
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
AUGUST 11, 2025 

MONDAY 
 6:30 P.M. 
AGENDA 

CALL TO ORDER: 

PLEDGE OF ALLEGIANCE: 

APPROVAL OF AGENDA: 

DECLARATION OF CONFLICT OF INTEREST: 

CALL TO THE PUBLIC: (Note: The Board reserves the right to not begin new business after 10:00 p.m.) 

OPEN PUBLIC HEARING #1… Consideration for a PUD agreement, environmental impact assessment, final PUD 
plan to construct a 55-unit single-family site condominium development located at the northwest corner of Challis Road 
and Bauer Road. The project includes the following parcels:  4711-23-400-008, 4711-23-400-007, 4711-23-400-001 and 
4711-23-300-003. The request is submitted by Pulte Homes of Michigan. 

A. Recommendation of Planned Unit Development Agreement
B. Recommendation of Environmental Impact Assessment (3-5-25)
C. Recommendation of Final PUD Site Plan (7-22-25)

OPEN PUBLIC HEARING #2…Consideration for a Special Land Use application, site plan and impact assessment for a 
drive through restaurant within a multi-tenant commercial building.  The property is located at 1111 S. Latson Road (4711-
09-100-043), east side of Latson Road, south of Grand River Avenue. The request is submitted by Kevin Bahnam 

A. Recommendation of Special Use Application
B. Recommendation of Environmental Impact Assessment (5-27-25)
C. Recommendation of Site Plan (5-27-25)

OPEN PUBLIC HEARING #3… Consideration for a Special Land Use application, impact assessment, private road with 
a shared driveway for 7 new homes on 20.39 acres located at 6025 Brighton Road. Special Land Use is required for shared 
driveway crossing regulated wetland and 25-foot natural features buffer.  The proposed development is for the following 
parcels: 4711-26-300-011 and 4711-27-400-012. The request is submitted Boss engineering. 

A. Recommendation of Special Use Application
B. Recommendation of Environmental Impact Assessment (5-20-25)
C. Recommendation of Site Plan (7-22--25)

OPEN PUBLIC HEARING #4… Consideration of an ordinance amendment to Article 13 entitled “Environmental 
Protection Regulations” and Article 21 entitled “Administration and Enforcement”. STAFF REQUESTS ARTICLE 13 
“ENVIRONMENTAL PROTECTION REGULATIONS” TO BE POSTED TO THE SEPTEMBER 8, 2025 
PLANNING COMMISSION MEETING.  

A. Recommendation of Zoning Ordinance Amendment to Article 21 entitled “Administration and Enforcement”.

ADMINISTRATIVE BUSINESS: 
• Staff Report
• Approval of June 9, 2025 Planning Commission meeting minutes
• Member discussion
• Adjournment

*Citizen’s Comments- In addition to providing the public with an opportunity to address the Planning Commission at the beginning of
the meeting, opportunity to comment on individual agenda items may be offered by the Chairman as they are presented. Anyone
speaking on an agenda item will be limited to 2 minutes.

PACKET #2







ATTACHMENT TO SITE PLAN REVIEW  

MAY 27, 2025 
 

1111 S Latson Road, Howell, MI 48843 
4711-09-100-043 

 
LOCATION AND BRIEF DESCRIPTION OF SITE  
 
The project site is on parcel # 4711-09-100-043 in Section 9, Genoa Township, Livingston County, MI, 
and is in the general commercial zoning district. 
 
The subject site is bordered: 

 On the north by the 1.14 acre +/- parcel zoned General Commercial (GCD) with an existing 
O’Reilly Auto Parts store. 

 On the east by the 9.13 acre +/- parcel zoned General Commercial (GCD) with the Country 
Corners Shopping center. 

 On the east and south by the 12.09 acre +/- parcel zoned High Density Residential (HDR) 
with the Prentis Estates Apartments. An approximately 4’ tall berm is directly along  
the property line here on the adjacent HDR parcel and is planted with large Red and Scotch 
Pines ranging in size from 11” d.b.h. to 24” d.b.h. There is an additional evergreen screen 
just south of the berm along the east property line planted with White Cedar. 

 On the west by S. Latson Road is the Non-Residential PUD shopping center with 
Walmart, PetSmart, Lowe’s and various fast-food restaurants. 

 The north side of the proposed project will be immediately adjacent to another proposed 
development project within the GCD zoning. 

 
The subject site is part of the South Latson Commercial Development, as previously approved in 2024, 
which will contain a multi-tenant commercial building housing retail and restaurants, and a car wash. A 
drive-thru coffee shop was previously approved for the commercial building. The site has a full access 
drive that aligns with the Lowe’s drive on the opposite side of Latson Road, and has been designed 
with a separate drive through lane in addition to a full access lane around the site. 
 
PROPOSED USE 
 
This application for special land use is made with respect to the northern end of the multi-tenant 
commercial building that was previously approved for a drive-thru coffee shop.  In connection with that 
approval, the applicant went through the township's zoning board of appeals to have the drive-thru 
approved with a variance for a required setback. Since the initial approval of the coffee shop, the 
applicant has been approached by Chipotle, who wishes to locate in the building where the drive-thru 
coffee shop would have been. When this was initially discussed with the township, it was discovered 
that while drive-thru coffee shops were allowed in general commercial zoning, drive-thru fast casual 
restaurants were allowed only in the regional commercial district. The applicant, therefore, initially 
sought to have this property rezoned to RCD so that it could proceed to allow the drive-thru fast casual 
restaurant. That action resulted in a discussion by the township as to the need to update the general 
commercial section of the Township’s zoning ordinance regarding drive-thru restaurants. As a result of 
that discussion, changes were made to the zoning ordinance to allow a drive-thru restaurant in the 
general commercial zoning district as a special use. That change became effective on May 18, 2025.   
Therefore, the applicant now seeks a special land use approval for a drive-thru restaurant for this site 
pursuant to the newly enacted ordinance provisions.   
 







ATTACHMENT TO SPECIAL LAND USE APPLICATION  

MAY 23, 2025 
 

1111 S Latson Road, Howell, MI 48843 
4711-09-100-043 

 
LOCATION AND BRIEF DESCRIPTION OF SITE AND SURROUNDINGS 
 
The project site is on parcel # 4711-09-100-043 in Section 9, Genoa Township, Livingston County, MI, 
and is in the general commercial zoning district. 
 
The subject site is bordered: 

 On the north by the 1.14 acre +/- parcel zoned General Commercial (GCD) with an existing 
O’Reilly Auto Parts store. 

 On the east by the 9.13 acre +/- parcel zoned General Commercial (GCD) with the Country 
Corners Shopping center. 

 On the east and south by the 12.09 acre +/- parcel zoned High Density Residential (HDR) 
with the Prentis Estates Apartments. An approximately 4’ tall berm is directly along  
the property line here on the adjacent HDR parcel and is planted with large Red and Scotch 
Pines ranging in size from 11” d.b.h. to 24” d.b.h. There is an additional evergreen screen 
just south of the berm along the east property line planted with White Cedar. 

 On the west by S. Latson Road is the Non-Residential PUD shopping center with 
Walmart, PetSmart, Lowe’s and various fast-food restaurants. 

 The north side of the proposed project will be immediately adjacent to another proposed 
development project within the GCD zoning. 

 
The subject site is part of the South Latson Commercial Development, as previously approved in 2024, 
which will contain a multi-tenant commercial building housing retail and restaurants, and a car wash. A 
drive-thru coffee shop was previously approved for the commercial building. The site has a full access 
drive that aligns with the Lowe’s drive on the opposite side of Latson Road, and has been designed 
with a separate drive through lane in addition to a full access lane around the site. 
 
PROPOSED USE 
 
This application for special land use is made with respect to the northern end of the multi-tenant 
commercial building that was previously approved for a drive-thru coffee shop.  In connection with that 
approval, the applicant went through the township's zoning board of appeals to have the drive-thru 
approved with a variance for a required setback. Since the initial approval of the coffee shop, the 
applicant has been approached by Chipotle, who wishes to locate in the building where the drive-thru 
coffee shop would have been. When this was initially discussed with the township, it was discovered 
that while drive-thru coffee shops were allowed in general commercial zoning, drive-thru fast casual 
restaurants were allowed only in the regional commercial district. The applicant, therefore, initially 
sought to have this property rezoned to RCD so that it could proceed to allow the drive-thru fast casual 
restaurant. That action resulted in a discussion by the township as to the need to update the general 
commercial section of the Township’s zoning ordinance regarding drive-thru restaurants. As a result of 
that discussion, changes were made to the zoning ordinance to allow a drive-thru restaurant in the 
general commercial zoning district as a special use. That change became effective on May 18, 2025.   
Therefore, the applicant now seeks a special land use approval for a drive-thru restaurant for this site 
pursuant to the newly enacted ordinance provisions.   
 
 
 



DESCRIBE HOW YOUR REQUEST MEETS THE ZONING ORDINANCE GENERAL 
REVIEW STANDARDS 
 
a. Describe how the use will be compatible and in accordance with the goals, objectives, and 

policies of the Genoa Township Comprehensive Plan and subarea plans, and will promote the 
Statement of Purpose of the zoning district in which the use is proposed. 
 
