P 140 SF
A 190 SF

TOILET - F

P 140 SF

A 79 SF
HSKP

P 50 SF
A 118 SF

DATA

P 120 SF
A 96 SF
ELECT

P 120 SF

A 50 SF
LINEN

P 25 SF

A Redundant Room
STAIR

P 300 SF

A 123 SF
PUBLIC ELEVATOR

P 300 SF

A 273 SF
STAIR

P 300 SF

A 29 SF
EQUIP ALCOVE

P 20 SF

A 19 SF
EQUIP ALCOVE

P 20 SF

A 88 SF
C-STORE

P 80 SF

A 15 SF
PAT. ED. CLOSET

P 0 SF

20
' - 

6"

20
' - 

0"

A 42 SF
DRESS

P 45 SF
A 41 SF
DRESS

P 45 SF

A 41 SF
DRESS

P 45 SF
A 41 SF
DRESS

P 45 SF

A 211 SF
COAGULATION

P 365 SF

7' - 0"8' - 0"8' - 0"8' - 0"

A 53 SF
S TOILET

P 65 SF

A 33 SF
WHEELCHAIR ALCOVE

P 45 SF

22
' - 

10
 1/

4"

A 49 SF
S TOILET

P 65 SF

A 52 SF
STORAGE ALCOVE

P 45 SF
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A
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OPEN TO BELOW

OPEN TO BELOW

6

A 252 SF
WAITING RM

P 548 SF

A 107 SF
CONSULT RM

P 100 SF

A 728 SF
CLEAN CORE

P 0 SF

A 52 SF
P TOILET

P 65 SF

A 142 SF
CHECK-IN

P 65 SF

A 71 SF
ON CALL

P 115 SF

A 105 SF
PHYSICIAN ASSISTANT

P 163 SF

A 43 SF
COPY

P 40 SF

A 122 SF
PREP/RECOVERY-11

P 120 SF

A 122 SF
PREP/RECOVERY-8

P 120 SF

A 118 SF
PREP/RECOVERY-9

P 120 SF

A 94 SF
CONTROL CENT

P 120 SF

A 90 SF
S TOILET

P 65 SF

A 105 SF
PREP/RECOVERY-20

P 120 SF

A 105 SF
PREP/RECOVERY-21

P 120 SF

A 103 SF
PREP/RECOVERY-19

P 120 SF

A 119 SF
PREP/POST RM-ISO

P 120 SF

A 100 SF
PREP/RECOVERY-3

P 120 SF

A 123 SF
PREP/RECOVERY-10

P 120 SF

A 119 SF
PREP/RECOVERY-6

P 120 SF

A 122 SF
PREP/RECOVERY-5

P 120 SF

A 121 SF
PREP/RECOVERY-4

P 120 SF

A 101 SF
PREP/RECOVERY-2

P 120 SF

A 101 SF
PREP/RECOVERY-1

P 120 SF

A 121 SF
PREP/RECOVERY-12

P 120 SF

A 119 SF
PREP/RECOVERY-13

P 120 SF

A 123 SF
PREP/RECOVERY-14

P 120 SF

A 102 SF
PREP/RECOVERY-22

P 120 SF

A 127 SF
PACU BAY-2

P 110 SF

A 242 SF
CONF RM

P 240 SF

A 125 SF
PACU BAY-3

P 110 SF

A 101 SF
FUTURE PACU-5

P 110 SF

A 51 SF
P TOILET

P 65 SF

A 52 SF
P TOILET

P 65 SF

A 52 SF
P TOILET

P 65 SF
A 53 SF

P TOILET

P 65 SF

A 39 SF
NOUR.

P 60 SF

A 267 SF
CLEAN SUPPLY

P 300 SF

A 115 SF
SOILED RM

P 119 SF

A 145 SF
EQUIP STOR

P 150 SF

A 39 SF
STRETCHER

P 150 SF

A 40 SF
STRETCHER

P 24 SF

A 37 SF
STRETCHER RM

P 24 SF
A 39 SF

STRETCHER RM

P 24 SF

A 37 SF
STRETCHER

P 24 SF
A 39 SF

STRETCHER

P 24 SF

A 68 SF
S TOILET

P 65 SF

A 53 SF
S TOILET

P 65 SF

A 49 SF
HSKP

P 50 SF

A 149 SF
CLEAN/MED

P 300 SF

A 664 SF
OR-3

P 650 SFA 661 SF
OR-2

P 650 SF

A 661 SF
OR-1

P 650 SF

A 110 SF
STERILIZATION

P 110 SF

A 38 SF
SCRUB ALCOVE

P 40 SF

A 38 SF
SCRUB ALCOVE

P 40 SF

A 36 SF
STRETCHER

P 48 SF

A 22 SF
SCRUB

P 40 SF

A 664 SF
FUTURE OR-4

P 650 SF

A 270 SF
ENDO RM-2

P 280 SF

A 325 SF
ENDO RM-1

P 280 SF

A 67 SF
P TOILET

P 65 SF

A 263 SF
SOILED HOLDING

P 200 SF

A 77 SF
SCOPE STOR

P 114 SF

A 629 SF
EQUIP STOR

P 600 SF

A 62 SF
S TOILET

P 65 SF

A 67 SF
S TOILET

P 65 SF

A 51 SF
HOUSEKEEPING

P 50 SF

A 237 SF
ANESTHESIA

P 250 SF

A 70 SF
PHYS WORK

P 100 SF

A 204 SF
NURSE WR

P 40 SF

A 231 SF
NURSE WR

P 40 SF

A 86 SF
DIR ANES

P 80 SF A 129 SF
SHARED ANES

P 100 SF

A 52 SF
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Trinity Health St. Joseph ‐ Livingston 1/29/2020

MATERIAL SOUTH FAÇADE NORTH FAÇADE
WEST FAÇADE 
(MOB VOLUME)

WEST FAÇADE 
(HOSPITAL VOLUME)

EAST FAÇADE 
(HOSPITAL VOLUME)

MASONRY 57% 32% 65% 26% 36%

GLAZING 23% 28% 32% 26% 19%

METAL PANEL 17% 37% 3% 2% 2%

TERRACOTTA 3% 3% 46% 43%

HOSPITAL + MOB FAÇADE MATERIALS
New Hospital and Medical Office Building

NOTE: the exterior materials shall be high quality, natural in appearance, attractive,

durable, expressive, and inviting; cladding may include but shall not be limited to

decorative masonry, stone, high performance glazing, and premium metal panels.



















 

 
248.586.0505                                         www.safebuilt.com 

March 4, 2020 
 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 
 

At the Township’s request, we have reviewed the revised submittal from BHM Realty, LLC requesting 

establishment of a PUD for 5.12 acres of land at the northwest corner of Grand River and Lawson. 
 

A. Summary 
 

1. PUD Qualifying Conditions: the minimum PUD site area (20 acres) may be reduced to 5 for sites 

served by public utilities.  Any engineering, utility or public service concerns must be addressed. 

2. Rezoning Criteria: 

a. The requests are consistent with the Township Master Plan. 

b. Per the Zoning Ordinance, uses within the RDPUD overlay are limited to those allowed in the 

underlying zoning designation, which is proposed as GCD. 

c. The applicant requests two use deviations – to allow gas stations and climate-controlled indoor 

commercial storage as by right uses.  The reference to gas stations in Exhibit D should be limited 

to a single such use. 

d. OSD to GCD rezoning is appropriate and use of the RDPUD overlay seems reasonable provided 

the provisions of Section 10.03.04 are met. 

3. Conceptual PUD Plan: 

a. All existing buildings must either be removed or renovated as part of a RDPUD.  Two of the 

three buildings will be removed, while the gas station/convenience store building will be 

improved.  We suggest additional enhancement of the fuel pump canopy/support columns. 

b. The applicant must clarify the intended use of the future building in the southeast corner of the 

property.  More specifically, the concept plan notes a drive-through restaurant; however, neither 

the GCD nor Exhibit D allow such uses. 

c. The request includes a dimensional deviation for a reduced front building setback along Lawson 

Drive. 

d. As one of the primary entranceways to the PUD, we suggest additional plantings be provided in 

the southeast corner of the property. 

e. The future use/building in the southeast corner of the property could result in a drive-through lane 

in both the Grand River and Lawson front yards.  Its visibility will need to be mitigated either via 

additional landscaping/screening or a revised building layout/circulation pattern. 

f. Deviations are sought from the building material standards of Section 12.01 for both the climate-

controlled indoor commercial storage building and the commercial/office building. 

g. A deviation is requested from the window requirements of Section 7.02.02(z) for the climate-

controlled indoor commercial storage building. 

5. PUD Agreement:  

 a. Exhibit D needs to incorporate a reference to the applicable use requirements of Section 7.02.02. 

 b. We suggest consideration be given to elimination of some of the uses listed. 

 c. We request that channel-cut lettering be required for new wall signage. 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: BHM-Premier Genoa – PUD Rezoning and Conceptual Plan Review #2 

Location: 4525 and 4433 E. Grand River Avenue – northwest corner of Grand River and 

Lawson Drive 

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

 

B. Proposal/Process 

 

The request is to establish a Redevelopment Planned Unit Development (RDPUD) for approximately 5.12 

acres of land at the northwest corner of Grand River and Lawson.  Because of the split-zoned nature of 

the subject area (OSD and GCD), and the fact that the RDPUD is an overlay district, the revised request 

includes rezoning of the OSD land to GCD (as was previously suggested). 

 

The conceptual PUD plan proposes retention of the existing gas station/convenience store, as well as 3 

new buildings – a climate-controlled self-storage building (37,275 square feet of ground floor area), a 

multi-use building for office, retail, restaurant or a combination thereof (7,000 square feet of ground floor 

area), and an outparcel for retail, commercial or a drive-through restaurant (2,310 square feet of ground 

floor area). 

 

The site currently contains 3 buildings, 2 of which will be demolished to accommodate the proposed 

development.  As noted above, the existing gas station/convenience store building will remain. 

 

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

recommendations to the Township Board on the OSD to GCD rezoning, RDPUD overlay zoning, 

conceptual PUD plan, Environmental Impact Statement and draft PUD Agreement. 

 

C. Qualifying Conditions 

 

We have reviewed the proposal for compliance with the PUD Qualifying Conditions (Section 10.02), as 

follows: 

 

1. Single Ownership.  The application forms identify BHM Realty, LLC as the property owner. 

 

2. Initiated by Petition.  The request has been initiated by the property owner, including applications 

for Planned Unit Development, rezoning and site plan review. 

 

Subject site 
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3. Minimum Site Area.  The Ordinance allows the Township to reduce the 20-acre minimum 

requirement for a PUD to 5 acres for sites served by public water and sanitary sewer.  The submittal 

identifies the site area as 5.12 acres and notes access to necessary public utilities. 

 

4. Benefits.  The submittal references a complementary mixture of uses and includes demolition of two 

existing, relatively unsightly buildings as part of the project.  The proposal will also result in a 

cohesive development with shared drives and parking, and no additional curb cuts along Grand River 

Avenue. 

 

5. Sewer and Water.  The site is currently served by public water and sanitary sewer; however, the 

Commission should consider any 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 subject site as General Commercial, 

which is compatible with GCD zoning.  This category in intended for “businesses which serve the 

requirements of the community at large including Genoa Township, Howell, Brighton, and pass-by traffic 

along Grand River Avenue.” 

 

The site currently contains both GCD and OSD zoning.  The revised request includes rezoning of the 

OSD land to GCD, since the RDPUD is an overlay district. 

 

We are of the opinion that both requests (OSD to GCD and addition of the RDPUD overlay) are 

consistent with the Township Master Plan. 

 

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

the host of uses permitted in the proposed zoning district. 

 

Much of the subject site was previously developed and there are no apparent environmental conditions 

limiting re/development as a PUD. 

 

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

current zoning. 

 

The rezoning application form states that the split zoning of OSD and GCD, along with the presence of 

the existing gas station/convenience store have created difficulties for unified re/development of the 

subject parcels. 

 

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 RDPUD is an overlay district, which allows the host of permitted and special land uses of the 

underlying zoning district(s).  As proposed, the underlying district would be GCD.  As such, the host of 

uses allowed in the RDPUD are essentially the same as current zoning (though the OSD designation 

would be removed). 
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An exception of note is the continued operation of the gas station, which is not allowed in the GCD.   

 

While this allowance under GCD/RDPUD zoning requires the Township to modify the host of permitted 

uses, it is a lawful nonconforming use with a long history at this location, and its continued operation is 

anticipated to be compatible with the surrounding area. 

 

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, the site is served by public utilities.  

Additionally, as noted above, the host of allowable uses are limited to those allowed under GCD zoning. 

 

The primary infrastructure concern appears to be stormwater management.  As such, the proposal 

includes a new retention pond north of the subject site across White Horse Drive.   

 

The submittal also includes a traffic study, the conclusions of which are that the proposal is anticipated to 

have minimal impact on traffic conditions in the surrounding area.  The conclusions also recommend 

optimization and lengthening of signal timing at the Grand River/Lawson intersection.    

 

The applicant must address any additional 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. 

 

Similar to comments above, the host of uses allowed within the proposed RDPUD are the same as 

allowed under GCD zoning.   

 

The most prominent new use/building proposed is a climate-controlled storage building and the 

application form notes an apparent shortage of storage uses withing the “immediate submarket” 

surrounding the subject site. 

 

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. 

 

GCD zoning for the entire subject site matches the planned usage in this area. 

 

Use of the PUD option will result in a more unified overall development, particularly with respect to 

shared drives and parking, and consistent site design features (landscaping, lighting, etc.). 

 

As a previously developed site, use of RDPUD appears to be reasonable provided the provisions of 

Section 10.03.04 are met. 

 

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

changed or new information has been provided. 

 

This request has not been submitted within the past year. 
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E. Conceptual PUD Plan 

 

We have reviewed the proposal for compliance with the Redevelopment PUD standards (Section 

10.03.04), as follows: 

 

1. Existing Conditions.  Establishment of a RDPUD requires that all existing buildings be removed or 

renovated.  As previously noted, 2 of the 3 existing building are to be removed, while the gas 

station/convenience store is to remain. 

 

The proposed elevation drawings for the gas station/convenience store building (Sheet A-4) note the 

removal of EIFS on the north and south elevations.  These areas will be replaced by paneling with a 

wood appearance. 

 

Additional improvements include the installation of vertical panels with a masonry appearance and 

painting of the existing block that covers much of the building.  The drawings also note removal of 

the small accessory building on the north side of the principal building. 

 

As noted in our initial review letter, we believe the fuel pump canopies would benefit from use of a 

masonry material on the support columns.   

 

2. Land Use.  As previously noted, the RDPUD is an overlay district that allows uses of the underlying 

zoning district(s).  Given the request to create GCD zoning for the entire subject site, the allowable 

uses are those listed for the GCD in Table 7.02 of the Township Zoning Ordinance. 

