
GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting 

November 21, 2022 
6:30 p.m. 

 
AGENDA 

 
Call to Order: 
 
Pledge of Allegiance: 
 
Call to the Public (Public comment will be limited to two minutes per person) *: 
 
Approval of Consent Agenda: 
 

1. Payment of Bills: November 21, 2022 
 

2. Request to approve November 7, 2022 regular meeting minutes 
 

3. Request Board approval to adjust the Refuse Special Assessment Roll, #X0012, and to adjust the 
2022 Winter tax roll accordingly for parcel numbers 4711-09-201-243, 4711-19-300-008, 4711-
26-300-044, 4711-33-401-016, 4711-34-403-006, and 4711-34-403-007.  

 
Approval of Regular Agenda: 
 

4. Consideration of a recommendation for approval and adoption of rezoning ordinance number Z-
22-03 and associated Planned Unit Development (PUD) agreement, impact assessment and 
conceptual PUD site plan.  The request is to rezone approximately 52 acres from the 
Neighborhood Service District, Medium Density Residential district and the Town Center 
Overlay district to a Residential Planned Unit Development overlay of the High Density 
Residential District (HDR) to allow for 204 apartments units with a net density of 6.23 units per acre.    
The property consists of two vacant parcels with parcel ID numbers 4711-11-300-014 and 4711-
14-100-002 located at the southeast corner of Grand River and Dorr Road.  The request is 
petitioned by Grand River Dorr, LLC. 
 

a. Disposition of Rezoning Ordinance Z-22-03 (requires roll call vote) 
b. Disposition of PUD Agreement 
c. Disposition of Impact Assessment 
d. Disposition of Conceptual PUD Site Plan  

 
5. Request to approve the proposal from Douglas Electric dated November 4, 2022 for the 

Township Hall parking lot and driveway lighting improvements excluding and deducting both 
alternates for a total construction project cost not to exceed $145,325.50 ($126,370 + 15% 
contingency).    

 
 



6. Consideration of Resolution 221121 for Censure and Reprimand of the Township Clerk, Paulette 
Skolarus.  (requires roll call vote) 
 

a. If necessary, consider motion to enter into closed session under the Open Meetings Act, 
MCL 15.268(h) to consider material exempt from discussion or disclosure by state or 
federal statute (attorney-client communications). (requires roll call vote and 2/3 majority) 

b. Consider motion to adjourn the closed session and reconvene in open session. (roll call) 
 

 
Correspondence 
Member Discussion 
Adjournment 
 

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

November 7, 2022 
 

MINUTES 
 

Supervisor Rogers called the regular meeting of the Genoa Charter Township Board to order at 
6:30 pm at the Township Hall. The following members were present constituting a quorum for 
the transaction of business:  Bill Rogers, Paulette Skolarus, Jean Ledford, Terry Croft, Jim 
Mortensen, Diana Lowe and Robin Hunt. Also present were Township Manager Kelly 
VanMarter, Township Attorney Joe Seward, Human Resources Director Kim Lane and William 
Tucker of Maner Costerisan and five persons in the audience. 
 
The Pledge of Allegiance was recited. 
 
The call to the public was opened at 6:31 pm 
 
Ms. Eda Biegas of 1950 Genoa Circle questioned the traffic study that was submitted for the 
apartments on the corner of Dorr and Grand River only included the traffic from the new hospital 
or included the summer lake traffic also. If not, she would like it to include it. Ms. VanMarter 
advised she can review the study and provide that information to Ms. Biegas.  
 
Ms. Biegas wants to ensure that the setbacks are far enough that if Grand River needs to be 
expanded, it won’t be the homes on the other side of the road that will be affected. She feels the 
proposal is too dense. 
 
Mr. Wayne Brewer who lives in Sunrise Park has concerns about the Dorr Road development. 
He is against it. It is not needed. There is already a lot of congestion in that area. The farmland 
should remain farmland.  
 
Mr. Andy Beaudry of 3631 Woodridge is opposed to the rezoning for the apartments. It is not a 
good fit for the Township, it will increase traffic, and the property is very close to one of the 
largest egret populations in the County. 
 
The call to the public was closed at 6:37 pm. 
 
Consent Agenda 
 
Moved by Ledford, supported by Mortensen, to approve the Consent Agenda as presented. 
The motion carried unanimously. 

 
1. Payment of Bills: November 7, 2022 
 
2. Request to approve October 17, 2022 regular meeting and October 26, 2022 special 

meeting minutes 
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3. Request to amend the Board of Review, Refunds and Chargebacks Budget (101-247-964-
000) from $2000.00 to $5000.00. 

 
Regular Agenda 

Moved by Mortensen, supported by Lowe, to approve the Regular Agenda as presented. The 
motion carried unanimously. 

4. Request for approval of the proposed 2023 employee benefits as presented by Human 
Resources Manager, Kim Lane. 

Ms. Lane provided a review of the 2023 benefit plan. The increase is 10.9 percent, due to Blue 
Cross doing an actuary study Statewide, instead of just Livingston County. The dental coverage 
increased by 1.5 percent. She is recommending lowering the EHIM budget. The net increase is 
approximately 5 percent. 

Mr. Mortensen noted that the employee contribution will increase approximately six percent.  

Ms. Skolarus requested reviewing the employee contribution amount, and possibly increasing it 
to 12 percent. Supervisor Rogers stated this can be reviewed during the next budget discussion. 

Moved by Hunt, seconded by Ledford, to approve the 2023 employee benefits. The motion 
carried unanimously. 

5. Presentation and request to receive the Fiscal Year 2021-2022 Township Audit as 
presented by Maner Costerisan. 

Mr. William Tucker of Maner Costerisan reviewed the Township’s Fiscal Year 2021-2022 Audit. 
He provided details of the financial statements contained in the report. He noted some items; 
specifically, the Pension Fund is funded at 88 percent, the General Fund Fund Balance is 
approximately 68 percent of the Township’s annual operating expenses, State Revenue Sharing 
has increased due to census adjustments, and annual expenditures increased approximately 3 
percent. He then reviewed his suggestions for improvements. 

Ms. Hunt stated Staff reviewed the suggestions and have begun to implement changes to 
address them. 

Moved by Mortensen, seconded by Lowe, to receive and place on file the Fiscal Year 2021-
2022 Township Audit. The motion carried unanimously. 

6. Request for approval of the proposed 2023 Howell Area Parks and Recreation Authority 
budget presented by Tim Church, HAPRA Director. 
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Mr. Church thanked the Township for always supporting recreational growth. He noted that they 
are required to increase their budget based on the Consumer Price Index, which would be an 
8.2 percent increase. They understand this would be a large increase over one year, so they are 
requesting a 5.8 percent increase, which is an additional $6,500 per year. They will be 
increasing their participation fees and membership rates.  
 
Moved by Mortensen, seconded by Croft, to approve the proposed 2023 Howell Area Parks and 
Recreation Authority budget, including a $120,000 contribution by Genoa Charter Township 
effective January 1, 2023. The motion carried unanimously. 
 
Ms. Skolarus noted this will require an amendment to the Township’s budget. 
 
7. Consideration of a recommendation for approval of a special use application, environmental 

impact assessment and site plan for a proposed 3,750 sq. ft. office building with outdoor 
storage located at 1247 Fendt Drive, north of Grand Oaks Drive. The request is petitioned 
by Al Halliday, A & J Cartage. 

 
Ms. VanMarter provided a review of the proposed project.  
 
Mr. Croft stated the report says 4 to 6 trailers. He went by there yesterday and there were 11 
trailers. He asked if this can be limited. Ms. VanMarter stated if this is approved, the applicant 
would have to comply with the number that is stated in their Environmental Impact Assessment 
and if they have more, then they will be in violation. 
 
Ms. Skolarus asked to have this tabled until the next meeting since the petitioner is not present.  
 
Ms. VanMarter stated she notifies the petitioners that they are expected to attend the Board 
Meetings to answer any questions that may be asked. Mr. Mortensen suggested that it be 
added to the application that if the petitioner is not present at the Board meeting, their item will 
be tabled. Ms. VanMarter will make that addition. 
 
Moved by Lowe, supported by Hunt, to approve the Special Land Use permit for a proposed 
3,750 sq. ft. office building with outdoor storage located at 1247 Fendt Drive, north of Grand 
Oaks Drive. The use is found to convey a high-quality image and is compatible with the 
Research and Development category of the Master Plan and is also found to comply with 
Section 19.03 of the Zoning Ordinance. The motion carried unanimously. 
 
Moved by Hunt, supported by Skolarus, to approve the Environmental Impact Assessment 
dated February 23, 2022 as submitted. The motion carried unanimously. 
 
Moved by Hunt, supported by Ledford, to approve the site plan dated October 12, 2022 with the 
following conditions: 
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● The applicant shall comply with the conditions of the Planning Commission. 
● The applicant shall comply with the conditions of the Township Engineer’s letter dated 

March 8, 2022 prior to land use permit issuance. The stormwater comments can be 
addressed by the Livingston County Drain Commissioner’s Office as part of the SESC 
review and permit process. 

● The applicant shall comply with the conditions of the Brighton Area Fire Authority Fire 
Marshal’s letter dated March 9, 2022 prior to land use permit issuance. 

● Future parking lot lighting shall comply with the Township Exterior Lighting Standards 
(Section 12.03). 

● In order to connect to the public utilities, all REU fees must be paid at land use permit 
issuance. 

● There shall be a limit of four to six trailers on the property. 
The motion carried unanimously. 
 
8. Request for introduction of the proposed rezoning ordinance number Z-22-03 and to set the 

meeting date for the purpose of considering the proposed ordinance for adoption before the 
Township Board on Monday, November 21, 2022. The request is to rezone approximately 
52 acres from the Neighborhood Service District, Medium Density Residential District and 
the Town Center Overlay District to Residential Planned Unit Development. The property 
consists of two vacant parcels with a combined total of approximately 52 acres with parcel 
ID numbers 4711-11-300-014 and 4711-14-100-002 located at the southeast corner of 
Grand River and Dorr Road. 

 
Moved by Hunt, supported by Ledford, to introduce proposed rezoning ordinance number 
Z-22-03 and to set the meeting date to consider adoption before the Township Board on 
Monday, November 21, 2022 for the purpose of considering the proposed zoning map 
Amendment. The motion carried unanimously. 
 
9. Request for approval to appoint Kelly VanMarter as the FOIA Coordinator for the remainder 

of the current term, to re-appoint Diana Lowe to the Planning Commission with a term 
ending 11/20/23, to re-appoint Jean Ledford to the Zoning Board of Appeals with a term 
ending 11/20/23 and to re-appoint Chris Grajek, Ron Matkin, Marianne McCreary, and 
Lindsay MacFarlane (alternate) to the Board of Review with terms ending 12/31/24 as 
recommended by the Township Supervisor. 

 
Moved by Lowe, supported by Mortensen, to appoint Kelly VanMarter as the FOIA Coordinator 
for the remainder of the current term, to re-appoint Diana Lowe to the Planning Commission 
with a term ending 11/20/23, to re-appoint Jean Ledford to the Zoning Board of Appeals with a 
term ending 11/20/23 and to re-appoint Chris Grajek, Ron Matkin, Marianne McCreary, and 
Lindsay MacFarlane (alternate) to the Board of Review with terms ending 12/31/24. The motion 
carried unanimously. 
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10. Request for discussion regarding re-negotiating the Settlement Agreement associated with a 
Consent Order for Case No. ll-26089-CE, Genoa Charter Township vs Paul Lalewicz. 

 
Supervisor Rogers stated this case involves Mr. Lalewicz who owns property in the Township 
that is unbuildable. His neighbor sued him because he was living in his RV on the property; 
however, that neighbor has moved. Mr. Lalewicz would like to be allowed to leave his motor 
home on the property long term. Supervisor Rogers suggested that Mr. Lalewicz be allowed to 
leave it there in the summer months, but if he sells the property, it would not be allowed by the 
new owner. 
 
Ms. Hunt stated the Township would be approving something that is against the ordinance.  
 
Mr. Seward stated the court order can be made with certain stipulations negotiated between the 
Township and Mr. Lalewicz. The judge could either approve or deny it.  
 
Ms. Ledford stated this could set a precedent for other properties on lakes in the Township. 
 
Mr. Mortensen stated that if this is approved, he would like to have other stipulations placed on 
it, such as it shall remain on tires, it shall not become a permanent building, it only applies to Mr. 
Lalewicz, etc. It can be defended against other property owners making the same request 
because there is a court order to allow it. 
 
Ms. Skolarus does not have an objection to allowing Mr. Lalewicz to stay in his RV overnight. 
 
The Board agreed to bring this item back for further discussion and request for approval with 
specific restrictions. Ms. VanMarter suggested that Mr. Lalewicz and his attorney draft the 
agreement and present it to the Township. Mr. Seward suggested some other restrictions could 
be the size of the RV, if the RV is sold and not replaced within a certain period of time, then the 
agreement would not be valid, etc. 
 
11. Request for discussion regarding Township contributions to the Senior Survivor playground 

project. 
 
Ms. VanMarter stated that the overall project costs for the full Senior Survivor Park have been 
received, leaving a shortfall of $212,613. She presented two options to the Board; one is to 
increase the Township’s contribution to $351,931 to meet the shortfall and build all aspects of 
the proposed park or to remove the picnic plaza area and increase the Township’s contribution 
by $119,731 for a $259,031 total contribution. 
 
Mr. Seward stated that the total project cost in the agreement is $750,000. Ms. VanMarter 
provided the minutes from the meeting where Mr. Archinal stated that if the costs come in 
higher, then changes would be made to the project. 
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Ms. Lowe stated this is a lot of money, although it will be a great benefit to the community. Ms. 
Hunt stated there is $1 million in the fund that would be used to pay for the park.  
 
Ms. VanMarter noted that there maybe a need to increase parking when this park is installed. 
 
Mr. Mortensen is in favor of moving forward with the additional funding; however, he would like 
to know the final total costs. Ms. Lowe and Ms. Hunt agree. Supervisor Rogers stated he and 
Staff will provide additional information to the Board at a future meeting.  
 
12. Request for approval of the closed session minutes from October 26, 2022. 
 
Ms. VanMarter distributed a sealed copy of the minutes to each Board Member for review. After 
the members reviewed the minutes, typographical errors were noted. 
 
Moved by Lowe, seconded by Ledford, to approve the closed session minutes from the October 
26, 2022 Board Meeting as amended. The motion carried unanimously. 
 
Ms. Skolarus requested to go into closed session to discuss aspects of the investigative report 
that she read. Mr. Seward stated the only item that can be discussed in tonight’s closed session 
are the minutes. Discussing the report would need to be placed on a future meeting agenda. 
Ms. Skolarus asked to have this placed on a meeting agenda.  Supervisor Rogers requested 
that she send the request to him with the language as required before the next meeting. 
 
Correspondence 

Ms. VanMarter provided letters that have been sent to residents of two subdivisions regarding 
Special Assessment Districts for road improvements. 
 
Ms. Skolarus provided a letter from the State of Michigan Department of Licensing And 
Regulatory affairs asking for participation in a survey regarding video service competition in 
Michigan, 
 
Member Discussion 

Ms. Skolarus stated they have received approximately 6,000 AV ballots for tomorrow’s election. 

Ms. VanMarter is working on the possibility of closing the Township Hall on the day of large 
elections. There is a large amount of activity in the building on election day and it may be best to 
dedicate the building to the Election on those days.  

Supervisor Rogers stated that per the meeting on October 26, he has not received the 
resignation from the Township Clerk, so he is requesting the Township Attorney and Staff put 
together a censure for the next Board meeting. 
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Adjournment 

Moved by Ledford, supported by Hunt, to adjourn the meeting at 9:15 pm. The motion carried 
unanimously. 
 
 
Respectfully Submitted, 
 
 
 
Patty Thomas 
Recording Secretary 
 
 
Approved: 
  Paulette Skolarus, Clerk  Bill Rogers, Supervisor 
  Genoa Charter Township  Genoa Charter Township 
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MEMORANDUM 
TO:   Honorable Board of Trustees 

FROM: Amy Ruthig, Planning Director 
 
DATE:  November 16, 2022 
  
RE: Legacy Apartments - Dorr/Grand River Ave. RPUD Rezoning and Conceptual PUD  
 Ordinance No. Z-22-03 
 
In consideration of the approval recommendations by the Township Planning Commission on 
September 12, 2022 and the Livingston County Planning Commission on October 19, 2022, please 
find the attached proposed rezoning ordinance and conceptual residential planned unit 
development agreement, plan and impact assessment for your consideration. The proposed 
rezoning involves two properties located on the southeast corner of Grand River Avenue and Dorr 
Road. The 37-acre parcel is 4711-14-100-002 and the smaller 14.6-acre parcel is 4711-11-300-014.  
Both are being utilized as farm land.  
 
The rezoning requested if 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 proposal is for construct 204-apartment units within 18 
buildings, and an accessory clubhouse and pool. 
 
The primary deviations of the planned development agreement include the following (please note 
that the specific deviations will still need to be provided in the revised PUD as previously 
requested): 
 

• Modification of the horizontal minimum curve radius from 150’ to 100’ and curb radii 
from road to garage and parking driveways less than 30’ radius. 
 

• A reduction in the required open space along the exterior public roads from 100’ to 60’.  
 

• Request for reduction in the percentage or brick required on building walls exposed to 
public and an increase in percentage of vinyl siding on the areas over the garages. 
 

• Request for grading (no structures) up to 10’ from regulated wetland. 
 

• Request to exceed parking space requirement more than 20%. 
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Procedurally, this is the last step of the rezoning and conceptual PUD approval phase. If granted conceptual 
approval, the applicant may then proceed to the required final PUD phase to obtain final site plan approval.  

Following concerns related to boat traffic raised by a resident at the last meeting, Township staff has asked 
the applicant’s engineer to look into the issue.   In addition, the Township Manager discussed the concern 
with Ron Wilson of Wilson Marine who originally raised the concern at the July 11, 2022 Planning 
Commission meeting.   Subsequent to the meeting, Mr. Wilson relocated his truck and boat traffic to a new 
entrance on Sterling Drive and has indicated that he is no longer concerned about the issue.   

REZONING – REQUIRED ROLL CALL VOTE 

Moved by _______________, Supported by _______________ to APPROVE AND ADOPT Ordinance Z-22-03. 
This approval is made because the proposed amendment to the Zoning Map and reclassification as a 
Residential Planned Unit District (RPUD) /High Density Residential (HDR) with the related development 
agreement, impact assessment and conceptual plan has been found to comply with the qualifying 
conditions and the criteria stated in 10.03.01, 10.07.01 and 22.04 of the Township Zoning Ordinance.  

PUD AGREEMENT  

Moved by _______________, Supported by _______________ to APPROVE the PUD Agreement revised on 
November 1, 2021 with the following conditions: 

1. The revised PUD agreement submitted, made revisions to an outdated earlier version of the 
agreement.  Applicant must work staff and the Township attorney to blend the agreements and 
revisions must be made to the satisfaction of Township staff.  

2. All deviations requested must be specifically detailed including setbacks requested outlined in the PUD 
Agreement.  

3. The applicant must address any comments provided by the Township Planner and Engineer, Utilities 
Director and/or Brighton Area Fire Authority. 

 

Subject Property 
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ENVIRONMENTAL IMPACT ASSESSMENT 

Moved by _______________, Supported by _______________ to APPROVE the Environmental Impact 
Assessment dated May 25, 2022 as submitted.  

SITE PLAN 

Moved by _______________, Supported by _______________ to APPROVE the Conceptual PUD Plan dated 
November 4, 2022 with the following conditions: 

1. The final site plan shall include all items as required by Section 10.06 as required by ordinance.   
2. The deviations along Grand River for building and parking setbacks shall be reviewed to determine if 

they can be moved further south to decrease the 25-foot deviation. 
 

If you should have any questions, please feel free to contact me.  

 

Best Regards,  

 

Amy Ruthig 
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ORDINANCE NO. Z-22-03 
AN ORDINANCE TO AMEND THE ZONING MAP OF THE CHARTER TOWNSHIP OF GENOA BY 
REZONING PARCELS 4711-11-300-014 AND 4711-14-100-002 FROM NEIGHBORHOOD SERVICE 

DISTRICT (NSD) AND MEDIUM DENSTIY RESIDENTIAL (MDR) WITH TOWN CENTER 
OVERLAY (TC) TO RESIDENTIAL PLANNED UNIT DEVELOPMENT (RPUD) OVERLAY OF 

THE HIGH DENSITY RESIDENTIAL (HDR) DISTRICT 

THE CHARTER TOWNSHIP OF GENOA HEREBY ORDAINS that the Zoning Map, as incorporated by reference 
in the Charter Township of Genoa’s Zoning Ordinance, is hereby amended as follows: 
 
Real property consisting of two vacant parcels with a combined total of approximately 52 acres with parcel ID numbers 
4711-11-300-014 and 4711-14-100-002 located at the southeast corner of Grand River and Dorr Road more particularly 
described as follows: 

 
 
shall be rezoned from the Neighborhood Service District (NSD), Medium Density Residential district (MDR) and the Town 
Center Overlay district (TC) to Residential Planned Unit Development (RPUD) overlay of the High Density Residential 
District (HDR) to allow for 204 apartments units with a net density of 6.23 units per acre.   The Township Planning 
Commission and Township Board, in strict compliance with the Township Zoning Ordinance and with Act 110 of the Public 
Acts of 2006, as amended, reclassified the Property as Residential Planned Unit Development (RPUD) upon finding that 
such classification properly achieved the purposes of Section 10.03.01 and 22.04 of the Township’s Zoning Ordinance (as 
amended).  
 
Repealor:  All ordinances or parts of Ordinances in conflict herewith are repealed. 
 
Severability Should any section, subsection, paragraph, sentence, clause, or word of this Ordinance be held invalid for 
any reason, such decisions shall not affect the validity of the remaining portions of the Ordinance. 
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Savings:  This amendatory ordinance shall not affect violations of the Zoning Ordinance or any other ordinance existing 
prior to the effective date of this Ordinance and such violation shall be governed and shall continue to be separate punishable 
to the full extent of the law under the provisions of such ordnance at the time the violation was committed.   
 
Effective Date:  This map amendment was adopted by the Genoa Charter Township Board of Trustees at the regular 
meeting held ____________________ and ordered to be given publication in the manner required by law.  This ordinance 
shall be effective seven days after publication.   
 
On the motion to adopt the Ordinance the following vote was recorded: 
 
Yeas:   
Nays:   
Absent: 
 
I hereby approve the adoption of the foregoing Ordinance this _____ day of __________, 2022. 
 
 
____________________     ____________________ 
Paulette A. Skolarus      Bill Rogers 
Township Clerk       Township Supervisor 
 
Township Board First Reading:   November 7, 2022 
Date of Publication of Proposed Ordinance:  November 13, 2022  
Township Board Second Reading and Adoption:  November 21, 2022 (proposed) 
Date of Publication of Ordinance Adoption:  November 27, 2022 (proposed) 
Effective Date:     December 4, 2022 (proposed)  
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GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting & Public Hearing 

November 7, 2022 
 

MINUTES 
 

Supervisor Rogers called the regular meeting of the Genoa Charter Township Board to order at 
6:30 pm at the Township Hall. The following members were present constituting a quorum for 
the transaction of business:  Bill Rogers, Paulette Skolarus, Jean Ledford, Terry Croft, Jim 
Mortensen, Diana Lowe and Robin Hunt. Also present were Township Manager Kelly 
VanMarter, Township Attorney Joe Seward, Human Resources Director Kim Lane and William 
Tucker of Maner Costerisan and five persons in the audience. 
 
The Pledge of Allegiance was recited. 
 
The call to the public was opened at 6:31 pm 
 
Ms. Eda Biegas of 1950 Genoa Circle questioned the traffic study that was submitted for the 
apartments on the corner of Dorr and Grand River only included the traffic from the new hospital 
or included the summer lake traffic also. If not, she would like it to include it. Ms. VanMarter 
advised she can review the study and provide that information to Ms. Biegas.  
 
Ms. Biegas wants to ensure that the setbacks are far enough that if Grand River needs to be 
expanded, it won’t be the homes on the other side of the road that will be affected. She feels the 
proposal is too dense. 
 
Mr. Wayne Brewer who lives in Sunrise Park has concerns about the Dorr Road development. 
He is against it. It is not needed. There is already a lot of congestion in that area. The farmland 
should remain farmland.  
 
Mr. Andy Beaudry of 3631 Woodridge is opposed to the rezoning for the apartments. It is not a 
good fit for the Township, it will increase traffic, and the property is very close to one of the 
largest egret populations in the County. 
 