As noted above, the township just passed an amendment to its zoning ordinances for the general 
commercial zoning district to specifically allow drive-thru restaurants in general commercial 
zoning. This intended use is therefore consistent with the current and updated zoning ordinance. As 
it is located on Latson Road near the I-96 interchange which has been identified as an area 
appropriate for fast service restaurants, it is therefore compatible with the current and future zoning 
for the area.  
 

b. Describe how the use will be designed, constructed, operated, and maintained to be 
compatible with, and not significantly alter, the existing or intended character of the general 
vicinity. 
 
As noted above, the building in which this use will be located has been approved and has been 
deemed to be compatible with the character of the general vicinity.  The specifics of the adjacent 
boundaries are noted above and include other general commercial uses, including fast food, and 
high density residential. This project is in the heart of a busy commercial area and the use will be 
generally compatible.   
 

c. How will the use be served adequately by essential public facilities and services such as 
highways, streets, police and fire protection, drainage structures, water and sewage facilities, 
refuse disposal and schools?  
 
Again as noted, this site has been approved. The MHOG sanitary runs along the west property line 
and south Latson Road. MHOG water runs along the east property line and the adjacent parcel. 
This project is near the Latson interchange on Latson Road and therefore provides for adequate 
access to streets and highways and necessary utilities.   

 
d. Will the use involve any uses, activities, processes, or materials potentially detrimental to the 

natural environment, public health, safety, or welfare by reason of excessive production of 
traffic, noise, vibration, smoke, fumes, odors, glare, or other such nuisance? If so, how will 
the impacts be mitigated? 
 
When the coffee shop was previously approved for this location, the applicant provided a traffic 
impact study for the site.  That study is attached hereto.  Boss Engineering has provided an updated 
letter, which indicates that use by a fast casual restaurant will produce significantly less traffic than 
would the previously approved drive-thru coffee restaurant. Of particular note, the hours when the 
use is likely to be busy will not include morning rush hour traffic.  Operation of restaurants are 
authorized in this zoning district and there are numerous restaurants in the surrounding area. 
Therefore, there will be no other noises or environmental impacts that are inconsistent than those 
that are currently occurring in the adjoining areas. Additionally, the commercial building when 
approved contains appropriate screening from the adjacent high density residential. 
 

e. Does the use have specific criteria as listed in the Zoning Ordinance (sections 3.03.02, 7.02.02, 
& 8.02.02)? If so, describe how the criteria are met. 
 
Yes, the amendments to the general commercial zoning district refer to 7.02.02(j). All requirements 
are met, with the exception of 7.02.02(j)(2), which states that the establishment of a new drive-thru 



restaurant shall require that the lot be separated a minimum of 500 ft from any other lot containing 
a drive-thru. The new ordinance language, however, allows the planning commission to waive this 
requirement for uses with vehicular access to an internal service drive and where other criteria are 
met. We believe this site meets all required criteria for modification. As noted, this requirement 
also exists for a drive-thru coffee shop. The applicant successfully obtained a variance from that 
requirement from the zoning board of appeals for this site. As demonstrated by the letter from Boss 
Engineering, a coffee shop would provide more traffic than a drive-thru restaurant, particularly at 
peak hours. Accordingly, the prior approval and reduced impact supports the planning commissions 
use of its discretion with respect to this requirement. The prior ZBA variance was conditional upon 
traffic and pavement impact modifications that were recommended by the Livingston County Road 
Commission and MDOT.  The applicant is prepared to include those modifications with this project 
to address this issue.   
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Moved by Lowe, supported by Hunt, to approve the Environmental Impact Assessment dated 
January 16, 2024 to allow for a proposed automatic car wash on the northern portion of vacant 
parcel #4711-04-300-017. The site is located on the east side of Latson Road, south side of 
Grand River Avenue with the following condition: 
● Official approval from MDOT for the stormwater discharge shall be submitted prior to land 

use permit issuance. 
The motion carried unanimously. 
 
Moved by Hunt, supported by Lowe, to approve of the Site Plan dated March 14, 2024 to allow 
for a proposed automatic car wash on the northern portion of vacant parcel #4711-04-300-017. 
The site is located on the east side of Latson Road, south side of Grand River Avenue, with the 
following conditions: 
● The required concrete pad at the Dumpster enclosure shall be installed. 
● The property split shall be approved prior to land use permit issuance. 
● The limited access driveway should remain at 15-foot width or preferably be eliminated. The 

applicant shall work with the Livingston County Road Commission, Brighton Area Fire Dept., 
and Township staff on the final design. 

● The applicant shall use all available efforts to establish the connection to the north. 
● An executed cross access easement with the property to the south shall be submitted and 

recorded prior to land use permit issuance. 
● All site plan review overage fees must be paid prior to issuance of a land use permit. 
The motion carried unanimously. 
 
5. Consideration of a recommendation for approval of a special land use application, 

environmental impact assessment, and site plan to allow for a proposed multi-tenant 
commercial center including a drive-through coffee shop and outdoor seating 
restaurant. The site consists of vacant parcels #4711-04-300-017 and 4711-09-100-004 
and is located on the east side of Latson Road, south of Grand River Avenue. The 
request is petitioned by Kevin Bahnam, 1015 Latson Road LLC. 
A. Disposition of Special Use Application. 
B. Disposition of Environmental Impact Assessment (1-16-24) 
C. Disposition of Site Plan (3-14-24) 

 
Mr. Brent LaVanway of Boss Engineering, Mr. Jeff Klatt, the architect, and Mr. Travis Sokana 
with Symmetry Management were present.  
 
Mr. LaVanway provided a review of the project, which will have multiple tenants, one of which is 
a drive thru. They will need a variance from the ZBA for the drive thru as it is within 500 feet of 
another drive thru restaurant. They will be on their April agenda. 
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Ms. Hunt reiterated her concerns for the underground storage tanks for stormwater, but the 
engineer and Planning Commission approved them. She likes the building design. She 
confirmed that the existing entrance drive on Latson will be removed and Mr. LaVanway stated, 
“yes”. 
 
Supervisor Rogers likes the building design as well. He asked if the applicant knew what the 
other tenants would be and if they would be combined. Mr. Lavanway stated that the amount of 
parking available will determine what uses can be here. 
 
Moved by Skolarus, supported by Lowe, to approve the Special Use Permit to allow for a 
proposed multi-tenant commercial center including a drive-through coffee shop and outdoor 
seating restaurant located on vacant parcels #4711-04-300-017 and 4711-09- 100-004. The site 
is located on the east side of Latson Road, south side of Grand River Avenue with the following 
condition: 
● A variance from the Zoning Board of Appeals shall be obtained for the 500-foot requirement 

from an existing drive-though. 
The motion carried unanimously. 
 
Moved by Lowe, supported by Hunt, to approve the Environmental Impact Assessment dated 
January 16, 2024 to allow for a proposed multi-tenant commercial center including a drive-
through coffee shop and outdoor seating restaurant located on vacant parcels #4711-04-300-
017 and 4711-09-100-004. The site is located on the east side of Latson Road, south side of 
Grand River with the following condition: 
● Official approval from MDOT for the stormwater discharge shall be submitted prior to land 

use permit issuance. 
The motion carried unanimously. 
 
Moved by Ledford, supported by Lowe, to approve of the Site Plan dated March 14, 2024 to 
allow for a proposed multi-tenant commercial center including a drive through coffee shop and 
outdoor seating restaurant located at vacant parcels #4711-04- 300-017 and 4711-09-100-004. 
The site is located on the east side of Latson Road, south side of Grand River Avenue, with the 
following conditions:  
● The required concrete pad for the Dumpster enclosure shall be installed.  
● The reconfiguring of the parcels shall be approved prior to land use permit issuance. 
● An executed cross access easement with the property to the north shall be submitted and 

recorded prior to land use permit issuance. 
● All site plan review overage fees must be paid prior to issuance of a land use permit. 
The motion carried unanimously. 
 
6. Consideration of a recommendation for approval of a special land use application, 

environmental impact assessment, and site plan to allow for outdoor RV/camper 
storage. The site is located at 2630 Grand River Avenue on the south side of Grand 
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LCRC’s request for the signal changes. Mr. Tougisnant stated they will be working with MDOT 
to modify the signalization as requested.  
 
Commissioner Dhaenens is satisfied with the landscaping provided and would not require the 
petitioner to add additional trees.  
 
The call to the public was made at 7:36 pm with no response. 
 
Moved by Commissioner Rassel, supported by Commissioner Chouinard, to recommend to the 
Township Board approval of the Special Use Application to allow for a proposed automatic car 
wash located on vacant parcels #4711-04-300-017 and 4711-09-100-017 Latson Road, east 
side of Latson Road, south side of Grand River Avenue as this Commissioner finds that the 
special land use standards of Section 19.03 are generally met and the conditions of Section 
7.02.02(l) have been met. The motion carried unanimously. 
 
Moved by Commissioner Rassel, supported by Commissioner Chouinard, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated January 16, 2024  to 
allow for a proposed automatic car wash located on vacant parcels #4711-04-300-017 and 
4711-09-100-017 Latson Road, east side of Latson Road, south side of Grand River Avenue. 
The motion carried unanimously. 
 