 

Exhibit D of the draft PUD Agreement identifies the host of allowable uses (both by right and those 

requiring special approval).  The list matches Table 7.02 with two proposed exceptions: 

 

• Climate-controlled indoor commercial storage would be a by right use, as opposed to a 

special land use; and 

• Auto/gasoline service stations would be a by right use, as opposed to not being allowed. 

 

Provided the Township is agreeable to these deviations, we suggest that Exhibit D also include a 

reference to the use requirements of Section 7.02.02, as applicable.   

 

Furthermore, we request that the applicant refine the language regarding auto/gasoline service 

stations, such that only a single station is allowed (with the intent being continued operation of the 

existing use). 

 

The applicant and/or Township may also wish to eliminate some of the uses from this PUD.  For 

instance, vehicle sales, auto repair and amusement parks do not necessarily seem appropriate. 

 

Lastly, the conceptual PUD plan and other elements of the submittal refer to a drive-through 

restaurant, though such uses are not allowed in the GCD, nor are they listed in Exhibit D; however, a 

coffee shop with a drive-through would be allowed with special land use approval.  We request the 

applicant clarify their intention for this use/building. 

 

3. Dimensional Standards.  A revised dimensional table is included on the Conceptual PUD Plan 

(Sheet PD) noting the need for a dimensional deviation from the front building setback along Lawson 

Drive (70’ required; 59’ proposed). 

 

The initial submittal included lot coverage calculations (for both buildings and impervious surface).  

We request this information be included in the dimensional table. 

 

The remainder of the conceptual PUD plan meets dimensional standards. 
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4. Site Design Elements.  The submittal includes a preliminary landscape plan that generally depicts 

compliant landscaping overall.  There are some individual components (Grand River and Lawson 

greenbelts) that are slightly deficient, though they are offset by excess plantings in other locations 

(White Horse greenbelt).   
 

Our initial review suggested that additional plantings be provided in the southeast corner of the 

property.  The revised submittal includes information from the applicant noting that since the exact 

nature of the future use/building in this area of the property is unknown, they do not wish to install 

landscaping at this time. 
 

Since the timeframe for development of this area is unknown, we continue to recommend that 

additional plantings be provided.  At a minimum, the required greenbelt plantings should be provided 

given that this intersection is one of the primary entranceways to the PUD.   
 

Furthermore, the proposed layout of the future use/building in this area would result in a drive-

through lane within both the Grand River and Lawson front yards.  This is a relatively unusual design 

and visibility of a drive-through should be mitigated either via landscaping or a revised building 

layout/circulation pattern. 
 

The submittal does not include a preliminary lighting plan, though the revised submittal materials 

state that the PUD will utilize consistent site lighting throughout the development (as previously 

requested). 
 

Additional details include masonry-faced waste receptacle enclosures and two types of fencing – 4’ 

tall ornamental and 6’ tall chain link with a fabric backing. 
 

Lastly, we request the applicant incorporate a requirement for channel-cut lettering on new wall signs 

as part of the PUD Agreement.  This is a relatively common request, and has been incorporated into 

most PUDs in the Township. 
  
All of these details will be reviewed for compliance with Ordinance standards and/or the PUD 

Agreement at the time of final PUD site plan submittal (if the RDPUD is granted). 
 

5. Building Design and Materials.  Building elevation drawings are included for the gas 

station/convenience store, climate-controlled self-storage and retail buildings; however, details are 

not provided for the proposed building near the intersection of Grand River and Lawson. 
 

Neither the proposed climate-controlled indoor commercial storage building nor the 

commercial/office building fully comply with the building material standards of Section 12.01.   
 

The revised submittal includes a detailed request/rationale for the design deviations sought. 
 

Lastly, as the applicant is aware, the climate-controlled indoor commercial storage use/building is 

subject to the requirements of Section 7.02.02(z).  The request includes a deviation from the window 

requirements of this section; however, the remainder of the requirements must be met (unless further 

deviation is sought and granted). 
 

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 

March 4, 2020 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Premier Genoa PUD 

Site Plan Review No. 2 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a second review of the proposed Premier Genoa PUD site plan last dated February 18, 2020. 

The plans and impact assessment were submitted by Desine Inc. on behalf of Premier Genoa LLC. The site consists 

of six partially developed parcels totaling 5.12 acres at 4525 E Grand River Avenue at the northwest quadrant of 

the Lawson Drive and Grand River Avenue intersection. The petitioner is proposing to retain the existing Sunoco 

gas station and develop 42,740 net rentable square feet of self-storage space, 7,000 square feet of retail space, 3,700 

square feet of flex-office space, and 2,336 square feet of new food-based retail. Site improvements will include the 

extension of the existing 8-inch water main on the northwest corner of the site and extending municipal water and 

sanitary sewer services to the proposed buildings. We offer the following comments:  

 
 GENERAL NOTES  

 

1. The petitioner should obtain approval from the Brighton Area Fire Authority prior to site plan approval. 

 

DRAINAGE AND GRADING  

 

1. Soil boring data was provided for the proposed retention basin area. The existing soils and water level 

appear to be adequate for the proposed retention pond. 

 

UTILITIES 

 

1. After final site plan approval, the petitioner will need to submit construction plans to MHOG Sewer and 

Water Authority for review and approval. The connection to the existing 8-inch water main on Lawson 

Drive will be an 8-inch to 8-inch connection. This type of connection cannot be achieved with a live tap 

and more detail on this connection will be necessary on the construction plans.  

 

2. Based on the Genoa Township Residential Equivalency (REU) Table, the proposed PUD will account for 

approximately 11 REUs, not including the REUs for the existing gas station on site. This may change 

based on the final use of the proposed buildings.  
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Tetra Tech 

 

TRAFFIC  

 

1. A traffic impact assessment was conducted by Rowe Professional Services Company and provided with 

the site plan submittal. The recommendations provided in the study correspond to what is shown on the 

plans and we do not have any concerns with the projected traffic impacts. 

  

The revised site plan addresses our previous comments and we have no further engineering related concerns to the 

proposed PUD.  

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 



 
February 28, 2020   

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

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

 
Dear Kelly: 
 
The Brighton Area Fire Authority has reviewed the above-mentioned site plan. The plans were                           
received for review on February 20, 2020, and the drawings are dated February 19, 2020. The                               
project is a 5.12-acre site comprised of six parcels to be used for the proposed redevelopment                               
and construction of a two-story IIB construction 74,500 square foot climate-controlled storage                       
(S-1) structure with accessory office space. Additionally, there are two smaller out structures                         
consisting of a proposed single story 7,000 sq. ft. mixed-use at the west end of the parcel and a                                     
2,336 sq.ft mixed-use at the east end of the parcel. The existing gas station will remain and will                                   
undergo minor renovation. This plan review is based on the requirements of the International Fire                             
Code (IFC) 2018 edition.  

 
1. Provide the size of the above-ground LPG tank so proper separation distance from the                           

structure can be determined. (Discussions with the engineer indicated that the proposed LPG                         
tank size was 5,000-gallons. Table 6104.3 indicates that tanks that exceed 2,000-gallons are                         
required to be located a minimum of 50-feet from buildings. As there is no alternate location                               
to place the tank, they have agreed to maintain the size no more than 2,000-gallons.)   

 
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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STATE OF MICHIGAN
COUNTY OF LIVINGSTON 

GENOA CHARTER TOWNSHIP 
 

PLANNED UNIT DEVELOPMENT AGREEMENT 
 

THIS PLANNED UNIT DEVELOPMENT AGREEMENT (“Agreement”) is made and entered into on this 
_____ day of ___________, 2020, by BMH Realty, L.L.C., a Michigan limited liability company, 775 N. 
Second Street, Brighton, Michigan 48116 (“Owner”), and GENOA CHARTER TOWNSHIP, a Michigan 
municipal corporation, 2911 Dorr Road, Brighton, Michigan 48116 (referred to as “Township”). 
 

WHEREAS, Owner owns real property located in the Charter Township of Genoa, County of 
Livingston, State of Michigan, and more particularly described on Exhibit A attached hereto (“Property”).  
There is an existing gas station and two retail buildings located within the Property.  The balance of the 
Property is vacant. Owner intends to develop the Property as a planned unit development. 

 
WHEREAS, Owner has submitted to the Township a request for rezoning of the Property to 

Redevelopment Planned Unit Development (“RDPUD”), including all Conceptual Submittal items set forth 
in Section 10.05 of the Township Zoning Ordinance, including, but not limited to, proof of ownership of 
the Property; a completed application and application fee; an impact assessment meeting the 
requirements of Article 18 of the Township Zoning Ordinance, a copy of which is attached hereto as Exhibit 
B (“Impact Assessment”); this Agreement; drawings of at least 24” x 36”, containing a cover sheet, a plan 
sheet of existing conditions, a parallel plan, and a conceptual PUD plan sheet, a copy of which drawings 
are attached to this Agreement as Exhibit C (“PUD Plan”).   

 
WHEREAS, the Charter Township of Genoa Planning Commission (“GPC”) has reviewed the PUD 

Plan, conducted a public hearing on ___________, and recommended approval of the Conceptual PUD 
Site Plan to the Charter Township of Genoa Board of Trustees (“Township Board”) and Livingston County 
Planning Commission (“LCPC”) on ___________, 2020.   

 
WHEREAS, on ________________, the LCPC conducted a public hearing on the requested 

Conceptual PUD Site Plan, and recommended approval to the Township Board on ________________.  
 
WHEREAS, Owner made revisions to incorporate conditions noted by the GPC and LCPC, if any, 

and submitted required copies to the Township, providing sufficient time for review prior to the Township 
Board meeting. 

 

kelly
Text Box
Comments previously made by the Township Attorney but not incorporated are included as call-outs in the following pages of the PUD Agreement.  
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WHEREAS, the Township Board conducted a public hearing on the PUD rezoning, PUD Plan and 
PUD Agreement on __________________, 2020, and provided conceptual approval of these documents 
pursuant to Section 10.04.01 of the Township Zoning Ordinance on __________________. 

 
WHEREAS, Owner has submitted to the Township all Final PUD Site Plan Submittal items set forth 

in Section 10.06 of the Township Zoning Ordinance, including, but not limited to, the PUD Plan containing 
all materials required by Article 18 of the Township Zoning Ordinance; an Impact Statement; a Traffic 
Impact Statement; a hydrologic impact assessment, a final copy of this Agreement (collectively the “Final 
Plan”), and all required fees.   

 
WHEREAS, the GPC has reviewed the Final Plan, and recommended approval of the Final Plan to 

the Township Board on ___________, 2020.   
 
WHEREAS, Owner made revisions to incorporate conditions noted by the GPC, if any, and 

submitted required copies to the Zoning Administrator, providing sufficient time for review prior to the 
Township Board meeting. 

 
WHEREAS, the Township Board conducted a public hearing on the Final Plan on 

__________________, 2020, and approved the documents contained in the Final Plan on 
__________________, 2020. 

 
WHEREAS, the GPC and Township Board actions set forth above have been taken in strict 

compliance with the Township Zoning Ordinance and with Act 110 of the Public Acts of 2006, as amended, 
and have rezoned the Property as an RDPUD, finding that such classification properly achieved the 
purposes of Article 10 of the Township’s Zoning Ordinance, as amended, including the encouragement of 
innovation in land use, compatibility with adjacent uses, the promotion of efficient provision of public 
services and utilities, the reduction of adverse traffic impacts, and the provision of adequate employment.  
Further, the GPC and Township Board find the RDPUD, the PUD Plan, and this Agreement are consistent 
with the adopted Master Plan. 

 
 WHEREAS, the Township Board has found and concluded that the uses and future development 
plans and conditions shown on the approved Final Plan and as set forth herein are reasonable and 
promote the public health, safety and welfare of the Township, and that they are consistent with the plans 
and objectives of the Township and consistent with surrounding uses of land for reasons including, but 
not limited to, the following: 
 

a. the Property has been previously developed for the purpose of a commercial, 
office, or industrial use, and redevelopment of the site will be an enhancement 
to the site and surrounding area;  

b. all buildings on the site are proposed to be removed or renovated; 
c. a use permitted within the underlying zoning district is proposed; 
d. the Township has determined that flexibility in dimensional standards is 

necessary to allow for innovative design in redeveloping a site with constraints 
and where a clear public benefit is being derived; 

e. to encourage flexibility and creativity consistent with the intent of the PUD, the 
Township is permitting specific departures from the requirements of the Zoning 
Ordinance as a part of the approval process; 
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f. For all deviations, the Township has found that the deviation shall result in a 
higher quality of development than would be possible using conventional zoning 
standards; 

g. a parallel plan was provided showing how the site could be redeveloped without 
the use of the PUD; 

h. a table was provided on the site plan that specifically details all deviations from 
the zoning regulations, including ordinance provisions from which deviations are 
sought, the reasons the deviations are necessary and mechanisms to be utilized 
to mitigate any impacts; and 

i. The permitted deviations are consistent with the intent of the Township’s PUD 
ordinance. 

 
NOW, THEREFORE, OWNER AND TOWNSHIP, in consideration of the mutual promises contained 

in the Agreement, HEREBY AGREE AS FOLLOWS: 
 
ARTICLE I.  GENERAL TERMS OF AGREEMENT 
 

1.1 The Township and Owner acknowledge and represent that the recitations set forth above 
are true, accurate and binding on the respective parties. 

1.2 The Township acknowledges and represents that the zoning of the Property as RDPUD, 
regulated by the PUD Plan and this Agreement may be relied upon for future land use and 
development of the Property by Owner, its successors, assigns and transferees. This 
Agreement is for the benefit of the Property, and shall run with the Property, and shall 
bind and inure to the benefit of the successors, assigns and transferees of the parties to 
this Agreement.   

1.3 The PUD Plan, attached as Exhibit C, has been approved by the Township in accordance 
with its authority granted by the Genoa Charter Township Zoning Ordinance, The 
Michigan Zoning Enabling Act, being MCL 125.3101, et seq, and the Michigan Planning 
Enabling Act, being MCL 125.3801, et seq, subject to the terms of this Agreement. 

1.4 Deviations from the Township Zoning Ordinance shall be permitted as set forth in this 
Agreement or the PUD Plan, or as otherwise be agreed upon by the Township and the 
Owner.  Changes to the PUD Plan and/or PUD Agreement shall be processed as set forth 
in the Zoning Ordinance and this Agreement. 

1.5 All improvements constructed in accordance with this Agreement and the PUD Plan shall 
be deemed to be conforming under the Township Zoning Ordinance and in compliance 
with all other ordinances of the Township.   

1.6 The approval of the PUD Plan shall be subject to the conditions set forth herein, inclusive 
of Exhibits. 

1.7 All common areas and features, such as walkways, signs, lighting and landscaping, will be 
maintained by Owner, and financed on a pass-through basis to tenants through Owner’s 
standard lease. 
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1.8 The construction, improvement and maintenance of all streets and necessary utilities 
(including public water, wastewater collection and treatment) to mitigate the impacts of 
the PUD project through construction shall be performed by the Owner, or sufficient 
performance bond given by the Owner to assure such construction. 