The call to the public was closed at 6:37 pm. 
 
Consent Agenda 
 
Moved by Ledford, supported by Mortensen, to approve the Consent Agenda as presented. 
The motion carried unanimously. 

 
1. Payment of Bills: November 7, 2022 
 
2. Request to approve October 17, 2022 regular meeting and October 26, 2022 special 

meeting minutes 
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● The applicant shall comply with the conditions of the Planning Commission. 
● The applicant shall comply with the conditions of the Township Engineer’s letter dated 

March 8, 2022 prior to land use permit issuance. The stormwater comments can be 
addressed by the Livingston County Drain Commissioner’s Office as part of the SESC 
review and permit process. 

● The applicant shall comply with the conditions of the Brighton Area Fire Authority Fire 
Marshal’s letter dated March 9, 2022 prior to land use permit issuance. 

● Future parking lot lighting shall comply with the Township Exterior Lighting Standards 
(Section 12.03). 

● In order to connect to the public utilities, all REU fees must be paid at land use permit 
issuance. 

● There shall be a limit of four to six trailers on the property. 
The motion carried unanimously. 
 
8. Request for introduction of the proposed rezoning ordinance number Z-22-03 and to set the 

meeting date for the purpose of considering the proposed ordinance for adoption before the 
Township Board on Monday, November 21, 2022. The request is to rezone approximately 
52 acres from the Neighborhood Service District, Medium Density Residential District and 
the Town Center Overlay District to Residential Planned Unit Development. The property 
consists of two vacant parcels with a combined total of approximately 52 acres with parcel 
ID numbers 4711-11-300-014 and 4711-14-100-002 located at the southeast corner of 
Grand River and Dorr Road. 

 
Moved by Hunt, supported by Ledford, to introduce proposed rezoning ordinance number 
Z-22-03 and to set the meeting date to consider adoption before the Township Board on 
Monday, November 21, 2022 for the purpose of considering the proposed zoning map 
Amendment. The motion carried unanimously. 
 
9. Request for approval to appoint Kelly VanMarter as the FOIA Coordinator for the remainder 

of the current term, to re-appoint Diana Lowe to the Planning Commission with a term 
ending 11/20/23, to re-appoint Jean Ledford to the Zoning Board of Appeals with a term 
ending 11/20/23 and to re-appoint Chris Grajek, Ron Matkin, Marianne McCreary, and 
Lindsay MacFarlane (alternate) to the Board of Review with terms ending 12/31/24 as 
recommended by the Township Supervisor. 

 
Moved by Lowe, supported by Mortensen, to appoint Kelly VanMarter as the FOIA Coordinator 
for the remainder of the current term, to re-appoint Diana Lowe to the Planning Commission 
with a term ending 11/20/23, to re-appoint Jean Ledford to the Zoning Board of Appeals with a 
term ending 11/20/23 and to re-appoint Chris Grajek, Ron Matkin, Marianne McCreary, and 
Lindsay MacFarlane (alternate) to the Board of Review with terms ending 12/31/24. The motion 
carried unanimously. 
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Commissioner Dhaenens asked Ms. Kline-Hudson how Genoa Township as well as other 
communities can meet to open the dialogue to discuss traffic issues in the county. She stated 
she can definitely facilitate a discussion between the appropriate municipalities. 
 
OLD BUSINESS: 
 
OPEN PUBLIC HEARING #1...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 southeast corner of Grand River Avenue and Dorr Road. The 
request is petitioned by Grand River Dorr, LLC. 
 
A. Recommendation of Rezoning to HDR/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 8-22-22) 
 
Mr. Mark Kassab and Mr. James Galbraith of Grand River Dorr, LLC, Mr. Jonathan Curry, the 
architect, and Ms. Jill Bauer, the traffic engineer, were present. 
 
Mr. Kassab reviewed the requests that were made at the previous Planning Commission 
meeting. They have increased the setbacks on Grand River from 50 feet to 75 feet and on Dorr 
Road from 46 feet to 77 feet. 
 
They have done a lot of research and called MISS Dig and there is no fiber optic line through 
the property. 
 
Ms. Bauer stated she has received a copy of the traffic study that was done for the hospital and 
that proposed expansion did not negatively affect the traffic for this project. The study included 
the intersections at Dorr and Grand River & Hughes and Grand River. Most of the trips for the 
hospital are from and toward the east so they do not affect their project.  
 
Mr. Borden reviewed his letter dated August 31, 2022 
1. PUD Qualifying Conditions 

● Based upon his 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. 
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2. Rezoning Criteria 
● As a PUD project, the request may be viewed as consistent with the intent and 

goals/objectives of the Master Plan. 
● HDR rezoning may be viewed as appropriate given the inclusion of the RPUD and the 

site amenities provided by the proposal. 
● His belief is that the RPUD is reasonable provided the provisions of Section 10.03.01 are 

met to the Township’s satisfaction. 
3.  Conceptual PUD Plan 

● 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. He noted they improved 
this to 75 feet; however, it still requires a deviation. 

● Revisions to the plan have improved upon the parking setback and open space depth 
deviations previously discussed. 

● Per the previous meeting, the applicant is working on building material calculations to 
determine whether deviations are necessary or not. This would need to be determined at 
the time final site plan approval is requested. 

4. Draft PUD Agreement 
● The Agreement must identify the deviations sought as part of the PUD. 
● He suggests additional language be provided with respect to the preservation and 

maintenance of open space/conservation areas. 
● If a phased project is proposed, each phase must be described and outlined. 
● The applicant must address any comments provided by staff and/or the Township 

Attorney. 
 
Ms. Byrne reviewed her letter dated September 7, 2022. Two significant items are: 

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. The response letter provided by Grand River Dorr, LLC., dated August 22, 2022, 
provided modified setbacks on Grand River Avenue and Dorr Road, and referenced 
communication with the Livingston County Road Commission. Communication with the 
Road Commission regarding the suitability of the proposed setbacks for future ROW 
needs should be provided to the Township for their records.  

 
The remaining items in her letter were for informational purposes or will be addressed at final 
site plan approval. 
 
The letter from the Brighton Area Fire Authority Fire Marshal, Rick Boisvert, dated August 25, 
2022 states the following: 

● 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 
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road width increased to not overhang the roadways. (A note was provided to address 
plantings at final site and construction review on the previous submittal, however 
the artist rendering indicates over 400 large canopy trees lining the roadways 
throughout the development. As they grow and reach full growth, nearly all 
species will either partially or completely encroach the roadway. Additional 
consideration shall be made to placement and species, and will require the 
ownership to include the overhead clearance requirement in the facility 
maintenance plan.) 

 
Mr. Kassab provided the type of trees that will be planted and how they grow, noting that they 
will not encroach into the roadway. 
 
The call to the public was opened at 7:04 pm. 
 
Ms. Janine Deaton of 699 Sunrise Park stated the corner at Grand River and Dorr Road is a 
blind spot. She asked how this traffic is going to affect the traffic on Grand River to Bendix, to 
Hacker, and further. She is also concerned about the power grid. She recently had a five-day 
power outage. 
 
Ms. Serena Anzalone of 5964 Glen Echo stated the traffic light at Dorr Road does not function 
properly. 
 
Mr. Ed Loft of 6055 East Grand River stated there will be over 300 cars entering and exiting this 
complex each day. He asked about the detention pond and how it will drain. Mr. Curry explained 
that the Road Commission has restricted how much they can send out of this pond and into the 
lake. Mr. Loft asked if there will be a light installed on Dorr Road at the entrance. 
 
Ms. Irene Loft stated that her view is beautiful now and if this is developed, it will then be of all of 
these buildings and garage doors.  
 
Ms. Susan Nichols of 4935 Fairways Drive is concerned about immigrants coming into our 
community. She saw a group of approximately 25 immigrant men at Marshalls. She is not sure 
how they are getting here. They are a danger. A woman was cornered at Target by two Mexican 
men recently. She wants to ensure these are high-end apartments and they will not be 
subsidized. 
 
The call to the public was closed at 7:15 pm. 
 
Mr. Kassab stated this is not a subsidized complex. With their targeted rent, the household 
income of the residents would need to be approximately $150,000 per year. He understands the 
traffic concerns; however, as the planner stated, this property is currently zoned to allow for 28 
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units per acre and they are proposing 6 units per acre. This PUD would benefit the Township 
and the developer. This is proper and sustainable development.  
 
Commissioner Rauch thanked the public for their comments and understands their concerns. 
The applicant has provided all of their information from their professionals and it has been 
reviewed by the Township’s professionals. He questioned if there was anything that the 
applicant can do to improve the outlet of their stormwater into the lake. Ms. Kassab stated that 
when they develop the property and install the retention ponds, it will improve the quality of the 
water that is coming off of their property.  
 
There was a discussion regarding the current ROW and any possible increases to the ROW at 
this intersection and how that would affect the setbacks proposed for this development. 
Commissioner Rauch noted that while the setbacks have been increased with the new plan, 
they still do not meet the requirements. He would like to see the two buildings on Grand River 
meet the 100 foot setback requirements. 
 
Commission Dhaenens would like to see the 100 foot setback met on Grand River and Dorr 
Road. Mr. Kassab stated they cannot increase the setback and decrease the size of the units. 
To accommodate the smaller setback, they have increased the landscaping and buffer along 
both roadways. Commissioner Dhaenens agrees with that for Dorr Road; however, he agrees 
with Commissioner Rauch. He would like the setback to be 100 feet on Grand River. Mr. 
Kassab provided his reasoning for requesting the deviation, which included the integrity of the 
product he is developing, the preservation of the wetlands on the property, as well as the 
financial feasibility of the project. 
 
Chairman Grajeck asked for the setback requirements as it is zoned now. Mr. Boarden stated 
they are allowed a zero lot line setback. Commissioner Rauch stated this would be if this were a 
commercial development, and this is residential. Ms. VanMarter stated she has met with the 
Road Commission about traffic calming in this area and they were not in favor of that. She 
questioned the applicant if they have met with the Road Commission to determine if they have 
plans to increase the ROW. Mr. Kassab is not aware of any plans that the Road Commission 
has with increasing the road width. He noted that there is very little market for commercial 
development. 
 
Commissioner Chouinard would like to see the 100 foot setback on Grand River, but noted that 
this project will develop this site and it is difficult to develop it as it is currently zoned 
commercial. If it was developed as commercial, the setback could be zero. The applicant's 
product is “top-notch”. 
 
Ms. VanMarter stated the standard setback along Grand River is 35 feet and if there is parking 
in the front, then the setback would be 70 feet. The Grand River setback for the condos off of 
Cortland Avenue is 35 feet.  
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Mr. Kassab showed and reviewed the Google Maps view of their development in Novi, which is 
on Grand River also, and is very similar to what they are proposing in Genoa Township. 
Ms. VanMarter advised the public that she will contact the Road Commission tomorrow to alert 
them of the signal trouble at Glen Echo as noted in the call to the public. 
 
Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to recommend to the 
Township Board approval of the rezoning 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 for Parcels 4711-11-300-014 and 
4711-14-100-002 located on the southeast corner of Grand River Avenue and Dorr Road, per 
the following 
● The Planning Commission finds this request is consistent with the intent and 

goals/objectives of the Master Plan. 
● HDR rezoning is appropriate given the inclusion of the RPUD and the site amenities 

provided by the proposal. 
● The provisions of Section 10.03.01 of the Zoning Ordinance are met to the Planning 

Commission’s satisfaction. 
The motion carried unanimously. 
 
Moved by Commissioner Rauch, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of the PUD Agreement dated June 22, 2022 for a proposed 
development of 204 apartment units for Grand River Dorr, LLC. per the following: 
● The qualifying conditions of Section 10.02 of the Zoning Ordinance are satisfied. 
● The applicant must address any comments provided by the Township Engineer, Utilities 

Director and/or Brighton Area Fire Authority. 
The motion carried unanimously. 
 
Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated May 25, 2022 for a 
proposed development of 204 apartment units for Grand River Dorr, LLC. The motion carried 
unanimously. 
 
Moved by Commissioner Rauch, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of the Conceptual PUD Plan dated August 22, 2022 for a proposed 
development of 204 apartment units for Grand River Dorr, LLC. per the following: 
● The deviations for building and parking setbacks along Dorr road are appropriate. 
● The deviations along Grand River for building and parking setbacks shall be reviewed to 

determine if they can be moved further south to decrease the 25-foot deviation. 
● As a concept plan the Planning Commission finds this appropriate. 
The motion carried unanimously. 
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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. 
 
The Brighton Area Fire Authority letter dated July 5, 2022 states that all of the previous 
concerns have been addressed.  
 
A cal to the public was made at 8:41 p.m. with no response.  
 
Commissioner McCreary asked if this a medical use or general office. Mr. Crane stated that 
there will be a small lab with medical staff and they would have nurses on staff, may also 
include physical therapy.  
 
Commission Rauch stated that there is residential backing up the parking lot. He asked if the 
petitioiner would be agreeable to add more of a screen for the houses.  Mr. Crane stated that 
they will add more landscaping to fill in the gaps of the existing screen.  
 
 Moved by Commissioner Rauch, seconded by Commissioner Dhaenens to recommend to the 
Township Board approval of the Environmental Impact Assessment  dated June 1, 2022 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 motion 
carried unanimously.  
 
Moved by Commissioner Rauch, seconded by Commissioner Lowe, to approve the site plan 
dated June 21, 2022 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 with the following conditions:  

• The Planning Commission finds the 121% parking is sufficient.  
• Replacement of the 4 evergreen trees with 4 canopy trees. 
• Lighting fixtures and details will comply with the Township Zoning Ordinance and must 

receive staff approval.  
• Petitioiner will incorparate additional plantings along the north property line to fill in the 

gaps in the landscaping.  
• Landscaping plan discrepencies will be corrected.  
• The applicant must address any comments provided by the Township Engineer and/or 

Brighton Area Fire Authority. 
The motion carried unanimously.  
 
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-
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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) 

 
Mark Kassab and Jim Galbraith, with Grand River Dorr LLC., Jon Curry with PEA Group, and Jill 
Bauer, with Fishbeck, Thompson were present for the petitioner.  
 
Mr. Kassab gave a presentation on the company and the project. The project is proposed to 
consists of 204 high-end apartment units with two car attached garages, direct access to the 
units, 2-3 bedrooms, 1480-1630 sq. ft. units. The rent would range from $2400-$2800 per unit.   
The market studies that they have conducted support this type of project.  The current property is 
zoned NSD and MDR with a TC overlay.  The Township no longer in interested in pursuing the 
Town Center overlay. The current zoning is 14 units per acre based on the current zoning and 
with the TC overlay it would be 28 units per acre by special use.  They are proposing 6.2 units per 
acre. He stated that they do not believe that this is a strong site for retail use.  Some of the 
amenities will include EV stations, pet wash, pet park, resort style park, pool and amazon station 
and walking paths.  They are not proposing any impact to the wetlands and the natural features 
setback buffer.   
 
Mr. Borden reviewed his letter dated July 7, 2022:  
 
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. 

Packet Page # 40

amy
Highlight

amy
Highlight



 
Ms. Byrne reviewed her letter dated July 6, 2022:  
 
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.  
3.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.   
4.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.  
5.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.  
6. 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. 
7. The final site plan should include MHOG standard details. 
8. After final site plan approval, the Petitioner will be required to submit construction plans to 
MHOG Sewer and Water Authority for review and approval. 
 
The biggest issue of concern is the connection of the storm system to the public road system.  
The applicant should ensure that the Road Commission will agree to this proposed design. 
 
Chairman Grajek asked if the petitioner has reviewed the Brighton Area Fire Authority letter dated 
July 5, 2022. Mr. Kassab stated that they have and will comply with the letter.  
 
For the benefit of the residents in attendance, Chairman Grajek asked Mr. Borden to go over the 
steps in the process.  Mr. Borden stated that this is here for rezoning and conceptual review.   The 
project will need to go to the Board for conceptual approval and then the final approval process 
would be back before the Planning Commission before going to the Board again for the final 
approval.   
 
Commissioner Dhaenens asked about parking and that he has an issue with not requiring the 
100-foot open space setback from the roads. Mr. Kassab stated that there are two spots in the 
garage and two spots outside of the garage for parking. They have designed the units to have two 
front elevations with substantial landscaping to where you will not see the buildings.  
 
Mr. Borden stated that the current zoning allows for zero lot line setbacks.  
 
Commissioner Rauch asked why the applicant is asking for the PUD.   Mr. Borden responded that 
it is because they are not proposing a mixed-use component.  Mr. Kassab stated that they looked 
at a project with commercial along Grand River with 400 units behind but they felt that commercial 
wouldn’t work in this location and they felt like this was a better project.  
 
Chairman Grajek asked for a review of the traffic.  Ms. Bauer gave a review of the traffic impact 
study stating that it was determined that there would be no impact.   Chairman Grajek asked how 
it was possible that this would have no impact.  Ms. Bauer stated that the signalized intersections 
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are operating at acceptable levels and the added units would not reduce the level of service at all 
three major intersections.   There will be more traffic, but not so much that it would cause a 
significant reduction in the current level of service.   
 
Chairman Grajek asked if the proposed hospital project would impact their traffic counts.  Ms. 
Bauer stated that they would update their traffic study to include the hospital project.  
 
Commissioner Chouinard asked the applicant have they are going to handle the fiber line that 
runs through the property. Mr. Gilbraith stated that they would move it.  
 
Commission McCreary stated that she is concerned with the boat traffic on Dorr Road since there 
are three boat businesses located in the immediate area.  
 
Commission McBain stated that she struggles with this conversation on traffic since it is less than 
what is allowed on the site. Why are they concerned with traffic when they have not been 
concerned about it elsewhere?  
 
Commissioner Rauch stated that he is struggling with the reduction of the RPUD 100-foot open 
space buffer requirement from the roads. 
 
A call to the public was made at 9:44 p.m. with the following responses: 
 
Robert Biegas, 1950 Genoa Circle, stated he has concerns with the 100-foot buffer reduction and 
the impact on Grand River Avenue.  There would be no room for a right turn lane.  
 
Joe Mahalak, 5259 Pentwater Drive, has concerns with the south bound traffic on Dorr Road 
turning left.  
 
Robert Kuikhi, 6035 E. Grand River Avenue, stated that he has lost a loved one to a car accident. 
He has concerns with the traffic and the people pulling boats. He would like to see something to 
accommodate the Grand River residents in the Hughes and Dorr Road area.  
 
Judy Moses, 5251 Pentwater Drive, stated that she has concerns about the electricity in the area. 
They have weekly outages all the time. Does DTE work the Township when a development is 
proposed.  
 
Laura Wildman, 658 Pathway, she does not know how Wilson Marine gets out of their business 
due to the traffic. She has concerns about the runoff going into Lake Chemung. She asked how 
the project would benefit the Township.  
 
Bruce Kimball, 1189 Catherine’s Way, stated south bound Hughes Road traffic is bad. There is an 
incline in the grade at the light on Hughes and only 2 cars can make it through the light in the 
winter to turn left.  Traffic is the main issue.  
 
Ron Wilson, 6095 Grand River Avenue, he is the owner of Wilson Marine, in the summer months 
there are 65-70 boats on trailer coming and going and semi-trucks delivering. Dorr Road is a 
raceway. He is concerned with safety and sight lines along Dorr Road.  His business produces a 
lot of light and noise and work from 7 a.m. to 9 p.m. so they might consider more screening for the 
buildings across Grand River.    
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Frank Keresztes-Fischer, 5859 Griffith, stated that he is concerned about food security. Millions of 
acres of farm land are being lost to developments. The productive farm land needs to be 
protected.  
 
Edward Luff, 6055 E. Grand River Avenue, is concerned about a loss of visibility for drivers on 
Dorr Road.   It is all open now and you can see 1/8 mile towards Hughes Road.  Once they build 
the loss of visibility will be more dangerous.  He is concerned about the detention pond at the 
corner of Dorr Road and Grand River Avenue. Where does it drain to? Does it drain into Lake 
Chemung?  
 
David Cary, 1813 S. Hughes Road, The Shaved Ice business has had to replace two tables 
located outside due to cars hitting them.   Everybody tries to use the right turn lane that does not 
exist to turn on to Grand Rive Avenue.  There needs to be a right turn lane on Hughes Road 
northbound at Grand River.  The Township owns the property on Hughes Road with a 10-foot 
drain easement. The agreement states that the Township can increase the easement to 20-feet 
wide if needed. What is planned for that easement?   The drainage into the lake is a huge issue. 
 
Serena Anzalone, 5964 Glen Echo Drive, stated that Glen Echo gets 6 to 8-inch divots in their 
road due to the drainage from Grand River Avenue. The rainwater brings dirt and debris. She is 
also concerned about the noise and traffic.  
 
Eda Biegas, 1950 Genoa Circle, stated that there is overall traffic congestion without lights. They 
chose Genoa Township because it is less congested. There is no room for the roads to be 
widened if the 100-foot setback is not required. Maybe construct single story homes with less 
units to make the traffic more manageable.  
 
The call to the public closed at 10:06 p.m.  
 
Mr. Curry stated that the majority of the drainage goes to the back of the parcel into the wetlands. 
The front drainage goes into Grand River Avenue which is under the Livingston County Road 
Commission control.  
 
Commissioner Rauch stated that he has trouble visualizing the 100-foot open space reduction 
along Grand River Avenue. This section of the road right of way is a variable mix in width. 
Typically for a 5-lane road, the right of way would be 125 feet wide not 90 feet wide. It would 
make it difficult to expand the road. Commissioner Dhaenens agreed that he has issues with the 
100-foot open space buffer reduction, traffic and the location of the fiber lines.  
 
Mr. Kassab stated that they understand the concerns with the traffic and would like to be 
postponed to make adjustments and see if they can locate the buildings further back from Grand 
River and Dorr Roads.  
 
Moved by Commission Dhaenens, seconded by Commissioner Lowe to postpone 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 to the applicant the ability to address the setbacks from 
Grand River and Dorr Roads, location of fiber lines and to update the traffic study with the 
proposed hospital addition. The motion carried unanimously.  
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1

Kelly VanMarter

From: Mark Surel <mark@newvintageusa.com>
Sent: Tuesday, July 5, 2022 5:10 PM
To: Kelly VanMarter
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. 
 
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 
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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

Packet Page # 45

mailto:workmanjudith@yahoo.com
mailto:Kelly@genoa.org


1

Kelly VanMarter

From: Mark Surel <mark@newvintageusa.com>
Sent: Wednesday, July 6, 2022 2:11 PM
To: Kelly VanMarter
Subject: Re: GRAND RIVER/DORR RD ZONING CHANGE REQUEST MEETING 7/11
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 
 

 
 
 
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.   
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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. 
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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 
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Updates: 
04/11/08 - Multiple Revisions (42 parcels)
09/12/08 - 4489 & 4495 Oak Pointe Drive (LRR)
02/25/11 - United Way Conditional Rezoning (OSD)
08/06/12 - 7777 Bendix Rezoning (OSD)
10/2/12 -  Corrected Map re. court stipulation for Pet Ritz from 05/18/2006  (AG)
11/29/12 - Corrected Map re. Zeeb property approved 3/15/04 (MUPUD)
01/07/13 - Dakkota (14-100-014) Conditional Rezoning (OSD)
10/10/13- Corrected Map re. (29-200-036) - was rezoned 8/18/03 (RPUD)
11/13/14 - Removed Lucy Rd 425 Area, Rezone Latson Elementary (09-100-036;RR-NRPUD), 
                  Correct Brighton Lake Rd. Error (RPUD-LDR)
05/04/15 - Red Olive  (05-400-025) to NRPUD
06/10/15 - Chestnut Landing Rezoning (GCD/TC to GCD)
9/12/15 - Cleary University Rezone to MUPUD
03/27/16 - Lakeshore Village (06-400-015) from MDR to HDR
09/18/16 - Oliveto Rezone (12-100-007,008,010-013) RR & PRF to CE 
06/17/18 - Filmore Park Rezoning (PRF)
08/31/18 - Chestnut Springs Rezoning (LDR)
05/12/19 - Birkenstock Self Storage Rezoning (PID)
07/19/20 - Premier PUD Rezoning (RDPUD)
08/02/20 - BIble Baptist Rezoning (LDR)
08/16/20 - Versa S. Latson Rezoning (CAPUD & ICPUD)

PID
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From: Brittney Kirby
To: Kelly VanMarter
Subject: Genoa Re-Zoning
Date: Thursday, July 7, 2022 8:45:36 PM

Hi Kelly,

I saw that there is a public hearing on Monday to discuss rezoning a section of Genoa Township on Dorr Rd and
Grand River to allow for 204 apartments to be built. I think it’s wonderful that we are looking to build affordable
housing options in our township where currently there are few to none. People of every income level should have
the right and ability to enjoy everything our beautiful township has to offer. There are a few neighbors who are
worried about traffic but as long as that’s taken into consideration, I think the benefits far outweigh any concerns.