Moved by Commissioner Rassel, supported by Commissioner Rauch, to recommend to the 
Township Board approval of the Site Plan dated January 16, 2024  to allow for a proposed 
automatic car wash located on vacant parcels #4711-04-300-017 and 4711-09-100-017 Latson 
Road, east side of Latson Road, south side of Grand River Avenue, with the following 
conditions: 
● The color of the fencing shall be changed from blue to a dark bronze or black color. 
● The required concrete pad at the Dumpster enclosure shall be installed.  
● The Planning Commission approves the landscape deficiency. 
● The property split of this parcel shall be approved. 
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3…Consideration of a special land use application, environmental 
impact assessment and site plan to allow for a proposed multi-tenant commercial center 
including a drive through coffee shop and outdoor seating restaurant located on vacant 
parcels#:4711-04-300-017 and 4711-09-100-017 004 Latson Road, east side of Latson Road, 
south side of Grand River Avenue. The request is petitioned by Kevin Bahnam, 1015 Latson 
Road LLC. 
A. Recommendation of Special Use Application. 
B. Recommendation of Environmental Impact Assessment (1-16-24) 
C. Recommendation of Site Plan (1-16-24) 
 

Amy Ruthig
Highlight
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Mr. Scott Tousignant of Boss Engineering and Jeff Klatt, the architect, were present. Mr. 
Tousignant stated that MDOT’s approval for the stormwater discharge applies to this site as 
well. He provided the changes made to the previous plans after discussions with the Planning 
Commission. They have relocated the access drive further to the north per the LCRC’s request, 
moved the building closer to the access drive, relocated a bank of parking spaces, eliminated 
the site access from the right side of the property, and added the sidewalk. 
 
Mr. Borden reviewed his letter dated February 6, 2024. 
1. Special Land Uses (Section 19.03): 

a. The special land use standards of Section 19.03 are generally met. 
b. In order to make favorable findings related to compatibility and impacts, the conditions of 

Sections 7.02.02(i) and (j) and the buffer zone requirements of Section 12.02.03 must be 
met to the Commission’s satisfaction. 

c. If a favorable recommendation is made, the Commission may wish to include a condition 
that a sound study be provided for the drive-through speaker system when the tenant is 
known. 

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

 
2. Drive-Through Use Conditions (Section 7.02.02(j)): 

a. The 500-foot spacing between drive-throughs is not met (approximately 120 feet). The 
applicant notes that they will seek a variance from ZBA. 

 
3. Site Plan Review: 

a. Building materials and color scheme are subject to review and approval by the Planning 
Commission.  

b. The landscape plan is deficient in width and a full screen wall for the easterly buffer zone; 
there is only a partial screen wall.  

 
Mr. Barber reviewed Ms. Byrne’s letter dated February 6, 2024 states: 
1. The petitioner should obtain approval from the Livingston County Road Commission (LCRC) 

for the proposed site driveway prior to final site plan approval. 
2. The petitioner is proposing a closed pipe type underground detention basin comprised of 

five 42-inch diameter pipes to provide 16,890 cubic feet of storage. The proposed building, 
site drive, and parking improvements do not allow enough space for any at-grade 
stormwater detention or retention. 

3. Soil borings and infiltration testing should be provided within the proposed detention basin 
footprint and should show the documented high groundwater elevation. Soil borings shall be 
provided to a depth of at least 20 feet. The petitioner has noted that no geotechnical work 
has been completed for the site yet, but the geotechnical from the northern parcel was used 
for the current design. The infiltration rate and soil borings being used for the current design 
should be confirmed prior to construction of the storm system. Mr. Tousignant stated they 
will obtain those. 
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4. The proposed underground detention basin will tie into the existing storm sewer on Latson 
Road. The LCRC has indicated that the existing storm sewer is under MDOT jurisdiction and 
approval from MDOT will be required to connect to it. If approval from MDOT cannot be 
obtained the proposed site layout and storm management plan would change significantly, 
therefore we recommend that approval from MDOT be obtained prior to bringing the site 
plan before the Township Planning Commission. 

5. The LCRC completed a review of the traffic impact study and plans, and the study was 
revised per their recommendation. The study recommended signal modifications at the 
Grand River Avenue and Latson Road intersection, which would need to be reviewed and 
discussed with MDOT. The study also recommended restricting the northernmost site 
driveway to right-in-right-out and aligning the southernmost site driveway to align directly 
with the existing Lowes driveway. Both site driveway recommendations have been 
addressed on the revised plans. 

 
The Brighton Area Fire Authority Fire Marshal’s letter dated February 2, 2024 states “The East 
drive clear width has been reduced to 23.5-feet and shall be increased to 26-feet as required. 
West drive fire lane signs are facing the incorrect direction.” Mr. Tousignant stated they will 
amend the plans to meet the  
 
Commissioner Rauch thanked the applicant for making the revisions. He is very happy with the 
building colors and materials. He noted that the color of the fencing should be changed as 
requested in the previous project.  
 
Commissioner McCreary questioned the traffic impact study. Mr. Tousignant stated the changes 
to the signalization at Grand River and Latson Road will be made to improve the peak hour 
grades. This will be done at the time the project is developed. 
 
Commissioner Dhaenens questioned Mr. Borden’s suggestion regarding the noise ordinance 
and the drive thru speaker. Mr. Borden stated that since we do not know what is being built 
there, the Commission may wish to include a condition that a sound study be provided for the 
drive-through speaker system when the tenant is known. 
 
The call to the public was made at 8:00 pm with no response. 
 
Moved by Commissioner Chouinard, supported by Commissioner Rassel, to recommend to the 
Township Board approval of the Special Use Application to allow for a proposed multi-tenant 
commercial center including a drive through coffee shop and outdoor seating restaurant located 
on vacant parcels#:4711-04-300-017 and 4711-09-100-017 004 Latson Road, east side of 
Latson Road, south side of Grand River Avenue. The motion carried unanimously. 
 
Moved by Commissioner Chouinard, supported by Commissioner Rassel, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated January 16, 2024 to 
allow for a proposed multi-tenant commercial center including a drive through coffee shop and 
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outdoor seating restaurant located on vacant parcels#:4711-04-300-017 and 4711-09-100-017 
004 Latson Road, east side of Latson Road, south side of Grand River Avenue. The motion 
carried unanimously. 
 
Moved by Commissioner Chouinard, supported by Commissioner Rauch to recommend to the 
Township Board approval of the Site Plan dated January 16, 2024 to allow for a proposed multi-
tenant commercial center including a drive through coffee shop and outdoor seating restaurant 
located on vacant parcels#:4711-04-300-017 and 4711-09-100-017 004 Latson Road, east side 
of Latson Road, south side of Grand River Avenue, with the following conditions: 
● The color of the fencing shall be changed from blue to a dark bronze or black color. 
● The ZBA’s approval of the future drive thru uses. 
● The required concrete pad at the Dumpster enclosure shall be installed.  
● The property split of this parcel shall be approved. 
● All conditions by other agencies shall be met. 
The motion carried unanimously. 
 
NEW BUSINESS: 
 
OPEN PUBLIC HEARING #4...Consideration of a special land use application, environmental 
impact assessment and site plan to allow for temporary boat sales and service at an existing 
commercial site located at 5776 Grand River Avenue, south side of Grand River Avenue, west 
of Dorr Road. The request is petitioned by Wonderland Marine West. 
A. Recommendation of Special Use Application 
B. Recommendation of Environmental Impact Assessment (11-29-231-16-24) 
C. Recommendation of Site Plan (2-16-242-19-24) 
 
Mr. Gary Mitter, Sr. stated they are in the process of renovating their existing building, and 
during construction, they need a temporary building. They purchased the building next to their 
business. They will be remodeling it and it will match the same style as their renovated existing 
building. 
 
Mr. Borden reviewed his letter dated March 5, 2024. 
1. Special Land Uses (Section 19.03): 

a. The special land use standards of Section 19.03 are generally met. 
b. In order to make favorable findings related to compatibility and impacts, the use 

requirements of Section 7.02.02(c) must be met to the Commission’s satisfaction. 
c.  The applicant must address any comments provided by the Township Engineer or 

Brighton Area Fire Authority regarding public facilities and services. 
 

2. Use Requirements (Section 7.02.02(c)): 
a. The majority of the use conditions are met; however, the buffer zone/screen fence 

requirement for outdoor storage is not fully met at the rear of the site. They are proposing 
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● The practical difficulty is that strict compliance with the setbacks would cause the 
applicant to be unable to construct the proposed single family home. Other homes in the 
vicinity have reduced side yard setbacks that will support substantial justice and is 
necessary for the preservation and enjoyment of a substantial property right possessed 
by other properties in the same vicinity 

● The granting of the variances will not impair an adequate supply of light and air to 
adjacent property or unreasonably increase the congestion in public streets or increase 
the danger of fire or endanger the public safety, comfort, morals or welfare of the 
inhabitants of the Township of Genoa. 

● The proposed variances would have little impact on the appropriate development, 
continued use, or value of adjacent properties and the surrounding neighborhood. 

