
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION  

PUBLIC HEARING 
JULY 11, 2022 

6:30 P.M. 
AGENDA 

 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
DECLARATION OF CONFLICT OF INTEREST: 
 
CALL TO THE PUBLIC:  (Note: The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OLD BUSINESS: 
 
OPEN PUBLIC HEARING # 1…Consideration of an amendment to the Saint Joseph Mercy Health Planned Unit 
Development Agreement, final PUD site plan and environmental impact assessment to construct a proposed 186,157 sq. ft. 
4-story hospital addition to an existing medical building. The project is located at 7575 Grand River Avenue, north side of 
Grand River Avenue and west of Bendix Road. The request is petitioned by Trinity Health-Michigan.   

A. Recommendation of Amended and Restated PUD Agreement  
B. Recommendation of Environmental Impact Assessment (dated 3-30-22) 
C. Recommendation of Final PUD site plan (dated 6-22-22) 

 
NEW BUSINESS: 
 
OPEN PUBLIC HEARING # 2…Consideration of a special use application, environmental impact assessment and site plan 
for a contractor’s yard with outdoor storage for Two Men and a Truck. The request is located at 840 Victory Drive, west side 
of Victory Drive, south of Grand River Avenue. The request is petitioned by Alan Oversmith, Two Men and a Truck. 

A. Recommendation of Special Use Application.  
B. Recommendation of Environmental Impact Assessment (dated 6-7-22) 
C. Recommedation of Site Plan (dated 6-7-22)  

 
OPEN PUBLIC HEARING #3...Consideration of a environmental impact assessment and site plan for the expansion of a 
parking lot for an existing office/medical building located at 3399 E. Grand River Avenue on the north side of Grand River 
Avenue, west of Grand Oaks Drive. The request is petitioned by Crane Construction, Inc. 

A. Recommendation of Environmental Impact Assessment (dated 6-1-22) 
B. Disposition of Site plan (dated 6-21-22) 

 
OPEN PUBLIC HEARING #4...Consideration of a rezoning application, PUD Agreement, Environmental Impact 
Assessment and conceptual PUD Plan for a proposed rezoning and conceptual plan approval for a proposed 
development of 204 apartment units.  The proposed rezoning is to go from Neighborhood Service District (NSD)/Medium 
Density Residential (MDR) with Town Center Overlay (TC) to High Density Residential (HDR) with a Residential Planned 
Unit Development (RPUD) overlay. The request involves parcels 4711-11-300-014 and 4711-14-100-002 located on the 
Southwest corner of Grand River Avenue and Dorr Road. The request is petitioned by Grand River Dorr, LLC.  

A. Recommendation of Rezoning to HDR and PUD application for RPUD 
B. Recommendation of PUD Agreement (dated 6-22-22) 
C. Recommendation of Environmental Impact Assessment (file dated 5-25-22) 
D. Recommendation of Conceptual PUD Plan (dated 6-23-22) 

 
 
ADMINISTRATIVE BUSINESS: 

• Staff Report  
• Approval of June 13, 2022 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 



GENOA CHARTER TOWNSHIP 

Application for Site Plan Review 

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 
Trinity Health-Michigan d/b/a St. Joseph Mercy Health System 

i\PPUC ANT AME & ADDRESS: _____________ ---:-----:-------
/ · pr/Jcam i · nor the owner. a /c,rer ofA uthorizationfrom Property Owner is needed. 

o\, i£R·s AME & ADDRESS: St. Joseph Mercy Health System 
7575 Grand River Existing Facility 7555 Grand River for New Hospital #( ID :4 711-13-200-009 

SITE ADDRESS : ' PARCEL s) : _______ _ 

APPLICA IT PHON E: ( 734) 712-2192 OWNER PHONE: ( 734) 712-2192 

o\VNER EMAIL: tom. tocco@stjoeshea Ith. org 

LocA noN AND BRIEF DESCRIPTION oF SITE: Project site is located at 
7575 Grand River Rd., Brighton, Michigan, 48114. 

Project to include expansion and renovation of existing facility 
known as St. Joseph Mercy Brighton. 

BRIEF ST A TEMENT OF PROPOSED USE: Project is intended to expand community health service to Brighton 

area and includes development of new hospital addition (four stories plus basement), support spaces, 

72 inpatient beds including mother/baby unit, expanded emergency department services, cafeteria, 

and associated upgrades to support spaces and utilities, with expanded onsite parking capacity. 

THE FOLLOWING BUJ LDTNGS ARE PROPOSED: ---------------
Hosp it a I addition to existing facility= 175,043 gross sq.ft. 

Expansion areas to Medical Office Building =11, 114 gross sq.ft. 

Renovation area within Medical Office Building = 23,326 net sq.ft 

I HEREBY CE RTIFY THAT A LL INFORMATION AND DATA ATTACHED TO AND MADE 
PART OF THIS AP PLICATION IS TRUE AND ACCURATE TO THE BEST OF MY 
K OWLEDGE AN D BELIEF. 

_____,-

B ' __ c __ \~~~~·=---.!c~.~~-=-------------
1600 South Canton Center Road , Canton, Ml 48155 

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

l.) Tom Tocco of Trinity dba St. Joseph Mercy Health System at Tom.Tocco@stjoeshealth .org 
~ -----------

Nam c Business Affl.iiation E-mail Address 

FEE EXCEEDANCE AGREEMENT 

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

SIGNATURE: __ ~_- _\_~--=--_,,,:;___.--_ ___,f""-p_~ _____ oATE: March 29, 2022 
Tom Tocco Direct: 734-712-2192 Cell: 734-646-8730 PRINT NAME: PHONE: ___________ _ 

ADDRESS: 1600 South Canton Center Road, Canton, Ml 48155 
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GENOA CHARTER TOWNSHIP APPLICATION 
Planned Unit Development (PUD)  

 
 
 
APPLICANT NAME:            
 
APPLICANT EMAIL:               
 
APPLICANT ADDRESS & PHONE:      , (          )   
 
OWNER’S NAME:            
 
OWNER ADDRESS & PHONE:       , (          )   
 
TAX CODE(S):             
 
QUALIFYING CONDITIONS (To be filled out by applicant) 
 
1. A PUD zoning classification may be initiated only by a petition. 
 
2. It is desired and requested that the foregoing property be rezoned to the following type of PUD designation: 

 
 Residential Planned Unit Development (RPUD) 
 Planned Industrial District (PID) 
 Mixed Use Planned Unit Development (MUPUD) 
 Redevelopment Planned Unit Development (RDPUD) 
 Non-residential Planned Unit Development (NRPUD) 
 Town Center Planned Unit Development (TCPUD) 

 
3. The planned unit development site shall be under the control of one owner or group of owners and shall be 

capable of being planned and developed as one integral unit. 
 
EXPLAIN            

            

            

             

 
4. The site shall have a minimum area of twenty (20) acres of contiguous land, provided such minimum may 

be reduced by the Township Board as follows: 
 

A. The minimum area requirement may be reduced to five (5) acres for sites served by both public water 
and public sewer. 
 

B. The minimum lot area may be waived for sites zoned for commercial use (NSD, GCD or RCD) where 
the site is occupied by a nonconforming commercial, office or industrial building, all buildings on 
such site are proposed to be removed and a new use permitted within the underlying zoning district is 
to be established. The Township Board shall only permit the PUD on the smaller site where it finds 
that the flexibility in dimensional standards is necessary to allow for innovative design in 
redeveloping the site and an existing blighted situation will be eliminated. A parallel plan shall be 
provided showing how the site could be redeveloped without the use of the PUD to allow the 
Planning Commission to evaluate whether the modifications to dimensional standards are the 

 ( 734 ) 712-21922

St. Joseph Mercy Health System

x

1600 South Canton Center Road;Canton, Ml 48155

 ( 734 ) 712-21922

Tom Tocco

tom.tocco@stjoeshealth.org

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

ID: 4711-13-200-009

Trinity Health-Michigan d/b/a St. Joseph Mercy Health System are the current owners of the parcel.
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minimum necessary to allow redevelopment of the site, while still meeting the spirit and intent  
of the ordinance. 
 

C. The PUD site plan shall provide one or more of the following benefits not possible under the 
standards of another zoning district, as determined by the Planning Commission: 
 
 preservation of significant natural or historic features 
 a complementary mixture of uses or a variety of housing types 
 common open space for passive or active recreational use 
 mitigation to offset impacts 
 redevelopment of a nonconforming site where creative design can address unique site constraints. 

 
D. The site shall be served by public sewer and water. The Township may approve a residential PUD 

that is not served by public sewer or water, provided all lots shall be at least one (1) acre in area and 
the requirements of the County Health Department shall be met.  

 
 
Size of property is __________________ acres. 

 
DESCRIBE BELOW HOW THE REQUESTED PUD DESIGNATION COMPLIES WITH 
AFOREMENTIONED MINIMUM LOT SIZE REQUIREMENTS.  
 
            

             

             

 
STANDARDS FOR REZONING TO PLANNED UNIT DEVELOPMENT (RESPOND HERE OR 
WITHIN THE IMPACT STATEMENT) 
 
1. How would the PUD be consistent 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; 
 

            

            

            

             

 

2. The compatibility of all the potential uses in the PUD 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; 
 

            

            

            

             

 

3. The capacity of infrastructure and services sufficient to accommodate the uses permitted in the requested 
district without compromising the “health, safety and welfare” of the Township; 
 

            

            

            

77.59

A PUD currently governs the site and is being amended in order to accommodate

 the expanded hospital program to better serve the community. 

The amended PUD will comply with the open space requirement from the township.

See attachment, Impact Statement and supporting appendices.

See attachment, Impact Statement and supporting appendices.



-t . T he appamnl demand for Lhc Lypcs or uses pcnnitt.ed in the PUD: 

See attachment, Impact Statement and supporting appendices. 

AFFIDAVIT 

Owner's Executive Dir. . . . 
The undersigned says that they are the ________ (owner, lessee, or other specified mterest) 
involved in this petition and that the foregoing answers and statements herein contained and the information 
herewith submitted are in all respects true and correct to the best of his/her knowledge and belief. 

BY: '-=---~ ==c::~ 
ADDRESS: 1600 South Canton Center Road, Canton, Ml 48155 

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

Tom Tocco Trinity dba St. Joseph Mercy Health System tom.tocco@stjoeshealth .org ____________ of ______________ at~-------
Name Business Affiliation E-mail 

-----------------
FEEEXCEEDANCEAGREEMENT 

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

PROJECT NAME: St. Joseph Mercy Brighton Expansion and Renovation 

PROJECTLOCATON &DESCRIPTION: 7575 Grand River Rd., Brighton, Ml 48114 

Expansion and renovation of existing MOB and clinic to add Hospital function. 

srGNATURE: c._. l ~ c::: l,~~ATE March 29. 2022 

Tom Tocco PHONE· 734-712-2192 
PRfNT AME:____________ ·--------------

St. Joseph Mercy Health; 1600 South Canton Center Road, Canton, Ml 48155 
:OMPANY 'AME & ADDRESS: ____________________ _ 
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NOTICE OF PUBLIC HEARING – MAY 23, 2022 
 
 

May 6, 2022 
 
To Whom It May Concern: 
 
 
Please be advised that the Planning Commission of Genoa Charter Township will conduct a public 
hearing on Monday, May 23, 2022 commencing at 6:30 p.m.  As required by state law, you are 
receiving this notice because you have been identified as an owner or occupant of real property within 
300 feet of the subject parcels.  
 
The property in question is located at 7575 Grand River Avenue, north side of Grand River Avenue, 
west of Bendix Road.  The applicant is requesting an amendment to the Saint Joseph Mercy 
Health Planned Unit Development to construct a proposed 184,157 sq. ft. 4-story hospital 
addition to an existing medical building. The request is petitioned by Trinity Health- 
Michigan.   
 
You are invited to attend this hearing.  Members of the public will be able to speak during the public 
hearing portions of the meeting.  If, prior to the meeting, members of the public have certain questions 
or wish to provide input on any business that will be addressed at the meeting then such persons may 
contact the Planning Commissioners through email to Kelly@genoa.org, or by mail at 2911 Dorr Road, 
Brighton, Michigan 48116.  
 
Genoa Charter Township will provide necessary reasonable auxiliary aids and services to individuals 
with disabilities at the meeting/hearing upon seven (7) days' notice to the Township. Individuals with 
disabilities requiring auxiliary aids or services should contact the Township in writing or by calling at 
(810) 227-5225.   
 
 
Sincerely, 
 
 
 
Kelly VanMarter,  
Assistant Township Manager / Community Development Director 

mailto:Kelly@genoa.org


Genoa Township Planning Commission 
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OPEN PUBLIC HEARING #1... Consideration of a REQUEST TO POSTPONE UNTIL THE 
JULY 11, 2022 PLANNING COMMISSION MEETING the proposed project for an amendment 
to the Saint Joseph Mercy Health Planned Unit Development Agreement, final PUD site plan 
and environmental impact assessment to construct a proposed 186,157 sq. ft. 4-story hospital 
addition to an existing medical building. The project is located at 7575 Grand River Avenue, 
north side of Grand River Avenue and west of Bendix Road. The request is petitioned by Trinity 
Health-Michigan. 

A. Call to the public 
B. Consider request to postpone to the July 11, 2022 meeting.  

 
The call to the public was made at 6:42 pm. 
 
Dr. Stephen Tait, who has a practice within the building envelope of the hospital, wants to know 
what the plans will be during construction for ingress and egress. He sees approximately 70 
elderly patients a day and he wants to make sure they are accommodated. 
 
Ms. VanMarter provided her contact information so Dr. Tait can contact her to view the plans for 
the hospital. 
 
The call to the public was closed at 6:45 pm. 
 
Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to postpone Public 
Hearing #1 until the July 11, 2022 Planning Commission meeting at the applicant’s request. The 
motion carried unanimously. 
 
OPEN PUBLIC HEARING # 2…. Discussion and consideration of a recommendation to 
distribute final draft master plan as presented by Giffels Webster. 

A. Recommendation to distribute Final Draft Master Plan. 
 
Ms. Jill Bahm and Ms. Sri Komaragiri from Giffels Webster were present. 
 
Ms. Komaragiri reviewed the changes that were made to the plan as a result of the discussion 
at the previous meeting. The major changes are in the Action Strategies section, specifically: 
● Updated action strategies for all goals under three categories (Zoning, Advocacy and 

Capital Improvement). 
● Included information about Lead bodies and supporting partners for each strategy. 
● The recommended strategies capture the intent and PC discussion at the April meeting. 
 
Commissioner McCreary asked to amend Item 4.5 under “Advocacy Action Strategies” to 
include that the Township will work with the surrounding municipalities when addressing the 
transportation network and coordinating potential road improvements in and around the 
Township to mitigate traffic congestion from changes in development. 

kelly
Highlight



 

 
www.safebuilt.com 

July 1, 2022 
 
 
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 Health System 
requesting an amendment to the approved PUD, as well as PUD site plan review (plans most recently 
dated 6/22/22). 
 
A. Summary 
 
1. PUD Amendment: 

a. The applicant must address the comments put forth by Township staff. 
b. There are several elements of the draft that warrant additional discussion and/or edits. 

 
2. PUD Site Plan: 

a. Sheet A0.X, which identifies the building material codes, must be provided to the Township. 
b. The applicant should be prepared to present material samples to the Commission as part of its 

review. 
c. The findings of the traffic impact study are subject to review and comment by the Township 

Engineer. 
d. We are unable to locate details of an enclosure for the refuse area, or for the “architectural 

covering” noted. 
e. The Commission should consider comments provided by the Township Engineer and/or Brighton 

Area Fire Authority. 
 
B. Proposal/Process 
 
The applicant proposes to amend the approved PUD by renovating and expanding an existing hospital 
building.  Per the PUD Agreement, the proposed 4-story hospital contains 175,043 square feet of gross 
floor area. 
 
In accordance with Section 10.11, the PUD amendment requires review and recommendation by the 
Planning Commission, and final review/approval by the Township Board (including execution of an 
amended PUD Agreement). 
 

 
 
 
 

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

Subject: St. Joseph Mercy Health System – PUD Amendment and Site Plan Review #3 
Location: 7575 Grand River Avenue – north side of Grand River, west of Bendix Road 
Zoning: NRPUD Non-Residential Planned Unit Development 
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Aerial view of site and surroundings (looking west) 

 
C. PUD Amendment 
 
The applicant has addressed many of the comments raised to date.  However, based on discussion with 
the Township, the following Sections warrant additional edits and/or discussion: 
 
• 2.1 – the original language regarding the base zoning should be retained. 
• 2.3.4 and 2.4.1 – specific information and a detail are needed describing and depicting the 

encroachments into the natural feature setback.  Part of the overall request is to eliminate the need for 
special land use review/approval to encroach, so this detail is an important matter for the Township’s 
consideration. 

• 4.2.3 – seeks to allow administrative review for parking lot expansion; however, this should reference 
the requirements of Article 18 (which will likely result in the need for site plan review by the 
Planning Commission). 

• 5.2 – the proposed sign provisions are far too vague, in our opinion.  The quantity and maximum size 
of signage should remain in the Agreement (even if amended from current).  Use of the phrase “in an 
amount deemed necessary” should not be allowed. 

• 5.3 – allows a 4-story building with a maximum height of 65 feet, plus a screen wall that takes the top 
of the building up to 78 feet.  To the best of our knowledge this would be the tallest building in the 
Township.  Additionally, this section allows rooftop equipment to exceed 17 feet in height, but does 
not include an overall maximum. 

• 7.12 – seeks to allow an appeal to ZBA if denied.  This section must be deleted as it conflicts with 
Section 10.10.01 of the Zoning Ordinance, which allows variance consideration (though amending 
the PUD is generally more appropriate), but does not permit appeals on PUD decisions. 

 
D. PUD Site Plan 
 
1. Dimensional Requirements.  The proposed building expansion/addition is situated well outside of 

required setbacks – the least amount of setback provided is nearly 250 feet from the west side lot line.  
The proposal will be approximately 750 feet from the easterly lot line, which includes existing 
residential uses. 

 
Provided the Township is amenable to the building height increase proposed as part of the amended 
PUD Agreement, the plans meet the applicable dimensional requirements. 
 

2. Buildings.  The proposed building materials include brick, concrete block, metal and glass.   
 

Subject site 
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The notes on Sheet A4.1.1 reference Sheet A0.X for the material codes, though this sheet has yet to 
be provided to our office as part of this review.  This document must be provided to the Township for 
their files.   
 
The proposal uses a mixture of materials and colors, as well as horizontal and vertical features to help 
break up the mass of the building. 
 
Building materials and design are subject to review by the Planning Commission, and the applicant 
should be prepared to present material and color samples at the upcoming meeting. 
 

3. Pedestrian Circulation.  The plan includes extension of the existing pedestrian pathway system that 
connects parking areas to building entrances.  Pedestrian crosswalk striping is also provided at 
appropriate locations. 

 
The revised plan also includes an enhanced path/trail connecting the project area with Woodland 
Village to the northeast. 
 

4. Vehicular Circulation.  The project includes completion of a loop road around the entire medical 
facility, with internal drives connecting the multiple parking lots.  The loop road and internal drive 
aisles meet or exceed the dimensional standards of the Ordinance.    
 
The findings of the traffic impact study are subject to review and comment by the Township 
Engineer. 
 
The Commission should consider any additional comments provided by the Township Engineer 
and/or Brighton Area Fire Authority with respect to vehicular circulation. 
 

5. Parking.  Parking has been based on the owner’s experience with other large medical complexes. 
 
The site plan notes 618 spaces for the anticipated parking needs for the proposal.  The plan provides 
753 spaces with an additional 246 designed as banked parking (southeast of building). 

 
Parking spaces comply with the dimensional and design requirements of the Ordinance. 
 

6. Landscaping and Screening.  The revised landscape plan includes a significant number of new 
plantings within the parking lot, along the loop road, around the stormwater ponds, and within a 
courtyard area between the existing and proposed buildings. 
 
The minor discrepancies noted in our initial review letter have been corrected. 
 
The revised plans include a masonry screen wall matching materials used on the building around the  
“utility yard” north of the proposed building addition. 
 
Lastly, a refuse area is identified on the north side of the proposed building addition; however, we are 
unable to locate details of an enclosure (as required by Section 12.04).  The notes identify an 
“architectural covering,” though it is unclear what this entails. 
 

7. Lighting.  The revised submittal includes a detailed lighting plan for the project area.  Fixture/pole 
details and light intensities comply with the standards of Section 12.03. 
 

8. Grading, Drainage, and Utilities.  We defer to the Township Engineer for review and comment on 
site engineering elements. 
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Should you have any questions concerning this matter, please do not hesitate to contact our office. 
 
Respectfully, 
SAFEBUILT 
 
 
  
  

Brian V. Borden, AICP 
Michigan Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

July 6, 2022 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: St. Joseph Mercy Hospital 

Site Plan Review No. 3 
 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a third review of the proposed St. Joseph Mercy Hospital site plan last dated June 22, 2022. 
The plans were prepared by SmithGroup on behalf of Trinity Health-Michigan/Saint Joseph Mercy Health System. 
The site is located on a 77.59-acre parcel on the north side of Grand River Avenue at the existing St. Joseph Mercy 
Brighton Healthcare. The proposed improvements include a 175,000 square foot hospital expansion at the existing 
site. Additional improvements include parking lot expansion, storm sewer and bioretention basins, and public water 
main and sanitary sewer improvements. We offer the following comments: 
 
GENERAL 

1. Approval from the Brighton Area Fire Authority should be obtained prior to approval.  

2. The impact assessment states that the proposed hospital expansion will include 72 beds. This will account 
for 78.5 residential equivalency units (REU), which comes from the Township’s REU table that assigns 
1.09 REUs per hospital bed. This number will be used to determine the proposed facility’s tap-in fee. The 
impact assessment also notes that the hospital will include shell space for an additional 16 beds, which 
would account for an additional 17.4 REUs. 

3. The Petitioner completed a traffic impact study that recommended multiple offsite improvements to keep 
the existing intersection operating at a similar or better level of service at the current conditions, and 
recommended the improvements be made regardless of the proposed hospital. Recommended 
improvements include signal changes at the intersections of Latson Road and eastbound and westbound I-
96 and at the intersection of Latson Road and Grand River Avenue. The study also recommends the 
widening of the Grand River Avenue and I-96 crossover (near Hilton Road in Brighton) to three lanes. 
These improvements are something the Township, MDOT, and the City of Brighton should keep in mind.  

 
SITE PLAN 

1. A wetland inventory has been completed and added to the plans, and the Petitioner is proposing to waive 
the 25-foot wetland buffer as part of their PUD Agreement. If a wetland permit is required, approval should 
be obtained from EGLE for any proposed work within the wetlands and for using the wetlands for detention. 
This approval should be provided prior to site plan approval.  

2. The site plan calls out a refuse area with architectural covering, but it appears that no detail is provided. A 
detail of the proposed architectural covering should be provided for review and approval.  
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Tetra Tech 

DRAINAGE/GRADING 

1. The Livingston County Drain Commission (LCDC) was asked to review the plans for the proposed hospital. 
The LCDC has completed their initial review and no significant issues were found with the proposed storm 
drainage plan. We do not foresee future reviews from the LCDC causing any major changes to the layout 
of the site. Final Approval from the LCDC should be obtained and provided to the Township prior to final 
approval. If future reviews from either the LCDC or EGLE cause any major changes to the site plan, the 
Petitioner may be required to submit for additional review and approval.  

2. Detention and storm sewer calculations, including structure sizing, should be included as part of the site 
plan submittal. Any additional information requested in the June 23, 2022, letter from the LCDC should 
also be included on the site plan.  

 
UTILITIES 

1. The Petitioner is proposing to provide easements for both the existing and proposed water and sanitary 
sewer on site. Currently, Genoa Township is not included in the existing utility easements on site and it is 
mutually beneficial for this to be resolved as part of the site plan approval process.   

2. After final site plan approval, the Petitioner will need to submit to MHOG Sewer and Water Authority for 
their approval and permitting of the public water and sanitary sewer improvements. 

3. The Brighton Area Fire Authority requested in their letter that the onsite water main be looped around the 
perimeter of the proposed and existing buildings. This has been added to the plans.   

4. Detailed water and sanitary plans at a 1" = 20' scale have been provided for each portion of the project 
beside the hospital expansion area. Since the overall water and sanitary plan and the detailed site plan of 
this area does not include much detail on the proposed utilities, a smaller scale water and sanitary plan 
should be provided for the building expansion area as well.  

 
We recommend the petitioner address the above comments prior to approval. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Byrne 
Vice President Project Engineer 



  Brian Jonckheere 
      Livingston County Drain Commissioner 

       2300 E. Grand River Ave., Ste. 105 

       Howell, MI  48843-7581 

       Phone:  517-546-0040   FAX:  517-545-9658 
       Website: www.livgov.com/drain   Email:  drain@livgov.com  
 

 

 

 

 

 

 

 

June 23, 2022 

 

 

Mr. Michael Campos 

SmithGroup 

201 Depot St. 

Ann Arbor, MI 48104 

 

 

Re: St. Joseph Mercy Brighton Expansion 

Construction Plans 

 Northeast 1/4 of Section 13 

 Genoa Township 

 

 

Dear Mr. Campos: 

 

 I received Construction Plans for the above referenced site 

directly from the project construction manager on May 11, 2022. 

The submitted information has been reviewed for conformance with 

the recently updated L.C.D.C. “Procedures and Design Criteria for 

Stormwater Management Systems.” My comments on the currently 

proposed drainage design are as follows: 

 

1.)  Drainage System Ownership – The plans should include a general 

note stating that “The existing and proposed onsite drainage 

systems are to be owned and properly maintained by the 

property owner.” A maintenance agreement for the site’s 

stormwater management facilities should be executed with 

Genoa Township prior to final project approval. 

 

2.) Overall Drainage Concept – The proposed project, consisting 

of a large building addition, together with its related 

parking lot expansions, at the existing health care facility 

located on the north side of Grand River Avenue between Euler 

http://www.livgov.com/drain
mailto:drain@co.livingston.mi.us
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Road and Hacker Road, is to be completed in 7 phases. Two 

stormwater bioretention areas are proposed to infiltrate 

runoff from the newly developed portions of the site, with 

any overflow being directed to the existing onsite stormwater 

detention basin located to the north. Replacement of the 

existing detention basin outlet control structure ultimately 

discharging to Woodland Lake is also proposed. 

 

3.) Site Topographic Survey – The Construction Plans should 

include a current topographic survey of the site showing the 

property description, property boundary, bench marks, 

easements, and complete utilities information, including the 

pipe sizes, rim and invert elevations of the existing 

manholes, catch basins, and end sections. Existing contours 

extending 100 feet outside the site perimeter should be shown 

and labeled with their respective elevations. Existing 

pavement spot elevations should also be noted, particularly 

in the areas of the proposed pavement connections. 

 

4.) Drainage Areas Plans – The Construction Plans should include 

a drainage areas plan showing the boundary, acreage and runoff 

coefficient of the tributary area to each existing and 

proposed drainage structure.  The extent of offsite tributary 

area to the existing detention basin should be confirmed, as 

it appears possible that an offsite tributary from the north 

(including an area draining the service road to the north, 

and possibly open water bodies to the north of the service 

road) may flow through this basin. 

 

5.) Stormwater Detention/Infiltration – Complete stormwater 

management calculations should be included on the plans 

indicating the required Water Quality Control, Channel 

Protection Volume Control, Channel Protection Rate Control 

and 100 Year Frequency Storm storage volumes for the site. 

The calculations should also document the storage volumes 

provided in the proposed bioretention areas, the existing 

forebay and detention basin, as well as the proposed outlet 

structure orifice design. The “Land Use Summary Table” found 

in Appendix J of the updated L.C.D.C. “Procedures and Design 

Criteria for Stormwater Management Systems” should be 

included on the Cover Sheet of the Construction Plans. 
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6.) Storm Sewer – The proposed storm sewers should be designed to 

accommodate the runoff from a 10 year frequency storm over 

their tributary areas. Complete storm sewer plans, profiles 

and design calculations should be included in the 

Construction Plans. 

 

7.) Site Grading – The existing and proposed contours shown on 

the Overall Grading and Storm Sewer Plan on Sheet C6-100 

should be labeled with their respective elevations. The 

proposed slopes shown around much of the construction area 

perimeter appear to be 1V on 3H. All slopes steeper than 1V 

on 4H should be stabilized with topsoil, seed and stake mulch 

blankets (or sod), and so noted on the plans. 

 

   

  I am withholding approval of the Construction Plans for 

St. Joseph Mercy Brighton Expansion until the above mentioned 

items have been addressed.  

 

 

Very truly yours, 

 

 
Kenneth E. Recker, II, P.E. 

Chief Deputy Drain Commissioner 

 

C: Mike Archinal, Genoa Twp. Manager 

 Kelly VanMarter, Genoa Twp. Community Development Director 

 Amy Ruthig, Genoa Township Zoning Official 

 Paul Lewsley, Environmental Engineers 

 Jenifer Kern, Genoa Township (MHOG) 

 Tiffany Spano, St. Joseph Mercy Brighton 

 



July 5, 2022

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI  48116

RE: St. Joseph Mercy Brighton - Renovation & Expansion
7555 Grand River
Genoa Twp., MI

Dear Kelly:

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans were
received for review on May 10, 2022 and the drawings are dated December 22, 2021 with
revisions dated May 4, 2022 and June 22, 2022. The project is based on the addition and
expansion to an existing hospital facility. The project includes a new 4-story 175,043 square foot
inpatient tower, 11,114 square foot addition to the existing hospital and emergency room as well
as approximately 26,326 square foot of tenant alterations within the existing building. The plan
review is based on the requirements of the International Fire Code (IFC) 2021 edition.

Previously addressed comments have been removed from tehis letter for clarity.

1. Access around the building shall provide emergency vehicles with a turning radius of 50-feet
outside and 30-feet inside. Provide an emergency vehicle circulation plan using the
previously provided templates. Vehicle circulation shall account for non-emergency traffic
and maintain the vehicle within the boundary of lanes of travel. (Vehicle circulation plan
has been provided on Sheet CS-200; however, it indicates numerous areas where apparatus
circulation and navigation require the use of opposing travel lanes. There are two along the
North drive and the intersection from the North drive South along the East side of the tower
and the South interior drive corner moving South turning East adjacent to the new expansion.
Clarification was previously provided requiring lane management for emergency vehicles.
This may require wider intersections or drive widths to accommodate the )

IFC 503.2.4

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, FM, CFPS
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St. Joseph Mercy Brighton 0- Renovation & Expansion
7575 Grand River
Site Plan Review

Fire Marshal

cc:Amy Ruthig amy@genoa.org
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From: Matt Bolang
To: Amy Ruthig
Cc: Aaron Aumock
Subject: Genoa LCHD Reviews
Date: Tuesday, April 19, 2022 3:46:41 PM
Attachments: image002.png

image003.png
image007.png
image008.png
image001.png

Hi Amy,
 
We have reviewed all of the current proposals.  Below are our comments:
 

·         St. Joes:  Will be connected to MHOG water and sewer.  No LCHD review.  Any potential new
or remodeled food service will need to be reviewed by our department for licensure.

·         Two Men and a Truck:  We recommend that the new owner samples the well for bacteria,
nitrates, and arsenic.  We are available to review the results. 

·         Lanning Daycare:  The septic system was replaced in 2020, likely due to overuse by the
daycare.  We oversized the system and required the installation of a diverter valve so the old
system could be used again in the future.  As part of the LARA licensing process, LCHD would
be required to inspect the facility including the well and septic.  Our last record of a licensing
inspection was 2004. 

·         Panda: We have no comments initially.  They will need LCHD approval in conjunction with
the building department before approved to operate and issued a food service license. 

 
Let me know if you have any questions.  Also in the future you can email the proposed projects
directly to Aaron Aumock (copied on this email).
 
Thanks,
Matt
 
 
Matt Bolang, MSA, REHS
Deputy Health Officer 
Director of Environmental Health
Livingston County Health Department
2300 East Grand River
Howell, MI 48843
 
517-552-6870 | www.lchd.org   

 
E-mail Confidentiality Notice: This message, including any attachments, is intended solely for the use of the named recipient(s) and may contain
confidential and/or privileged information.  Any unauthorized review, use, disclosure, or distribution of any confidential and/or privileged

mailto:MBolang@livgov.com
mailto:amy@genoa.org
mailto:AAumock@livgov.com
http://www.lchd.org/
http://www.lchd.org/
http://www.phaboard.org/
https://www.facebook.com/myLCHD
amy
Highlight



IMPACT ASSESSMENT  
St. Joseph Mercy Brighton Health Center 

March 30, 2022 
 

INTRODUCTION 
 

The proposed development is a 77.59-acre medical use site residing north of Grand River Ave. Potential areas of 
concern are noted along with the proposed methods of addressing each item. The format conforms to the impact 
assessment requirements as outlined in section 18.07 of the published zoning ordinance for Genoa Township. 
 
a. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment and a brief 

statement of their qualifications.  
 

St. Joseph Mercy Brighton Health Center 
7575 Grand River Ave Rd,  
Brighton, MI 48114 
(810) 844-7575 

 
SmithGroup 
Architecture architectural, engineering and planning firm 
201 Depot St, Ann Arbor, MI 48104  
(734) 662-4457 
 

Michael Johnson |  
michael.johnson@smithgroup.com | 734‐712‐2047  
 
Dino Lekas | PLA 
dino.lekas@smithgroup.com | 734-669-2678 
 
Michael Campos | Civil, PE 
michael.campos@smithgroup.com | 734-669-2749 
 
Katherine DeKrey | Landscape Design  
katherine.dekrey@smithgroup.com | 734-669-2712 
 
Charles Langolf | Professional Surveyor  
charlie.langolf@smithgroup.com | 734‐669‐2690  
 

 
Bergmann  
Transportation engineering firm 
29777 Telegraph, Suite 1640 Southfield, MI  48034 
   

Steven J. Russo, PE | Transportation Engineer 
srusso@bergmannpc.com | 248-663-1379 

 
 
Barr Engineering Co. 
Wetland Consultant  
3005 Boardwalk Dr Suite 100, Ann Arbor, Mi 48108 

 
Woody L. Held | Senior Environmental Consultant 
WHeld@barr.com | 734.922.4422 

 
 
 
 

https://www.google.com/search?q=St.+Joseph+Mercy+Brighton+Health+Center&oq=St.+Joseph+Mercy+Brighton+Health+Center&aqs=edge..69i57j69i60l3j69i64.608j0j1&sourceid=chrome&ie=UTF-8
https://www.google.com/search?q=smithgroup&oq=smithgroup+&aqs=edge..69i57j69i60l4j69i64.3399j0j1&sourceid=chrome&ie=UTF-8
mailto:michael.johnson@smithgroup.com
mailto:dino.lekas@smithgroup.com


b. Map(s) and written description/analysis of the project site  
 
  The St. Joseph Mercy Brighton Health Center site (Parcel ID: 4711-13-200-009) is in Section 13 of 

Livingston County, north on Grand River Road, west of South Hacker Road and east of the Genoa Business 
Park. It is a 77.59-acre site that currently has a medical facility and a senior living facility residing on it. These 
establishments are supported by surface parking as well as an access road that has shared connections shared 
with the Business Park. Please see attached documentation Smith Group Site Submittal Package page CV-100 
for easement information and surrounding zoning.  

 
c. Impact on natural features:  

 
1. Slopes and Grade: The site presents steeper slopes around the parking perimeter and road resulting from 

the excavation process from prior development. It is intended that this plan will minimize the amount of 
grading that will need to be done on-site. However, due to the nature of the medical building 
programming, a grade change over 3% will need to be performed in order to make it accessible.  This 
grading will be performed on 11 acres of the site. The zoning administration will be notified of the grade 
change required for the building footprint, revised detention basin, parking, and utility yards. Smith Group 
Site Submittal Package page CG-100 to CG-104. 
 

2. Wetland and Soils: The site contains two creeks and two wetland/detention ponds north of the existing 
medical building. Based on a Preliminary Wetland Analysis completed by SmithGroup, and a Wetland 
Inventory Study, currently being conducted by Barr engineering, wetland soils are present within the 
project area, and development and grading may fall within 25’ of the wetland boundary north of the loop 
fire road. Mitigations will follow any state of Michigan EGLE regulated wetlands requirements and shall 
only be installed or constructed upon receiving all necessary approvals of EGLE and in accordance with 
all applicable EGLE rules and regulations.   See attachment Smith Group Site Submittal Package page 
CV-200 and supporting wetland documentation.  
 

3. Vegetation: There is significant existing vegetation on the site, as shown on the Site Plan. Most of this 
vegetation tends to be undergrowth and brush. Some of this vegetation will need to be removed in order to 
accommodate the required parking for the expanded medical building use. It is the intent of this design to 
minimize vegetation removal and the improvements will not be removing more than 25% of existing 
vegetation on site. See attachment Smith Group Site Submittal Package page CV-300. 

 
d. Impact on stormwater management:  
 

The existing stormwater drainage is contained within the site and drain to a regional pond/detention system. 
An existing wet pond with forebay is currently functioning as the stormwater mitigation system for the 
entirety of the site’s drainage area. Existing on-site underground storm sewer will be utilized to continue to 
convey stormwater to the existing wet pond. Proposed underground storm sewer will be added to support the 
additional parking areas and impervious cover.  

Based on revised Livingston County Drain Commission requirements, improvements will be made to the 
existing forebay by dredging the bottom of the pond and increasing its storage volume. Proposed 
improvements to the existing system also include reconstructing the outlet pipe of the larger wet pond prior 
to discharging into the adjacent lake. Infiltration rates have been determined by the Geotechnical Engineer 
and additions of bioretention infiltration ponds throughout the site will be installed.  

The improvements to the existing detention system as well as the bioretention infiltration ponds are to 
enhance the overall quality of the stormwater system. 

Surface runoff during construction will be controlled by silt fences, inlet filters, and seed and mulch.  
 
e. Impact on surrounding land used:  
 

The new medical facilities are planned to benefit the community by providing state‐of‐the‐art healthcare 
facilities in the area.  This development enhances the existing medical development on-site, which can be 
accessed from the south via I‐96 expressway and Grand River Avenue.  Site improvements include a complete 
loop road, drop‐off areas, parking lots, relocation of the helistop, loading area, generators, oxygen tanks, 



mobile PET scanner for trucks and ambulance access.  Although exterior lighting will be required for the 
roadways and walks to provide safe access for staff and visitors, 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. Additional building and site accent lighting 
will be automatically shut off via timeclock curfew control. Although the generators, helicopters, vehicles and 
ambulances planned for the site may increase the noise and air pollution, this is not expected to be a 
significant issue, due to the current noise level and air pollution from the existing site usage, its proximity to I‐
96 and Grand River, and significant setbacks from other adjacent development. 

 
f. Impact on public facilities and services:  

 
St. Joseph Mercy Health of Michigan intends to build an 175,000 square foot, 4-story, 72 bed hospital with 
basement, (with shell space for an additional 16 beds) within Livingston County, thus replacing the existing 
facility on Byron Road in Howell. The project will be located on and attached to the St. Joseph Mercy 
Brighton Health Center. The two buildings will be connected to the first and second levels, but no inpatients 
will move into the existing facility for services. There will be additions to the existing Brighton Health Center 
to expand Emergency Department and Outpatient Surgery Services as well as renovations of the Emergency 
Department, Outpatient Surgery, Imaging, and Lab. 
 
The facility is anticipated to employ the same number of people as the two existing facilities.  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:  
 

Sanitary sewer and water utilities are reviewed by Marion, Howell, Oceola, and Genoa (MHOG) Sewer and 
Water Utilities.  