Thanks again!
Brittney Kirby
Genoa Resident

Sent from my iPhone
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From: Mike Kupfer
To: Kelly VanMarter
Subject: Dorr Rd Grand River Apartment Proposal .
Date: Thursday, July 7, 2022 9:08:35 PM

Hi Kelly , I am writing to voice my concern and strong opposition to the proposed zoning
change allowing a 204 apartment complex at Dorr Rd and Grand River . Adding this complex
will further tax the already crowded roads in the area. Please do not make the same mistakes
Novi and Wixom did by over developing this beautiful township.  I trust the zoning
commission will do the responsible thing and deny any zoning changes for the 50 acre parcel. 
Thank you and as always I am attaching a picture of lake Chemung I took tonight from my
deck . This is about 1/8 of a mile from the proposed apartment complex . 
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From: Eda Biegas
To: Kelly VanMarter
Subject: Proposed rezoning of parcels 4711-11-300-014 and 4711-14-100-002
Date: Wednesday, July 13, 2022 5:14:15 PM

To the planning committee,
   First of all, I want to thank you all for taking into consideration the concerns expressed by
the residents of Genoa Township at Monday's meeting.  
I understand that eventually the corner of Dorr Road and Grand River will be developed.  I am
grateful that you are looking at the future traffic issues that are inevitable and the 100 foot
setback.  
I was hoping that you would also take into consideration the proposed development size.  I
know that it's financially beneficial for the developer to build as many units as possible on this
property but is it too many for the good of the community?  Is it really necessary to build two
story units? Or to have quite so many units.  I ask that you consider a scaling down of the
project to help with the traffic not only from this project but for future projects as well.

Thank you for your time,
Eda Biegas
1950 Genoa Cir, Howell, MI 48843
734-751-8154
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1

Kelly VanMarter

From: Kayla Lerma <kaylamarielerma@gmail.com>
Sent: Sunday, November 13, 2022 1:41 PM
To: Kelly VanMarter
Subject: Apartment Complex Dorr/Grand River

Hello Genoa Trustees,  
 
I was unable to attend the meeting in person but I wanted to have the voice of me and my family heard by the 
board.  We are against such a large apartment complex being built on the corner of Dorr and Grand River. Not only 
would it bring more traffic to the area that is NOT prepared for it, but also it is just too large for the area.  We drive Dorr 
rd daily and my kids always enjoy seeing the flocks of geese and sandhill cranes and even sometimes deer in that 
field.  Also we moved into the community because it was not an urban area but there were cornfields and forests that 
provided a natural colorful view.  The area is being built up so much and so fast that my kids have even mentioned they 
are sad for the animals because trees are being cut down.   
 
Please don't allow such a large apartment complex be built and please consider not only the "people" who live in genoa 
township but also the wildlife that enjoy the more rural area we have here being part of Livingston County. 
 
Kayla Lerma and Family 
3205 Old Carriage Trail 
Brighton, MI 48116   
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August 31, 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. Revisions to the plan have improved upon the parking setback and open space depth deviations 
previously discussed. 

c. Per the previous meeting, 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. 
 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 #3 
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 of the property area, 
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, rezoning to HDR without the RPUD would be difficult to justify 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 not 
be disturbed and 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 for 
sale and promoted for conventional TC development for many years. 

Packet Page # 58



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 revised 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 original submittal sought deviations to reduce side and rear setbacks for parking lots and drive 
aisles.  However, the revised plan appears to have increased these setbacks to a point where they are 
compliant. 
 
The proposal 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 (though additional setback and potential future right-of-way have been 
provided in the revised plan). 

 
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 detailed landscape plan depicting numerous plantings 
throughout the site, including 50-foot wide buffers along both external roadways.  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 
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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. 
 
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.  The current 
submittal did not include a revised PUD Agreement, so the following comments are carried-over from our 
previous  review letter: 
 

• The revised document references deviations, but does not identify them.  Any and all deviations 
sought must be specifically listed within the Agreement. 

• 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 
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September 7, 2022 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Legacy Apartments 

Site Plan Review No. 3 

 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a third review of the proposed Legacy Apartment Homes conceptual PUD plan and 
accompanying documents submitted on August 22, 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. The response letter provided by Grand River Dorr, LLC., dated August 22, 2022, provided modified 
setbacks on Grand River Avenue and Dorr Road, and referenced communication with the Livingston 
County Road Commission. Communication with the Road Commission regarding the suitability of the 
proposed setbacks for future ROW needs should be provided to the Township for their records.  
 

3. The Traffic Impact Study for the proposed development was updated to include the proposed St. Joseph 
Mercy Hospital expansion, and no additional road improvements were required. 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.  
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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. 

 

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 
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August 25, 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 August 25, 2022 and the drawings are dated Feb. 22,
2022 with latest revisions dated April 18, 2022. The updated traffic study is dated August
18, 2022, and the revised landscape and setback plans are dated April 18, 2022. The
plan review is based on the requirements of the International Fire Code (IFC) 2021
edition.

1. 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. (A note was provided to
address plantings at final site and construction review on the previous submittal,
however the arisit rendering indicates over 400 large canopy trees lining the
roadways throughout the development. As they grow and reach full growth, nearly
all species will either partially or completely encroach the roadway. Additional
consideration shall be made to placement and species, and will require the
ownership to include the overhead clearance requirement in the facility
maintenance plan.)

IFC 503.2.1

Additional comments will be given during the building plan review process (specific to
the building plans and occupancy). The applicant is reminded that the fire authority
must review the fire protection systems submittals (sprinkler & alarm) prior to permit
issuance by the Building Department and that the authority will also review the building
plans for life safety requirements in conjunction with the Building Department.

If you have any questions about the comments on this plan review please contact me at
810-229-6640.

Cordially,

Rick Boisvert, FM, CFPS
Fire Marshal

cc:Amy Ruthig amy@genoa.org
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LIVINGSTON COUNTY PLANNING DEPARTMENT CASE NUMBER: 
REZONING REQUEST -  -  Z-36-22 
STAFF REPORT 

 

COUNTY CASE NUMBER: Z-36-22 TOWNSHIP: Genoa 
 

REPORT DATE: October 7, 2022 SECTION NUMBER: 11 and 14 
 

STAFF ANALYSIS BY: Kathleen Kline-Hudson TOTAL ACREAGE: 51.9 Acres 
 

  

APPLICANT / OWNER: Grand River Dorr, LLC 
 

LOCATION:  
The southeast corner of the Grand River Avenue and Dorr Road intersection 

LAND USE:  
Vacant 

 

CURRENT ZONING: REQUESTED ZONING: 
 

NSD/MDR with TC Overlay 
 

HDR/RPUD 
 

PERMITTED/SPECIAL USES (Not all inclusive): PERMITTED/SPECIAL USES (Not all inclusive): 
Permitted: Permitted: 
(not all inclusive) 
NSD: Retail establishments and shopping centers; 
business services; child care centers; bed & breakfast 
inns, hotels and motels; person and business services. 
MDR: Single-family, two-family, townhouse, and row 
house residential uses; housing for the elderly; 
accessory home occupations.  
Town Center Overlay: Residential Uses such as 
single-family, two-family and multiple-family uses; Civic 
Uses such as churches and schools; and Commercial 
Uses such as retail establishments, banks and offices.  

(not all inclusive) 
HDR: Single-family, two-family, townhouse, row 
house and multi-family residential uses; housing 
for the elderly; accessory home occupations; 
keeping of pets; adult foster care, essential public 
services; publicly owned parks. 
RPUD: Open space or cluster housing projects 
with one of more types of residential uses. 
 

Special: 
(not all inclusive) 
NSD: Laundromats; drycleaning; restaurants and bars; 
banks and credit unions. 
MDR: Adult foster care, child care centers, churches, 
and schools. 

Special: 
(not all inclusive) 
HDR: Child care centers; churches; schools; public 
buildings and uses; golf courses. 
RPUD: Same as underlying residential zoning 
district. 

Minimum Lot Area:  NSD: 1 Acre; MDR: 10,000 sq. ft. 
 

Minimum Lot Area:  HDR: up to 8 units per acre; 
RPUD: The dimensional standards of the 
underlying zoning district (HDR) 

 

TOWNSHIP PLANNING COMMISSION 
RECOMMENDATION AND PUBLIC COMMENTS: 

ESSENTIAL FACILITIES AND ACCESS: 

Approval: there were several public comments at the 
September 12, 2022, public hearing expressing 
concern regarding traffic, the traffic light, the power grid, 
retention pond, drainage in Lake Chemung, the view 
from neighboring residences, and apartment rentals. 

Water: Public water 
Sewer: Public sewer 
Access: Access is via Grand River Avenue, a 
paved primary roadway 
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ENVIRONMENTAL CONDITIONS: 
Soils / Topography:  

The northern portion of the site consists of primarily well-drained Miami-Loam soils on 
nearly level to rolling topography of 0-12%.  The wetland area consists of poorly drained 
Rifle Muck and Washtenaw Silt Loam. An upland area at the southern boundary of the 
site consists of well-drained Miami-Loam soils on steeper slopes.  
 

Wetlands:  
The National Wetland Inventory notes an 80-acre wetland that is present on 
approximately the southern 1/3 of the site. The wetland is forested and is saturated 
semi permanently or seasonally. Open water is visible on aerial photography. 
 

Vegetation:  
The land area north of the wetlands is devoid of most vegetation. The wetland portion of 
the site is heavily wooded with some scrub/shrub vegetation. 
 

County Priority 
Natural Areas: 

 
According to the map “Livingston County’s High Quality Natural Areas”, the large 
wetland that projects onto the southern portion of the site is a Priority 3 Natural Area. 
 

 

TOWNSHIP MASTER PLAN DESIGNATION: LEFT OFF HERE 
 
The Future Land Use Plan of the Genoa Township Master Plan (2013) designates the site as Mixed Use 
and High Density Residential:  

• The Mixed-Use Town Center 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.  

EXISTING LAND USE, ZONING AND MASTER PLAN DESIGNATION: 
 
 Land Use: Zoning: Master Plan: 

Subject Site: Vacant Neighborhood Service 
District/Medium Density 
Residential with TC 
Overlay 

Mixed Use Town Center 
and High Density 
Residential 

 

To the North: Lakeside residences, 
Wilson Marine and 
various retail 

General Commercial with 
TC Overlay and Lakeshore 
Resort Residential 

Mixed Use Town Center 
and Small Lot Single 
Family Residential 

To the East: Vacant land, and 
commercial land use 
such as Media One and 
Trends in Tile. 

Neighborhood Service 
District, Medium Density 
Residential and General 
Commercial with TC 
Overlay and Office Service 

Mixed Use Town Center 
and High Density 
Residential 

To the South: Vacant land and one 
single-family residence 

Rural Residential Large Lot Rural 
Residential and High 
Density Residential 

To the West: Vacant land uses, 
boating services, light 
industry and Wellbridge 

Industrial, Industrial and 
General Commercial with 
TC Overlay 

Mixed Use Town Center 
and Industrial 
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• The High Density Residential designation refers to higher density condominiums, apartments and 
other multiple family dwellings and it is found within areas served, or planned to be served, by public 
water and sanitary sewer. Development should respond to infrastructure and land capabilities and 
should not exceed 8 units per acre. High density residential developments will be served by public 
water and sewer. 

 
Additionally, the Future Land Use Chapter of the Genoa Township Master Plan establishes a growth 
boundary that marks the separation between rural and urban areas and defines land that can efficiently 
support urban services such as sewer, water, and roads. The subject site is within the Primary Growth area 
that is currently served or available to be served by public sewer and water. These areas include single 
family and multiple family residential at higher densities with public water and sewer, commercial centers, 
industrial parks, and mixed-use centers. 

 

COUNTY COMPREHENSIVE PLAN:  
 
The 2018 Livingston County Master Plan does not direct future land use patterns, or development within 
Livingston County. Alternatively, it offers a county-wide land use perspective when reviewing potential 
rezoning amendments. The Land Use & Growth Management chapter of the plan includes decision-making 
recommendations regarding potential land use conflicts and promoting good land governance. 
 

 

COUNTY PLANNING STAFF COMMENTS: 
 
The petitioner is requesting a rezoning of two parcels totaling 51.9 acres at the southeast corner of the 
Grand River Avenue and Dorr Road intersection for the construction of 204 luxury apartments with a 
clubhouse and related site improvements. The requested rezoning is from Neighborhood Service District 
and Medium Density Residential with a Town Center Overlay to High Density Residential with a Residential 
PUD Overlay. 
 
The Livingston County Planning Commission reviews the rezoning of this site in terms of land use, planning 
and zoning and does not address site plan review of the proposed development, as this is the responsibility 
of the Genoa Township Planning Commission and Genoa Township Board of Trustees. 
 
The character of this area of the Township is a mix of lakeside residences surrounding Lake Chemung and 
strip commercial uses along Grand River Avenue. The dominant presence of boat sales and services is 
indicative of the lake/recreational character of the area. To the west of the site the land use character is both 
commercial and industrial along Sterling Drive. To the east of the site there is considerable vacant and/or 
open land area adjacent to the site until commercial uses resume along Grand River and the Sylvan Glen 
mobile home park extends from Grand River Ave. to southeast of the site. To the south of the site there is an 
adjacent single-family residence and considerable vacant and/or open land area and rural residences that 
extend to the I-96 corridor. 
 
The zoning surrounding the subject site is a mixture of Lakeshore Residential, Medium-Density Residential, 
Rural Residential, General Commercial, Neighborhood Service Commercial, Office Services and Industrial. 
The Town Center Overlay District is present to the west, north and east of the site along both Grand River 
Ave. and Dorr Road. 
 
The master planning surrounding the subject site is Mixed Use Town Center, High-Density Residential, 
Small Lot Single-Family Residential, Large Lot Rural Residential, and Industrial. The Town Center Master 
Plan Designation is present to the west, north and east of the site along both Grand River Ave. and Dorr 
Road. 
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The history of the subject site is that it has been master planned for a Genoa Town Center for approximately 
10 years. The concept of this Town Center Overlay District is described as follows:  

“An area has been designated for the Genoa Town Center around the intersections of Grand River 
Avenue with Dorr and Hughes Roads. This area is planned to become a mixed-use town center with 
local businesses, neighborhood service establishments and traditional residential neighborhoods. 
Residential uses will provide a variety of housing types including apartments on upper floors above 
commercial uses, traditional townhouses and single-family homes on smaller lots. The intent is that this 
area will be integrated into a pedestrian-friendly, walkable area with sidewalks connecting all uses and 
community parks and plazas integrated into the fabric of this town center area. The Town Center area 
has the potential to become an activity center for the Genoa Township community that will provide a 
defined sense of place for the Township. This area is planned for higher density development and a 
mixture of uses; however, for this type of development to be successful, it must be properly designed  
and developed. For that reason, this area is planned to be developed with a Town Center Overlay Zone, 
with specific design standards for traditional architecture, buildings, neighborhood form and streetscape 
elements, commonly referred to as traditional neighborhood design.”  

 
The master plan concept of the Genoa Town Center Overlay District was furthered by an entire zoning 
ordinance chapter with regulations for the intended dense development of permitted residential, civic, and 
commercial uses. The only areas in the Township that are zoned Town Center Overlay District surround the 
Grand River Ave./Dorr Road intersection, with the subject site comprising the vast majority of this Overlay 
District. 
 
The intended Multiple-family/apartment housing of this proposed RPUD is not unlike the townhouse and 
multiple-family housing that is permitted in the Genoa Town Center Overlay District, with the exception that 
in the TC Overlay District apartments are to be on upper floors above commercial use and this proposed 
PUD will not contain mixed use such as retail and housing. 
 
There are many additional similarities between the TC Overlay District and the RPUD overlay. For instance, 
the 5 Qualifying Conditions of a PUD address many of the desired design elements of the TC Overlay 
District. The Genoa Township Planning Consultant states that the proposed development meets these 
qualifying conditions in the following way: 
 

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). 

5. Sewer and Water. The site is currently served by public water and sanitary sewer. 
 
The preservation of 29 acres of high-quality wetland and woodlands on these two parcels, would not be 
possible if this land were split into a variety of smaller parcels; therefore, the PUD requirements of a single 
ownership entity and development as one integral unit, help protect the wetlands and woodlands present on 
the southern portion of the site. Additionally, the required benefits of a PUD will provide walking trails, and 
common open space (parks) that will create the pedestrian-friendly, walkable development that was desired 
in the TC Overlay District.  

 

COUNTY PLANNING STAFF RECOMMENDATION: 
APPROVAL: The proposed rezoning to HDR/RPUD is consistent with the goals and intent of the Genoa 
Township master plan, it is supported by existing infrastructure, and it will preserve and protect natural 
features that might not be protected under other forms of development. 
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EXISTING LAND USE MAP: 
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SITE 
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SITE PHOTOS: 

  
Subject Site at Dorr and Grand River Subject Site at Southern Boundary 

  
North – Wilson Marine North – Lake Residences Near Intersection 

 
 

 
 

East – Trends in Tile South – Single-Family Residence 
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SITE PHOTOS: 

  
West – Vacant Bank Site West – Industries on Sterling Drive 

 

 

Southwest – Wellbridge Rehabilitation  
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1

Jonathan E. Curry

From: Kim Hiller <khiller@livingstonroads.org>
Sent: Monday, October 17, 2022 8:33 AM
To: Jonathan E. Curry
Subject: RE: Legacy Apartments - Future Right-of-Way

ATTENTION: This email originated from outside of PEA.  

Jonathan, 
 
No, we do not have any plans to widen either of these roads at this time. 
 
Thanks, 
 
Kim Hiller, P.E. 
Utilities and Permits Engineer 
Livingston County Road Commission 
3535 Grand Oaks Drive 
Howell, MI  48843 
Ph. (517) 546‐4250 
khiller@livingstonroads.org 
Office Hours: M‐F 7:00 AM – 3:30 PM 
 

From: Jonathan E. Curry <jcurry@peagroup.com>  
Sent: Monday, October 17, 2022 8:31 AM 
To: Kim Hiller <khiller@livingstonroads.org> 
Subject: RE: Legacy Apartments ‐ Future Right‐of‐Way 
 
Kim, 
Are there any projects proposed by the County for roadway widening of either of these roads? 
 
Thanks, 
 
Jonathan E. Curry, PE 
Associate | Senior Project Manager 
 
Cell: 248.217.0422 | Office: 517.546.8583 ext. 1232 | Direct: 248.509.7227 
jcurry@peagroup.com 

 
7927 Nemco Way, Suite 115, Brighton, MI 48116 
peagroup.com | facebook | linkedin | 2022 Crain’s Cool Place to Work 
 
 

From: Kim Hiller <khiller@livingstonroads.org>  
Sent: Monday, October 17, 2022 7:17 AM 
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2

To: Jonathan E. Curry <jcurry@peagroup.com> 
Subject: Legacy Apartments ‐ Future Right‐of‐Way 
 
ATTENTION: This email originated from outside of PEA.  

Jonathan, 
 
Thank you for inquiring about the future rights‐of‐way (ROW) on Grand River and Dorr at the location of the proposed 
Legacy Apartments in Genoa Township.  The future ROW for both Grand River and Dorr is 120 feet.   
 
I’ve attached the Inter‐County Highway Plan and Right‐of‐Way Requirements for Southeastern Michigan showing the 
future ROW for these roads. 
 
Please let me know if you have any questions or need any other documentation. 
 
Regards, 
Kim 
 
Kim Hiller, P.E. 
Utilities and Permits Engineer 
Livingston County Road Commission 
3535 Grand Oaks Drive 
Howell, MI  48843 
Ph. (517) 546‐4250 
khiller@livingstonroads.org 
Office Hours: M‐F 7:00 AM – 3:30 PM 
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Grand River Dorr LLC  

dba 

The Legacy Apartment Homes 

 

 

 

 

 
Owner:  

Grand River Dorr LLC 

Prepared by: Mark Kassab 

31550 Northwestern, ste 220 

Farmington Hills, Mi 48334 

248-865-0066 

 

 

 

 

The Legacy Apartment Homes 

Conceptual PUD Site Plan  

Application & Community Impact Statement 
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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 
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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/


 

 

 

 

 

 

 

 

 

 

EXHIBIT A 
 

 

 

 

 

 

 

 

 

 

 
FISCAL IMPACT STATEMENT  

Packet Page # 90



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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Executive Summary 

Fishbeck has completed a traffic impact study (TIS) related to the development of Legacy Apartment Homes 

located in the southeast quadrant of Grand River Avenue and Dorr Road in Genoa Township, Livingston County, 

Michigan. The vacant lot is proposed to be developed into multifamily residential with 204 dwelling units (DU) 

proposed. The development will be open and fully operational in 2025. 

The proposed site plan includes a driveway on Grand River Avenue that will be the south approach of the 

signalized intersection of Grand River Avenue and Hughes Road and a driveway on Dorr Road that will be the east 

approach of the unsignalized intersection of Dorr Road and Sterling Drive. 

This study was conducted according to the methodologies and guidance published by Institute of Transportation 

Engineers (ITE), American Association of State Highway and Transportation Officials (AASHTO), Livingston County Road 

Commission (LCRC) and Genoa Township (Township). 

Vehicular, Turning Movement Counts (TMCs) were collected at the study intersections on December 14, 2021, during 

the weekday a.m. (7 a.m. to 9 a.m.) and p.m. (4 p.m. to 6 p.m.) time frames of the roadway network. Due to the 

impact of COVID-19, historical traffic data from the Southeast Michigan Council of Governments (SEMCOG) 

website was reviewed. Based on this review, an adjustment factor of 1.16 and 1.11 was determined for the a.m. 

and p.m. peak hours, respectively to adjust the completed TMCs to “Pre-COVID-19 levels”. 

There is one known project in the site vicinity that could add additional traffic volumes to the study network. The 

following development was included: 

• St. Joseph Mercy Brighton Health Center Expansion. 

Site-generated traffic was forecast using the information and methodologies specified in the latest version of Trip 

Generation, Trip Generation Manual, 11th Edition, 2021. The existing traffic volumes, site layout, and engineering 

judgement were used to develop a trip distribution model for the a.m. and p.m. peak hours for the new traffic 

generated by the proposed development. Additionally, directions of origin, surrounding residential densities, and 

commuting patterns were considered. 

Level of Service (LOS) analyses were conducted for existing, background, and total future conditions based on Highway 

Capacity Manual (HCM) 6th Edition, methodologies using Synchro traffic analysis software. Synchro network models 

were also simulated using SimTraffic to evaluate network operations including intersection queueing. 

Based on findings of the HCM operational analyses and site traffic generation, the proposed development, including 

trips generated by the expansion of the St. Joseph Mercy Brighton Health Center, will not result in any significant impact 

to the adjacent road network. No improvements to the roadway network are proposed. 

The opinions, findings, and conclusions expressed in this TIS are those of Fishbeck and not necessarily those of the 

Owner/Applicant, LCRC, or Genoa Township. 

Prepared By:  

 

  Jill Bauer, PE, PTOE 

  Project Manager – Fishbeck 
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1.0 Introduction 

1.1 Project Overview 

On behalf of Grand River Dorr LLC, Fishbeck has conducted a traffic impact study (TIS) related to the development 

of Legacy Apartment Homes located in the southeast quadrant of Grand River Avenue and Dorr Road in Genoa 

Township (Township), Livingston County, Michigan. The vacant lot is proposed to be developed into multifamily 

residential with 204 DU’s proposed. The development will be open and fully operational in 2025. 

The proposed site plan includes a driveway on Grand River Avenue that will be the south approach of the 

signalized intersection of Grand River Avenue and Hughes Road and a driveway on Dorr Road that will be the east 

approach of the unsignalized intersection of Dorr Road and Sterling Drive. 

The project location and study intersections are indicated in Figure 1 – Project Location and Study Network. 

Figure 1 – Project Location and Study Network 
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1.2 Study Methodology 

The objectives of this TIS were to determine what impacts, if any, the proposed project will have on adjacent 

roadway traffic operations, and to develop recommendations for any improvements necessary to mitigate the 

project impacts on the studied intersections. Study analyses were completed relative to typical weekday a.m. and 

p.m. peak traffic periods. 

This study was conducted according to the methodologies and guidance published by Institute of Transportation 

Engineers (ITE), American Association of State Highway and Transportation Officials (AASHTO), Livingston County Road 

Commission (LCRC) and the Township. 