 ARTICLE II.  LAND USE AUTHORIZATIONS 

2.1 In addition to the uses set forth in the PUD Plan, uses listed in the GCD zoning classification 
of the Township Zoning Ordinance shall be allowed subject to the applicable permitted or 
special land use regulations, as well as those uses set forth on Exhibit D attached hereto. 

2.2 The PUD Plan identifies the location and configuration of the currently-proposed 
structures that may be developed on the Property subject to the following: 

A. Owner shall be permitted to adjust the size or shape of the various parcels and/or 
the size or configuration of the proposed buildings within the parcels, as set forth 
in, and in compliance with, Section 10.11 of the Township’s Code of Ordinances. 

B. The buildings identified on the PUD Plan are flexible use buildings that may be 
converted to retail, office or other uses in the future, provided that such uses are 
permitted under this Agreement. 

2.3 The timing of development of the PUD shall be in compliance with the Charter Township 
of Genoa Code of Ordinances, but otherwise as determined by the Owner. 

2.4 Owner shall have the right to develop the Property as a commercial condominium project 
by following the procedures required by Michigan law and any applicable Township 
ordinances. Any approval required from the Township for the purposes of creating a 
commercial condominium shall not be unreasonably withheld, conditioned or delayed. 
Owner shall additionally retain the right to apply to the Township for one or more lot 
splits that comply with Michigan law, Township Ordinances and the PUD Plan. 

ARTICLE III.  CURB CUTS AND OFF-SITE TRANSPORTATION IMPROVEMENTS 

3.1 The number and general location of entrances to the site from adjacent public 
thoroughfares shall be as identified on the PUD Plan. The entrances were approved by 
the Livingston County Road Commission on ____________. 

ARTICLE IV. INTERNAL ROAD NETWORK 

4.1 The internal system of private roads or drives shall be as identified on the PUD Plan. 

ARTICLE V. DRAINAGE 

5.1 Storm drainage from the Property shall be managed by means of an off-site retention 
basin to be developed by Owner on the adjacent property shown on the PUD Plan, with 
permission of the owner of that property.  Owner has obtained the necessary easements 
to improve, utilize, maintain and repair the off-site retention basin (the “Basin”), and to 
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access the Basin across White Horse Drive, which easements are attached hereto as 
Exhibit E.  

ARTICLE VI. SITE IMPROVEMENTS 

6.1 There shall be a coordination of site improvements within the overall Property, with the 
objective of creating site improvements that are integrated and mutually supportive 
among the respective portions of the development, including the utilities, landscaping 
and lighting, as more specifically set forth in the PUD Plan. 

6.2 Comprehensive and interconnected pedestrian walkways shall be constructed as shown 
on the PUD Plan contemporaneously with the buildings they are designed to serve. 

6.3 Site elements, including site design and landscaping to diminish the prominence of 
parking lots as viewed from public roads and parking lot configuration, shall be 
constructed as shown on the PUD Plan. 

6.4 The Township shall grant to Owner and its contractors and subcontractors all Township 
permits and authorizations necessary to bring and/or construct all utilities necessary to 
service the Property and to otherwise develop and improve the Property in accordance 
with the PUD Plan, provided the Owner has complied with any and all legally-applicable 
requirements in applying for such permits and authorizations, including paying any 
required fees.  Any applications for permits or authorizations from the Township shall be 
processed by the Township in the customary manner.  The Township shall cooperate with 
Owner in connection with Owner’s applications for any necessary county, state, federal 
or utility company approvals, permits or authorizations to the extent that such 
applications and/or discussions are consistent with the PUD Plan and this Agreement.  

6.5 All trees and woodlands will be preserved as shown on the PUD Plan, or replaced on a 
caliper-for-caliper basis, as more fully set forth in the PUD Plan. 

ARTICLE VII. DESIGN OF BUILDING AND SIGNS 

7.1 The architecture, building materials, colors and shapes of all buildings shall be consistent 
with the building elevations attached to this Agreement as Exhibit F and otherwise 
conform to the Zoning Ordinance. 

7.2 All signs shall be permitted as shown on the PUD Plan or as otherwise authorized in the 
Zoning Ordinance. Any permitted sign shall have a base constructed of materials that 
coordinate with and are consistent with the architecture of the building, unless mounted 
directly on the building.  

7.4 The landscaping within the PUD shall demonstrate consistency in terms of design and 
materials.  Parking lot lighting shall be consistent throughout the PUD.  Street and 
walkway lighting shall be consistent throughout the PUD and comply with the Zoning 
Ordinance. 
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ARTICLE VIII. UTILITIES 

8.1 All buildings that require plumbing must connect to the municipal water system and 
municipal sanitary sewer system.  The internal water and sewer main plan shall be 
completed and approved with the site plan. The Township does not guarantee public 
utility availability without adequate planning and approval of the Township Engineer. 

8.2 Fees, charges and costs for utilities shall be as set forth in the Genoa Township Equivalent 
User Table as applicable and as may be amended from time to time. 

 

ARTICLE IX. MISCELLANEOUS 

9.1 This Agreement may not be modified, replaced, amended or terminated without the prior 
written consent of the parties to this Agreement.  The Owner and the Township shall be 
entitled to modify, replace or amend this Agreement without the consent of any other 
person or entity, regardless of whether such person or entity now or hereafter has any 
interest in any part of the Property, including subsequent purchasers, tenants, 
mortgagees, or others, unless required by Federal, State or local law or ordinance.  
Amendments and deviations, whether minor or major, shall be made in compliance with 
the procedures set forth in the Charter Township of Genoa Code of Ordinances at the 
time the amendment or deviation is sought. Nothing whatsoever provided in this 
Agreement shall be construed so as to prevent Owner from seeking major and/or minor 
changes to the PUD Plan in accordance with the applicable provisions of the Zoning 
Ordinance. 

9.2 Reference in this Agreement to activities by the Owner in relation to development is 
intended to include Owner’s transferees and assigns unless context dictates to the 
contrary. 

9.3 In the event of any direct conflict between the specific terms and provisions of this 
Agreement (including the attached PUD Plan) and the provisions of the Zoning Ordinance, 
or other Township ordinances, rules or regulations, the provisions of this Agreement shall 
control. 

9.4 In the event a portion of the Property is submitted for site plan approval, and such 
approval is denied, the party submitting such site plan shall be entitled to appeal such 
decision to the Zoning Board of Appeals as provided by law. 

9.5 The undersigned parties acknowledge that the conditions imposed upon the 
development of the Property are reasonable conditions necessary to ensure that public 
services and facilities affected by the proposed land use or activity will be capable of 
accommodating increased service and facility loads caused by the land use or activity, to 
protect the natural environment and conserve natural resources and energy, to ensure 
compatibility with adjacent uses of land, and to promote the use of land in a socially and 
economically desirable manner.  Further, it is acknowledged that the conditions meet all 
of the requirements of Section 503 of Public Act 110 of 2006, MCL 125.3503. 
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THE PARTIES have executed this Planned Unit Development Agreement on the dates set below 
their names, to be effective on the date set on the first page of this agreement. 
 

(REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK) 
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GENOA CHARTER TOWNSHIP 
a Michigan municipal corporation 
 
 
By:      
Its:      
 
STATE OF MICHIGAN  ) 
    )SS 
COUNTY OF ___________ ) 
 
This Amendment was acknowledged before me in _____________ County, Michigan, this _____ day 
of________, 2020, by __________________________________, the _____________________________ 
of Genoa Charter Township, a Michigan municipal corporation, on behalf of the corporation.  
 

__________________________________ 
_________________________, Notary Public 
________________County, Michigan 
My Commission Expires: ______________ 
Acting in the County of ________________ 

BMH REALTY, L.L.C. 
a Michigan limited liability company 
 
 
By:      
Its:      
 
STATE OF MICHIGAN  ) 
    )SS 
COUNTY OF ___________ ) 
 
This Amendment was acknowledged before me in _____________ County, Michigan, this _____ day 
of________, 2020, by __________________________________, the _____________________________ 
of BMH Realty, L.L.C., a Michigan limited liability company, on behalf of the company.  
 
 

__________________________________ 
_________________________, Notary Public 
________________County, Michigan 
My Commission Expires: ______________ 
Acting in the County of ________________ 

 
DRAFTED BY AND WHEN RECORDED 
RETURN TO: 
Bradford L. Maynes, Esq. 
Corrigan Oil Company 
775 North Second Street 
Brighton, Michigan 48116
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Exhibit A 
 

Property Description 

Real estate situated in the Township of Genoa, County of Livingston, State of Michigan, described as: 
 
Part of the Northeast quarter of Section 9, Town 2 North, Range 5 East, Michigan, described as follows: 
Beginning at a point South 2°24' West 636.58 feet from the North quarter corner of said Section 9; thence 
South 2°24'West 172.53 feet; thence South 60°0' East 141.66 feet along the Northerly right of way line of 
Grand River; thence North 30°0' East 200.00 feet; thence North 72°0' West 226.54 feet to the point of 
beginning. 
 
Commonly known as: 4483 E. Grand River, Howell, MI 
PARCEL ID NO. 4711-09-200-005 
 
 
A part of the Northeast quarter of Section 9, Town 2 North, Range 5 East, Genoa Township, Livingston 
County, Michigan, described as follows: Commencing at the North quarter corner of said Section 9; thence 
South 02°24'00" West along the West line of Charles Garlock Survey No. 142-33, dated February 2, 1977, 
809.11 feet to the Northerly right-of-way  of Grand River Avenue; thence South 60°00'00" East along the 
Northerly right-of-way of Grand River Avenue, 141.66 feet to the point of beginning of the parcel to be 
described; thence North 30°00'00" East 200.00 feet; thence South 60°00'00" East 274.00 feet; thence 
South 25°32'20" West 217.67 feet to the Northerly right-of-way of Grand River Avenue; thence North 
60°00'00" West along the Northerly right-of-way 289.86 feet to the point of beginning. 
 
Commonly known as: 4525 E. Grand River, Howell, MI 
PARCEL ID NO. 4711-09-200-010 and 4711-09-200-015 
 
 
A part of the Northeast quarter of Section 9, Town 2 North, Range 5 East, Genoa Township, Livingston 
County, Michigan, described as follows: Commencing at the North quarter corner of said Section 9; thence 
South 02°24'00" West along the West line of Charles Garlock Survey No. 142-33, dated February 2, 1977, 
809.11 feet to the Northerly right-of-way of Grand River Avenue; thence South 60°00'00" East along said 
Northerly right-of-way of Grand River Avenue, 431.52 feet to the point of beginning of the parcel to be 
described; thence North 25°32'20" East 217.67 feet; thence South 64°27'40" East 106.63 feet; thence 
South 05°09'00" West 23.38 feet; thence South 16°19'00" West 210 feet to the Northerly right-of-way of 
Grand River Avenue; thence North 60°00'00" West along said Northerly right-of-way 148.90 feet to the 
point of beginning. 
 
Commonly known as: 4533 E. Grand River, Howell, MI 
PARCEL ID NO. 4711-09-200-014 
 
 
A part of the Northeast quarter of Section 9, Town 2 North, Range 5 East, Genoa Township, Livingston 
County, Michigan, described as follows: Commencing at the North quarter corner of said Section 9; thence 
South 02°24’00” West along the West line of Charles Garlock Survey No. 142-33, dated February 2, 1977, 
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459.11 feet to the point of beginning of the parcel to be described; thence South 67°30’00” East 612.00 
feet; thence South 05°09’00” West 205.00 feet; thence North 64°27’ 40” West 106.63 feet; thence North 
60°00’00” West 274.00 feet; thence North 72°00’00” West 226.54 feet; thence North 02°24’00” East 
t77.47 feet to the point of beginning.  
 
Commonly known as: 1098 Lawson Road, Howell, MI 
PARCEL ID NO. 4711-09-200-016 
 
 
A part of the Northeast quarter of Section 9, Town 2 North, Range 5 East, Genoa Township, Livingston 
County, Michigan, described as follows: Commencing at the North quarter corner of said Section 9; thence 
South 02°24'00" West 459.11 feet; thence South 67°33'00" East 501.50 feet to the point of beginning; 
thence South 03°14'18" West 177.38 feet; thence South 64°26'59" East 121.69 feet; thence- South 
16°19'00" West 210.00 feet; thence North 19°06'45" East 232.36 feet; thence North 13°44'25" East 192.25 
feet; thence North 8 19°06'45" West 44.87 fee±; thence North 67°33'00" West 110.50 feet to .the point 
of beginning. 
 
Commonly known as: 4525 E. Grand River, Howell, MI 
PARCEL ID NO. 4711-09-200-017 
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Exhibit B 

Impact Assessment 
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Exhibit C: 
 

PUD Plan 
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Exhibit D 

Uses 

Uses Permitted by Right 
 

• Retail establishments and shopping centers which provide goods such as bakery goods, 
including bakery items produced on the premises, groceries, produce, meats, provided no 
slaughtering shall take place on the premises, seafood; dairy products, beverages appliances, 
electronics, furniture, and home furnishings, apparel, jewelry, art, pharmaceuticals, home 
improvement supplies, hardware, and garden supplies, sporting goods, bicycles, toys, hobby 
crafts, videos (rental, and sales), music, musical instruments, books, computer hardware and 
software, antiques, flower shops, greeting card shops, auto parts and similar establishments 
not specifically addressed elsewhere (up to 30,000 square feet of gross floor area);  

• banquet halls, assembly halls, dance halls, private clubs, fraternal order halls, lodge halls or 
other similar places of assembly;  

• business services such as mailing, copying, data processing and retail office supplies;  
• child care centers, preschool and commercial day care;  
• funeral home or mortuary;  
• bed and breakfast inns, hotels and motels with no more than 25 rooms not including 

accessory convention/meeting facilities or restaurants, which may include the residence for 
the owner/manger's family;  

• hotels and motels with more than 25 rooms including accessory convention/meeting facilities 
and restaurants;  

• laundromats;  
• 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;  

• restaurants, taverns, bars, delicatessen, food carryout, coffee shops, and similar 
establishments serving food or beverages, including, but not limited to: 
o standard restaurants and coffee shops; 
o restaurants and bars serving alcoholic beverages; 
o bars providing dancing and live music; 
o restaurants with outdoor seating; 
o carry-out restaurants; 
o brewpub;  

• studios of photographers and artists;  
• tattoo parlors;  
• tool and equipment rental, excluding vehicles;  
• climate-controlled indoor commercial storage;  
• auto/gasoline service station;  
• banks, credit unions, savings and loan establishments and similar;  

o with up to 3 drive-through teller windows 
• offices of non-profit professional, civic, social, political and religious organizations;  
• medical urgent care facilities, medical centers and clinics;  
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• 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;  

• motion picture theaters;  
• public parks and open space;  
• health clubs, fitness centers, gyms and aerobic clubs; commercial schools and studios for 

teaching photography, art, music, theater, dance, martial arts, ballet, etc.;  
• vocational and technical training facilities;  
• churches, temples and similar places of worship and related facilities;  
• essential public services and structures, not including buildings and storage yards;  
• essential public buildings; 
• public/government buildings such as: township/state/county offices, public museums, 

libraries and community centers;  
• temporary outdoor sales and Temporary outdoor events;  
• accessory uses, buildings and structures customarily incidental to any of the above;  

 
Uses Permitted with Special Land Use Approval 
 

• Retail establishments and shopping centers which provide goods such as bakery goods, 
including bakery items produced on the premises, groceries, produce, meats, provided no 
slaughtering shall take place on the premises, seafood; dairy products, beverages appliances, 
electronics, furniture, and home furnishings, apparel, jewelry, art, pharmaceuticals, home 
improvement supplies, hardware, and garden supplies, sporting goods, bicycles, toys, hobby 
crafts, videos (rental, and sales), music, musical instruments, books, computer hardware and 
software, antiques, flower shops, greeting card shops, auto parts and similar establishments 
not specifically addressed elsewhere (between 30,000 and 60,000 square feet of gross floor 
area), including, but not limited to pharmacies with a drive-up window;  

• automobile, motorcycle, boat and recreational vehicle sales, new and used;  
• outdoor commercial display, sales or storage;  
• conference centers;  
• dry cleaning drop-off stations with drive-through service;  
• restaurants, taverns, bars, delicatessen, food carryout, coffee shops, and similar 

establishments serving food or beverages, limited to the following: 
o restaurants with open front windows 
o drive-in restaurants 
o coffee shop with drive-through 
o micro-brewery, small distillery and small winery 

• kennel, commercial;  
• pet day care center;  
• minor auto repair establishment;  
• automobile wash, automatic or self serve;  
• leasing and rental of automobiles, trucks and trailers;  
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• adult day care facilities;  
• banks, credit unions, savings and loan establishments and similar, limited to the following:  

o with more than 3 drive-through teller windows; 
o stand alone automatic drive-up teller machines. 