The existing hospital is serviced by a sanitary sewer located south of the building that connects to Grand River 
Avenue. The sanitary sewer for the proposed building is to exit the north of the building and connect to the 
existing 8-inch sewer main running along the eastern property line. In discussion with MHOG, there is 
sufficient capacity in the sewer located just north of the site. 

The site is currently serviced by one 12” water main connection along Grand River Avenue. With the planned 
hospital expansion there will be an 8” watermain that will provide a looped system by connecting the 
watermain system from the existing stub north of the current staff entrance to the stub located at The Village 
development. An existing water main runs along the north of the existing St. Joseph Mercy building to the 
edge of the staff parking lot. Based on the proposed building outline, a portion of the existing watermain will 
be removed and capped at the west edge of the driveway to the emergency department. Separate domestic and 
fire protection water main services will connect into the building off an extension from the capped watermain. 
Existing hydrants will be maintained to ensure adequate building coverage as required by all applicable fire 
codes.  

Sanitary sewer and water main design will meet the MHOG Sanitary Sewer and Water Design Standards. All 
utility connections will follow guidelines set forth by the MHOG Utility Connection Manual. 

 
h. Storage and handling of any hazardous materials:   
 

Fuel tanks and other utilities will be installed north of the building adjacent to the loading dock, will not 
comply with 13.07.01 Above Ground (Fuel) Storage Tanks based on the nature of medical facility. Instead, 
the facility will comply with the State and Federal codes for fuel oil storage which are more rigorous than the 
intent of the local ordinance. 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:  
 

A traffic study was completed by Bergmann on March 24, 2022. The report covers all of the items listed 
below with the exception of the crash analysis as it was not requested by LCRC or MDOT.   
Please see attached Appendix I for the Traffic study’s executive summary and full report.  

 
Description of existing daily and peak hour traffic on adjacent street(s) and a description of any sight 
distance limitations along the right-of-way frontage of the site.  
 
Forecasted trip generation of the proposed use for the a.m. and p.m. peak hour and average daily traffic 
generated.  
 
For any project with a completion date beyond one year at the time of site plan approval, the analysis 
shall also include a scenario analyzing forecasted traffic at date of completion along the adjacent street 
network using a forecast based either on historic annual percentage increases and/or on expected 
development in the area.  
 
Projected traffic generated shall be distributed (inbound v. outbound, left turn v. right turn) onto the 
existing street network to project turning movements at site driveways and nearby intersections. 
Rationale for the distribution shall be provided.  
 
Capacity analysis at the proposed driveway(s) using the procedures outlined in the most recent edition of 
the Highway Capacity Manual published by the Transportation Research Board. Capacity analyses shall 
be provided for all street intersections where the excepted traffic will comprise at least five-percent (5%) 
of the existing intersection capacity.  
 
Accident data for the previous three (3) years for roadway sections and intersections experiencing 
congestion or a relatively high accident rate, as determined by the township or staff from the Livingston 
County Road Commission or Michigan Department of Transportation.  
 
Analysis of any mitigation measures warranted by the anticipated traffic impacts. Where appropriate, 
documentation shall be provided from the appropriate road agency regarding time schedule for 
improvements and method of funding.  
 
A map illustrating the location and design of proposed access, including any sight distance limitations, 
dimensions from adjacent driveways and intersections within 250 feet of the edge of the property 
frontage, and other data to demonstrate that the driveway(s) will provide safe and efficient traffic 
operation and be in accordance with Article 15.  

 
j. Special Provisions: General description of any deed restrictions, protective covenants, master deed or 

association bylaws.  
 
 All easements are shown on Smith Group Site Submittal Package page CV-100. 
  
k. A list of all sources shall be provided.  
 SmithGroup Survey and Plans  
 Traffic Study Appendix I 
 Preliminary Wetland Analysis Appendix II 

Title Search Appendix III 
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1.0 Executive Summary 

This report presents the methodologies, analyses, results, and recommendations of a Traffic Impact Study (TIS) for 

the proposed St. Joseph Mercy Brighton Health Center expansion in Genoa Township, Livingston County, Michigan.  

The project site is located on the north side of Grand River Avenue ¾ miles northwest of Hacker Road and currently 

includes approximately 145,000 square feet (SF) of outpatient health services including primary care and specialty 

physicians, comprehensive diagnostic and testing services, emergency services, outpatient surgery, and cancer care.  

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 150,000 square foot (SF) Hospital facility 

to accommodate 559 employees and 72 beds.  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 

signalized driveway to Grand River Avenue aligned with the 2|42 Church Driveway.  Additionally, a cross access 

connection is provided to the adjacent Genoa Business Park which provides access additional access to a STOP 

controlled driveway to Grand River Avenue.  The existing access locations are not proposed to change as part of the 

development plans.  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: 

Land Use 
ITE 

Code 
Amount Units 

Average 

Daily Traffic 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Hospital 610 559 Employees 3,654 192 74 266 59 137 196 

The Conclusions related to this Traffic Impact Study and relative analyses are as follows: 

1. At the time of this study, traffic volumes throughout the State of Michigan were impacted by restrictions in 

place associated with the COVID pandemic.  Therefore, historic turning movement count data collected 

between October, 2018 and November, 2019 was obtained and utilized to establish baseline traffic volumes.  

2. 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 NB right-turn movement at the signalized intersection of Grand River Avenue & Latson Road 

currently operates at a LOS E during the AM peak hour.  During the PM peak hour, the NB left-turn 

movement operates at a LOS E while the WB right-turn movement and SB left-turn movement 

operate at a LOS F. 

b. The SB approach at the signalized intersection of Grand River Avenue & Dorr Road currently 

operates at a LOS E during the AM peak hour; however, the vehicle demand for this approach is 

only one vehicle.  Therefore, preference for green time allocation is given to other movements at 

the intersection and the LOS E experienced is acceptable. 

c. The WB and SB left-turn movements at the signalized intersection of Grand River Avenue & Hilton 

Road currently operate at a LOS E or F during the peak hours.  Additionally, the WB right-turn 

movement operates at a LOS E during the PM peak hour. 

d. The NB through movement at the signalized intersection of Grand River Avenue & WB I-96 Ramps 

currently operates at a LOS F during both peak hours.  Additionally, the WB left-turn movement 

and right-turn movement operate at a LOS E during the AM and PM peak hours, respectively.  
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e. The STOP controlled left-turn movement from the EB I-96 off-ramp to Grand River Avenue operates 

at a LOS E or F during both peak hours.  Additionally, the STOP controlled right-turn movement 

operates at a LOS E during the AM peak hour. 

3. Ambient traffic growth of 0.75% was applied to establish 2024 no-build traffic volumes without the 

proposed development.  Several background developments were also identified in the study area and 

included in this study.  Additionally, planned roadway improvements by MDOT and LCRC including 

construction of a DDI at the I-96 & Grand River Avenue interchange were included. 

4. No-build (2024) conditions analyses indicate that several movements will experience degraded operations 

including the intersection of Grand River Avenue & Latson Road, and the left-turn movements from Latson 

Road to the EB and WB I-96 on-ramps.  The planned DDI at the I-96 & Grand River Avenue interchange will 

result in improved operations for the interchange ramp terminal intersections and Hilton Road intersection. 

5. Future build (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 no-build conditions. 

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

acceptably, or in a manner similar or improved compared to no-build 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: 

1. Install permissive-protected left-turn phasing at the intersections of Latson Road with the EB and WB I-96 

ramps. 

2. Consider widening the Grand River Avenue & I-96 DDI crossover approaches to three lanes to increase 

available capacity for future growth and development.   

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: 

1. Optimize signal timings at the intersection of Grand River Avenue & Latson Road. 

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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Order No:  C000125006
Friendly Name:  7575 Grand River

This report contains information from public land records available in the county indicated above for whose accuracy and completeness we
assume no responsibility.  This report is released with the understanding that it is strictly confidential and only to be used by the party
requesting it.  This report is not to be construed as an opinion of title or as a commitment for title insurance.  For matters of a legal nature,
we suggest you contact your attorney.  The liability of Amrock, LLC is limited to the amount paid for this report.  Amrock, LLC assumes no
liability, financial or otherwise, in association with the information in this report.

Issued By: Amrock, LLC
662 Woodward Ave.
Detroit, MI  48226
Phone:  (800) 594-1044
Questions?  Contact:  

Fax:  
Email:  
Website:  www.amrock.com

Schedule A
Page 1

INFORMATIONAL TITLE REPORT

SCHEDULE A

1. Effective Date:  November 24, 2021, 8:00 AM

2. Fee Simple interest in the land described in this commitment is owned, at the commitment date by:
Mercy Health Services, a Michigan non-profit corporation, and Trinity Continuing Care Services, a Michigan
non-profit corporation, as their interests appear of record 

3. The land referred to in this Commitment is described as follows:

Land situated in the Township of Genoa in the County of Livingston in the State of MI

(See Attached Exhibit A - Legal Description)

Client Reference:  7575 Grand River Genoa, MI 48114

https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/1e4d5926-1bf9-4129-94a7-9b3ba6f60949?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/1e4d5926-1bf9-4129-94a7-9b3ba6f60949?sytem=11842
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SCHEDULE B - Part I
(Requirements)

1. This report is for informational purposes only.

2. TAXES: 4711-13-200-009

TAX INFORMATION
GENOA TOWNSHIP
2911 DORR RD, BRIGHTON, MI  48116
(810) 227-5225  

Property Tax ID: 4711-13-200-009
Tax Type: Summer
Tax Year: 2021
Next Bill Date: 07/01/2022
Duplicate Bill Fee: $0.00
Payment Frequency: ANNUAL

Paid/Due Due Date Delinquent Date Amount Amount Paid Remaining
Balance

Paid 07/01/2021 09/15/2021 $0.00 $0.00 None
Comments:  

TAX INFORMATION
GENOA TOWNSHIP
2911 DORR RD, BRIGHTON, MI  48116
(810) 227-5225  

Property Tax ID: 4711-13-200-009
Tax Type: Winter
Tax Year: 2021
Next Bill Date: 12/01/2022
Duplicate Bill Fee: $0.00
Payment Frequency: ANNUAL

Paid/Due Due Date Delinquent Date Amount Amount Paid Remaining
Balance

Paid 12/01/2021 03/01/2022 $0.00 $0.00 None
Comments:  



Order No:  C000125006
Friendly Name:  7575 Grand River

Page 3

SCHEDULE B - PART II
(Exceptions)

If a Policy of Policies are requested, Schedule B of the policy or policies to be issued will contain exceptions to the
following matters unless the same are disposed of to the satisfaction of the Company:

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public Records
or is created, attaches, or is disclosed between the Commitment Date and the date on which all of the Schedule B,
Part I - Requirements are met.

2. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be
disclosed by an accurate and complete land survey of the Land.

3. Rights or claims of parties in possession not shown by the Public Records.

4. Easements or claims of easements not shown by the Public Records.

5. Any lien or rights to lien for services, labor or material, heretofore or hereafter furnished, imposed by law and not
shown by the Public Records.

6. Taxes and assessments that have become a lien against the property but are not yet due and payable.  The
Company assumes no liability for tax increases occasioned by retroactive revaluation, changes in the land usage
or loss of any exemption status for the insured premises.

7. Release of Right of Way granted to the Board of County Road Commissioners of the County of Livingston, State
of Michigan, recorded January 20, 1925 in Liber 153, Page 81.

8. Right of Way Agreement - Overhead - S/L Individual granted to The Detroit Edison Company, recorded April 5,
1984 in Liber 1090, Page 40.

9. Easement granted to Michigan Bell Telephone Company recorded October 17, 1994 in Liber 1872, Page 809.

10. Detroit Edison Overhead Easement (Right of Way), granted to The Detroit Edison Company, recorded February
22, 2000 in Liber 2728, Page 875.

11. Permanent Utility Easement granted to the Township of Genoa, recorded July 27, 2000 in Liber 2803, Page 165.

12. Ground Lease between Trinity Health - Michigan, a Michigan nonprofit corporation, doing business as Mercy
Health Services ("Lessor"), and Village at Brighton, L.L.C., a Michigan limited liability company ("Lessee"), dated
February 1, 2001 and recorded February 15, 2001 in Liber 2910, Page 668.

13. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 724.

14. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 731.

15. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 739.

16. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Access and Utilities), in favor of the Village
at Brighton, L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 746.

17. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 754.

18. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 775.

19. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Access and Utilities), in favor of the Village
at Brighton, L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 782.

https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/08cec0da-876c-4adf-8de9-15dee9567057?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/02d2765d-b3c7-44a6-9da9-405732550c89?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/ceccccd1-cf77-4681-ac4c-d6c22a952fc2?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/31678769-33e6-428d-b93f-a504b2b859b8?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/1f135a61-8e3f-4138-bd9d-da5c06718479?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/7e32b208-ad2c-4cf9-8f32-886ad5216159?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/c5f8453d-8ba9-4c17-9201-ba5f23a7d396?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/281d59f1-1b0d-4a7b-ba8a-de4489bb32c8?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/6e6cd41a-f3de-45bc-9765-9865b00a7856?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/371db668-2bbe-4305-bf5e-b044cca5b5e9?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/c9d9573d-f28a-44b2-8d57-a19d522fc3be?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/7e49a398-ff15-433a-a02b-58213e64fa18?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/d018962e-fc0e-47e4-901e-fffd4997dbdb?sytem=11842
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20. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 789.

21. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 796.

22. Non-Exclusive Easement, Right-of-Way and Maintenance Agreement (Utilities), in favor of the Village at Brighton,
L.L.C., a Michigan limited liability company, recorded February 15, 2001 in Liber 2910, Page 804.

23. Mortgage executed by Village at Brighton, L.L.C., a Michigan limited liability company, to U.S. Bank Trust National
Association, a national banking association organized and existing under the laws of the United States of America
("Bond Trustee"), and Fannie Mae, a federally-chartered and stockholder-owned corporation organized and exiting
under the Federal National Mortgage Association Charter Act, 12 U.S.C. § 1716, et seq., as a beneficiary, in the
principal amount of $12,270,000.00, dated February 1, 2001 and recorded February 15, 2001 in Liber 2910, Page
811.  Assignment by and among Michigan Strategic Fund (the "Issuer"), a Michigan corporation, U.S. Bank Trust
National Association (together with any successor trustee, the "Trustee"), a national banking association, not in its
individual or corporate capacity, but solely as trustee, to Fannie Mae, a corporation organized and existing under
the Federal National Mortgage Association Charter Act, 12 U.S.C. § 1716 et seq., as amended, Glaser Financial
Group, Inc. (the "Loan Servicer"), a Minnesota corporation, and Village at Brighton, L.L.C. (the "Borrower"), a
Michigan limited liability company, dated February 1, 2001 and recorded February 15, 2001 in Liber 2911, Page 9.

24. Financing Statement between Village at Brighton, L.L.C., as Debtor, and Comerica Bank, as Secured Party,
recorded February 15, 2001 in Liber 2910, Page 925.  Continuations recorded September 9, 2005 in Liber 4907,
Page 880; recorded October 12, 2010 in Instrument No. 2010R-027470; recorded September 25, 2020 in
Instrument No. 2020R-033666. 

25. Mortgage executed by Village at Brighton, L.L.C., a Michigan corporation, to Glaser Financial Group, Inc., a
Minnesota corporation, in the principal amount of $12,270,000.00, dated February 1, 2001 and recorded February
15, 2001 in Liber 2910, Page 933.  Said Mortgage was assigned from Glaser Financial Group, Inc., a Minnesota
corporation, to Fannie Mae by Assignment of Mortgage dated February 1, 2001 and recorded February 15, 2001
in Liber 2911, Page 2.  Assignment by and among Michigan Strategic Fund (the "Issuer"), a Michigan corporation,
U.S. Bank Trust National Association (together with any successor trustee, the "Trustee"), a national banking
association, not in its individual or corporate capacity, but solely as trustee, to Fannie Mae, a corporation
organized and existing under the Federal National Mortgage Association Charter Act, 12 U.S.C. § 1716 et seq., as
amended, Glaser Financial Group, Inc. (the "Loan Servicer"), a Minnesota corporation, and Village at Brighton,
L.L.C. (the "Borrower"), a Michigan limited liability company, dated February 1, 2001 and recorded February 15,
2001 in Liber 2911, Page 9.  

26. Detroit Edison Overhead Easement (Right of Way), granted to The Detroit Edison Company recorded June 26,
2001 in Liber 3032, Page 336.

27. Permanent Utility Easement granted to the Township of Genoa recorded May 3, 2006 in Instrument No.
2006R-001225.

28. Amendment to Planned Unit Development Agreement recorded January 16, 2019 in Instrument No.
2019R-001392.

29. Notice: Please be aware that due to the conflict between federal and state laws concerning the cultivation,
distribution, manufacture or sale of marijuana, the Company is not able to close or insure any transaction involving
Land that is associated with these activities. 

30. Loss or damage sustained as a result of the failure to have the tax assessed legal description reassessed to
accurately describe the land insured herein.

31. Rights of tenants now in possession of the land under unrecorded leases or otherwise.

32. Rights of the public and any governmental unit in any part of the land taken, deeded or used for street, road or
highway purposes.

33. Rights of the public and adjoining riparian owners in any part of subject property lying beneath the waters of
unnamed bodies of water.

https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/8e0bdfb4-c3b9-4f8e-b0c6-bcb1858eb8fe?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/07481ae7-8dd8-42e8-b2eb-cfa9dd1f90e6?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/3ee81177-8b92-40ed-837a-f33c790b1f1d?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/424262f1-8595-4f35-8cbd-76293e168a6e?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/424262f1-8595-4f35-8cbd-76293e168a6e?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/cfe1082a-1848-4d50-a789-74d9d2dea704?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/245588f2-f72d-4063-ab75-99f8a2c66307?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/4e9e3cd7-22bb-493a-8514-c161362fc1f4?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/4e9e3cd7-22bb-493a-8514-c161362fc1f4?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/abe85fcd-78da-4165-bf97-cf55c4e91b58?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/8a1672e3-b82f-4bd4-a349-67457e127b18?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/ef66b8ed-5e00-4c66-a3c7-e707ba25d1ac?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/b2d2d558-8d44-428a-a87d-ab3787cf136d?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/cfe1082a-1848-4d50-a789-74d9d2dea704?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/fa4eb04f-c5a8-4dc2-8677-f80f211c1531?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/af4e2205-227a-4123-b9d0-37c21f295280?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/af4e2205-227a-4123-b9d0-37c21f295280?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/d1afc8f2-bdcc-40c8-8715-85152365c3de?sytem=11842
https://est04rq.op2online.com/PaperlessCloserRQ1/Documents/View/d1afc8f2-bdcc-40c8-8715-85152365c3de?sytem=11842
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34. Any adverse claim based on the assertion that the bed of unnamed bodies of water have changed location as a
result of other than natural causes.

35. Any adverse claim that a portion of subject premises has been created by artificial means or has accretion to such
portion so created.

36. Interest of others in oil, gas and mineral rights, if any, whether or not recorded in the Public Records.

37. Interest, if any, of the United States, State of Michigan, or any political subdivision thereof, in the oil, gas and
minerals in and under and that may be produced from the captioned Land.

NOTE: Any map/plat that is furnished is only an aid in locating the herein described Land in relation to adjoining streets,
natural boundaries and other land, and is not a survey of the land depicted. Except to the extent a policy of title insurance
is expressly modified by endorsement, if any, the Company does not insure dimensions, distances, location of easements,
acreage or other matters shown thereon.
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NOTE: This report and any policy issued pursuant hereto omits any covenant, condition or restriction based on race, color,
religion, age, sex, handicap, familial status or national origin, unless and only to the extent that the restriction is not in
violation of state or federal law, or relates to a handicap, but does not discriminate against handicapped people.



EXHIBIT A - LEGAL DESCRIPTION

Tax Id Number(s): 4711-13-200-009

Land situated in the Township of Genoa, Livingston County, State of Michigan, more particularly described as:

A part of the West 1/2 of the Northeast 1/4 and part of the West 1/2 of the Southeast 1/4, Section 13, Town 2 North,
Range 5 East, Genoa Township, Livingston County, Michigan, described as follows:  Beginning at the North 1/4 corner of
said Section 13; thence South 87° 58' 14" East along the North line of said Section 1348.27 feet; thence South 00° 14' 31"
West 2496.64 feet; thence South 89° 15' 27" West 7.47 feet; thence South 00° 44' 33" East 92.85 feet; thence North 88°
07' 15" West 38.78 feet; thence South 00° 44' 33" East 250.00 feet to the centerline of Bendix Road; thence South 76° 18'
59" East along said centerline 41.48 feet; thence South 00° 14' 31" West 129.69 feet to the centerline of Grand River
Avenue; thence along said centerline on an arc left, having a length of 1095.39 feet, a radius of 3404.83 feet, a central
angle of 18° 26' 19" and a chord which bears North 59° 55' 42" West 1090.67 feet; thence continuing along said centerline
North 69° 08' 51" West 419.11 feet to the North-South 1/4 line of said Section; thence North 00° 01' 00" East along said
1/4 line 2329.81 feet to the point of beginning.  EXCEPTING THEREFROM, part of the Northeast 1/4 of Section 13, Town
2 North, Range 5 East, Genoa Township, Livingston County, Michigan, described as follows:  Commencing at the
Northeast corner of said Section 13; thence along the North line of said Section, using the North 1/4 corner of said Section
13, as set by Boss Engineering, North 87° 58' 25" West 1348.43 feet (recorded by Boss Engineering as North 87° 58' 14"
West 1348.27 feet) to the point of beginning of the land to be described; thence along a line previously surveyed and
monumented by Boss Engineering, South 00° 14' 31" West 0.22 feet to a found 1/2" iron rod and cap; thence continuing
along said line South 00° 14' 31" West 762.97 feet to a set iron rod on the Northerly water's edge of a pond; thence
perpendicular to the previous line, North 89° 45' 29" West 6.54 feet to a set iron rod in said pond; thence along a line
delineated by a found Clay Gordon iron to the South and a point on the North, called for in a survey by George H. Ruhling
and Company, Registered Civil Engineers of Detroit, Michigan, for John F. Linehan, dated June 21, 1927 and having Job
Number 399, North 00° 10' 44" East 8.08 feet to a set iron rod on the Northerly water's edge of said pond; thence
continuing along said line North 00° 10' 44" East 755.51 feet to a point on the North Section line of said Section, that is
1355.60 feet West of the Northeast corner of said Section 13 and called for in the Ruhling survey drawing; thence South
87° 58' 25" East 7.38 feet along the North line of said Section to the point of beginning.

Client Reference:  7575 Grand River, Genoa, MI 48114
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AMENDED AND RESTATED 

PLANNED UNIT DEVELOPMENT AGREEMENT 

THIS AMENDED AND RESTATED PLANNED UNIT DEVELOPMENT 
AGREEMENT (the “Agreement”) is made as of _____, 2022, between the TOWNSHIP OF 
GENOA, a charter township, whose address is 2911 Dorr Road, Brighton, Michigan 48116 (the 
“Township”) and TRINITY HEALTH-MICHIGAN, d/b/a SAINT JOSEPH MERCY HEALTH 
SYSTEM, formerly known as MERCY HEALTH SERVICES, a Michigan nonprofit corporation, 
whose address is 1600 South Canton Center Road, Canton, Michigan 48155 (the “Owner”).  

RECITALS 

A. The Owner and the Township entered into a Planned Unit Development Agreement 
dated August 2, 1999 (the “Original PUD”), with respect to the development of property owned 
by Owner consisting of approximately 77.74 acres of land and located in the Township of Genoa, 
County of Livingston, State of Michigan, commonly known as 7575 Grand River Avenue (Parcel 
Identification Number 4711-13-200-009), more particularly described on Exhibit A attached 
hereto (the “Property”). The Original PUD was not recorded with the Livingston County Register 
of Deeds.  

B. The Original PUD provided that the Owner develop the Property as a “Mixed Use 
Planned Unit Development District” pursuant to Article 10 of the zoning ordinance of the 
Township (as amended, the “Ordinance”) under the “Conceptual Site Plan” in the form required 
by the Ordinance and attached as Schedule B to the Original PUD which identified the location 
and general configuration of each of such uses (the “Conceptual Plan”). 

C. The Township determined that the Conceptual Plan (1) properly achieved 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 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, (2) is consistent 
with the Master Plan and the Grand River Avenue Corridor Study of the Township, and (3) 
promotes the public health, safety and welfare of the Township. 

D. In accordance with the Ordinance and the requirements of Act No. 184 of the 
Michigan Public Acts of 1943, as amended (now Act No. 110 of 2006) (the “Act”), the Township 
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Planning Commission and Township Board of Trustees (“Township Board”) approved the 
Conceptual Plan. 

E. As part of the Original PUD, the Property was rezoned to Non-Residential Planned 
Unit Development (“NRPUD”) in accordance with Section 10 of the Ordinance.   

F. The Property is currently zoned NRPUD as identified in the Township Zoning Map 
adopted May 2, 2005 and revised September 4, 2020. 

G. In accordance with Section 2.3 of the Original PUD, Owner developed a medical 
office building and clinic of up to 240,000 gross square feet of floor area, and a second office 
building of up to 55,000 gross square feet of floor area on the Property (collectively, “Medical 
Buildings”). The Medical Buildings are located east of the Genoa Business Park.  The address for 
the Medical Buildings is 7575 Grand River, Brighton, Michigan 48114.

H. In accordance with Section 2.5 of the Original PUD and pursuant to that Ground 
Lease dated February 1, 2001 recorded at Liber 2901, Page 668, Livingston County Records, 
between the Owner (as lessor) and Village At Brighton, L.L.C. (now known as Village at Brighton 
2, L.L.C. (as lessee) (the “Village”), the Village developed a two-story assisted living  and 
independent living facility now known as “Sanctuary at Woodland” located at 7533 Grand River 
Avenue, Brighton, Michigan (the “Facility”).   

I. The Facility was constructed in 2001 and modified in 2003 and is located on 
approximately 7.49 acres of the Property.  The Facility is licensed for forty (40) assisted living 
beds in thirty-eight (38) resident rooms and fifty (50) independent living apartment units.  The 
licenses for the Facility are held by Trinity Senior Living Communities.   

J. In connection with the development of the Facility, the Owner granted multiple 
access and utility easements in the Property to Village (“Village Easements”). 

K. The Owner and the Township entered into an Amendment to the Original PUD 
dated November 13, 2018, and recorded on January 16, 2019, as Document No. 2019R-001392, 
Livingston County Records (“Amendment”) with respect to the then existing entry signage and 
the installation of new signage along Grand River Avenue.   The Amendment was approved by 
the Township on October 15, 2018.  The Original PUD and Amendment are collectively referred 
to as the “Existing PUD”.   

L. On March 30, 2022, the Owner submitted to the Township an Application-Planned 
Unit Development (PUD) (“PUD Application”).  Also, on March 30, 2022 the Owner submitted 
to the Township an Application for Site Plan Review (“Site Plan Application”).  The applications 
request review and approval of proposed amendments to the Existing PUD along with Final PUD 
Site Plan authorization for the expansion and renovation of the Medical Buildings (“Project”).  The 
Project is intended to expand community health services to the Brighton, Livingston County, 
Michigan vicinity and to provide state-of-the art healthcare facilities in the area.   

M. The PUD and Site Plan Applications included all submitted items set forth in 
Section 10.06 of the Ordinance except the hydrologic impact assessment.   The submitted items 
include but are not limited to, proof of ownership of the Property and Owner authorization, 
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completed application and application fee, an impact assessment and traffic study meeting the 
requirements of Article 18 of the Ordinance, a demolition plan, site plan, grading and storm plan, 
utility plan, landscape plan, site development notes and details, and architectural plans 
(collectively, the “NRPUD Plans”).  For purposes of this Agreement, the NRPUD Plans shall be 
deemed to be the Final PUD Site Plan attached as Exhibit B. 

N. The Project entails the development of a new, four-story hospital addition (with 
basement) comprising 175,043 square feet and consisting of support spaces, seventy-two (72) 
inpatient beds, including expanded emergency department services, cafeteria and associated 
upgrades to existing support spaces and utilities, with expanded capacity for on-site parking.   The 
Project will be located on and attached to the Medical Buildings.  The two buildings will be 
connected to the first and second levels of the Medical Buildings.  There will be additions to the 
existing Medical Buildings to expand the Emergency Department and Outpatient Surgery 
Services, as well as renovations to the Emergency Department, Outpatient Surgery Services, 
Imaging and Lab.   

O. In addition to the existing Facility, the Project brings comprehensive health care to 
the community.  In terms of open space, a courtyard and a future community garden is 
contemplated (as detailed in the NRPUD Plans).  The Project includes a creative yet cost-effective 
development of a community hospital addition, including enhanced Emergency Department, the 
addition of inpatient beds and adjacency to existing facilities which are already familiar to the 
community.  There will be visibility of care center for wellness, acute and chronic health 
conditions.  In addition, the Project shall provide the following community benefits under Section 
10.02.05 of the Ordinance: (a) the Project intends to maintain 25% of lake and pond areas, 50% of 
retention and detention ponds, landscaped areas, plazas and residential uses to protect natural 
habitats and beautification of surrounding areas, (b) provides two (2) additional detention ponds, 
a new community garden and walking loop, with a natural walkway in the future to connect to the 
Facility, (c) enhance traffic safety and alleviates further potential for congestion on Grand River 
by adding a ring road around the facility.  This also provides a safer, faster service to buildings on 
the Property by local authorities, including Brighton Area Fire Authorities, (d) enhances the patient 
experience upon arrival due to the landscaped features, added signage, increased parking and 
specialty areas, natural landscape, walking paths and improved routing throughout the facility and 
adjacent buildings, (e) interior renovation allowing for improved patient flow, experience and 
ability to provide better service to the community, (f) state of the art equipment and facilities due 
to new equipment and patient flow and increased efficiency within departments, (g) better service 
to the community by having all services in one location and in a more accessible location, (h) 
improved energy efficiency as a result of new equipment and building material, leading to 
improved sustainability and a decreased carbon footprint, (i) the Project allows for new services 
to be provided within the existing Medical Buildings to support patient needs at one location, (j) 
implements improved HVAC and architectural designs to better support pandemic needs as a result 
of recent COVID experiences, (k) the new addition and design allows for shared central sterile 
services for in-patient and outpatient surgeries, and (l) allows for redundancies within equipment 
to alleviate impacts to areas and functions due to shutdowns for maintenance and/or repairs of 
MEP equipment.  

P. The Township Planning Commission has reviewed the PUD Application, this 
Agreement, the Site Plan Application, the impact assessment and NRPUD Plans, conducted a 
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public hearing on ______________ and recommended approval of the Final PUD Site Plan, this 
Agreement, the impact assessment and the NRPUD Plans to the Township Board. 

Q. The Township Board reviewed the PUD Application, this Agreement, the Site Plan 
Application, the impact assessment and NRPUD Plans on ________________, and provided 
conceptual approval pursuant to Sections 10.04.03, 10.06, 10.07 and 10.08 of the Ordinance on 
_________________. 

R. The Ordinance requires the execution of this Agreement in connection with the 
Project, which agreement shall be binding on the Township and the Owner.  

S. The Township has requested easements be granted to the Township similar to the 
Village Easements benefitting the Township relative to the existing water and sanitary sewer 
facilities located on the Property, all in accordance with those requirements specified in the Sewer 
and Water Connection Manual of Marion, Howell, Oceola and Genoa Sewer and Water Utilities 
(“MHOG”).  See Exhibit B for the location of the Village Easements. 

T. In connection with the Project, the hospital use classification for the Property 
requires mechanical, electrical, plumbing and fire protection design that addresses both code 
requirements and national certification standards for licensing and operations.  Rooftop equipment 
is, therefore, sized to support acuity adaptable rooms in response to standards required for 
community pandemic response.  

U. The Property is served by public sewer and water. Sanitary sewers and water 
facilities pertaining to the Project will be reviewed by the Township and MHOG.   

V. To facilitate the Project, the Owner and the Township desire to amend and restate 
the Existing PUD.  The Existing PUD is amended and restated in its entirety by this Agreement 
and as stated herein.   

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: 

ARTICLE 1 

THE 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 approve the Conceptual Plan, including, 
without limitation, all required public hearings, notices to nearby landowners, and all other actions 
required by the Ordinance and the Act, (b) the Township has approved the Conceptual Plan and 
that no further action to approve the Conceptual Plan 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 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 
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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. The Owner shall submit a “Final PUD Site Plan” to the 
Township within the time limits prescribed by the Ordinance but otherwise determined by the 
Owner.   

ARTICLE 2 

LAND USE AUTHORIZATION 

2.1 Phased Development. The Owner plans to further develop the Property in phases. 
The Medical Building and Facility were constructed as part of the original phases under the 
Original PUD. The next phase shall consist of the Project.  Additional potential phases may include 
building a community farm and food hub on the east portion of the Property as described in Exhibit 
B.  Additional phases may be phased and separated as the Owner and Township deem necessary.  

2.2 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 Township (including an 
updated Traffic Impact Study which meets the requirements of [Sections 10.03.05(d)(1) and 
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 review each 
of such plans within a reasonable time.  

2.3 Permitted Special Uses.  The Township acknowledges the Owner’s plan to develop 
expanded medical uses of up to 175,043 gross square feet of floor area and other improvements as 
part of Phase 1. Notwithstanding the requirement of a permit for any special land use under the 
Ordinance, the Township agrees that the following uses shall not require a Special Land Use Permit 
or fee, or submission of additional application forms beyond those normally required for general 
site plan approval.  

2.3.1 The Medical Buildings developed under the Original PUD, 

2.3.2 The Project described in Recital N and in the NRPUD Plans, 
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2.3.3 The above ground storage tanks within the Property which will not comply 
with Section 13.07.01 of the Ordinance, “Above Ground (Fuel) Storage 
Tanks,” based on the nature of the medical facility. Instead, the facility will 
comply with state and federal codes for fuel oil storage. 

2.3.4 [Insert specific proposed modifications to the 25-foot wetland buffer 
specified in the Ordinance] 

2.3.5 [Insert any additional special uses] 

2.4 Open Space. The Owner shall develop a minimum of 50% of the Property as 
open/residential space, defined as undisturbed areas of key natural features, 25% of lake and pond 
areas, 50% of retention and/or detention ponds, landscaped areas, plazas, and residential uses. 
Exhibit B shows the calculation and location of open/residential space as shown on the Conceptual 
Plan. 

2.4.1 Wetlands.  In accordance with requirements of local municipal fire marshal 
requirements for continuous perimeter access to expanded land use for a 
community hospital, a loop fire ring road will be provided. Final 
construction of the wetland boundary north of loop fire ring road 
improvements within State of Michigan Department of Environment, Great 
Lakes and Energy (“EGLE”) regulated wetlands shall be installed or 
constructed upon receiving necessary approvals of EGLE, and in 
accordance with all applicable EGLE rules and regulations, to comply with 
the State and Federal codes.  [Compliance with State laws supersede the 
requirements in Section 13.02.02 of the Ordinance. (25’ buffer)] 

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 Articles 10 and 18 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. The Owner shall provide an updated Traffic Impact Study at each 
phase of the development. At such time as the Township and Livingston County Road Commission 
determine that a signal is warranted at either 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. 
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3.2 Access to the Property. Access to the Property shall be limited to two major 
entrances from Grand River Avenue. Both access points shall be full movement, with Grand River 
Avenue ingress and egress from both directions. The Township will only consider additional 
access points 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 access points are signalized. The site design for the Property shall direct 
traffic flow to use the main access points 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. 

3.3 Internal Roadways. The Owner shall plan and establish an 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 has constructed a pedestrian walkway along 
Grand River Avenue that conforms with the Grand River Corridor Plan of the Township. 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 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  Site design and landscaping shall diminish the prominence of parking lots 
as viewed from public roads, consistent with the need to orient visitors to 
parking areas. 
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4.2.2  Extensive greenways and tree-lined drives shall be located within parking 
lots to improve traffic operations and views. 

4.2.3  Consistent with the Owner's experience developing large-scale hospital, 
clinical and medical office facilities, parking for Phase 1 uses shall be at the 
ratio of one (1) space for each two-hundred seventy-five square feet (275 
SF) of eighty percent (80%) of gross building area. This includes areas for 
built and ready to be built (“banked”) parking. If necessary, the Owner shall 
submit additional parking areas to meet demand for administrative review. 
Similarly, parking requirements for future phases shall be approved via 
administrative review in coordination with Township requirements and 
Owner’s experience developing similar uses.  

4.2.4  Any storm water control devices visible from public streets shall have a 
maximum 6:1 slope (so as to not require a fence according to the Livingston 
County Drain Commission) and be designed to have a naturalistic 
appearance, such as variable shape, natural arrangement of landscape 
materials. 

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. 

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.  Except as otherwise provided herein, 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. 

4.4 Residential Buffer Zone. The Owner shall create and maintain a buffer zone 
between the residential portion of the property and the adjacent residential properties to the north 
and east. The buffer zone shall be seventy-five (75) feet deep and shall preserve existing large trees 
in the zone along the north and east boundaries of the Property. The Owner shall provide a 
sculptured six to eight foot (6 ft.-8 ft.) high berm, interspersed among existing trees. The Owner 
shall provide one (1) canopy tree, two (2) evergreen trees, and four (4) shrubs for every twenty 
(20) lineal feet along the property line of the residential building zone as shown in the Final PUD 
Site Plan. There shall be a credit of two (2) canopy trees for every existing canopy tree of eight (8) 
inches diameter or greater. The Owner shall also be permitted to substitute one (1) evergreen tree 
for five (5) shrubs, or one (1) canopy tree for eight (8) shrubs to develop an aesthetically pleasing 
landscape buffer. 

ARTICLE 5 

DESIGN OF BUILDINGS AND SIGNAGE 

5.1 Building.  The architecture, building materials, colors, and shapes of all buildings 
shall substantially conform with the guidelines set forth in the Grand River Corridor Plan, as it 
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may be reasonably amended.  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. large walls shall include varying building lines, setbacks, color accents, 
windows, or other elements to upgrade appearance; 

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; 

5.1.3 buildings shall use high quality architecture with variable building lines, 
architectural accents, and, with the exception of the hospital addition which 
is part of the Project, pitched roof buildings shall be required. 

5.1.4 brick or stone shall be used for all building faces; 

5.1.5  other materials may be used for architectural accents, provided such 
materials shall have the appearance of cut or cast stone or stucco; 

5.1.6  out-parcel office buildings shall treat all exterior wall surfaces with at least 
eighty percent (80%) natural materials; and 

5.1.7 residential buildings shall be permitted to use siding for up to fifty percent 
(50%) of exterior wall surfaces.   

5.2 Signage.  Consistent with the Owner’s experience developing large-scale hospital, 
clinical, and medical office facilities, signage within the Property will provide clear and safe 
wayfinding deemed necessary to best serve the community. Signage shall have materials, lighting, 
and mounting that is in line with the stated goal. Variations beyond approximate limits identified 
herein will be reviewed for approval with the Township as required by the Ordinance. The 
following signs shall be permitted on the Property:  

5.2.1  ground signage in the amount deemed necessary at the entrances of the 
medical facilities; [shall not exceed 14 ft in height and 7 ft in width] 

5.2.2  ground signage in the amount deemed necessary for each separate building 
to be located on interior roads of the Property; [shall not exceed 6 ft in width 
and 6 ft in height] 

5.2.3  building signage shall be entitled to wall signs in the percentage deemed 
necessary of a building’s front façade as reasonably determined by the 
Owner and zoning administrator: 

5.2.4 all other signs, including directional and wayfinding signs, shall conform to 
the size, materials and other specifications of the Ordinance; and  
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5.2.5  directional and wayfinding signs shall be provided throughout the site in 
line with the stated goal as reasonably determined by the Owner and zoning 
administrator. 