1.3 Intersection Characteristics 

Based on the type and size of the proposed development, input from LCRC, and the likely area of influence for the 

site trips, traffic operations were analyzed for the following intersections: 

1. Grand River Avenue and Dorr Road/Glen Echo Drive (signalized). 

2. Grand River Avenue and Hughes Road/Driveway 1 (signalized). 

3. Dorr Road and Sterling Drive/Driveway 2 (unsignalized). 

The existing intersection lane configurations, traffic controls, and posted speed limits are indicated in 

Figure 2 – Existing Lane Configurations. 
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Figure 2 – Existing Lane Configurations 
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1.4 Existing Traffic Volumes 

Vehicular Turning Movement Count (TMC)’s were collected on the following study intersections during the 

weekday a.m. (7 to 9 a.m.) and p.m. (4 to 6 p.m.) peak traffic periods of the road network on December 14, 2021: 

• 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 may not be representative of typical operations. 

Historical traffic data from the Southeast Michigan Council of Governments (SEMCOG) website was reviewed. 

Based on this review, an adjustment factor of 1.16 and 1.11 was determined for the a.m. and p.m. peak hours, 

respectively to adjust the completed TMCs to “Pre-COVID-19 levels”. 

Traffic volume information can be found in Appendix 1 – Traffic Volume Data, which include heavy vehicle data. 

The adjusted existing traffic volumes used in this study are indicated in Figure 3– Existing Traffic Volumes. 
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Figure 3 – Existing Traffic Volumes 
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2.0 Existing Conditions Analysis 

2.1 Traffic Operations Analysis Methodology 

Synchro was used to perform Highway Capacity Manual (HCM)operational analyses during the a.m. and p.m. peak 

hours for all the intersections within this study. According to the most recent edition of the HCM, Level of Service (LOS) 

is a qualitative measure describing operational conditions of a traffic stream or intersection. LOS ranges from A to F, 

with LOS A representing desirable traffic operations characterized by low delay and LOS F representing extremely poor 

traffic operations characterized by excessive delays and long vehicle queues. LOS D is generally considered acceptable 

for most areas. Table 1 – LOS Criteria presents the HCM criteria for various LOS for unsignalized and signalized 

intersections. The color coding in the table is used in the LOS analysis summary tables later in this report. 

Table 1– LOS Criteria 

LOS 
Average Stopped Vehicle Delay (seconds) 

Unsignalized Signalized 

A ≤ 10 ≤ 10 

B > 10 and ≤ 15 > 10 and ≤ 20 

C > 15 and ≤ 25 > 20 and ≤ 35 

D > 25 and ≤ 35 > 35 and ≤ 55 

E > 35 and ≤ 50 > 55 and ≤ 80 

F > 50 > 80 

2.2 Existing Conditions Traffic Analysis 

Synchro models for the existing network were created based on the existing roadway configurations and traffic 

controls. Where applicable, data concerning the existing intersection and roadway lane configurations, geometry, and 

traffic control that were observed in the field were entered in the models. The traffic signal timing permits for the 

signalized intersections were provided by LCRC for use in the models. 

The resulting LOS and delay for the existing conditions are indicated in Table 2 – LOS Analysis for Existing Conditions. 

Table 2 – LOS Analysis for Existing Conditions 

Approach 
LOS/Delay(s) 

a.m. Peak Hour p.m. Peak Hour 

Grand River Avenue and Dorr Road/Glen Echo Drive (Signalized) 

EB Grand River Avenue B 16.7 B 14.9 

WB Grand River Avenue A 8.3 C 22.8 

NB Dorr Road D 41.0 D 48.9 

SB Glen Echo Drive D 52.3 E 61.4 

Overall B 19.7 C 25.5 

Grand River Avenue and Hughes Road (Signalized) 

EB Grand River Avenue A 9.2 A 9.2 

WB Grand River Avenue A 8.8 B 11.3 

SB Hughes Road D 46.3 D 43.1 

Overall B 15.0 B 12.3 

Dorr Road and Sterling Drive (Stop-Controlled) 

EB Sterling Drive B 14.1 B 14.5 

NB Dorr Road A 0.3 A 0.0 

SB Dorr Road A 0.0 A 0.0 

Overall A 0.7 A 1.1 

Eastbound (EB) 

Northbound (NB) 

Southbound (SB) 

Westbound (WB) 
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Further analysis of the LOS results for existing conditions revealed that most movements, approaches, and 

intersections are expected to operate at an acceptable LOS D or better during both the a.m. and p.m. peak hours, 

with the following exceptions: 

• Grand River Avenue and Dorr Road/Glen Echo Drive 

 The southbound approach operates at LOS E in the p.m. peak hour. 

SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For existing 

conditions, study network operations are acceptable, without significant vehicle queues or spill-back from 

available storage lanes. No 95th percentile queue lengths for the turning movements exceeded the provided 

storage length. See Appendix 2 – Existing LOS Output Reports for the existing conditions LOS reports and 

queueing analysis reports. 

3.0 Background Conditions Analysis 

Historical traffic data on the SEMCOG Transportation Data Management System (TDMS) website was referenced 

to determine the applicable growth rate for the existing traffic volumes to the project build-out year in 2025. 

Based on this review, a background growth rate of 0.75% was utilized. In addition, one background development 

was identified and included in the background traffic conditions. Fishbeck was provided the TIS completed for the 

proposed St. Joseph Mercy Brighton Health Center Expansion, this development has a buildout year of 2024. The 

intersections of Grand River Avenue/Dorr Road and Grand River Avenue/Hughes Road were included in the 

prepared TIS. 

In 2022, LCRC has a traffic signal modernization planned for the intersection of Grand River Avenue and 

Dorr Road/Glen Echo Drive. Modernization includes the addition of a left turn phase for the WB Grand River 

approach and an overlap right turn phase for the NB Dorr Road approach. The new signal timing is reflected in the 

background conditions analysis. 

Refer to Appendix 3 – Background Development Trip Generation for additional details related to the trip 

generation forecast at these intersections. The total background traffic volumes are indicated in 

Figure 4 – Background Traffic Volumes. 
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Figure 4 – Background Traffic Volumes 
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3.1 Background Conditions Traffic Analysis 

The resulting LOS and delay for the background conditions are refer to Table 3 – LOS Analysis for Background 

Conditions. 

Table 3 – LOS Analysis for Background Conditions 

Approach 
LOS/Delay (s) 

a.m. Peak Hour p.m. Peak Hour 

Grand River Avenue and Dorr Road/Glen Echo Drive (Signalized) 

EB Grand River Avenue C 20.6 C 21.0 

WB Grand River Avenue A 3.6 A 3.5 

NB Dorr Road C 28.7 D 38.9 

SB Glen Echo Drive D 52.3 E 61.4 

Overall B 16.9 B 16.2 

Grand River Avenue and Hughes Road (Signalized) 

EB Grand River Avenue B 15.5 A 1.8 

WB Grand River Avenue A 9.1 B 12.4 

SB Hughes Road D 47.3 D 42.8 

Overall B 18.2 B 10.1 

Dorr Road and Sterling Drive (Stop-Controlled) 

EB Sterling Drive B 14.4 C 15.0 

NB Dorr Road A 0.3 A 0.0 

SB Dorr Road A 0.0 A 0.0 

Overall A 0.7 A 1.1 

Further analysis of the LOS results for background conditions revealed that most movements, approaches, and 

intersections are expected to continue to operate at an acceptable LOS D or better during both the a.m. and p.m. 

peak hours, with the following exceptions: 

• Grand River Avenue and Dorr Road/Glen Echo Drive: 

 The SB approach operates at LOS E in the p.m. peak hour. 

SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For background 

conditions, study network operations are acceptable, without significant vehicle queues or spill-back from 

available storage lanes. No 95th percentile queue lengths for the turning movements exceed the provided storage 

length, see Appendix 4 – Background LOS Output Reports. 

4.0 Site Traffic Characteristics 

A representation of the current conceptual site plan is provided in Figure 5 – Conceptual Site Plan below. 
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Figure 5 – Conceptual Site Plan 
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4.1 Trip Generation 

Using the information and methodologies specified in the latest version of Trip Generation, Fishbeck forecast the 

weekday a.m. and p.m. peak hour trips associated with the proposed development. 

Table 4 – Trip Generation for Proposed Development presents the resulting trip generation for the development. 

Refer to Appendix 5 – Trip Generation Calculations. 

Table 4 – Trip Generation for Proposed Development 

ITE LUC LUC Units 
a.m. Peak Hour p.m. Peak Hour 

Weekday 
In Out Total In Out Total 

220 
Multifamily 

Housing (Low-Rise) 
204 DU 21 65 86 68 40 108 1,383 

Total New Trips 21 65 86 68 40 108 1,383 
Land Use Code (LUC) 

4.2 Trip Distribution 

The directions that site traffic will travel to and from were based upon existing traffic patterns during the a.m. and 

p.m. peak hours. The existing traffic patterns reflect the gravity between origins and destinations in the study 

area, and therefore an accurate indication of where the proposed trips would be coming from and going to. 

Table 5 – Trip Distribution provides the probable distribution based on the existing traffic patterns. 

Table 5 – Trip Distribution 

Direction Via 

New Trips 

a.m. Peak Hour p.m. Peak Hour 

To From To From 

North Hughes Road 4% 7% 7% 5% 

South Dorr Road 13% 18% 13% 16% 

East Grand River Avenue 54% 31% 35% 46% 

West Grand River Avenue 29% 44% 45% 33% 

The trip distribution for the site is indicated in Figure 6 – Trip Generation Volumes, see below. These trips were 

added to the background volumes (Figure 4) to result in the future conditions volumes in Figure 7– Future 

Conditions Volumes. 
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Figure 6 – Trip Generation Volumes 
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Figure 7 – Future Conditions Volumes 
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5.0 Future Conditions Analysis 

5.1 Turn Lane 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. WB Grand River Avenue already has a center left turn lane present. 

All turn lane warrant charts are in Appendix 6 – Turn Lane Warrants. The results of the analysis are presented in 

Table 6 – Turn Lane Warrants. 

Table 6 – Turn Lane Warrants 

Intersection Movement Result 

Grand River Avenue and Hughes Road/Driveway 1 
WB Left Turn Warranted1 

EB Right Turn Not Warranted 

Dorr Road and Sterling Drive/Driveway 2 
SB Left Turn Not Warranted 

NB Right Turn Not Warranted 
1Two-way left turn lane (TWLTL) exists 

5.2 Future Conditions Traffic Analysis 

The resulting LOS and delay for the future conditions are indicated in Table 7 – LOS Analysis for Future Conditions. 

Table 7 – LOS Analysis for Future Conditions 

Approach 
LOS/Delay (s) 

a.m. Peak Hour p.m. Peak Hour 

Grand River Avenue and Dorr Road/Glen Echo Drive (Signalized) 

EB Grand River Avenue C 21.3 C 21.7 

WB Grand River Avenue A 3.6 A 3.7 

NB Dorr Road C 28.6 D 39.2 

SB Glen Echo Drive D 52.3 E 61.4 

Overall B 17.2 B 16.6 

Grand River Avenue and Hughes Road/Driveway 1 (Signalized) 

EB Grand River Avenue B 15.9 A 1.6 

WB Grand River Avenue A 8.5 A 7.1 

NB Driveway 1 C 24.2 C 31.6 

SB Hughes Road D 35.9 D 36.2 

Overall B 16.6 A 6.9 

Dorr Road and Sterling Drive/Driveway 2 (Stop-Controlled) 

EB Sterling Drive C 16.4 C 17.8 

WB Driveway 2 B 13.3 B 13.8 

NB Dorr Road A 0.3 A 0.0 

SB Dorr Road A 0.1 A 0.3 

Overall A 1.2 A 1.6 

Further analysis of the LOS results for future conditions revealed that most movements, approaches, and 

intersections are expected to continue to operate at an acceptable LOS D or better during both the a.m. and p.m. 

peak hours, with the following exceptions: 

• Grand River Avenue and Dorr Road/Glen Echo Drive: 

 SB approach operates at LOS E in the p.m. peak hour. 
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SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For future 

conditions, study network operations are acceptable, without significant vehicle queues or spill-back from 

available storage lanes. No 95th percentile queue lengths for the turning movements exceed the provided 

storage length. See Appendix 7 – Future LOS Output Reports for the future conditions LOS reports and queueing 

analysis reports. 

6.0 Findings and Recommendations 

The analyses conducted for this TIS indicate the proposed development will not result in any significant impact to 

the adjacent road network. The proposed site access configuration is appropriate and will acceptably facilitate 

site ingress and egress. These conclusions are supported by the following key findings: 

1. Existing storage lengths are adequate for all movements in existing and future conditions. 

2. Lane configurations and physical capacity are appropriate within the study area. 
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PLANNED DEVELOPMENT AGREEMENT 

THE LEGACY APARTMENT HOMES 

Entered between: 

Grand River Dorr, LLC 

a Michigan limited liability company 

and 

Genoa Charter Township, County of Livingston 

Dated: November 1, 2022 

This PUD agreement was revised from an earlier outdated 
version that the Planning Commission did not approve.  This 
agreement must be revised to comply with all comments and 
concerns of Township staff and the Township Attorney. 
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PLANNED UNIT DEVELOPMENT AGREEMENT 

This Planned Unit Development Agreement (“Agreement”) is entered into as of ___________ 2022, 
by and among Genoa Charter Township, a Michigan liability company, whose address is c/o Mark 
Kassab 31550 Northwestern Hwy., Ste 220, Farmington Hills, MI 48334 (“Owner”) and Genoa Charter 
Township, a Michigan Charter Township, whose address is 2911 Dorr Road, Brighton, Michigan 48116 
(“Township”). 

RECITALS 

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. 

B. Owner desires to develop the Property as a Planned Development, which will consist of a 
development of 204 attached apartment units. 

C. At a meeting held by the Township Planning Commission on __________, 2022, the Township 
Planning Commission recommended approval of Owner’s Preliminary Planned Development Site Plan 
for the Project prepared by PEA Engineering – 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 Plan for the Project subject to certain conditions as more fully 
set forth in Section 2.3 below. The Final Development Site Plan is attached as Exhibit xx as is referred 
to herein as the “PD Plan.”     

F. At a meeting held by the Township Board on  ____ ____ 2022, the Township Board approved 
Owner’s Planned Development Agreement on 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 Planned Development 
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 in 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:  
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ARTICLE I 

DESCRIPTION OF THE PROJECT; PD AND PD PLANS 

1.1 Description of Project. The overall project (“Project”) covers an area comprising 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 requirement 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 
are incorporated herein and made a part thereof by reference. 

1.3 Variances and/or Modifications 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. Variances 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 on the PD Plan.   

1.4 Deviations requested are as follows: 

ZONING 

3.05.02 (e)/  Modification of the horizontal minimum curve radius from 150’ to 100’ and curb radii  from 
15.05.03   road to garage and parking driveways less than 30’ radius. 

10.03.01(c)     The open space along the exterior public roads shall generally have a depth of at least 100’    
either landscaped or preserved in a natural wooded condition. 

12.01.03 Request for reduction in the percentage or brick required on building walls exposed to public 
and an increase in percentage of vinyl siding on the areas over the garages. 

13.02.04(d) Request for grading up to 10’ from regulated wetland. 

14.02.06 Request to exceed parking space requirement more than 20%. 

14.06.09 Parking lots and related maneuvering aisles shall meet minimum setbacks from adjacent 
street R.O.W. as shown in the schedule of regulations and have parking lot landscaping 

14.06.10 Parking lots shall have minimum rear and side yard setbacks including berming and 
landscaping. 

1.5 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 
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original plan approval by the Planning Commission. The Zoning Administrator shall inform the 
Planning Commission of such approval in writing. The Zoning Administrator shall consider the 
following when determining a change to be a minor.  

a) For residential buildings, the size of structures may be reduced; or increased by five percent (5%) or
10,000 square feet, whichever is smaller.

b) Gross floor area of non-residential buildings may be decreased; or increased by up to five percent
(5%) or 10,000 square feet, whichever is smaller.

c) Floor plans may be changed if consistent with the character of the use.

d) Horizontal and/or vertical elevations may be altered by up to five percent (5%).

e) Relocation of a building by up to five (5) feet, if consistent with required setbacks and other
standards.

f) Designated “Areas not to be disturbed” may be increased.

g) Plantings approved in the Final PUD Landscape Plan may be replaced by similar types of landscaping
on a one-to-one or greater basis. Any trees to be preserved which are lost during construction may
be replaced by at least two trees of the same or similar species.

h) Improvements or slight relocations of site access or circulation, such as inclusion of deceleration
lanes, boulevards, curbing, pedestrian/bicycle paths, etc.

i) Changes of building materials to another of higher quality, as determined by the Zoning
Administrator.

j) Slight modification of sign placement or reduction of size.

k) Internal rearrangement of parking lot which does not affect the number of parking spaces or alter
access locations or design.

l) Changes required or requested by the Township, County, or state for safety reasons.

1.6 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 and the entity identified as the Owner (ii) the Owners of the Property. 

1.7 Name and Address of Owner. The Owner of the Property described on Exhibit xx is Grand River 
Dorr, LLC, whose address is c/o Mark Kassab, 31550 Northwestern Highway, Suite 220, 
Farmington Hills, MI 48334. 

1.8 Statement of Planning Objectives to Be Achieved by the Owner.  The primary planning 
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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 leasing of apartment homes. 

ARTICLE II 

REQUIREMENTS FOR DEVELOPMENTS 

2.1 Development Standards.  The Property shall be developed and improved 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 country laws, rules, and regulations. 

2.1 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. 

2.2 Conditions to Approval.  Owner shall obtain all state, county, and federal permits for the 
development of the Project. Owner shall not install any site improvements 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”). Notwithstanding the 
foregoing, Owner shall be entitled to obtain a grading permit from the Township and thereafter 
commence grading and clearing activities. The execution of this Agreement by the parties 
hereto; (ii) Owner obtaining a soil erosion permit from Livingston County the scheduling and 
completion of a re-grading meeting between Owner and the Township staff and consultants (the 
"Grading Pre-Con Meeting"). 
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ARTICLE III 
 

USES WITHIN THE PROJECT 
 

3.1 Approved Uses for the Project. The Project will consist of a residential project containing 204 
attached apartment units, with approximately 29 acres of total open space, per the PD Plan. 

 
3.2 Permitted Density. The Project will have a density of between 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 develop the Property in accordance with the PD 
Plan and this Agreement in one phase (the Phase). Improvements within the Phase shall 
include the infrastructure improvements necessary to serve the entire Property.  

 
4.2 Development Schedule. Owner shall commence development of  the property on or 

about June 2023. 
 

4.3 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. 

 
4.4 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. 

 
4.5 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 the 
Township. 
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4.6 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 and engineering regulations and standards. 

 
4.7 Signs. The PD Plan attached hereto includes a sign plan, which is approved. Owner shall 

otherwise comply with all the sign regulations in the Township's sign ordinance, as amended, 
with respect to changes (if applicable). 

 
4.8 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, or similar siding, 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 
 

6.1     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 open space. The use and access of the wetlands will be established as a conservation 
easement over the regulated wetlands in a form to be agreed upon with the Township.  
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ARTICLE VII 
 

TOWNSHIP'S RIGHTS AND OBLIGATIONS 
 

7.1 Permits and Authorizations. The Township shall grant to Owner and its contractors and 
subcontractors all Township permits and authorizations necessary to bring and/or construct all 
utilities necessary to service the Property and to otherwise develop and improve the Property in 
accordance with the 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. Any 
applications for permits or authorizations from the Township will be processed in the customary 
manner. The Township shall cooperate with Owner in connection with Owner's applications for 
any necessary county, state, federal or utility company approvals, permits or authorizations to 
the extent that such applications and/or discussions are consistent with the PD Plan and this 
Agreement and provided that the Township shall not be required to initiate legal proceedings or 
assume any financial obligation of Owner, including without limitation the payment of any 
compensation, cost, or fee. Owner shall be entitled to obtain a grading permit from the 
Township and thereafter commence grading and clearing activities, subject to the satisfaction of 
the conditions set forth in Section 2.3. 

 
8.1 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  shall set forth the date, time and place of a hearing before the Township Board 
for the purpose of allowing Owner to be heard as to why the Township should not proceed to 
perform the                               maintenance which has not been undertaken. In that hearing, the time for curing 
such deficiencies, and the hearing itself, may be extended. If, following the hearing, the 
Township Board shall determine that the Owner has not cured such deficiency within the time 
specified at the hearing, then upon five (5) days written notice to Owner, the Township shall 
thereupon have the power and authority, but not the obligation, to enter upon the Property or 
cause its agents or contractors to enter upon the Subject Property to cure such deficiency as 
reasonably found by the Township to be appropriate and/or necessary, in a manner so as to 
reasonably minimize any interference with the business operations on the Property 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. Such 
amount shall constitute a lien on the Property and the Township may require such costs and 
expenses to be paid prior to the commencement of work.  
 
If such costs and expenses have not been paid within sixty (60) days of a billing to the Owner, all 
unpaid amounts may be (a) placed on a delinquent tax roll of the Township as to the Property and 
shall accrue interest and penalties and shall be collected as and shall be deemed delinquent real  
property taxes according to the laws made and provided for the collection of delinquent real 
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property taxes in the discretion of the Township; or be assessed against the Owner and collected as a 
special assessment on the next annual Township tax roll; (b) collected by use of the applicable 
provisions of Michigan law providing for foreclosure by advertisement, the Owner having 
specifically granted the Township the required power of sale to do so; or (c) collected by suit 
against the Owner. If suit is initiated, the Owner shall pay all the Township's reasonable legal fees 
and costs. The selection of remedy shall be at the sole option of the Township, and election of one 
remedy shall not waive the use of any other remedy. 
 

 
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. 
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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. 
 

8.10 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. 
 

8.11 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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[Signatures and notarization are contained on the following pages] 
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[Signature page to Planned Development Agreement] 
 
 

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 
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[Signatures and notarization are continued on the following page) 
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[Signature page to Planned Development Agreement) 
 
 

"TOWNSHIP" 

 
Genoa Charter Township, Livingston County 
A Michigan Limited Liability Company 

 By:    

          
 Its: _______________________________ 

 
 
 
 
 
 
 

STATE OF MICHIGAN ) 
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. 
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EXHIBIT A 

 

 
LEGAL DESCRIPTION OF THE PROPERTY 
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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 

This is the version of the PUD Agreement that was approved by the 
Planning Commission.   The comments made by staff and counsel in this 
version are still valid and must be incorporated into a revised PUD 
Agreement that complies with Township Staff and Attorney comments.  
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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. 
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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 
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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 

Packet Page # 132

kelly
Callout
and Entryway Features

kelly
Callout
an entry wall monument, signage, stone piers and decorative fencing, which is approved.

kelly
Line

kelly
Line

kelly
Text Box
.

kelly
Line

kelly
Highlight

kelly
Highlight

kelly
Highlight

kelly
Highlight

kelly
Callout
Add additional language.  See Section 10.05.04 for guidance.



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 
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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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[Signatures and notarization are contained on the following pages] 
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[Signature page to Planned Development Agreement] 

 

 
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. 
 
 

 
 
 
 
 
 
 
 
 
 
 

Packet Page # 136



 
 
 
 
 
 

[Signatures and notarization are continued on the following page) 
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[Signature page to Planned Development Agreement) 
 
 

"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. 
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EXHIBIT A 
 

LEGAL DESCRIPTION OF THE PROPERTY 
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Exhibit B 
 

Site Plan 
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EXHIBIT C 

MINUTES OF MEETINGS AND 
REVIEW LETTERS 
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MEMORANDUM 
TO:   Honorable Board of Trustees 

FROM: Kelly VanMarter, Township Manager 
 
DATE:  November 17, 2022 
  
RE: Township Hall Parking & Driveway Lighting Upgrades  

 

On Tuesday, November 15th, 2022 the Township received two bids for the proposed site 
lighting upgrades to the main parking lot and driveway area of the Township Hall.   As a 
reminder, the recently approved budget for this project is $155,000.  A copy of the bid 
tabulation is attached for your review.  As provided in the bid package which is also 
attached, the bids involved the primary project to replace the main parking lot, flag light 
and driveway lighting with two alternate bids for power to a future new LED sign at Dorr 
Road and power for additional security cameras near the new basketball courts.   Both 
bid alternates involve a connection to the existing metered utility service pole adjacent 
to the sled hill and can easily be incorporated into a standalone project.   
 