The approval is conditioned upon the following: 
1. The structure to be guttered with downspouts. 
2. If retaining walls are required, they must adhere to the township zoning ordinance and 

receive a land use permit. 
The motion carried unanimously. 
 
3. 24-10…A request by MITTS LLC, 5776 E. Grand River Avenue, for a front yard setback 

variance and any other variance deemed necessary by the Zoning Board of Appeals, to 
allow barrier-free parking near the building entrance. (REQUEST TO WITHDRAW) 

 
4. 24-12…A request by 1015 Latson Road LLC, 1111 S. Latson Road, for a setback variance 

and any other variance deemed necessary by the Zoning Board of Appeals, to allow for a 
drive-thru. 

 
Mr. Brent LaVanway from Boss Engineering and Mr. Travis O’Connor, representing the property 
owner, were present. 
 
Chairperson McCreary advised the Board Members that this was recommended to be approved 
by the Planning Commission; however, it was conditioned upon this variance being approved.  
 
Mr. LaVanway provided a review of the project and the property. A drive-thru is allowed as a 
special use; however, a variance is needed because of the distance between this property and 
Panda Express, which has an existing drive-thru. He stated the applicant had purchased the 
property and was in the process of planning its development but the Panda Express was 
approved and built first. This drive thru is over 700 feet from the Panera Drive through and over 
800 feet from the Panda Express, but the ordinance states 500 feet from lot line to lot line. The 
parcel is only 88 feet from the Panda Express Parcel 
 
This will not have a negative impact on the surrounding area. It was recommended for approval 
by the Planning Commission and approved by the Township Board. The practical difficulty is the 
configuration of the Panda Express Parcel and how it came in after this property was purchased 
and the planning began. 

Amy Ruthig
Highlight
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They have worked with the township, Brighton Area Fire Authority, and Livingston County Road 
Commission regarding the two entrances. The entrance that is directly across from the Wal Mart 
driveway will be the primary entrance and the entrance to the north, on the car wash parcel, will 
be the secondary and will be a right on and right out. They are required to have both of these 
entrances from the LCRC.  
 
Ms. Ruthig stated that township staff are working with O’Reilly’s for an easement from them for 
the second entrance and then the right in/right out will be removed.  
 
Mr. O’Connor stated there is no committed tenant for this space. Mr. LaVanway stated in 
developments such as this, a coffee shop is an anchor, and they want to have a drive thru. 
Having a coffee shop helps the marketing for the other tenants. Ms. Ruthig advised that a coffee 
shop is the only use that is allowed in this space. 
 
Mr. Rockwell stated that this is not zoned for a drive thru, but it’s allowed through a special use, 
and now they are asking for a variance. Ms. Ruthig stated it is zoned for a coffee shop with a 
special use. In a different zoning district, a drive-thru would not be allowed. The applicant is not 
asking for a variance from the zoning district. She added that a fast-food restaurant would not 
be allowed here. 
 
Board Member Fons noted that there are seven lanes of roadway between the two drive thru 
windows and the Panda Express lot has an irregular shape. 
 
Mr. LaVanway stated that part of the traffic study included the intersection of Latson Road and 
Grand River, and traffic signal timing issues will need to be done to improve the traffic score at 
this location. These types of uses are local uses, and not destinations, so the drive-by traffic are 
people who would be traveling in this area already.  
 
Board Member Rockwell is not in favor of the increase in traffic in this area.  
 
The call to the public was opened at 7:37 pm with no response. 
 
Moved by Board Member Kreutzberg, supported by Board Member Fons, to approve Case #24-
12 submitted by 1015 Latson Road LLC for 1111 Latson Road a drive-through setback variance 
of 412 feet from the required 500 feet for a setback of 88 feet, to allow construction of a drive-
thru coffee shop within 500 feet of another drive-thru restaurant, based on the following findings 
of fact: 
● Strict complaint with the setbacks would unreasonably restrict use of the property. This 

variance will provide substantial justice, is the least necessary and would make the property 
consistent with other restaurants in the area. 
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● The need for variance is driven by a proposed use, extraordinary size and depth of parcel, 
which reduce the list of permissible uses. Site plan approval was recommended from the 
Planning Commission and granted by the Township Board. 

● Granting of this variance would not impair adequate light or air to adjacent properties, would 
not increase congestion or increase danger of fire or threaten public safety or welfare. 

● Proposed variance would have little impact on appropriate development, continued use or 
value of adjacent properties and surrounding neighborhood. 

This approval is conditioned upon the following: 
1. As noted by project engineering traffic and pavement impact modifications must be 
implemented as recommended by the Livingston County Road Commission and MDOT. 
The motion carried (Fons - yes; Kreutzberg - yes; Rockwell - no; McCreary - yes; Ledford 
- yes). 
 
5. 24-11…A request by Michael Brown, 4655 Sweet Road, for a side yard setback variance 

and any other variance deemed necessary by the Zoning Board of Appeals, to allow solar 
panels to remain. 

 
Mr. Brown stated that if the solar panels were put in a location to meet the ordinance, it would 
have completely blocked their view of the lake. He thought that the solar panel company was 
going to obtain the correct permits prior to placing them on the side of the house. That company 
is now out of business. He has spent $45,000 and it would cost another $20,000 to have them 
moved, but then they would block his view of the lake. He has listed his home for sale and will 
build a new home on another parcel that he owns on Sweet Road. 
 
Chairperson McCreary confirmed that the solar panel company is out of business. 
 
Board Member Kreutzberg stated that the solar panels are on top of the septic tank and within 
view of the neighbor.  
 
There was a discussion regarding the actual location of the solar panels on the property as 
there is a discrepancy of the survey and the information that was provided by the applicant. The 
variance needed is 22 feet, and the setback is 18 feet. 
 
Board Member Rockwell noted that the property to the east of Mr. Brown’s may be developed 
one day and the panels would be within view of that neighbor. 
 
The call to the public was opened at 8:07 pm. 
 
Mr. Wade Migliore, who owns property near Mr. Brown stated he was not aware that the solar 
panels were there. He does not have an issue with them. He agreed to sell Mr. Brown part of his 
property adjacent to him to ensure that he meets the ordinance. 
 
The call to the public was closed at 8:09 pm. 
 



 

 
www.safebuilt.com 

July 31, 2025 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the revised submittal materials requesting special land use 

review/approval for a drive-through restaurant within a multi-tenant commercial building (plans dated 

5/27/25). 

 

A. Summary 

 

1. Special Land Uses (Section 19.03): 

a. The special land use standards of Section 19.03 are generally met. 

b. In order to make favorable findings related to compatibility and impacts, the use conditions of 

Section 7.02.02(j) must be met to the Commission’s satisfaction. 

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

Fire Authority regarding public facilities and services. 

 

2. Drive-Through Use Conditions (Section 7.02.02(j)): 

a. Planning Commission has the authority to waive/modify the 500-foot spacing requirement 

between drive-throughs. 

b. The rear yard buffer zone provides the required plantings, but is deficient in width and a full 

length screen wall/fence (similar to the previously approved plan). 

c. In our opinion, the plan may benefit from some additional directional signage or pavement 

markings to help patrons properly navigate the site. 

d. The plan provides a partial escape lane.  Planning Commission has the authority to waive/modify 

the escape lane requirement. 

 

3. Site Plan Review: 

a. Building materials and color scheme are subject to review/approval by the Planning Commission. 

b. The rear yard buffer zone B is deficient in width and screen wall/fence length; however, the 

Planning Commission has the discretion to modify these requirements (similar to the previously 

approved plans). 

 

 

 

Attention: Amy Ruthig, Planning Director 

Subject: South Latson Commercial Development  – Special Land Use and Site Plan Review #2 

Location: 1111 S. Latson Road – east side of Latson Road, south side of Grand River Avenue 

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

 

B. Background/Proposal/Process 

 

The applicant previously obtained special land use and site plan approval for development of a multi-

tenant commercial building, including outdoor seating and a drive-through coffee shop.  A variance was 

also granted by the ZBA to reduce the drive-through spacing requirement for the coffee shop. 

 

The applicant now seeks consideration of a drive-through restaurant, as opposed to a coffee shop, which 

requires a new review. 

 

Due to recent amendments to the Township Zoning Ordinance, Table 7.02 now allows drive-through 

restaurants with special land use approval in the GCD.  The request is also subject to the use conditions of 

Section 7.02.02(j). 

 

Procedurally, the Planning Commission is to review the special land use, site plan, and Environmental 

Impact Assessment, and put forth recommendations on each to the Township Board. 

 

C. Special Land Use Review 

 

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

follows: 

 

1. Master Plan.  The Township Master Plan identifies the subject site as Mixed Use – West Grand 

River.  This classification states that “regional commercial uses, such as auto-oriented uses (including 

fast-food) are only intended at interchange uses and where otherwise currently existing along Grand 

River Avenue.” 

 

The subject site is located near a major roadway intersection and within close proximity to the S. 

Latson/I-96 interchange.  Furthermore, there are other auto-oriented uses (gas stations and drive-

throughs) in the immediate area. 

 

As such, the Commission may find that the proposal is consistent with the Master Plan. 

 

2. Compatibility.  Surrounding properties are primarily commercial/service in nature, though the site 

also abuts residential zoning and land use along the east side lot line. 