5.2.6 One (1) ground sign at the central entry from Grand River Avenue of up to 
one hundred twenty square feet (120 SF) area with maximum height of no 
more than twelve feet six inches (12’-6”). 

5.3 Building Height.  The Owner shall be permitted to erect the hospital services 
portion of the addition as a four (4) story building with a general roof height of approximately 
sixty-five (65) feet from the first level finished floor to the top of the parapet (65' 0” AFF) measured 
as indicated in the Ordinance. The Owner shall be permitted to erect a roof mounted screen wall 
on the hospital services portion of the addition with a general height of approximately seventy-
eight (78) feet from the first level finished floor to the top of the screen wall (78' 0” AFF) measured 
as indicated in the Ordinance. The Owner shall be permitted to build a connector of the existing 
medical office building to the hospital addition as a two (2) story addition with a general roof 
height of approximately thirty-two (32) feet from the first level finished floor to the top of the 
parapet (32' 0” AFF) measured as indicated in the Ordinance. The Owner shall be permitted to 
build expansions of the existing medical office building as a one (1) story expansions with general 
roof height of approximately seventeen (17) feet from the first level finished floor to the top of the 
parapet (17' 0” AFF) measured as indicated in the Ordinance. Roof-mounted equipment on the 
hospital addition may exceed seventeen (17) feet and fifteen percent (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. Variations beyond approximate 
limits identified herein will be reviewed for approval with the Township in accordance with 
Section 10.11 of the Ordinance. 

ARTICLE 6 

UTILITIES 

6.1 Water. Each office and residential parcel/use 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 and pay the cost of 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. All of the office and residential buildings constructed on the 
Property shall, as developed, be connected to and be served by the public sanitary sewer systems. 
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 Conceptual Plan.  The Owner shall install and pay the cost of the infrastructure required by 
the Township and its engineers to connect the Property and additional improvements to the public 
sanitary sewer system.   
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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 Exhibit 
C, which may be amended on a district-wide basis from time to time. [The cost for connection fees 
is as follows:  the connection fee for both water and sewer shall be the then-prevailing rate of 
connection cost/REU, per connection, as set forth in the Equivalent User Table of the Genoa 
Charter Township as the same may be amended from time to time.   

6.5 The above ground storage tanks within the Property will not comply with Section 
13.07.01 of the Ordinance, “Above Ground (Fuel) Storage Tanks,” based on the nature of the 
medical facility. Instead, the facility will comply with state and federal codes for fuel oil storage. 

6.6 The Owner shall grant and convey easements on the Property to the Township or 
the authority designated by the Township to allow for ingress and egress for the maintenance, 
repair, improvement or replacement of the public sewer and water system including those reflected 
in the existing Village Easements. 

6.7 Upon completion of the water and sewer infrastructure and the approval of the 
Township, the Owner will convey the infrastructure (the sanitary sewer, the water mains and their 
appurtenant components), excluding the leads, to the Township.  The Township will then be 
responsible for the maintenance, repair, improvement and replacement of the infrastructure.  The 
Owner and its successors in interest will be responsible for the perpetual maintenance, repair, 
improvement and replacement of the leads for both the water and the sewer extending from the 
[curb] to the buildings.  

ARTICLE 7 

MISCELLANEOUS 

7.1 Amendment. 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, or their tenants, mortgagees, 
or others. 

7.2 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 Owner in the Property. 

7.3 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. 
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7.4 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 MCL 
125.3503.   

7.5 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. 

7.6 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. 

7.7 Plans and Drawings. The plans and drawings listed in EXHIBIT D are attached to 
and made a part of this Agreement. 

7.8 Sale.  In the event that a portion of the Property is sold to another entity, 
coordination and control of the Property will be up to the determination of the current Owner at 
the time of the sale. 

7.9 The terms of this Agreement, as hereby amended, shall run with the land and shall 
be recorded on title to the Property with the Livingston County Register of Deeds.   

7.10 With respect to any portion of the Property owned by Owner, the Owner and 
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 other part of the Property, including subsequent purchasers, tenants, mortgagees, or others, 
unless required by Federal, State or local law or ordinance.   

7.11 References 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.   

7.12 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 Boards of Appeals as required by law.  

[Remainder of Page Intentionally Left Blank.] 
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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. 

TRINITY HEALTH-MICHIGAN, d/b/a 
SAINT JOSEPH MERCY HEALTH 
SYSTEM, formerly known as MERCY 
HEALTH SERVICES, 
a Michigan nonprofit corporation 

By:___________________________________ 
[Printed Name] 
Its:___________________________________ 

STATE OF MICHIGAN ) 
) ss. 

COUNTY OF __________ ) 

The foregoing instrument was acknowledged before me this _____ day of _____, 2022, by 
___________________________________, the _______________ of TRINITY HEALTH-
MICHIGAN, d/b/a SAINT JOSEPH MERCY HEALTH SYSTEM, formerly known as MERCY 
HEALTH SERVICES, a Michigan nonprofit corporation, on behalf of the corporation. 

_____________________________________ 
Notary Public _________ County, Michigan 
Acting in _____________ County, Michigan 
My Commission Expires:________________ 

[Signatures Continued on the Following Page.]
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APPROVED by the Township Board for Genoa Charter Township on the ______ day of _____, 
2022, at a meeting duly called and held. 

GENOA CHARTER TOWNSHIP, 
a Michigan charter township 

By:___________________________________ 
[Printed Name] 
Its: Supervisor 

By:___________________________________ 
[Printed Name] 
Its: Clerk 

STATE OF MICHIGAN ) 
) ss. 

COUNTY OF __________ ) 

The foregoing instrument was acknowledged before me this _______ day of _____, 2022, by 
_________________ and _________________, the Supervisor and Clerk, respectively, of  
GENOA CHARTER TOWNSHIP, a Michigan charter township, on behalf of said township.. 

_____________________________________ 
Notary Public _________ County, Michigan 
Acting in _____________ County, Michigan 
My Commission Expires:________________ 

Drafted by: 

Richard A. Sundquist 
Clark Hill PLC 
500 Woodward Avenue, Suite 3500 
Detroit, Michigan 48226 
(313) 965-8227 
rsundquist@clarkhill.com  

When Recorded, Return to: 

_______________________________ 
_______________________________ 
_______________________________ 
_______________________________ 

mailto:rsundquist@clarkhill.com
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EXHIBIT A 

LEGAL DESCRIPTION OF THE PROPERTY 

Commencing at the Northeast Corner of Section 13, Town 2 North, Range 5 East, Genoa 
Township, Livingston County, Michigan; thence S 89°38'11” W 1355.85 feet (recorded as N 
87°59'50” W 1355.93 feet) along the North line of said Section 13 for a PLACE OF BEGINNING; 
thence S 02°11'38” E 763.41 feet (recorded as S 00°08'31” E 763.54 feet); thence N 87°56'59” E 
6.62 feet (recorded as S 89°20'22” E 6.57 feet); thence S 02°09'04' E 1733.44 feet; thence S 
86°51'52” W 7.47 feet (recorded as S 89°16'32” W 7.47 feet); thence S 03°08'08” E 92.85 feet 
(recorded as S 00°38'37” E 92.41 feet); thence S 89°29'10” W 38.78 feet (recorded as N 88°05'08” 
W 38.78 feet); thence S 03°08'08” E (recorded as S 00°30'54” E) 176.36 feet; thence N 69°43'30” 
W 1410.63 feet (recorded as N 67°17'30” W 1402.44 feet) along the Northerly Right-of-Way of 
Grand River Avenue; thence N 02 °12'10” W 2268.75 feet along the North-South 1/4 line to the 
North 1/4 Corner of said Section 13; thence N 89°38'11” E 1341.07 feet (recorded as S 87°54'35” 
E 1341.18 feet) along the North line of said Section 13 to the Place of Beginning. Being a part of 
the Northeast 1/4 and the Southeast 1/4 of Section 13, Town 2 North, Range 5 East, Genoa 
Township, Livingston County, Michigan. Containing 77.74 acres of land, more or less. Being 
subject to easements and restrictions of record, if any. 
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EXHIBIT B 

NRPUD PLANS 

The NRPUD Plans showing the existing (already improved) facilities including the Medical 
Buildings and the Facility as well as the proposed new hospital and expansion areas is attached 
to this Agreement as Sheet ______which also identifies a future community farm.  Sheet ___  

attached identifies the existing Village Easements.  
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EXHIBIT C 

FEES, CHARGES, AND COSTS FOR UTILITIES 

To Be Determined /Equivalent User Table 

            Existing Owner Credits  
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EXIBIT D 

LIST OF ADDITIONAL PLANS AND DRAWINGS  
MADE A PART OF THIS AGREEMENT 

 Renderings of existing facilities and proposed expansion and renovation of existing 
Medical Buildings. 
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CD-101

SHEET NOTES

LEGEND

1. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.

2. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
CONSTRUCTION AND TAKE RESPONSIBILITY FOR DAMAGES TO SUCH
UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

3. TAKE ALL NECESSARY PRECAUTIONARY MEASURES TO PROTECT THE
PUBLIC AND ADJACENT PROPERTIES FROM DAMAGE THROUGHOUT
CONSTRUCTION, INCLUDING DAMAGES TO UTILITIES, WALKS, WALLS,
DRIVES, CURBS, ETC.

4. ALL MATERIAL TO BE REMOVED WHETHER SPECIFICALLY NOTED IN
THE PLANS OR NOT, SHALL BE REMOVED BY THE CONTRACTOR AND
TRANSPORTED OFF SITE. MATERIAL TO BE DISPOSED OF OFFSITE AND
IN A LEGAL MANNER. NO BURY OR BURN PITS SHALL BE ALLOWED.
PROVIDE RECEIPTS AND LETTERS FROM DISPOSAL SITES TO OWNER
AS REQUIRED BY THE OWNER.

5. SECURE ALL NECESSARY PERMITS AND NOTIFY ALL UTILITY
COMPANIES WITH UTILITIES ON THE SITE PRIOR TO THE
CONSTRUCTION OF THE PROJECT.  ADHERE TO ALL APPLICABLE
LOCAL, STATE AND FEDERAL LAWS OR REGULATIONS PERTAINING TO
THE PROJECT.

6. SPECIFIC DEMOLITION ITEMS HAVE BEEN INDICATED ON THE PLANS
AS A GUIDE TO THE GENERAL SCOPE OF THE WORK. IT IS THE INTENT
THAT THESE ITEMS SHALL BE COMPLETELY REMOVED BY THE
CONTRACTOR ABOVE AND BELOW GROUND, UNLESS SPECIFICALLY
NOTED OTHERWISE, AND THAT DEMOLITION WILL INCLUDE BUT WILL
NOT NECESSARILY BE LIMITED TO THESE ITEMS. CONTRACTOR SHALL
VISIT SITE TO VERIFY EXISTING CONDITIONS AND EXTENTS OF THE
DEMOLITION THAT WILL BE REQUIRED PRIOR TO SUBMITTING A BID.

7. THE CONTRACTOR SHALL, AT A MINIMUM, PROVIDE TREE PROTECTION
FENCING AROUND EXISTING TREES TO BE SAVED THAT ARE WITHIN 15'
OF CONSTRUCTION ACTIVITIES AND AS INDICATED IN THE PLANS OR
PER LOCAL AGENCY REQUIREMENTS.

8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CLEAN UP, NOISE,
DUST CONTROL, STREET SWEEPING AND HOURS OF OPERATION IN
ACCORDANCE WITH THE LOCAL CODES.

9. THE CONTRACTOR SHALL PROVIDE NECESSARY BARRICADES,
SIGNAGE, MARKINGS, LIGHTS AND OTHER TRAFFIC CONTROL DEVICES
TO PROTECT THE WORK ZONE AND SAFELY MAINTAIN TRAFFIC PER
MUTCD REQUIREMENTS.

10. COORDINATE REMOVALS WITH SITE LAYOUT AND MATERIALS PLANS.
NOTIFY ENGINEER OF ANY DISCREPANCIES.

11. PREPARE ALL SUBGRADES IN ACCORDANCE WITH
RECOMMENDATIONS OF GEOTECHNICAL ENGINEER.  PROVIDE PROOF
OF ALL REQUIRED SOIL COMPACTION TO THE OWNER.

12. CALL MISS DIG 811 A MINIMUM OF 48 HOURS TO BEGINNING ANY
EXCAVATION ACTIVITIES.

13. IF CONTRACTOR DISTURBS AREA OUTSIDE LIMITS OF DISTURBANCE,
CONTRACTOR TO REPLACE MATERIAL AT NO COST OF OWNER.

KEYED NOTES
A

PROPERTY LINE

1
LP-500

PROTECT EXISTING PAVEMENT TO REMAIN

REMOVE CONCRETE CURB AND GUTTER TO THE EXTENTS SHOWN

SAWCUT FULL DEPTH AND REMOVE PAVEMENT.  REMOVE TO THE
NEAREST JOINT IF PAVEMENT IS CONCRETE.

REMOVE EXISTING STORM STRUCTURE. REFER TO UTILITY PLANS
FOR PROPOSED STORM STRUCTURE LOCATIONS.

PROTECT EXISTING LIGHT POLE

REMOVE LAWN AND STRIP TOP SOIL

PROTECT EXISTING LAWN, TREES, SHRUBS AND PERENNIALS

REMOVE EXISTING ROAD AND CROSSWALK STRIPPING

REFER TO IMEG PLANS FOR GENERATOR RELOCATION

SMALL GARDEN SHED REMOVAL

PARKING PAINT REMOVAL

B

C

D

E

F

G

H

I

J

EASEMENT

LIMITS OF CONSTRUCTION

CURB REMOVAL

PAVEMENT REMOVAL

CONCRETE REMOVAL

PREP EARTHWORK

TREE REMOVAL
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RELOCATE
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SHRUB MASSING REMOVAL AND PREP
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1. ENGINEER WILL PROVIDE TO THE CONTRACTOR AUTOCAD 2022 DWG
FILES FOR LAYOUT AND GRADING USE. IF THERE ARE DISCREPANCIES
BETWEEN THIS SET OF PLANS AND THE ELECTRONIC FILES, THE PLAN
DRAWINGS SHALL CONTROL. NOTIFY ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.

2. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.

3. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
CONSTRUCTION AND TAKE RESPONSIBILITY FOR DAMAGES TO SUCH
UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

4. CALL MISS DIG 811 A MINIMUM OF 48 HOURS TO BEGINNING ANY
EXCAVATION ACTIVITIES.

5. LIMITS OF SEED ARE APPROXIMATE BASED ON GRADING PLAN.
CONTRACTOR TO SEED ALL DISTURBED AREAS FROM CONSTRUCTION
RELATED ACTIVITIES. IF CONTRACTOR DISTURBS AREA OUTSIDE
LIMITS OF DISTURBANCE, CONTRACTOR TO REPLACE MATERIAL AT NO
COST OF OWNER.

6. REFER TO THE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS NOT
SHOWN ON DRAWINGS.

7. DETAILS NOTED AS TYPICAL SHALL APPLY IN ALL CASES UNLESS
SPECIFICALLY SHOWN OR NOTED OTHERWISE. WHERE NO SPECIFIC
DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE IDENTICAL OR
SIMILAR TO THAT INDICATED FOR LIKE CASES OF CONSTRUCTION ON
THIS PROJECT.

8. PROTECT EXISTING LANDSCAPING, CONTRACTOR RESPONSIBLE IF
DAMAGE OCCURS DURING PROJECT DURATION. CONTRACTOR IS
RESPONSIBLE FOR MAINTENANCE OF TREE PROTECTION FENCE
DURING PROJECT DURATION.

9. SIGNS AND PAVEMENT MARKINGS TO BE INSTALLED PER MUTCD
STANDARDS.

10. COORDINATE CONSTRUCTION OF PENETRATIONS, SLEEVES,
VARIATIONS IN THE SLAB ELEVATIONS, DEPRESSED AREAS AND ALL
OTHER ARCHITECTURAL, MECHANICAL, ELECTRICAL AND PLUMBING
REQUIREMENTS.
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1. ENGINEER WILL PROVIDE TO THE CONTRACTOR AUTOCAD 2022 DWG
FILES FOR LAYOUT AND GRADING USE. IF THERE ARE DISCREPANCIES
BETWEEN THIS SET OF PLANS AND THE ELECTRONIC FILES, THE PLAN
DRAWINGS SHALL CONTROL. NOTIFY ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.

2. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.
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SPECIFICALLY SHOWN OR NOTED OTHERWISE. WHERE NO SPECIFIC
DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE IDENTICAL OR
SIMILAR TO THAT INDICATED FOR LIKE CASES OF CONSTRUCTION ON
THIS PROJECT.
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1. ENGINEER WILL PROVIDE TO THE CONTRACTOR AUTOCAD 2022 DWG
FILES FOR LAYOUT AND GRADING USE. IF THERE ARE DISCREPANCIES
BETWEEN THIS SET OF PLANS AND THE ELECTRONIC FILES, THE PLAN
DRAWINGS SHALL CONTROL. NOTIFY ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.

2. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.

3. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
CONSTRUCTION AND TAKE RESPONSIBILITY FOR DAMAGES TO SUCH
UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

4. CALL MISS DIG 811 A MINIMUM OF 48 HOURS TO BEGINNING ANY
EXCAVATION ACTIVITIES.

5. LIMITS OF SEED ARE APPROXIMATE BASED ON GRADING PLAN.
CONTRACTOR TO SEED ALL DISTURBED AREAS FROM CONSTRUCTION
RELATED ACTIVITIES. IF CONTRACTOR DISTURBS AREA OUTSIDE
LIMITS OF DISTURBANCE, CONTRACTOR TO REPLACE MATERIAL AT NO
COST OF OWNER.

6. REFER TO THE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS NOT
SHOWN ON DRAWINGS.

7. DETAILS NOTED AS TYPICAL SHALL APPLY IN ALL CASES UNLESS
SPECIFICALLY SHOWN OR NOTED OTHERWISE. WHERE NO SPECIFIC
DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE IDENTICAL OR
SIMILAR TO THAT INDICATED FOR LIKE CASES OF CONSTRUCTION ON
THIS PROJECT.

8. PROTECT EXISTING LANDSCAPING, CONTRACTOR RESPONSIBLE IF
DAMAGE OCCURS DURING PROJECT DURATION. CONTRACTOR IS
RESPONSIBLE FOR MAINTENANCE OF TREE PROTECTION FENCE
DURING PROJECT DURATION.

9. SIGNS AND PAVEMENT MARKINGS TO BE INSTALLED PER MUTCD
STANDARDS.

10. COORDINATE CONSTRUCTION OF PENETRATIONS, SLEEVES,
VARIATIONS IN THE SLAB ELEVATIONS, DEPRESSED AREAS AND ALL
OTHER ARCHITECTURAL, MECHANICAL, ELECTRICAL AND PLUMBING
REQUIREMENTS.
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1. ENGINEER WILL PROVIDE TO THE CONTRACTOR AUTOCAD 2022 DWG
FILES FOR LAYOUT AND GRADING USE. IF THERE ARE DISCREPANCIES
BETWEEN THIS SET OF PLANS AND THE ELECTRONIC FILES, THE PLAN
DRAWINGS SHALL CONTROL. NOTIFY ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.

2. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.

3. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
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UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

4. CALL MISS DIG 811 A MINIMUM OF 48 HOURS TO BEGINNING ANY
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RELATED ACTIVITIES. IF CONTRACTOR DISTURBS AREA OUTSIDE
LIMITS OF DISTURBANCE, CONTRACTOR TO REPLACE MATERIAL AT NO
COST OF OWNER.

6. REFER TO THE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS NOT
SHOWN ON DRAWINGS.

7. DETAILS NOTED AS TYPICAL SHALL APPLY IN ALL CASES UNLESS
SPECIFICALLY SHOWN OR NOTED OTHERWISE. WHERE NO SPECIFIC
DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE IDENTICAL OR
SIMILAR TO THAT INDICATED FOR LIKE CASES OF CONSTRUCTION ON
THIS PROJECT.

8. PROTECT EXISTING LANDSCAPING, CONTRACTOR RESPONSIBLE IF
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1. ENGINEER WILL PROVIDE TO THE CONTRACTOR AUTOCAD 2022 DWG
FILES FOR LAYOUT AND GRADING USE. IF THERE ARE DISCREPANCIES
BETWEEN THIS SET OF PLANS AND THE ELECTRONIC FILES, THE PLAN
DRAWINGS SHALL CONTROL. NOTIFY ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.

2. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.

3. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
CONSTRUCTION AND TAKE RESPONSIBILITY FOR DAMAGES TO SUCH
UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

4. CALL MISS DIG 811 A MINIMUM OF 48 HOURS TO BEGINNING ANY
EXCAVATION ACTIVITIES.

5. LIMITS OF SEED ARE APPROXIMATE BASED ON GRADING PLAN.
CONTRACTOR TO SEED ALL DISTURBED AREAS FROM CONSTRUCTION
RELATED ACTIVITIES. IF CONTRACTOR DISTURBS AREA OUTSIDE
LIMITS OF DISTURBANCE, CONTRACTOR TO REPLACE MATERIAL AT NO
COST OF OWNER.

6. REFER TO THE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS NOT
SHOWN ON DRAWINGS.

7. DETAILS NOTED AS TYPICAL SHALL APPLY IN ALL CASES UNLESS
SPECIFICALLY SHOWN OR NOTED OTHERWISE. WHERE NO SPECIFIC
DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE IDENTICAL OR
SIMILAR TO THAT INDICATED FOR LIKE CASES OF CONSTRUCTION ON
THIS PROJECT.

8. PROTECT EXISTING LANDSCAPING, CONTRACTOR RESPONSIBLE IF
DAMAGE OCCURS DURING PROJECT DURATION. CONTRACTOR IS
RESPONSIBLE FOR MAINTENANCE OF TREE PROTECTION FENCE
DURING PROJECT DURATION.

9. SIGNS AND PAVEMENT MARKINGS TO BE INSTALLED PER MUTCD
STANDARDS.

10. COORDINATE CONSTRUCTION OF PENETRATIONS, SLEEVES,
VARIATIONS IN THE SLAB ELEVATIONS, DEPRESSED AREAS AND ALL
OTHER ARCHITECTURAL, MECHANICAL, ELECTRICAL AND PLUMBING
REQUIREMENTS.

SHEET NOTES

KEY NOTES
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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 84,000 POUNDS.
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CONTACTS
OWNER: TRINITY HEALTH
OWNER'S REPRESENTATIVE: TOM TOCCO
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734-646-8730 (CELL)

EMAIL: TOM.TOCCO@STJOESHEALTH.ORG

ARCHITECT: SMITHGROUP, INC.
500 GRISWOLD STREET, SUITE 1700
DETROIT, MI 48226

PROJECT MANAGER: CINDY POZOLO
PHONE: 313-442-8022 (OFFICE)

313-402-9313 (CELL)
EMAIL: CINDY.POZOLO@SMITHGROUP.COM

CONTRACTOR: GRANGER CONSTRUCTION COMPANY
39475 W 13 MILE ROAD, SUITE 100
NOVI, MI 48377

ON-SITE SUPERVISOR: RYAN SNELLENBERGER
PHONE: 517-526-2606
EMAIL: RSNELLENBERGER@GRANGERCONSTRUCTION.COM
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1. ENGINEER WILL PROVIDE TO THE CONTRACTOR AUTOCAD 2022 DWG
FILES FOR LAYOUT AND GRADING USE. IF THERE ARE DISCREPANCIES
BETWEEN THIS SET OF PLANS AND THE ELECTRONIC FILES, THE PLAN
DRAWINGS SHALL CONTROL. NOTIFY ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.

2. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.

3. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
CONSTRUCTION AND TAKE RESPONSIBILITY FOR DAMAGES TO SUCH
UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

4. CALL MISS DIG 811 A MINIMUM OF 48 HOURS TO BEGINNING ANY
EXCAVATION ACTIVITIES.

5. LIMITS OF SEED ARE APPROXIMATE BASED ON GRADING PLAN.
CONTRACTOR TO SEED ALL DISTURBED AREAS FROM CONSTRUCTION
RELATED ACTIVITIES. IF CONTRACTOR DISTURBS AREA OUTSIDE
LIMITS OF DISTURBANCE, CONTRACTOR TO REPLACE MATERIAL AT NO
COST OF OWNER.

6. REFER TO THE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS NOT
SHOWN ON DRAWINGS.

7. DETAILS NOTED AS TYPICAL SHALL APPLY IN ALL CASES UNLESS
SPECIFICALLY SHOWN OR NOTED OTHERWISE. WHERE NO SPECIFIC
DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE IDENTICAL OR
SIMILAR TO THAT INDICATED FOR LIKE CASES OF CONSTRUCTION ON
THIS PROJECT.

8. PROTECT EXISTING LANDSCAPING, CONTRACTOR RESPONSIBLE IF
DAMAGE OCCURS DURING PROJECT DURATION. CONTRACTOR IS
RESPONSIBLE FOR MAINTENANCE OF TREE PROTECTION FENCE
DURING PROJECT DURATION.

9. SIGNS AND PAVEMENT MARKINGS TO BE INSTALLED PER MUTCD
STANDARDS.

10. COORDINATE CONSTRUCTION OF PENETRATIONS, SLEEVES,
VARIATIONS IN THE SLAB ELEVATIONS, DEPRESSED AREAS AND ALL
OTHER ARCHITECTURAL, MECHANICAL, ELECTRICAL AND PLUMBING
REQUIREMENTS.
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KEY NOTES
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HEAVY DUTY CONCRETE PAVEMENT

CONCRETE PAVEMENT

COLOR CONCRETE PAVEMENT

CURB & GUTTER

CURB RAMP

FLUSH CURB

SPILLOUT CURB & GUTTER

CONTROL JOINT

ISOLATION (EXPANSION) JOINT

STOP BAR PAVEMENT MARKING

CROSSWALK PAVEMENT MARKING

ASSESSABLE PAVEMENT MARKING

BOLLARD

TRASH & RECYCLING CONTAINERS

DETECTABLE WARNING STRIP

CMU AND CONCRETE
RETAINING WALLS

CONCRETE RETAINING WALL WITH &
WITHOUT HANDRAIL OR GUARDRAIL

SEAT WALL

SIGNAGE

MONUMENT SIGNAGE

BENCH

PLANTERS

UTILITY GATE

WHEEL STOPS

PATIENT DISCHARGE AND STAFF ENTRY

EXISTING PATH TO ENHANCE AND MULCH

LANDSCAPE, SEE LANDSCAPE PLANS
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FIRE SAFETY LOOP
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1. ENGINEER WILL PROVIDE TO THE CONTRACTOR AUTOCAD 2022 DWG
FILES FOR LAYOUT AND GRADING USE. IF THERE ARE DISCREPANCIES
BETWEEN THIS SET OF PLANS AND THE ELECTRONIC FILES, THE PLAN
DRAWINGS SHALL CONTROL. NOTIFY ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.

2. NOTIFY THE ENGINEER IN WRITING OF ANY IDENTIFIED
DISCREPANCIES WITHIN THE CONSTRUCTION DOCUMENTS PRIOR TO
THE START OF WORK.  DURING PERFORMANCE OF THE WORK, VERIFY
ALL DIMENSIONS AND CONDITIONS AT THE JOB SITE AND
CROSS-CHECK DETAILS AND DIMENSION SHOWN ON THE DRAWINGS
WITH RELATED REQUIREMENTS ON THE ENGINEERURAL, MECHANICAL,
ELECTRICAL AND PLUMBING DRAWINGS. CONTRACTOR SHALL VERIFY
ALL SITE CONDITIONS PRIOR TO STARTING WORK.  IN ALL CASES
WHERE A CONFLICT MAY OCCUR, THE ENGINEER SHALL BE NOTIFIED
AND WILL INTERPRET THE INTENT OF THE CONTRACT DOCUMENTS.

3. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
CONSTRUCTION AND TAKE RESPONSIBILITY FOR DAMAGES TO SUCH
UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

4. CALL MISS DIG 811 A MINIMUM OF 48 HOURS TO BEGINNING ANY
EXCAVATION ACTIVITIES.

5. LIMITS OF SEED ARE APPROXIMATE BASED ON GRADING PLAN.
CONTRACTOR TO SEED ALL DISTURBED AREAS FROM CONSTRUCTION
RELATED ACTIVITIES. IF CONTRACTOR DISTURBS AREA OUTSIDE
LIMITS OF DISTURBANCE, CONTRACTOR TO REPLACE MATERIAL AT NO
COST OF OWNER.

6. REFER TO THE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS NOT
SHOWN ON DRAWINGS.

7. DETAILS NOTED AS TYPICAL SHALL APPLY IN ALL CASES UNLESS
SPECIFICALLY SHOWN OR NOTED OTHERWISE. WHERE NO SPECIFIC
DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE IDENTICAL OR
SIMILAR TO THAT INDICATED FOR LIKE CASES OF CONSTRUCTION ON
THIS PROJECT.

8. PROTECT EXISTING LANDSCAPING, CONTRACTOR RESPONSIBLE IF
DAMAGE OCCURS DURING PROJECT DURATION. CONTRACTOR IS
RESPONSIBLE FOR MAINTENANCE OF TREE PROTECTION FENCE
DURING PROJECT DURATION.

9. SIGNS AND PAVEMENT MARKINGS TO BE INSTALLED PER MUTCD
STANDARDS.

10. COORDINATE CONSTRUCTION OF PENETRATIONS, SLEEVES,
VARIATIONS IN THE SLAB ELEVATIONS, DEPRESSED AREAS AND ALL
OTHER ARCHITECTURAL, MECHANICAL, ELECTRICAL AND PLUMBING
REQUIREMENTS.

SHEET NOTES

KEY NOTES

ASPHALT PAVEMENT

HEAVY DUTY CONCRETE PAVEMENT

CONCRETE PAVEMENT

COLOR CONCRETE PAVEMENT

CURB & GUTTER

CURB RAMP

FLUSH CURB

SPILLOUT CURB & GUTTER

CONTROL JOINT

ISOLATION (EXPANSION) JOINT

STOP BAR PAVEMENT MARKING

CROSSWALK PAVEMENT MARKING

ASSESSABLE PAVEMENT MARKING

BOLLARD

TRASH & RECYCLING CONTAINERS

DETECTABLE WARNING STRIP

CMU AND CONCRETE
RETAINING WALLS

CONCRETE RETAINING WALL WITH &
WITHOUT HANDRAIL OR GUARDRAIL

SEAT WALL

SIGNAGE

MONUMENT SIGNAGE

BENCH

PLANTERS

UTILITY GATE

WHEEL STOPS

PATIENT DISCHARGE AND STAFF ENTRY

EXISTING PATH TO ENHANCE AND MULCH

LANDSCAPE, SEE LANDSCAPE PLANS

REFUSE AREA WITH ARCHITECTURAL COVERING

LOADING DOCK

MAIN ENTRANCE

FIRE SAFETY LOOP

PROPOSED PARKING

EXISTING PARKING

FUTURE COMMUNITY FARM AREA

BANKED PARKING

COURTYARD

HELISTOP REF. XXX CONSULTANT PLANS

LAWN AREA, SEE LANDSCAPE PLANS

LIGHTING, SEE LIGHTING PLANS

BUILDING, SEE ARCHITECTURE PLANS

RETAINING WALL

DECORATIVE CMU WALL OR FENCE

BIO RETENTION POND SEE LANDSCAPE PLANS

UTILITY YARD

WALL FOOTINGS

WETPOND BOUNDARY (MAPPED AND SURVEYED)

BARRIER FREE PARKING

HAND RAILS, REF. ARCH

CONCRETE RAMP

A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

R

S

T

Q

U

LEGEND

V

W

X

1
CS-500

4
CS-500

2-3
CS-500

4
CS-500

7
CS-500

13
CS-500

10
CS-500

5
CS-500

6
CS-500

8
CS-500

8
CS-500

11
CS-500

5
CS-501

14
CS-500

1-4
CS-502

3-4
CS-505

3-4
CS-501

1-2
CS-501

3
CS-506

4
CS-506

1
CS-506

12
CS-500

2
CS-506

1-4
CS-503

1-2
CS-504

3-4
CS-504

1-2
CS-505

LIMITS OF CONSTRUCTION

Y

PROJECT NORTH

0' 20'10'5'

SCALE:1" = 5'
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SITE ENLARGEMENTS

CS-401

CS-505
4

2
CS-506

SCALE: 1"=10'
PLAZA ENLARGEMENT1

SCALE: 1"=10'
SITE PLAN ENLARGEMENT2
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RESERVED
PARKING

VAN ACCESSIBLE

STOP

MUTCD SIGN#
R1-1

FIRE LANE

P
MUTCD SIGN#

R7-8B

MUTCD SIGN#
W11-2

MUTCD SIGN#
R7-8B

OPTION A OPTION B

5
4

3
2 1 POST

BITUMINOUS WEARING COURSE (MDOT 5E1)

BITUMINOUS LEVELING COURSE (MDOT 4E1)

AGGREGATE BASE (MDOT 21AA CRUSHED
LIMESTONE)

CONCRETE FOOTING

SUBGRADE

2

3

4

KEYED NOTES1

6

5

1

5

6

6

2

3

4

5

6

1/8" WALL

Ø4 3 8"

10" MIN.

4'-
0"

3'-
0"

1'-
0"

 M
IN

1

2

3

4

5

6

FIXED BODY BOLLARD

POLYETHYLENE PLUG 12"

FINISHED GRADE

CONCRETE PAVEMENT - HEAVY DUTY

STEEL REBAR 10MM X 7" (STEEL EPOXY
COATED)

CONCRETE FOUNDATION

1

DRAWING NUMBER

PROJECT NUMBER

SCALE

DRAWING TITLE

KEY PLAN

SEALS AND SIGNATURES

REVISSUED FOR DATE

201 DEPOT STREET
SECOND FLOOR
ANN ARBOR, MI  48104
734.662.4457
www.smithgroup.com

ST. JOSEPH MERCY
BRIGHTON

EXPANSION AND RENOVATION

SCHEMATIC DESIGN 04MAR22A

7575 GRAND RIVER AVE., BRIGHTON, MI  48114
7555 GRAND RIVER AVE., BRIGHTON, MI  48114

DESIGN DEVELOPMENT 22JUN22A

33533 W. TWELVE MILE
SUITE 200
FARMINGTON HILLS, MI  48331
P: 248.344.2800  F: 248.344.1650

The FUTURE . Built Smarter www.imegcorp.com

13472.00

SITE DETAILS

CS-501

SCALE: NTS
SIGNAGE - TYPE41"=1'

SIGNAGE - POST3
SCALE: 3/4"=1'

BOLLARD5

SCALE: NTS
MONUMENT SIGNAGE- MAIN ENTRANCE 1

SCALE: NTS
MONUMENT SIGNAGE- MAIN ENTRANCE 2
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982 TOP WALL

971 FINISH GRADE
972
973
974
975

977
978
979
980
981
982
983
984
985
986
987
988
989
990

976

991

971
970

969 TOP FOOTING

967 BOTTOM FOOTING

60'

EDGE OF BUILDING

66'

(MRI) PROCESS AIR
COOLED CHILLERS

967
968
969

966
965

AIR COOLED
CHILLERS

AIR COOLED
CHILLERS

AIR COOLED
CHILLERS

AIR COOLED
CHILLERS

FINISH GRADE AT
WALL WEST SIDE

FINISH GRADE AT
WALL EAST SIDE

EXISTING GEN 1250 KW

EXISTING GEN 1500 KWEXISTING GEN 1500 KW

FUEL OIL TANK

STEPPED CONCRETE BASE

CMU BRICK TO MATCH ARCH.

972
973
974
975

977
978
979
980
981
982
983
984
985
986
987
988
989
990

976

991

971
970

967
968
969

966
965

AIR COOLED CHILLERS

(MRI) PROCESS AIR
COOLED CHILLERS

982 TOP WALL

965 FINISH GRADE

966 TOP FOOTING

964 BOTTOM FOOTING 962
963
964

FINISH GRADE AT
WALL SOUTH SIDE

FINISH GRADE AT WALL NORTH SIDE

CONCRETE RETAINING WALL

STAIR CASE HANDRAIL PROVIDED BY ARCH.
REF. GRADING PLAN CG-100'S

2'-
0"

4'-0" 1'-6" 1'-6"

1'-
0"

 M
IN

.

3'-
0"

 M
IN

.

#6@12" CONT, EF

#6@12"
DOWELS X

#6@12" DOWELS X

4" DIA. PERFORATED
DRAIN PIPE, AASHTO
M252, TYPE M; SEE
GRADING PLANS FOR
CONNECTIONS TO
STORM SYSTEM

#6@12" CONT, T&B

#6@12" X

#6@12" X

FINISH GRADE (FG)
ELEVATION

TOP OF FOOTING
(TOF) SEE PLAN &
ELEVATION

FG EL

TYPE II GEOTEXTILE
WRAP 1:2 (H:V)

DRAINAGE FILL
DAMPROOFING

1'-0"

UNDISTURBED
EARTH

3"
 C

OV
ER

DAMPROOFING

FILL
TOPSOIL

REF. SITE PLANS FOR EDGE
CONDITIONS   CS-100s

CMU TO MATCH ARCH.

2'-
0"

4'-0" 1'-6" 1'-6"

#6@12" CONT, EF

#6@12"
DOWELS X

#6@12" DOWELS X

4" DIA. PERFORATED
DRAIN PIPE, AASHTO
M252, TYPE M; SEE
GRADING PLANS FOR
CONNECTIONS TO
STORM SYSTEM

#6@12" CONT, T&B

#6@12" X

#6@12" X

FINISH GRADE (FG)
ELEVATION

TOP OF FOOTING
(TOF) SEE PLAN &
ELEVATION

TYPE II GEOTEXTILE
WRAP 1:2 (H:V)

DRAINAGE FILL
DAMPROOFING

1'-0"

UNDISTURBED
EARTH

3"
 C

OV
ER

DAMPROOFING

FILL
TOPSOIL

REF. SITE PLANS FOR EDGE
CONDITION CS-100s
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SITE DETAILS

CS-502
SCALE: 1"=5'

WALL ELEVATION 24

SCALE: 1"=5'
WALL ELEVATION 12SCALE: 1/2"=1'

WALL SECTION 11

SCALE: 1/2"=1'
WALL SECTION 23

1
CS-502

3
CS-502
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972
973
974
975

977
978
979
980
981
982
983
984
985
986
987
988
989
990

976

991

971
970

967
968
969

966
965

982 TOP WALL

965.5 FINISH GRADE

964 TOP FOOTING

962 BOTTOM FOOTING

109'

AIR COOLED
CHILLERS

AIR COOLED
CHILLERS AIR COOLED

CHILLERS
AIR COOLED
CHILLERS

FINISH GRADE AT WALL WEST SIDE

FINISH GRADE AT WALL EAST SIDE

FUEL OIL TANK

EXISTING GEN 1500 KW EXISTING GEN 1500 KW

EXISTING GEN 1250 KW

(MRI) PROCESS AIR
COOLED CHILLERS

962
963
964

961

STEPPED CONCRETE BASE

CMU BRICK TO MATCH ARCH.

RAMP HANDRAIL PROVIDED BY ARCH.
REF. SITE PLAN CS-100'S

965.5 FINISH GRADE

982 TOP WALL

971 FINISH GRADE
972
973
974
975

977
978
979
980
981
982
983
984
985
986
987
988
989
990

976

991

971
970

969 TOP FOOTING

967 BOTTOM FOOTING 967
968
969

966
965

18' GATE OPENING 13' 51'

AMERISTAR MAJESTIC COMMERCIAL GATE 8' HT
MAN DOOR

CMU BRICK TO MATCH ARCH.