The low bid for the project was Douglas Electric with a total proposal cost of $159,000 
which includes both alternates.   The cost for power to the future LED sign at Dorr Road 
was $15,300 and power for security cameras near the basketball courts was $17,330.  
There is also a 15% contingency cost that must be factored in to the total project cost.    
 
To stay within budget and because the bid alternate projects are distinct from the primary 
project, staff is recommending that the alternative projects be removed from the scope 
and that the Township accept the bid from Douglas Electric for $126,370 plus 15% 
contingency for a total of $145,325.50.    A recommended motion for your consideration 
is provided as follows:  
 

Moved by ________________________, Supported by ___________________ to 
approve the proposal from Douglas Electric dated November 14, 2022 with 
removal and deductions for alternate proposals 1 and 2 for a project total not to 
exceed $145,325.50 ($126,370 plus 15% contingency). 

 
 
Should you have any questions concerning this matter, please do not hesitate to contact 
me. 
 
Sincerely,  
 
 
Kelly VanMarter  
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CONTRACTOR BASE 
PROPOSAL 

ALTERNATE 
#01 

ALTERNATE 
#02 

FEES 
OWN 

ADDENDA Bid 
Bond 

BASE BID 
SUBSTITUTIONS 

COMP. 
DAYS 01 02   

Douglas Electric $159,000.00 -$15,300.00 -$17,330.00 
 

15% X X   X 
None 

70* *Based on current lead 
times & weather permitting 

Crampton Electric No Bid  
  

  
   

 
 

 

O’Donnell Electric $180,892.00 -$21,960.00 -$15,202.00 
 

15% X X 
  

X None Spring 

   
  

  
   

 
 

 

   
  

  
   

 
 

 

             

             

             

             

             

 
 
Open by and read by: Michael O’Leary                 Witnessed: Adam VanTassell 
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F

WP

IG

G

IG

P/P

D

P

E

T

G

G

WALL DIMMER, DIMMING TECHNOLOGY AS REQUIRED,
WATTAGE REQUIRED EQUAL TO CONNECTED LOAD
PLUS 25 PERCENT

FIRE MANS PHONE

COMMUNICATIONS OUTLET, MTG HEIGHT TO
MATCH  ADJACENT OUTLETS. OUTLET TO INCLUDE
EMPTY 1"C. TO CEILING SPACE

FLUSH FLOOR MOUNTED TELE/DATA OUTLET. HUBBELL
#B2537 WITH #S3082/S2925 COVER ASSY. PROVIDE
3/4"C. TO CEILING SPACE.

FLUSH FLOOR MOUNTED 120V. 20A. CONVENIENCE
RECEPTACLE. HUBBELL #B2537 WITH #S3082/S3925
COVER ASSY.

DOUBLE DUPLEX RECEPTACLE, 120V. 20A.
GROUNDING TYPE

DOUBLE DUPLEX RECEPTACLE 120V. 20A.
GROUNDING TYPE

DUPLEX RECEPTACLE, 120V. 20A. GROUNDING TYPE

COMPUTER GRADE RECEPTACLE, 120V. 20A. WITH
ISOLATED GROUND

DUPLEX RECEPTACLE, 120V. 20A. GROUNDING TYPE

(2) SECTION TELE / POWER POLE TO SYSTEM FURNITURE
WITH POWER, TELEPHONE AND DATA CONNECTIONS TO
CEILING SPACE

BASE FEED TO SYSTEM FURNITURE WITH POWER,
TELEPHONE AND DATA CONNECTIONS TO CEILING
SPACE

INTERCOM OUTLET WITH 3/4"C. EMPTY CONDUIT (WITH
PULLSTRING) TO CEILING SPACE

FUSIBLE DISCONNECT SWITCH - UPPER NUMERAL
DENOTES SWITCH SIZE, LOWER NUMERAL DENOTES
FUSE SIZE

MANUAL MOTOR STARTER, OR ON MOTORIZED EQUIP.

NON-FUSED DISCONNECT SWITCH - NUMERAL
DENOTES SWITCH SIZE

30
10

SPECIAL RECEPTACLE, TYPE & MOUNTING HEIGHT AS
NOTED

RECESSED TROFFER

RECESSED TROFFER

WALL MOUNTED LUMINAIRE, HEIGHT AS NOTED

SINGLE FACE EXIT SIGN, CEILING MTD. ARROWS
AS INDICATED

DOUBLE FACE EXIT SIGN, CEILING MTD. ARROWS
AS INDICATED

BATTERY OPERATED EMERGENCY LIGHT

EMERGENCY LIGHT

SURFACE OR SUSPENDED MOUNTED LIGHT

SURFACE MOUNTED LIGHT FIXTURE

PENDANT MOUNTED LIGHT FIXTURE

RECESSED DOWNLIGHT

STRIP LIGHT

OUTDOOR LIGHTING POLE & LUMINAIRE

SINGLE POLE TOGGLE SWITCH

THREE-WAY TOGGLE SWITCH

FOUR-WAY TOGGLE SWITCH

DUPLEX RECEPTACLE, GFCI TYPE,120V. 20A.,
GROUNDING TYPE

COMPUTER GRADE RECEPTACLE, 120V. 20A., WITH
ISOLATED GROUND

FLOOR POKE-THROUGH POWER/DATA/TELEPHONE
DEVICE

WEATHERPROOF RECEPTACLE

OVER HEAD BUSWAY

TELEVISION OUTLET BOX

JUNCTION BOX - CEILING MOUNTED

MOTOR CONTROL SWITCH WITH PILOT LIGHT

MAGNETIC MOTOR STARTER

COMBINATION MOTOR STARTER

MOTOR CONNECTION

PANELBOARD

DISTRIBUTION PANELBOARD

MAIN SWITCHBOARD

TRANSFORMER

CONTROL PANEL

CEILING SPEAKER ASSEMBLY

CLOCK OUTLET

MICROPHONE OUTLET

VOLUME CONTROL

PROXIMITY READER OUTLET

MANHOLE

CONDUIT RUN IN WALL OR ABOVE CEILING

CONDUIT RUN BELOW GRADE OR CONCRETE SLAB

ISOLATED GROUND CONDUCTOR & SAFETY
GROUND CONDUCTOR

BRANCH CIRCUIT HOMERUN

LOW VOLTAGE WIRING FOR LIGHTING CONTROL

BRANCH CIRCUIT HOMERUN WITH (3) LINE
CONDUCTORS, (1) NEUTRAL CONDUCTOR, (1)
SAFETY GROUND CONDUCTOR & (1) ISOLATED
GROUND CONDUCTOR

NOTE: ANY CIRCUIT WITHOUT FURTHER
IDENTIFICATION IS 2-WIRE PLUS GROUND
WIRE.  A GREATER NUMBER OF WIRES IS
INDICATED BY HASH MARKS.

NIGHT LIGHT CIRCUIT ON EMERGENCY ELECTRIC
SYSTEM

TELEPHONE RACEWAY

DATA SYSTEM RACEWAY

PRIMARY UNDERGROUND DUCT

EXISTING TO BE REMOVED OR ABANDONED

A.C. ALTERNATING CURRENT

AC ABOVE COUNTERTOP

AFCI ARC FAULT CIRCUIT INTERRUPTER

AFF ABOVE FINISHED FLOOR TO CENTERLINE

AFG ABOVE FINISHED GRADE TO CENTERLINE

C CONDUIT

CKT/CIRC CIRCUIT

CTC CURRENT TRANSFORMER CABINET

DP DISTRIBUTION PANEL

(E) EXISTING

EC ELECTRICAL CONTRACTOR

EF EXHAUST FAN

EWC ELECTRIC WATER COOLER

FURN FURNACE

GRD GROUNDED

IG ISOLATED GROUND

MDP MAIN DISTRIBUTION PANEL

PP POWER PANEL

RTU ROOFTOP UNIT

UC UNDER COUNTER

UON UNLESS OTHERWISE NOTED

WH WATER HEATER

ELECTRICAL SYMBOL LIST

FUSIBLE DISCONNECT SWITCH - UPPER NUMERAL
DENOTES SWITCH SIZE, LOWER NUMERAL
DENOTES  FUSE SIZE

CIRCUIT BREAKER - UPPER NUMERAL DENOTES
AMPERAGE FRAME RATING AND LOWER NUMERAL
INDICATES TRIP RATING

14,874 A. SYM. 3Ø INDICATES AVAILABLE FAULT CURRENT IN
3-PHASE SYMMETRICAL AMPERES

200AF
175AT

1. CERTAIN AREAS IN THE EXISTING BUILDING AND SITE SHALL BE
MODIFIED TO SUIT THE NEW REQUIREMENTS. THESE DRAWINGS ARE
DIAGRAMMATIC AND ARE INTENDED TO INDICATE THE SCOPE OF WORK
REQUIRED TO COMPLETE A SAFE REMOVAL OF THE ELECTRICAL
SYSTEMS AS INDICATED BY THE NOTES ON THIS DRAWING.

2. WORK IN THE AREAS SHALL INCLUDE THE DISCONNECTION, REMOVAL,
RELOCATION, AND RECONNECTION COMPLETE IN ALL RESPECTS OF ALL
ITEMS REQUIRED TO SUIT THE DESIGN INTENT.  IT SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR TO VISIT THE PROJECT SITE TO
CORRECTLY ASCERTAIN THE SCOPE OF SERVICES AND TO INCLUDE ALL
PERTINENT COSTS IN HIS BID.  NO EXTRAS WILL BE ALLOWED.

3. ALL ELECTRICAL WORK INTERFERING WITH AND REQUIRING
MODIFICATION FOR THE NEW REQUIREMENTS SHALL BE RELOCATED AS
DIRECTED BY BUILDING MANAGEMENT PERSONNEL AND REINSTALLED
AND REWIRED AS NECESSARY TO THE SATISFACTION OF THE BUILDING
OWNER.

4. PROVIDE ALL EQUIPMENT, MATERIALS, LABOR AND SUPERVISION
NECESSARY TO PROVIDE A SAFE ELECTRICAL INSTALLATION.  ALL
ELECTRICAL DEVICES AND SYSTEMS THAT ARE INDICATED AS EXISTING
TO REMAIN SHALL BE IN SAFE WORKING ORDER.

5. OBTAIN NECESSARY PERMITS FROM THE LOCAL AUTHORITY HAVING
JURISDICTION BEFORE PROCEEDING WITH ANY WORK IN THE FIELD.

6. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE NATIONAL
ELECTRICAL CODE, OSHA AND OTHER ELECTRICAL SAFETY STANDARDS
AND GUIDELINES.  CONFORM TO ALL STATE AND LOCAL CODES AND
STANDARDS.

7. ALL EQUIPMENT AND WIRING NOT IN RENOVATION AREAS BUT
AFFECTED BY WORK IN RENOVATION AREAS SHALL BE RECONNECTED
AS REQUIRED FOR A COMPLETE WORKING SYSTEM.

8. ABANDONED AND INACTIVE CONDUITS, WIRE, DEVICES, EQUIPMENT,
ETC., SHALL BE REMOVED IN THEIR ENTIRETY.  IN ADDITION TO THESE
ITEMS, THIS CONTRACTOR SHALL REMOVE ALL ITEMS AS INDICATED ON
THE PLANS, OR AS REQUIRED TO CLEAN UP THE ENTIRE AREA OF
UNUSED, ABANDONED, OR INACTIVE MATERIALS.  CONDUIT AND WIRING
FEEDING DEVICES AND EQUIPMENT TO BE REMOVED SHALL ALSO BE
REMOVED UP TO THE NEXT ACTIVE PULLBOX, JUNCTION BOX, OR
PANELBOARD.  HANGERS, MESSENGER CABLE, BRACKETS, ETC,
SUPPORTING ITEMS TO BE REMOVED SHALL ALSO BE UNFASTENED AND
REMOVED.  OPEN HOLES IN DUCTS, BOXES, PANELBOARDS, AND
KNOCKOUTS SHALL BE CLOSED WITH SUITABLE SNAP PLUGS OR FILLER
PLATES.

9. THE CONTRACTOR SHALL REMOVE AND DELIVER TO A PLACE
DESIGNATED BY THE OWNER ALL EXISTING ELECTRICAL EQUIPMENT NO
LONGER INTENDED FOR USE.  THIS EQUIPMENT REMAINS THE
PROPERTY OF THE OWNER.

10. ANY EQUIPMENT, DEVICES, MATERIALS, ETC., THE OWNER ELECTS NOT
TO RETAIN SHALL BE LEGALLY DISPOSED OF BY THE CONTRACTOR OFF
THE OWNER'S PREMISES.

11. AT COMPLETION OF ALL ELECTRICAL WORK, UPDATE CIRCUIT
DIRECTORIES IN PANELS AFFECTED BY NEW WORK WITH NEW
TYPEWRITTEN CIRCUIT DESCRIPTIONS.  CIRCUIT DIRECTORIES SHALL
BE MOUNTED ON INSIDE OF FRONT PANEL COVER IN A CLEAR PLASTIC
ENCLOSURE.

12. EQUIPMENT SHALL BE INSTALLED IN ACCORDANCE WITH
MANUFACTURER'S RECOMMENDATIONS, AND IN ACCORDANCE WITH
THEIR LISTING OR LABELING REQUIREMENTS.  ANY PENETRATIONS
THROUGH FIRE RATED ASSEMBLIES THAT ARE CREATED BY THE
ELECTRICAL DEMOLITION, SHALL BE SEALED AND RESTORED IN
ACCORDANCE WITH THE UL FIRE RESISTANCE DIRECTORY.

13. WHERE CONDUIT AND/OR OUTLET BOXES INDICATED FOR DEMOLITION
ARE EMBEDDED IN CONCRETE OR BELOW CONCRETE SLAB, ABANDON
IN PLACE.  CUT BACK AND SEAL EXPOSED CONDUIT. PROVIDE BLANK
COVERS FOR ABANDONED BOXES.  REMOVE ALL ASSOCIATED WIRING
BACK TO SOURCE.

GENERAL NOTES - DEMOLITION

GENERAL NOTES
1. THE CONTRACTOR SHALL ABIDE BY ALL FEDERAL, STATE, AND/OR

LOCAL CODES.  IF A DISCREPANCY BETWEEN CODES OCCURS, THE
MOST STRINGENT SHALL PREVAIL.

2. THE CONTRACTOR SHALL FIELD VERIFY EXISTING CONDITIONS PRIOR
TO THE COMMENCEMENT OF ANY WORK. SHOULD DISCREPANCIES BE
DISCOVERED, THE CONTRACTOR SHALL VERIFY INTENT WITH THE
ENGINEER/OWNER BEFORE PROCEEDING.

3. COORDINATE ALL ROUGH-IN REQUIREMENTS FOR OWNER FURNISHED
EQUIPMENT WITH THE OWNER PRIOR TO BEGINNING WORK. THESE
DRAWINGS ARE BASED ON THE BEST INFORMATION AVAILABLE DURING
THE DESIGN PHASE OF THE PROJECT.

4. DEVICES NOTED "WP" SHALL BE WEATHERPROOF, "WHILE-IN-USE" TYPE
WHERE APPLICABLE.

5. MULTI-WIRE BRANCH CIRCUITS SHALL BE PROVIDED WITH THE MEANS
TO SIMULTANEOUSLY DISCONNECT ALL UNDERGROUND CONDUCTORS
AT THE  POINT WHERE THE BRANCH CIRCUIT ORIGINATES.  REFER TO
2017 NEC 210.4 (B). THIS APPLIES TO ALL MULTI-WIRE BRANCH CIRCUITS
SUPPLYING ANY LOAD.

6. DEDICATED NEUTRAL CONDUCTORS SHALL BE CONSIDERED
CURRENT-CARRYING CONDUCTORS. HOMERUNS CONTAINING MORE
THAN THREE CURRENT-CARRYING CONDUCTORS SHALL BE DERATED IN
ACCORDANCE WITH THE 2017 NEC.

7. BRANCH CIRCUIT HOMERUN CONDUCTORS SHALL BE SIZED IN
ACCORDANCE WITH THE 2017 NEC. THE MAXIMUM ALLOWABLE VOLTAGE
DROP ON A FEEDER IS 2% AND THE MAXIMUM ALLOWABLE VOLTAGE
DROP ON A BRANCH CIRCUIT IS 3%. PROVIDE BRANCH CIRCUIT
CONDUCTORS SIZED TO ENSURE THE TOTAL VOLTAGE DROP FROM THE
SOURCE TO THE POINT OF UTILIZATION IS LESS THAN OR EQUAL TO 5%.

C DUPLEX RECEPTACLE, 120V. 20A. GROUNDING TYPE,
CEILING MOUNTED RECEPTACLE.

(R) RELOCATED

KEY OPERATED SWITCH

SWITCH WITH PILOT LIGHT

SITE LIGHTING BOLLARD

P/P POWER POLE

KWH METER

TRANSFORMER

AUTOMATIC TRANSFER SWITCH

200
110

GENERATOR

GROUND

KIRK-KEY INTERLOCK

1. APPLICABLE CODES INCLUDE, BUT ARE NOT NECESSARILY LIMITED TO,
THE FOLLOWING:

1.1. 2015 MICHIGAN BUILDING CODE
1.2. 2017 NEC WITH MICHIGAN PART 8 AMENDMENTS
1.3. 2017 MICHIGAN ENERGY CODE (IECC 2015 / ASHRAE 90.1 - 2013)

2. CONTRACTOR SHALL PROVIDE NAMEPLATES FOR ALL ELECTRICAL
EQUIPMENT AND ARC-FLASH LABELS INDICATING REQUIRED PPE
PROTECTION.

3. ALL WIRING AND BUSSING SHALL BE COPPER, UNLESS OTHERWISE
NOTED.

4. A SEPARATE EQUIPMENT GROUNDING CONDUCTORS, SIZED PER NEC,
SHALL BE INSTALLED WITH ALL CIRCUIT CONDUCTORS.

5. PROVIDE A THERMAL-ADHESIVE LABEL ON EACH DEVICE (J-BOX, DISC.
SW, ETC.) INDICATING THE SOURCE PANEL AND CIRCUIT NUMBER.

POWER SYMBOLS LIGHTING SYMBOLS

LOW VOLTAGE SYMBOLS

ONE-LINE DIAGRAM SYMBOLS

WIRING & CONDUIT SYMBOLS

BC BLANK COVER PLATE

FAAP FIRE ALARM ANNUNCIATOR PANEL

FACP FIRE ALARM CONTROL PANEL

G/GFCI GROUND FAULT CIRCUIT INTERRUPTER

RIO ROUGHED-IN ONLY

S SURFACE MOUNTED

WP WEATHERPROOF

ELECTRICAL ABBREVIATIONS

DESCRIPTIONSYMBOL DESCRIPTIONSYMBOL

DESCRIPTIONSYMBOL

DESCRIPTIONSYMBOL

DESCRIPTIONSYMBOL

SHEET INDEX
SHEET

NUMBER SHEET TITLE

E0.0 SYMBOL LIST AND GENERAL NOTES

E1.0 SITE PLAN - ELECTRICAL

SP-1 SPECIFICATIONS (DIVISION 01)

SP-2 ELECTRICAL SPECIFICATIONS

PROJECT SPECIFIC NOTES

F

JUNCTION BOX - FLOOR MOUNTEDF

JUNCTION BOX - WALL MOUNTED, HEIGHT AS NOTED

FLOOR MOUNTED BASE FEED TO SYSTEM FURNITURE
WITH POWER, TELEPHONE AND DATA CONNECTIONS TO
CEILING SPACE

F

30

LOAD CENTER

HAND HOLE

UTILITY POLE

WALL MOUNTED SURFACE RACE WAY

EMERGENCY LIGHT

SURFACE OR SUSPENDED MOUNTED LIGHT

SINGLE FACE EXIT SIGN, WALL MTD. ARROWS AS
INDICATED

DOUBLE FACE EXIT SIGN, WALL MTD. ARROWS AS
INDICATED

F

REMOTE EMERGENCY LIGHT

TWIN HEAD REMOTE EMERGENCY LIGHT

COMBINATION EXIT  / EMERGENCY LIGHT

SWITCHED DUPLEX RECEPTACLE, 120V. 20A.
GROUNDING TYPE

SECURITY KEYPAD

SECURITY CAMERA

WALL MOUNTED SECURITY CAMERA

M MEDIA RECEPTACLE

NL NIGHT LIGHT

MASTER INTERCOM OUTLET WITH 3/4"C. EMPTY
CONDUIT (WITH PULLSTRING) TO CEILING SPACE

MATCHLINE

(ER) EXISTING RELOCATED

GFCI FACELESS CIRCUIT PROTECTOR WITH
TEST BUTTON, 120V. 20A. MTG HEIGHT TO
MATCH ADJACENT OUTLETS

G

U
DUPLEX RECEPTACLE, 120V. 20A., GROUNDING
TYPE WITH (2) USB PORTS

THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO
DETERMINE THE DESIGN INTENT. THE CONTRACTOR SHALL FIELD
VER IF Y  A LL  WO R K AN D S HAL L  N O TI FY  T HE ARC HI TE CT
IMMEDIATELY OF ANY DISCREPANCIES IN THE DOCUMENTS
BEFORE PROCEEDING. FAILURE TO DO SO  WILL RESULT IN THE
CONTRACTOR TAKING FULL RESPONSIBILITY AND LIABILITY FOR
SAID DISCREPANCIES. NOTICE: THIS DRAWING AND THE DESIGN
ARE THE PROPERTY OF  MECHANICAL ELECTRICAL ENGINEERING
CONSULTANTS, PC AND  NO ALTERATIONS AND/OR TRANSFERS OF
WORK ARE PERMITTED  UNLESS WRITTEN APPROVAL IS GRANTED
BY MECHANICAL  ELECTRICAL ENGINEERING CONSULTANTS, PC.
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'SB' (1,3)

REMOVE EXISTING BOLLARD AND
FOUNDATION.  PROVIDE NEW
CONCRETE BASE, POLE,  AND FIXTURE
AS SPECIFIED.  RECONNECT TO
EXISTING CIRCUIT.  (TYPICAL FOR 12)

'SA'         (E)

         (E)

 'SA'   'SA'         'SA'

    'SA'     'SB'

'SB' 'SB' 'SB'

        'SA'

        'SA'

     'SA'

         (E) (E)

         (E)

..

.

  'SA'

        'SB'

        'SB'  'SB'

(E) (E)

(E)

(E)

(E)(E)

(E)

.

(E)

(E)

(E).

..

..

REMOVE EXISTING BOLLARD ANDPROVIDE NEW CONCRETE BASE, POLE,AND FIXTURE AS SPECIFIED.  RECONNECTTO EXISTING CIRCUIT.  (TYPICAL FOR 12)

. CROOKED LAKE RD. (66 FOOT WIDE RIGHT-OF-WAY)
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BRUSH
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SB' (5,7)

T

'SF' (9,11)

'SD'

'SC'

'SA' (1,3)

'SE'

'SE'

(E) H-1,3
H-5,7
H-9,11
H-13

(E)H-15

SB' (5,7)

H-13 VIA
EXISTING
TIME CLOCK

'SF' (9,11)
'SF' (9,11)

'SF' (9,11)

'SF' (9,11)

'SB' (9,11) 'SB' (9,11)

'SB' (9,11)

'SB' (9,11)

BID ALTERNATE #01
FUTURE MESSAGE BOARD SIGN. 240V-1PH
11

2"C, 2 #3, 1#8G. TO NEW 20A-2P BREAKER
IN NEW LOAD CENTER.

(E)
FLOOD

(E)
FLOOD

(E)
FLOOD

(E)
FLOOD

'SA' (9,11)

'SA' (9,11)

'SA' (9,11)

EXISTING CONDUIT
AND FEEDERS
(TYP. UON)

BID ALTERNATE #02,
1"C, 2#8, 1#10G.
TO NEW 20A-1P BREAKER
IN NEW LOAD CENTER.

BID ALTERNATE #01
EXISTING METERED UTILITY SERVICE.
REPLACE EXISTING LOAD CENTER WITH NEW LOAD
CENTER, COMPATIBLE WITH EXISTING BREAKERS.
RE-INSTALL EXISTING BREAKERS AND RECONNECT
TO EXISTING LOADS.
PROVIDE NEW LOAD CENTER, NEMA 3R, 240V-1PH,
100A MLO, 8 SPACE, 16CKT, WITH NEW 20A-2P
BREAKER TO CONNECT TO MESSAGE BOARD SIGN,
AND NEW 20A-1P BREAKER FOR SECURITY CAMERAS.

(E)UTILITY METER

(E)100A DISC. SW.

(E)TIME CLOCK

DIRECT BORE
BELOW DRIVE.