 

The primary concerns under this criterion are related to potential impacts upon the adjacent 

residential property (light and noise). 

 

The use conditions of Section 7.02.02(j) and landscaping and lighting requirements of Article 12 are 

intended to help mitigate potential off-site impacts.  In order to make a favorable finding under this 

criterion, these standards must be met to the Commission’s satisfaction. 

Subject site 



Genoa Township Planning Commission 

South Latson Commercial Development 

Special Land Use and Site Plan Review #2 

Page 3 

 

3. Public Facilities and Services.  Given that the site fronts Latson Road near Grand River Avenue, 

was previously developed, and recently obtained special land use and site plan approval, we believe 

that necessary public facilities and services are in place for the proposal. 

 

However, the applicant must address any comments provided by the Township Engineer and/or 

Brighton Area Fire Authority related to this criterion. 

 

4. Impacts.  Similar to comments above, use conditions and buffering requirements must be met to the 

Township’s satisfaction to ensure that the adjacent residential use is not adversely impacted by the 

proposed development. 

 

It is worth noting that the intended drive-through use is that of a pick-up lane and not a full-service 

drive-through, which will help to further mitigate any potential off-site impacts. 

 

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

additional efforts to mitigate potential adverse impacts. 

 

D. Use Conditions 

 

Drive-through restaurants are subject to the use requirements of Section 7.02.02(j), as follows: 

 

1. Principal and accessory buildings shall be setback a minimum of fifty (50) feet from any 

adjacent public right of way line or property line. 

 

The building provides setbacks in excess of 50 feet from each lot line.  This standard is met. 

 

2. The establishment of a new drive-through, excluding a drive-in, shall require the lot be 

separated a minimum of five hundred (500) feet from any other lot containing a drive-through.  

The Planning Commission may waive this requirement for uses with vehicular access to an 

internal service drive (and not directly to/from the main roadway), where access to the main 

roadway is via a shared driveway or signalized intersection, or where the use is expected to 

generate 50 directional or fewer trips during the a.m. or p.m. peak hour. 

 

The subject site is within 500 feet of another drive-through across S. Latson Road.  In this instance, 

access to/from S. Latson Road is via a shared driveway with the property immediately north of the subject 

site.  As such, the Planning Commission may waive the spacing requirement. 

 

Though the proposal exceeds 50 directional trips in the peak hours, it is worth noting that the revised 

traffic study identifies a reduction in trip generation for the proposed use in comparison to the previously 

approved coffee shop. 

 

3. Only one (1) access shall be provided onto any street. 

 

The site plan provides one full turning movement driveway with access to/from S. Latson.  This standard 

is met. 

 

4. Such uses constructed adjacent to other commercial developments shall have a direct vehicular 

access connection (cross-site access) where possible. 

 

The site plan provides a direct vehicular access connection with the commercial development 

immediately north of the subject site.  This standard is met. 
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5. Where the property abuts a residential land use or zoning district, the site plan shall comply 

with the applicable landscaping and lighting regulations of Article 12 of the Township Zoning 

Ordinance.  Additionally, the applicant shall provide a sound study demonstrating compliance 

with the Township Noise Ordinance (Ordinance #011203).    

 

Landscaping.  A buffer zone B is required along the common property line with residential zoning/usage 

(rear and south side).  The south side buffer zone fully complies with Ordinance standards; however, the 

rear yard buffer zone is deficient in width and a full screen wall/fence (similar to the previously approved 

plans). 

 

Lighting.  Photometric readings along the rear lot line, which abuts residential zoning, are 0.0.  The pole 

mounted fixtures are at a height of 20 feet.  Both the light intensity and pole heights comply with current 

standards for commercial sites abutting residential. 

 

Noise.  The applicant has provided a sound study, as required.  The study concludes that noise levels 

generated by the proposed development will be within that allowed by the Township Noise Ordinance. 

 

6. Clear identification and delineation between the drive-through lane and parking lot shall be 

provided. 

 

The drive-through lane is delineated from the parking lot via curbed landscape islands and sidewalks.  

The distinction between the drive-through lane and drive aisle along the rear of the building is simply a 

change in pavement surface. 

 

In our opinion, the plan may benefit from some additional directional signage or pavement markings to 

help patrons properly navigate the site. 

 

7. Each drive-through shall provide an escape lane to allow other vehicles to pass those waiting to 

be served.  The Planning Commission may waive the requirement for an escape lane where it 

can be demonstrated that such a waiver will not result in an adverse effect on public safety or 

the convenience of patrons of the facility. 

 

The drive-through provides a partial escape lane, in that the first 7 stacking spaces are not physically 

blocked into the drive-through lane and can exit at any time.  The remaining spaces are blocked by a 

curbed landscape island. 

 

The Planning Commission has the discretion to waive/modify this requirement. 

 

8. The drive-through lane and window shall be located on the side or rear elevation of the building 

to minimize visibility from the public or private roadway.  The Planning Commission may 

allow a drive-through lane and window in a front yard of a corner lot, provided it is located in 

the front yard of the secondary street and the greenbelt requirements of Section 12.02.01 of the 

Township Zoning Ordinance are met.  The Commission may also require additional 

landscaping/screening of the drive-through lane and window, if deemed necessary. 

 

The drive-through lane is located along the side and rear of the building, while the window is on the side.  

This standard is met. 
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E. Site Plan Review 

 

1. Dimensional Requirements.  As noted in the table below, the site plan complies with the 

dimensional requirements of the GCD: 
 

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

Coverage (%) 

Max. 

Height Area 

(acres) 

Width 

(feet) 

Front 

Yard 

Side 

Yard 

Rear 

Yard 

Parking Lot 

GCD 
1 150 70 15 50 

20 front 

10 side/rear 

35% building 

75% impervious 

35’ 

2 stories 

Proposed 

1.81 397 70 
104 (N) 

149 (S) 
50 

20 front 

20 side 

10 rear 

11% building 

74.3% impervious 

21’ 

1 story 

 

2. Building Design and Materials.  The primary building materials are brick and stone, with relatively 

small amounts of wood paneling and metal as accent materials. 

 

The building elevation drawings include material calculations demonstrating compliance with the 

material standards of Section 12.01. 

 

Building materials and colors are subject to review and approval by the Planning Commission. 

 

3. Pedestrian Circulation.  The site plan provides an 8-foot wide concrete sidewalk along S. Latson. 

 

The plan also provides internal pedestrian connections between the parking areas and building 

entrances, as well as a crosswalk connection to the public sidewalk along Latson Road. 

 

4. Vehicular Circulation.  The site plan provides 1 curb cut for a full turning movement driveway 

to/from S. Latson.  Cross-access is also provided with the proposed development to the north. 

 

Drive aisles are of sufficient width for two-way traffic around the site. 

 

The proposed driveway is nearly 400 feet from the existing driveway to the south (on the same side of 

Latson Road) and is properly aligned with the existing driveway across S. Latson Road. 

 

The proposed un/loading areas occupy a portion of the drive aisle in the northeast and southeast 

corners of the site; however, a note is included stating that deliveries will be scheduled for off-peak 

hours to avoid potential conflicts. 

 

The applicant must address any comments provided by the Township Engineer and/or the Brighton 

Area Fire Authority with respect to vehicular circulation. 

 

5. Parking.  Based on the parking calculations included on Sheet 5, the project requires 73 parking 

spaces.  The site plan provides 73 parking spaces, including the 3 required barrier-free spaces.  

 

 The design and dimensions of parking spaces and drive aisles comply with Ordinance standards.  The 

number of stacking spaces and barrier-free spaces is also compliant. 

 

6. Exterior Lighting.  The lighting plan identifies 9 light poles, 7 recessed canopy fixtures, and 15 wall 

mounted fixtures (9 of which are ornamental/architectural).   

 

 Based on the detail sheets, aside from the ornamental/architectural fixtures, the proposed fixtures are 

downward direct LEDs, as required. 
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 Pole heights and photometric readings (both on-site and along property lines) comply with Ordinance 

standards. 

 

7. Landscaping.  The landscape plan has been reviewed for compliance with the standards of Section 

12.02, as follows: 

 
Standard Required Proposed Comments 

Front yard 

greenbelt 

20’ width 

10 canopy trees 

20’ width 

10 canopy trees 

In compliance 

Buffer Zone C (N) 10’ width 

9 canopy trees OR  

9 evergreen trees OR 

36 shrubs 

24’ width 

5 canopy trees 

16 shrubs 

In compliance 

Buffer Zone B (S) 20’ width 

6’ wall OR 3’ berm 

7 canopy trees 

7 evergreen trees 

26 shrubs 

20’ width 

3’ berm 

7 canopy trees 

7 evergreen trees 

27 shrubs 

In compliance 

Buffer Zone B (E) 20’ width 

6’ wall OR 3’ berm 

14 canopy trees 

14 evergreen trees 

56 shrubs 

10’ width 

Partial 6’ wall 

14 canopy trees 

14 evergreen trees 

56 shrubs 

Deficient width and full 

length wall 

Parking lot 8 canopy trees 

730 SF landscaped area 

8 canopy trees 

1,400 SF landscaped area 

In compliance 

 

The Commission has the authority to modify landscaping requirements, per Section 12.02.13 (similar 

to the previously approved plans). 
 