13'

972
973
974
975

977
978
979
980
981
982
983
984
985
986
987
988
989
990

976

991

971
970

967
968
969

966
965

AMERISTAR MAJESTIC COMMERCIAL GATE 6' HT

CMU BRICK TO MATCH ARCH.
12' GATE OPENING

6' GATE SYSTEM IN
FRONT OF BRICK WALL

6' GATE SYSTEM IN
FRONT OF BRICK WALL

977 TOP WALL

971 FINISH GRADE

969 TOP FOOTING

967 BOTTOM FOOTING

2'-
0"

4'-0" 1'-6" 1'-6"

#6@12" CONT, EF

#6@12"
DOWELS X

4" DIA. PERFORATED
DRAIN PIPE, AASHTO
M252, TYPE M; SEE
GRADING PLANS FOR
CONNECTIONS TO
STORM SYSTEM

#6@12" CONT, T&B

#6@12" X

#6@12" X

TOP OF FOOTING
(TOF) SEE PLAN &
ELEVATION

TYPE II GEOTEXTILE
WRAP 1:2 (H:V)

DRAINAGE FILL
DAMPROOFING

1'-0"

UNDISTURBED
EARTH

3"
 C

OV
ER

DAMPROOFING

REF. SITE DRAWING
FOR EDGE
CONDITION CS-100s

CMU BRICK TO MATCH ARCH.
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SITE DETAILS

CS-503

SCALE: 1"=5'
WALL ELEVATION 32

SCALE: 1"=5'
WALL ELEVATION 4 3 SCALE: 1"=5'

WALL ELEVATION 54

1/2"=1'
WALL SECTION 31
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972
973
974
975

977
976

971
970

967
968
969

966
965

971 TOP WALL

964 TFTG

962 BFTG

964
963
962

973.5 TOP OF GUARD RAIL

970 FINISH GRADE

FINISH GRADE AT WALL NORTH SIDE

FINISH GRADE AT WALL SOUTH SIDE

CONCRETE RETAINING WALL

8'37'37'8'

972
973
974
975

977
978
979

976

971
970

967
968
969

966
965

126'

FINISH GRADE AT WALL EAST SIDE

FINISH GRADE AT WALL WEST SIDE

964
963

EXISTING BUILDING

CONCRETE RETAINING WALL
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0"

4'-0" 1'-6" 1'-6"

3'0
" M
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.

#6@12" CONT, EF

#6@12"
DOWELS X

4" DIA. PERFORATED
DRAIN PIPE, AASHTO
M252, TYPE M; SEE
GRADING PLANS FOR
CONNECTIONS TO
STORM SYSTEM

#6@12" CONT, T&B

#6@12" X

#6@12" X

TOP OF FOOTING
(TOF) SEE PLAN &
ELEVATION

FG EL

TYPE II GEOTEXTILE
WRAP 1:2 (H:V)

DRAINAGE FILL
DAMPROOFING

1'-0"
UNDISTURBED
EARTH

3"
 C

OV
ER

DAMPROOFING

FILL

REF. SITE DRAWING
FOR EDGE
CONDITION CS-100s
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FG EL
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SITE DETAILS

CS-504

SCALE: 1"=5'
WALL ELEVATION 62

SCALE: 1"=5'
WALL ELEVATION 74

1/2"=1'
WALL SECTION 61

SCALE: 1/2"=1'
WALL SECTION 73
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982

983

984

985

986

987

988

989

986.5 TOP WALL

WALL DRAIN985 FINISH GRADE

984 TOP FOOTING

983 BOTTOM FOOTING

54'-0"

1'-10"

1'-0"

6"

CONCRETE CAP; TOP OF
WALL

2'-1"

1" MORTAR SOLID, TYP.

CONCRETE PAVING

BRICK CLADDING AND PATTERN
TO MATCH ARCH.
1

2" SEALED EXPANSION
JOINT

3
8" MORTAR JOINT,

SEALED, TYP FOR
HORIZONTAL JOINTS

BRICK CLADDING AND
PATTERN TO MATCH
ARCH.

5"5"

CAST IN PLACE
CONCRETE

#4 REBAR 12" O.C.
EACH WAY

PLANT BED

3"

SUBGRADE

6" LONG X 12" DIA. S.S. PIN,
18" O.C., GROUTED

BOTTOM OF WALL 871.20

TERRACE WALL - LIGHTING
REF. ELECTRICAL

PITCH 18" PER FOOT

TIE BARS; PROVIDE 2 PER
STONE; EQUALLY SPACED
FROM ENDS; ALL WALL
CLADDING

2X ENLARGEMENT

985 TOP WALL

980 FINISH GRADE
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979
980
981
982
983
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99120' 7'

988 RAILING REF. ARCH

STAIRSFINISH GRADE AT WALL EAST SIDE

FINISH GRADE AT WALL WEST SIDE

CONCRETE RETAINING WALL

985 TOP WALL

980 FINISH GRADE

977
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979
980
981
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983
984
985
986
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99131'

988 RAILING REF. ARCH

FINISH GRADE AT WALL NORTH SIDE

FINISH GRADE AT WALL SOUTH SIDE CONCRETE RETAINING WALL
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CS-505

SCALE: 1/4"=1'
SEAT WALL4

SCALE: 1/2"=1'
SEAT WALL SECTION 3SCALE: NTS

WALL ELEVATION 81

SITE DETAILS

SCALE: 1"=5'
WALL ELEVATION 82
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© 

™

48 1/2"
1232

27 3/4"
708

17 3/4"
454

33 3/4"
856

GLIDE FOR FREESTANDING UNIT.
REMOVE TO SURFACE MOUNT.
(4) Ø 3/8 [10] NON-CORROSIVE BOLTS
RECOMMENDED FOR ANCHORING,
PROVIDED BY OTHERS.

27 1/4"
690

APPROVAL:

Signature authorizes Tournesol Siteworks
to manufacture the product as shown

SCALE

SIZE

TITLE

DWG NO

Tournesol Siteworks
2930 Faber Street,

Union City, CA 94587

REV

SHEET 1  OF 1ALL DIMENSIONS IN INCHES

DRAWN: WAY

MATERIAL: GFRP
WR-723624-SUBC

WILSHIRE
WR-723624

A

10/15/2015

1/12

NOTES: UNLESS OTHERWISE SPECIFIED

1) MATERIAL: FIBERGLASS REINFORCED PLASTIC (FRP)
    NOMINAL WALL THICKNESS 1/8" - 3/16"
2) ALL DIMENSIONS ARE NOMINAL, ACTUAL SIZE MAY VARY.

COLOR:

TEXTURE:

A

A

PLAN

ELEVATION SECTION

72"

36"

24"

(69")

(33")

B

DETAIL  B

1"

112"

GUSSETS - 6PL
(SUPPORT OF SIDE WALLS)

EMBEDDED REINFORCEMENT
(SUPPORT OF SIDE WALLS)
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CS-506

SCALE: NTS
BASES OF DESIGN GATE1

NTS
BASES OF DESIGN RECYCLING AND TRASH CAN2

SITE DETAILS

SCALE: NTS
PLANTER4SCALE: NTS

BENCH3
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CS-507

SCALE: NTS
LIGHTING 1

SCALE: NTS
POLE DETAIL 2
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EXISTING DETENTION BASIN
ORIGINAL POND DEPTH: 958.0 ±

BIORETENTION BASIN (EAST)
MINIMUM BOTTOM AREA: 1,000 SQFT

SEE DETAIL CU-503

BIORETENTION BASIN (WEST)
MINIMUM BOTTOM AREA: 8,900 SQFT

SEE DETAIL CU-503

EXISTING FOREBAY
ORIGINAL POND DEPTH: 958.0 ±
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PROJECT NORTH

SHEET NOTES

LEGEND

N

PROPOSED BUILDING
FIRST FLOOR ELEVATION: 985.32

EXISTING BUILDING
FIRST FLOOR ELEVATION: 986.32

13472.00

OVERALL GRADING AND
STORM PLAN

CG-100

1. PRIOR TO THE COMMENCEMENT OF WORK, VERIFY LOCATIONS AND
DEPTHS OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY
CONSTRUCTION AND TAKE RESPONSIBILITY FOR DAMAGES TO SUCH
UTILITIES CAUSED AS A RESULT OF CONSTRUCTION.

2. TAKE ALL NECESSARY PRECAUTIONARY MEASURES TO PROTECT THE
PUBLIC AND ADJACENT PROPERTIES FROM DAMAGE THROUGHOUT
CONSTRUCTION, INCLUDING DAMAGES TO UTILITIES, WALKS, WALLS,
DRIVES, CURBS, ETC.

3. REFER TO THE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS
NOT SHOWN ON DRAWINGS.

4. TAKE NOTE OF ALL GRADING AND DRAINAGE WAYS AND MAINTAIN
THESE DRAIN WAYS FLOWING FREE OF OBSTRUCTIONS.

5. DISPOSE ALL ELEMENTS DESIGNATED FOR REMOVAL IN A LEGAL
MANNER. PROVIDE RECEIPTS AND LETTERS FROM DISPOSAL SITES
TO OWNER AS REQUIRED BY THE OWNER.

6. PREPARE ALL SUBGRADES IN ACCORDANCE WITH
RECOMMENDATIONS OF GEOTECHNICAL ENGINEER.  PROVIDE PROOF
OF ALL REQUIRED SOIL COMPACTION TO THE OWNER.

7. COORDINATE WORK OF SUBCONTRACTORS AND ALL OTHER
CONTRACTORS TO ENSURE ORDERLY AND EFFICIENT COMPLETIONS
OF ALL WORK.

8. GRADE ALL SURFACES TO DRAIN.  NOTIFY OWNER'S REPRESENTATIVE
OF ANY DISCREPANCIES BETWEEN SURVEY GRADES AND ACTUAL
SITE ELEVATIONS. ANY AREAS OF POOR DRAINAGE OR INADEQUATE
DRAINAGE FROM PROPOSED IMPROVEMENTS SHALL BE BROUGHT TO
THE ATTENTION OF A/E IMMEDIATELY AND SHALL BE MODIFIED AS
REQUIRED AND APPROVED.

9. PROVIDE DRAINAGE AWAY FROM ALL PAVED SURFACES AS SHOWN
ON THE DRAWINGS. ENSURE ALL AREAS WILL PROPERLY DRAIN TO
NEAREST INLET, SPILLWAY, AND/OR SWALE WITHOUT STANDING OR
PONDING WATER.

10. FINISH GRADES IN BARRIER FREE PARKING AREAS AND RAMP
LANDINGS SHALL NOT EXCEED 2% IN ANY DIRECTION (INCLUSIVE OF
ALL SPECIFIED TOLERANCES). CROSS SLOPES ON ALL PAVED
SURFACES SHALL NOT EXCEED 2% WHEN MEASURED
PERPENDICULAR TO THE PEDESTRIAN LINE OF TRAVEL (INCLUSIVE OF
SPECIFIED TOLERANCES) UNLESS OTHERWISE NOTED ON PLANS.
NOTIFY OWNER'S REPRESENTATIVE PRIOR TO INSTALLATION OF ANY
PAVED SURFACES WITH A CROSS SLOPE THAT EXCEEDS 2%.

11. LONGITUDINAL SLOPES ON ALL PAVED SURFACES SHALL NOT EXCEED
5% WHEN MEASURED PARALLEL TO THE PEDESTRIAN LINE OF TRAVEL
(INCLUSIVE OF SPECIFIED TOLERANCES) UNLESS OTHERWISE
INDICATED ON PLANS OR WITHIN RAMPS

12. GRADE ALL PAVEMENT SURFACES UNIFORMLY BETWEEN SPOT
ELEVATIONS NOTED ON THE PLANS (EXCEPT WHERE NOTED
OTHERWISE).

13. CURB TRANSITIONS SHALL BE MADE UNIFORMLY WITHOUT ABRUPT
CHANGES OR IRREGULARITIES. ENSURE THAT THE TOP OF CURB
ELEVATION IS THE SAME AT INTERSECTIONS WITH ADJACENT AND/OR
DIFFERENT CURB TYPES AND EXISTING GRADE TRANSITIONS SHALL
BE A MINIMUM OF 5 LINEAL FEET UNLESS OTHERWISE NOTED.

14. CONTRACTOR TO VERIFY ALL EXISTING SPOT ELEVATIONS ALONG
LIMITS OF THE EXISTING AND NEW PAVEMENT WHERE THE GRADING
PLANS MEET EXISTING (ME). NOTIFY THE A/E OF ANY
INCONSISTENCIES, DRAINAGE ISSUES, OR SLOPE DISCREPANCIES.

15. DO NOT GRADE WITHIN THE DRIP LINE OF ANY EXISTING TREE
DESIGNATED TO REMAIN.

16. LEVEL LANDINGS' SHALL BE PROVIDED AT ALL CURB RAMP
LOCATIONS. PAVEMENT SLOPES WITHIN LEVEL LANDING SHALL NOT
EXCEED 2% IN ANY DIRECTION (INCLUSIVE OF TOLERANCES). ADA
SIDEWALK RAMPS SHALL BE IN ACCORDANCE WITH CURRENT MDOT
SIDEWALK RAMP AND DETECTABLE WARNING DETAILS R-28-J.

17. ADJUST ALL UTILITY STRUCTURES NOT SHOWN IN UTILITY PLAN TO
FINISHED GRADE.

18. COORDINATE WORK OUTSIDE OF THE PROPERTY WITH OWNER,
MHOG, GENOA TOWNSHIP, AND ADJACENT PROPERTIES.

19. DIGITAL FILES OF THE CIVIL 3D DATA TO BE MADE AVAILABLE TO THE
CONTRACTOR AND CONSTRUCTION STAKING SURVEYOR FOR
CONSTRUCTION LAYOUT AND STAKING OF THE PROPOSED
ELEVATIONS AND IMPROVEMENT

EXISTING SPOT ELEVATION

PROPOSED SPOT ELEVATION

TOP OF CURB ELEVATION

TOP OF WALL ELEVATION

BOTTOM OF WALL ELEVATION

FINISHED FLOOR ELEVATION

TOP OF POND ELEVATION

EXISTING MAJOR CONTOURS

EXISTING MINOR CONTOURS

PROPOSED MAJOR CONTOURS

PROPOSED MINOR CONTOURS

STORM SEWER

STORM STRUCTURE

AREA INLET

OUTLET CONTROL STRUCTURE

CURB INLET

FLARED END SECTION

RIP RAP

FLOW ARROWS

E.G. 861.50

F.G XXX.XX

T/C XXX.XX

B/W XXX.XX

T/W XXX..XX

F.F. XXX.XX

T.P. XXX.XX
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WATER MAIN

SANITARY SEWER

STORM SEWER

NATURAL GAS LINE

ELECTRICAL LINE UNDERGROUND

TELECOM LINE OVERHEAD

TELECOM LINE UNDERGROUND

CHILLED WATER SUPPLY PIPE

CHILLED WATER RETURN PIPE

FIRE WATER LINE

FUEL LINE

GATE VALVE VAULT

FIRE HYDRANT ASSEMBLY

48" SANITARY MANHOLE

CLEANOUT

STORM STRUCTURE

AREA INLET

OUTLET CONTROL STRUCTURE

CURB INLET

FLARED END SECTION

RIP RAP

UTILITY CROSSING CALLOUT

1. REFER TO CG-100 TO CG104 FOR GRADING AND STORM PLANS.

2. REFER TO SPECIFICATIONS FOR UTILITY PRODUCT AND MATERIAL
INFORMATION.

3. VERIFY ALL LOCATIONS OF EXISTING UTILITIES, ROADS, PAVING,
PROPERTY LINES, SETBACKS, DIMENSIONS, ETC., PRIOR TO
BEGINNING CONSTRUCTION OPERATIONS.

4. ALL MANHOLES SHALL BE PRECAST STRUCTURES WITH APPROVED
FRAMES, COVERS, AND LADDERS. REFER TO PLANS FOR MANHOLE
SIZE.

12" CONNECTION TO EXISTING STUB-OUT

12"X12"X8" TEE

11-1/4° BEND

22-1/2° BEND

45° BEND

8" D.I. WATERMAIN

12" D.I WATERMAIN

8" SANITARY SEWER, PVC SDR 26

CONNECTION TO EXISTING SANITARY MANHOLE

PROPOSED AMENDED EASEMENT

PROPOSED 25' WATERMAIN EASEMENT

PROPOSED 50' SANITARY SEWER EASEMENT

8" CONNECTION TO EXISTING STUB-OUT

PROPOSED FIRE HYDRANT

8" PRIVATE WATERMAIN

8" FIRE SUPPRESSION WATER LINE

4" DOMESTIC SERVICE WATER LINE
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GRAND RIVER

PROPOSED BUILDING

EXISTING BUILDING
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INL-150

INL-140

INL-130

INL-125

INL-120

INL-115

INL-110

FES-200

FES-300

INL-410

INL-405

FES-400
INL-500

D
MH-600

FES-600

INL-141

INL-132
INL-131

INL-122

INL-121

INL-120A

INL-112

INL-111

INL-720

D

INL-715
D

MH-710

INL-707

INL-706

INL-800

W

W

W

W

W
W

INL-109

INL-108

INL-801

INL-802

INL-804

INL-805

FES-800

INL-806

EX-850

STRC - (65)
STRC - (66)

STRC - (67)

FES-700

INL-605

A
Schedule

Symbol Label Manufacturer Catalog Number Description
Lumens 

Per Lamp
Light Loss 

Factor Wattage

A

RAB LIGHTING INC. ALED3T78N/480 - 

RWLED3T78N/480 - 
RWLED3T78SFN/480 - 
WPLED3T78N/480 (TYPE 
III)

CAST FINNED METAL HOUSING, 6 CIRCUIT 

BOARDS EACH WITH 1 LED, MOLDED 
PLASTIC REFLECTOR WITH SPECULAR 
FINISH AND 1 APERTURE PER LED, CLEAR 
FLAT GLASS LENS IN CAST BROWN 

PAINTED METAL LENS FRAME.

1539 0.75 78.3

B

RAB LIGHTING INC. ALED3T78N/480 - 
RWLED3T78N/480 - 
RWLED3T78SFN/480 - 
WPLED3T78N/480 (TYPE 
III)

CAST FINNED METAL HOUSING, 6 CIRCUIT 
BOARDS EACH WITH 1 LED, MOLDED 
PLASTIC REFLECTOR WITH SPECULAR 
FINISH AND 1 APERTURE PER LED, CLEAR 
FLAT GLASS LENS IN CAST BROWN 

PAINTED METAL LENS FRAME.

1539 0.75 156.6
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Statistics
Description Symbol Avg Max Min Max/Min Avg/Min

Existing Parking Lot 1.2 fc 4.1 fc 0.3 fc 13.7:1 4.0:1

Phase 1 Parking Lot 1.1 fc 2.2 fc 0.5 fc 4.4:1 2.2:1
Phase 2 Parking Lot 0.9 fc 1.9 fc 0.2 fc 9.5:1 4.5:1
Phase 3 Parking Lot 1.0 fc 2.0 fc 0.3 fc 6.7:1 3.3:1

Phase 6-7 Parking Lot 0.9 fc 1.9 fc 0.2 fc 9.5:1 4.5:1
Roadway 2.0 fc 6.8 fc 0.2 fc 34.0:1 10.0:1

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Existing Parking Lot 1.2 fc 4.1 fc 0.3 fc 13.7:1 4.0:1
Phase 1 Parking Lot 1.1 fc 2.2 fc 0.5 fc 4.4:1 2.2:1
Phase 2 Parking Lot 0.9 fc 1.9 fc 0.2 fc 9.5:1 4.5:1
Phase 3 Parking Lot 1.0 fc 2.0 fc 0.3 fc 6.7:1 3.3:1
Phase 6-7 Parking Lot 0.9 fc 1.9 fc 0.2 fc 9.5:1 4.5:1
Roadway 2.0 fc 6.8 fc 0.2 fc 34.0:1 10.0:1

Schedule

Symbol Label Manufacturer Catalog Number Description Lumens 
Per Lamp

Light Loss 
Factor Wattage

A

RAB LIGHTING INC. ALED3T78N/480 - 
RWLED3T78N/480 - 
RWLED3T78SFN/480 - 
WPLED3T78N/480 (TYPE 
III)

CAST FINNED METAL HOUSING, 6 CIRCUIT 
BOARDS EACH WITH 1 LED, MOLDED 
PLASTIC REFLECTOR WITH SPECULAR 
FINISH AND 1 APERTURE PER LED, CLEAR 
FLAT GLASS LENS IN CAST BROWN 
PAINTED METAL LENS FRAME.

1539 0.75 78.3

B

RAB LIGHTING INC. ALED3T78N/480 - 
RWLED3T78N/480 - 
RWLED3T78SFN/480 - 
WPLED3T78N/480 (TYPE 
III)

CAST FINNED METAL HOUSING, 6 CIRCUIT 
BOARDS EACH WITH 1 LED, MOLDED 
PLASTIC REFLECTOR WITH SPECULAR 
FINISH AND 1 APERTURE PER LED, CLEAR 
FLAT GLASS LENS IN CAST BROWN 
PAINTED METAL LENS FRAME.

1539 0.75 156.6
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OST Ostrya virginiana / American Hophornbeam

QUE Quercus bicolor / Swamp White Oak

QUR Quercus rubra / Red Oak

TIL Tilia americana / American Linden

ULM Ulmus wilsoniana 'Prospector' / Prospector
Elm

CONIFEROUS TREES CODE BOTANICAL / COMMON NAME

PIA Picea abies / Norway Spruce

FLOWERING TREES CODE BOTANICAL / COMMON NAME

AME
Amelanchier x grandiflora 'Autumn Brilliance' /
Autumn Brilliance Apple Serviceberry

MAL
Malus x 'Hargozam' TM / Harvest Gold Crab
Apple

SHRUBS CODE BOTANICAL / COMMON NAME

ARO
Aronia melanocarpa 'Autumn Magic' / Autumn
Magic Black Chokeberry

COR
Cornus sericea 'Alleman's Compact' / Dwarf
Red Twig Dogwood

COK
Cornus sericea 'Kelseyi' / Kelsey's Dwarf Red
Twig Dogwood

JUN
Juniperus chinensis 'Sea Green' / Sea Green
Juniper

RHU Rhus copallina latifolium 'Prairie Flame' TM /
Dwarf Sumac

TAX
Taxus x media 'Wardii' / Ward
Anglo-Japanese Yew

GRASSES CODE BOTANICAL / COMMON NAME

CAL calamagrostis x acutiflora / Feather Reed
Grass

CHA Chasmanthium latifolium / Northern Sea Oats

SHRUB AREAS CODE BOTANICAL / COMMON NAME

BRU Brunnera macrophylla / Siberian Bugloss

ECH Echinacea purpurea 'White Swan' / White
Swan Coneflower

RUD Rudbeckia fulgida sullivantii 'Little Goldstar' /
Little Goldstar Coneflower

SPO Sporobolus heterolepis / Prairie Dropseed

GROUND COVERS CODE BOTANICAL / COMMON NAME

NAV Rhino Seed Wetland Mix

TUR Turf Sod / Drought Tolerant Fescue Blend

SHEET NOTES

LEGEND

1. SEE SHEET LP-500 FOR PLANT LIST WITH PLANT CODES AND DETAILS.

2. REFER TO GENERAL NOTES ON SHEET LP-500.

3. INDEPENDENT OF NUMERIC QUANTITIES ON DRAWINGS OR IN THE
PLANT SCHEDULE, DETERMINE THE PLANT MATERIAL QUANTITIES
REQUIRED BY THE PLANS. SPACE PLANT MATERIALS AS SHOWN ON
PLANS AND INDICATED IN PLANT SCHEDULE. PLANT MATERIALS SHALL
CONFORM TO PLANT SCHEDULES AND SIZES SHALL BE THE MINIMUM
INDICATED ON THE PLANT SCHEDULE OR LARGER. INSTALLATION OF
LARGER PLANTS AT NO ADDITIONAL COST TO OWNER. ALL
MEASUREMENTS SHALL BE IN ACCORDANCE WITH THE LATEST
EDITION OF ANLA "STANDARDS FOR NURSERY STOCK" (ANSI Z60.1).

4. PRIOR TO INSTALLATION, DEMARCATE LAYOUT OF ALL PLANTING
BEDS, SEED AREAS AND INDIVIDUAL TREES FOR REVIEW AND
APPROVAL BY FIELD APPROVER. INCLUDE PERENNIAL GROUPINGS BY
SPECIES FOR INTERNAL BED LAYOUTS. FLAGGING, STAKES OR PAINT
MAY BE USED TO DELINEATE LOCATIONS AS SCALED FROM THE
PLANS. THE FIELD APPROVER WILL REVIEW THESE LOCATIONS WITH
THE CONTRACTOR AND MAY MAKE MINOR ADJUSTMENTS AS
NECESSARY. SUCH ADJUSTMENTS WILL BE AT NO ADDITIONAL COST
TO THE OWNER.

5. SEEDING APPLIES TO ALL AREAS DISTURBED BY CONSTRUCTION
ACTIVITIES EVENT IF ACTIVITIES EXTEND BEYOND THE APPROXIMATED
SEEDING LIMITS INDICATED ON THE DRAWINGS. REPAIR ANY
DISTURBED AREAS TO THE SAME CONDITION AS ORIGINALLY FOUND
AND TO THE OWNER'S SATISFACTION. IN AREAS WHERE LAWN IN
DISTURBED BEYOND THE LIMITS OF CONSTRUCTION, REPLACE LAWN
WITH NEW LAWN SEED (INCLUDING TOPSOIL AND SEED) AT NO
ADDITIONAL COST TO THE OWNER.

6. UTILIZE HORTICULTURAL TREE WATERING BAGS FOR ALL TREES
PLANTED OUTSIDE OF IRRIGATED LANDSCAPE ZONES THROUGHOUT
THE WARRANTY PERIOD. REPLENISH TREE WATERING BAGS
REGULARLY SO THAT TREES REGULARLY RECEIVE 1" OF WATER PER
WEEK.

7. MINIMIZE CULTIVATION WITHIN THE DRIPLINES OF EXISTING TREES. A
MORE DETAILED SURVEY WILL NEED TO BE PROVIDED TO IDENTIFY
THE APPROXIMATE LOCATION OF EXISTING TREES AND PLANTINGS.
PREPARE SOIL FOR SEEDING UNLESS OTHERWISE NOTED BY
MINIMIZING DISTURBANCE TO 2-INCH DEPTH UNDER EXISTING TREES.
HAND CULTIVATE WHEN ENCOUNTERING ROOTS. NO HEAVY
EQUIPMENT ALLOWED WITHIN DRIPLINE OF EXISTING TREES.

8. PRE-APPROVED OFF-SITE TOPSOIL DEPTHS SHALL BE AS FOLLOWS:
12" DEPTH IN ALL SHRUB AND PERENNIAL BEDS; 6" DEPTH IN ALL LAWN
AREAS.  TREE PLANTING PITS SHALL BE ONE PART PRE-APPROVED
OFF-SITE TOPSOIL AND ONE PART EXISTING SOIL FROM PLANT PIT,
THOROUGHLY HOMOGENIZED.

9. SHOVEL-CUT TRENCH EDGES ALONG ALL PLANT BEDS ADJACENT TO
LAWN UNLESS LABELED OTHERWISE.

10. MULCH PLANTING BEDS AS SPECIFIED TO 2" DEPTH - KEEP 4 INCHES
FROM TREE TRUNKS AND SHRUB CROWNS.

11. CALL "MISS DIG" (800-482-7171) AND STAKE OUT EXISTING UTILITIES AT
LEAST 72 HOURS BEFORE STARTING THE WORK AND BEFORE
EXCAVATING, AND INSTALLATION OF PLANT MATERIAL AND
IRRIGATION SYSTEM. PROTECT EXISTING UTILITY TO REMAINS. A
MORE DETAILED SURVEY WILL NEED TO PROVIDED TO IDENTIFY THE
APPROXIMATE LOCATION OF EXISTING UTILITIES - BOTH OVERHEAD
AND SUBSURFACE.

12. LEGALLY DISPOSE OF DEBRIS ASSOCIATED WITH PLANTING OFF-SITE.

13. ALL AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC IRRIGATION
SYSTEM EXCEPT THE BOTTOM OF THE LARGE BIOSWALE AREA
SHOWN ON PLAN TO RECEIVE NATIVE MIX 1. IRRIGATION IS TO BE
DESIGN/BUILD BY OTHERS. THE CONTRACTOR SHALL ENGAGE AN
IRRIGATION DESIGNER TO COMPLETE IRRIGATION CONSTRUCTION
DRAWINGS AND DETAILS TO THOROUGHLY DEFINE AND DETAIL THE
IRRIGATION SYSTEM AND ALL RELATED COMPONENTS. THE
IRRIGATION DESIGNER SHALL HAVE FULL KNOWLEDGE OF THE DESIGN
OF IRRIGATION SYSTEMS, INCLUDING DRIP IRRIGATION, AND SHALL
HAVE A MINIMUM OF (10) TEN YEARS' EXPERIENCE IN THE
SUCCESSFUL DESIGN, CONSTRUCTION AND OPERATION OF
IRRIGATION SYSTEMS IN THE STATE OF MICHIGAN. THE INSTALLER
SHALL PROVIDE DOCUMENTS CONFIRMING CERTIFICATION WITH THE
IRRIGATION ASSOCIATION. THE DESIGNER SHALL COORDINATE WITH
THE DESIGN TEAM FOR LOCATIONS OF THE CONTROLLER,
ELECTRICAL SOURCE, AND WATER SOURCE. THE ENTIRE SYSTEM
SHALL CONFORM TO LOCAL STANDARDS AND REQUIREMENTS FOR
LANDSCAPE IRRIGATION SYSTEMS.
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OST Ostrya virginiana / American Hophornbeam

QUE Quercus bicolor / Swamp White Oak

QUR Quercus rubra / Red Oak

TIL Tilia americana / American Linden

ULM Ulmus wilsoniana 'Prospector' / Prospector
Elm

CONIFEROUS TREES CODE BOTANICAL / COMMON NAME

PIA Picea abies / Norway Spruce

FLOWERING TREES CODE BOTANICAL / COMMON NAME

AME
Amelanchier x grandiflora 'Autumn Brilliance' /
Autumn Brilliance Apple Serviceberry

MAL
Malus x 'Hargozam' TM / Harvest Gold Crab
Apple

SHRUBS CODE BOTANICAL / COMMON NAME

ARO
Aronia melanocarpa 'Autumn Magic' / Autumn
Magic Black Chokeberry

COR
Cornus sericea 'Alleman's Compact' / Dwarf
Red Twig Dogwood

COK
Cornus sericea 'Kelseyi' / Kelsey's Dwarf Red
Twig Dogwood

JUN
Juniperus chinensis 'Sea Green' / Sea Green
Juniper

RHU Rhus copallina latifolium 'Prairie Flame' TM /
Dwarf Sumac

TAX
Taxus x media 'Wardii' / Ward
Anglo-Japanese Yew

GRASSES CODE BOTANICAL / COMMON NAME

CAL calamagrostis x acutiflora / Feather Reed
Grass

CHA Chasmanthium latifolium / Northern Sea Oats

SHRUB AREAS CODE BOTANICAL / COMMON NAME

BRU Brunnera macrophylla / Siberian Bugloss

ECH Echinacea purpurea 'White Swan' / White
Swan Coneflower

RUD Rudbeckia fulgida sullivantii 'Little Goldstar' /
Little Goldstar Coneflower

SPO Sporobolus heterolepis / Prairie Dropseed

GROUND COVERS CODE BOTANICAL / COMMON NAME

NAV Rhino Seed Wetland Mix

TUR Turf Sod / Drought Tolerant Fescue Blend

SHEET NOTES

LEGEND

1. SEE SHEET LP-500 FOR PLANT LIST WITH PLANT CODES AND DETAILS.

2. REFER TO GENERAL NOTES ON SHEET LP-500.

3. INDEPENDENT OF NUMERIC QUANTITIES ON DRAWINGS OR IN THE
PLANT SCHEDULE, DETERMINE THE PLANT MATERIAL QUANTITIES
REQUIRED BY THE PLANS. SPACE PLANT MATERIALS AS SHOWN ON
PLANS AND INDICATED IN PLANT SCHEDULE. PLANT MATERIALS SHALL
CONFORM TO PLANT SCHEDULES AND SIZES SHALL BE THE MINIMUM
INDICATED ON THE PLANT SCHEDULE OR LARGER. INSTALLATION OF
LARGER PLANTS AT NO ADDITIONAL COST TO OWNER. ALL
MEASUREMENTS SHALL BE IN ACCORDANCE WITH THE LATEST
EDITION OF ANLA "STANDARDS FOR NURSERY STOCK" (ANSI Z60.1).

4. PRIOR TO INSTALLATION, DEMARCATE LAYOUT OF ALL PLANTING
BEDS, SEED AREAS AND INDIVIDUAL TREES FOR REVIEW AND
APPROVAL BY FIELD APPROVER. INCLUDE PERENNIAL GROUPINGS BY
SPECIES FOR INTERNAL BED LAYOUTS. FLAGGING, STAKES OR PAINT
MAY BE USED TO DELINEATE LOCATIONS AS SCALED FROM THE
PLANS. THE FIELD APPROVER WILL REVIEW THESE LOCATIONS WITH
THE CONTRACTOR AND MAY MAKE MINOR ADJUSTMENTS AS
NECESSARY. SUCH ADJUSTMENTS WILL BE AT NO ADDITIONAL COST
TO THE OWNER.

5. SEEDING APPLIES TO ALL AREAS DISTURBED BY CONSTRUCTION
ACTIVITIES EVENT IF ACTIVITIES EXTEND BEYOND THE APPROXIMATED
SEEDING LIMITS INDICATED ON THE DRAWINGS. REPAIR ANY
DISTURBED AREAS TO THE SAME CONDITION AS ORIGINALLY FOUND
AND TO THE OWNER'S SATISFACTION. IN AREAS WHERE LAWN IN
DISTURBED BEYOND THE LIMITS OF CONSTRUCTION, REPLACE LAWN
WITH NEW LAWN SEED (INCLUDING TOPSOIL AND SEED) AT NO
ADDITIONAL COST TO THE OWNER.

6. UTILIZE HORTICULTURAL TREE WATERING BAGS FOR ALL TREES
PLANTED OUTSIDE OF IRRIGATED LANDSCAPE ZONES THROUGHOUT
THE WARRANTY PERIOD. REPLENISH TREE WATERING BAGS
REGULARLY SO THAT TREES REGULARLY RECEIVE 1" OF WATER PER
WEEK.

7. MINIMIZE CULTIVATION WITHIN THE DRIPLINES OF EXISTING TREES. A
MORE DETAILED SURVEY WILL NEED TO BE PROVIDED TO IDENTIFY
THE APPROXIMATE LOCATION OF EXISTING TREES AND PLANTINGS.
PREPARE SOIL FOR SEEDING UNLESS OTHERWISE NOTED BY
MINIMIZING DISTURBANCE TO 2-INCH DEPTH UNDER EXISTING TREES.
HAND CULTIVATE WHEN ENCOUNTERING ROOTS. NO HEAVY
EQUIPMENT ALLOWED WITHIN DRIPLINE OF EXISTING TREES.

8. PRE-APPROVED OFF-SITE TOPSOIL DEPTHS SHALL BE AS FOLLOWS:
12" DEPTH IN ALL SHRUB AND PERENNIAL BEDS; 6" DEPTH IN ALL LAWN
AREAS.  TREE PLANTING PITS SHALL BE ONE PART PRE-APPROVED
OFF-SITE TOPSOIL AND ONE PART EXISTING SOIL FROM PLANT PIT,
THOROUGHLY HOMOGENIZED.

9. SHOVEL-CUT TRENCH EDGES ALONG ALL PLANT BEDS ADJACENT TO
LAWN UNLESS LABELED OTHERWISE.

10. MULCH PLANTING BEDS AS SPECIFIED TO 2" DEPTH - KEEP 4 INCHES
FROM TREE TRUNKS AND SHRUB CROWNS.

11. CALL "MISS DIG" (800-482-7171) AND STAKE OUT EXISTING UTILITIES AT
LEAST 72 HOURS BEFORE STARTING THE WORK AND BEFORE
EXCAVATING, AND INSTALLATION OF PLANT MATERIAL AND
IRRIGATION SYSTEM. PROTECT EXISTING UTILITY TO REMAINS. A
MORE DETAILED SURVEY WILL NEED TO PROVIDED TO IDENTIFY THE
APPROXIMATE LOCATION OF EXISTING UTILITIES - BOTH OVERHEAD
AND SUBSURFACE.

12. LEGALLY DISPOSE OF DEBRIS ASSOCIATED WITH PLANTING OFF-SITE.

13. ALL AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC IRRIGATION
SYSTEM EXCEPT THE BOTTOM OF THE LARGE BIOSWALE AREA
SHOWN ON PLAN TO RECEIVE NATIVE MIX 1. IRRIGATION IS TO BE
DESIGN/BUILD BY OTHERS. THE CONTRACTOR SHALL ENGAGE AN
IRRIGATION DESIGNER TO COMPLETE IRRIGATION CONSTRUCTION
DRAWINGS AND DETAILS TO THOROUGHLY DEFINE AND DETAIL THE
IRRIGATION SYSTEM AND ALL RELATED COMPONENTS. THE
IRRIGATION DESIGNER SHALL HAVE FULL KNOWLEDGE OF THE DESIGN
OF IRRIGATION SYSTEMS, INCLUDING DRIP IRRIGATION, AND SHALL
HAVE A MINIMUM OF (10) TEN YEARS' EXPERIENCE IN THE
SUCCESSFUL DESIGN, CONSTRUCTION AND OPERATION OF
IRRIGATION SYSTEMS IN THE STATE OF MICHIGAN. THE INSTALLER
SHALL PROVIDE DOCUMENTS CONFIRMING CERTIFICATION WITH THE
IRRIGATION ASSOCIATION. THE DESIGNER SHALL COORDINATE WITH
THE DESIGN TEAM FOR LOCATIONS OF THE CONTROLLER,
ELECTRICAL SOURCE, AND WATER SOURCE. THE ENTIRE SYSTEM
SHALL CONFORM TO LOCAL STANDARDS AND REQUIREMENTS FOR
LANDSCAPE IRRIGATION SYSTEMS.
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WOOD LATHE SNOW FENCE OR ORANGE
MESH FENCE WITH METAL POSTS

EXISTING GRADE

Notes:
1.  SEE PLAN FOR LOCATION OF TREES TO BE PROTECTED.

(LOCATION OF FENCE DETERMINED BY THIS GRAPHIC).

3'-0"

4'-
0"

METAL POST DIRECT BURY, TYP.

EDGE OF CANOPY / ROOT ZONE

CONIFEROUS EVERGREEN TREE PLANTING

GUYS BETWEEN
ANGLE 30°- 45°

12" MIN.

1

TOP OF STAKES AND GUYS TO BE SET 1/2 TO 2/3 UP
TREE. SET STAKES VERTICAL AND AT SAME HEIGHT1

TURNBUCKLE

2 GUYING CABLE 3 GUYS PER TREE

3

REMOVE BURLAP FROM TOP 1/3 OF ROOT BALL4

2" DEEP MULCH. DO NOT COVER ROOT FLARE5

MOUND TO FORM SAUCER

8

PLANTING BACKFILL6

COMPACTED PLANTING BACKFILL

7

STAKES TO EXTEND 12" BELOW TREE PIT IN UNDISTURBED GROUND102

3

4

5

6

8

9

10

2 x 4 HARDWOOD OR #3/LF METAL FENCE POST. ANCHOR STAKE
TO BE DRIVEN BELOW FINISH GRADE. MIN. LENGTH TO BE 24"9

7

NOTES:
· REMOVE BURLAP FROM TOP 1/3 OF

ROOT BALL, OR, WITH CONTAINER
PLANTS, REMOVE POTS AND SEPARATE
POT BOUND ROOTS AS SPECIFIED.