SA 4 LITHONIA LIGHTING 15,081 123 FIXTURE TO BE MOUNTED AT 20' AFG.
FIXTURE TO INCLUDE BI-LEVEL
MOTION/AMBIENT SENSOR

RADPT P5 35K ASY 208 PT4 PIRH
POLE: RSS 18 4B PT

RADEAN POST-TOP WITH P5 3500K
ASYMMETRIC DISTRIBUTION

SITE LIGHTING FIXTURE SCHEDULE

QTY NOTEMANUFACTURER CATALOG NUMBER DESCRIPTION
LUMENS
PER WATTAGELABEL

SB 7 LITHONIA LIGHTING 15,971 123 FIXTURE TO BE MOUNTED AT 20' AFG.
FIXTURE TO INCLUDE BI-LEVEL
MOTION/AMBIENT SENSOR

RADPT P5 35K SYM 208 PT4 PIRH
POLE: RSS 18 4B PT

RADEAN POST-TOP WITH P5 3500K
SYMMETRIC DISTRIBUTION

SC 1 LITHONIA LIGHTING 15,917 169 NARROW SPOT WITH INTEGRAL
PHOTOCELL AND STANCHION MOUNT

DSXF3 LED 6 P2 30K 70CRI NSP MVOLT IS PE DB AFSTM D-SERIES FLOODLIGHT SIZE 3
WITH 6 COBS P2 LUMEN PACKAGE
3000CCT 70CRI TYPE

SD 1 LITHONIA LIGHTING 15,917 169 NARROW SPOT WITH YOKE MOUNT.DSXF3 LED 6 P2 30K 70CRI NSP MVOLT YKC62 DB D-SERIES FLOODLIGHT SIZE 3
WITH 6 COBS P2 LUMEN PACKAGE
3000CCT 70CRI TYPE

SE 2 LITHONIA LIGHTING 4,245 42 HORIZONTAL MEDIUM FLOOD  YOKE
MOUNT.

DSXF1 LED P2 30K HMF MVOLT PE DB YKC62 D-SERIES FLOODLIGHT SIZE 1  P2
LUMEN PACKAGE 3000CCT 70CRI
TYPE

SF 5 LITHONIA LIGHTING 10,732 86 FIXTURE TO BE MOUNTED AT 20' AFG.
FIXTURE TO INCLUDE BI-LEVEL
MOTION/AMBIENT SENSOR

RADPT P4 35K ASY 208 PT4 PIRH
POLE: RSS 18 4B PT

RADEAN POST-TOP WITH P5 3500K
ASYMMETRIC DISTRIBUTION

6'
-0

" M
IN

.

24
" M

IN
.

BOND GROUND  WIRE
TO POLE BASE

ANCHOR BOLTS
PER MFGR.
REQUIREMENTS

# 6 BARE
GROUND WIRE

FINISHED
GRADE

1/2" CHAMFER

BOLT COVER

GASKETED HAND
HOLE.  PROVIDE
IN-LINE FUSES

18' POLE

N.T.S.
LIGHT POLE CONCRETE BASE DETAIL

PVC UNION

UL LISTED
MECHANICAL
CONNECTION

5/8" x 8' LONG
GROUND ROD

(E) CONDUIT TO NEXT UNIT

# 6 VERT. REINF.
BARS (4 REQ'D.)

# 4 TIES @ 12" O.C.

2'-0" DIAMETER
ROUND FORMED
CONCRETE BASE

24
"

SHEET KEY NOTES:

1. EXISTING CONCRETE BASE TO REMAIN. REPLACE
POLE AND FIXTURE AS SPECIFIED.  DRILL AND
EPOXY NEW ANCHOR BOLTS AS REQUIRED.
RECONNECT TO EXISTING CIRCUIT.

2. REMOVE EXISTING FLOOD LIGHT, AND EXTEND
EXISTING CIRCUIT TO NEW FLOOD LIGHT LOCATION
AS INDICATED.  PROVIDE AND INSTALL NEW
FIXTURE AS SPECIFIED.

3. REPLACE EXISTING FLOOD LIGHTS, WITH NEW
FIXTURES AS SPECIFIED, AT SAME LOCATION ON
EXISTING CONCRETE FOUNDATION. RECONNECT
TO EXISTING CIRCUIT.

4. APPROXIMATE LOCATION OF EXISTING PANEL "H",
LOCATED IN BASEMENT UTILITY ROOM.

5. BID ALTERNATE #01, FUTURE MESSAGE BOARD
SIGN. NEW WP GROUND MOUNTED J-BOX FOR
CONNECTION TO FUTURE INTERNALLY LIT SIGN.
COORDINATE EXACT LOCATION WITH SIGN
SUPPLIER PRIOR TO INSTALLATION.

6. BID ALTERNATE #02, SECURITY CAMERA WAYPOINT,
PROVIDED BY OTHERS.  ROUTE CONDUIT AND
FEEDERS UP POLE TO WP SINGLE-GANG J-BOX,
MOUNT AT 18' AFG, COIL WIRE FOR FUTURE
CONNECTION, AND PROVIDE WP BLANK FACE
PLATE.

7. BID ALTERNATE #02, 3 4"C, 2 #10, 1#10G.

GENERAL NOTES:

1. REMOVE EXISTING SITE LIGHTING POLE CIRCUITS
FROM THE TIME SWITCH CONTROLS (H-1,3, H-5,7,
AND H-9,11).   ALL NEW POLE MOUNTED FIXTURES TO
BE CONTROLLED VIA INTEGRAL PHOTOCELL AND
OCCUPANCY SENSORS FOR BI-LEVEL DIMMING.

2. ALL EXISTING FLOOD LIGHTING, AND NEW FLOOD
LIGHTING FIXTURES (TYPES 'SC', 'SD', AND 'SE') ARE
TO REMAIN ON EXISTING TIME CLOCK CONTROLS.
(H-13 AND H-15).
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TYPE "SC" BASE MOUNTING DETAIL
N.T.S.

TYPE "SC" FIXTURE

STANCHION MOUNT

1/4" CHAMFER

8" DIA. X 42" DEEP CONCRETE
FOUNDATION

10'-#6 BARE COPPER CABLE COILED
AT BOTTOM OF FOUNDATION FOR
"UFER" GROUND.  BOND TO FIXTURE
GROUND STUD.
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NEXT UNIT
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GENOA TWP.
2911 DORR RD
BRIGHTON, MI 48116

SCALE: NTS

LOCATION MAP

THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO
DETERMINE THE DESIGN INTENT. THE CONTRACTOR SHALL FIELD
VER IF Y  A LL  WO R K AN D S HAL L  N O TI FY  T HE ARC HI TE CT
IMMEDIATELY OF ANY DISCREPANCIES IN THE DOCUMENTS
BEFORE PROCEEDING. FAILURE TO DO SO  WILL RESULT IN THE
CONTRACTOR TAKING FULL RESPONSIBILITY AND LIABILITY FOR
SAID DISCREPANCIES. NOTICE: THIS DRAWING AND THE DESIGN
ARE THE PROPERTY OF  MECHANICAL ELECTRICAL ENGINEERING
CONSULTANTS, PC AND  NO ALTERATIONS AND/OR TRANSFERS OF
WORK ARE PERMITTED  UNLESS WRITTEN APPROVAL IS GRANTED
BY MECHANICAL  ELECTRICAL ENGINEERING CONSULTANTS, PC.

M
EE

C
 J

O
B

 #
22

-0
12

3

10
/

2
0

/
2

0
2

2
P

E
R

M
IT

S
 &

 B
ID

S

JORDAN
KOENIG
ENGINEER

6​2​0​1​0​5​9​7​8​9
No.

L
I C

E
N

S E D

 P R O F E S S I O N A L  E N G
I N

E
E

R

ST
A T E  O F  M I CH I GA N

XX/XX/2210/20/22

L
IG

H
T

IN
G

 R
E

P
L

A
C

E
M

E
N

T
 f

o
r:

G
E

N
O

A
 T

O
W

N
S

H
IP

, 
M

IC
H

IG
A

N

G
E

N
O

A
 T

O
W

N
S

H
IP

1
SCALE: 1" = 50''-0"

E1.0

N
O

R
T

H

SITE PLAN - ELECTRICAL

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
J

AutoCAD SHX Text
J

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
5

AutoCAD SHX Text
J

AutoCAD SHX Text
4

AutoCAD SHX Text
6

AutoCAD SHX Text
J

AutoCAD SHX Text
J

AutoCAD SHX Text
6

AutoCAD SHX Text
6

AutoCAD SHX Text
J

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
M

AutoCAD SHX Text
#

AutoCAD SHX Text
dr:

AutoCAD SHX Text
ck'd:

AutoCAD SHX Text
app'd:

AutoCAD SHX Text
22046

AutoCAD SHX Text
Lindhout Associates

AutoCAD SHX Text
Lindhout Associates

AutoCAD SHX Text
architects aia pc

AutoCAD SHX Text
architects aia pc

AutoCAD SHX Text
10465 citation drive, brighton, michigan 48116-9510

AutoCAD SHX Text
www.lindhout.com

AutoCAD SHX Text
(810)227-5668

AutoCAD SHX Text
fax:(810)227-5855

AutoCAD SHX Text
date

AutoCAD SHX Text
issued for

AutoCAD SHX Text
date

AutoCAD SHX Text
SITE PLAN - ELECTRICAL

AutoCAD SHX Text
E1.0



 

 

P
R

O
JE

C
T 

SP
EC

IF
IC

A
TI

O
N

S  

d
r:

  M
JO

 
   ck

’d
: 

   A
p

p
’d

: 
d

at
e 

Is
su

ed
 f

o
r 

co
n

su
lt

an
t 

Li
n

d
h

o
u

t 
A

ss
o

ci
at

es
  

ar
ch

it
ec

ts
 a

ia
 p

c 
 

1
0

4
6

5
 c

it
a�

o
n

 d
ri

ve
,  

   
   

   
   

   
   

b
ri

gh
to

n
, M

ic
h

ig
an

   
   

   
   

   
   

   
   

   
  4

8
1

1
6

-9
1

5
0 

W
w

w
.li

n
d

h
o

u
t.

co
m

   
   

   
   

   
   

   
   

 (
8

1
0

)2
2

7-
5

6
6

8
   

   
   

   
   

   
   

   
fa

x:
(8

1
0

)2
2

7
-5

8
5

5
 

 

C
O

P
YR

IG
H

T 
©

2
0

1
1

   
 L

IN
D

H
O

U
T 

A
SS

O
C

IA
TE

S 
A

R
C

H
IT

E
C

TS
 A

IA
 P

C
   

   
TH

IS
 D

O
C

U
M

EN
T 

A
N

D
 T

H
E 

SU
B

JE
C

T 
M

A
TT

ER
 C

O
N

TA
IN

ED
 T

H
ER

EI
N

 IS
 P

R
O

P
R

IE
TA

R
Y 

A
N

D
 IS

 N
O

T 
TO

 B
E 

U
SE

D
 O

R
 R

EP
R

O
D

U
C

ED
 W

IT
H

O
U

T 
P

R
IO

R
 W

R
IT

TE
N

 A
P

P
R

O
V

A
L.

 

PROJECT SPECIFICATIONS 22046 

LI
G

H
TI

N
G

 R
EP

LA
C

EM
EN

T 
fo

r:
 

 G
EN

O
A

 T
O

W
N

SH
IP

 
G

EN
O

A
 T

O
W

N
SH

IP
, M

IC
H

IG
A

N
 

1
0

-2
0

-2
2

 
B

ID
D

IN
G

 &
 P

ER
M

IT
S 

 

 
Proposal, to be entitled to consideration, must be made in accordance with the following instructions: 
 
01 Proposals shall be made on the forms with the contractor’s letter head; numbers shall be stated 

both in writing and in figures; the signature shall be in long hand.  The information on the 
proposal shall include, but not limited to the following; name of the project, the owner’s name 
and address, the bid amount & alternate cost, contractor’s name, address, telephone number 
and contact person, percentage fees for additional work, confirmation of addenda (if any) 
received, completion time and signature.    

 
02 Proposals shall not contain any recapitulation of the work to be done.  No oral, telegraphic, or 

telephonic proposals or modifications will be considered. 
 
03 Proposals shall be received by the Owner, at Charter Township of Genoa, Manager’s office, 

located at 2911 Dorr Road, Brighton, Michigan.  Proposals shall be enclosed in an opaque 
sealed envelope and filed not later than 2:00 P.M., E.D.T., November 15, 2022. 

  
04 Should a bidder find discrepancies in, or omissions from the drawings or documents, or should 

he be in doubt as to their meaning, he should at once notify the Architect who will send a written 
instruction to all bidders.  Neither the Architect nor the Owner will be responsible for any oral 
instructions. 

 
05 Before submitting a proposal, bidders should carefully examine the drawings and specifications, 

visit the site of the work, fully inform themselves as to all existing conditions and limitations 
under which they shall work and shall include in the proposal a sum to cover the cost of all items 
included in the contract. 

 
06 The competency and responsibility of bidders and of their proposed subcontractors will be 

considered in making the award.  The Owner does not obligate himself to the lowest of any 
other bidder and reserves the right to reject any or all proposals, in whole or in part, and to 
waive any informalities therein. 

 
07 Any addenda issued during the time of bidding are to be covered in the proposal and in closing 

a contract they will become a part thereof.  No addenda will be issued less than three (3) days 
prior to the due date of proposals. 

 
08 Each proposal must list in the allotted space any proposed substitutions for required base 

proposal material. 
 
09 The term General Contractor, Contractor and bidder all refer to the Electrical Contractor who will 

be bidding as the prime contractor for this project. 
 

BID BOND 
 
01 Every person, firm or corporation submitting a proposal shall be required to furnish with such 

bid, a certified check or bid bond which shall be forfeited to the Charter Township of Genoa in 
case of failure of the bidder to sign a contract within fifteen days after the award of contract to 
him.  The certified check or bond shall be in the amount of 5% of the bid amount. 

 
SURETY BONDS 

 
01 Accepted bidders will be required to furnish two surety bonds, each made out in the form 

consistent with that supplied by the AIA, document A312, as follows: 
 

a. A payment bond for the full amount of the contract running to the people of the State of 
Michigan Guaranteeing the payment of all subcontractors and all indebtedness incurred 
for labor, materials, or any cause whatsoever on account of this contractor in 
accordance with the laws of the State of Michigan relating to such bonds. 

 
b. A material and labor bond for the full amount of the contract running to the Charter 

Township of Genoa, to guarantee and insure the completion of the work according to 
the contract. 

 

 
 
 
01 The common practices and industry standards associated with Commercial Construction are 

to be followed for the work described herein.   
 
02 The specific recommendations of all product manufacturers in regards to material handling, 

installation, and initial operation are to be included within the performance requirements of this 
contract by reference.  All suppliers and contractors who wish to deviate from the industry and 
material manufacturers recommendations and requirements for commercial applications must 
notify the Owner or Architect prior to bidding the work.  If no notice is given, all standards and 
recommendations must be followed for this project. 

 
03 Where no material specification is given, suppliers and sub-contractors shall assume 

commercial grade products intended for the application shown. 
 

 
a. The drawings and specifications are complementary, and what is called for by one is 
  binding as if called for by the other.  Any discrepancy should be noted to the architect 
  immediately.  When unable to contact the architect for any reason, the contractor 
  must assume the higher quality, most restrictive of the two.  

 

 
  
16.1 CONTRACTORS LIABILITY INSURANCE 
 

16.1.1 The Contractor shall purchase from and maintain in a company or companies lawfully 
authorized to do business in the jurisdiction in which the Project is located, such insurance as 
will protect the contractor from claims set forth below which may arise out of or result from the 
Contractor's operations under the Contract, and for which the Contractor may be legally liable, 
whether such operations be by the Contractor or by a Subcontractor or by anyone directly or 
indirectly employed by any of them, or by anyone for whose acts and of them may be liable: 

 
.1 claims under workers' or workmen’s compensation, disability benefit and other similar 

employee benefit acts which are applicable to the Work to be performed; 
 

.2 claims for damages because of bodily injury, occupational sickness or disease, or death 
of the Contractor's employees: 

 
.3 claims for damages because of bodily injury, sickness or disease, or death of any 

person other than the Contractor's employees; 
 

.4 claims for damages insured by usual personal injury liability coverage which are 
sustained (1) by a person as a result of an offense directly or indirectly related to 
employment of such person by the Contractor, or (2) by another person; 

 
.5 claims for damages, other than to the Work itself, because of injury to or destruction of 

tangible property, including loss of use resulting therefrom; 
 

.6 claims for damages because of bodily injury, death of a person or property damage 
arising out of ownership, maintenance or use of any motor vehicle; and 

 
.7 claims involving contractual liability insurance applicable to the Contractors obligations, 

under Paragraph 3.18. 
 
 
16.1.2 The insurance required by Subparagraph 16.1.1 shall be written for not less than the limits of 

liability specified in the Contract Documents, or required by law, whichever coverage is greater. 
Coverage, whether written on an occurrence or claims-made basis, shall be maintained without 
interruption from date of commencement of the Work until date of final payment and termination 
of any coverage required to be maintained after final payment.  Notwithstanding the above, the 
insurance required by paragraph 16.1 shall be on an occurrence basis. 

 
16.1.2.1 Such insurance shall be written to include the following coverage and for not less that 

the following minimum limits or greater if required by law; 
 
 .1 Worker's Compensation, Occupational Disease and Employer's Liability Insurance: 
 
  A. State of Michigan - Statutory Limits 
 
  B. Applicable Federal (if any) - Statutory limits. 
 
  C. Employer's Liability - 
   Bodily Injury by Accident - $1,000,000 each accident 

   Bodily Injury by Disease  - $1,000,000 each employee 
   Bodily Injury by Disease  - $1,000,000 each policy limit 
 
 .2 Commercial General Liability Insurance including as minimum coverage: 
  
  - Premises - Operations Liability 
  - Independent Contractor's Protective Liability 
  - Broad Form Property Damage Endorsement 
  - Blank Contractual 
  - Personal Injury, with Employment Exclusion deleted 
 
  A. Special Requirements: 
  
   1. Property Damage Liability Insurance will provide "X, C, and U" 
    (Explosion, collapse and underground hazard) coverage as applicable. 
 

2. Products and Completed Operation to be maintained for 1 year after 
final payment. 

 
3. The owner, architect, their consultants, agents and employees, shall be 

named as: additional insured's on the commercial general liability policy 
of the general contractor an/or subcontractor of any tier. 

 
  B. Limits of Liability: 

 
$1,000,000 Each Occurrence as respects Bodily Injury Liability or Property 
Damage Liability, or both combined. 

    
   $1,000,000 General Aggregate 
 
   $1,000,000 Products/Completed Operations Aggregate 
 
   $1,000,000 Personal and Advertising Injury 
 
 .3 Automobile Liability Insurance": 
 
  A. Special Requirements: 

1. All owned, hired, and non-owned vehicles including the loading or 
unloading thereof. 

 
2. The owner, architect, their consultants, agents and employees, shall be 

name as "additional insured's" on the commercial automobile liability 
policy of the general contractor and/or subcontractor of any tier. 

 
  B. Limits of Liability 
    

$1,000,000 Each occurrence as respects Bodily Injury Liability or Property 
Damage Liability, or both combined. 

 
 .4 Owner's and Architect's Protective Liability Incurrence: 
 

The Contractor will furnish and maintain during the entire period of construction an 
Owner's Protective Liability Policy written in the name of the owner, architect, and 
architect's consultants, with the following limits of liability: 

 
   Limits of Liability: 
 
   $1,000,000 Each occurrence as respects Bodily Injury Liability or 

Property Damage Liability, or both combined. 
 
   $1,000,000 General Aggregate 
 
 .5 Umbrella/Excess Liability Insurance: 
 
   Limits of Liability 
 
   $1,000,000 Each occurrence 
   
   $1,000,000 Aggregate 
 
16.1.3 Certificates of Insurance for the above coverage and the Owner's Protective Policy shall be 

submitted to the Architect for transmittal to the Owner for his approval prior to the start of 
construction.  The Contractor shall certify to the Owner that he has obtained or will obtain 
similar certificates of insurance from each of his Subcontractors before their work commences.  
Each Subcontractor must be covered by insurance of the same character and in the same 
amounts as the Contractor unless the Contractor and the Owner agree that a reduced 
coverage is adequate.  Each subcontractor's insurance shall cover the Owner, Architect, their 
agents and employees.  The Contractor shall submit a statement with each monthly affidavit 
stating that he has obtained certificates of insurance, or other satisfactory evidence, that all 
required insurance is in force for each of the Subcontractors listed on his affidavit.  If the 
"additional insured" have other insurance which is applicable to the loss, it shall be on an 
excess or contingent basis.  The amount of the company's liability under this policy shall not 
be reduced by the existence of such other insurance Contractor certificates shall be in 
duplicate on standard Acord forms. 

 
16.1.3.1 Certificate of insurance shall contain a statement therein or a rider attached thereto 

incorporating the indemnity clause stated in Paragraph 3.18 (Indemnification) and 
Subparagraphs 3.18.1, 3.18.1.1, 3.18.2 and 3.18.3 of the General Conditions, and including the 
changes and addition made in those subparagraphs within these Supplemental General 
Conditions. 

 
16.1.3.2 These Certificates and the insurance policies required by this Paragraph 16.1 shall contain a 

provision that coverage afforded under the policies will not be canceled or allowed to expire 
until at least thirty (30) days prior written notice has been given to the Owner and Architect.  If 
any of the foregoing insurance coverage is required to remain in force after final payment and 
are reasonably available, an additional certificate evidencing continuation of such coverage 
shall be submitted with the final Application for Payment as required by Subparagraph 9.10.2.  
Information concerning reduction of coverage shall be furnished by the Contractor with 
reasonable promptness in accordance with the Contractor's information and belief. 

 
16.1.3.3 The obligations of the Contractor under the provisions of this article shall not extend to the 

liability of the Architect, his agents or employees arising out of (1) the preparation or approval 
of maps, drawings, opinions, reports, surveys, change orders, designs, or specifications, or (2) 
the giving of or the failure to give directions or instructions by the Architect, his agents or 
employees to the extent that such giving or failure to give is the cause of the injury or damage. 

 
16.2 OWNER'S INSURANCE 
 
16.2.1 The Owner shall be responsible for purchasing and maintaining the Owner's usual 

liability insurance and builders risk coverage. 
16.2.2 Unless otherwise provided, the Owner shall purchase property insurance in the 

amount of the initial Contract Sum.   Property Insurance provided by Owners shall not cover 
any construction equipment, which may be on the site and the capital value of which is not 
included in the Work.  

 
16.4 PERFORMANCE BOND AND PAYMENT BOND 
 
16.4.1 The Owner shall have the right to require the Contractor to furnish bonds covering faithful 

performance of the Contract and payment of obligations arising there under as stipulated in 
bidding requirements or specifically required in the Contract Documents on the date of 
execution of the Contract. 

 
16.4.2 Upon the request of any person or entity appearing to be a potential beneficiary of bonds, 

covering payment of obligations arising under the Contract, the Contractor shall promptly 
furnish a copy of the bonds or shall permit a copy to be made. 

 
16.4.3 When required by the Owner the Contractor, before commencing the Work, shall furnish a 

Performance Bond and a Labor and Material Payment Bond.  The Performance Bond shall be 
in an amount equal to one hundred percent (100%)of the full amount of the Contract Sum as 
security for the faithful performance of the obligations of the Contract Documents, and the 
Labor and Material Payment Bond shall be in an amount to equal to one hundred percent 
(100%) percent of the full amount of the Contract Sum as Security for the payment of all 
persons performing labor and furnishing materials in connection with the Contract Documents.  
Such bond shall be on A.I.A. Document A-312, issued by the American Institute of Architects, 
shall be issued by a surety satisfactory to the Owner and shall name the Owner as primary co-
obligee.  

  
 
 
 
 

 
                                          

 
01 The contract involves the construction described herein and requires completion in the least 

time consistent with good construction practices.  
 

 
 
01 The General Contractor and those sub-contractors specifically involved shall be held to have 

examined the site and have informed themselves of the conditions under which they must 
work.  They shall make due allowance for the conditions that are reasonably apparent in their 
proposal. 

  

 
01 The General Contractor shall inform the Sub-Contractors as to responsibilities for lay out of 

the work and provide the assistance of a competent surveyor for the work if required by the 
sub-contractor. 

  

 
01 The General Contractor shall coordinate and pay for all water and electricity used during 

construction.  If the project is an addition to an existing structure, and the Owner allows, water 
and electricity shall be available through Owners existing building on site. Owner shall bear 
cost of metered power and water when accessed through existing building. 