• veterinary hospitals;  
• veterinary clinics without boarding or overnight care;  
• carnivals, fairs, commercial cider mills and amusement parks;  
• recreation (outdoor) commercial or private, recreation centers, including children's 

amusement parks, batting cages, and go-cart tracks;  
• miniature golf courses and driving ranges;  
• recreation (indoor) such as bowling alleys, skating rinks, arcades, indoor golf or softball, 

indoor shooting/archery ranges;  
• animal shelters;  
• bus passenger stations;  
• shelters and rehabilitation centers for philanthropic or non-profit institutions;  
• upper floor dwelling units;  
• accessory drive-through service not listed above;  
• accessory fuel storage and use or storage of hazardous materials.  
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Exhibit E 

Easements 
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Exhibit F 

Elevations 
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A. INTRODUCTION 

This impact assessment has been prepared pursuant to Article 18 – SITE PLAN REVIEW 

of the Zoning Ordinance for the Township of Genoa, Livingston County, Michigan.  This 

assessment addresses the impact of the proposed building additions and parking expansion 

on the surrounding community and the economic condition and social environment of the 

Township.   

 

This Impact Assessment has been prepared under the direction of Wayne Perry, P.E., 

DESINE INC., 2183 Pless Drive, Brighton, Michigan 48114.  Mr. Perry is a licensed Civil 

Engineer, providing professional engineering services in Livingston County since 1988 

with experience in private and municipal development including projects within Genoa 

Township and Livingston County. 

 

B. SITE LOCATION / DESCRIPTION 

The site is comprised of six parcels, containing a total of 5.12 acres of property, bordered 

on the North by White Horse Drive, Lawson Drive on the East, Grand River Avenue on 

the South and the Lake Trust Credit Union to the West, as shown on Figure 1.  The 

Southeasterly four parcels are zoned General Commercial (GCD) district, the 

Southwesterly Parcel is zoned Office Service (OSD) district, and the North Parcel is split 

zoned with the East 1/2 zoned GCD and the West 1/2 zoned OSD. 

 

The property currently contains three buildings and related improvements.  An existing 

fuel station with a 2,670 square foot convenience store building, parking lot and storm 

water basin is located on the two center parcels.  A 7,900 square foot commercial building, 

occupied by the Total Pool Supplies and Service, is located on the Southeast parcel.  The 

Northeast parcel contains a 2,440 square foot industrial building, with a fenced outdoor 

storage yard, currently home to Security Access Controls and Fence Company.  A 

residential home and related improvements, located on the Westerly parcel, were 

previously removed.  The Existing Conditions Plan provides a detailed overview of the 

existing site features. 

 

The BMH-Premier PUD development plan depicts proposed site improvements to be 

constructed on the site.  Improvements consist of  A 37,275 sq ft multi-purpose, adaptive 

use building, currently proposed to be up-fit with equipment to operate a drive-through, 

climate controlled building, with the potential for small flex-office spaces for rent, a 7,000 

sq ft building appropriate for use for office, retail, restaurant, or a mix of those uses, a 2,336 

sq ft out parcel pad suitable for use for retail or drive through fast food or other commercial 

use, and the existing gas station with a convenience store and related (existing) ancillary 

propane and kerosene sales.    Additionally, the PUD plan features new parking areas, 

access drives, a storm water management system, lighting, landscaping and related site 

improvements. 

 

Access to the property from Grand River Avenue and from Lawson Drive is provided 

through existing drives to the fuel station and convenience store.  New access drives are 

proposed on White Horse Drive, in the Northeast portion of the project, and connection to 

the existing cross-access drive to Lake Trust Credit Union, located at the Southwest corner 



  December 27, 2019 

 

BMH – PREMIER PUD  
 

of the site.  The development will provide 102 parking spaces, including 6 barrier free 

accessible spaces, are to be developed on the site.  Appurtenant features including 

commercial access drives, drive aisles, unloading/loading area, sidewalks and landscaping 

are also presented in the site plan.  An aerial photograph depicting the proposed site 

improvements is provided in Figure 2. 

 

Adjacent uses include the Lake Trust Credit Union to the West and the DTE Service Center 

to the Northeast.  Property to the North and East of the site is currently vacant.  An aerial 

photograph depicting the proposed site improvements is provided in Figure 2. 

 

C. IMPACT ON NATURAL FEATURES 

Natural features on the subject parcel consist of re-established field grasses and shrub/scrub 

brush on the Westerly portion of the property.  Existing topography of the site is generally 

flat to gently sloping terrain.  The elevation of the property varies from an elevation of 991 

at the Westerly property line, to approximately 986 at the Southeast corner of the parcel.  

Surface water drainage on the property generally flows to the Southeast. 

 

Existing soils on the property are primarily Miami loam. These soils are generally 

moderately drained, moderately permeable, loams.  Soil classifications are prepared by the 

United States Department of Agriculture, Soil Conservation Service, and “Soil Survey of 

Livingston County”.  The Soils Map, shown in Figure 3, shows the locations of specific 

soil types as classified. 

 

The proposed construction and improvements will require filling and grading in the 

Southeast portion of the property, filling the existing storm water basin and modifications 

to site elevations on the Northwest corner of Lawson Drive and Grand River.  Excavation 

will be required to construct the proposed storm water retention system proposed on the 

North side of White Horse Drive.   

 

The limits of disturbance have been depicted on the grading plan.  Grading for this project 

will maintain the general character of the existing site.  Development of this project will 

require earthwork to construct to proposed retention basin and modify site grades with 

useable materials from the site, requiring the exporting of excess soil and importing of 

additional structural fill material.  The proposed elevations and grading of the site mesh 

with the existing grades at the property lines. 

 

Landscaping is proposed for the developed portion of the site to reduce the visual impact 

of the proposed project.  All proposed landscaping areas meet or exceed the planting 

requirements of Genoa Township’s current Zoning Ordinance and have been designed to 

improve the aesthetics of the property. Within the developed portion of the site, areas not 

otherwise covered, shall have lawn or other vegetative surface cover established. 

 

Surface drainage characteristics on the property will be affected by the construction of the 

proposed building expansions and parking lots.  Construction of the proposed 

improvements will reduce the permeable area of the property resulting in an increase in the 

surface water runoff generated.  A storm water management system has been designed to 
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collect and control the surface water runoff, reducing the discharge rate from the property 

and increasing the infiltration of surface water runoff. 

 

The proposed changes and modifications to the surface drainage conditions will not 

significantly impact local aquifer characteristics or groundwater recharge capacity.  All 

surface water runoff from the site will be directed into the proposed retention basin to be 

constructed North of White Horse Drive.  Reduction in the surface permeability will affect 

onsite infiltration, surface water flow path and duration.  Surface water runoff from the 

development will be reduced and no significant impact to adjacent properties are 

anticipated from the proposed construction and re-development of the site. 

 

Upland wildlife habitats on the property are minimal and consist of primarily field grass 

and shrub/scrub brush areas in the Northwest portion of the property.  Wildlife supported 

in this area is generally smaller field animals and birds.  Previous development and the 

existing use of the property, the adjoining developments and the proximity of Grand River, 

limits the existing upland habitat. 

 

The project site does not currently support any significant wildlife habitat and the proposed 

construction will not have a significant impact on overall habitat quality.  No significant 

adverse impact to natural features is anticipated due to the proposed re-development of this 

property. 

 

D. IMPACT ON STORM WATER MANAGEMENT 

Excavation and grading will be undertaken to construct the proposed stormwater retention 

basin.  Earthwork will be required to direct storm water flow into the storm water collection 

system. This system will discharge surface water runoff generated by development of the 

property to the proposed sedimentation basin and retention basin. Site grading will mesh 

with existing grades on adjoining properties.  No adverse impact to adjoining properties is 

anticipated due to the construction and grading of the property. 

 

Surface water runoff generated from all improved areas of the site will be collected by 

catch basins, conveyed through a storm sewer system, and discharged to the sedimentation 

and retention basin located on the North side of White Horse Drive.  Storm water will be 

retained within the basin during a storm event and will infiltrate into the ground. 

 

Soil erosion and sedimentation are controlled by the Soil Erosion Control Act No. 347 of 

the Public Acts of 1972, as amended and is administered by the Livingston County Drain 

Commissioner.  Silt fencing will be installed around a majority of the site during 

construction.  The Contractor shall comply with all regulations including control during 

and after construction. 

 

Impact on adjoining properties due to the construction of this site will be minimized by 

implementing soil erosion control methods.  No adverse impact to adjacent properties due 

to surface water runoff will be created as a result of the proposed improvements. 
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E. IMPACT ON SURROUNDING LAND USES 

Surrounding land uses to the North of the site, on the North side of White Horse Drive, 

zoned Mixed-Use Planned Unit Development (MU-PUD), consists of an industrial user 

and vacant property.  Land to the East is zoned Non-Residential Planned Unit Development 

(NR-PUD) and is vacant.  Land to the South, zoned Non-Residential Planned Unit 

Development (NR-PUD) and Industrial (IND), contains a mix of commercial and industrial 

users including an auto wash and Reuland Electric Company.  Property to the West is the 

Lake Trust Credit Union, zoned Mixed-Use Planned Unit Development (MU-PUD). 

 

The Genoa Township Future Land Use Plan designates this property for General 

Commercial uses.  The surrounding property is designated for a mix of General 

Commercial, Neighborhood Commercial and Medium Density Residential uses. 

 

The proposed uses depicted on the development plan are consistent with existing 

development in the area and are generally consistent with the long-term planning within 

the Township.   

 

The landscaping and architecture proposed will allow this site to be developed to 

compliment the surrounding properties.  The impact of the improvements to the 

surrounding area has been minimized.  

 

Ambient noise levels on and around the property are largely generated by Grand River 

vehicle traffic.  Daily activities within the proposed building are not anticipated to create 

an increase in the sound level in the area. 

 

All site lighting shall meet the requirements of the Genoa Township Zoning Ordinance.  

Proposed building mounted fixtures and pole mounted site lighting will be shielded and 

down directed on the site.  The existing fuel station and convenience store lighting shall be 

on from dusk until dawn.  General site lighting for other uses, excluding safety and 

emergency lighting, shall be energized between the times from dusk to 12:01 a.m. and from 

5:00 a.m. to dawn. 

 

The building façade along the building front (South side) and the East side elevations are 

most visible from Grand River.  The East and West ends of the storage building provide 

primary entrance features.  The storage building is designed to grant vehicular access into 

and out of the respective East and West ends of the building.  The entire length of the 

building is designed with a 30’ wide drive and parking aisle through the building, reducing 

demand for exterior onsite parking needs and eliminating the need for any outdoor parking 

and loading areas to access the building for pick up and delivery of stored items.   

   

HVAC units serving the multi-purpose facility are placed inside of the building eliminating 

unsightly large heating and cooling mechanical equipment typically located either on 

rooftops or outside within landscaped buffers, which if placed on the available area outside 

of the building these mechanicals would be seen along White Horse Drive or Lawson 

Drive. The proposed interior placement reduces visibility by drivers accessing nearby 

residential neighborhoods and indoor placement of the HVAC lessens the total height and 
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mass of the structure.  

  

The proposed use of the property does not create any significant emissions of smoke, 

airborne solids, odors, gases, vibrations, noise or glare discernable and substantially 

annoying or injurious to person and/or property beyond the lot lines.  No significant change 

in air pollution is anticipated. 

 

The Contractor shall be responsible for initiating and maintaining adequate dust control 

measures during and after construction until the project site is fully stabilized and a 

vegetative cover established.  Dust control measures used during construction may consist 

of site watering, mulching of completed areas, installation of windbreak fencing, and 

application of chemical dust control materials.  The site will comply with the performance 

standards contained in Section 13.05 of the Township Zoning Ordinance. 

 

F. IMPACT ON PUBLIC FACILITIES AND SERVICES 

The Livingston County Sheriff and Michigan State Police will provide Police protection.  

Public safety services required to accommodate the proposed use are anticipated to be 

minor. 

 

The Brighton Area Fire Department as a part of an existing governmental agreement will 

provide fire protection service.  A fire hydrant will be constructed on the property within 

the White Horse Drive Right-of-way to provide adequate fire protection capabilities. The 

building is provided with an internal fire suppression system.  A Fire Department 

Connection is located near the Northwest corner of the building along with a Knox box and 

required address labeling to meet the Fire Departments requirements.  No significant 

increase in fire protection services are anticipated as a result of the proposed use. 

 

The property is accessed from Grand River, White Horse Drive and Lawson Drive, 

providing adequate access for emergency vehicles.  A wide drive aisle on the West side of 

the building will serve as a fire access lane between Grand River and White Horse Drive. 

 

The proposed uses will not create any direct adverse impact on the public schools. 

 

G. IMPACT ON PUBLIC UTILITIES 

The property is presently within municipal sewer and water districts and existing buildings 

are connected to the municipal utilities.   

 

Water service to the storage building is provided from a new water main extension to be 

constructed along White Horse Drive.  A water service lead is connected to this main to 

supply the building and a fire suppression line is also provided from this main.  An 

easement for repair, maintenance and access are provided for this connecting water main.  

Capacity is available within the existing water system to provide adequate service to this 

site. 