· DO NOT PRUNE SHRUBS EXCEPT TO
REMOVE DEAD OR BROKEN BRANCHES

1'-
0"

 M
IN

.

 SPACING AS SHOWN ON PLANS
OR PLANT LIST

1

1

2

3

4

5

6

7

2

3

4

5

6

7

SET ROOT FLARE CROWN OF BALL
AT FINISHED GRADE

BARE ROOT OR CONTAINER SHRUB

2" DEEP MULCH. DO NOT COVER
ROOT FLARE

PLANT BED MIX

BALLED AND BURLAPPED SHRUB

SCARIFY TO 4" DEPTH AND
RECOMPACT.
SUBGRADE - SLOPE TO FOLLOW
FINISH GRADES TO MAINTAIN
UNIFORM PLANT BED MIX DEPTH

NOTE:
CONTAINER PLANTS: REMOVE POTS AND
SEPERATE POT BOUND ROOTS AS
SPECIFIED.

NOTE TO SPECIFIER:
· DEPTH OF PLANTING BACKFILL MUST BE CONFIRMED AND LIMITS OF BED SHOWN ON THE PLANS AND LABELED

ACCORDINGLY. USE SAME DEPTH THROUGHOUT PROJECT AND MATCH WITH SHRUB PLANTING - BED
· VERIFY QUALITY OF SUBSOIL IF CLAY - BED UNDER DRAIN MUST BE CONSIDERED TO PREVENT ROOT ROT.

SPACING AS SHOWN
ON PLANS AND ON

PLANT LIST

1'-
0"

  M
IN

.

2

1

2

3

3

5

4

4"

1

SET ROOT FLARE (COLLAR) AT
FINISHED GRADE

1" DEEP MULCH. DO NOT COVER
ROOT FLARE
PLANT BED MIX
SCARIFY TO 4" DEPTH AND
RECOMPACT

SUBGRADE

4

5

SLOPE LINE

NOTES:
· REMOVE BURLAP FROM TOP 1/3 OF

ROOT BALL, OR, WITH CONTAINER
PLANTS, REMOVE POTS AND SEPARATE
POT BOUND ROOTS AS SPECIFIED.

· DO NOT PRUNE SHRUBS EXCEPT TO
REMOVE DEAD OR BROKEN BRANCHES

1

2

3

4

5

6

7

SET ROOT FLARE COLLAR OF BALL
AT SLOPE LINE

BARE ROOT OR CONTAINER SHRUB

2" DEEP MULCH. DO NOT COVER
ROOT FLARE

PLANT BED MIX

BALLED AND BURLAPPED SHRUB

SCARIFY TO 4" DEPTH AND
RECOMPACT.
SUBGRADE - SLOPE TO FOLLOW
FINISH GRADES TO MAINTAIN
UNIFORM PLANT BED MIX DEPTH

1'-0"

MIN.

1

2

3

4

5

6

7

SPACING AS SHOWN ON PLANS
OR PLANT LIST

D=DIMENSION OF PLANT SPACING (SHRUB, GROUNDCOVER OR
PERENNIAL) IN BED PLANTINGS

"D" "D"

"D"

LONGITUDINAL OVERLAP OVERLAP
EDGES 6" AND ANCHOR 12" O.C.

TERMINAL FOLD
TURN END UNDER 6" AND
ANCHOR 12" O.C.

TRANSVERSE OVERLAP - OVERLAP
UPHILL END 12" OVER DOWNHILL END
AND ANCHOR 12" O.C.

5

ANCHOR SLOT
BURY UPHILL END IN TRENCH
6" DEEP AND STAPLE 12" O.C.

ANCHOR AT WALL OR RIGID
EDGE BURY EDGE/END IN
TRENCH 6" DEEP AND STAPLE
12" O.C.

1

2

METAL OR WOOD
ANCHORS

3

1

3

4

5

2

4

UNROLL BLANKET DOWNSLOPE
FROM THE TOP. ANCHOR DOWN
CENTER OF ALL ROWS 3' O.C.

BRING TO LEVEL GROUND
TO TERMINATE

1 2"'

1
16"'

SECTION

ELEVATION

1" MAX.

2

FLUSH OVERLAP JOINT ASSEMBLY

1 METAL EDGING AS SPECIFIED

PUNCHED SLOTS

2

3

4

PLANT BED5

2" DEEP MULCH TO BE FLUSH WITH
TOP OF EDGING

6

FINISHED GRADE FOR LAWN, FLUSH
FOR STONE

7

LAWN OR STONE MAINTENANCE EDGE8

9 SUBGRADE TRANSITION SHALL OCCUR
OUTSIDE OF EDGE OF PLANT BED

METAL STAKES - SET ON INSIDE
EDGE OF PLANT BED

1

3

4

5

6

7

8

1

9

SHADE TREES CODE BOTANICAL / COMMON NAME QTY SIZE FORM SPACING REMARKS

OST Ostrya virginiana / American Hophornbeam 6 3" Cal. B&B As Shown on Plan Well-branched, single central leader

QUE Quercus bicolor / Swamp White Oak 23 3" Cal. B&B As Shown on Plan Full, well-branched, single central leader

QUR Quercus rubra / Red Oak 24 3" Cal. B&B As Shown on Plan Full, well branched, single central leader

TIL Tilia americana / American Linden 22 3" Cal. Pot As Shown on Plan Full, well-branch, single leader

ULM Ulmus wilsoniana 'Prospector' / Prospector
Elm 24 3" Cal. B&B As Shown on Plan Full, well-branched, single central leader

CONIFEROUS TREES CODE BOTANICAL / COMMON NAME QTY SIZE FORM SPACING REMARKS

PIA Picea abies / Norway Spruce 5 8` Ht. B&B As Shown on Plan Full to ground, unsheared

FLOWERING TREES CODE BOTANICAL / COMMON NAME QTY SIZE FORM SPACING REMARKS

AME
Amelanchier x grandiflora 'Autumn Brilliance' /
Autumn Brilliance Apple Serviceberry 4 10 FT B&B As Shown on Plan Well-branched, multi-stem, Min. 3 stems

MAL
Malus x 'Hargozam' TM / Harvest Gold Crab
Apple 10 10 FT B&B As Shown on Plan Well-branched, signle central leader

SHRUBS CODE BOTANICAL / COMMON NAME QTY SIZE FORM SPACING REMARKS

ARO
Aronia melanocarpa 'Autumn Magic' / Autumn
Magic Black Chokeberry 25 #5 Pot 36" o.c. Well-branched, min. 4 canes, 5' O.C

COR
Cornus sericea 'Alleman's Compact' / Dwarf
Red Twig Dogwood 25 #5 Pot 84" o.c. Well-branched, min. 4 canes, 7 O.C.

COK
Cornus sericea 'Kelseyi' / Kelsey's Dwarf Red
Twig Dogwood 31 #1 Pot 36" o.c. Full, unsheared; 2' O.C.

JUN
Juniperus chinensis 'Sea Green' / Sea Green
Juniper 30 #5 Pot 36" o.c. Full, unsheared, 4' O.C.

RHU Rhus copallina latifolium 'Prairie Flame' TM /
Dwarf Sumac 18 #5 Pot 48" o.c. Well-branched, min. 4 canes, 4' O.C.

TAX
Taxus x media 'Wardii' / Ward
Anglo-Japanese Yew 27 #5 Pot 72" o.c. Full, unsheared; 4' O.C.

GRASSES CODE BOTANICAL / COMMON NAME QTY SIZE FORM SPACING REMARKS

CAL calamagrostis x acutiflora / Feather Reed
Grass 70 #1 Pot 36" o.c. Well-rooted; 24" O.C.

CHA Chasmanthium latifolium / Northern Sea Oats 202 #1 Pot 36" o.c. Well-rooted 24" O.C.

SHRUB AREAS CODE BOTANICAL / COMMON NAME QTY SIZE FORM SPACING REMARKS

BRU Brunnera macrophylla / Siberian Bugloss 75 #1 Pot 24" o.c. Well-rooted; 24" O.C.

ECH Echinacea purpurea 'White Swan' / White
Swan Coneflower 90 #1 Pot 24" o.c. Well-rooted; 24" O.C.

RUD Rudbeckia fulgida sullivantii 'Little Goldstar' /
Little Goldstar Coneflower 323 #1 Pot 12" o.c. Well-rooted; 12" O.C.

SPO Sporobolus heterolepis / Prairie Dropseed 185 #1 Pot 18" o.c. Well-rooted; 18" O.C.

GROUND COVERS CODE BOTANICAL / COMMON NAME QTY SIZE FORM SPACING REMARKS

NAV Rhino Seed Wetland Mix 12,473
sf seed See Manufactures Specification’s

TUR Turf Sod / Drought Tolerant Fescue Blend 248,00
8 sf seed See Manufactures Specification’s

LANDSCAPE DETAILS

SCALE: AS NOTED
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A. REFER TO THE A0.X SERIES SHEETS FOR ARCHITECTURAL 
GENERAL NOTES, DRAWING, REFERENCE AND MATERIAL 
SYMBOLS, ABBREVIATIONS, AS WELL AS DIMENSIONING 
CONVENTIONS USED ON THIS SHEET.

B. FOR BASIC LIFE SAFETY AND CODE INFORMATION APPLYING 
TO THIS PROJECT, REFER TO THE G2.X SERIES SHEETS 
LOCATED PER THE PROJECT SHEET INDEX.

C. REFER TO THE A3.X SERIES SHEETS  FOR THE REFLECTED 
CEILING PLANS.

D. REFER TO THE A9.2.X SERIES SHEETS FOR PARTITION 
SYSTEMS TYPES AND DETAILS.

E. REFER TO THE A9.3.X SERIES SHEETS FOR THE INTERIOR 
OPENING SCHEDULE(S), TYPES, AND DETAILS.

F. REFER TO THE 'AF' SERIES SHEETS FOR INTERIOR FINISH 
INFORMATION.

G. REFER TO THE 'AI' SERIES SHEETS FOR INTERIOR 
FURNISHING INFORMATION.
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SPEC TAG
MANUFACTURER /

SUPPLIER SERIES/NAME COLOR SIZE INSTALLATION NOTES

EIFS
072413.A00 EIFS-01 STO CORP. STOTHERM CI 81524-500 STOLITE X FINE: 16005 SEE RCP SOFFIT ---

GLAZING
088000.A00 GL-I1 VITRO SOLARBAN 90 STARPHIRE + STARFIRE 1" IGU VISION
088000.A00 GL-I2 VITRO SOLARBAN 90 1-1/8" IGU VISION
088000.A00 GL-S1 VITRO SOLARBAN 90 1" IGU SPANDREL
088000.A00 GL-S2 VITRO SOLARBAN 90 1-1/8" IGU SPANDREL

MASONRY
042000.B01 -MORTAR SOLOMON COLORS, INC. SGS CONCENTRATED: X SERIES 10X LT. BUFF --- FOR ALL MASONRY ---
042000.A18 BRK-01 BRICK TECH ARCHITECTURAL GLEN-GERY: MARYSVILLE MARYSVILLE RED BLEND MODULAR: 3-5/8" x 2-1/4" x 7-5/8" RUNNING BOND MATCH EXISTING
042000.A10 DCM-01 ECHELON MASONRY TRENDSTONE PLUS MASONRY VENEER FOUR COLOR MIX: LINCOLN - MIDWEST STRETCHER 4FE: 3-5/8" x 7-5/8" x 15 5/8" RUNNING BOND ---
042000.A10 DCM-02 ECHELON MASONRY TRENDSTONE MASONRY VENEER FOUR COLOR MIX: GOLDSTONE - MIDWEST STRETCHER 44F: 3-5/8" x 3-5/8" x 15 5/8" RUNNING BOND ---
047200.A00 PRC-01 ROYAL STONE LLC CAST STONE VENEER LIMESTONE 5'-0" WIDTH (TYP) --- MATCH EXISTING

METAL
074213.13.A00 FMP-01 CENTRIA CONCEPT SERIES: CS-210/CS-220/CS-260 DARK BRONZE 1'-0" WIDTH VERTICAL ---
074213.13.A00 FMP-02 CENTRIA CONCEPT SERIES: CS-260 HEMLOCK GREEN (CUSTOM MATCH) 1'-0" HEIGHT HORIZONTAL MATCH EXISTING
074213.23.A02 MCM-01 ALUCOBOND ALUCOBOND PLUS EPERNAY CHAMPAGNE METALLIC VERTICAL ---
074213.23.A02 MCM-02 ALUCOBOND ALUCOBOND PLUS NEW-AGE DARK BRONZE MICA VERTICAL ---

ROOFING
075323.A00 EPDM-01 REFER TO SPEC REFER TO SPEC --- --- ---

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

A vehicle trip generation table for site uses has been included on the Site Plan drawing sheet 2. The proposed use will not 
add any detrimental nuisance to the area. 

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

For this use, the m1mmum tot area 1s 1 acre. The sile is 3.36 AC +/., No stockpiles of loose/loosefy packaged malenal& will be stored ould()()(S, Outdoor storage areas are covered W'ith 

asphalt minings and gradod to dispose of storm water. No outdoor slorago is within required ya,ds (setbacks). The existing otticelwarehoosoJmachine shop building on site Is approx. 8,000 gsf. 

l.oal:w,g and lnJck maneuvemg wil be accommodated �le. All ex.st:n!il woodtaftd along propo,ty lM515 f)f"OY'.ded r.lh..- flan butter ZOrwt Bas required. At! tn.Jck par1dng 11 tereened by ex11lll'lg vegetaUon. 

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

THE UNDERSIGNED _Alan Oversmith__ ____ __ STA TES THAT THEY ARE THE 
FREE OWNER OF THE PROPERTY OF PROPERTIES DESCRIBED ABOVE AND MAKES 
APPLICATION FOR Tl IIS SPECIAL LAND USE PERMIT. 

BY: A- D� 
•

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

Jennifer M. Austin of Boss Engineering 
------------

Name Business Affiliation 
at jennifera@bosseng.com 

Email 

FEE EXCEEDANCE AGREEMENT 

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

SIGNATURE: b 0� 

PRINT NAME: A\�....) U \}t rc;v-,,..;�\_ 

DATE: s · 2�, J.'l,_ 

PHONE:_c;_, _1_-_7_1_"_- _�_:1-'-'i.....,(,'--_ 

Revised 08-15-13, kasp 
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NOTICE OF PUBLIC HEARING – JULY 11, 2022 
REZONING 

 
June 24, 2022 
 
To Whom It May Concern: 
 
 
Please be advised that the Planning Commission of Genoa Charter Township will conduct a public 
hearing on Monday, July 11, 2022 commencing at 6:30 p.m.  As required by state law, you are 
receiving this notice because you have been identified as an owner or occupant of real property within 
300 feet of the subject parcels.  
 
The property in question is located at 840 Victory Drive, on the west side of Victory Drive, south of 
Grand River Avenue. The applicant is requesting a special land use permit for a proposed 
contractor’s yard with outdoor storage at an existing business (Two Men & A Truck). The 
request is petitioned by Alan Oversmith, Two Men & A Truck.  
 
You are invited to attend this hearing.  Members of the public will be able to speak during the public 
hearing portions of the meeting.  If, prior to the meeting, members of the public have certain questions 
or wish to provide input on any business that will be addressed at the meeting then such persons may 
contact the Planning Commissioners through Kelly VanMarter,  Township Community Development 
Director by email to Kelly@genoa.org, or by mail at 2911 Dorr Road, Brighton, Michigan 48116.  
 
Genoa Charter Township will provide necessary reasonable auxiliary aids and services to individuals 
with disabilities at the meeting/hearing upon seven (7) days' notice to the Township. Individuals with 
disabilities requiring auxiliary aids or services should contact the Township in writing or by calling at 
(810) 227-5225.   
 
 
Sincerely, 
 
 
 
Kelly VanMarter,  
Assistant Township Manager / Community Development Director 

mailto:Kelly@genoa.org


 

 
www.safebuilt.com 

June 22, 2022 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised submittal from Two Men and a Truck for a 
contractor’s yard with outdoor storage on a previously developed 3.36-acre lot within the Grand Oaks 
West Industrial Park (revised plans dated 6/7/22). 
 
A. Summary 
 
1. Section 19.03 General Special Land Use Standards: 

a. The project is generally consistent with the Master Plan recommendations for this site/area of the 
Township. 

b. In order to make favorable findings related to compatibility and impacts, the use conditions of 
Section 8.02.02(b) need to be met to the Township’s satisfaction. 

c. The applicant must address any comments provided by the Township Engineer and/or Brighton 
Area Fire Authority regarding public facilities and services. 

2. Section 8.02.02(b) Use Conditions: 
a. The Commission may allow gravel surfacing of the outdoor storage area, pending a 

recommendation from the Township Engineer. 
b. We suggest the applicant slightly extend the gravel area in the southwest corner to accommodate 

the truck turning template. 
c. The Commission may allow existing vegetation to remain in lieu of new buffer zone requirements 

along the rear and sides of the property. 
3. Site Plan Review: 

a. The required parking spaces within the outdoor storage area are surfaced with gravel, which 
requires Planning Commission approval based on input from the Township Engineer. 

b. The front yard of the site contains multiple easements, which preclude the required greenbelt tree 
plantings. 

c. We suggest the applicant modify the existing light fixtures by adding shielding, or provide new 
fixtures to comply with current Ordinance standards. 

d. If the existing waste receptacle enclosure does not have a gate across the front, one must be 
added, per current Ordinance standards. 

e. Given the location of the waste receptacle, the applicant will need schedule pick-up when the 
parking lot is not full. 

f. The applicant must address any site plan comments provided by the Township Engineer and/or 
Brighton Area Fire Authority. 

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

Subject: Two Men and a Truck – Special Land Use and Site Plan Review #2 
Location: 840 Victory Drive – west side of Victory Drive, south of Grand River Avenue 
Zoning: IND Industrial District 
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Aerial view of site and surroundings (looking north) 

 
B. Proposal/Process 
 
The site contains an 8,000 square foot building and the applicant proposes to incorporate an outdoor 
storage area in the rear yard of the property. 
 
Contractor’s yards with outdoor storage are special land uses in the IND (Table 8.02).  Such uses are also 
subject to the conditions of Section 8.02.02(b).   
 
Procedurally, the Planning Commission is to review the special land use, site plan, and Environmental 
Impact Assessment, and put forth a recommendation on each to the Township Board following a public 
hearing. 
 
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 and the Grand Oaks West 

Industrial Park as Industrial.  This classification is intended for “industrial uses such as research, 
wholesale and warehouse activities and light industrial operations.”   
 
The proposed use of a contractor’s yard with outdoor storage would be viewed as a light industrial 
operation, per this description, and is generally consistent with the Master Plan guidance for this 
site/area. 
 

2. Compatibility.  Victory Drive is developed with light industrial uses, many of which have accessory 
outdoor storage. 
 
The use conditions of Section 8.02.02(b) are intended to help ensure compatibility.  Provided these 
conditions are met to the Township’s satisfaction, the proposal is expected to be compatible with the 
surrounding area. 
 

3. Public Facilities and Services.  As a previously developed site within an industrial park, we 
anticipate that necessary public facilities and services are already in place.   
 
However, the applicant must address any comments provided by the Township Engineer and/or 
Brighton Area Fire Authority related to this criterion. 
 

Subject site 
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4. Impacts.  Similar to the comment above, the use conditions of Section 8.02.02(b) are intended to 

limit impacts of the proposal upon the site and surrounding properties.   
 
Provided these conditions are met to the Township’s satisfaction, surrounding properties are not 
expected to be adversely impacted by the proposal. 
 

5. Mitigation.  If further concerns arise as part of the review process, the Township may require 
additional efforts to mitigate potential adverse impacts. 

 
D. Use Conditions 
 
Contractor’s yards with outdoor storage are subject to the use conditions of Section 8.02.02(b), as 
follows: 
 
1. Minimum lot area shall be one (1) acre.  
 
The subject site contains 3.36 acres of lot area. 
 
2. Any stockpiles of soils, fertilizer or similar loosely packaged materials shall be sufficiently 

covered or contained to prevent dust or blowing of materials.  
 
The application form states that no such materials will be stored outdoors.   
 
3. All outdoor storage areas shall be paved with a permanent, durable and dustless surface and 

shall be graded and drained to dispose stormwater without negatively impact adjacent 
property. The Township Board, following a recommendation of the Planning Commission and 
the Township Engineer, may approve a gravel surface for all or part of the display or storage 
area for low intensity activities, upon a finding that neighboring properties and the 
environment will not be negatively impacted.  

 
The applicant proposes gravel surfacing for the outdoor storage area.  The Commission may allow the use 
of gravel, pending a recommendation from the Township Engineer. 
 
4. No outdoor storage shall be permitted in any required yard (setback) of buildings for the 

district in which the outdoor display, sales or storage use is located. Any approved outdoor sales 
or display with a parking lot shall meet the required parking lot setback; provided the Planning 
Commission may require additional landscaping screening or ornamental fencing.  

 
The outdoor storage area is situated outside of required side and rear yard setbacks.  Furthermore, the 
application form states that there will be no outdoor storage within required yards.   
 
5. The site shall include a building of at least five hundred (500) feet of gross floor area for office 

use in conjunction with the use.  
 
The existing building provides a gross floor area of 8,000 square feet. 
 
6. All loading and truck maneuvering shall be accommodated on-site.  
 
Sheet 6 of the revised site plan includes a truck turning template for an emergency vehicle.  All 
un/loading will occur on-site, though the template depicts a small area of encroachment onto the lawn in 
the southwest corner 
 
We suggest the applicant slightly extend the gravel drive area to accommodate this encroachment.   
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7. All outdoor storage area property lines adjacent to a residential district shall provide a buffer 

zone A as described in Section 12.02. A buffer zone B shall be provided on all other sides. The 
Planning Commission may approve a six (6) foot high screen wall or fence, or a four (4) foot 
high landscaped berm as an alternative.  

 
The properties to the north and south are zoned IND, though the property to the west (rear) is zoned for 
residential purposes (HDR).  As such, a Buffer Zone B is required along both sides, and a buffer zone A 
is required along the rear of the site. 
 
As depicted on the plans, the north side and rear of the property contain large existing wooded areas, 
while the south side includes 20+ mature trees.  The revised plan also includes 2 new canopy trees along 
the south side lot line. 
 
Section 12.02.13 allows the Commission to waive or modify current landscaping requirements based 
upon the presence of existing natural vegetation. 
 
8. The height of all material and equipment stored in an outdoor storage area shall not exceed the 

height of any landscape screening, wall or fence. Boats and recreational vehicles may exceed the 
height of the fence provided that they are setback from the fence a distance equal to their 
height. Storage of materials up to the height of the adjacent building wall may be permitted in 
the rear yard if it is illustrated on the site plan, the rear yard does not abut a residential district 
or face an expressway, and such storage is confined to within twenty (20) feet of the building. 

 
The outdoor storage area is intended for moving trucks and trailers.  Based on previous projects, such 
items typically have a height of 12 to 14 feet. 
 
The nature of the existing vegetation is such that this standard is met along the north side and rear.  As 
noted above, two new canopy trees are proposed to supplement the existing trees along the south side lot 
line.  As a result, we are of the opinion that this standard will be met. 
 
E. Site Plan Review 
 
1. Dimensional Requirements.  The project has been reviewed for compliance with the dimensional 

requirements of the IND, as follows: 
 

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

Max. 
Height 
(feet) 

Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard 

Parking 
Lot 

IND 1 150 85 25 40 20 front 
10 side/rear 

40% building 
85% impervious 30 

Proposed 3.36 275 105 105 (N) 
69 (S) 342 40 front 

20 side (S) 
5.4% building 

23% impervious 
Not 

provided 
 
There is no information provided for the existing building, though no alterations are proposed and 
building height is within that allowed by Ordinance (based on review of aerial photos). 
 

2. Pedestrian Circulation.  As an industrial area, public sidewalks are not required, nor proposed. 
 
The plan does depict an existing concrete walk along the south side of the building as a buffer 
between the drive aisle and building. 
 

3. Vehicular Circulation.  The site currently has a paved, full turning movement driveway to/from 
Victory Drive. No changes are proposed to the existing drive.   
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The internal drive provides sufficient width for two-way travel around the site, though the aisle on the 
north side will require travel near the building should 2 vehicles be there at the same time (unlikely 
given this is noted as staff parking). 
 
The applicant must address any comments provided by the Township Engineer and/or the Brighton 
Area Fire Authority with respect to vehicular circulation. 

 
4. Parking.  Based on the information provided, the site requires a total of 39 spaces – 32 for the 

proposed use and 7 for a separate suite within the existing building.   
 

The existing site provides 21 parking spaces, including 2 barrier-free spaces, while the outdoor 
storage area includes space for 19 vehicles and/or moving trucks and trailers. 

 
 The spaces at the rear of the site are within the gravel storage area.  Parking lots are to be hard-

surfaced, unless otherwise approved by the Planning Commission based on input from the Township 
Engineer. 
 

5. Landscaping.  The project proposes to retain existing vegetation and plant 2 new canopy trees to 
address the buffer zone requirements previously identified. 

 
There is a deficiency in greenbelt tree plantings; however, it is important to note that the front of the 
site contains multiple easements, which preclude new plantings. 

 
6. Exterior Lighting.  The lighting plan (Sheet 6) identifies 7 existing wall mounted fixtures.   
 
 Specifications note the use of LED fixtures, though they shine light outward as opposed to downward.  

We suggest the applicant modify the existing fixtures by adding shielding, or provide new fixtures to 
comply with current Ordinance standards. 

 
 The photometric plan complies with maximum allowable light intensities (both on site and along 

property lines).  
 

7. Waste Receptacle/Enclosure.  The site contains an existing waste receptacle/enclosure north of the 
building in the non-required side yard (per Ordinance standards).  The plan depicts an enclosure and 
concrete base pad, and photos of existing conditions have been added to the revised plans. 

 
 It is unclear whether a gate is provided across the front of the enclosure.  If one it not, then the 

applicant should add one. 
 
 The receptacle will also be difficult to access when the parking lot is full.  As such, the applicant will 

need to make arrangements for appropriate pick-up times. 
 
8. Impact Assessment.  The submittal includes the required Environmental Impact Assessment (revised 

June 7, 2022).  In summary, the Assessment notes that the proposal is not expected to have an adverse 
impact upon natural features, stormwater, surrounding land uses, public services/utilities, or traffic 
and pedestrians.   

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

Brian V. Borden, AICP 
Michigan Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

June 20, 2022 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Two Men and a Truck 

Site Plan Review No. 2 
 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a second review of the existing Two Men and a Truck site plan last dated June 7, 2022. The 
plans were prepared by Boss Engineering on behalf of Two Men and a Truck. The site is located on the west side 
of Victory Drive. Most of the proposed improvements depicted on the site plan have already been completed and 
include additional parking lot space. The storm drainage improvements shown on the plans are proposed and have 
not yet been completed. We offer the following comments: 
 
GENERAL 

1. The existing parking lot to the west is shown as asphalt millings. Genoa Township requires that parking 
lots must be paved with a concrete curb and gutter. The primary use of the west lot is for storage of corporate 
vehicles, and we have no objection to the use of asphalt millings for the proposed use. 
 

2. Approval from the fire authority should be provided to the Township prior to approval.  

DRAINAGE AND GRADING 

1. The original site plan for the property from 1996 shows a drainage swale on the west side of the site that 
was intended to direct flow from the north side of the site to the on-site detention basin. As part of this 
project the Petitioner is proposing to redirect flow around the expanded parking area to the existing 
detention basin that is being expanded. Currently the provided detention basin calculations are done with 
the old Livingston County Drain Commissioner (LCDC) standards, but the LCDC standards have been 
updated recently and the existing detention basin expansion should be designed using the new standards. 

 
We recommend the petitioner address the above comments and resubmit for additional review. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Byrne, P.E. 
Vice President Project Engineer 
 



June 14, 2022

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI  48116

RE: Two Men And a Truck
840 Victory Drive
Genoa Twp., MI

Dear Kelly:

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans were
received for review on June 10, 2022 and the drawings are dated March 30, 2022 with latest
revisions dated June 7, 2022. The project is based on an existing 3.36-acre parcel with an 8,000
square foot B/F-1/S-1 mixed-use structure. The applicant is proposing an increase of outdoor
vehicle storage located along the rear of the parcel. The plan review is based on the
requirements of the International Fire Code (IFC) 2021 edition.

1. Truck and trailer parking along the rear of the building shall not impede access to or obstruct
clear access to exterior doors or egress doors. Please provide a floor plan indicating door
locations and clear paths of egress and access to both portions of the structure. (New
elevations and floor plans indicate that there are no doors where outdoor truck parking is
proposed.)

2. The fire authority had no previous knowledge of the applicant occupying the structure. An
inspection for occupancy must be completed. (Acknowledged by the applicant)

3. The tenant warehouse square footage of 2,800 exceeds what is permissible for the storage of
upholstered furniture and mattresses without fire sprinkler protection. Clarification of the
warehouse use shall be provided and will be verified on inspection. (The warehouse storage
use SHALL exclude upholstered furnishings and mattresses. The Fire Authority has spoken
with the owner and is requiring a Notorized affidavit stating that; “Due to the lack of
economic feasibility, at this time fire sprinkler protection will not be provided. Without fire
sprinklers the owner and operator acknowledge with full understanding that they may not
store upholstered furnishing and/or mattresses within the building.” Furthermore we will be
working with the owner on issues related to storage configuration and layout within the
building to provide additional guidance of potential storage concerns.)

IFC 903.2.9.4

4. The integrity of the separation wall between the applicant and the adjacent space must be
verified by a licensed building inspector for proper construction to be considered a
separated mixed-use. If the separation is properly rated the square footage of the
warehouse far exceeds allowable in Item #2 above. (Acknowledged by the applicant)

5. The building 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. If the
new occupant has a separate address or suite number it shall be provided to the fire
authority. (Existing address meets this requirement.)



June 14, 2022
Page 2

Two Men And a Truck
840 Victory Drive
Site Plan Review

IFC 505.1

6. Fire lane signage shall be provided along the drive around the building every 50-feet.
Include the location of the proposed fire lane signage and a detail of the fire lane sign in the
submittal. (Additional fire lane signage has been provided as required, with an appropriate
detail, however, following site visit on 6/14/2022 it was determined that the southernmost
parking space along the back of the building encroaches on emergency vehicle access
around the building.  This space shall also be marked as  “No Parking Fire Lane”.)

IFC 503.3

7. A minimum vertical clearance of 13½ feet shall be maintained along the length of all
apparatus access drives. This includes but is not limited to porte-cochere’s, lighting, and
large canopy trees. (Acknowledged by the applicant)

IFC 503.2.1

8. The location of a Knox Box shall be indicated on future submittals. The Knox box shall be
located adjacent to the main entrance of the structure, in a location coordinated with the
fire authority. (A knox box is located on the East side of the building and is indicated on
drawing Sheet 3.)

IFC 506.1

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

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, FM, CFPS
Fire Marshal

cc:Amy Ruthig amy@genoa.org

www.brightonareafire.com

mailto:amy@genoa.org


From: Matt Bolang
To: Amy Ruthig
Cc: Aaron Aumock
Subject: Genoa LCHD Reviews
Date: Tuesday, April 19, 2022 3:46:41 PM
Attachments: image002.png

image003.png
image007.png
image008.png
image001.png

Hi Amy,
 
We have reviewed all of the current proposals.  Below are our comments:
 

·         St. Joes:  Will be connected to MHOG water and sewer.  No LCHD review.  Any potential new
or remodeled food service will need to be reviewed by our department for licensure.

·         Two Men and a Truck:  We recommend that the new owner samples the well for bacteria,
nitrates, and arsenic.  We are available to review the results. 

·         Lanning Daycare:  The septic system was replaced in 2020, likely due to overuse by the
daycare.  We oversized the system and required the installation of a diverter valve so the old
system could be used again in the future.  As part of the LARA licensing process, LCHD would
be required to inspect the facility including the well and septic.  Our last record of a licensing
inspection was 2004. 

·         Panda: We have no comments initially.  They will need LCHD approval in conjunction with
the building department before approved to operate and issued a food service license. 

 
Let me know if you have any questions.  Also in the future you can email the proposed projects
directly to Aaron Aumock (copied on this email).
 
Thanks,
Matt
 
 
Matt Bolang, MSA, REHS
Deputy Health Officer 
Director of Environmental Health
Livingston County Health Department
2300 East Grand River
Howell, MI 48843
 
517-552-6870 | www.lchd.org   

 
E-mail Confidentiality Notice: This message, including any attachments, is intended solely for the use of the named recipient(s) and may contain
confidential and/or privileged information.  Any unauthorized review, use, disclosure, or distribution of any confidential and/or privileged

mailto:MBolang@livgov.com
mailto:amy@genoa.org
mailto:AAumock@livgov.com
http://www.lchd.org/
http://www.lchd.org/
http://www.phaboard.org/
https://www.facebook.com/myLCHD
amy
Highlight
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IMPACT ASSESSMENT 
For  

Two Men and a Truck Site Plan Submittal 
GENOA TOWNSHIP 

LIVINGSTON COUNTY, MICHIGAN 
 
 
 

Prepared for: 
 

Applicant 
Two Men and a Truck 

840 Victory Lane 
Howell, Michigan 48843 

 
  Owner: 

 Mr. Alan Oversmith 
120 Dino Drive 

Ann Arbor, MI  48103 
 
 
 

Prepared by: 
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Boss Engineering 
3121 E Grand River 

Howell, MI 48843 
 

March 30, 2022 
Revised June 7, 2022  
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DISCUSSION ITEMS 

 
A. Name(s) and address(es) of person(s) responsible for preparation of the Impact 

Assessment and a brief statement of their qualifications. 
 
Prepared by: 
 
Jennifer M. Austin, PLA 
Boss Engineering 
3121 E Grand River 
Howell, MI 48843 
 
Prepared for: 
 
Applicant & Owner:      
Alan Oversmith       
125 Dino Drive     
Ann Arbor, MI  48103 
 
 

B. Description of the site, including existing structures, man-made facilities, and natural 
features, all-inclusive to within 10’ of the property boundary.  

 
The subject property (840 Victory Drive) is part of Tax ID # 4711-05-303-008 in the SE ¼ of 
Section 6, Genoa Township, Livingston County, MI, and is Lot 8 of the Grand Oaks West 
Industrial Park on Victory Drive, just off East Grand River in Howell. 
 
The subject site is bordered: 
• North by a vacant parcel zoned Industrial, East by Victory Drive and a parcel zoned 

Industrial, South by a parcel zoned Industrial and occupied by self-storage, and West by a 
parcel zoned Medium Density Residential.  

 
Current zoning of the subject site is Industrial and is occupied by an approximately 8,000 gsf 
building with two uses:  Suite A is an office/warehouse for Two Men and A Truck and Suite B 
is an office/machine shop for Patrick Carbide Die.  Special land use is being requested for a 
Contractor’s Outdoor Storage Yard to park moving trucks and trailers.   
 
The driveway entrance off Victory Drive provides access to staff and visitor parking (29 total 
spaces) and commercial vehicle parking on the west side of the building (7 moving truck and 
4 trailer parking spaces). The moving trucks are roughly 7’ x 35’ and typically parked at the 
rear of the building along with (2) 7’ x 18’ trailers. The trucks are dispatched around 8:00 a.m. 
and return anytime between mid-day and 6:00 p.m.  The Suite B use operates from 8:00 a.m. 
to 5:00 p.m. and employs 6 staff during max shift hours.  Suite A Two Men and A Truck 
employs 17 staff during max shift hours. 
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C. Impact on natural features: A written description of the environmental characteristics 
of the site prior to development, i.e., topography, soils, vegetative cover, drainage, 
streams, creeks or ponds. 

 
The Marian and Genoa County Drain runs along the west and north perimeter of the 
site.  Topography of the parcel features low areas at the northeast corner and 
southwest portion with wetland areas connected to the county drain.  Soils are 
classified by the USDA Natural Resources Conservation Service map as Carlisle muck 
with 0-2% slopes, Gilford Sandy Loam with 0-2% slopes and Wawasee Loam with 2-6% 
slopes and is depicted on Existing Conditions drawing Sheet 2.  The woodland buffer 
between Marion and Genoa County Drain and most of the site contains a dense 
understory that is primarily composed of gray and red osier dogwood shrubs, and 
invasive buckthorn trees. Several deciduous canopy trees stand within this buffer that 
include Black Cherry, Boxelder, American Elm, and various Oak species, each ranging 
in size from 6-13" diameter at breast height. The trees are spaced approximately 20' 
apart.  Large trees over 8” D.B.H. outside of the larger woodland areas are shown on 
Existing Conditions drawing Sheet 2.  
 

 
SPECIFIC OVERVIEW 
 

D. Impact on storm water management: description of soil erosion control measures 
during construction. 

 
On-site drainage -- flow from the north side of the site and the west parking area -- will 
be directed through swales to the enlarged existing detention basin in the southwest 
portion of the site, and to the Marion Genoa County Drain at the west end of the site.  An 
existing control structure and pipe will handle discharge from the basin outlet to the 
Marion and Genoa County Drain which then flows to the south and a basin west of 
Chilson Road and just north of I-96 (according to the Livingston County Drain 
Commissioner Marion Genoa Drain map).  Existing drainage at the front (east) side of 
the building flows to the existing wetland to the north and to the drainage along Victory 
Drive. 
 

E. Impact on surrounding land use: Description of proposed usage and other man-made 
facilities; how it conforms to existing and potential development patterns. Effects of 
added lighting, noise or air pollution which could negatively impact adjacent 
properties. 

 
The single 8,000 square foot building on site houses two uses: warehouse/office and machine 
shop/office.  The warehouse/office use by Two Men and a Truck is requesting approval of 
special use of contractor’s yard outdoor storage for parking of commercial vehicles (moving 
trucks and trailers.)  A tenant of the building in Suite B is the manufacturing use.  These uses 
are compatible with the surrounding Industrial uses and no new impacts to the area are 
proposed. 
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F. Impact on public facilities and services: Description of number of residents, 
employees, patrons, and impact on general services, i.e., schools, police, fire. 

 
The warehouse/office/contractor’s yard use employs a total of 17 staff.  The machine 
shop/office use employs 6 staff.  No additional employees are expected.  The impact on 
existing public facilities and services will not change.   
 
Normal police and fire protection services should remain unchanged. 
 

G. Impact on public utilities: description of public utilities serving the project, i.e., water, 
sanitary sewer, and storm drainage system. Expected flows projected in residential 
units. 

An on-site well provides water to the building and MHOG Public sanitary sewer services the 
building.  No change to these services is planned. 
 
 

H. Storage or handling of any hazardous materials: Description of any hazardous 
materials used, stored, or disposed of on-site. 

 
No hazardous materials are stored on site.  Moving trucks and enclosed trailers are stored 
outdoors. Moving equipment (dollies, etc), boxes and packing supplies sold to customers are 
stored on site.  Occasionally customer household goods (appliances, etc) are stored inside the 
building for short periods of time when they are unable to move into their new homes right 
away.  However, no upholstered furniture and mattresses will be stored on site as per Brighton 
Area Fire Authority review comments and verified upon inspection. 
 
No outdoor storage will be located within the required 25-foot side yard setbacks nor any other 
required yard setback. 
 