8. Waste Receptacle.  The proposed waste receptacle has been reviewed for compliance with the 

standards of Section 12.04, as follows: 

  
Requirement Proposed Comments 

Location Rear yard or non-required side 

yard AND not less than 20’ from 

residential 

Rear yard 

20’ from residential 

Requirements met 

Access Clear access w/ out damaging 

buildings/vehicles 

Turning template demonstrates 

sufficient maneuvering area 

Requirements met 

Base design 9’ x 15’ concrete pad Approximately 20’ x 20’ concrete 

pad 

Requirement met 

Enclosure 3-sided enclosure w/ gate 

Masonry walls 

6’ height/taller than receptacle 

3 sides w/ gate across 4th 

Masonry walls 

6’ height 

Requirements met 

 

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

Respectfully, 

SAFEBUILT 
 
 

  

  

Brian V. Borden, AICP 

Michigan Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 

 

 

June 13, 2025 

 

Ms. Amy Ruthig 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: South Latson Commercial Development 

Site Plan Review No. 1 

 

Dear Ms. Ruthig: 

 

Tetra Tech conducted a review of the proposed South Latson commercial development submittal last dated May 27, 

2025. The site plan was prepared by Boss Engineering on behalf of 1015 South Latson Road, LLC. The site is 

located on the east side of Latson Road, approximately 650 feet south of Grand River Avenue. A site plan was 

previously approved for the site, which included a drive-thru coffee shop use on the north side of the site. The 

applicant has submitted a new site plan application, along with a special land use application to change the 

previously approved coffee shop to a drive-thru fast casual restaurant.  

 

The proposed site plan does not have any major changes to the site plan that was approved for the property last 

year. Some changes include a more detailed building footprint with a slightly reduced square footage, outdoor 

seating, and adjustments to underground utilities per agency review requirements. Since no significant changes have 

been made to the engineering design of the site and the proposed change in use generally results in a similar impact 

to traffic and utilities, we have no engineering concern with the proposed site plan and special land use.  

 

Please call or email if you have any questions.    
 

Sincerely,  

 

 

 

Shelby Byrne, P.E.  

Project Engineer  



 
June 4, 2025 
Sharon Stone-Francis 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE:​ South Latson Commercial Development 
​ 1111 S. Latson Rd. 
​ Genoa Twp., MI   

Dear Sharon, 
 
The Brighton Area Fire Department has reviewed the above-mentioned site plan.  The 
plans were received for review on May 28, 2025 and the drawings are dated May 27, 
2025. The project is based on the proposed redevelopment of an existing vacant parcel 
for a new 8,925 square foot multi-tenant commercial retail development.  The plan 
review is based on the requirements of the International Fire Code (IFC) 2021 edition.  

All previous concerns cited for the project have been addressed.  The fire authority has 
no further concerns regarding the amended Special Land Use Change based on the 
recently submitted documents. 
 
Additional comments will be given during the building plan review process (specific to 
the building plans and occupancy).  The applicant is reminded that the fire authority 
must review the fire protection systems submittals (sprinkler & alarm) prior to permit 
issuance by the Building Department and that the authority will also review the building 
plans for life safety requirements in conjunction with the Building Department. 
 
If you have any questions about the comments on this plan review please contact me at 
810-229-6640. 
 
Cordially, 

 
Rick Boisvert, CFPS 
Fire Marshal 
 
cc:Amy Ruthig amy@genoa.org 
 
 
 
 
 
 
 
 
 
 

mailto:amy@genoa.org
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DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the Impact Assessment 
and a brief statement of their qualifications. 
 
Prepared by: 
 
Scott Tousignant, P.E. 
Professional Engineer/Project Manager 
Boss Engineering 
3121 E Grand River 
Howell, MI 48843 
 
Prepared for: 
 
Owner/Applicant:     
1015 Latson Road LLC / Kevin Bahnam   
29592 Beck Road 
Wixom, MI 48393     
    
      
 

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

 
The project site is on parcels # 4711-04-300-017 and # 4711-09-100-004 in Sections 4 & 9, 
Genoa Township, Livingston County, MI.  
 
The subject site is bordered: 
 On the north by the 1.14 acre +/- parcel zoned General Commercial (GCD) with an existing 

O’Reilly Auto Parts store. 
 On the east by the 9.13 acre +/- parcel zoned General Commercial (GCD) with the Country 

Corners Shopping center.   
 On the east and south by the 12.09 acre +/- parcel zoned High Density Residential (HDR) 

with the Prentis Estates Apartments.  An approximately 4’ tall berm is directly along the 
property line here on the adjacent HDR parcel and is planted with large Red and Scotch 
Pines ranging in size from 11” d.b.h. to 24” d.b.h.  There is an additional evergreen screen 
just south of the berm along the east property line planted with White Cedar. 

 On the west by S. Latson Road and the Non-Residential PUD shopping center with 
Walmart, PetSmart, Lowe’s and various fast-food restaurants. 

 The north side of the proposed project will be immediately adjacent to the Mister Car Wash 
development project within the GCD zoning. 
 

MHOG sanitary runs along the west property line and South Latson Road.  MHOG water runs 
along the east property line in the adjacent parcel.  See the Existing Conditions for locations. 
 
The subject site is a vacant parcel of land consisting of tall, unmaintained grasses and minimal 
trees. There are currently two existing commercial drive approaches accessing the 2 subject 
properties. Both will be removed and replaced with a full access drive that aligns with the 
existing Lowe’s drive on the opposite side of Latson Road. 
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C. Impact on natural features: A written description of the environmental characteristics 
of the site prior to development, i.e., topography, soils, vegetative cover, drainage, 
streams, creeks or ponds. 

 
These currently vacant parcels are flat (2-6% slopes) and covered by grass and weeds.  The 
0.50 acre parcel at the south does feature a woodland with small trees and shrubs below 6” 
d.b.h. unless otherwise noted on the tree survey.  Species within the woodland include Pyrus 
spp. (Pear), Acer saccharinum (Silver Maple), Populus deltoides (Eastern Cottonwood), 
Prunus serotina (Black Cherry), and Pinus sylvestris (Scotch Pine.)   
 
The soils are largely Miami Loam with 2 to 6% slopes.  Other soils on site are Conover Loam 
and Washtenaw Silt Loam.  The site drains via surface flow from east to west to the South 
Latson Road storm sewer system. No wetlands/streams/creeks or other water bodies are 
located on site.  
 

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

 
Storm water will be managed on site and installed before any building construction.  
Underground storm water detention is planned with a discharge to the South Latson Road 
storm system and ultimately to the regional detention basin to the south by I-96.  Detailed 
construction plans will be reviewed by the Township Engineer and the Soil Erosion Control 
plans will be reviewed and permit issued by the Livingston County Drain Commissioners office 
prior to construction commencing. Ongoing/periodic soil erosion inspections will occur per 
County requirements to ensure soil erosion is managed proactively. 
 

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

 
Proposed uses on this General Commercial site include a Fast Food with Drive-Through and 
a variety of retail & restaurant spaces. The proposed uses conform to existing and potential 
development patterns and will not negatively impact adjacent properties with added lighting, 
noise or air pollution. The site development will comply with Township Ordinances for lighting 
levels as well as noise levels. The uses proposed do not impact adjacent properties with noise, 
light or air pollution.  
 
An existing berm and evergreen screening in the adjacent parcel to the north along the High-
Density Residential (HDR) property line screens that use from these proposed commercial 
uses.  In addition, a 6-foot-tall screening fence is proposed for the northern portion and 8’ high 
screen fence proposed for the southern portion of the east property line to screen the HDR 
use. An existing tree screen is on the property line and installing a screen fence would 
jeopardize and/or require removal of some of the mature trees currently screening the parcel.  
On the northern half of the east property line, there are no living units, so providing additional 
plantings to be a continuation of the landscaped screen to the adjacent HDR zoning is being 
proposed. A screen fence is proposed there as well given the reduction in landscape buffer 
width that is being sought. Proposed uses on this site are compatible with existing zoning and 
adjacent zoning on S. Latson Road. 
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F. Impact on public facilities and services: Description of number of residents, 
employees, patrons, and impact on general services, i.e., schools, police, fire. 

 
The proposed commercial development does not add additional burden on the fire and police 
services as the site is surrounded by similar development that already receives coverage. The 
uses do not add population that impacts schools. The commercial retail will add to Township 
tax revenue as the site currently sits vacant. The commercial retail will add approximately 60 
jobs which has a positive impact on the community.  
 

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

 
Storm water will be detained on-site via the use of an underground detention system. The 
storm water will be discharge at pre-development rates to the South Latson Road storm sewer 
system as the site currently sheet flows into this road storm system.  Detailed construction 
plans would be reviewed by the Township Engineer and the Soil Erosion Control permit would 
be reviewed and issued by the Livingston County Drain Commissioner.  MHOG sanitary sewer 
runs along the west property line and South Latson Road.  It is expected that the site will be 
connected to MHOG sanitary sewer along South Latson Road and MHOG water along the east 
property line in the adjacent parcel. The commercial development, being supported by these 
public utilities is not anticipated to have a negative impact. The development is projected to be 
approximately 11 REU’s (projecting possible end users of the commercial leasable space) 
which equates to approximately a peak flow usage of 13,000 gpd. 
 