 

Sanitary sewer is located along the North side of Grand River.  Capacity is available within 

the existing sanitary sewer system to provide adequate service for the site. 
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The site is currently serviced by electric, gas, phone and cable systems located along Grand 

River Avenue. 

 

All solid wastes will be properly disposed of through a licensed disposal firm on a regular 

basis.  Dumpster enclosures with screen walls are located on the East, South and West sides 

of the storage building.  The enclosures will be constructed decorative CMU material, 

matching material used on the site and complimenting the adjacent architecture of the 

building.  Additional landscaping is provided in these areas to further enhance the 

aesthetics of these enclosures. 

 

Delivery services are generally limited to parcel trucks, such as UPS, and similar single 

axle vehicles.  These delivery service providers use available parking and drop off areas 

during their deliveries.  Large vehicles accessing the site will be capable of maneuvering 

on the proposed access drives around the building and will utilize the proposed storage 

building for loading and unloading purposes. 

 

H. STORAGE AND HANDLING OF ANY HAZARDOUS MATERIALS 

The proposed uses within the building will not use, store, generate and/or discharge 

potentially polluting materials.  Small quantities of material such as cleaning products and 

chemicals may be stored on-site. 

  

I. TRAFFIC IMPACT STUDY 

A traffic impact study for the development has been prepared by Rowe Engineering and is 

submitted with the Site Plan packet. 1 

 

Pedestrian access to the property is provided by an existing sidewalk along Grand River.  

A new sidewalk will be constructed along the East side of the property on Lawson Drive. 

Sidewalks throughout the property provide safe and efficient means for pedestrians to 

access the various uses within the property. 

 

No adverse impact on pedestrian traffic in the area is anticipated as a result of developing 

the proposed project. 

 

J. HISTORIC AND CULTURAL RESOURCES 

The existing buildings on the property do not have any major historic significance on a 

local, regional or state level. 

 

 

K. SPECIAL PROVISIONS 

No special provisions or requirements are currently proposed for this facility. 

 

 

 
END NOTE 

1 Net difference between development plan analyzed within the Rowe Engineering Traffic Study compared to the PUD plan part of this proposal 

includes a net 3,100 sq ft reduction in the retail/flex-office out building on the West end of the site and an increase of 2.685 net rentable sf in storage 
space.    
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FIGURE 2 

 

PHOTO DEPICTING SITE IMPROVEMENTS 

NOT TO SCALE 
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FIGURE 3 

 

SOILS MAP 

(NOT TO SCALE) 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Memorandum 
 
To: Mr. Daniel J. Boorstein 

From: Michael J. Labadie, PE and Jill M. Bauer, PE, PTOE 

Date: March 7, 2019 

RE: Proposed Mixed-Use Development, Grand River Avenue, Genoa Township 

 
ROWE Professional Services Company has completed our traffic impact assessment related to the proposed 
new mixed-use development including a coffee shop, retail, office, and a two-story self-storage building 
located on the north side of Grand River Avenue just west of Lawson Drive.  The current site plan (Figure 
1 included in the materials attached to this report), indicates a 7,000-square-foot retail building, 3,700-
square-foot general office, 2,336-square-foot coffee shop with drive-thru, and a 42,740-square-foot net 
rentable self-storage building.  Access to the site is proposed through one southern driveway onto Grand 
River Avenue, a northern drive onto White Horse Lane, an eastern driveway on to Lawson Drive, and a 
shared drive with the credit union located west of the site.  This traffic impact assessment has been 
completed in accordance with the requirements specified by Genoa Township and the Livingston County 
Road Commission (LCRC). 
 
Traffic Counts 
Turning movement traffic counts were collected during the weekday AM (7 to 9 a.m.) and PM (4 to 6 p.m.) 
peak periods on October 25, 2018 at the following intersections: 

• Grand River Avenue and Latson Road 
• White Horse Lane and Lawson Drive  
• Grand River Avenue and Lawson Drive 
• Grand River Avenue and westbound I-96 off-ramp 

 
The existing turning movement traffic counts are shown in Figure 2 attached to this memorandum. 
 
Background Traffic Scenario 

Historical traffic data from LCRC were referenced to determine the applicable growth rate for the existing 
traffic volumes to the project build-out year in 2019.  Most recent traffic data from LCRC indicate that 
between 2009 and 2013, overall traffic volumes in the area have decreased or remained stagnant.  Therefore, 
a 0.5 percent per year growth rate was applied to the project buildout year to calculate the background 
traffic without the proposed development.  There are no other approved developments in the area to be 
included in the background traffic forecast. 
 
The background traffic volumes are shown in Figure 3 attached to this memorandum. 
 

kelly
Text Box
Attachments were removed to reduce packet size but are available upon request.  
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Trip Generation 

Using the information and methodologies specified in the latest version of Trip Generation (10th Edition) 
published by the Institute of Transportation Engineers (ITE), ROWE forecast the weekday AM and PM 
peak hour trips associated with the proposed mixed-use development.  The results of the trip generation 
forecasts for the proposed site are provided in Table 1.   
 

Table 1 

ITE Trip Generation for Proposed Mixed-Use Development 

Land Use 

Land 

Use 

Code Size 

AM Peak Hour PM Peak Hour 

Week 

Day In Out Total In Out Total 

Coffee/Donut Shop 
with Drive-Thru 
Window 

937 2,336 gsf 106 102 208 51 50 101 1,916 

Shopping Center 820 7,000 gsf 4 3 7 36 40 76 986 
General Office 710 3,700 gsf 3 1 4 1 4 5 43 

Mini-Warehouse 151 42,740 net 
rentable sf 3 2 5 4 4 8 71 

TOTAL TRIPS 116 108 224 92 98 190 3,016 

Internal Capture Trips: 11% (15%) -13 -12 -25 -14 -15 -29 -332 
TOTAL DRIVEWAY TRIPS 103 96 199 78 83 161 2,684 

Coffee/Donut Shop Pass-by: 50% (50%) -45 -45 -90 -18 -18 -36 -792 
Shopping Center Pass-by: 34% (34%) -1 -1 -2 -12 -12 -24 -335 

TOTAL NEW TRIPS 57 50 107 48 53 101 1,557 

Notes: 

Trip generation based on trip rates or Fitted Curve Equations from the ITE Trip Generation Manual, 10th Edition 

AM (PM) Linked Trip % were based on the NCHRP 684 Internal Trip Capture Estimator Tool supported by ITE. 

Linked trips and pass-by trips based on information/procedures in the ITE Handbook, 3rd Edition. 
Pass-by trips were adjusted so that in/out trips would be equal. 

 
Trip Distribution 

The existing traffic patterns were used to develop a trip distribution model for the AM and PM peak hours 
for traffic generated by the proposed development.  The existing traffic patterns indicate the following 
probable distribution for the proposed development: 
 

AM Peak Hour 

26% from and 7% to the north on Latson Road 
16% from and 7% to the south on Latson Road 
23% from and 19% to the west on Grand River Avenue 
21% from and 41% to the east on Grand River Avenue 
1% from and 0% to the west on White Horse Lane 
1% from and 1% to the north on Lawson Drive 
1% from and 1% to the south on Lawson Drive 
11% from and 24% to I-94/Lake Chemung 
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PM Peak Hour 

10% from and 21% to the north on Latson Road 
9% from and 14% to the south on Latson Road 
21% from and 29% to the west on Grand River Avenue 
35% from and 23% to the east on Grand River Avenue 
1% from and 1% to the west on White Horse Lane 
0% from and 0% to the north on Lawson Drive 
0% from and 0% to the south on Lawson Drive 
24% from and 12% to I-94/Lake Chemung 
 
The site plan indicates cross connections to the existing gas station and credit union.  Traffic to and from 
the site would have the option to use driveways for these developments. 
 
The proposed trip distribution for the site is shown in Figure 4 attached to this memorandum.  The 
background traffic volumes were combined with the site generated traffic volumes to obtain the total future 
traffic volumes, which are shown in Figure 5 attached to this memorandum. 
 
Level of Service Analysis 
A level of service (LOS) analyses for existing, background (no build), and total future (build) conditions 
for the AM and PM peak hours was performed for the following intersections: 

• Grand River Avenue and Latson Road 
• White Horse Lane and Lawson Drive  
• Grand River Avenue and Lawson Drive 
• Grand River Avenue and westbound I-96 off-ramp 

 
The existing site driveways onto Grand River Avenue were analyzed under total future traffic conditions 
for the AM and PM peak hours. 
 
According to the most recent edition (6th Edition) of the Highway Capacity Manual, LOS is a qualitative 
measure describing operational conditions of a traffic stream or intersection.  LOS ranges from A to F, with 
LOS A being the best.  LOS D is generally considered to be acceptable.  Tables 2 and 3 present the criteria 
for defining the various levels of service for unsignalized and signalized intersections, respectively. 
 

Table 2 

Level of Service Criteria (Unsignalized Intersection) 

Level of Service 
Average Stopped Delay/Vehicle 

(seconds) 

A 10 
B >10 and  15 
C >15 and  25 
D >25 and  35 
E >35 and  50 
F > 50 

Note: LOS “D” is considered acceptable in urban/suburban areas. 
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Table 3 

Level of Service Criteria (Signalized Intersection) 

Level of Service 
Average Stopped Delay/Vehicle 

(seconds) 

A 10 
B > 10 and  20 
C > 20 and  35 
D > 35 and  55 
E > 55 and  80 
F > 80 

Note: LOS “D” is considered acceptable in urban/suburban areas. 
 
The results of the level of service analyses for the aforementioned intersections listed are summarized in 
Tables 4 through 22. 
 

Signalized Intersection of Grand River Avenue and Latson Road 
The results of the level of service analysis for the signalized intersection of Grand River Avenue and Latson 
Road indicate that, under existing conditions, the eastbound and westbound approaches operate at an LOS 
C, the northbound approach operates at an LOS F, and the southbound approach operates at an LOS D 
during the AM peak hour.  During the PM peak hour, the northbound, southbound, and eastbound 
approaches operate at an LOS D and the westbound approach operates at an LOS E.  The overall intersection 
operates at an LOS D during the AM and PM peak hours. 
 
With the addition of both background and site generated traffic, all approaches to the intersection would 
continue to operate at the same LOS during the AM and PM peak hours with the exception of the westbound 
approach during the AM peak hour which experiences an increase in delay of 1.2 seconds and decreases 
from an LOS C to an LOS D.  The overall intersection would continue to operate at an LOS D during the 
AM peak hour and at an LOS E during the PM peak hour.  Therefore, the traffic generated by the proposed 
development would have a minimal impact on the operation of this intersection. 
 
The operational results for the intersection of Grand River Avenue and Latson Road are presented in Tables 
4 and 5. 
 

Table 4 

AM Peak Hour 

Level of Service Analysis for Grand River Avenue and Latson Road 

Approach Existing Background Future 

Eastbound Grand River Avenue C (33.3) C (33.5) C (34.3) 
Westbound Grand River Avenue C (34.2) C (34.5) D (35.7) 
Northbound Latson Road F (95.4) F (96.5) F (103.1) 
Southbound Latson Road D (35.5) D (35.5) D (35.6) 
(XX.X) Average seconds of delay per vehicle 
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Table 5 

PM Peak Hour 

Level of Service Analysis for Grand River Avenue and Latson Road 

Approach Existing Background Future 

Eastbound Grand River Avenue D (38.7) D (39.0) D (39.6) 
Westbound Grand River Avenue E (71.3) E (73.2) E (79.3) 
Northbound Latson Road D (48.1) D (48.6) D (48.4) 
Southbound Latson Road D (45.3) D (45.5) D (46.5) 
(XX.X) Average seconds of delay per vehicle 

 
Signalized Intersection of Grand River Avenue and Lawson Drive 
The results of the level of service analysis for the signalized intersection of Grand River Avenue and 
Lawson Drive indicate that, under existing conditions, the eastbound and westbound approaches operate at 
an LOS A, the northbound approach operates at an LOS D, and the southbound approach operates at an 
LOS E during the AM peak hour.  During the PM peak hour, the eastbound and westbound approaches 
operate at an LOS A and the northbound and southbound approaches operate at an LOS D.  The overall 
intersection operates at an LOS A during the AM peak hour and an LOS B during the PM peak hour. 
 
Additional improvements to the intersection of Grand River Avenue and Lawson Drive were designed and 
approved in 2004 as a part of the amended and restated Summerfield Pointe planned unit development 
agreement.  This approved design included the construction of a left turn lane on the southbound Lawson 
Drive approach.  Although these improvements have not been constructed, they were included as a part of 
the background scenario. 
 
With the addition of background improvements on Lawson Drive and both background and site generated 
traffic, the eastbound and westbound approaches would continue to operate at an LOS A during the AM 
and PM peak hours.  The northbound approach would continue to operate at an LOS D during the AM peak 
hour but fall to an LOS E during the PM peak hour.  The southbound approach would operate at an LOS E 
during the AM peak hour and an LOS D during the PM peak hour.  The overall intersection would operate 
at an LOS A during the AM peak hour and an LOS B during the PM peak hour.  
 
The operational results for the intersection of Grand River Avenue and Lawson Drive are presented in 
Tables 6 and 7. 
 

Table 6 

AM Peak Hour 

Level of Service Analysis for Grand River Avenue and Lawson Drive 

Approach Existing Background Future 

Eastbound Grand River Avenue A (4.8) A (4.8) A (4.8) 
Westbound Grand River Avenue A (0.6) A (0.6) A (0.7) 
Northbound Lawson Drive D (39.0) D (40.0) D (40.8) 
Southbound Lawson Drive E (60.5) D (42.8) E (64.5) 
(XX.X) Average seconds of delay per vehicle  
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Table 7 

PM Peak Hour 

Level of Service Analysis for Grand River Avenue and Lawson Drive 

Approach Existing Background Future 

Eastbound Grand River Avenue A (4.8) A (4.8) A (4.8) 
Westbound Grand River Avenue A (7.9) A (7.9) A (8.1) 
Northbound Lawson Drive D (48.3) E (61.1) E (68.4) 
Southbound Lawson Drive D (38.7) D (37.9) D (38.3) 
(XX.X) Average seconds of delay per vehicle  

 
To mitigate the delay, the signal timing for the intersection of Grand River Avenue and Lawson Drive was 
optimized, increasing the green time for the northbound and southbound phasing, adding 3 seconds during 
the AM peak hour and 2 seconds during the PM peak hour.  The eastbound and westbound phasing was 
decreased respectively.  The results of this analysis indicate that the eastbound approach would continue to 
operate at an LOS A during the AM and PM peak hours.  The westbound approach would operate at an 
LOS A during the AM peak hour and an LOS B during the PM peak hour.  The northbound and southbound 
approaches would operate at an LOS D during the AM and PM peak hours.  
 
The results of this evaluation are presented in Tables 8 and 9. 
 