I. Impact on traffic and pedestrians:  Description of traffic volumes to be generated and 
their effect on the area. 

 
The driveway entrance off Victory Drive provides access to staff and visitor parking (29 total 
spaces) and commercial vehicle parking on the west side of the building (7 moving truck 
spaces).  Trucks are dispatched around 8:00 a.m. and return anytime between mid-day and 
6:00 p.m.  The Suite B use operates from 8:00 a.m. to 5:00 p.m. and employs 6 staff during 
max shift hours.  Suite A Two Men and A Truck employs 17 staff during max shift hours.  No 
increase in this traffic volume is planned. 
 

J. Special provisions:  Deed restrictions, protective covenants, etc. 
 
None. 

 
K. Description of all sources: 

 
• Genoa Township Zoning Ordinance 
• Natural Resources Soil Conservation Services, USDA 
• Livingston County Drain Commissioner Marion Genoa Drain Map 

(https://www.livgov.com/drain/Documents/drainagemaps/Genoa%20Twp/Marion%20
Genoa%20-2017.pdf) 

https://www.livgov.com/drain/Documents/drainagemaps/Genoa%20Twp/Marion%20Genoa%20-2017.pdf
https://www.livgov.com/drain/Documents/drainagemaps/Genoa%20Twp/Marion%20Genoa%20-2017.pdf
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FOR

SITE PLAN

GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN
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SHEET INDEX

PROPERTY DESCRIPTION:
PART OF SOUTHEAST QUARTER, SECTION 6

TWO MEN & A TRUCK
125 DINO DRIVE
ANN ARBOR, MI  48103
517-719-6796
CONTACT: MR. ALAN OVERSMITH

INDEMNIFICATION STATEMENT

LOCATION MAP

3121 E. GRAND RIVER AVE.
HOWELL, MI.  48843

517.546.4836  FAX 517.548.1670
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SITE DATA:
GENOA TOWNSHIP
PARCEL # 4711-05-303-008
840 VICTORY DRIVE
HOWELL, MI  48843
3.36 AC +/-

ZONING:  INDUSTRIAL
EXISTING OFFICE BUILDING SF: ~ 8,000 GSF
EXISTING BUILDING USE: OFFICES/WAREHOUSE/MACHINE SHOP
PROPOSED SPECIAL USE:  CONTRACTORS YARD WITH OUTDOOR STORAGE OF

MOVING TRUCKS AND TRAILERS

MIN. LOT AREA REQUIRED FOR ZONING: 1 ACRE
TOTAL EX. LOT AREA: 3.36 AC +/-  (~146,362 SQ FT)

MIN. LOT WIDTH: 150 FT TOTAL EXISTING LOT WIDTH: 278.40 FT
MAX. LOT COVERAGE: 40% BLDG, 85% IMPERVIOUS
EXISTING LOT COVERAGE: 5.4% BLDG, 23% IMPERVIOUS
IMPERVIOUS AREAS =

EXISTING ASPHALT MILLINGS PARKING 16,835 SF (0.38 AC)
EXISTING CONCRETE PARKING/SIDEWALK 1,722 SF (0.04 AC)
EXISTING ASPHALT PARKING 14,706 SF (0.34 AC)
EXISTING BUILDING 8,000 SF (0.18 AC)

PERVIOUS AREAS = EX. LAWN/VEGETATION/WETLAND/COUNTY DRAIN 105,098 SF  (2.41 AC)

MIN. SETBACKS REQUIRED:   EXISTING SETBACKS:
FRONT:  50-FT IF NO PARKING IN FRONT YARD 105.70 FT
REAR:  80-FT  342.83 FT
SIDES: 25-FT 105.22 FT (NORTH), 69.70 FT (SOUTH)

PARKING CALCULATION:
SUITE A EXISTING USE: WAREHOUSING
PROPOSED SPECIAL USE: LIGHT INDUSTRIAL (CONTRACTOR'S YARD) = 1.5 SPACE PER EACH
1,000 SF OF GROSS FLOOR AREA OR 1.2 SPACES PER EMPLOYEE AT PEAK SHIFT
WHICHEVER IS GREATER, PLUS 1 SPACE FOR EACH CORPORATE VEHICLE

17 EMPLOYEES AT PEAK SHIFT = 17 * 1.2 = 20.4 SPACES, PLUS 11 CORPORATE 
VEHICLES (MOVING TRUCKS AND TRAILERS)

SUITE B USE:  LIGHT INDUSTRIAL OFFICE/MACHINE SHOP (PATRICK CARBIDE DIE, LLC) = 1.5
SPACES PER 1,000 SF, OR 1.2 SPACES PER EMPLOYEE AT PEAK SHIFT WHICHEVER IS
GREATER; PLUS 1 SPACE FOR EACH CORPORATE VEHICLE

1.2 SPACES PER EMPLOYEE * 6 = 7.2 SPACES

SPACES REQUIRED: 29 SPACES, PLUS 11 SPACES FOR CORPORATE VEHICLES
PROVIDED: 29 SPACES INCLUDING 2 ADA SPACES, PLUS 11 CORPORATE VEHICLE 

SPACES (MOVING TRUCKS AND TRAILERS)

SITE PLAN NOTES
1. CURRENT ZONING OF THE SUBJECT SITE IS INDUSTRIAL AND IS

OCCUPIED BY AN 8,000 GSF BUILDING WITH TWO USES:
- SUITE A IS AN OFFICE/WAREHOUSE FOR TWO MEN AND A TRUCK
- SUITE B IS AN OFFICE/MACHINE SHOP FOR PATRICK CARBIDE DIE.

2. THE DRIVEWAY ENTRANCE OFF VICTORY DRIVE PROVIDES ACCESS TO
STAFF AND VISITOR PARKING (29 TOTAL SPACES) AND COMMERCIAL 
VEHICLE PARKING ON THE WEST SIDE OF THE BUILDING (7 MOVING 
TRUCK AND 4 TRAILER SPACES).

3. MOVING TRUCKS ARE ROUGHLY 7' X 35' AND TYPICALLY PARKED AT
THE REAR OF THE BUILDING ALONG WITH (2) 7' X 18' TRAILERS.

4. TRUCKS ARE DISPATCHED AROUND 8:00 A.M. AND RETURN ANYTIME 
BETWEEN MID-DAY AND 6:00 P.M.

5. SUITE A USE (TWO MEN AND A TRUCK) EMPLOYS 17 STAFF DURING
MAX SHIFT HOURS.

6. SUITE B USE OPERATES FROM 8:00 A.M. TO 5:00 P.M. AND EMPLOYS 6 
STAFF DURING MAX SHIFT HOURS.

7. A MINIMUM VERTICAL CLEARANCE OF 13.5' SHALL BE MAINTAINED
THROUGHOUT THE SITE FOR EMERGENCY VEHICLE ACCESS.

8. ALL DRIVEWAYS AND PARKING LOT AISLES SHALL BE ACCESSIBLE AT 
ALL TIMES FOR EMERGENCY VEHICLES AND REGULAR SNOW REMOVAL.

9. BUILDING ADDRESS (A MINIMUM OF 6" HIGH CHARACTERS OF 
CONTRASTING COLOR AND CLEARLY VISIBLE FROM THE STREET) 
ARE LOCATED ON THE SOUTH CORNER OF THE EAST SIDE OF THE
BUILDING.

NOTE: THE BUILDING IS SERVICED BY
PUBLIC SEWER FROM VICTORY DRIVE

E. THIS USE IS COMPATIBLE WITH SURROUNDING INDUSTRIAL USES
AND NO NEW IMPACTS TO THE AREA ARE PROPOSED.

F. THE WAREHOUSE/OFFICE/CONTRACTOR'S YARD USE EMPLOYS A
TOTAL OF 17 STAFF.  THE MACHINE SHOP/OFFICE USE EMPLOYS 6
STAFF.  NO ADDITIONAL EMPLOYEES ARE EXPECTED.  THE IMPACT
ON EXISTING PUBLIC FACILITIES AND SERVICES WILL NOT CHANGE.
NORMAL POLICE AND FIRE PROTECTION SERVICES SHOULD REMAIN
UNCHANGED.

G. AN ON-SITE WELL PROVIDES WATER TO THE BUILDING AND MHOG
PUBLIC SANITARY SEWER SERVICES THE BUILDING.  NO CHANGE
TO THESE SERVICES ARE PLANNED.

H NO HAZARDOUS MATERIALS ARE STORED ON SITE.  MOVING 
TRUCKS AND ENCLOSED TRAILERS ARE STORED OUTDOORS. 
MOVING EQUIPMENT (DOLLIES, ETC), BOXES AND PACKING 
SUPPLIES SOLD TO CUSTOMERS ARE STORED ON SITE.  
OCCASIONALLY CUSTOMER HOUSEHOLD GOODS (APPLIANCES,
ETC) ARE STORED FOR SHORT PERIODS OF TIME WHEN
CUSTOMERS ARE UNABLE TO MOVE INTO THEIR NEW HOMES RIGHT
AWAY.  HOWEVER, NO UPHOLSTERED FURNITURE AND
MATTRESSES WILL BE STORED ON SITE AS PER BRIGHTON AREA
FIRE AUTHORITY REVIEW COMMENTS AND VERIFIED UPON
INSPECTION.

NO OUTDOOR STORAGE WILL BE LOCATED WITHIN THE REQUIRED
25-FOOT SIDE YARD SETBACKS NOR ANY OTHER REQUIRED YARD
SETBACK.

IMPACT STATEMENT NOTES
I. TWO DRIVEWAY ENTRANCES OFF VICTORY DRIVE PROVIDE 

ACCESS TO STAFF AND VISITOR PARKING (29 TOTAL SPACES) 
AND COMMERCIAL VEHICLE PARKING ON THE WEST SIDE OF THE
BUILDING (7 MOVING TRUCK SPACES).  TRUCKS ARE 
DISPATCHED AROUND 8:00 A.M. AND RETURN ANYTIME BETWEEN
MID-DAY AND 6:00 P.M.  THE SUITE B USE OPERATES FROM 8:00
A.M. TO 5:00 P.M. AND EMPLOYS 6 STAFF DURING MAX SHIFT 
HOURS.  SUITE A TWO MEN AND A TRUCK EMPLOYS 17 STAFF 
DURING MAX SHIFT HOURS.  NO INCREASE IN THIS TRAFFIC 
VOLUME IS PLANNED.

GENOA TOWNSHIP LANDSCAPE REQUIREMENTS PER ARTICLE 12:
1. GREENBELT : 20 FT WIDE GREENBELT ALONG PUBLIC STREET ROW INCLUDING (1) CANOPY TREE FOR EVERY FORTY

LINEAR FEET OF FRONTAGE. OR SUBSTITUTE EVERGREEN TREES FOR 50% OF REQUIRED TREES .
REQUIRED: 7 CANOPY TREES (275 LF /40 LF)
PROVIDED: A 12 FT WIDE PUBLIC UTILITY EASEMENT AND A 66 FT WIDE PRIVATE GAS PIPELINE EASEMENT ARE

LOCATED ALONG THE ROAD FRONTAGE AND TREES CANNOT BE PLANTED IN THIS AREA.
2. BUFFER: BUFFER ZONE B REQUIRED PER ORDINANCE8.02.02 (b):  (20 FT WIDE, 6 FT HIGH CONTINUOUS WALL OR 3 FOOT

HIGH BERM) ALONG WEST PROPERTY LINE (MULTIPLE FAMILY RESIDENTIAL) WITH 1 CANOPY TREE, 1 EVERGREEN TREE
AND 4 SHRUBS PER EACH 30 LF.

REQUIRED: 278 LF / 30 = 9.27 CANOPY TREES, 9.27 EVERGREEN TREES AND 37 SHRUBS
PROVIDED: AN EXISTING WOODLAND BUFFER AT LEAST 60 FT DEEP SCREENS ALONG THE WEST AND NORTH 

PROPERTY LINES.  THIS WOODLAND CONSISTS OF DENSE UNDERSTORY THAT IS PRIMARILY 
COMPOSED OF GRAY DOGWOOD, RED OSIER DOGWOOD SHRUBS, AND INVASIVE BUCKTHORN TREES.
SEVERAL DECIDUOUS CANOPY TREES STAND WITHIN THIS BUFFER THAT INCLUDE BLACK CHERRY,
BOXELDER, AMERICAN ELM, AND VARIOUS OAK SPECIES, EACH RANGING IN SIZE FROM 6-13" 
DIAMETER AT BREAST HEIGHT. THE TREES ARE SPACED APPROXIMATELY 20' APART.

3. PARKING LOT:
MINIMUM TREES IN PARKING AREA -- 1 CANOPY TREE AND 100 SF OF LANDSCAPED AREA PER 10 SPACES

REQUIRED: 30 SPACES / 10 = 3 CANOPY TREES AND 300 SF LANDSCAPE AREA
PROVIDED: EXISTING WOODLANDS ADJACENT TO NORTH PARKING AREA; 6 CANOPY TREES  AND OVER 300 SF

OF LANDSCAPE AREA ADJACENT TO SOUTH PARKING AREA

EXISTING WASTE RECEPTACLE FACING EASTEXISTING WASTE RECEPTACLE FACING WEST

G:\22-055\DWG\SP\22-055 SP.dwg, 6/7/2022 1:09:47 PM, AutoCAD PDF (General Documentation).pc3
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SOIL EROSION CONTROL MEASURES
P=PERMANENT  T=TEMPORARY

TOTAL AREA OF DISTURBANCE = 0.15 AC     (6,439 SF)

SEE SHEET 7 FOR DETAILS AND SESC NOTES
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GENOA TOWNSHIP LANDSCAPE REQUIREMENTS PER ARTICLE 12:
1. GREENBELT : 20 FT WIDE GREENBELT ALONG PUBLIC STREET ROW INCLUDING (1) CANOPY TREE FOR EVERY FORTY LINEAR

FEET OF FRONTAGE. OR SUBSTITUTE EVERGREEN TREES FOR 50% OF REQUIRED TREES .
REQUIRED: 7 CANOPY TREES (275 LF /40 LF)

PROVIDED: 7 CANOPY TREES

2. BUFFER: BUFFER ZONE B REQUIRED PER ORDINANCE 8.02.02 (b):  (20 FT WIDE, 6 FT HIGH CONTINUOUS WALL OR 3 FOOT
HIGH BERM) ALONG WEST PROPERTY LINE (MULTIPLE FAMILY RESIDENTIAL) WITH 1 CANOPY TREE, 1 EVERGREEN TREE AND
4 SHRUBS PER EACH 30 LF.

REQUIRED: 278 LF / 30 = 9.27 CANOPY TREES, 9.27 EVERGREEN TREES AND 37 SHRUBS

PROVIDED: AN EXISTING WOODLAND BUFFER AT LEAST 60 FT DEEP SCREENS ALONG THE WEST AND NORTH 
PROPERTY LINES.  THIS WOODLAND CONSISTS OF DENSE UNDERSTORY THAT IS PRIMARILY 
COMPOSED OF GRAY DOGWOOD, RED OSIER DOGWOOD SHRUBS, AND INVASIVE BUCKTHORN TREES.
SEVERAL DECIDUOUS CANOPY TREES STAND WITHIN THIS BUFFER THAT INCLUDE BLACK CHERRY,
BOXELDER, AMERICAN ELM, AND VARIOUS OAK SPECIES, EACH RANGING IN SIZE FROM 6-13" 
DIAMETER AT BREAST HEIGHT. THE TREES ARE SPACED APPROXIMATELY 20' APART.

3. PARKING LOT:
MINIMUM TREES IN PARKING AREA -- 1 CANOPY TREE AND 100 SF OF LANDSCAPED AREA PER 10 SPACES

REQUIRED: 30 SPACES / 10 = 3 CANOPY TREES AND 300 SF LANDSCAPE AREA
PROVIDED: EXISTING WOODLANDS ADJACENT TO NORTH PARKING AREA; 6 CANOPY TREES  AND OVER 300 SF OF

LANDSCAPE AREA ADJACENT TO SOUTH PARKING AREA

4. (2) ADDITIONAL DECIDUOUS TREES ADDED TO SOUTH PROPERTY LINE AS SUGGESTED BY SAFEBUILT REVIEW DATED 4/12/22
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Brighton Area Fire Authority
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EMERGENCY VEHICLE CIRCULATION
NOT TO SCALE

49.083

8 20.583 4.667

Brighton Area Fire Authority
Overall Length 49.083ft
Overall Width 8.167ft
Overall Body Height 7.500ft
Min Body Ground Clearance 0.750ft
Track Width 8.167ft
Lock-to-lock time 5.00s
Max Steering Angle (Virtual) 45.00°
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GATE VALVE

LIGHT LEVELS NO MORE THAN 0.5 FC AT A RESIDENTIAL LOT LINE AND 1.0 AT NON-RESIDENTIAL
LOT LINE, MAXIMUM LIGHT LEVEL ON THE SITE IS 4.6 FC

LIGHTS TO BE DOWNWARD DIRECTED AND SHIELDED.

A 07 LED .93ABSOLUTE
20' WALL
MOUNTED

SYMBOL LABELQTY. DESCRIPTION CATALOG NUMBER LAMP LUMENS LLF POLE HGT

ALL IES FILES PROVIDED BY MANUFACTURER FOR CALCULATION OF LIGHTING LEVEL.

EXISTING LIGHTING: LITHONIA  LIGHTING
TWR1 LED ADJUSTABLE LUMEN OUTPUT
DIE-CAST WALL PACK, DOWNWARD FACING

TWR1 LED ALO WALL PACK
OR EQUIVALENT

*LIGHTING PLAN IS BASED ON EXISTING BUILDING FIXTURES.
NO NEW LIGHTING IS PROPOSED.
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www.safebuilt.com 

June 30, 2022 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan submittal to expand the parking lot for 
the developed property at 3399 Grand River Avenue (plans most recently dated 6/21/22). 
 
A. Summary 
 
1. The amount of parking proposed requires Planning Commission approval as it slightly exceeds the 

120% limit (121% proposed). 
2. The applicant must replace at least 4 of the greenbelt evergreen trees with deciduous canopy trees. 
3. The Commission may allow substitution of evergreen trees for up to 50% of the required greenbelt 

trees. 
4. We suggest the applicant incorporate additional plantings and/or fencing/berming to create a more 

substantial, denser buffer along the rear lot line that will further protect the adjacent residential use. 
5. There is a minor discrepancy on the landscape plan with respect to the number of Norway and Blue 

Spruce. 
6. The applicant must ensure that the plantings identified in the previously approved site plan are still in 

place and/or are in good condition.  Any plantings that have been removed or are dead/diseased, must 
be replaced to match the previously approved plans. 

7. The applicant must provide shielding for proposed light fixtures to protect the adjacent residential 
properties to the north. 

8. The applicant must address any comments provided by the Township Engineer and/or Brighton Area 
Fire Authority. 

 
B. Proposal/Process 
 
The applicant proposes to expand the parking lot for an existing office building.  The additional parking is 
needed to accommodate new medical office space (which requires slightly more parking than business 
office uses).   
 
The medical uses contained/proposed within the existing building are permitted by right in the GCD; 
however, a parking lot expansion of more than 5 spaces requires site plan review by the Planning 
Commission (Section 18.02). 
 
Procedurally, Planning Commission has review/approval authority over the site plan, though a 
recommendation to the Township Board is needed for the Environmental Impact Assessment. 
 
 
 

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

Subject: Parking lot expansion – Site Plan Review #2 
Location: 3399 Grand River Avenue – north side of Grand River, west of Grand Oaks Drive 
Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking north) 

 
C. Site Plan Review 
 
1. Dimensional Requirements.  Given that the project is limited to a parking lot expansion, the only 

dimensional requirements that apply are parking lot setbacks and impervious surface lot coverage. 
 
The revised site plan demonstrates compliance with minimum setbacks (front, side and rear) and 
maximum impervious surface coverage. 

 
2. Pedestrian Circulation.  There is an existing public sidewalk along Grand River.  No other 

sidewalks are proposed or required as part of this project. 
 

3. Vehicular Circulation.  The new parking area is located immediately west of the existing parking 
lot.  No new curb cuts are proposed, and the parking lot provides adequate drive aisle width for two 
way travel. 
 
A truck turning template is provided on Sheet C7.0 that depicts adequate maneuvering space for large 
trucks/emergency vehicles. 
 
The applicant must address any comments provided by the Township Engineer and/or the Brighton 
Area Fire Authority with respect to vehicular circulation. 

 
4. Parking.  Based on the calculations provided, 83 spaces are required (the barrier-free spaces are 

included in the Ordinance requirement and are not an add-on). 
 

As such, the 101 spaces proposed slightly exceeds the 120% limit on parking (121% provided).  The 
overage represents 1 parking space, which has minimal impact on the site; especially given that the 
site is well under the maximum allowable impervious surface coverage. 
 
Despite the fact that the overage is nominal, it technically requires Commission approval. 
 
The lot itself provides the dimensions, paving, and curbing required by Article 14, though the spaces 
must provide looped striping. 

 
5. Landscaping.  The revised landscape plan identifies 5 existing greenbelt trees and proposes new 

plantings for the greenbelt, parking lot, around the detention pond and along the rear of the parking 
lot. 

 

Project area 
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 The revised plan complies with current standards for greenbelt tree plantings; however, the proposed 

trees are evergreens and not deciduous canopy trees (as required).  The Commission may allow 
evergreen trees for up to 50% of the greenbelt trees.  As such, the applicant must replace at least 4 of 
the proposed evergreen trees with deciduous canopy trees. 

 
The revised plan also provides the required parking lot landscaping around the perimeter of the 
parking lot. 
 
The proposed detention pond includes 9 trees and 90 shrubs, as required. 
 
The revised plan also provides 2 new evergreen trees, preservation of 1 existing tree and 7 shrubs 
along the rear of the parking lot to protect the adjacent residential uses to the north.  However, we 
suggest the applicant provide a more substantial buffer.   
 
The adjacent residential to the north was developed under a PUD; however, if it had been developed 
under the conventional Ordinance, a Buffer Zone B would be required. 
 
As such, we suggest the applicant incorporate additional plantings and/or fencing/berming to create a 
more substantial, denser buffer that will further protect the residents. 
 
The landscape plan and plan list are inconsistent with respect to the number of Norway Spruce (4 
depicted; 5 noted) and Blue Spruce (5 depicted; 4 noted).  The applicant must correct this minor 
discrepancy.   
 
Lastly, the landscape plan does not depict the entire developed site.  The applicant must ensure that 
the plantings identified in the previously approved site plan are still in place and/or are in good 
condition.  Any plantings that have been removed or are dead/diseased, must be replaced to match the 
previously approved plans. 
 

6. Exterior Lighting.  The lighting plan depicts 2 new light poles with a fixture mounting height of 20 
feet. 
 
Fixture details note the use of downward directed, cut-off LED fixtures.  The applicant will need to 
ensure that proper shielding is provided to protect the adjacent residential properties to the north. 
 
The photometric plan identifies a maximum on-site intensity of 5.9 footcandles and a maximum 
intensity of 0.3 footcandles along the rear lot line, both of which are within the Ordinance maximums. 
 

7. Impact Assessment.  The submittal includes an Environmental Impact Assessment (dated June 1, 
2022). 

 
Based on this document (which includes new information, as well as the original Assessment from 
1995) the proposed project is not expected to result in adverse impacts.   

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

Brian V. Borden, AICP 
Michigan Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
July 6, 2022 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Veterans Affairs Parking Lot Addition 

Site Plan Review No. 2 
 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a second review of the proposed Veterans Affairs Parking Lot Addition site plan last dated 
June 21, 2022. The plans were prepared by Livingston Engineering on behalf of KULOL LLC. The site is located 
on the north side of East Grand River Avenue, just east of the East Grand River Avenue and Natanna Drive 
intersection. The proposed improvements include an expansion to the existing parking lot to provide 29 additional 
parking spaces and storm drainage improvements to accommodate the additional impervious surface on site. We 
offer the following comments: 
 
DRAINAGE AND GRADING 

1. The response letter from the Petitioner, dated June 22, 2022, notes that the proposed additional flow to the 
existing detention basin was designed in accordance with conversations with the Livingston County Drain 
Commissioner (LCDC). The provided plans do not include information on any infiltration testing or 
calculations as required by the updated LCDC standards and an approval letter should be provided from the 
LCDC to ensure this requirement is being waived prior to approval. 
 

2. The detention basin outlet detail shows the 100-year detention and channel protection orifice at 958.75 and 
958.5 respectively, but the design storm elevation calculations show the 100-year elevation at 960.70 and 
the channel protection elevation at 960.43. The outlet detail should be revised to show the correct orifice 
elevations. 

We recommend the petitioner address the above comments prior to approval. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Byrne, P.E. 
Vice President Project Engineer 
 



Brighton Area Fire Authority
615 W. Grand River Ave.

Brighton, MI 48116
o: 810-229-6640  f: 810-229-1619

July 5, 2022

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI  48116

RE: Veteran Affairs Parking Lot Addition
3399. Grand River
Genoa Twp., MI

Dear Kelly:

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The plans were
received for review on June 27, 2022 and the drawings are dated May 19, 2002 with the latest revisions
dated June 21, 2022. The project is based on an existing 2.62-acre parcel that services an existing
16,130 square foot multi-tenant office building that is proposing a parking lot expansion. The plan
review is based on the requirements of the International Fire Code (IFC) 2021 edition.

All previous comments have been addresse on the recnet submittal.  The fire authority has no other
comments for the proposed parking lot expansion unless the layout changes affecting drive width or
turning radius.

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, FM, CFPS
Fire Marshal

cc:Amy Ruthig amy@genoa.org

mailto:amy@genoa.org
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

New Parking Lot 2.2 fc 5.1 fc 0.3 fc 17.0:1 7.3:1 0.4:1

New Work 0.9 fc 5.9 fc 0.0 fc N/A N/A 0.2:1

Property Line 0.0 fc 0.3 fc 0.0 fc N/A N/A 0.0:1

General Note

1.  SEE DRAWING FOR LUMINAIRE MOUNTING HEIGHT.

2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD

CONDITIONS.  THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN

UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.

ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,

TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.  MOUNTING HEIGHTS INDICATED ARE FROM GRADE

AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING

SYSTEM SUITABILITY AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN

ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR

SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED

IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE

MOUNTING HEIGHT LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Lamp
Light Loss

Factor

A
2 Lithonia

Lighting

DSX1 LED 40K MVOLT LED 0.9
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Re-Zoning: Legacy Apartments

Address:Grand River/Dorr

Parcel: 4711-11-300-014, 11-14-100-002

Meeting Date: July 11, 2022 ±



NOTICE OF PUBLIC HEARING – JULY 11, 2022 
(REZONING) 

 
June 24, 2022 
 
To Whom It May Concern: 
 
 
Please be advised that the Planning Commission of Genoa Charter Township will conduct a public 
hearing on Monday, July 11, 2022 commencing at 6:30 p.m.  As required by state law, you are 
receiving this notice because you have been identified as an owner or occupant of real property within 
300 feet of the subject parcel.  
 
The property in question is located on the southeast corner of Grand River Avenue and Dorr Road 
consisting of parcels: 4711-300-014 and 4711-14-100-002. The applicant is requesting to rezone 
51.9 acres from Neighborhood Service District (NSD)/Medium Density Residential (MDR) 
with Town Center Overlay (TC) to High Density Residential (HDR) with a Residential Planned 
Unit Development (RPUD) overlay to allow for 204 apartment units. The request is 
petitioned by Grand River Dorr, LLC.  
 
You are invited to attend this hearing.  Members of the public will be able to speak during the public 
hearing portions of the meeting.  If, prior to the meeting, members of the public have certain questions 
or wish to provide input on any business that will be addressed at the meeting then such persons may 
contact the Planning Commissioners through Kelly VanMarter,  Township Community Development 
Director by email to Kelly@genoa.org, or by mail at 2911 Dorr Road, Brighton, Michigan 48116.  
 
Genoa Charter Township will provide necessary reasonable auxiliary aids and services to individuals 
with disabilities at the meeting/hearing upon seven (7) days' notice to the Township. Individuals with 
disabilities requiring auxiliary aids or services should contact the Township in writing or by calling at 
(810) 227-5225.   
 
 
Sincerely, 
 
 
 
Kelly VanMarter,  
Assistant Township Manager / Community Development Director 

mailto:Kelly@genoa.org


 

 
www.safebuilt.com 

July 7, 2022 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised submittal from Grand River Dorr, LLC 
requesting establishment of an RPUD for 51.9 acres of land at the southeast corner of Grand River and 
Dorr. 
 
A. Summary 
 
1. PUD Qualifying Conditions: based upon our review, the qualifying conditions of Section 10.02 are 

satisfied.  The applicant must address any comments provided by the Township Engineer, Utilities 
Director and/or Brighton Area Fire Authority. 
 

2. Rezoning Criteria: 
a. As a PUD project, the request may be viewed as consistent with the intent and goals/objectives of 

the Master Plan. 
b. HDR rezoning may be viewed as appropriate given the inclusion of the RPUD and the site 

amenities provided by the proposal.   
c. We believe the RPUD is reasonable provided the provisions of Section 10.03.01 are met to the 

Township’s satisfaction. 
 

3. Conceptual PUD Plan: 
a. Deviations are sought for side and rear parking setbacks, excess parking spaces, grading (but not 

structures) within the natural feature setback, and from the requirement for a 100-foot open space 
depth along exterior public roadways. 

b. At the time of this review letter, the applicant is working on building material calculations to 
determine whether deviations are necessary (or not). 
 

4. Draft PUD Agreement:  
 a. The Agreement must identify the deviations sought as part of the PUD. 
 b. If the Township is amenable to reducing the 100-foot open space along both exterior roadways, 

we suggest the applicant be required to provide enhanced landscaping and screening along both 
frontages.  This should include appropriate screening for vehicle parking and/or garage doors. 

 c. We suggest additional language be provided with respect to the preservation and maintenance of 
open space/conservation areas. 

 d. If a phased project is proposed, each phase must be described and outlined. 
 e. The applicant must address any comments provided by staff and/or the Township Attorney. 
 
 
 

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

Subject: Legacy Apartments – PUD Rezoning and Conceptual Plan Review #2 
Location: Southeast corner of Grand River Avenue and Dorr Road 
Zoning: NSD and MDR with TC Overlay 
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Aerial view of site and surroundings (looking north) 

 
B. Proposal/Process 
 
The request is to establish a Residential Planned Unit Development (RPUD) for approximately 51.9 acres 
of land at the southeast corner of Grand River and Dorr.  Because of the split-zoned nature of the subject 
area (NSD and MDR with TC overlay), and the fact that the RPUD is an overlay district, the overall 
request includes rezoning of the subject site to HDR. 
 
The RPUD proposes development of 204 apartment units within 18 buildings and an accessory clubhouse 
and pool.  The wetland areas, which account for approximately 29 acres, will not be disturbed and will be 
preserved as open space. 
 
Procedurally, following the required public hearing, the Planning Commission is to put forth 
recommendations to the Township Board on the NSD/MDR/TC to HDR rezoning, RPUD 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 Grand River Dorr, LLC as the property owner, 

and note that the property will be developed, owned and operated by a single ownership entity. 
 

2. Initiated by Petition.  The property owner has initiated the request, including applications for 
rezoning, PUD, and site plan review. 
 

3. Minimum Site Area.  The site provides approximately 51.9 acres, which exceeds the 20-acre 
minimum to qualify for PUD consideration. 

 
4. Benefits.  The submittal references preservation of natural features (approximately 29 acres of 

wetland areas) and common open space for passive and active recreational use (a clubhouse and pool, 
as well as a walking trail, pocket parks and a dog park). 
 

Subject site 
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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, Utilities 
Director and/or Brighton Area Fire Authority 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 Mixed-Use Town 
Center.   
 
Per Chapter 5 of the Master Plan: 
 

This category includes a mixture of uses integrated into a traditional-style development of high 

density single family homes, attached and detached, along with various commercial uses including 

retail and office.  The intent is to create a destination in the Township as an alternative to the 

consistent strip development that currently exists along Grand River Avenue from Howell to 

Brighton. 
 
On its own, a conventional rezoning to HDR without the RPUD could be questionable given the 
statement above; however, the inclusion of an RPUD provides the Township with certain assurances that 
will help to uphold the intent of the Master Plan. 
 
The request may also be viewed as compatible with several goals of the Master Plan, including: 
 

• 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. 

• Provide land owners with reasonable use of their land in a manner that is compatible with 
adjacent land uses and the overall land use plan for the Township and the capacity of 
infrastructure. 

• Provide a variety of housing styles, types, and densities to support needs of residents. 
 
With respect to the lack of mixed use component (residential only; no office or retail), the applicant has 
noted a change in development conditions since the Plan’s adoption. 
 
Based on the above, we are of the opinion that the overall request (HDR rezoning and inclusion of the 
RPUD overlay) may be viewed as 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. 
 
As previously noted, the site contains approximately 29 acres of regulated wetlands.  These areas will be 
preserved as part of the project. 
 
3. The ability of the site to be reasonably developed with one (1) of the uses permitted under the 

current zoning. 
 
In response to this criterion, the applicant cites the lack of interest in the property, despite having been on 
the market and promoted for conventional TC development for many years. 
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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 RPUD is an overlay district, which allows the host of permitted and special land uses of the 
underlying zoning district.   
 
As proposed, the underlying district would be HDR, which allows for multiple-family apartments with up 
to 8 units per acre and 24 units per building. 
 
As part of the proposed PUD, the applicant will restrict the project density and number of units per 
building to less than what conventional HDR zoning would allow. 
 
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.   
 
The applicant must address any additional comments provided by the Township Engineer, Utilities 
Director and/or Brighton Area Fire Authority related to this criterion.   
 
This includes any comments by the Township Engineer on the traffic study. 
 
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. 
 
Township-wide, there is an overall lack of land planned/zoned for HDR/multiple-family uses.  While the 
TC overlay provides some allowance, it requires a non-residential component, as well. 
 
7. Where a rezoning is reasonable given the above criteria, a determination the requested zoning 

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

Uses within a district. 
 
Similar to previous comments, conventional HDR rezoning on its own may not be fully justifiable; 
however, the inclusion of the RPUD overlay provides the Township with assurances that the property will 
be developed in a manner consistent with the Master Plan and site constraints.  
 
In our opinion, use of the RPUD overlay is reasonable provided the provisions of Section 10.03.01 are 
met to the Township’s satisfaction. 
 
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. 
 
E. Conceptual PUD Plan 
 
We have reviewed the proposal for compliance with the Residential PUD and Conceptual PUD Plan 
standards (Sections 10.03.01 and 10.07.01, respectively), as follows: 
 
1. Density.  The submittal does not include a parallel plan to determine base density.  However, based 

on the definition, which allows inclusion of up to 25% of wetland area, the proposal results in a 
density of 6.2 units per acre.   
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The proposed density is less than the 8 units per acre allowed for a conventional HDR development 
(as well as the 28 units per acre allowed as part of mixed-use project under the current TCOD). 
 

2. Dimensional Standards.  The proposed buildings meet or exceed conventional HDR setback 
requirements. 
 
The Conceptual PUD Plan notes that deviations are sought to reduce side and rear setbacks for 
parking lots and drive aisles.  The easternmost parking spaces provide a 4-foot setback. 
 
The proposal also exceeds the maximum parking allowance, for which an additional deviation is 
sought.  The minimum parking requirement is 408 spaces.  Given the site design, which includes 
garages and parking spaces contiguous to the garages, as well as guest parking throughout the 
development, there are 700 parking spaces proposed. 
 
The submittal does not include any structures that encroach into the 25-foot natural feature setback; 
however, notes indicate that grading is proposed within 10 feet of the wetland in certain areas. 
 
Lastly, the open space requirements for an RPUD (outlined below) require an open space depth of 
100 feet along exterior public roads.  This standard is not met along either Grand River or Dorr, and a 
deviation has been requested. 

 
3. Open Space.  The proposed development results in an open space ratio of 55.8%, which exceeds the 

25% minimum threshold.   
 
The proposed open space includes protection of the wetland areas, as well as a large courtyard 
through the middle of the development.   
 
Active and passive recreational opportunities are also provided via a clubhouse, pool, walking trails, 
sidewalks, dog park, and pocket parks. 
 

4. Additional Considerations. 
 
Landscaping: the submittal includes a landscape plan depicting numerous plantings throughout the 
site.  A detailed review of the landscape plan will be provided as part of the Final PUD Plan review. 
 
Lighting: the Conceptual PUD Plan does not include a lighting plan.  A full lighting plan, per Section 
12.03, must be provided with the Final PUD Plan submittal. 
 
Refuse/Recycling: the revised plans note that “trash collection will be provided via individual trash 
carts for each unit with curb side trash collection.”   
 
Pedestrian Circulation: the project includes public sidewalks along both road frontages (Grand River 
and Dorr), as well as an internal connection of sidewalks and trails. 
 
Site Amenities: in addition to items previously noted, the project includes EV charging stations, a 
gazebo, bicycle racks, park benches, fountains within ponds, and decorative entrance features (as 
depicted on Sheets LSC 4 and 5). 
 
Buildings: the elevation drawings note a mix of materials, including brick and multiple types of 
siding.  Unless deviations are sought, the proposed buildings must comply with the standards of 
Section 12.01.  The revised submittal notes that the applicant is working on material calculations and 
will provide additional information to determine if standards are met or if deviations are needed. 
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Mailbox Clusters: the plans provide for a mailbox cluster in the southeasterly portion of the 
development.  In response to our previous comment, the applicant has stated that “the proposed 
mailbox and package kiosk is sized appropriately to serve all residents of the development.” 
 

F. DRAFT PUD AGREEMENT 
 
The applicant must address any comments provided by staff or the Township Attorney.  Additionally, we 
provide the following comments for consideration: 
 

• The revised document references deviations, but does not identify them.  Any and all deviations 
sought must be specifically listed within the Agreement. 

• In exchange for the requested reduction in the 100-foot open space along exterior roadways, we 
suggest the applicant be required to provide enhanced landscaping and screening along both 
roads.  Additionally, any views of vehicle parking and/or garage doors must be appropriately 
screened from off-site views. 

• Article VI includes a very general statement regarding maintenance of open space.  In our 
opinion, additional language (such as that noted in Section 10.05.04(b)) should be incorporated 
into this section. 

• Article IV references phasing for the project; however, neither the Conceptual PUD Plan nor the 
Agreement describe a phased project.  If a phased development is proposed, each phase needs to 
be described in the Agreement and depicted on the Concept Plan. 

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

Brian V. Borden, AICP 
Michigan Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
July 6, 2022 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Legacy Apartments 

Site Plan Review No. 2 
 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a second review of the proposed Legacy Apartment Homes conceptual PUD plans last dated 
June 23, 2022. The plans were prepared by PEA Group on behalf of Grand River Dorr, LLC. The site is located on 
the southeast quadrant of the Grand River Avenue and Dorr Road intersection. The proposed development consists 
of 204 multi-family units and includes sanitary sewer and water main improvements, on-site storm sewer and 
detention, and private road improvements. The Petitioner is also proposing to rezone the site from Neighborhood 
Services District and Medium Density Residential with Town Overlay to High Density Residential and Residential 
Planned Unit Development. We offer the following comments: 
 
GENERAL 

1. The Livingston County Road Commission will need to approve both access drives to the site, and this 
approval should be provided to Genoa Township prior to final approval.  
 

2. A Traffic Impact Study was completed for the proposed development and was included in the impact 
assessment. The study concludes that left turn passing lanes will be needed at both site drives, and this is 
included on the site plans. The development will increase traffic in the localized area however the 
improvements presented in the traffic study should mitigate the impacts.   

 
DRAINAGE AND GRADING 

1. The detention calculations shown on sheet C3.1 should be updated to the new Livingston County Drain 
Commissioner standards as part of the final site plan submittal. The new standards can be found here: 
https://www.livgov.com/drain/Pages/procedures.aspx.  
 