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

 
No storing or handling of any hazardous materials is expected for this development. 
 

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

 
A traffic study has been performed.  It is prepared under separate cover and submitted to the 
Township and Livingston County Road Commission. In summary of the Traffic Impact Study 
performed by Colliers Engineering & Design, “Based on the results of this study, the following 
should be considered to provide acceptable traffic operations with the proposed development 
project. 1) Optimize signal timings at the intersection of Grand River Avenue and Latson Road. 
2) Construct two driveways to Latson Road with the S. site driveway aligned with the existing 
Lowes driveway and the N. site driveway restricted to right-in-right-out only.” A supplemental 
Traffic Memo has been provided as well to discuss the change in use from coffee shop with 
drive thru to a fast food with drive thru. 
 
The Livingston County Road Commission will be required to review and approve the 
commercial driveway approaches on South Latson Road. Communications with LCRC indicate 
that the proposed drive locations are acceptable. A right-in/right-out access will be provided on 
the site to the north and a full access drive provided on the subject site directly across from the 
existing Lowe’s access drive. A cross access easement will be provided for the adjacent site 
to the north. 
 
 



G:\21-519\DOCS\21-519 South Latson Commercial Development EIA 5 

J. Special provisions:  Deed restrictions, protective covenants, etc. 
Ingress/Egress easement with Mister Car Wash for MCW use of the full access drive 

 
K. Description of all sources: 

 Genoa Township Zoning Ordinance 
 “Soil Survey of Livingston County Michigan” Soil Conservation Services, USDA 
 Traffic Impact Study by Colliers Engineering & Design dated September 15, 2023 



 
May 27th, 2025 
 
Amy Ruthig, Planning Director 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: South Latson Commercial Development – Resubmittal for change in use 
 Statement of Traffic Changes 
 
Dear Ms. Ruthig, 
 
The proposed project is seeking a new Special Land Use application for a change in use form the 
previously approved Coffee Shop with drive thru to the now allowed fast food with drive thru 
within the GCD zoning. To support this site modification, an evaluation on the traffic was done. 
Per the approved TIS prepared by Colliers dated December 9th, 2023, the Table 6 Site Trip 
Generations is shown below. 
 

 
 
Since the previous approval on this site, the building areas in the above table have been refined 
and reduced. Table 1 below shows the previous use and area allocations compared to that of the 
currently proposed use and area allocations. Since the allocated areas are reduced, the resultant 
traffic generated will also be slightly reduced. We find it unnecessary to update the traffic study 



with less intensive use/reduced areas as the proposed improvements will remain the same and 
are proposed to be constructed as previously approved. 
 
Table 1: Use & Area Comparison Table 

Land Use 
Use    

Code 

Previously 
Proposed 

Area 
New    
Area 

High-Turnover (Sit-Down) Restaurant 932 2,700 2,397 
Strip Retail Plaza 822 4,025 3,452 
Coffee Shop with Drive-Through Window 937 2,950 - 
Fast Food Restaurant with Drive-Through Window 934 - 2,702 

 
 
Utilizing the ITE Trip Generation Manual, below is a comparison of the previously approved 
“Coffee Shop with Drive-Through” use (ITE Land Use Code 937) compared to that of the “Fast 
Food Restaurant with Drive-Through” use (ITE Land Use Code 934). The below data in Table 2 
shows there is a significant decrease in AM Peak Hour trips generated and a slight increase in PM 
Peak Hour trips comparing a Coffee Shop use to that of the Fast Food use. Ultimately, a 
modification in use to allow a “Fast Food with Drive-Through” use results in a reduction of total 
Peak Hour trips generated to the site and provides a more balanced trip breakdown throughout 
the day.  
 
Table 2: Peak Hour Traffic changes with Use Change  

 
 
 
Should you have any questions concerning the modifications indicated above, please don’t 
hesitate to ask. 
 
Sincerely, 

 
BOSS ENGINEERING COMPANY 

                        
____________________________                                        
Scott Tousignant, PE                                                            
Senior Project Manager                                                        
Scottt@bosseng.com                                                     

In Out Total In Out Total
Coffee Shop with Drive-Through Window 937 2,950 sft 129 124 253 58 57 115
Fast Food Restaurant with Drive-Through Window 934 2,702 sft 72 66 138 71 68 139

AM Peak Hour PM Peak HourUnitsAmountUse    
Code

Land Use
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INTRODUCTION 

This noise impact analysis evaluates the potential noise impacts and noise-reduction measures 
associated with the proposed South Latson Commercial Development Project (project) in Genoa 
Township, Howell, Michigan. This report is intended to satisfy the Genoa Township’s requirement for 
a project-specific noise impact analysis by examining the impacts of the proposed uses on the 
project site and identifies whether any noise reduction measures to reduce project noise impacts 
would be necessary.  

PROJECT LOCATION  

The proposed project is located at 1111 South Latson Road (Assessor’s Parcel Number [APN] 11-09-
004) in Genoa Township, Howell, Michigan. Regional access to the project site is provided by Grand 
River Avenue, located north of the project site, and Interstate 96 (I-96), located south of the project 
site. Figure 1 shows the project location. 

PROJECT DESCRIPTION 

The proposed project would construct an 8,706-square-foot (sf) commercial building on a 0.5-acre 
site. The project would consist of a 2,560 sf fast-food restaurant with drive-thru, a 3,568 sf general 
retail use, a 2,398 sf sit-down restaurant, and a 180 sf landlord mechanical room. Also, the project 
would provide a total of 73 parking spaces. The hours of operation for the proposed commercial 
uses would be from 6:00 a.m. to 11:00 p.m., while the drive-thru would operate from 10:00 a.m. to 
11:00 p.m. Figure 2 shows site plan. 





I:\2025\20252450\G\Site_Plan.ai (7/1/2025)
SOURCE: Boss Engineering 

FIGURE 2

South Latson Commercial Development Project
Site Plan

FEET

60300
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NOISE FUNDAMENTALS 

CHARACTERISTICS OF SOUND 

Noise is usually defined as unwanted sound. Noise consists of any sound that may produce 
physiological or psychological damage and/or interfere with communication, work, rest, recreation, 
and sleep. 

To the human ear, sound has two significant characteristics: pitch and loudness. Pitch is generally an 
annoyance, while loudness can affect the ability to hear. Pitch is the number of complete vibrations, 
or cycles per second, of a sound wave, which results in the tone’s range from high to low. Loudness is 
the strength of a sound, and it describes a noisy or quiet environment; it is measured by the 
amplitude of the sound wave. Loudness is determined by the intensity of the sound wave combined 
with the reception characteristics of the human ear. Sound intensity refers to the power carried by 
sound waves per unit area in a direction perpendicular to that area. This characteristic of sound can 
be precisely measured with instruments. The analysis of a project defines the noise environment of 
the project area in terms of sound pressure level and its effect on adjacent sensitive land uses. 

Measurement of Sound 

Sound intensity is measured with the A-weighted decibel (dBA) scale to correct for the relative 
frequency response of the human ear. That is, an A-weighted noise level de-emphasizes low and very 
high frequencies of sound, similar to the human ear’s de-emphasis of these frequencies. Decibels 
(dB), unlike linear units (e.g., inches or pounds), are measured on a logarithmic scale, which is a scale 
based on powers of 10. 

For example, 10 dB is 10 times more intense than 0 dB, 20 dB is 100 times more intense than 0 dB, 
and 30 dB is 1,000 times more intense than 0 dB. Thirty decibels (30 dB) represents 1,000 times as 
much acoustic energy as 0 dB. The decibel scale increases as the square of the change, representing 
the sound pressure energy. A sound as soft as human breathing is about 10 times greater than 0 dB. 
The decibel system of measuring sound gives a rough connection between the physical intensity of 
sound and its perceived loudness to the human ear. A 10 dB increase in sound level is perceived by 
the human ear as only a doubling of the sound’s loudness. Ambient sounds generally range from 
30 dB (very quiet) to 100 dB (very loud). 

Sound levels are generated from a source, and their decibel level decreases as the distance from that 
source increases. Sound levels dissipate exponentially with distance from their noise sources. For a 
single point source, sound levels decrease approximately 6 dB for each doubling of distance from the 
source. This drop-off rate is appropriate for noise generated by stationary equipment. If noise is 
produced by a line source (e.g., highway traffic or railroad operations) the sound decreases 3 dB for 
each doubling of distance in a hard site environment. Line-source sound levels decrease 4.5 dB for 
each doubling of distance in a relatively flat environment with absorptive vegetation. 