Table 8 

AM Peak Hour 

Level of Service Analysis for Grand River Avenue and Lawson Drive 

Approach Existing Background Future (Mit) 

Eastbound Grand River Avenue A (4.8) A (4.8) A (6.1) 
Westbound Grand River Avenue A (0.6) A (0.6) A (0.8) 
Northbound Lawson Drive D (39.0) D (40.0) D (37.3) 
Southbound Lawson Drive E (60.5) D (42.8) D (46.0) 
(XX.X) Average seconds of delay per vehicle  

 
Table 9 

PM Peak Hour 

Level of Service Analysis for Grand River Avenue and Lawson Drive 

Approach Existing Background Future (Mit) 

Eastbound Grand River Avenue A (4.8) A (4.8) A (5.8) 
Westbound Grand River Avenue A (7.9) A (7.9) B (18.1) 
Northbound Lawson Drive D (48.3) E (61.1) D (51.1) 
Southbound Lawson Drive D (38.7) D (37.9) D (36.2) 
(XX.X) Average seconds of delay per vehicle  

 
Signalized Intersection of Grand River Avenue and I-96 Westbound Off-Ramp 
The results of the level of service analysis for the signalized intersection of Grand River Avenue and the I-
96 westbound off-ramp indicate that, under existing conditions, all approaches operate at an acceptable 
LOS D or above during the AM and PM peak hours.  The overall intersection operates at an LOS A during 
the AM peak hour and an LOS C during the PM peak hour. 
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With the addition of both background and site generated traffic, all approaches to the intersection would 
continue to operate at the same LOS during the AM and PM peak hours.  The overall intersection would 
continue to operate at an LOS A during the AM peak hour and an LOS C during the PM peak hour.   
 
The operational results for the intersection of Grand River Avenue and I-96 Westbound Off-Ramp are 
presented in Tables 10 and 11. 
 

Table 10 

AM Peak Hour 

Level of Service Analysis for Grand River Avenue and I-96 Westbound Off-Ramp 

Approach Existing Background Future 

Eastbound Grand River Avenue A (0.4) A (0.4) A (0.4) 
Westbound Grand River Avenue A (4.5) A (4.5) A (4.7) 
Northbound I-96 Off-Ramp D (39.7) D (39.7) D (39.6) 
(XX.X) Average seconds of delay per vehicle  

 
Table 11 

PM Peak Hour 

Level of Service Analysis for Grand River Avenue and I-96 Westbound Off-Ramp 

Approach Existing Background Future 

Eastbound Grand River Avenue C (22.6) C (22.7) C (23.0) 
Westbound Grand River Avenue B (13.8) B (13.9) B (14.3) 
Northbound I-96 Off-Ramp C (32.5) C (32.5) C (32.4) 
(XX.X) Average seconds of delay per vehicle  

 
Unsignalized Intersection of White Horse Lane and Lawson Drive 
The results of the level of service analysis for the unsignalized intersection of White Horse Lane and 
Lawson Drive indicate that, under existing conditions, all approaches operate at an LOS A during the AM 
and PM peak hours.  The overall intersection operates at an LOS A during the AM and PM peak hours. 
 
With the addition of both background and site generated traffic, all approaches to the intersection would 
continue to operate at an LOS A during the AM and PM peak hours.  The overall intersection would 
continue to operate at an LOS A during the AM and PM peak hours.   
 
The operational results for the intersection of Grand River Avenue and Lawson Drive are presented in 
Tables 12 and 13. 
 

Table 12 

AM Peak Hour 

Level of Service Analysis for White Horse Lane and Lawson Drive 

Approach Existing Background Future 

Eastbound White Horse Lane A (8.7) A (8.7) A (8.7) 
Westbound Tractor Supply Driveway A (9.3) A (9.3) A (9.3) 
Northbound Lawson Drive A (2.0) A (2.0) A (2.0) 
Southbound Lawson Drive A (0.0) A (0.0) A (0.0) 
(XX.X) Average seconds of delay per vehicle  
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Table 13 

PM Peak Hour 

Level of Service Analysis for White Horse Lane and Lawson Drive 

Approach Existing Background Future 

Eastbound White Horse Lane A (8.7) A (8.7) A (8.7) 
Westbound Tractor Supply Driveway A (9.9) A (9.9) A (9.9) 
Northbound Lawson Drive A (3.6) A (3.6) A (3.6) 
Southbound Lawson Drive A (0.4) A (0.4) A (0.4) 
(XX.X) Average seconds of delay per vehicle  

 
Unsignalized Intersections of Grand River Avenue and the Southeast and Southwest Site Driveways 
The site will have one access drive and a shared access drive with the existing credit union on the north 
side of Grand River Avenue just west of Lawson Drive.  The results of the level of service analysis for 
these intersections indicate that, under future traffic conditions, the site driveway approach would operate 
at an acceptable LOS D or above during the AM and PM peak hours.  The Grand River Avenue approach 
would operate at LOS A during both peak hours. 
 
A left-turn lane evaluation was not performed since there is currently a two-way center left-turn lane on 
Grand River Avenue at the location of the site driveway.  Additionally, a right turn lane exists for the site 
access driveway. 
 
The operational results for the intersections of Grand River Avenue and the southeast and southwest 
driveways are presented in Tables 14 through 17. 

 

Table 14 

AM Peak Hour 

Level of Service Analysis for Grand River Avenue and SW Access 

Approach Existing Background Future 

Eastbound Grand River Avenue A (0.10) A (0.10) A (0.10) 
Westbound Grand River Avenue A (0.0) A (0.0) A (0.0) 
Southbound SW Access C (16.0) C (16.1) C (17.3) 
(XX.X) Average seconds of delay per vehicle  

 

Table 15 

PM Peak Hour 

Level of Service Analysis for Grand River Avenue and SW Access 

Approach Existing Background Future 

Eastbound Grand River Avenue A (0.2) A (0.2) A (0.3) 
Westbound Grand River Avenue A (0.0) A (0.0) A (0.0) 
Southbound SW Access C (21.0) C (21.0) C (24.6) 
(XX.X) Average seconds of delay per vehicle  
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Table 16 

AM Peak Hour 

Level of Service Analysis for Grand River Avenue and SE Access 

Approach Existing Background Future 

Eastbound Grand River Avenue A (0.4) A (0.4) A (0.8) 
Westbound Grand River Avenue A (0.0) A (0.0) A (0.0) 
Southbound SE Access C (19.1) C (19.2) D (32.7) 
(XX.X) Average seconds of delay per vehicle  

Table 17 

PM Peak Hour 

Level of Service Analysis for Grand River Avenue and SE Access 

Approach Existing Background Future 

Eastbound Grand River Avenue A (0.5) A (0.5) A (0.7) 
Westbound Grand River Avenue A (0.0) A (0.0) A (0.0) 
Southbound SE Access C (21.2) C (21.3) C (24.3) 
(XX.X) Average seconds of delay per vehicle  

 

Unsignalized Intersection of Lawson Drive and the Eastern Site Driveway 
The site will have an access drive on Lawson Drive.  The results of the level of service analysis for the 
intersection indicate that, under future traffic conditions, the site driveway approach would operate at an 
LOS A during the AM and PM peak hours.  The Lawson Drive approaches would operate at LOS A during 
both peak hours. 
 
The operational results for the intersections of Lawson Drive and the Eastern Site Driveway are presented 
in Tables 18 and 19. 
 

Table 18 

AM Peak Hour 

Level of Service Analysis for Eastern Access and Lawson Drive 

Approach Existing Background Future 

Eastbound E Access A (8.8) A (8.8) A (9.0) 
Northbound Lawson Drive A (0.9) A (0.9) A (3.3) 
Southbound Lawson Drive A (0.0) A (0.0) A (0.0) 
(XX.X) Average seconds of delay per vehicle  

 
Table 19 

PM Peak Hour 

Level of Service Analysis for Eastern Access and Lawson Drive 

Approach Existing Background Future 

Eastbound E Access A (8.7) A (8.7) A (8.8) 
Northbound Lawson Drive A (0.6) A (0.6) A (2.1) 
Southbound Lawson Drive A (0.0) A (0.0) A (0.0) 
(XX.X) Average seconds of delay per vehicle  
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Unsignalized Intersection of White Horse Lane and the Northern Site Driveway 
The site will have an access drive on White Horse Lane.  The results of the level of service analysis for the 
intersection indicate that, under future traffic conditions, the site driveway approach would operate at an 
LOS A during the AM and PM peak hours.  The White Horse Lane approaches would operate at LOS A 
during both peak hours. 
 
The operational results for the intersections of White Horse Lane and the Northern Site Driveway are 
presented in Tables 20 and 21. 
 

Table 20 

AM Peak Hour 

Level of Service Analysis for White Horse Lane and Northern Access 

Approach Existing Background Future 

Eastbound White Horse Lane N/A N/A A (0.0) 
Westbound White Horse Lane N/A N/A A (0.0) 
Northbound N Access N/A N/A A (0.0) 
(XX.X) Average seconds of delay per vehicle  

 
Table 21 

PM Peak Hour 

Level of Service Analysis for White Horse Lane and Northern Access 

Approach Existing Background Future 

Eastbound White Horse Lane N/A N/A A (0.0) 
Westbound White Horse Lane N/A N/A A (0.0) 
Northbound N Access N/A N/A A (9.0) 
(XX.X) Average seconds of delay per vehicle  

 
 
Conclusions and Recommendations 

The proposed mixed-use development consists of a 7,000-square-foot retail building, 3,700-square-foot 
general office, 2,336-square-foot coffee shop with drive-thru, and a 42,740-square-foot net rentable self-
storage building.  The proposed development will have access to Grand River Avenue through two site 
driveways along with a northern drive onto White Horse Lane and an eastern driveway to Lawson Drive. 
 
The proposed development is forecast to generate 107 trips during the AM peak hour (57 inbound and 50 
outbound from the site) and 101 trips during the PM peak hour (48 inbound and 53 outbound from the site). 
 
An operational analysis was performed for existing, background, and total future conditions for the 
following intersections: 

• Grand River Avenue and Latson Road 
• White Horse Lane and Lawson Drive  
• Grand River Avenue and Lawson Drive 
• Grand River Avenue and westbound I-96 off-ramp 

 
The operational reviews indicated that there was minimal impact to the intersections due to the proposed 
development except for the northbound approach to the Grand River Avenue and Lawson Drive 
intersection.  Mitigation of this can be achieved through signal timing optimization and lengthening the 
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green time for the southbound and northbound phase during the AM and PM peak hour.  This scenario 
includes proposed improvements to the intersection of Grand River Avenue and Lawson Drive as a part of 
the Summerfield development that have not yet been constructed.  These proposed improvements include 
construction of a left turn lane on the southbound Lawson Drive approach.  
 
An operational analysis of the proposed site driveways was performed for total future conditions.  This 
operational review indicated that the site driveways would operate at acceptable levels during both the AM 
and PM peak hours. 
 
Attachments 
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PARCEL ID # EXISTING 
ZONING

PROPOSED 
ZONING

SITE AREA 
(Ac.)

4711-09-200-005 OSD RDPUD 0.75

4711-09-200-010 GCD RDPUD 0.64

4711-09-200-014 GCD RDPUD 0.65

4711-09-200-015 GCD RDPUD 0.67

4711-09-200-016 GCD&OSD RDPUD 1.83

4711-09-200-017 GCD RDPUD 0.58
TOTAL AREA= 5.12

ZONING SCHEDULE



Use Calculation

1) Business Office Use =  (3,700 / 30) = 13 Parkings

2) Retail Use =  (7,000 / 250) = 28 Parkings

3) Drive-thru Restaurant Use =  (2,310 X 0.85) / 700 = 29 Parkings

 3 short term parkings
 10 Stacking Spaces

 2 RV Parkings

4) Storage Warehouse Use=  6 Parkings Minimum

5) Gas Station Use=  (2 employee X 2)= 4 Parkings

 (2,671 / 500) = 6 Parkings

 No service bays proposed

 No tow trucks proposed

Parking Calculations:

Required Provided
Use: Flex-Office

Use: Storage Warehouse

Building Site A:
Use: Retail / Restaurant

5,000 sq.ft. Retail: 1 per 250 SF GFA  (5,000 / 250) = 20 spaces 50
2,000 sq.ft. Restaurant: 1 per 70 SF  (2,000 / 70) = 29 spaces 50

Use: Restaurant w/ liquor license
3,500 sq.ft. Restaurant: 1 per 70 SF  (3,500 / 70) = 50 spaces 50
4,060 sq.ft. Restaurant: 1 per 70 SF  (4,060 / 70) = 58 spaces 58**

Use: Medical Office - Specialty
7,000 sq.ft.: 1 space per 150 SF GFA  (7,000 / 150) = 47 spaces 50
6,750 sq.ft.: 1 space per 150 SF GFA  (6,750 / 150) = 45 spaces 50

Use: Two-Story Office
7,000 sq.ft.: 1 space per 300 SF GFA  (14,000 / 300) = 47 spaces 50

Building Site B:
Use: Drive-Thru Restaurant

 (2,310 X 0.85) / 700 = 29 spaces 29
 3 short term spaces 3
 10 Stacking spaces 10

 2 RV spaces 2

Use: Gas Station
 (2 employee X 2)= 4 spaces

 (2,671 / 500) = 6 spaces

 No service bays proposed
 No tow trucks proposed

Total Parking Spaces = 102 102
Total Rv Parking Spaces (10 X 50') =  2 2

Stacking Spaces =  10 10
Barrier Free Spaces =  5 6

Loading Spaces =  1 1

†: Served by public Water & Sanitary Sewer service.

‡: 85% of GFA used towards GLFA

** : Additional Parking Required

PARKING (Art. 15, Sec. 15-01):

One (1) space per 300 SF of gross floor 
area 

A
L
T

E
R

N
A

T
IV

E
S

Two (2) spaces per serving bay, plus two 
(2) spaces per employee, plus one (1) 
space per each tow truck, plus one (1) 
space per each 500 SF of area devoted 
to sales

4

6Minimum of (6) parking spaces

One (1) space per 70 SF of GLFA‡ or 
0.5 spaces per seat (greatest one) plus 
(3) drive-thru short term parking, plus 
(10) stacking spaces, plus (2) RV 
parkings.

10

 6 spaces Minimum

 (1,200 / 300) = 4 spaces

Project: BMH-Premier PUD Location: Genoa Township, Michigan.

Company: Desine Inc. Address: 4525 East Grand River Ave.

Owner: Premier Genoa, LLC Tax ID Number(s): #4711-09-200-005,010,014,015,016 & 017

Project Area (overall): 5.12 Ac. / 223,031 SF Proposed Zoning:  RD-PUD

Existing Zoning:  Varies; see Zoning schedule on this sheet.

Existing Zoning Proposed Zoning

GCD RD-PUD

Min. Lot Area = 1 Ac. 5.12 Ac.†

Min. Lot Width = 150' 578.26'

Min. Front Yard Setback:

North (White Horse Dr) =  35' (No parking on front) 35'

East (Lawson Dr) = 70' 59' 11 FT. (see note)

South (E. Grand River) = 35' (No parking on front) 50'

Min. Side Yard Setback = 15' N / A

Min. Rear Yard Setback = 50' 60'

Min. Front Parking Setback = 20' 20'

Min. Side Parking Setbacks = 10' N / A

Min. Rear Parking Setbacks = 10' 10.5'

Max. Building Height:

In Stories = 2 2

In Feet = 35' 35'

     Note:  Reason for the deviation and mechanisms to be used to mitigate impacts, please see attached letter.