2. The petitioner is proposing multiple connections to the existing storm sewer on Grand River Avenue. The 
Livingston County Road Commission will need to approve all proposed connections to their storm sewer 
system and said approval should be provided to Genoa Township prior to final site plan approval.  
 

3. The Petitioner is proposing grading within the 25-foot wetland setback. This will require a special land use 
permit or should be addressed in the PUD Agreement. 

https://www.livgov.com/drain/Pages/procedures.aspx
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Tetra Tech 

UTILITIES 

1. A utility impact study should be completed by MHOG for the proposed development, as it will account for 
more than 100 new residential units. The downstream sanitary sewer pump stations have known capacity 
concerns, and improvements will need to be considered as part of this development.  
 

2. The final site plan should include MHOG standard details, which can be found here: 
https://www.mhog.org/newdevelpement/designstandards. 
 

3. After final site plan approval, the Petitioner will be required to submit construction plans to MHOG 
Sewer and Water Authority for review and approval.  

 
Tetra Tech has reviewed the documents and the only issue of concern is the connection of the storm collection 
system to the public road system.  LCRC will need to provide their review and approval for use of their facilities 
for this added storm drainage.  Other than this concern we have no further engineering related issues regarding 
traffic, water, and sewer utilities that would arise from this change in zoning classification. We recommend the 
above comments be addressed prior to final site plan approval. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Byrne, P.E. 
Vice President Project Engineer 
 

https://www.mhog.org/newdevelpement/designstandards


July 5, 2022

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI  48116

RE: Legacy Apartments PUD
6080 W. Grand River
Genoa Twp., MI

Dear Kelly:

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The
plans were received for review on June 27, 2022 and the drawings are dated May 24,
2022 with revisions dated June 23, 2022. The project is based on an currently vacant
51.9-acre parcel to be rezoned from NSD/MDR/Town Center to HDR/RPUD. The plan
proposes the site to be redeveloped as a 18-building apartment complex with 204-living
units. It also includes associated clubhouse and common areas. The plan review is
based on the requirements of the International Fire Code (IFC) 2021 edition.

1. All access drives capable of supporting emergency vehicles, water main and fire
hydrants shall be installed and operational on the site prior to and throughout the
duration of combustible materials being present on the site. (Requirement
acknowledged by the applicant.)

2. All proposed fire hydrant locations shall be eliminated and replaced with fire hydrant
locations revised as follows to accommodate fire hydrant placement within 100-feet
of all fire department connections and hydrants within 400-feet hoselay of all parts of
the buildings. All new hydrants are to be located on the same side of the road as the
previously proposed hydrants.
● The center landscape island in front of the clubhouse at the main entrance

(Grand River),
● Centered immediately across from Building #1,
● North Corner of the parking/driveway entrance to Building 18, centered across

from Building #2,
● North corner of parking/driveway entrance between Buildings #18 & #17,
● North corner of parking/driveway entrance between Buildings #17 & #16,
● Centered immediately across from Building #5,
● Southeast corner of the intersection of the Dorr Rd. access road and the interior

road,
● Along the Dorr Rd. access road at parking/driveway entrance to Building #6,
● Centered immediately across from Building #8,
● Inside corners of the large landscape areas with parking/driveway between

Buildings #16 & #15 as well as Buildings #15 & #14,
● Keep current location at the Mailbox/Package Kiosk,
● Centered immediately across from Building #10,
● Centered immediately across from Building #11,
● Centered immediately across from Building #12 at the parking/driveway corner

for Building # 13, (All hydrant locations have been revised as required.)
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IFC 912.8

3. The buildings are required to be provided with an automatic sprinkler system. The fire
authority recommends that NFPA 13 compliant systems be installed in lieu of the
minimum required NFPA 13R systems. (This was a recommendation. Applicant has
eletced to install the automatic sprinkler systems in accordance with NFPA 13R rather
than NFPA 13.)

IFC 903

A. The fire department connection (FDC) for each building is permitted to be
located immediately outside the water meter/fire sprinkler riser room. The FDC for
the clubhouse shall be located on the front of the building regardless of the
location of the fire riser room. (FDC locations have been added to the Utility plan
sheets.)

B. Water meter rooms/fire sprinkler riser rooms shall be located on the street side of
the buildings. Fire sprinkler riser rooms shall be provided with signage identifying
the room and its address with red letters on white background. (Meter room have
been located as requested. Identification has been noted.)

C. The water meter/fire sprinkler riser rooms shall be provided with heat and
insulation to maintain the room temperature above 40-degrees fahrenheit.(Note
added to be insulated and provide diwth proper heating.)

D. The location, size, gate valve, and connection of the fire protection lead shall be
indicated on the utility site plan. Apartment building fire protection leads shall be
a minimum of 4-inches in diameter. The clubhouse fire protection lead shall be a
minimum of 6-inches in diameter. (Fire Lead Sizes and valves agave been added
to the Utility plan.)

4. All two-way emergency vehicle access roads shall be a minimum of 26-feet wide
measured from the face of the curb including the parking areas between buildings.
With a width of 26-feet, one side (hydrant side) of the drive shall be marked as a fire
lane. Include the location of the proposed fire lane signage and a detail of the fire
lane sign in the submittal. Fire lane signage shall also be provided in parking areas
between buildings where there is not designated parking. Access roads to the site
shall be provided and maintained during construction. The surface of the parking
area and drive between Buildings 9 & 10 is not identified, however, all other areas are
listed as standard duty bituminous surfaces. All access drives shall be Heavy Duty
surfaces constructed to be capable of supporting the imposed load of fire apparatus
weighing at least 84,000 pounds. (The main access drive and driveways to garages
are revised to 26’ wide, face of curb to face of curb. A note regarding fire lane
signage is added to the plans. Final pavement design will be completed with site
construction drawings, will be based on geotechnical recommendations and
Township standards, and will be designed to accommodate fire apparatus.)

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

www.brightonareafire.com
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5. Access around the building shall provide emergency vehicles with a turning radius of
50-feet outside and 30-feet inside. Nearly all inside curb corners need to be modified
to accommodate this radius. The curb corner between Buildings 11 & 12 must be
softened to accommodate emergency vehicle reversing and turnaround or a
separate means of turn-around provided at the dead end at Building 12. Vehicle
circulation shall account for non-emergency traffic and maintain the vehicle within
the boundary of lanes of travel. Provide an emergency vehicle circulation plan
utilizing the BAFA Aerial Profile at the bottom of the letter. If lanes of travel cannot be
maintained, drive widths and radii must be adjusted to accommodate. (Inside curb
radii have been increased in most locations, and emergency vehicle access to each
driveway is possible with the design vehicle indicated. A Vehicle Tracking analysis is
added to the plans.)

IFC 503.2.4

6. A minimum vertical clearance of 13½ feet shall be maintained along the length of all
apparatus access drives. This includes but is not limited to porte-cochere, lighting,
and large canopy trees. A number of trees must be relocated, the species modified,
or the road width increased to not overhang the roadways. (Note provided to
address plantings at final site and construction review.)

IFC 503.2.1

7. Each building shall include the building numbers at a minimum of 6-inches high
letters/numbers of contrasting colors and be clearly visible from the street. Each unit
address shall be a minimum of 4-inches high. With unit addresses located on the
non-street -side of the buildings, additional yard signs visible from the parking areas
will be required. Each water meter/fire sprinkler riser room shall be provided with their
own address. The location and size of address labeling shall be coordinated and
approved prior to installation. (A note is added to the plans regarding addressing
requirements and identifying signage for riser rooms.)

IFC 505.1

8. It is highly recommended that the parking areas in front of garages (not overhanging
greenbelt areas) be increased to a minimum of 20-feet. The 18-foot depth is not
large enough to accommodate a standard-sized pickup truck (19.5-feet) with the
bumper touching the garage door. This encroaches on emergency vehicle access
and operational work area between buildings and impedes access to rear unit
buildings. (Applicant acknowledges, and indicates that there is substantial additional
parking for oversized vehicles withion the complex.)

9. The location of Knox Boxes shall be indicated on future submittals. The Knox boxes
shall be located adjacent to the water meter/fire sprinkler riser room of each
structure, in a location coordinated with the fire authority. (Knox box locations are
indicated on the revised plans. Final locations will be approved by the fire authority
during engineering and building permit reviews.)

IFC 506.1

10. During the construction process, the buildings will be evaluated for emergency
responder radio signal strength. If coverage is found to be questionable or
inadequate; the contractor or the building owner shall hire an approved contractor
to conduct a grid test of the facility. If the signal strength coverage is found to be
non-compliant, an approved emergency responder radio coverage system shall be

www.brightonareafire.com
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provided in the building. (The developer wishes to discuss this request in more detail
prior to Final PUD Site Plan approvals. It should be noted that all units within the
proposed buildings will have exterior entrances and private garage entries as well.
The buildings will not have any internal shared corridors or shared exterior doors.)(This
was not a request from BAFA, but a requirement that must be addressed during
construction. At a minimum the testing shall take place on the structures, and if
signal strength is acceptable, the systems will not be required.)

IFC 510

11. Provide names, addresses, phone numbers, emails of owner or owner’s agent,
contractor, architect, on-site project supervisor. (Contact information for the owner
and architect are provided on the plans. The contractors and on-site project
supervisors are not yet known.)

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, FM, CFPS
Fire Marshal

cc:Amy Ruthig amy@genoa.org

www.brightonareafire.com
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From: Mark Surel
To: Kelly VanMarter
Subject: Re: GRAND RIVER/DORR RD ZONING CHANGE REQUEST MEETING 7/11
Date: Wednesday, July 6, 2022 2:11:33 PM
Attachments: 06 Master Plan-Future Land Use - Map.pdf

Zoning Map Sept 2020.pdf

Hi Kelley

Just a quick follow-up.  I personally am opposed to apartments over traditional homes and commercial in
the current and future plans for a few reasons:

1. The current housing market has driven rental unit prices to extremely high levels pricing many out.
2. I would consider an apartment a "temporary" housing where ownership of the dwelling is not cared for
in the same way as a traditional home.
3. What I have witnessed living in other areas that have built apartments, over time apartments rarely
hold their value in rent, appearance or quality of tenants.
4. Commercial stores/businesses are a more long-term solution with pride in ownership.

Thanks for your time!

I would oppose this move to HDR in the future at this location as laid out in the draft master plan. I know
they have to go somewhere, how about down Herbst? 

Mark Surel 
3333 Pineridge Ln

Mark Surel
President
NVU INC
ph 248.850.5482
fx. 248.565.8291
www.newvintageusa.com

mailto:mark@newvintageusa.com
mailto:Kelly@genoa.org


http://www.newvintageusa.com/images/email-logo.jpg

On Wednesday, July 6, 2022 at 11:15:24 AM EDT, Kelly VanMarter <kelly@genoa.org> wrote:

Mark,

 

Thank you for your comments and your involvement in the Master Plan process.   I will share your email
with the Planning Commission. 

 

Just to clarify a few things for you, although the current underlying zoning of the property is neighborhood
commercial and medium density residential, the Town Center Overlay zoning would control if there was
any new development proposed (see Section 9.02.03).  The existing master plan designation for the
property is for Town Center District.   The Town Center district allows up to 14 units per acre by right or



28 units per acre with special land use.  It also would allow commercial uses.  The proposed project is for
6.23 units per acre which is significantly less dense that the current overlay zone and master plan.  I know
the overlay is confusing so I just wanted to share this with you. 

 

Lastly, in the current draft plan of the Master Plan, the property is designated as high density residential
and mixed use which would allow for multi-family dwellings. 

 

Please let me know if you have any questions.

 

 

Kelly VanMarter, AICP

Assistant Township Manager/Community Development Director

 

Genoa Charter Township

2911 Dorr Road, Brighton, Michigan 48116

Direct: (810) 588-6900, Phone: (810) 227-5225, Fax: (810) 227-3420

E-mail: kelly@genoa.org, Url: www.genoa.org

 

 

From: Mark Surel <mark@newvintageusa.com> 
Sent: Tuesday, July 5, 2022 5:10 PM
To: Kelly VanMarter <Kelly@genoa.org>
Subject: GRAND RIVER/DORR RD ZONING CHANGE REQUEST MEETING 7/11

 

Hi Kelly

 

Thank you for taking moment to review and distribute my letter to the planning commission.  The
meetings I have been at have been enlightening with the level of detail the commission has been working
on the Master Plan.  Its a great plan to use as a roadmap for the future of the township; I do realize that
things may need to change as times change.

 

My reason for reaching out is I wanted to let the commission know my opinion on the zoning change
request for the acreage at Grand River/Dorr Rd to change from MDR to HDR.  I do see why it would be
prime real estate in that location , HDR will increase the profitability of the developer with advantages that
I cannot see for the current residents of Genoa Township.

 

https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fkelly%40genoa.org%2F&data=02%7C01%7Ctravis.j.spicer%40lowes.com%7C57dbedc39d1f4bd3783308d7c7673abf%7Cbcfa3e87841e48c7983b584159dd1a69%7C0%7C0%7C637197118511846156&sdata=DfRU2P2CX5GIPDhzo%2FJ1uj%2FIWTRvvb8IaYP0XiGAu64%3D&reserved=0
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.genoa.org%2F&data=02%7C01%7Ctravis.j.spicer%40lowes.com%7C57dbedc39d1f4bd3783308d7c7673abf%7Cbcfa3e87841e48c7983b584159dd1a69%7C0%7C0%7C637197118511856127&sdata=udUsE%2BcmWPvrJZRiOYy6x5WediWZCjNYMNz18sllAIw%3D&reserved=0


I oppose the change for several reasons:

 

1. The high density apartments do not seem to fit in the overall countryside/rural vision/appeal of the area

2. Traffic at that intersection is already getting bad, adding 204 apartments will only worsen the growing
issue

3. We as residents should never "trade down".  Going from houses to apartments seems to me a trade-
down, we shoudl always be trading up.

4. The planning commission has done a great job and worked really hard setting up zones for each type
of use and we should try our best to stay with the plan, especially in a high visibility area as that location.

 

Thank You

 

Mark Surel

3333 Pineridge Ln

 

 

 

Mark Surel
President
NVU INC
ph 248.850.5482
fx. 248.565.8291
www.newvintageusa.com

http://www.newvintageusa.com/


From: Judith Workman
To: Kelly VanMarter
Subject: Proposed zoning change
Date: Tuesday, July 5, 2022 8:25:51 PM

Hello,

Unfortunately, I will be out of town on 7/11 for the meeting where this proposed change is to be considered. Please
share with all board members that I am vehemently opposed to this change as it, again,  goes against the master plan.
The proposed area is currently zoned for medium density. I have no idea why a high density change would even be
considered except for financial gain, which is absolutely the wrong reason!

Our township is beautiful! Adding in high density areas will not continue the current attractiveness that all enjoy.

I find it disturbing that the board continues to look at zoning changes that are not in accordance with the master plan.
Hopefully they will realize that the majority of residents live here BECAUSE the area is not high density.

Sincerely,
Judith Workman
5730 Pineridge Lane
Brighton, MI 48116

Sent from my iPad

mailto:workmanjudith@yahoo.com
mailto:Kelly@genoa.org


From: Mark Surel
To: Kelly VanMarter
Subject: GRAND RIVER/DORR RD ZONING CHANGE REQUEST MEETING 7/11
Date: Tuesday, July 5, 2022 5:40:24 PM

Hi Kelly

Thank you for taking moment to review and distribute my letter to the planning commission.  The
meetings I have been at have been enlightening with the level of detail the commission has been working
on the Master Plan.  Its a great plan to use as a roadmap for the future of the township; I do realize that
things may need to change as times change.

My reason for reaching out is I wanted to let the commission know my opinion on the zoning change
request for the acreage at Grand River/Dorr Rd to change from MDR to HDR.  I do see why it would be
prime real estate in that location , HDR will increase the profitability of the developer with advantages that
I cannot see for the current residents of Genoa Township.

I oppose the change for several reasons:

1. The high density apartments do not seem to fit in the overall countryside/rural vision/appeal of the area
2. Traffic at that intersection is already getting bad, adding 204 apartments will only worsen the growing
issue
3. We as residents should never "trade down".  Going from houses to apartments seems to me a trade-
down, we shoudl always be trading up.
4. The planning commission has done a great job and worked really hard setting up zones for each type
of use and we should try our best to stay with the plan, especially in a high visibility area as that location.

Thank You

Mark Surel
3333 Pineridge Ln

Mark Surel
President
NVU INC
ph 248.850.5482
fx. 248.565.8291
www.newvintageusa.com

mailto:mark@newvintageusa.com
mailto:Kelly@genoa.org
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SECTION 1: GENERAL PROJECT INFORMATION       

 

1.1 Project Overview 

The Legacy Apartment Homes is a proposed residential community consisting of 
204 attached apartments with an associated clubhouse and pool. The project 
shall include open space and other elements as set forth in this Agreement and 
the PD plan. The project will include approximately 29 acres of total open space.  
This site is currently vacant and is zoned Neighborhood Services District (NSD) 
and Medium Density Residential (MDR) with Town Overlay and currently 
petitioning to be rezoned to High-Density Residential (HDR), and Residential 
Planned Unit Development (RPUD).  

The proposed land use consists of multi-family apartment homes. The project will 
have 3.92 units per acre based on 52 +/- gross acreage and 6.23 units per acre 
based on 32.77 net acreage. The proposed development will be compatible with 
past planning efforts and therefore the infrastructure is present to support it. The 
township services planned for this area will not be overtaxed by the development.  

Unit counts and densities for the proposed The Legacy Apartment Homes are as 
follows: 

 204 Multi-Family Dwelling Units (51 gross Acres/33 Net Acres):     

      3.92    DU/Gross Acre 
      6.23      DU/Net Acre  

 
1.2 Master Plan Analysis 
 

➢ Value communities and neighborhoods – The Legacy Apartment Homes 
will be an exclusive neighborhood community targeting demographics of multiple 
ages. The development will focus on quality building materials and attention to 
architecture details. This location is well located between Brighton and Howell 
where downtown shopping and restaurants are available as well as the Genoa 
retail and restaurant area at Latson and Grand River.  
 

➢ Walkable neighborhoods – In addition to sidewalk proposed on both sides of 
the planned internal roadways, the development will also have a system of 
pathways within the extensive open space areas.  
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➢ Variety of recreational facilities – The Legacy Apartment Homes proposes a 
successful development area reaching various age demographics that seek 
amenities, less maintenance, nature preservation and convenience to 
restaurants and shopping. sidewalks and interconnectivity within the community, 
dog park, gazebo, EV Charging Stations throughout, benches, clubhouse, 
Amazon Hub station, pool and fitness center consisting of a Yoga room, business 
center, dog wash to accommodate residents of all ages, interests, and physical 
abilities.  

Refer to the Conceptual PUD for additional information of the neighborhood layout and 
representative architectural details. 

 

1.3 Existing Surrounding Uses 

As shown within the attached zoning map, the existing surrounding uses for the 
subject site are uses of varying densities. These existing uses are as follows:  

• North: GCD- General Commercial District   
  

• East: OSD 

 
• West:  Industrial 

 

• South: Rural Residential  
 

 

SECTION 2: COMMUNITY AND FACILITY SERVICES 

 

2.1 Police and Fire Demand 

The Livingston County Sheriff in addition to the Michigan State Police will be 
providing Public Safety services required to accommodate the proposed use.   

The Brighton Area Fire Department, as part of an existing Governmental 
agreement will provide fire protection services.  There will be numerous fire 
hydrants located on the subject property.  Fire Department Connections (FDC’s) 
will be located on each building in addition to the buildings having an internal fire 
suppression system.  Station 34 on Dorr Road is located approximately¼ mile 
away from the subject property. 

The property is accessed from Grand River and Dorr Road.  Both entrances are 
designed to accommodate emergency vehicle access. 
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A fiscal impact statement is prepared and attached to the CIS to determine the 
annual tax revenue.  The additional net annual tax revenue at full buildout will be 
approximately $836,662.  The additional tax revenues are in addition to the one- 
time utility connection charges in the amount of $3,080,400.  

 

2.2 Utilities 

Utility services will be provided by existing public water and sewer systems in the 
area. The development proposes a total of 204 apartment unit connections to the 
existing public utilities. We estimate an average daily usage of 36,500 gallons per 
year per person with an annual usage of approximately 19,000,000 gallons per 
year. 

All utility lines, structures, and trenches shall be constructed in accordance with 
the standards and requirements of Genoa Township, the Livingston County and 
MDOT. All hydrants will be a minimum of 4.5’ from back of curb.  

Water main connections to the existing mains will be completed to provide for a 
looped system in accordance with the Township standards and placed within 
public easements. The proposed site water mains will be 8” in diameter and 
placed in public easements, and will connect to the existing 12” main on Dorr 
Road 16” main on Grand River Rd.  

Site Storm sewer will be privately owned and designed to convey runoff to 
appropriately sized stormwater management facilities. 

 

2.3 Stormwater Management 

Stormwater management for quality treatment and flood storage will be provided 
in proposed detention basin optimally located at the southeast corner of Grand 
River and Dorr Road. These basin will be designated and approved in 
accordance with Livingston County Drain Commission standards to 
accommodate the 100-year frequency storm runoff from the proposed 
development. 
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SECTION 3: ECONOMICS 

3.1 Tax Revenue Analysis 

A fiscal impact analysis was prepared to determine the anticipated annual tax 
revenue to be generated as a result of the development. Based on this analysis, 
we anticipate Legacy Apartment Homes will have a taxable value of 
approximately $22,950,000 and will generate an annual revenue gain of 
approximately $911,139. Currently the property is generating $24,659 in annual 
taxes. 

 

3.2 Jobs Created 

Legacy Apartment Homes will be a residential development. Legacy Apartment 
Homes will create 100 +/- construction jobs during the installation of the 
infrastructure and the building of the apartment buildings on the site. In addition, 
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The Legacy Apartments will employ 5-6 permanent leasing and maintenance 
staff.  

Refer to Exhibit A for the Fiscal Impact Analysis Calculations 

 

SECTION 4: ENVIRONMENT 

4.1 Natural Resources Analysis 

The proposed development is approximately 52 acres. The development will 
preserve natural features and provided common open space opportunities for the 
residents, including walking trails, a community building and swimming pool. The 
site is constrained by regulated wetlands to the South and Southeast portion of 
the property. The area of proposed development is primarily vacant farmed land 
with minimal to no tree removal required.   

Storm water runoff for the site will be detained and treated in accordance with 
applicable Township, County and State requirements prior to discharge from the 
site. No significant impact or pollution to offsite water bodies is anticipated with 
the development.  

The proposed development will seek to preserve existing wooded areas around 
the perimeter of the development where grading would allow, to serve as a buffer 
between the development and neighboring properties. New trees will be planted 
in the proposed development in accordance with an approved Landscaping Plan. 

 
4.2 Hazardous Materials 

No hazardous materials are planned to be manufactured, used, or stored on site. 

 
4.3 Air Quality Impact 

Legacy Apartment Homes is a residential development that does not plan to 
have any significant impact to the air quality of the area. No quantifiable type or 
quantities of pollutants are expected to be released in the air. During 
construction, special measures will be included within the Soil Erosion and 
Sedimentation (SESC) Plan to mitigate any potential dust creation during dryer 
site conditions, including the use of water trucks.  

4.4 Groundwater Impact 

Legacy Apartment Homes is a residential development that will utilize 
connections to the existing public utilities in the area. The development fits within 
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the master planned unit density for the area and does not plan to have any 
significant impact to the groundwater levels within the area. 
 

4.5 Noise 

Legacy Apartment Homes is a residential development that does not plan to 
have any significant impact to the increased noise in the area. During 
construction, the development intends to minimize noise as reasonable and 
follow the Township’s ordinance regarding hours of allowed construction 
operation. 

 

SECTION 5:  TRAFFIC 

Legacy Apartment Homes is a residential project consisting of a multi-family 
dwelling units that are proposed to have access off Grand River Road in addition 
to Dorr Road.  The main access to the community will be from Grand River Road 
which is a State Road.  There is a secondary access off Door Road.   

A Traffic Impact Study (TIS) has been prepared by Rowe Engineering in 
accordance with the Township Ordinance.  The report was completed in 
accordance with the requirements specified by the Michigan Department of 
Transportation (MDOT), the Road Commission for Oakland County (RCOC), and 
Genoa Township. 

A copy of the TIS attached as Exhibit B. 
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DEVELOPER’S STATEMENT 

After a five decades of residential building in Michigan, MJC Companies® is proud to 
be one of the state's largest privately-owned and operated builders, as well as one 
of the top 100 builders in the nation. Since 1972, the company has garnered a 
reputation of value and innovation with single-family homes and condominiums that 
offer a carefree lifestyle in desirable neighborhoods. 

And that reputation still holds true today. With deep roots in an array of communities 
in Livingston, Macomb, Oakland and Wayne counties, MJC Companies® is excited to 
be a part of Michigan's rich history and is confident in the future of the state and 
dedicated to the families who live here. 

Specializing in new construction, MJC Apartment homes and condominiums offer a 
wide choice of locations, flexible floor plans, and an abundance of the most desired 
amenities within pleasant communities including some with pools, walking trails and 
ponds. 

MJC Companies® looks forward to enduring its longstanding presence in Southeast 
Michigan as it continues to develop communities of choice for generations to come. 
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Charities, Sponsorships & Clubs 

• Alzheimer’s Association 
• Building Industry Association - Charitable and Education Foundation 
• Capuchin Soup Kitchen 
• Cardinal Mooney Catholic High School 
• Children’s Charities at Adios 
• Club Calabria 
• Club Terrasini 
• Club Di Santa Fara 
• De La Salle Collegiate High School 
• Fraternal Order of Police 
• Interfaith Volunteer Caregivers 
• Italain American Culture Society 
• Karmanos Cancer Institute 
• Mackinac Island Historical Preservation 
• March of Dimes 
• Men of the Sacred Heart 
• Michigan Historical Society 
• Mat Gaberty Heart Fund 
• Macomb Foundation 
• Mt. Clemens General –Board Member 
• Mt. Clemens Regional Oncology 
• Multiple Sclerosis Foundation 
• MPURE – Department of Urology at William Beaumont Hospital 
• Muscular Dystrophy Association 
• National Italian American Foundation 
• Northville Park & Recreation 
• Nothdurft Pediatric Endowment 
• Special Olympics 
• St. John Health Foundation 
• St. John Hospital Guild 
• St. Lawrence Athletics 
• St. Louis Center– (helping to raise, $800,000 dollars in the last 10 years) 
• Utica Community Schools 
• USC Shoah Foundation 

 

 

 

http://www.alz.org/gmc/
http://www.builders.org/foundation/
http://www.cskdetroit.org/
http://www.cardinalmooney.org/
http://www.childrenscharitiesadios.com/
https://www.facebook.com/The-Calabria-Club-Cultural-Organization-186475728070498/
https://www.facebook.com/clubterrasinidetroit.sicilia/
https://www.facebook.com/Societa-Santa-Fara-di-Cinisi-Detroit-122184226607/
http://www.delasallehs.com/
http://www.mifop.com/
http://www.ivcinfo.org/
http://www.iacsonline.com/Home
http://www.karmanos.org/home
https://www.mackinawhistory.org/
http://www.marchofdimes.org/
https://www.menofthesacredhearts.org/
https://www.hsmichigan.org/
https://www.mjccompanies.com/about/Mat%20Gaberty%20Heart%20Fund
http://macombcountychamber.com/about/macomb-foundation/
http://www.mclaren.org/macomb/macomb.aspx
https://www.karmanos.org/?id=706&sid=1
https://msfocus.org/
http://www.beaumont.edu/urology/
https://www.mda.org/
http://www.niaf.org/
http://www.northvilleparksandrec.org/
http://stjohnsmlb.org/parish-life/endowment-fund/
http://www.specialolympics.org/
http://www.stjohnprovidence.org/foundation/
http://www.stjohnguild.org/
http://mightymustangs.com/
https://stlouiscenter.org/
http://www.uticak12.org/
https://sfi.usc.edu/
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EXHIBIT A 
 

 

 

 

 

 

 

 

 

 

 
FISCAL IMPACT STATEMENT  



Property Development
Property Tax Revenue

Housing Type                                                                   Market Value             

Per Unit

State Equalized 

Value Per Unit

Taxable Value          

Per unit

Estimated 

Market Value 

Apartment Homes  $                   225,000  $            225,000  $           112,500  $   45,900,000 

Current Millage 

Rate

Estimated Taxable 

Value

SUMMER TAX REVENUE GENERATION

State Ed Tax 6.0000  $     22,950,000 

County Tax 3.2391  $     22,950,000 

HO School Oper 18.0000  $     22,950,000 

HO School Debt 2.7500  $     22,950,000 

Livingston ISD 3.2315  $     22,950,000 

BR Fire Auth 0.8733  $     22,950,000 

WINTER TAX REVENUE GENERATION

County Ambulance 0.2863  $     22,950,000 

HCMA-Parks 0.2089  $     22,950,000 

Veterans Relief 0.1127  $     22,950,000 

Genoa Alloc 0.7855  $     22,950,000 

HO School Debt 2.7500  $     22,950,000 

HO Library 1.0382  $     22,950,000 

BR Fire Auth 1.5000  $     22,950,000 

Total Estimated Annual Revenue from Property Taxes

Less Current Propety Tax Revenue Generation

Total Net annual Revenue from Property Taxes

Estimated Residents
Land Use                                                                           Units Unit Factor Per 

Us Census

Projected 

Population

Residential 204 2.55 2.55 520

Utility Revenue

Water and Sewer Capital Connection Fee Water Capital 

Fee

Sewer Capital Fee

Total Units

Building Type

Units 7,900.00$  $               7,200.00  $       15,100 204  $   3,080,400 

 $                        -   

Total Estimated Connection Fee
 (Fees per. DPS) 

204  $   3,080,400 

Annual Usage 

(Gal);

Estimated Assume 36,500

Annual Water/Sewer 

Usage Fees                                             

Population gal/yr/person

Apartments 520 18,987,300

Annual Water 

Usage Fees

Township Expenditures Per Budget

Total Annual Expenditures for Legacy Apartment 

Homes                            

520

 $                            964,113 

Expenditure per Resident

 $                                         214,177 

 $                                     6,412,166 

                                              20,692 

 $                                           309.89 

Total

 $                                   161,202.82 

The Legacy Apartment - Annual Revenue Gain (Loss)

Township Expenditures Per Resident

# Residents

 $                            309.89 

The Legacy Apartment - One-Time Utility Connection Revenue

 $                                         214,177 

 $                                         214,177 

$11.28 

Total Utility-Related Fees

Total Expenditures -  2022 Budget (per Genoa.org)

Township Population (per 2020 SEMCOG)

 $                         3,080,400 

 $           911,139 

 $           935,798 

 $             24,659 

 $             63,113 

 $             23,827 

 $             34,425 

 $                4,794 

 $                2,586 

 $             18,027 

 $             63,113 

 $             74,163 

 $           137,700 

 $             74,337 

 $           413,100 

Tax Generated

204  $                                   22,950,000 

Total Units     Estimated Taxable Value

204  $                                   22,950,000 

The Legacy Apartments Homes  - 204-Unit Community

Fiscal Impact  

Gal.

 $             20,042 

Usage

fee/1000 Total Estimated

Total Capital 

Charges

Total Estimated Fee

Fees

 $                6,571 
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EXHIBIT B 

TRAFFIC IMPACT STUDY 



Memorandum

To: Mr. James Galbraith

From: Jill M. Bauer, PE, PTOE

Date: February 3, 2022

RE: Traffic Impact Study for Multi-Family Residential Development in Genoa Township, MI

ROWE Professional Services Company has completed a Traffic Impact Study (TIS) related to the 
development of a Multi-Family Residential Development located in the southeast quadrant of 
Grand River Avenue and Dorr Road in Genoa Township, MI.  The current site plan (included in 
the materials attached to this report) shows 222 units of Multifamily Housing (Low-Rise) with an 
anticipated opening date in 2025.  This TIS was prepared to determine if any improvements would 
be necessary to mitigate traffic impacts to the adjacent road network. This report has been 
completed in accordance with the requirements specified by the Livingston County Road 
Commission (LCRC) and Genoa Township.

TRAFFIC IMPACT STUDY

Traffic Counts
Turning movement counts (TMCs) were collected during the weekday AM (7 a.m. to 9 a.m.) and 
PM (4 p.m. to 6 p.m.) peak periods on December 14, 2021 at the intersections of:

Grand River Avenue and Dorr Road / Glen Echo Drive 
Grand River Avenue and Hughes Road
Dorr Road and Sterling Drive

Due to the impact of COVID-19, current traffic volume data is not representative of typical 
operations. Historical traffic data from the Southeast Michigan Council of Governments 
(SEMCOG) website was compared to the TMCs completed in 2021 and an adjustment factor was 
determined for the AM (16%) and PM (11%) peak hours. This factor was used to adjust the 

-COVID-

All studied intersections are shown in Figure 1 attached to this memorandum. All traffic counts 
used in this study are attached to this memorandum. The existing adjusted peak hour traffic 
volumes are shown in Figure 2 attached to this memorandum.  

Background Traffic Scenario   
Historical traffic data from the SEMCOG Transportation Data Management System (TDMS)
website was referenced to determine the applicable growth rate for the existing traffic volumes for 
the project build-out year in 2025.  Based on this review, a background growth rate of 0.5 percent 
was utilized. The background peak hour traffic volumes are shown in Figure 3 attached to this 
memorandum.  
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Trip Generation 
Using the information and methodologies specified in the latest version of Trip Generation (Trip 
Generation Manual, 11th Edition, 2021), ROWE forecast the weekday AM and PM peak hour trips 
associated with the proposed development.  The results of the trip generation forecasts are 
provided below in Table 1. 

 
Table 1: Trip Generation for Proposed Development 

Land Use Land Use 
Code Units AM Peak Hour PM Peak Hour Weekday In Out Total In Out Total 

 Multifamily Housing (Low-Rise) 220  222  Units  22 70 92 73 43 116 1,498 
Total - - 22 70 92 73 43 116 1,498 

 
Trip Distribution 
The existing traffic volumes were used to develop a trip distribution model for the AM and PM 
peak hours for the new traffic that will be generated by the proposed development.  Table 2 
provides the probable distribution based on the existing traffic patterns. 

 
Table 2: Trip Distribution 

Direction Via AM Peak Hour PM Peak Hour 
To From To From 

North Hughes Rd 4% 7% 7% 5% 
South Dorr Rd 13% 18% 13% 16% 
East Grand River Ave 54% 31% 35% 46% 
West 29% 44% 45% 33% 

Total 100% 100% 100% 100% 
 
The 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 
Level of service (LOS) analyses for existing, background, and total future (build) conditions for 
the AM and PM peak hours were performed for the intersections of: 

• Grand River Avenue and Dorr Road / Glen Echo Drive  
o Signalized Intersection 

• Grand River Avenue and Hughes Road / Site Driveway 1 
o Signalized Intersection 

• Dorr Road and Sterling Drive 
o Unsignalized Intersection 

• Dorr Road and Driveway 2 
o Proposed driveway approximately 150 feet north of Sterling Drive 

 
According to the most recent (6th) edition of the Highway Capacity Manual (HCM), 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 and LOS D generally being considered acceptable.  
Table 3 presents the criteria for defining the various LOS for signalized and unsignalized 
intersections.  LOS D is considered acceptable in urban/suburban areas. 
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Table 3: LOS Criteria 
LOS Average Stopped Delay/Vehicle (seconds) 

Signalized Intersection Unsignalized Intersection 
A ≤ 10 ≤ 10 
B > 10 and ≤ 20 > 10 and ≤ 15 
C > 20 and ≤ 35 > 15 and ≤ 25 
D > 35 and ≤ 55 > 25 and ≤ 35 
E > 55 and ≤ 80 > 35 and ≤ 50 
F > 80 > 50 

 
The results of the LOS analyses for the intersection listed above are summarized in Table 4 
through Table 6.  Full LOS output reports are attached to this memorandum. 
 
Existing Conditions 
The results of the LOS analysis for existing conditions reveals that all approaches and movements 
of the studied intersections operate at LOS D or better during the AM and PM peak hours. 
 
The 95th percentile queue lengths were reviewed at the studied intersections.  No significant 
queue lengths were observed in the simulations and all queue lengths dissipated within one cycle 
length at the signalized intersections.  The queue lengths did not block any study intersection.  
 
The operational results for existing conditions are presented in Table 4. 
 

Table 4: LOS Analysis for Existing Conditions 
Intersection Control 

Type Approach AM Peak PM Peak 

Grand River Ave & Dorr Rd / Glen Echo Dr  Signalized 

Eastbound A (9.6) B (16.5) 
Westbound A (7.6) B (17.8) 
Northbound C (30.9) C (25.4) 
Southbound D (39.6) D (39.4) 

Overall B (13.9) B (19.0) 

Grand River Ave & Hughes Rd Signalized 

Eastbound A (4.9) A (2.8) 
Westbound A (7.0) A (6.2) 
Southbound D (39.4) C (33.8) 

Overall B (11.1) A (6.5) 

Dorr Rd & Sterling Dr 

Stop Eastbound B (14.1) B (14.5) 

Free Northbound A (0.3) A (0.0) 
Southbound A (0.0) A (0.0) 

TWSC Overall A (0.7) A (1.1) 
XX.X Average seconds of delay per vehicle 

 
Background Conditions 
The results of the LOS analysis for background conditions reveals that most approaches and 
movements of the studied intersections would continue to operate at LOS D or better during the 
AM and PM peak hours, with the following exception: 

• Grand River Avenue and Glen Echo Drive 
o The southbound approach would operate at LOS E in the PM peak hour.  There is 

only one vehicle experiencing this delay.  No recommendations or improvements 
needed.  
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The 95th percentile queue lengths were reviewed at the studied intersections.  No significant 
queue lengths were observed in the simulations and all queue lengths dissipated within one cycle 
length at the signalized intersections.  The queue lengths did not block any study intersection.  
 
The operational results for background conditions are presented in Table 5. 
 

Table 5: LOS Analysis for Background Conditions 

Intersection Control 
Type Approach AM Peak PM Peak 

Grand River Ave & Dorr Rd / Glen Echo Dr  Signalized 

Eastbound B (18.9) B (20.0) 
Westbound B (17.4) C (22.5) 
Northbound C (29.1) D (39.0) 
Southbound D (52.3) E (61.4) 

Overall C (20.8) C (25.0) 

Grand River Ave & Hughes Rd Signalized 

Eastbound A (6.8) A (3.4) 
Westbound A (7.1) A (6.3) 
Southbound D (39.5) C (33.9) 

Overall B (12.1) A (6.8) 

Dorr Rd & Sterling Dr 

Stop Eastbound B (14.0) B (14.8) 

Free Northbound A (0.3) A (0.0) 
Southbound A (0.0) A (0.0) 

TWSC Overall A (0.7) A (1.1) 
XX.X Average seconds of delay per vehicle 

 
Future Conditions 
The results of the LOS analysis for future conditions reveals that most approaches and 
movements of the studied intersections would continue to operate at LOS D or better during the 
AM and PM peak hours, with the following exceptions: 

• Grand River Avenue and Glen Echo Drive 
o The southbound approach would continue to operate at LOS E in the PM peak 

hour.  There is only one vehicle experiencing this delay.  No recommendations or 
improvements needed.  
 

The 95th percentile queue lengths were reviewed at the studied intersections.  No significant 
queue lengths were observed in the simulations and all queue lengths dissipated within one cycle 
length at the signalized intersections.  The queue lengths did not block any study intersection. 
 
No significant queue lengths at the proposed site driveways were observed.  The proposed 
driveway with access to Grand River Avenue had a queue of 37 feet (1-2 vehicles).  The proposed 
driveway with access to Dorr Road had a queue of 42 feet (2 vehicles).  The operational results 
for future conditions are presented in Table 6. 
 