  

 
01 The General Contractor shall provide temporary toilet facilities in an inconspicuous location on 

the site to satisfy City and County Health Officials, unless Owner allow use of existing toilets 
where applicable.. 

  

 
01 All heating required by Contractors during construction prior to temporary operation of the 

permanent heating system shall be classified as "Cold Weather Protection".  Such heat shall 
be furnished by each contractor requiring same.  Heating units must be of approved types, 
and equipment and surroundings shall be kept in a clean and safe condition.  The General 
Construction Contractor shall provide all heating needed for general building heating after 
enclosure.  All direct fired space heaters shall be vented directly to the outside. 

  

 
 

 
01 All shop drawings shall be examined by the General Contractor for coordination with other 

trades and general conformity to contract documents before submission to the Architect for 
the Architects review and shall bear the signature of the party so doing.  The architect shall 
retain one copy, all other will be returned. 

 
 02 Corrections or comments made on the shop drawings during their review do not relieve the 

contractor from compliance with requirements of the drawings and specifications.  This check 
is only for review of the general conformance with the design concept of the project and 
general compliance with the information given in the contract documents.  The contractor is 
responsible for: 

   Confirming and correlating all quantities and dimensions. 
   Selecting fabrication processes and techniques of construction. 
   Coordinating his or her work with that of all other trades and performing all work in a 

  safe and satisfactory manner. 
 
 03 Architects review of Shop Drawings shall not be construed to relieve supplier of any 

obligations set forth in the original contract documents.  Specific reference shall be made on 
the Shop Drawings of any contradictions of the original documents and specific acceptance of 
that contradiction must be made on the drawings by the Architect. 

  

 
At the completion of the Contract and prior to final payment:  
 a. The General Contractor and sub-contractors shall give to the Owner a written  

  guarantee that they will make good at their own expense any defects in material or 
  workmanship, not due to ordinary wear or improper use, which may develop within 
  one (1) year from the date of acceptance of the work unless otherwise stated in the 
  specifications. 

 b. The Owner shall be furnished with the following as it may apply to the project and as 
  called for in the specifications: 

  1. Owner’s manuals for operation and maintenance of equipment furnished under  
  the Architectural trades. 

  2. Owner’s manuals for operation and maintenance for equipment furnished under  
  the Mechanical contract; test reports of system balancing.. 

  3. Owner’s manuals for operation and maintenance for equipment furnished under  
  the Electrical contract; a complete brochure of lighting fixtures and lamps  
  furnished; an as-built drawing of the electrical installation as described in the  
  specifications. 

  4. Any manufacturer certification and warranty for single ply roofing required  
  beyond the normal two-year roofing guarantee. 

  5. List of sub-contractors employed on the project, including addresses, phone and  
  fax numbers. 

  6. As built drawing of irrigation system. 
  7. Final Certificate of Occupancy. 
  

 
01 At the time of signing of the contract, the General Contractor, in co-operation with his sub-

contractors, shall furnish a schedule giving the time of starting and finishing of each trade 
involved. 

  

 
01 The General Contractor shall assume responsibility for the building, site and immediately 

adjacent areas, providing protection to meet the governing laws for worker and by-stander 
safety.   

 
 02 He shall provide suitable temporary walks, fences, enclosures, to maintain unobstructed areas 

for pedestrians, vehicles, fire protection equipment, etc., including temporary exit access and 
enclosures.  All damage to existing walks, drives and landscaped areas traversed by 
construction vehicles shall be made good by the General Contractor. 

  

 
01 The Owner will maintain normal operation on any existing building and site during the 

construction period.  The various contractors shall take all possible precautions to minimize 
interference with the operations.   

  

 
01 The contractor or contractors for this work shall at all times allow the Owner and any other 

contractors and their employees to be in the building or about the premises undisturbed as 
may be required in the execution of other portions of the building work, and installation of 
equipment, etc.     

  

 
01 The award of subcontracts shall be subject to the right of rejection by the Owner and the 

Architect of any individual sub-contractor.  All contracts made by the General Contractor with 
sub-contractors shall be covered by the terms and conditions of the prime contract. 

 
  

 
01 The General Contractor shall apply and pay, where necessary, for all required building and 

land use permits; all required plan review fees; and all inspections; in addition to any other 
required permits. 

 
 02 The mechanical and electrical contractors shall apply and pay for their respective permits, any 

required plan review fees, and all inspection fees.  They shall call for all inspections and 
comply with all requirements. 

  
03 The General Contractor, sub-contractors and their suppliers shall comply with Michigan 

Building Code Section 1704 Special Inspections, as it may be applied to the project by the 

local Building Authority for inspections and certifications. 
  

 
01 The General Contractor shall post a cash bond, if required, with the State, City and/or County 

in the amount determined by the Department of Public Works.  Bond shall be against any 
damage done on streets, curbs, sidewalks, etc., in right-of-way. 

 
  

 
 
  

 
01 General Contractor shall apply and pay for required soil erosion permit as called for by local 

regulatory agency. 
  

 
01 All contractors and their employees shall comply with applicable requirements of "General 

Safety Rules and Regulations for the Construction Industry", as promulgated by the 
Construction Safety Commission of the State of Michigan including all amendments.  General 
Contractor and all sub-contractors shall become familiar with and comply with the "Safety and 
Health Regulation for Construction" as promulgated by the Occupational Safety and Health 
Administrator of the U.S. Department of Labor. 

  

 
 

       ARTICLE 21S                                                                             OWNER’S CONTINGENCY FUND 
 
 
   01 The General Contractor shall include in his proposal a sum of Five Thousand Dollars & Zero 

Cents ($5,000.00) for an Owner’s Contingency Fund. 
 
   02 The Contingency Fund shall be charged for unexpected field conditions and items of errors and 

omissions in the drawings and specifications.  
 
  03 The General Contractor shall be responsible for his own contingency allowance for default of, 

and errors of, sub trades as necessary to complete the intended scope of the work. 
 
  04 Overhead and profit on this sum shall be considered included in Base Proposal. 
 
  05 Unused portion of the Owner’s Contingency Fund will be credited to Owner on Final Payment.  
 
  06 Significant changes in the work required by the Owner will be covered by Change Orders. 

 
 

 
  

    01 In addition to the Base Proposal, each Bidder shall submit Alternate Proposals as follows: 
 

1. Alternate No. 1 – DEDUCT for the deletion of new 240 volt circuit for the future 
message board sign. 

   
  2. Alternate No. 2 - DEDUCT for the deletion of the 120 volt circuit for future 
   security cameras. 
  

ALTERNATE NO. 1 
DIVISION 16 

 
   01 The intent of this alternate is to obtain the deductive costs for the deletion of the new circuit and             
 conduit for the future message board sign as shown on drawing Sh. E1.0.  See drawing note 05 
 
   02 The following considerations shall be made in quoting on the Alternate: 
 

a. Proposed lighting replacements shall remain in the contract for that area 
 
   03 The work under this alternate shall be done in accordance with the base proposal specifications 

 
ALTERNATE NO. 2 

DIVISION 16 
 

   01 The intent of this alternate is to obtain the deductive costs for the deletion of the new circuit,            
 & conduit for future security cameras as shown on drawing Sh. E1.0.  See drawing notes #06 & 
 07. 
 
   02 The following considerations shall be made in quoting on the Alternate: 
 

a. Junction boxes mounted 18’-0” shall remain in the 3 light poles (Note #6). 
 
   03 The work under this alternate shall be done in accordance with the base proposal specifications 

 

 
  

 ORDINANCES, PERMITS, AND INSPECTIONS 
 
 01 The Contractor shall observe all ordinances, rules, and regulations of municipal, county, state 

and federal departments and agencies.  He shall obtain and pay for all permits, bonds, and 
licenses necessary for the execution of this contract. 

 
 02 The Contractor shall make arrangements for such inspection that the Local Authorities or 

other agencies may require.  The cost of such inspection will be borne by the Contractor. 
 

 EROSION AND SEDIMENTATION CONTROLS 
 
 01 The Contractor shall comply with the local  Drain Commission authority requirements for soil 

erosion and sedimentation control.  The cost of such erosion measures shall be incidental to 
the cost of construction work and shall be included in the prices bid.  Fee shall be paid by the 
General Contractor. 

 EXCAVATING AND GRADING 
 
 01 Excavate to levels indicated on the drawings for footings, foundation. The bottom of all 

excavations shall be reasonably clear of loose or surplus material and must be approved by 
the Architect prior to pouring of concrete or laying pipe.  Provide all necessary shoring, boxes, 
bracing, sheeting, etc. to protect sides of embankments until backfill has been placed. 

  
 FILLING AND BACKFILLING 

 
 01 Exterior: Excavated material will be permitted for Backfilling at exterior of foundation if it is 

kept free of construction debris, roots, etc.  Fill shall be placed in 12 inch lifts and compacted 
to provide minimum settlement. 

 
 02 Seasonal limits:  No fill material shall be placed, spread or compacted while it is frozen or 

thawing or during unfavorable weather conditions.  When the work is interrupted by heavy 
rain, filling operations shall not be resumed until the moisture content and density of the 
previously placed fill are as specified. 

DISPOSAL OF EXCAVATED MATERIALS 
 
  01 The Contractor shall be required to legally dispose of all excess excavated materials, trash, 

debris and waste materials at his own expense. 
 
  02 Excavated clay, rubble, brush, organic matter, etc., shall be removed from site by this contractor 

at his expense. 
 

FINAL CLEANUP AND ACCEPTANCE OF THE WORK 
 
  01 Following the completion of the work, the Contractor shall clean the entire area of any debris 

and/or excess or misplaced material due to his operation and obtain Architect's approval of the 
finished work. 

 
                                                                                                                                          RESTORATION 
   01 Any disturbed areas shall be restored to lawn area. Where not specifically shown the area shall 

be restored in the following manner: 
 
 a. Spread topsoil (4" min.) over properly placed back fill and rake smooth 
 
 b. Hydroseed disturbed areas. 

 

 
 
 
 
  

 
 
GENERAL 
 
 01 All concrete work shall be detailed and constructed in accordance with the latest 

specifications of the American Concrete Institute and Concrete Reinforcing Steel Institute and 
all materials shall conform to current standard specifications of the ASTM as may apply to the 
work and respective materials. 

 
 MATERIALS 
 
 01 Cement:  Shall be Portland Cement (ASTM C-150 Type 1) of American Manufacturer. 
 
 02 Aggregate:  All aggregate shall conform to ASTM C-33 Specifications for Concrete Aggregate.  

Maximum aggregate size shall not exceed 3/4 of clear space between reinforcing bars or 1/5 
minimum thickness of formed slabs. 

 
 03 Combined Aggregate:  Shall be of such composition as to permit between 30% and 50% to 

pass through a No. 4 sieve. 
 
 04 Water:  Shall be suitable for drinking purposes. 
 
 05 Reinforcing Steel:  Shall be ASTM A-615 specifications for deformed billet steel for concrete 

reinforcement (Fy=60,000 psi). 
 
 06 Reinforcing Mesh:  Shall be ASTM A-185 specification for wire mesh having a rigid connection 

of intersecting wires.  Gage of wires and spacing is shown on drawings.   
 
 07 Concrete:  Limits for proportions of concrete made with average materials are indicated in the 

following table.  Trial mixtures shall establish exact proportions for all materials to be used 
within the limits of the table. 

 
  

 
 
 *  Cement content may be reduced by 1/2 bag per cu. yd. for unreinforced mass concrete. 
** Omit air entraining agent in hardened slabs. 
 
Additional design mixes by the supplier that meet the above performance requirements are 

permitted pending proper documentation and submission for Architect's approval prior to bid 
due date. 

 
 08 Admixtures:  For air entraining and water-reducing shall be as manufactured by W.R. Grace 

Co. or Master Builders, and employed in strict accordance with the manufacturers 
recommendations (ASTM C260 & ASTM C494, Type A).  Air content in air entrained concrete 
delivered shall be +/- 1-1/2 percent.  Non-corrosive, non-chloride accelerator shall be 
"Accelguard" by The Euclid Chemical Co.  (ASTM C494, Type C or E).  No admixtures 
containing chloride ions are permitted.  No fly ash permitted. 

 
  09 Expansion Joint Material:  Carey Elastite or equivalent conforming to ASTM D-1752 for 

interior work and ASTM D1751 for exterior work. 
 
 10 Curing Compound:  ChemRex "Masterkure N-Seal VOC" or Sonneborn “Kure-N-Seal, Euclid 

Chemical "Diamond Clear VOX" or Dayton Superior "Safe Cure & Seal" (J-18). 
 
 11 Non-Shrink Grout:  ChemRex "Masterflow 928" or "Sonogrout" 10K, grout. 
 
 12 Hardner:  ChemRex "Lapidolith".  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

DIVISION IB INSTRUCTION TO BIDDERS 

DIVISION 01A GENERAL REQUIREMENTS 

ARTICLE 15 DRAWINGS AND SPECIFICATIONS 

ARTICLE 16 INSURANCE 

SECTION 01B SPECIAL CONDITIONS 

ARTICLE 1S  TIME OF COMPLETION 

ARTICLE 2S  EXAMINATION OF SITE 

ARTICLE 3S   LAYING OUT WORK 

ARTICLE 4S   TEMPORARY UTILITIES 

ARTICLE 5S   TEMPORARY TOILETS 

ARTICLE 6S  COLD WEATHER PROTECTION 

ARTICLE 7S  DELETE TEMPORARY HEAT 

ARTICLE 8S   SHOP DRAWINGS 

ARTICLE 9S  CLOSE OUT AND GUARNATEES 

ARTICLE 10S  PROGRESS SCHEDULES 

ARTICLE 11S  TEMPORARY PROTECTION 

ARTICLE 12S  OWNER’S USE OF SITE 

ARTICLE 13S   OTHER CONTRACTORS 

ARTICLE 14S  AWARD OF SUBCONTRACTS 

ARTICLE 15S  PERMITS 

ARTICLE 16S   LOCAL BONDING REQUIREMENTS 

ARTICLE 17S                  DELETE GAS SERVICE 

ARTICLE 18S  SOIL EROISON PERMIT 

ARTICLE 19S  SAFETY RULES 

ARTICLE 20S               DELETE CONNECTION CHARGES 

DIVISION 01C ALTERNATE 

DIVISION 02 SITEWORK 

DIVISION 03 CONCRETE 

CLASS OF 
CONCRETE 
  
  

MINIMUM 
28 DAY 
STRENGT
H 
(PSI) 

MAX. W/
C RATIO 
LBS. 
HOH/LB. 
CEMENT 

NOM. 
AGGR. 
SIZE 

MINIMUM CEMENT 
CONTENT PER 
CUBIC YARDS* 
WEIGHT 

SLUMP AIR 
CONT 
.% 

STANDARD 
EXPOSED 
CONCRETE 

4500 0.49 3/4" 
1-1/2" 

6-1/2 
5-3/4 

611 
541 

3" 
4" 

6-1/2 
5-1/2 

STANDARD 
FLOOR 
CON-
CRETE** 

4000 0.58 3/4" 
1-1/2" 

6 
5-1/2 

564 
517 

3" 3-1/2 
4-1/4 

STANDARD 
FOUNDA-
TION 
CONCRETE 

3500 0.66 3/4" 
1-1/2" 

5-1/2 
5-1/4 

517 
494 

3" 2 
1 

  
STANDARD 
CONCRETE 
TOPPING 

  
3500 

  
0.66 

  
3/8" 
pea 
gravel 

  
6 

  
564 

  
4" 

  
1 
2 
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 GENERAL CONDITIONS 
 
Drawings and general provisions of Contract, including General and Supplementary Conditions and 

Division 1 Specifications sections, apply to work of this section. The Electrical Contractor shall 
assume all obligations contained therein that affect his work. The Electrical Engineer shall be 
consulted in case of any disputes and his decision shall be final. 

 
The Electrical Contractor shall examine the Architectural, Plumbing and Mechanical Drawings and 

Specifications and shall familiarize himself with all conditions of work affecting the contract. Size and 
capacity of all equipment shall be as on plans or as indicated herein. 

 
Furnish labor and materials to provide a complete electrical system as required by the plans and 

specifications. 
 

Any item appearing on the drawings and not in the specification or vice versa, and any items appearing 
in neither but necessary to accomplish the intent of these specifications, shall be furnished by the 
Electrical Contractor. 
 

Where equipment specifications or descriptions include a specific manufacturer and catalog number, 
any substituted equipment or equipment proposed to be provided by an alternative manufacturer 
shall functionally meet, or exceed, the requirements of the specified equipment in all respects.  
Alternate manufacturers shall refer to product literature published by the manufacturer of the 
equipment specified to determine equivalency of their proposed alternate product to that specified.  

 
WORK INCLUDED 
 
These specifications and accompanying drawings contemplate the provisions by the Electrical 

Contractor of all labor and materials required to install a complete system of electrical work as 
indicated on the drawings and or/or herein specified. Without restricting the generality of the 
foregoing, the following shall be included: 

 
Modifications to existing panelboards. 
 
Feeders, breakers, branch circuit wiring, outlets, and connection complete. 

 
Service and connections of equipment as specified. 
Lighting fixtures complete with lamps. 

ELECTRICAL SUBMITTALS 
 
Refer to the Conditions of the Contract (General and Supplementary) and Division 1 Section: SHOP 

DRAWINGS, PRODUCT DATA AND SAMPLES for submittal definitions, requirements, and 
procedures. 

 
Submittal of shop drawings, product data and samples will be accepted only when submitted by The 

Contractor. Data submitted when subcontractors and material suppliers directly to the Architect/
Engineer will not be processed. 
 

When some errors in the shop drawings are detected and others are overlooked, this does not grant the 
contractor permission to proceed in error. Regardless of any information contained in the shop 
drawings the requirements for the drawings and specifications must be followed and are not waived 
or superseded I any way by the shop drawing review. 
 

The Electrical Contractor shall be responsible for final coordination of all electrical feeders and over 
current protection devices (circuit breaker and/or fuses) with the manufacturers written data for each 
mechanical device prior to submittal of any electrical equipment for review. No additional 
compensation will be allowed for any changes to electrical feeders or over current protection 
devices required for any mechanical devices. 

 
SUBSTITUTIONS 
 
Alternate manufacturers electrical equipment shall be similar in performance, physical appearance, and 

construction to be considered as equal to equipment specified. 
 
Alternate manufacturers electrical equipment proposed to be substituted by bidding contractor must be 

pre-approved during bidding. Contractor, or equipment representative shall fax all such requests 
with equipment cuts to Engineer at least one week prior to submitting bids. Engineer will review to 
proposed alternate equipment and issue a written acceptance or denial by email. VERBAL 
APPROVAL WILL NOT BE ACCEPTABLE. 

 
All equipment shop drawings, fixture cuts, etc., submitted after award of contract for electrical equipment 

which was not pre-approved will be rejected. 
 
In the event substitutions are proposed to the Engineer after the contract has been awarded, the 

Engineer will record all time used by him in evaluation of each proposed substitution. 
 
Whether or not the Engineer approves the proposed substitution, the Contractor agrees to promptly 

upon receipt of the Engineer’s billing, reimburse the Engineer at the rate of two and three-quarter 
times the direct cost to the Engineer for all time spent by him in the evaluation of the proposed 
substation. 

 
REGULATIONS 
 
All work shall be installed in accordance with the local electrical code, the requirements of the local utility 

companies and the requirements and recommendations of the National Electrical Code. 
 
Where Conflict exists between codes or utility company requirements and contract documents, the more 

stringent shall apply. 
 
The installation of telephone service entrance conduit systems shall be as shown and shall comply with 

the requirements of the local telephone company. Contractor shall verify the exact point of service 
with the telephone company representative before commencing with the installation of the service 
entrance conduits. 

 
STANDARDS OF MATERIAL AND WORKMANSHIP 
 
All work shall be done at such times and in such a manner as will least interfere with the maintenance 

and operation of all related or affected systems. 
 
All materials and equipment shall bear the label of approved of the National Board of Fire Underwriter’s 

Laboratories. 
 
The Electrical Contractor shall effectively protect, at his own expense, such of his work, materials or 

equipment as is liable to injury during the construction period. 
 
All openings into any part of the conduit system as well as associated fixtures, equipment, etc., both 

before and after being set in place, must be securely covered, or otherwise protected to prevent 
obstruction of the conduit, r injury due to carelessness or maliciously dropped tools or materials, grit, 
dirt or any foreign matter, The Electrical Contractor shall be held responsible for all damage so done 
until his work is fully and finally accepted. Conduit ends shall be covered with capped bushings. All 
electrical equipment shall be grounded. 

 
It is not intended that the drawings or this specification indicate or specify each piece of conduit, fittings, 

etc., required for installation. Where items are required for the satisfactory operation of the 
installation and are not indicated on the drawings, they shall be considered to be both specified and 
indicated. 
 

General requirements and details of equipment are shown. Dimensions or scales shown are 
approximate and must be checked at job prior to installation of equipment or any order given for 
fabrication. 
 

Electrical Contractor shall have competent foreman on the premises at all times to superintend and 
check and lay out all work, give information to General Contractor regarding chases and openings, 
and be responsible for such locations; This Contractor shall cooperate with other contractors where 
chases, openings, pipes, foundations, etc., are in proximity to the work of other trades and arrange 
the work to fit. This Contractor shall study where other trades leave connections and outlets to be 
connected, so that all work and appliances shall be properly arranged for and connected ready for 

use.  
 

PARTS RECEIPT 
 
Retain all portable and detachable portions of the installation such as keys, tools, manuals, etc., until the 

completion of the work and then turn over to the Owner and obtain itemized receipts. These receipts 
shall be attached to the “Final Application” for payment. 

 
INSPECTION OF SITE 
 
The contractor shall visit the site and verify the conditions under which his work must be conducted 

before submitting his proposal. The submitting of a proposal implies that the Contractor has visited 
the site, is conversant with all side conditions, including existing services and equipment, 
obstructions and all conditions, which will be encountered in the removal and/or relocation of 
present materials and equipment, installation of new materials and cutting and patching, etc., for a 
complete installation. If any interferences or violations appear and departure from the design intent 
of the bid documents is required, the contractor shall notify the Architect prior to entering into 
contract with the Owner. Failure to provide the Architect with the aforementioned notification will 
result in the contractor being held responsible to complete all work to meet the design intent of the 
bid documents with no additional expenses being incurred by the Owner, Architect or Engineer. 
 

INSPECTION, TESTING AND START-UP 
 
Scope: 
 

Intent: The intent of the inspection, testing and check-out work specified herein, or required, is to 
ensure that all electrical workmanship and equipment, whether Owner furnished or Contractor 
furnished, is installed and performs in accordance with the design specifications, drawings, 
manufacturer’s instructions and all applicable codes and requirements. Also, it is intended to 
provide, insure or to determine the following: 

 
If the equipment or installation has been subjected to damage during shipment or installation. 
 
If the equipment is in accordance with the purchase orders and specifications. 

 
Provide initial acceptance tests and recorded data that can be used as a bench mark for future 

routine maintenance and troubleshooting by Owner’s maintenance forces. 
 

Insure a successful start-up with a minimum of last minute interruptions and problems. 
 

Determine the suitability of the equipment and systems for energization and placing into 
operating service. 

 
Provide assurance that each system component is not only installed satisfactorily but performs, 

and will continue to perform, its function in the system with reasonable reliability throughout 
the life of the project. 
 

Contractor Responsibility: The contractor shall provide all necessary labor, materials, tools, test 
instruments or other equipment or service and expenses required to inspect, test, adjust, set, 
calibrate, functionally and operationally check all work and components of the various electrical 
systems circuitry shall include the installation. 

 
CHARACTER OF MATERIALS AND EQUIPMENT 
 
All materials and equipment shall be new and conform to standards, specified herein, defined to include 

conduits, cable, wiring materials and devices, etc. 
 
All materials and equipment shall be of an approved design. Similar material shall be of one 

manufacturer wherever possible. 
 
All equipment offered under these specifications shall be limited to products regularly produced and 

recommended for service ratings in accordance with manufacturer’s catalogs, engineering data or 
other comprehensive literature made available to the public and in effect at the time of opening bids. 

 
Equipment shall be installed in strict accordance with manufacturer’s instructions for type, capacity and 

suitability of each piece of equipment used. 
 
The Electrical Contractor shall obtain the instructions which shall be considered as a part of these 

specifications. 
 
MANUFACTURER’S DRAWING 
 
The Electrical Contractor shall submit to the Architect manufacturer’s drawings of switchboards, lighting 

fixtures, switches, panelboards, dry-type transformers, emergency generator, fire alarm system 
equipment, and any special electrical equipment to be installed on this job, for the approval before 
ordering same for installation. 