SITE DATA & ZONING  DEVIATION TABLE

Data Deviations From 
Exist. Zoning













Project: BMH-Premier PUD
Location: Genoa Township, Livingston Coutny, MI.

Design Criteria: 10 year event (I = 175/t + 25) RCP n= 0.013 HDPE n= 0.013 SLCPP n= 0.010 PVC n= 0.010

From To Pipe Area Eqv. Total T I Q Dia. Slope Slope Length Vel. Time Cap
MH# MH# Material Acres Area Area Time Inch (CIA) of pipe H.G. of Flow of of
CB# CB# 1 1 Per pipe line full flow pipe
FES# FES# "A" "C" CA CA Min. Hour c.f.s. inch % % ft. ft./sec. min. c.f.s.

Proposed Pipe Calculations, BMH- Premier PUD (PH1)

114 113 RCP 0.18 0.82 0.15 0.15 15.0 4.38 0.65 12 1.00 0.03 37 4.54 0.1 3.56

113 108 RCP 0.10 0.83 0.08 0.23 15.1 4.36 1.01 12 0.32 0.08 96 2.57 0.6 2.02

112 111 RCP 0.48 0.84 0.40 0.40 15.0 4.38 1.76 12 0.32 0.25 53 2.57 0.3 2.02

111 110 RCP 0.09 0.20 0.02 0.42 15.3 4.34 1.83 12 0.32 0.26 81 2.57 0.5 2.02
110 INLET RCP 0.60 0.88 0.53 0.95 15.9 4.28 4.06 15 0.45 0.40 25 3.53 0.1 4.33

INLET OUTLET RCP 0.00 0.00 0.00 0.95 16.0 4.27 4.05 15 1.00 0.39 10 5.26 0.1 6.46
OUTLET 109 RCP 0.00 0.00 0.00 0.95 16.1 4.26 4.04 15 1.64 0.39 12 6.74 0.1 8.27

STUB 115 RCP 0.00 0.00 0.00 0.00 15.0 4.38 0.00 12 0.50 0.00 10 3.21 0.1 2.52
115 109 RCP 0.42 0.20 0.08 0.08 15.1 4.37 0.37 15 0.25 0.00 57 2.63 0.4 3.23

109 108 RCP 0.00 0.00 0.00 1.03 16.2 4.25 4.39 18 0.45 0.17 85 3.99 0.4 7.05

108 107 RCP 0.13 0.36 0.05 1.31 16.5 4.21 5.52 24 0.15 0.06 153 2.79 0.9 8.76
107 101 SLCPP 0.00 0.00 0.00 1.31 17.5 4.12 5.40 24 0.15 0.03 353 3.63 1.6 11.39

106 105 RCP 0.48 0.61 0.29 0.29 15.0 4.38 1.28 12 1.00 0.13 74 4.54 0.3 3.56
105 104 RCP 0.00 0.00 0.00 0.29 15.3 4.35 1.27 12 0.40 0.13 125 2.87 0.7 2.25

104A 104 RCP 0.24 0.83 0.20 0.20 15.0 4.38 0.87 12 0.32 0.06 110 2.57 0.7 2.02

104 103 RCP 0.33 0.62 0.20 0.70 16.0 4.27 2.97 15 0.25 0.21 104 2.63 0.7 3.23
103 102 SLCPP 0.37 0.58 0.21 0.91 16.7 4.20 3.83 15 0.25 0.21 24 3.42 0.1 4.20
102 101 SLCPP 0.07 0.20 0.01 0.9 16.8 4.19 3.88 15 0.25 0.21 70 3.42 0.3 4.20

101 100 RCP 1.02 0.71 0.72 3.0 19.1 3.97 11.75 24 0.38 0.27 135 4.44 0.5 13.94

Date: 12/18/2019

H.G.
Elev. Upper Lower Upper Lower Upper Lower
upper end end end end end end
end

985.86 988.20 988.20 984.05 983.68 2.96 3.33

985.85 988.20 989.00 983.58 983.27 3.43 4.54

986.45 988.20 989.15 985.16 984.99 1.85 2.97

986.32 989.15 988.13 984.89 984.63 3.07 2.31

986.11 988.13 988.52 984.43 984.32 2.26 2.76
986.01 988.52 988.52 984.32 984.22 2.76 2.86
985.97 988.52 989.15 984.22 984.02 2.86 3.69

985.92 988.40 988.40 983.85 983.80 3.36 3.41
985.92 988.40 989.15 983.60 983.45 3.36 4.26

985.92 989.15 989.00 983.25 982.87 4.19 4.42

985.77 989.00 990.80 982.47 982.24 4.28 6.31
985.68 990.80 988.85 982.14 981.61 6.41 4.99

986.24 988.69 990.15 984.35 983.61 3.15 5.35
986.14 990.15 989.25 983.51 983.01 5.45 5.05

986.05 989.86 989.25 983.36 983.01 5.31 5.05

985.98 989.25 989.20 982.81 982.55 5.00 5.21
985.76 989.20 989.45 982.45 982.39 5.31 5.62
985.71 989.45 988.85 982.29 982.11 5.72 5.30

985.56 988.85 981.00 981.51 981.00 5.09

985.20 Downstream H.W.L.

Ground Elev. Invert Elev. Cover

1.00 0.90 0.80 0.80 0.20 0.15 (ACRES)
Structure Pond Pavement Gravel Building Lawn Woods Area "C"
YB 101 0.86 0.16 1.02 0.71
YB 102 0.07 0.07 0.20
CB 103 0.20 0.17 0.37 0.58
CB 104 0.20 0.13 0.33 0.62

CB 104A 0.08 0.16 0.24 0.83
CB 106 0.28 0.20 0.48 0.61
YB 108 0.03 0.10 0.13 0.36
CB 110 0.47 0.13 0.60 0.88
CB 111 0.09 0.09 0.20
CB 112 0.44 0.04 0.48 0.84
CB 114 0.16 0.02 0.18 0.82
CB 113 0.09 0.01 0.10 0.83
YB 115 0.42 0.42 0.20
POND 0.03 0.08 0.93 1.04 0.27

TOTAL AREA = 5.55 Ac.
RUNOFF COEFFICIENT = 0.58

PROPOSED RUNOFF COEFFICIENT CALCULATION
RETENTION BASIN (PUD SOUTH_PH1)

Retention Tributary Area = 241,711 SF = 5.55 Acres.

● Total Required Retention Volume per LCDC = (241,711) * (2 / 12) = 40,285 CF

● Runoff Coefficient Weighted Volume  =  (241,711) * (2 / 12) * (0.58) = 23,365 CF

● Total Required Forebay Volume per LCDC = (0.05) * (40,285 CF) = 2,014 CF
(5% of required retention volume is being proposed)

● Proposed Retention Freeboard Elevation of 988.50 (Restricted by proposed CB-113 & 
CB-114 castings)

BOTT. 980.00 7,829 0 0
1.0 981.00 9,495 8,649 8,649
2.0 982.00 11,276 10,373 19,021
3.0 983.00 13,042 12,148 31,170
4.0 984.00 14,524 13,776 44,946
5.0 985.00 16,058 15,285 60,231
6.0 986.00 17,642 16,844 77,074
7.0 987.00 18,426 18,032 95,107
8.0 988.00 20,072 19,243 114,350

Overflow ‡ 988.20 20,913 4,098 118,448
9.0 989.00 21,767 40,147 158,594

Retention Storage Volume Elevation Calculation:

LOWER 983.00 31,170 40,285 983.66
HIGHER 984.00 44,946

● A proposed HWL elevation of 985.20 is being proposed.
● ‡: The designed freeboard overflow is proposed to discharge through proposed CB#113
& CB#114 castings located at proposed commercial approach, West of Lawson Dr.

BOTT. 980.00 2,865 0 0
1.0 981.00 3,581 3,216 3,216

Spillway 981.50 3,956 1,883 5,100
2.0 982.00 4,357 2,077 7,177

Forebay Volume Elevation Calculation:

LOWER 980.00 0 2,014 980.63
HIGHER 981.00 3,216

● A proposed Spillway Elevation of 981.50  is being proposed for the Forebay.

ELEV VOLUME  VOLUME REQ.
ELEVATION 

CALC

PROPOSED FOREBAY VOLUME ELEVATION

POND DEPTH 
(FT) ELEV.

CONTOUR 
AREA (SF)

INCREMENTAL 
VOLUME (CF)

TOTAL 
VOLUME (CF)

RETENTION CALCULATIONS

Required Retention Volume:  2" of rainfall over the tributary area onsite plus 3' freeboard

PROPOSED RETENTION VOLUME ELEVATION

ELEV VOLUME  VOLUME REQ.
ELEVATION 

CALC

POND DEPTH 
(FT) ELEV.

CONTOUR 
AREA (SF)

INCREMENTAL 
VOLUME (CF)

TOTAL 
VOLUME (CF)
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Know what's below

Call
before you dig

SEE ENLARGEMENT SHEET L-2 FOR
RETENTION BASIN SHRUB PLANTINGS
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5
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Owner Review12.20.2018

Note Key:

2

LIMITS OF EXISTING PARKING LOT

EXISTING GAS STATION

EXISTING UNDERGROUND TANKS

PROPOSED STORAGE FACILITY, SEE ARCHITECTURE

PROPOSED OFFICE / RETAIL SPACE, SEE
ARCHITECTURE

FUTURE BUILD-OUT

PROPOSED DUMPSTER ENCLOSURE

PROPOSED PARKING LOT, SEE CIVIL ENGINEERING
DRAWINGS

PROPOSED MONUMENT SIGN

PROPOSED STORM WATER BASIN, SEE CIVIL
ENGINEERING DRAWINGS

PROPOSED CONCRETE SIDEWALK, TYPICAL

PROPOSED FENCE WITH GATE

EXISTING TREES, TO REMAIN

DECIDUOUS CANOPY TREE, SEE SHEET L-3 FOR
PLANT SCHEDULE AND TYPICAL DETAIL

EVERGREEN TREE, SEE SHEET L-3 FOR PLANT
SCHEDULE AND TYPICAL DETAIL

SHRUB AND PERENNIAL PLANTING, SEE SHEET L-3
FOR PLANT SCHEDULE AND TYPICAL DETAIL

ORNAMENTAL FLOWERING TREE, SEE SHEET L-3 FOR
PLANT SCHEDULE AND TYPICAL DETAIL

SODDED LAWN

SEEDED LAWN

EXISTING GAS STATION PRICING SIGN
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DESINE, Inc.
2183 Pless Drive
Brighton, MI 48114
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SEE GAS STATION PRICING
SIGN ENLARGEMENT SHEET L-2

SEE FOUNDATION PLANTING
ENLARGEMENT SHEET L-2

SEE GREENBELT PLANTING
ENLARGEMENT SHEET L-3
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LANDSCAPING REQUIRED BY THIS ORDINANCE SHALL BE
MAINTAINED IN A HEALTHY, NEAT AND ORDERLY APPEARANCE,
FREE FROM REFUSE AND DEBRIS.  ALL UNHEALTHY AND DEAD
PLANT MATERIAL SHALL BE REPLACED IMMEDIATELY, UNLESS THE
SEASON IS NOT APPROPRIATE FOR PLANTING, IN WHICH CASE
SUCH PLANT MATERIAL SHALL BE REPLACED AT THE BEGINNING
OF THE NEXT PLANTING SEASON.  THE OWNER SHALL INSURE
PERPETUAL AND MANDATORY MAINTENANCE AND/OR
REPLACEMENT OF VEGETATIVE PLANTINGS PURSUANT TO THE
APPROVED LANDSCAPE PLAN.

ALL LANDSCAPED AREAS WILL BE IRRIGATED WITH AN
AUTOMATIC IRRIGATION SYSTEM.
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PA
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Owner Review12.20.2018

Note Key:

2

EXISTING GAS STATION

PROPOSED STORAGE FACILITY, SEE ARCHITECTURE

PROPOSED MONUMENT SIGN

EXISTING GAS STATION PRICING SIGN

PROPOSED RETENTION BASIN, SEE CIVIL
ENGINEERING DRAWINGS

PROPOSED CONCRETE SIDEWALK, TYPICAL

PROPOSED FENCE WITH GATE

DECIDUOUS CANOPY TREE, SEE SHEET L-1 FOR
QUANTITY AND SPECIES, SEE SHEET L-3 FOR PLANT
SCHEDULE AND TYPICAL DETAIL

EVERGREEN TREE, SEE SHEET L-1 FOR QUANTITY AND
SPECIES, SEE SHEET L-3 FOR PLANT SCHEDULE AND
TYPICAL DETAIL

SHRUB AND PERENNIAL PLANTING, SEE SHEET L-3
FOR PLANT SCHEDULE AND TYPICAL DETAIL

ORNAMENTAL FLOWERING TREE, SEE SHEET L-1 FOR
QUANTITY AND SPECIES, SEE SHEET L-3 FOR PLANT
SCHEDULE AND TYPICAL DETAIL

LAWN, OVER MINIMUM 3" DEPTH TOPSOIL TO LIMITS
OF DISTURBANCE

ASPHALT PARKING LOT

PROPOSED RETENTION BASIN EASEMENT, SEE SHEET
L-1 FOR EXTENTS, SEE CIVIL ENGINEERING
DRAWINGS

TRANSFORMER PAD

PROPOSED LIGHT POLE, SEE LIGHTING PLAN
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Know what's below

Call
before you dig

16

PA

Owner Review12.20.2018

Note Key:

2

PROPOSED RETAIL SPACE, SEE SHEET L-1, SEE
ARCHITECTURE

PROPOSED MONUMENT SIGN

PROPOSED CONCRETE SIDEWALK

EXISTING SIDEWALK TO REMAIN

PROPOSED ASPHALT PARKING LOT

LIMITS OF EXISTING ASPHALT PARKING LOT
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1

verde

734.249.3568

Premier Genoa, LLC
775 N. Second Street

Brighton, MI  48116GRAND RIVER AVENUE

5

2

0
5 10 20

REMOVE SECONDARY LEADERS.  DO NOT
PRUNE TERMINAL LEADER OR BRANCH TOPS.
PRUNE ALL DEAD AND BROKEN BRANCHES.

REMOVE ALL TAGS, STRINGS, PLASTICS, AND
ANY OTHER MATERIALS WHICH ARE
UNSIGHTLY OR COULD CAUSE GIRDLING.

STAKE TREES JUST BELOW FIRST BRANCH W/
2-3" WIDE BELT-LIKE, FABRIC STRAPS ONLY,
ARBOR TIE OR APPROVED EQUAL,
(CONNECT FROM TREE TO STAKE OPPOSITE
FROM EACH OTHER, AND ALLOW FOR
SOME "FLEXING") DO NOT USE WIRE OR
ROPE THROUGH A HOSE.   REMOVE AFTER
ONE YEAR.