Table 6: LOS Analysis for Future Conditions 
Intersection Control 

Type Approach AM Peak PM Peak 

Grand River Ave & Dorr Rd / Glen Echo Dr Signalized 

Eastbound C (20.3) C (21.4) 
Westbound A (3.7) A (3.7) 
Northbound C (28.4) D (39.6) 
Southbound D (52.3) E (61.4) 

Overall B (16.9) B (16.9) 
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Table 6: LOS Analysis for Future Conditions, Cont’d 
Intersection Control 

Type Approach AM Peak PM Peak 

Grand River Ave & Hughes Rd / Driveway 1 Signalized 

Eastbound B (14.8) A (1.4) 
Westbound A (8.2) A (6.7) 
Northbound C (24.3) C (31.6) 
Southbound D (35.5) D (36.3) 

Overall B (16.0) A (6.5) 

Dorr Rd & Sterling Dr 

Stop Eastbound B (14.3) C (15.0) 

Free Northbound A (0.3) A (0.0) 
Southbound A (0.0) A (0.0) 

TWSC Overall A (0.7) A (1.1) 

Dorr Rd & Driveway 2 

Stop Westbound A (8.5) B (12.7) 

Free Northbound B (11.8) A (0.0) 
Southbound B (10.9) A (0.7) 

TWSC Overall B (11.2) A (0.7) 
XX.X Average seconds of delay per vehicle 

 
Turn Lane, Passing Lane, and Taper Warrants 
An evaluation was performed in accordance with LCRC requirements to determine if left turn 
passing lanes or right turn deceleration lanes are required at the site driveways.  The results of 
the analysis indicated that a left turn passing lane is warranted at Driveway 1 and 2.  All turn lane 
warrant charts are attached to this memorandum. 
 
The results of the analysis are presented in Table 7.  
 

Table 7: Turn Lane Warrants 
Intersection Movement Result 

Grand River Ave & Driveway 1 WB LT Warranted1  
EB RT Not warranted 

Dorr Rd & Driveway 2 SB LT Warranted  
NB RT Not warranted 

1Two-Way Left Turn Lane 
 
Conclusions and Recommendations for the Traffic Impact Study 
The proposed project consists of a Multi-Family Residential Development with a build-out year of 
approximately 2025.  The proposed development will have access to Grand River Avenue via one 
proposed driveway and a second access to Dorr Road via one proposed driveway. 
 
The proposed development is forecast to generate 92 new trips during the AM peak hour (22 
inbound and 70 outbound from the site) and 116 new trips during the PM peak hour (73 inbound 
and 43 outbound from the site). 
 
An operational analysis was performed for existing, background, and total future (build) conditions 
for the intersections of: 

• Grand River Avenue and Dorr Road / Glen Echo Drive  
• Grand River Avenue and Hughes Road / Site Driveway 1 
• Dorr Road and Sterling Drive 
• Dorr Road and Driveway 2 

 



Mr. James Galbraith  
February 3, 2022 
Page 6 
 

 

The operational analysis indicated that most approaches of the study intersections would operate 
at acceptable levels during both the AM and PM peak hours with no improvements. 
 
Turn lane warrant analysis at the new site driveways revealed that a left turn passing lane is 
warranted at Driveway 1 and 2.   
 
Attachments 
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PLANNED DEVELOPMENT AGREEMENT 

 
 

The Legacy Apartment Homes  
 

Entered into between: 

 
Grand River Dorr, LLC 

a Michigan limited liability company 

and 

Genoa Charter Township, County of Livingston 
 

 
Dated: June 22, 2022 
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PLANNED UNIT DEVELOPMENT AGREEMENT 
 

This Planned Development Agreement ("Agreement") is entered into as of ______, 2022, 
by Grand River Dorr LLC, a Michigan limited liability company, whose address is 31550 
Northwestern Hwy., Suite 200, Farmington Hills, MI 48334 ("Owner”) and Genoa Charter 
Township, a Michigan Charter Township, whose address is 2911 Dorr Road, Brighton, Michigan 
48116 ("Township"). 

 
R E C I T A L S 

 

A. Owners, own certain real property consisting of 52 +/- acres located in the Genoa 
Charter Township, Michigan, which is more particularly described on Exhibit A 
attached hereto (the "Property"). The Property has been established as two (2) 
separate tax parcels consisting of 11-11-300-014 and 11-14-100-002.  

 
B. Owner desires to develop the Property as a Planned Development, which will 

consist of a development of 204 apartment units. 
 

C. At a meeting held by the Township Planning Commission on ____  __, 2022, the 
Township Planning Commission recommended approval of Owner’ s Conceptual PUD 
Site Plan for the Project prepared by PEA Group – Job Number 2021-0578, last 
revised 5/24/2022 ("Preliminary Site Plan"), subject to certain conditions as more 
fully set forth in Section 2.3 below. 

 
D. At a meeting held by the Township Board on ______, 2022, the Township Board 

approved the Preliminary Site Plan, subject to certain conditions as more fully set 
forth in Section 2.3 below. 

 
E. At a meeting held by the Township Planning Commission on _____, 2022, the 

Township Planning Commission approved Owner's Final Planned Unit 
Development Plan for the Project subject to certain conditions as more fully 
set forth in Section 2.3 below. The Final Planned Development Site Plan is 
attached as Exhibit B  and is referred to herein as the "PUD          Plan." 

 
F. At a meeting held by the Township Board on __ __, 2022, the Township Board 

approved Owner's Planned Development Agreement for the Project, subject to the 
conditions set forth in this Agreement, including without limitation Section 2.3 below. 

 
G. The Township determined that the Property qualifies for development as a  

Residential Planned Unit Development (RPUD) under the Genoa Charter Township's 
Zoning Ordinance ("Zoning Ordinance") because the Project will: (i) provide for the 
preservation of open space; (ii) provide recreational area for the use and benefit of 
the residents of the Project; and (iii) will facilitate the construction and maintenance of 
streets, utilities and public services in an efficient manner. 



 

 
H. By entering into this Agreement, Owner and the Township desire to set forth the 

parties' obligations with respect to the Property and the Project and the terms and 
requirements under which the Property and the Project shall be developed. 

 
NOW, THEREFORE, in consideration of the premises and the mutual covenants of the parties 
described in this Agreement, the parties agree as follows: 
 

 
ARTICLE I 

 

DESCRIPTION OF TIIE PROJECT; PD and PD PLANS 
 

1.1 Description of Project. The overall project ("Project") covers an area comprising 
approximately 52 +/-  acres located along Grand River Road and Dorr in the 
Township. The Project will contain 204 attached apartment units (each, a 
"Project"). The Project generally meets the requirements of the Zoning 
Ordinance and is consistent with the conditions imposed in the recommendation 
for approval by the Planning Commission. The Project shall include open space 
and other elements as set forth in this Agreement and the PD Plan. The Project 
will also contain approximately 29 acres of total open space. 

 
1.2 Final PD Plan Approval; Exhibits. The PD Plan was approved by the Township 

Planning Commission on ___ , 2022. The PD Plan approval grants the Owner the 
right to improve as set forth in the PD Plan, as the same may be modified and 
amended in accordance with the Township Zoning Ordinance from time to time, 
subject to obtaining permits in the ordinary course. All exhibits attached hereto are 
incorporated herein and made a part hereof by reference. 

 
1.3 Deviations to Standard Zoning Requirements. Except as otherwise provided in this 

Agreement and the PD Plan attached hereto, Owner shall generally adhere to all 
Township Ordinances. Any deviations from the Township Zoning Ordinance which 
the Township shall be deemed to have granted, and hereby grants, as well as 
modifications to standard zoning requirements which will be requested, if any, 
are as set forth within this PUD Agreement and the attached PD Plan. 

 
1.4 Minor Modifications. The Zoning Administrator may approve the proposed 

revision upon finding the change would not alter the basic design nor any 
conditions imposed upon the original plan approval by the Planning Commission 
as outlined within Sec 18.10 within the Township Zoning ordinance.  

 
1.5 Owner. The obligations contained in this Agreement which apply to the Owner shall 

remain the responsibility of the Owner until such time as the Owner has assigned 
its obligations under this Agreement to a successor Owner who has assumed 
Owner's obligations under this Agreement in writing or to an association of 
owners that assume such obligations. Wherever the term "Owner" is used in this 
Agreement, it shall be deemed to include (i) the Owner named in this Agreement 
(ii) the entity identified as the Owner the project, as the term "Developer ".  

 
1.7     Name and Address of Owner and Owner. The Owners of the Property described 

on Exhibit A is Grand River Dorr, LLC, c/o Mark Kassab whose address is, 31550 
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Northwestern Highway, Suite 220, Farmington Hills, MI 40334.  
 

1.8 Statement of Planning Objectives to Be Achieved by the Owner. The primary 
planning objectives of this development is to provide Apartments for rent 
consisting of stacked ranch units.   

1.9 Statement of Applicant's Intention regarding Leasing.  It is the intent of the Owner 
to develop the Project and to market for the leasing of apartments. 

 
ARTICLE II 

 

REQUIREMENTS FOR DEVELOPMENT 
 

2.1 Development Standards. The Property shall be developed and improved in 
compliance with the following: 

 

(a) The Charter Township of Genoa Zoning Ordinance, as amended, except 
were modified by this Agreement and the Exhibits attached hereto; 

 
(b) This Agreement; 

 
(c) The PD Plan; 

 
(d) The conditions set forth in Section 2.3 below; and 

 
(e) All applicable federal, state and county laws, rules and regulations. 

 
2.2 Effect of PD Approval. To the extent that developing the Property in accordance 

with this Agreement and the PD Plan will deviate from the Zoning Ordinance or 
any other Township ordinance or regulation, this Agreement and the PD Plan shall 
control. To the extent this Agreement and PD Plan attached hereto are silent on 
development issues, the Project shall comply with the Zoning Ordinance and other 
Township ordinances and regulations. All improvements constructed in 
accordance with this Agreement and the PD Plan shall be deemed to be 
conforming under the Zoning Ordinance and in compliance with all ordinances of 
the Township. The Project shall not be subject to any additional requirements 
contained in any amendments or additions to Township Zoning Ordinance 
adopted subsequent to the date of this Agreement which conflict with the 
provisions of this Agreement, including the PD Plan and/or any plans which are 
approved pursuant to this Agreement. 

 
2.3 Conditions to Approval. Owner within the Property, including without limitation, 

installation of roads and utilities, until the completion of such pre-construction 
meeting (the “Site Improvement (Pre-Con Meeting”) as required by the Township 
engineer or Utility System Authorities shall obtain all state, county, and federal 
permits for the development of the Project. Owner shall not install any site 
improvements  

 
 
    ARTICLE III 



 

 

USES WITHIN THE PROJECT 
 

3.1 Approved Uses for the Project. The Project will consist of an apartment project 
containing 204 units, with approximately 29 acres of total open space, per the PD 
Plan. 

 
3.2 Permitted Density. The Project will have a density of 6.23 residential units per acre 

based on the net acreage of the property.  
 

ARTICLE IV 
 

OWNER'S RIGHTS AND OBLIGATIONS 
 

4.1 Right to Develop; Phasing.  Owner shall have the right to develop the Property in 
accordance with the PD Plan and this Agreement. Owner shall have the right to 
develop the Property in phases (each, a "Phase," and collectively, the "Phases"), 
each of which shall include the infrastructure improvements necessary to serve 
such Phase.  

 
4.2 Order of Development.  Owner shall have the right to develop the Phases at such 

time and in such order as determined by Owner, provided that Owner complies 
with this Agreement. 

 
4.3 Development Schedule. Owner shall commence development of Phase 1 on or 

about April 2023. 
 

4.4 Internal Roads in the Project. The internal roads within the Project will be private 
and asphalt or concrete. As such, internal circulation drives shall be built in 
conformance with the applicable requirements and standards of the Township for 
private roads. 

 
4.5 Landscape Plan.  The Landscape Plan which is part of the PD Plan attached hereto as 

Exhibit B identifies the landscaping to be installed within the Project.  The Owner may 
transfer the responsibility for street tree plantings to the owner or builder of each unit 
of the single-family development. 

 
4.6 Utilities. 

 
(a) Sanitary Sewer System. Sanitary sewers are available to the site and the 

Owner must connect to the Township's sanitary sewer system. Connection 
to the sanitary sewer system shall require payment of all applicable fees, 
charges, and assessments, in accordance with the Township's Ordinance. 
The PD Plan identifies the sewer lines and related sanitary sewer 
easements to be dedicated to the Township. 
 

(b) Water System. Water service sewers is available to the site and the 
Owner must connect to the Township' s water system. Connection to the 
water system shall require payment of all applicable fees, charges, and 
assessments, in accordance with the Township's Ordinance. The PD Plan 
identifies the water lines and related water easements to be dedicated to 
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the Township. 
 

4.7 Storm Water Detention.  Storm water shall be conveyed by a storm sewer system 
to a storm water detention basin located within the Project.  All such storm water 
drainage facilities, including the detention basin and all related improvements shall 
be designed in accordance with all applicable ordinances in addition to the 
Livingston County Drain Commission engineering regulations and standards. 

 
4.8 Signs. The PD Plan attached hereto includes a wall sign plan. Owner shall otherwise 

comply with all the sign regulations in the Township's sign ordinance, as amended, 
with respect to changes (if applicable). 
 

4.9 Architectural and Site Design Guidelines.  The Project shall be developed in 
conformance with the following architectural and site minimum standards: 
 

(a) Minimum Setbacks.  Setback’s requirements shall be as specified in the PD 
Plan.  
 

(b) Exterior Materials.  The materials used on the exterior of the attached units 
shall consist of any of the following materials: brick, vinyl, Hardie Plank© or 
similar siding, brick or stone.  

 
(c) Driveway and Sidewalks.  Curbs, gutters, driveways and sidewalks shall be 

constructed of concrete or asphalt.  
 

(d)  Garages. All dwellings including the attached rental units shall have an attached 
garage. 

 

ARTICLE V 
 

PERFORMANCE GUARANTEE REQUIREMENTS 
 

5.1       Performance Guaranties.   Performance guarantees covering the estimated cost of 
improvements for the applicable phase being developed shall be provided to the 
extent required by and in accordance with the Township's Ordinances.  The Owner shall 
place a bond, cash or other form of financial instrument for any such performance 
guarantees required by the Township. 

 
 
 
 
 
 
 

 
ARTICLE VI 

 

MAINTENANCE OF OPEN SPACE AND COMMON AREAS 
 

Common Elements and Common Facilities. The Owner shall be responsible for the maintenance and 
repair of all roads, utilities that are not dedicated to the Township, storm drainage facilities, and 
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open space.  
 

                                                                                 ARTICLE VII 
 

TOWNSHIP'S RIGHTS AND OBLIGATIONS 
 

7.1 Permits and Authorizations. The Township shall within its prevue 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 PD Plan, 
provided the Owner has first made all requisite filings and submissions for permits, 
complied with the requirements for said permits or authorizations, submissions and 
paid all required fees in accordance with the Township's Ordinances in addition to 
the agencies having authority over such.  The Owner will be responsible for obtaining 
all required approvals and necessary permits or authorizations from the appropriate 
agencies.  

   
               7.2  Township Action for Failure to Maintain Property.   In the event the     Owner defaults 

in its obligation to maintain the Property in a reasonable condition, using reasonable 
standards, and consistent with and as required under the PD Plan and this Agreement, 
the Township may serve written notice upon Owner setting forth the manner in which 
Owner has failed to maintain the Property, and such notice shall include a demand that  
deficiencies be cured within a stated reasonable time period no less than thirty (30) 
days, and the cost and expense of such curative action, including the cost of notices by 
the Township and reasonable legal, planning, and engineering fees and costs incurred 
by the Township shall be paid by the Owner.   The Township may seek legal action to 
compel the owner to maintain the property and all cost associated with the Townships 
enforcement of such claims will be due by Owner.   

 
 

ARTICLE VIII 
 

MISCELLANEOUS PROVISIONS 

 

8.1 Governing Law.  This Agreement shall be governed by and construed in accordance 
with the laws of the State of Michigan.  

8.2 Counterparts.    This Agreement may be executed in multiple counterparts, each of 
which shall be deemed an original and all of which shall constitute one agreement. 
The signature of any party to any counterpart shall be deemed to be a signature 
to, and may be appended to, any other counterpart. 

8.3 Successors and Assigns. The terms, provisions and conditions of this Agreement are 
and shall be deemed to be of benefit to the Property and shall run with and bind the 
Property, and shall bind and inure to the benefit of the successors and assigns of 
the parties to this Agreement. 

8.4 Amendment. This Agreement may only be modified by written agreement of the 
Township and Owner or any successor in title who assumes Owner's rights and 
obligations hereunder. Notwithstanding, any amendments to this Agreement shall 
also require the written consent of Owners if Owners continue to hold title to any 



 

portion of the Property. 

8.5 Authority. This Agreement has been duly authorized by all necessary action of Owner 
and the Township, through the approval of the Township Board at a meeting in 
accordance with the laws of the State of Michigan, and the ordinances of the 
Township. By the execution of this Agreement, the parties each warrant that they have 
the authority to execute this Agreement and bind the Property in its respective entities 
to its terms and conditions. 

8.6 Partial Invalidity. Invalidation of any of the provisions contained in this Agreement or 
of the application thereof to any person by judgment or court order shall in no way 
affect any of the other provisions hereof or the application thereof to any other person 
and the same shall remain in full force and effect. 

8.7 No Partnership. None of the terms or provisions of this Agreement shall be 
deemed to create a partnership or joint venture between Owner and the Township. 

 
8.8 Incorporation of Documents. The recitals contained in this Agreement, the 

introductory paragraph, and all exhibits attached to this Agreement and referred 
to herein shall for all purposes be deemed to be incorporated in this Agreement by 
this reference and made a part of this Agreement. 

8.9 Integration Clause.   This Agreement is intended as the complete integration of all 
understandings between the parties related to the subject matter herein. No prior 
contemporaneous addition, deletion or other amendment shall have any force or 
effect whatsoever, unless referenced in this Agreement. 

8.10 Incorporation of Owner's Representations, Warranties and Information. All 
representations, warranties and information previously provided by Owner in any 
submission by the Owner to the Township are hereby incorporated in this Agreement 
by reference. 

 
8.11 Recording. This Agreement, or a notice of its existence, shall be executed by the 

Owner and Owners and recorded by the Owner in the office of the Livingston 
County Register of Deeds, and may be recorded by any of the undersigned 
parties following the execution of this Agreement. Alternatively, the Township shall 
be authorized to prepare and        record a Notice of Development Agreement. 

8.12 Waiver. Failure of either party to insist upon strict performance of any of the 
terms, conditions or covenants hereof shall not be deemed to be a waiver of any 
rights or remedies that such party may have hereunder, at law or in equity, and 
shall not be deemed a waiver of any subsequent breach or default under this 
Agreement. No waiver by either party of any default under this Agreement shall 
be effective or binding unless made in writing and no such waiver shall be implied 
from any omission by the party to take an action with respect to the default. No 
express written waiver of any default shall affect any other default or cover any 
other period of time, and one or more written waivers of any default shall not be 
deemed to be a waiver of any subsequent default in performance of the same or 
any other term or provision contained in this Agreement. 

 
8.13 Violations. Violations of the provisions of this Agreement shall be deemed to be 

violations of the Township Zoning Ordinance and shall entitle the Township to all 
the rights and remedies provided by the Zoning Ordinance or any other applicable 
law for such violation. 
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The parties hereto have executed this Agreement as of the year and date set forth above. 

 

"OWNER" 
 

Grand River Dorr, LLC,  
A Michigan Limited Liability Company 

 

By:     
Mark Kassab 

 
Its: ____________________________________    
 Authorized Agent 
 
 
 
 
 

STATE OF MICHIGAN ) 
) ss. 

COUNTY OF LIVINGSTON ) 

The foregoing PUD Agreement was acknowledged b e f o r e  me on this day of   __________ ___,  

2022, by ___________, __________________________ of Grand River Dorr, LLC, 

on behalf of the company. 
 
 

 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 

[Signatures and notarization are continued on the following page) 
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"TOWNSHIP" 

 
Genoa Charter Township, Livingston County 
A Michigan Limited Liability Company 

 By: 
     

 Its:  
 _______________________________ 

 
 
 
 
 
 
 

STATE OF MICHIGAN ) 
) ss. 

COUNTY OF LIVINGSTON ) 

The foregoing PUD Agreement was acknowledged b e f o r e  me on this day of __________ ___,  

2022, by ___________, __________________________ of Genoa Charter Township, 

on behalf of the company. 
 
 
 
 
 
 
 
 



  

 
 
 
 
 
 
 
 
 

EXHIBIT A 
 

LEGAL DESCRIPTION OF THE PROPERTY 
 
 
 

 

 
 
 



  

 
 

 
 
 

Exhibit B 
 

Site Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

EXHIBIT C 
 

MINUTES OF MEETINGS AND 
REVIEW LETTERS 



THE LEGACY APARTMENT HOMES
CONCEPTUAL P.U.D.  PLANS

GENOA TOWNSHIP, LIVINGSTON COUNTY
6080 W. GRAND RIVER

OWNER/APPLICANT/DEVELOPER

GRAND RIVER DORR, LLC
315550 NORTHWESTERN HIGHWAY
FARMINGTON HILL, MI 48334
CONTACT: MARK KASSAB
PHONE:248.865.0066
EMAIL: MKASSAB@MSHAPIROREALESTATE.COM

DESIGN TEAM

SURVEYOR 

HUBBELL ROTH AND CLARK
555 HULET DRIVE
BLOOMFIELD HILLS, MICHIGAN 48303
CONTACT:  MELISSA COATTE, P.E.
PHONE:248-454-6300
EMAIL: mcoatta@hrcengr.com

LANDSCAPE ARCHITECT/PLANNER

FELINO A. PASCUAL AND ASSOCIATES
24333 ORCHARD LAKE ROAD SUITE G
CONTACT:  FELINO A. PASCUAL, RLA, CLARB
PHONE: 248.557.5588
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
JUNE 13, 2022 

6:30 P.M. 
MINUTES 

 
  
CALL TO ORDER:  Chairman Grajek called the meeting of the Genoa Charter Township 
Planning Commission to order at 6:30 p.m. Present were Chris Grajek, Jeff Dhaenens, 
Marianne McCreary, Eric Rauch, Glynis McBain, Tim Chouinard and Diana Lowe. Also present 
was Kelly VanMarter, Community Development Director/Asst. Township Manager, Brian Borden 
of Safebuilt, and Shelby Byrne of Tetra Tech. 
 
Chairman Grajek introduced the newest Planning Commissioner, Diana Lowe. She is also a 
trustee for the Township Board. 
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
APPROVAL OF AGENDA: 
 
Moved by Commissioner Lowe, seconded by Commissioner Dhaenens, to approve the agenda 
as presented. The motion carried unanimously. 
 
DECLARATION OF CONFLICT OF INTEREST:  None 
 
CALL TO THE PUBLIC: 
 
The call to the public was made at 6:31 pm with no response. 
 
OLD BUSINESS:  
 
OPEN PUBLIC HEARING # 1…Consideration of a special use application, environmental 
impact assessment and site plan for an expansion of an existing automobile dealership to 
expand a parking/vehicle storage lot located at 7100 Grand River Avenue, southeast corner of 
Grand River Avenue and Hubert Drive. The request is petitioned by Joshua Tauriainen. 
A. Recommendation of Special Use Application.  
B. Recommendation of Environmental Impact Assessment (1-18-22) 
C. Recommendation of Site Plan (5-3-22)  
 
Mr. Joshua Tauriainen and Mr. Wayne Perry of Desine, Inc. were present. Mr. Perry stated they 
have changed the plans per the comments from the Planning Commission and township 
consultants. They have expanded the buffers on the north and east sides, reconfigured the 
parking lot, moved the detention basin, and reduced the amount of impervious surface. 
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Mr. Borden reviewed his letter dated June 8, 2022. 

1. The special land use standards of Section 19.03 of the zoning ordinance are generally 
met, though the applicant must address any comments raised by the Township Engineer 
and/or the Brighton Area Fire Authority. 

2. To comply with the use conditions of Section 7.02.02(c) of the zoning ordinance, the 
applicant must combine the two parcels. 

3. The rear yard buffer zone is deficient by 11 evergreen trees; however, the overall 
landscape plan for the site provides more trees than required by at least 13 trees.  

4. The discrepancies between the landscape plan and planting table must be corrected. 
5. The applicant will need to ensure that shielding is provided for the light fixtures at the 

rear of the site to protect the adjacent residential properties.  
6. Overall lighting intensity must be reduced to meet ordinance standards, which is no 

more than 10 footcandles.  
 
Mr. Perry agrees with Mr. Borden’s comment regarding the landscaping and he requested the 
Planning Commission approve the deficiency. He will ensure that the lighting issues are 
addressed. 
 
Ms. Byrne stated that all of her previous concerns have been addressed. 
 
The May 25, 2022 letter from the Fire Marshal states that all of his previous concerns have been 
addressed by the applicant. 
 
Commissioner Dhaenens asked the applicant if they received the letter from the Livingston 
County Road Commission. Mr. Perry stated they are working with the Road Commission and 
will have it resolved prior to their presentation to the Township Board. 
 
The call to the public was made at 6:42 pm. 
 
Mr.  Kristian Smith 6972 Rink Drive asked if the retention pond will be standing water. Mr. Perry 
stated that this plan complies with the updated Livingston County Drain Commissioner code. 
Part of it does include standing water. Mr. Smith stated that Mr. Tauriainen has made 
improvements to the site since he has taken ownership and he appreciates the increased 
plantings. 
 
The call to the public was closed at 6:44 pm. 
 
Moved Commissioner Rauch, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of the Special Use Application for an expansion of an existing 
automobile dealership to expand a parking/vehicle storage lot located at 7100 Grand River 
Avenue, southeast corner of Grand River Avenue and Hubert Drive as the Commission finds 

DRAFT



Genoa Township Planning Commission 
June 13, 2022 
Unapproved Minutes  
 

3 

that the special land use standards of Section 19.03 of the zoning ordinance are met. The 
motion carried unanimously. 
 
Moved Commissioner Rauch, seconded by Commissioner Dhaenens, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated January 18, 2022 for 
an expansion of an existing automobile dealership to expand a parking/vehicle storage lot 
located at 7100 Grand River Avenue, southeast corner of Grand River Avenue and Hubert 
Drive. The motion carried unanimously. 
 
Moved Commissioner Rauch, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of the Site Plan dated May 3, 2022 for an expansion of an existing 
automobile dealership to expand a parking/vehicle storage lot located at 7100 Grand River 
Avenue, southeast corner of Grand River Avenue and Hubert Drive with the following 
conditions:  
● The two parcels shall be combined 
● The Planning Commission finds the tree plantings as noted and located on the landscape 

plan to be appropriate, although deviating slightly from the requirements of the zoning 
ordinance. 

● The petitioner shall update the landscape count on the plan and table. 
● The sight lighting plan shall be updated so the shielding on the lights on the south side 

protects the adjacent residential properties. 
● The site lighting intensity must be reduced to meet ordinance standards of no more than 10 

footcandles.  
● All conditions of the township engineer, Brighton Area Fire Authority, Drain Commissioner 

and Road Commission shall be met. 
The motion carried unanimously. 
 
NEW BUSINESS:  
 
OPEN PUBLIC HEARING #2…Consideration of a rezoning application and environmental 
impact assessment to rezone 20-acres from Rural Residential (RR) to Country Estates (CE) for 
property located at 5320 Richardson Road on the west side of Richardson Road, south of 
Brighton Road. The request is petitioned by Andrea Sydor. 
A. Recommendation of Environmental Impact Assessment (5-31-22) 
B. Recommendation of Rezoning (5-31-22) 
 
Mr. and Mrs. Jason and Andrea Sydor were present. They would like to change their zoning 
from Rural Residential (RR) to Country Estates (CE). Their property is 20 acres and they are 
adjacent to CE to the rear and RR is on either side. They would like to build a 60 x 80 barn; 
however, they are not able to build that size due to their current zoning. They would also like to 
develop and maintain a small hobby farm to grow local organic garlic. 
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Mr. Borden reviewed his letter dated June 2, 2022. 
1. The Country Estates zoning is generally consistent with the rezoning criteria of Section 

22.04 of the zoning ordinance. 
2. The request is consistent with the goals of the Township Master Plan. 
3. The request is anticipated to be compatible with the surrounding area.  
4. The host of uses permitted in Country Estates are compatible with existing and planned 

uses in the surrounding area. Additionally, the more intensive agriculture uses, such as 
those allowed in agricultural zoning, are not allowed in Country Estates or would require 
a special land use. The applicant is requesting to rezone to a less intense use. 

5. Consideration must be given to any technical comments provided by the Township 
Engineer, Utilities Director and/or Fire Authority with respect to infrastructure 
compatibility or capacity.  

 
Commissioner McCreary questioned the section of the ordinance regarding the keeping of 
animals. Mr. Borden advised that if this is rezoned, they can keep livestock, but they are not to 
operate an intensive livestock operation. They would be able to have five of one species and not 
more than a total of seven animals. 
 
Chairman Grajek asked the applicant if they had a conversation with their neighbors. Ms. Sydor 
stated they had a very positive conversation with one of their neighbors. They are in support of 
their request.  
 
The call to the public was made at 7:00 pm 
 
Mr. Mario Genovese of 5282 Richardson stated he is in support of the rezoning. 
 
The call to the public was closed at 7:02 pm. 
 
Ms. Byrne had no issues with the proposed rezoning. 
 
The June 1, 2022 letter from the Fire Marshal states that all of his previous concerns have been 
addressed by the applicant. 
 
Commissioner Rauch would like the Planning Commission to review this because it is not 
master planned for Country Estates zoning; however, he does not believe it will stand out due to 
the surrounding zoning. 
 
Moved by Commissioner Dhaenens, seconded by Commissioner McCreary, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated May 31, 2022 to 
rezone 20-acres from Rural Residential (RR) to Country Estates (CE) for property located at 
5320 Richardson Road on the west side of Richardson Road, south of Brighton Road.  
The motion carried unanimously. 
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Moved by Commissioner Dhaenens, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of the rezoning dated May 31, 2022 to rezone 20-acres from Rural 
Residential (RR) to Country Estates (CE) for property located at 5320 Richardson Road on the 
west side of Richardson Road, south of Brighton Road as the Planning Commission finds that 
the Country Estates zoning is generally consistent with the rezoning criteria of Section 22.04 of 
the zoning ordinance, the request is consistent with the goals of the Township Master Plan, the 
request is anticipated to be compatible with the surrounding area and the host of uses permitted 
in Country Estates are compatible with existing and planned uses in the surrounding area. This 
recommendation is conditioned upon the following: 
● All conditions of the township engineer, Brighton Area Fire Authority, Drain Commissioner 

and Road Commission shall be met. 
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3…Consideration of an environmental impact assessment and site 
plan for a proposed renovation and addition to the existing clubhouse located inside the Sylvan 
Glen Manufactured Housing Park. The park is located at 6600 Grand River Avenue, south side 
of Grand River, east of Dorr Road. The request is petitioned by Mike Barnett, Sun Communities. 

A. Recommendation of Environmental Impact Assessment (5-3-22) 
B. Disposition of Site Plan (5-26-22) 

 
Mr. Robert Miller of M Architects provided a review of the project. They will be adding a pool and 
a small addition to the clubhouse to include bathrooms and a fitness room. They will also be 
making improvements to the office and reception area.  
 
Mr. Borden reviewed his letter dated June 7, 2022. 

1. The applicant should provide elevation views for the remaining two sides of the 
equipment storage building. 

2. The elevations are mislabeled on Sheet A301.  
3. The applicant should be prepared to submit material samples and color samples for the 

Commission’s consideration. 
4. The applicant must include a typical light pole detail demonstrating that the maximum 

height requirement of 20 feet is met.  
5. The applicant must address comments provided by the Township Engineer and/or 

Brighton Area Fire Authority.  
 
Ms. Byrne reviewed her letter dated June 8, 2022. 

1. The plans need to be signed and sealed by a professional engineer. 
2. The petitioner is proposing swales and a riprap area to control the additional drainage 

from the site. The riprap area is intended to fill up and overflow across the site drive 
during a storm event. The storm management for the site should be designed so that 
overflow stormwater is not being conveyed across the access drive to the site. A culvert 
will be needed to direct flow to the west side of the existing drive.  
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The June 3, 2022 letter from the Fire Marshal states that all of his previous concerns have been 
addressed by the applicant. 
 
Mr. Miller submitted a drawing of the side elevations to the Planning Commission. He showed 
the proposed materials. 
 
Commissioner McCreary asked how the safety of the pool and the building is handled.  Ms. 
Anita Haddock, the property manager, stated this is for the residents only. There will be a 
lifeguard on duty and there will be pool monitors. There will always be someone in the office 
while the pool is open. 
 
The call to the public was made at 7:19 pm with no response. 
 
Moved by Commissioner Rauch, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated May 3, 2022 for a 
proposed renovation and addition to the existing clubhouse located inside the Sylvan Glen 
Manufactured Housing Park. The motion carried unanimously. 
 
Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to approve the Site 
Plan dated May 26, 2022 for a proposed renovation and addition to the existing clubhouse 
located inside the Sylvan Glen Manufactured Housing Park, with the following conditions: 

● The elevation views for the remaining two sides of the equipment storage building shall 
be supplied to staff for review & approval 

● The mislabeling of the elevations on Sheet A301 shall be corrected.  
● The material samples and colors viewed this evening are acceptable to the Planning 

Commission and shall be submitted and become property of the Township. 
● The light pole height must conform to the requirements of a maximum height of 20 feet. 

The light pole details shall be submitted to staff for review & approval. 
● The items listed in the township’s engineer letter dated June 8, 2022 shall be met, 

specifically, to accommodate for the overflow of the stormwater management system 
● The applicant must address comments provided by the Brighton Area Fire Authority.  

The motion carried unanimously. 
 
OPEN PUBLIC HEARING #4...Consideration of an amendment to the master deed and bylaws 
for Chestnut Springs to allow a detached accessory structure on lot 25. The property in question 
is located on the east side of Chilson Road, South of Brighton Road along the southern 
Township boundary with Hamburg Township. The request is petitioned by Chestnut 
Development LLC. 

A. Recommendation of Master Deed and Bylaws amendment 
 
Ms. Catherine Riesterer of Cooper & Riesterer, the attorney for the applicant, and Christian 
Bugeja of Chestnut Development were present. This was a development built by the Chestnut 
Group. Most of the homes are on 1-2 acre lots and there is one large 25-acre parcel; however, 
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only approximately eight acres of it are buildable. This is a site condominium and there were no 
outbuildings allowed. This one parcel owner will need to maintain their own property so they 
would like to allow this lot to have an accessory structure in addition to the home. She cited the 
proposed revised documents presented in the packet. They submitted forms from 21 neighbors 
who are in favor of allowing this for the one parcel.  
 
Mr. Borden agrees with the request. He suggested that this would be the time for the applicant 
to consider amending the Master Deed and Bylaws to allow outbuildings on the other parcels. 
Ms. Riesterer stated they do not wish to have outbuildings allowed on the other parcels. They 
are not needed as the homeowner’s association hires out the landscaping 
 
Ms. Byrne stated she has no concerns with this proposal. 
 
Commissioner McCreary questioned why the applicant cannot build an attached garage. Ms. 
Riesterer stated that anyone who has shown interest in this property, due to the size of the lot, 
has stated they would want an outbuilding for their maintenance equipment. The developer can 
waive this provision in the agreement; however, it was suggested to have the Township approve 
the change. Commissioner McCreary is concerned that the type of equipment that could be on 
that site and used could be loud and it is adjacent to the other residences. Commissioner 
McCreary wants to ensure that this does not become used for a commercial business. Ms. 
Riesterer stated this lot is restricted to a single-family residential use and not commercial. Ms. 
VanMarter stated the zoning ordinance allows for home occupation businesses. She agrees that 
the restriction should be put in the master deed and bylaws.  
 
The call to the public was made at 7:41 pm with no response. 
 
Moved by Commissioner Rauch, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of an amendment to the master deed and bylaws for Chestnut 
Springs to allow a detached accessory structure on Lot 25, with the condition that additional 
language be added stating the accessory building for Lot 25 shall not be used for commercial 
purposes, including a home occupation business. The motion carried unanimously. 
 
OPEN PUBLIC HEARING #5…Discussion and review of a conceptual site plan for 12 attached 
condominiums and 102 single family homes for the Summerfield Pointe PUD. The property in 
question is located on Lawson Drive, north of Grand River Avenue. The request is petitioned by 
Healy Homes, LLC.   
 
Mr. Wayne Perry of Desine, Inc. stated that Mr. Healy requested to have this item on tonight’s 
agenda; however, he is not present.  
 
Mr. Perry stated that Mr. Healy’s original application was withdrawn after it was recommended 
for denial by the Planning Commission. Mr. Healy then met with residents of the community as 
their biggest concern was developing single-family residences into a multi-family neighborhood. 
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They also wanted to keep their community separate from the single-family homes.  Mr. Healy 
changed his proposal to develop multi-family homes on the three remaining parcels and then 
build the homes throughout the rest of the development. They will also have separate 
associations. The residents are satisfied with the proposal.  
 
The changes from the original, approved plan is they are reducing the density and traffic to the 
surrounding neighborhood. The current market is not for attached condominiums.  
 
Commissioner Dhaenens would like to postpone this item until a future Planning Commission 
meeting so Mr. Healy can speak to the Planning Commission.  
 
Commissioner McBain is concerned that the traffic from this development will be traveling on 
the roads in the other three attached developments, and those residents will have to pay for the 
maintenance. She would like to see a shared road maintenance agreement for these different 
developments. Mr. Perry stated the road network is already approved and the new proposal will 
reduce the number of units and users. Commissioner Chouinard suggested that representatives 
from the abutting developments meet. Ms. VanMarter stated the road network was designed to 
be a benefit to all of the neighborhoods. There is pending legislation regarding special 
assessments that would allow for assessments to be made on properties that benefit from the 
road and not just those residences that are on the road. Commissioner McBain would like to 
continue the discussion when the item is brought back before the Planning Commission. 
 
Commissioner Rauch noted that the density is being reduced from what is already approved. 
During the recent Master Plan update, there was a lot of discussion regarding affordable 
housing and perhaps this could meet that need. The Planning Commission discussed this and 
would like Mr. Healy to return and provide details of the types of homes that will be built. 
 
Moved by Commissioner Lowe, seconded by Commissioner Rauch, to postpone this discussion 
to a future Planning Commission meeting when Mr. Healy is available. The motion carried 
unanimously. 
 
ADMINISTRATIVE BUSINESS: 

Staff Report 
 
Ms. VanMarter advised there will be five items on the July 11 Planning Commission meeting 
agenda.  
 
Approval of the May 9, 2022 Planning Commission meeting minutes 
 
Needed changes were noted. 
 
Moved by Commissioner McCreary, seconded by Commissioner Lowe, to approve the minutes 
of the May 23, 2022 Planning Commission Meeting as corrected.  The motion carried 
unanimously. 
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Member Discussion 
 
Chairman Grajek asked if the Township could meet to discuss the issue raised by 
Commissioner McBain regarding the private road maintenance agreements or the Township 
could put together information to distribute to the associations. Commissioner Chouinard 
agrees. Ms. VanMarter recommended that the affected homeowner’s associations contact the 
Township Manager as this issue would be decided by the Township Board.  
 
Adjournment 
 
Moved by Commissioner McBain, seconded by Commissioner Rauch, to adjourn the meeting at 
8:39 pm.  The motion carried unanimously.   

 

Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
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