 
The Electrical Contractor shall be responsible for final coordination of all electrical feeders and over 

current protection devices (circuit breakers and/or fuses) with the manufacturers written data for 
each mechanical device prior to submittal of any electrical equipment for review. No additional 
compensation will be allowed for any changes to electrical feeders or over current protection 
devices required for any mechanical devices. 

 
Failure of the subcontractor to submit shop drawings in ample time for checking shall not entitle him to 

an extension of contract time, and no claim for extension by reason of such default will be allowed. 
 
AS-BUILT DRAWINGS 
 
The construction drawings shall be revised during construction to indicate the “as-bult” condition. At the 

completion of the project, they shall serve as final “as-built” drawings. Submit to the Architect/
Engineer the revised “as-built” drawings and one set of blueline prints. 

 
STRUCTURAL DIFFICULTIES 
 
Should any structural difficulties prevent running conductors, etc., at points shown on plans, the 

necessary minor deviations therefrom, as determined by the Architect, may be permitted and must 
be made without additional cost. 

 
CODES, PERMITS AND FEES 
 
Obtain any pay for all permits, licenses, inspections, approvals and fees required and ensure that the 

entire electrical installation conforms to codes and regulations required by authority or agency 
having jurisdiction over the entire installation or construction of work included. All fees shall be 
included in the base proposal. 

 
The Electrical Contractor shall, at his expense, have an inspection made by the local electrical 

inspection department of te complete electrical installation and shall deliver certificate of approval of 
the complete work to the Owner before receiving his final payment. 

 
Whenever the requirements of these specifications be required to conform to these codes, ordinances, 

laws of regulations, notify the Architect-Engineer at time of submitting proposal. After entering into a 
contract, Contractor shall complete all work necessary to meet code, laws, regulations and 
ordinance requirements without extra expense to the Owner. 

 
Should any change in the drawings and specifications be required to conform to these codes, 

ordinances, laws of regulations, notify the Architect-Engineer at time of submitting proposals. After 
entering into a contract, Contractor shall complete all work necessary to meet code, laws, 
regulations and ordinance requirements without extra expense to the Owner. 

 
FLASHING 
 
Where the work included under the following sections of the specifications requires conduit to pass 

through the roof or any other waterproofing, the conduit shall be flashed under the section 
concerned, and the joint made waterproof in full conformance with waterproofing warranty 
requirements. 

 
PAINTING AND CLEANING 
 
See “Finishing and Painting” in Architectural Specifications. 
 
Electrical metal conduit installed in earth or below vapor barrier shall be given two coats of black 

asphlatum. Conduit embedded in concrete need not be painted. 
 
Electrical luminate support systems shall be painted with two coats of paint to match fixture. 
 
Factory finish as damaged shall be retouched or replaced to satisfaction of Architect and Owner. 
 
SLEEVES 
 
Sleeves 
 

Conduits passing through masonry and concrete walls, high stress floor slabs and roof slabs, shall 

be provided with segments of steel pipe sleeves. Sleeves shall finish flush with top and bottom 
of slab. 

 
Conduits passing through regular slab construction shall have sleeves of a minimum #26 gauge 

galvanized steel. Sleeves shall be flush with finished floor. In exposed areas the sleeve shall be 
steel pipe extended 1-inch above finished floor. 

 
Sleeves in concrete slab or walls shall be fastened in place on forms before concrete is poured. If 

omitted prior to pour, cutting shall be done in accordance with “Cutting and Patching: 
paragraph. 

 
Location of required openings shall be the responsibility of the Contractor installing conduit and 

appurtenances.  
 
CUTTING AND PATCHING 
 
Cutting and patching of walls, floors, ceiling, roofs, etc., shall be done at the expense of the Contractor 

installing equipment and appurtenances, subject to the approval of the Engineer and Architect. 
Contractor shall be careful to prevent injury, discoloration or defacement to finished materials and 
shall not fit or cut finished materials other than his own without specific instructions. Structural 
members shall not be cut without obtaining written permission. 

 
Drilling and patching for expansion bolts, shields, hangers and other SUPPORTS shall be subject to 

approval of the Architect. Labor and materials required to replace or refinish parts cut or injured shall 
be done at the expense of the Contractor performing the work, subject to the Engineer’s and 
Architect’s approval. 

 
Chases and grooves installed in walls and partitions shall be determined in advance of building 

construction. 
 
Conduits passing through roofs or outside walls exposed to weather shall be carefully flashed and 

counter flashed. 
 
Conduit in finished areas shall be concealed. Contractor shall notify Architect before installing exposed 

conduit, piping, etc. 
 
Fire proofing of holes shall be provided and shall be of specified material, and approved by authority 

having jurisdiction. 
 

CLEAN UP 
The Contractor shall keep the premises free of debris and unusable materials resul�ng from his work 

and immediately upon comple�on of this work, he shall remove such debris and materials from 
the Owner's property and he shall leave all floors broom clean in areas affected by his work. 

 
 
PENETRATIONS AND FIRE PROOFING 
 
All penetra�ons of rated fire and smoke walls shall be by conduit.   
 
All penetra�ons of floors shall be by conduit or metal sleeves. 
 
All penetra�on sleeves including open ended conduits not terminated in junc�on boxes shall be filled 

with Fire Safing Material as manufactured by U. S. GYPSUM CO., or Architect approved equal for 2" 
in length from conduit end. 

 
CONDUIT 
General: 

Minimum size conduit shall be 3/4", except switch legs and drops to individual light fixtures may be 
1/2" conduit. 

Install exposed conduit runs parallel to or at right angles with principal structural members and 
with adjacent walls. 

Install ver�cal runs perpendicular to finish floors and ceilings. 
Concealed runs may take most direct route between outlets. 
Use plas�c or metal cap closures during construc�on to prevent lodgment of plaster, dirt, 

concrete, or trash in conduit, boxes and fi�ngs. 
Fasten and support conduit at least every 10 �. and within 3 �. of outlet box, junc�on box, cabinet, 

or fi�ng. 
Ream cut ends to remove rough edges. 
Where conduit is threaded in field, use conduit thread cu�ng die with taper. 
Run of conduit between outlet and outlet, fi�ng and fi�ng, or outlet and fi�ng shall not contain 

more than equivalent of three quarter bends (270 deg. total), including bends located 
immediately at outlet or fi�ng. 

Conduit runs, including boxes, fi�ngs, cabinet, and wireways, shall be electrically con�nuous 
throughout. 

Install conduits entering boxes and cabinet with two locknuts, one inside and one outside, with 
bushing termina�on on inside. 

Install conduit runs concealed within finished area. 
Install conduit expansion fi�ngs in runs which cross building expansion joints. 
Fasten and support conduit with malleable iron or galvanized steel conduit straps. 

A�ach hangers and SUPPORTS to dry wall construc�on with toggle bolts. 
A�ach hangers and SUPPORTS to concrete or masonry construc�on with expansion shields and 

screws or bolts. 
A�ach hangers and SUPPORTS to structural steel shapes with beam clamps and bolts. 

Fasten and support group runs of raceways with prefabricated, noncorrosive, channel systems 
supported with threaded hanger rods. 

Terminate conduit runs in main service switchboard with grounding type insulated bushings. 
Where conduit runs pass through interior fire-rated par��ons or above grade concrete floors, 

provide fireseal fi�ngs. 
Where conduit runs pass through interior non-rated par��ons or above grade concrete floors, 

install conduit in galvanized steel conduit sleeves. 
Seal void between sleeve and conduit with approved fire proofing compound. 

Rigid Steel and Intermediate Metal Conduit: 
Install rigid steel or intermediate metal conduit when used as follows: 

Conduit runs larger than 4". 
Exposed interior runs in mechanical spaces below 8 feet. 
Runs installed in and below equipment concrete floor slabs. 
Exposed exterior runs. 
For runs where installa�on is subject to physical damage during construc�on or a�erwards. 

Where conduit is installed in poured concrete floors with turn out of floor, conceal radius bend 
completely within floor with only ver�cal run exposed. 

Fi�ng shall be galvanized threaded type. 
 
Electrical Metallic Tubing (EMT): 

Install EMT when used for ligh�ng, receptacle, appliance branch circuit wiring, auxiliary systems 
wiring, and HVAC control wiring concealed above furred ceilings and in par��ons within 
finished areas. 

EMT conduit may also be used for feeders run through the building. 
Do not install EMT where during installa�on or a�erwards, it will be subject to physical damage. 
Do not install EMT in building slabs or encased in concrete. 
Fi�ngs shall be steel, compression type. 

 
Rigid Non-Metallic Conduit: 

Rigid non-metallic conduit shall be Schedule 40, heavy wall type, polyvinyl chloride. 
Fi�ngs shall be polyvinyl chloride for use with heavy wall type Schedule 40 PVC conduit. 
Install rigid non-metallic conduit as follows: 

For below grade exterior conduit runs. 
For runs installed in and below building slabs. 

Turn ups including elbows and risers above grade shall be rigid steel or intermediate metal 
conduit. 

Install rigid non-metallic conduit to rigid steel conduit adapters for transi�ons to rigid steel 
conduit. 

For ducts in concrete encased ductbanks. 

Field bends shall be made in accordance with manufacturer's recommenda�ons using equipment 
specifically intended for use with rigid non-metallic conduit. 

Make conduit joints and connec�ons water�ght with use of solvent cement as recommended by 
conduit manufacturer. 

 
Flexible Metal Conduit: 
 

Install 18 inch minimum length as final conduit connec�on to motors, rota�ng, and vibra�ng 
machinery and equipment, and dry type transformers. 

 
Install separate grounding conductor in each length of flexible conduit and provide bonding at each 

end. 
Fi�ngs shall be squeeze type, malleable iron. 

Flexible Metal Tubing: 
Flexible metal tubing (FMT) may be used in 6 foot maximum length as final conduit connec�on to 

recessed ligh�ng fixtures in plenums and furred spaces which are not subject to physical 
damage. 

Install 4 foot minimum length as final conduit connec�on to recessed ligh�ng fixtures in plenums 
and furred spaces which are not subject to physical damage. 

Fi�ngs shall be case machined type. 
Liquid�te Flexible Conduit: 

Install in place of flexible metal conduit in wet loca�ons or where subject to oil, gasoline, or other 
materials having a deteriora�ng effect on rubber. 

Install separate grounding conductor on outside of flexible conduit and fi�ng to provide bonding 
as required. 

Fi�ngs shall be steel or malleable iron with external grounding lug. 
Aluminum Conduit: 

The use of aluminum conduit shall not be allowed. 
Underground Conduit Runs: 

Construct conduit runs on thoroughly compacted earth and compacted backfill. 
Slope conduits toward each end. 
Space conduit accurately with plas�c or precast concrete spacers held firmly in place. 
Coat male threads of metal conduit with white lead prior to assembly. 
Rod and draw mandrel through conduit; follow by swab to clear obstruc�on which may cause 

abrasions. 
Conduit Expansion Fi�ngs: 

Install as required. 
Install copper bonding jumper with each expansion fi�ng. 

 
SUPPORTING DEVICES 
Types of supports, anchors, sleeves and seals specified in this sec�on include the following: 

Clevis hangers 
C-clamps 
Conduit straps 
Round steel rods 
Lead expansion anchors 
Toggle bolts 
Wall and floor seals 
Power-driven threaded studs 

Codes and Standards 
Methods of installa�on shall comply with the provisions of applicable sec�ons of the latest edi�ons 

of the Na�onal Electrical Code, the State of Michigan Building Code, the State of Michigan 
Electrical Code, the Interna�onal Building Code, and the ICC Electrical Code, as applicable to 
construc�on and installa�on of electrical suppor�ng devices. 

Compliance:  Comply with applicable MSS standard requirements, Na�onal Electrical Contractors 
Associa�on's "Standard of Installa�on", UL, and Federal Specifica�on FF-S-760. 

Provide suppor�ng devices which comply with manufacturer's standard materials, design and 
construc�on in accordance with published product informa�on, and as required for complete 
installa�on. 
Supports:  Provide suppor�ng devices of types, sizes and materials indicated; and having the 

following construc�on features: 
Clevis Hangers:  For suppor�ng 2" rigid metal conduit; galvanized steel; with 2" dia. hole for round 

steel rod; approximately 54 pounds per 100 units. 
Reducing Couplings:  Steel rod reducing coupling, 2" x 5/8"; black steel; approximately 16 pounds 

per 100 units. 
C-Clamps:  Black malleable iron; 2" rod size; approximately 70 pounds per 100 units. 
One-Hole Conduit Straps:  For suppor�ng 3/4" rigid metal conduit; galvanized steel; approximately 

7 pounds per 100 units. 
Two-Hole Conduit Straps:  For suppor�ng 3/4" rigid metal conduit, galvanized steel; 3/4" strap 

width; and 2-1/8" between center of screw holes. 
Hexagon Nuts:  For 2" rod size; galvanized steel; approximately 4 pounds per 100 units. 
Round Steel Rod:  Black steel; 2" dia.; approximately 67 pounds per 100 feet. 
Offset Conduit Clamps:  For suppor�ng 2" rigid metal conduit; black steel; approximately 200 

pounds per 100 units. 
Anchors:  Provide anchors of types, sizes and materials indicated, with the following construc�on 

features: 
Lead Expansion Anchors:  2"; approximately 38 pounds per 100 units. 
Toggle Bolts:  Springhead; 3/16" x 4"; approximately 5 pounds per 100 units. 
Power-driven threaded studs:  Heat-treated steel, designed specifically for the intended 

service. 
Manufacturers:  Subject to compliance with requirements, provide anchors of one of the 

following: 
Abbeon Cal Inc. 
Ackerman Johnson Fastening Systems Inc. 
Elcen Metal Products Co. 
Hil� Manufacturing 
Ideal Industries, Inc. 

Sleeves and Seals:  Provide sleeves and seals, of types, sizes and materials indicated; with the 
following construc�on features: 

Conduit Sealing Bushings:  Factory-fabricated water�ght conduit sealing bushing assemblies 
suitable for sealing around  conduit, or tubing passing through concrete floors and walls. 

Construct seals with steel sleeve, malleable iron body, neoprene sealing grommets or rings, 
metal pressure rings, pressure clamps, and cap screws. 

Cable Supports for Ver�cal Conduit:  Factory-fabricated assembly consis�ng of threaded body and 
insula�ng wedging plug for non-armored electrical cables in riser conduits.  Provide plugs with 
number and size of conductor gripping holes as required to suit individual risers.  Construct 
body of malleable-iron cas�ng with hot-dip galvanized finish. 

U-Channel Strut Systems: 
Provide U-channel strut system for suppor�ng electrical equipment, 12-gauge hot-dip 

galvanized steel, of types and sizes indicated; construct with 9/16" dia. holes, 8" o.c. on top 
surface, with standard green finish, and with the following fi�ngs which mate and match 
with U-channel: 
Fixture hangers 
Channel hangers 
End caps 
Beam clamps 
Wiring studs 
Thin wall conduit clamps 
Rigid conduit clamps 
Conduit hangers 
U-bolts 

Available Manufacturers:  Subject to compliance with requirements, manufacturers offering 
channel systems which may be incorporated in the work include, but are not limited to, 
the following: 
Allied Tube and Conduit Corp. 

B-Line Systems, Inc. 
Elcen Metal Products Co. 
Greenfield Mfg Co., Inc. 
Midland-Ross Corp. 

Fabricated Suppor�ng Devices: 
Pipe Sleeves:  Provide pipe sleeves of one of the following: 

Sheet-Metal:  Fabricate from galvanized sheet metal; round tube closed with snaplock 
joint, welded spiral seams, or welded longitudinal joint.  Fabricate sleeves from the 
following gauge metal:  3" and smaller, 20-gauge; 4" to 6", 16-gauge; over 6", 14-
gauge. 

Steel-Pipe:  Fabricate from Schedule 40 galvanized steel pipe; remove burrs. 
Iron-Pipe:  Fabricate from cast-iron or duc�le-iron pipe; remove burrs. 
Plas�c-Pipe:  Fabricate from Schedule 80 PVC plas�c pipe; remove burrs. 

Sleeve Seals:  Provide sleeve seals for piping which penetrates founda�on walls below grade, 
or exterior walls.  Calk between sleeve and pipe with non-toxic, UL-classified caulking 
material to ensure water�ght seal. 

Installa�on of Suppor�ng Devices: 
Install hangers, anchors, sleeves and seals as indicated, in accordance with manufacturer's wri�en 

instruc�ons and with recognized industry prac�ces to ensure suppor�ng devices comply with 
requirements.  Comply with requirements of NECA and NEC for installa�on of suppor�ng 
devices. 

Coordinate with other electrical work, including raceway and wiring work, as necessary to interface 
installa�on of suppor�ng devices with other work. 

Install hangers, supports, clamps and a�achments to support piping properly from building 
structure.  Arrange for grouping of parallel runs of horizontal conduits to be supported 
together on trapeze type hangers where possible.  Install supports with spacings indicated and 
in compliance with NEC requirements. 

Torque sleeve seal nuts, complying with manufacturer's recommended values.  Ensure that sealing 
grommets expand to form water�ght seal. 

 ELECTRICAL IDENTIFICATION 
General 

Materials and methods of installa�on shall comply with the provisions of applicable sec�ons of 
latest edi�ons of the Na�onal Electrical Code, the State of Michigan Electrical Code, the 
Interna�onal Building Code, and the ICC Electrical Code as applicable to installa�on of 
iden�fying labels and markers for wiring and equipment. 

UL Compliance: Comply with applicable requirements of UL Std 969, “Marking and Labeling 
Systems”, pertaining to electrical iden�fica�on systems. 

ANSI Compliance: Comply with applicable requirements of ANSI Std A13.1, “Scheme for the 
iden�fica�on of Piping Systems”. 

NEMA Compliance: Comply with applicable requirements of NEMA Std No’s. WC-1 and WC-2 
pertaining to iden�fica�on of power and control conductors. 

Le�ering and Graphics: 
General: Coordinate names, abbrevia�ons and other designa�ons used in electrical iden�fica�on 

work, with corresponding designa�ons shown, specified or scheduled. Provide numbers, 
le�ering and wording as indicated or, if not otherwise indicated, as recommended by 
manufacturer or as required for proper iden�fica�on and opera�on/maintenance of electrical 
systems and equipment. Comply with ANSI A13.1 pertaining to minimum sizes for le�ers and 
numbers. 

General Installa�on Requirements: 
Install electrical iden�fica�on products as indicated, in accordance with manufacturer’s wri�en 

instruc�ons, and requirements of NEC. 
Coordina�on: Where iden�fica�on is to be applied to surfaces which require finish, install 

iden�fica�on a�er comple�on of pain�ng. 
Regula�ons: Comply with governing regula�ons and requests of governing authori�es for 

iden�fica�on a�er comple�ng of pain�ng. 
Conduit Iden�fica�on: 

Underground Conduit and Cable Iden�fica�on: 
General: During back-filling/top-soiling of each exterior underground electrical conduit, and 

signal or communica�on cable, install con�nuous underground-type plas�c line marker, 
located directly over buried lines at 6” to 8” below finish grade. Where mul�ple lines are 
buried in a common trench and do not exceed an overall width of 12”, install a single line 
marker. 

Install line marker for every buried service, regardless of whether direct-buried or protected in 
conduit. 

Equipment/System Iden�fica�on: 
General: Install engraved plas�c-laminate sign on each major unit of electrical equipment in 

building; including central or master unit of each electrical system including communica�on/
control/signal systems unless unit is specified with its own self-explanatory iden�fica�on of 
signal system. Except as otherwise indicated, provide a single line of text, 2” high le�ering on 
1-1/2” high sign (2” where 2 lines are required), white le�ering in black field. Provide tex�ng 
matching terminology and numbering of the contract documents and shop drawings. Provide 
signs for each unit of the following categories of electrical work. 

Electrical cabinets and enclosures. 
Access panel/doors to electrical facili�es. 

Install signs at loca�ons indicated or, where not otherwise indicated, at loca�on for best 
convenience of viewing without interference with opera�ng and maintenance of equipment. 
Secure to substrate with fasteners, except use adhesive where fasteners should not or cannot 
penetrate the substrate. 

 
CABLE SUPPORTS AND BOXES 
The Electrical Contractor shall install cable supports and boxes for all ver�cal feeders in accordance 

with the schedule in the current edi�on of the Na�onal Electrical Code.  The cable supports shall 
be of the split wedge type which clamps each individual conductor firmly and �ghtens due to 
weight of cable. 

 
WEATHERPROOF BOXES AND COVERS: 
 Outlet boxes shall be of the size and type to accommodate:   

Structural condi�ons 
Size and number of conductors and conduit entering 
Devices or fixtures for which required.   

Outlet boxes shall be firmly anchored in place and shall be provided with approved fixture supports.   
Wiring devices installed at exterior loca�ons shall be weather-resistant and installed in a single gang, 

deep weatherproof box with blank cover.  Boxes and covers shall be dark bronze finish and fully 
gasketed.  

 
ACCESS PANELS  
Contractor shall furnish to the appropriate subcontractor, all access doors required for access to 

junc�on boxes, disconnect devices and other equipment. Access panels shall be Milcor Style “DW” 
or “M” as manufactured by INRYCO of sizes required for adequate access. Minimum size shall be 
24”x24” for ceiling or soffits. 

 
GUARANTEE 
 
The Electrical Contractor shall leave the electrical installa�on in proper working order and shall, 
without charge, replace any work or materials which develop defects, within one (1) year from date of 
final inspec�on and acceptance by the Owner 

DIVISION 16 ELECTRICAL 
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MEMORANDUM 
TO:   Honorable Board of Trustees 

FROM: Kelly VanMarter, Township Manager 
 
DATE:  November 17, 2022 
  
RE: Censure Resolution  

 

The Resolution of Censure as requested by the Board on October 26, 2022 will be 
delivered in hard copy format by the Township Attorney at Monday’s meeting.   
 
  
 
Sincerely,  
 
 
 
Kelly VanMarter  
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Board 

Correspondence 
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MEMORANDUM 
TO:   Honorable Board of Trustees 

FROM: Kelly VanMarter, Township Manager 
 
DATE:  November 17, 2022 
  
RE: SEMCOG Grant Opportunities   

 

There was discussion at the last meeting about seeking grant opportunities with SEMCOG 
to help support the Senior Survivor project.  Township staff reached out to Amy O’Leary, 
Executive Director of SEMCOG on Wednesday, November 9th and shared available dates 
for a meeting via email on Thursday, November 10th.   We are waiting to hear back from 
Ms. O’Leary to confirm a mutually agreeable meeting time.   
 
Sincerely,  
 
 
Kelly VanMarter  
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MEMORANDUM 
TO:   Honorable Board of Trustees 

FROM: Kelly VanMarter, Township Manager 
 
DATE:  November 17, 2022 
  
RE: Lalewicz Settlement Agreement Renegotiation   

 

Township staff has been working with the Township attorney to generate a list of possible 
restrictions associated with re-negotiation of the Settlement Agreement with Mr. 
Lalewicz as discussed at the last meeting.   The following represents the items currently 
under consideration:   
 

1. The Settlement Agreement shall not run with the land, only to him, and does not pass 
through to his estate/family or anyone else;  

2. The property cannot be transferred or sold unless, prior to sale, the Agreement is 
extinguished and the non-conforming structures must be removed, the electrical service 
disconnected, and any outdoor storage or site improvement is eliminated; 

3. If he does not use the property in 12 consecutive months, he loses the right to stay 
overnight; the agreement automatically dissolves and he must remove the non-
conforming structures on the property, disconnect electrical service and eliminate any 
outdoor storage or site improvement; 

4. Only he can stay overnight, no renting or allowing others to use RV to stay overnight;  
5. The overnight stays by him alone shall only per allowed in June, July and August; 
6. Mr. Lalewicz must continue to abide by all other provisions of the order, i.e. maintaining 

access to another campground to dump waste; 
7. The RV must be 40’ or less and must be licensed, operable and drivable.   The vehicle 

shall not be a fifth wheel and cannot be set up so it is semi-permanent;  
8. Use of the existing fire pit is allowed provided it complies with Township ordinance and 

is extinguished by 10:00pm.   
9. Mr. Lalewicz must agree that this is a non-conforming use which may not be expanded; 

no additional revisions can be requested and the first violation will result in termination 
of the order immediately. No exceptions.  

10. No construction of any kind unless he obtains a land use permit.  No other structures or 
improvements are allowed. No further clearing of property. 

11. Order will be filed with Register of Deeds. 
12. Use of the land must comply with the Township noise ordinance and all other ordinances.  

 
Sincerely,  
 
Kelly VanMarter  
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