(2) 2"X2" HARDWOOD STAKES OR
EQUIVALENT DRIVEN 6"-8" OUTSIDE OF
ROOTBALL.  REMOVE AFTER ONE YEAR.

COVER PLANTING W/ 3" DOUBLE SHREDDED
HARDWOOD BARK MULCH.  MINIMUM 6'
DIA.  LEAVE 3" CIRCLE OF BARE SOIL
AROUND THE BASE OF THE TRUNK.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.  FOLD
DOWN ALL BURLAP AND REMOVE WIRE
BASKET FROM THE TOP 1/3 OF THE
ROOTBALL.

PLANT MIX. SEE GENERAL LANDSCAPE
NOTES SHEET L-3 AND SPECIFICATIONS

TREE PIT TO BE 3 TIMES WIDTH OF ROOTBALL

4" TOPSOIL SAUCER

TREE SHALL BEAR SAME RELATION TO FINISH
GRADE AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 4" ABOVE
GRADE, IF DIRECTED BY LANDSCAPE ARCHITECT
FOR HEAVY CLAY SOIL AREAS.

NOTE:

9

DECIDUOUS TREE PLANTING
NOT TO SCALE

3
L-1

1
L-2

PERENNIAL / GROUNDCOVER PLANTING
NOT TO SCALE

EVERGREEN TREE PLANTING
NOT TO SCALE

4
L-1

MULTISTEM TREE PLANTING
NOT TO SCALE

5
L-1

REMOVE ALL TAGS, STRINGS, PLASTICS,
AND ANY OTHER MATERIALS WHICH ARE
UNSIGHTLY OR COULD CAUSE GIRDLING.

STAKE TREES WITH 2-3" WIDE BELT-LIKE,
FABRIC STRAPS ONLY, ARBOR TIE OR
APPROVED EQUAL, (CONNECT FROM
TREE TO STAKE OPPOSITE FROM EACH
OTHER, AND ALLOW FOR SOME "FLEXING")
DO NOT USE WIRE OR ROPE THROUGH A
HOSE.   REMOVE AFTER ONE YEAR.

(3) 2"X2" HARDWOOD STAKES OR
EQUIVALENT DRIVEN 6-8" OUTSIDE OF
ROOTBALL.  REMOVE AFTER ONE YEAR.

COVER PLANTING W/ 3" SHREDDED
HARDWOOD BARK MULCH.  MINIMUM 6'
DIAMETER, CONNECT EVERGREEN
PLANTINGS WHERE POSSIBLE

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.  FOLD
DOWN ALL BURLAP AND REMOVE WIRE
BASKET FROM THE TOP 1/3 OF THE
ROOTBALL.

PLANT MIX. SEE GENERAL LANDSCAPE
NOTES SHEET L-3 AND SPECIFICATIONS

TREE PIT TO BE 3 TIMES WIDTH OF
ROOTBALL

4" TOPSOIL SAUCER

NOTES:
1. STAKE TREES 3" - 5" CALIPER ONLY

2. GUY TREES 6" CALIPER AND OVER

3. CONTRACTOR TO VERIFY PERCOLATION OF
PLANTING PIT PRIOR TO INSTALLATION

4. SET STAKES VERTICAL AND EVENLY SPACED

5. STAYS OR GUYS TO BE SET ABOVE FIRST BRANCH

NOTES:
1. STAKE EVERGREENS UNDER 12' HEIGHT

2. GUY EVERGREENS 12' HEIGHT AND
OVER

3. NEVER CUT OR PRUNE CENTRAL LEADER

4. SET STAKES VERTICAL AND EVENLY
SPACED

5. PRUNE ONLY TO REMOVE DEAD OR
BROKEN BRANCHES

NOTES:
1. CONTRACTOR TO VERIFY PERCOLATION OF
PLANTING PIT PRIOR TO INSTALLATION

2. SET TOP OF ROOTBALL 3" ABOVE FINISH GRADE

2
L-1

SHRUB PLANTING
NOT TO SCALE

REMOVE ALL TAGS, STRINGS, PLASTICS,
AND ANY OTHER MATERIALS WHICH ARE
UNSIGHTLY OR COULD CAUSE GIRDLING.

COVER PLANTING W/ 3" DOUBLE
SHREDDED HARDWOOD BARK MULCH.
MINIMUM 6' DIA.  LEAVE 3" CIRCLE OF
BARE SOIL AROUND BASE OF THE STEMS.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.  FOLD
DOWN ALL BURLAP AND REMOVE WIRE
BASKET FROM THE TOP 1/3 OF THE
ROOTBALL.

PLANT MIX. SEE GENERAL LANDSCAPE
NOTES SHEET L-3 AND SPECIFICATIONS

TREE PIT TO BE THREE TIMES WIDTH OF
ROOTBALL

4" TOPSOIL SAUCER

NOTES:
1. CONTRACTOR TO VERIFY PERCOLATION OF
PLANTING PIT PRIOR TO INSTALLATION

2. SET TOP OF ROOTBALL 2" ABOVE FINISH GRADE

8"

4"
12

"
3"

SEE PLAN FOR SPACING

SHRUBS, SEE PLANT SCHEDULE

3" DEPTH DOUBLE SHREDDED HARDWOOD
MULCH, TYPICAL

REMOVE ALL NON-BIODEGRADALBE
TWINE FROM ENTIRE ROOTBALL.  REMOVE
BURLAP FROM TOP 1/2 OF ROOTBALL.

SHOVEL CUT OR METAL EDGE, SEE PLAN

EXCAVATE EXISTING SOIL TO 12" DEPTH,
REPLACE WITH PLANT MIX. SEE GENERAL
LANDSCAPE NOTES SHEET L-3 AND
SPECIFICATIONS

SCARIFY TO 4" DEPTH AND RECOMPACT

UNDISTURBED SUBGRADE

MINIMUM 8" BETWEEN ROOTBALL AND
EDGE OF PLANTING PIT
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1-
1/

2" 1
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5

SEE PLANT SCHEDULE FOR SPACING

2" DEPTH CANADIAN PEAT TOP DRESSING
OR 2" DEPTH DOUBLE SHREDDED
HARDWOOD MULCH

SHOVEL CUT OR METAL EDGE, SEE PLAN

FINISH GRADE

EXCAVATE EXISTING SOIL TO 12" DEPTH,
REPLACE WITH PLANT MIX.  SEE GENERAL
LANDSCAPE NOTES SHEET L-3 AND
SPECIFICATIONS

UNDISTURBED SUBGRADE

NOTES:
1. CONTRACTOR TO VERIFY PERCOLATION OF
PLANTING PIT PRIOR TO INSTALLATION
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1
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DECIDUOUS CANOPY TREE, SEE SHEET L-1 FOR
QUANTITY AND SPECIES

SHRUB AND PERENNIAL PLANTING

ORNAMENTAL FLOWERING TREE, SEE SHEET L-1 FOR
QUANTITY AND SPECIES

RETAIL SPACE FOUNDATION PLANTING, SEE SHEET
L-1 FOR QUANTITY AND SPECIES

SODDED LAWN, OVER MINIMUM 3" DEPTH TOPSOIL

PROPOSED LIGHT POLE, SEE LIGHTING PLAN
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Pre-submittal Review01.08.2019
Conceptual PUD Submittal12.27.2019

1

Revision02.14.2020















RETAIL/SERVICES BUILDING
2/19/2020

A B C                              Compliance Comments

Material Area (SF)
Percentage as 

designed
Maximum 

Allowed
Minimum 
Required

C-Brick (Note 2) 1,387 81% 75% 5.8% Complies  
EIFS 330 19% 25% -5.8% Complies  
TL 1,717 100%

Windows (Note 1) 839 32.8%  N/A 32.8% Complies

TL 2,556

A B C                              Compliance Comments

Material Area (SF)
Percentage as 

designed
Maximum 

Allowed
Minimum 
Required

C-Brick (Note 2) 133 5.8% N/A 5.8% Complies  
Split faced CMU 2,175 94.2% 25% 69.2% Deviation See attached letter
Doors (not included)
TL 2,308 100.0%

Windows (Note 1) 0 0.0% N/A 0.0% Complies

TL 2,308

A B C                              Compliance Comments

Material Area (SF)
Percentage as 

designed
Maximum 

Allowed
Minimum 
Required

C-Brick (Note 2) 1,035 79% 75% 4.3% Complies  
EIFS 270 21% 25% -4.3% Complies
TL 1,305 100%  

Windows (Note 1) 450 25.6% N/A 25.6% Complies

TL 1,755

A B C                              Compliance Comments

Material Area (SF)
Percentage as 

designed
Maximum 

Allowed
Minimum 
Required

C-Brick (Note 2) 1,035 79%  75% 79.3% Complies  
EIFS 270 21% 25% -4.3% Complies
TL 1,305 100%  

Windows (Note 1) 450 25.6% N/A 25.6% Complies

TL 1,755
Notes:
1. 25% Minimum glass requirement only applies to self storage building; no minimum for other buildings. 
2. 75% Minimum brick or stone required on wall exposed to public view from a street or residential area.

If A-B = +%, Exceeds Maximum             
If A-C = -%, Under Minimum

NORTH (Not visible from public view from street or residential)

SOUTH

EAST

WEST

If A-B = +%, Exceeds Maximum             
If A-C = -%, Under Minimum

If A-B = +%, Exceeds Maximum             
If A-C = -%, Under Minimum

If A-B = +%, Exceeds Maximum             
If A-C = -%, Under Minimum
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
FEBRUARY 10, 2020 

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 Marianne McCreary, Chris Grajek, Eric Rauch, and 
Jeff Dhaenens.  Absent were Jim Mortensen, Glynis McBain, and Jill Rickard. Also present was 
Kelly VanMarter, Community Development Director/Assistant Township Manager, and Brian 
Borden of Safebuilt Studio.  There were no audience members present. 
  
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
APPROVAL OF AGENDA: 
 
Moved by Commissioner McCreary, seconded by Commissioner Grajek, to approve the agenda 
as presented.  The motion carried unanimously. 
 
ELECTION OF OFFICERS: 
 
Ms. Van Marter noted that officers are required to be elected at the first meeting of the month.  
The Chairperson, Vice-Chairperson and Secretary need to be selected. 
 
Moved by Commissioner Rauch, seconded by Commissioner Grajeck, to elect Ms. McCreary 
as Secretary, Mr. Grajak as Chairman, and himself as Vice-Chairman.  The motion carried 
unanimously. 
  
CALL TO THE PUBLIC:  The call to the public was made at 6:35 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 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. (1-20-20) C. Recommendation of Site Plan. (1-13-20)  
 
Mr. Brent LaVanway of Boss Engineering was present.  He reviewed the changes since the last 
meeting.  They have removed a row of parking and added a landscape island on the south side 
of the parking lot.  This location will include the seasonal items, shed displays and equipment 
rental. 
 
They are suggesting deciduous trees for the landscape island. They would be six-feet high at 
the time of planting.  The opaque wood fence that is along the southern border of the parking lot 

D
R
AFT



Planning Commission Meeting  
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will be eight-feet high and will sit on top of a three-foot high retaining wall, so the total height of 
the screening will be 11 feet. 
 
Mr. Borden reviewed his letter dated February 5, 2020. 
 
He noted that the applicant made the changes to the plan based on the discussion from the last 
meeting.   

1. The Commission may require additional shrub plantings, or allow excess existing trees 
to count as the required buffer zones. 

2. At the time of planting, the height of items stored in the parking lot will exceed the height 
of screening. The Commission may require taller evergreen trees at the time of planting 
and/or an increase in the number of evergreen trees. 

3. The plantings depicted between the evergreen trees must be identified on the landscape 
plan. 

4. A detail of the fencing around the seasonal sales area must be provided.  Mr. LaVanway 
believes the description of the fence on the plan was a carry-over from a previous plan.  
There will not be a fenced-in area in the parking lot.  This is being replaced with the new 
area discussed this evening.  They will make this change on the plan.   

 
Commissioner Rauch questioned the seasonal displays that are up near the building.  What is 
the timing of the “season”? Mr. LaVanway stated the items being displayed depend on the time 
of year.  There would be lawn mowers, tractors, etc. in the spring and summer, and then snow 
plows, etc. in the winter.  Commissioner McCreary stated there is no time frame.  It was agreed 
to remove the word “seasonal” from the plans.  Commissioner Dhaenens wanted to ensure that 
if the word “seasonal” is removed, they cannot then move sheds to that area.  Mr. LaVanway 
stated the location of the shed display is noted specifically on the plans so that is the only 
location where they will be placed.   
 
Ms. VanMarter requested that if the Commission sends an approval to the Township Board, to 
stated that the  Special Use Permit be valid for one year, and renewals will be approved by 
Township staff. 
 
The call to the public was made at 6:58 pm with no response. 
 
Moved by Commissioner Rauch, seconded by Commission McCreary, to recommend to the 
Township Board approval of the Special Land Use Application for Home Depot being that the 
Commission finds this item to meet the requirements of Section 7.02.02(d) of the Township 
Ordinance.  The recommendation is conditioned upon the following:   

● It is valid for one year and can be renewed annually by Township staff. 
The motion carried unanimously. 
 
Moved by Commissioner Rauch, seconded by Commission Dhaenens, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated 1/20/20 for Home 
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Depot, with the condition that Paragraph I is amended to state that no fence is allowed in the 
middle of the parking lot for seasonal sales.  The motion carried unanimously. 
 
Moved by Commissioner Rauch, seconded by Commission Dhaenens, to recommend to the 
Township Board approval of the Site Plan dated 1/13/20 for Home Depot, with the following 
conditions: 

● The fence on the south lot line is clarified as being eight-feet tall 
● The word “seasonal” shall be removed from the tractor display area noted in the front of 

the building 
● The use of shrubs between the evergreens proposed in the landscape planter is 

approved. 
The motion carried unanimously. 
 
ADMINISTRATIVE BUSINESS 

Staff Report 
 
Ms. VanMarter stated the March 9, 2020 meeting is very heavy.  There are five items 
scheduled.  She reviewed the proposals. 
 
She noted that there may be a special meeting in March if some of the applications are not 
ready to be heard at the first one. 
 
Approval of the December 9, 2019 Planning Commission meeting minutes 
 
Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to approve the 
minutes of the December 9, 2019 Planning Commission Meeting as presented.  The motion 
carried unanimously. 
 
Member Discussion 
 
Chairman Grajek asked the Commissioners to think of items that they would like to change with 
the way the meetings are handled.  He suggested that Commissioners do not interrupt each 
other or the petitioner when they are speaking.   
 
Commissioner Rauch suggested letting the petitioner present their entire proposal without the 
Commission asking questions during the presentation.  Questions should be held until they are 
finished.   
 
Adjournment 
 
Moved by Commissioner Dhaenans, seconded by Commissioner Rauch, to adjourn the 
meeting at 7:33 pm.  The motion carried unanimously.   

Respectfully Submitted, 
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Patty Thomas, Recording Secretary 
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