There are many ways to rate noise for various time periods, but an appropriate rating of ambient 
noise affecting humans also accounts for the annoying effects of sound. The equivalent continuous 
sound level (Leq) is the total sound energy of time-varying noise over a sample period.  
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Other noise rating scales of importance when assessing the annoyance factor include the maximum 
instantaneous noise level (Lmax), which is the highest exponential time-averaged sound level that 
occurs during a stated time period. The noise environments discussed in this analysis for short-term 
noise impacts are specified in terms of maximum levels denoted by Lmax, which reflects peak 
operating conditions and addresses the annoying aspects of intermittent noise. It is often used 
together with another noise scale, or noise standards in terms of percentile noise levels, in noise 
ordinances for enforcement purposes. For example, the L10 noise level represents the noise level 
exceeded 10 percent of the time during a stated period. The L50 noise level represents the median 
noise level. Half the time the noise level exceeds this level, and half the time it is less than this level. 
The L90 noise level represents the noise level exceeded 90 percent of the time and is considered the 
background noise level during a monitoring period. For a relatively constant noise source, the Leq and 
L50 are approximately the same. 

Noise impacts can be described in three categories. The first category includes audible impacts that 
refer to increases in noise levels noticeable to humans. Audible increases in noise levels generally 
refer to a change of 3 dB or greater because this level has been found to be barely perceptible in 
exterior environments. Additionally, an increase of more than 5 dBA is typically considered readily 
perceptible in an exterior environment. The second category, potentially audible, refers to a change 
in the noise level between 1 dB and 3 dB. This range of noise levels has been found to be noticeable 
only in laboratory environments. The last category includes changes in noise levels of less than 1 dB, 
which are inaudible to the human ear. Only audible changes in existing ambient or background noise 
levels are considered potentially significant. 

Physiological Effects of Noise 

Physical damage to human hearing begins at prolonged exposure to sound levels higher than 
85 dBA. Exposure to high sound levels affects the entire system, with prolonged sound exposure in 
excess of 75 dBA increasing body tensions, thereby affecting blood pressure and functions of the 
heart and the nervous system. In comparison, extended periods of sound exposure above 
90 dBA would result in permanent cell damage. When the sound level reaches 120 dBA, a tickling 
sensation occurs in the human ear, even with short-term exposure. This level of sound is called the 
threshold of feeling. As the sound reaches 140 dBA, the tickling sensation is replaced by a feeling of 
pain in the ear (i.e., the threshold of pain). A sound level of 160–165 dBA will result in dizziness or a 
loss of equilibrium. The ambient or background noise problem is widespread and generally more 
concentrated in urban areas than in outlying, less-developed areas. 

Table A lists definitions of acoustical terms, and Table B shows common sound levels and their 
sources.  
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Table A: Definitions of Acoustical Terms 

Term Definitions 
Decibel, dB A unit of sound level that denotes the ratio between two quantities that are 

proportional to power; the number of decibels is 10 times the logarithm (to 
the base 10) of this ratio. 

Frequency, Hz Of a function periodic in time, the number of times that the quantity 
repeats itself in 1 second (i.e., the number of cycles per second). 

A-Weighted Sound Level, dBA The sound level obtained by use of A-weighting. The A-weighting filter de-
emphasizes the very low and very high-frequency components of the sound 
in a manner similar to the frequency response of the human ear and 
correlates well with subjective reactions to noise. (All sound levels in this 
report are A-weighted unless reported otherwise.) 

L01, L10, L50, L90 The fast A-weighted noise levels that are equaled or exceeded by a 
fluctuating sound level 1%, 10%, 50%, and 90% of a stated time period, 
respectively. 

Equivalent Continuous Noise Level, Leq  The level of a steady sound that, in a stated time period and at a stated 
location, has the same A-weighted sound energy as the time varying sound. 

Day/Night Noise Level, Ldn  The 24-hour A-weighted average sound level from midnight to midnight, 
obtained after the addition of 10 dBA to sound levels occurring in the night 
between 10:00 p.m. and 7:00 a.m. 

Lmax, Lmin The maximum and minimum A-weighted sound levels measured on a sound 
level meter, during a designated time interval, using fast time averaging. 

Ambient Noise Level The all-encompassing noise associated with a given environment at a 
specified time. It is usually a composite of sound from many sources from 
many directions, near and far; no particular sound is dominant. 

Intrusive The noise that intrudes over and above the existing ambient noise at a 
given location. The relative intrusiveness of a sound depends on its 
amplitude, duration, frequency, time of occurrence, and tonal or 
informational content, as well as the prevailing ambient noise level. 

Source: Technical Noise Supplement (Caltrans 2013) and Transit Noise and Vibration Impact Assessment Manual (FTA 2018). 
Caltrans = California Department of Transportation 
FTA = Federal Transit Administration 
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Table B: Common Sound Levels and Their Noise Sources 

Common Outdoor Activities Noise Level (dBA) Common Indoor Activities 
 — 110 — Rock band 

Jet fly-over at 1,000 ft   
 — 100 —  

Gas lawn mower at 3 ft   
 — 90 —  

Diesel truck at 50 ft at 50 mph  Food blender at 3 ft 
 — 80 — Garbage disposal at 3 ft 

Noisy urban area, daytime   
Gas lawn mower, 100 ft — 70 — Vacuum cleaner at 10 ft 

Commercial area  Normal speech at 3 ft 
Heavy traffic at 300 ft — 60 —  

  Large business office 
Quiet urban daytime — 50 — Dishwasher next room 

   

Quiet urban nighttime — 40 — Theater, large conference room 
(background) 

Quiet suburban nighttime   
 — 30 — Library 

Quiet rural nighttime  Bedroom at night, concert hall 
(background) 

 — 20 —  
  Broadcast/recording studio 
 — 10 —  
   

Source: Technical Noise Supplement (Caltrans 2013). 
Caltrans = California Department of Transportation 
dBA = A-weighted decibels 

ft = feet 
mph = miles per hour 
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REGULATORY SETTING 

APPLICABLE NOISE STANDARDS 

Genoa Township Noise Ordinance 

Genoa Township addresses operational noise standards in Ordinance No. #011203: Noise Ordinance.  

Section 3 states:  

“No person, firm or corporation or other legal entity shall cause or create any unreasonable 
or unnecessarily loud noise or disturbance, injurious to health, peace, or quiet of the residents 
and property owners of the Township. 

Specific violations the following noises and disturbances are hereby declared to be a violation 
of this ordinance; provided however, that the specification of the same is not thereby to be 
construed to exclude other violations of this ordinance not specifically enumerated: 

9. The operation of any machinery, equipment or mechanical device so as to emit 
unreasonably loud noise which is disturbing to the quiet, comfort or repose of any 
person.” 

Section 4 states:  

“No person shall conduct or permit any activity, including those specific prohibitions listing in 
section 3 that produces an OBA at or beyond the property line of the property on which it is 
conducted which exceeds the levels specified in Table I. Such noise levels shall be measured on 
the property line or on the adjacent property, which is receiving the noise. Where property is 
used for both residential and commercial purposes, the limitations set forth below for 
commercial property shall apply.” 

Table I of the Ordinance provides the specific noise levels standards that are applicable when a 
commercial property is producing sound onto a residential property. The established noise level 
standards are 80 dBA from 7:00 a.m. to 10:00 p.m. and 50 dBA from 10:00 p.m. to 7:00 a.m. 
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EXISTING SETTING  

This section describes the existing noise environment in the project vicinity. Noise level 
measurements were used to describe the existing noise environment in the project vicinity. 

OVERVIEW OF THE EXISTING NOISE ENVIRONMENT 

Transportation facilities are the primary existing noise sources in the project area. Traffic noise in the 
project area includes South Latson Road and other local roadways in the project area. Commercial 
activities north, south, and west of the project site contribute to the noise environment in the 
project area. 

LAND USES IN THE PROJECT VICINITY 

The project site is surrounded by commercial and residential uses. Land uses adjacent to the project 
site include:  

• North: Existing commercial uses (car wash) 
• East: Existing residential uses (Prentis Estates Apartments) 
• South: Existing commercial uses (HealthPlus Pharmacy of Howell) 
• West: Existing commercial uses (Panda Express and Lowe’s)  

EXISTING NOISE LEVEL MEASUREMENTS 

Two long-term (24-hour) noise level measurements were conducted from October 9 and October 10, 
2023, using Larson Davis Spark 706RC dosimeters to document the existing noise environment 
within the project area. Table C summarizes the results of the long-term noise level measurements 
along with a description of the measurement locations and noise sources that occurred during the 
measurements. As shown in Table C, daytime noise levels ranged from 60.0 to 70.4 dBA Leq and 
nighttime noise levels ranged from 52.5 to 64.1 dBA Leq. The long-term noise level measurement 
survey sheets, along with the hourly Leq and Lmax results, are provided in Appendix A. Figure 3 shows 
the long-term monitoring locations.  

Table C: Long-Term Noise Level Measurements 

Monitoring 
No. Location 

Noise Levels (dBA Leq) 
Noise Source 

Daytime1 Nighttime2 
LT-1 North of the project site. 

Approximately 160 feet from the 
Latson Road centerline. 

62.5–70.4 52.5–64.1 Traffic on South Latson Road and 
noise from adjacent commercial 
activity. 

LT-2 Northwest of the Prentis Estates 
Apartments. Approximately 250 feet 
from the South Latson Road 
centerline. 

60.0–64.5 53.2–62.1 Traffic on South Latson Road. 

Source: Compiled by LSA (2023). 
1 Daytime hours are from 7:00 a.m. to 10:00 p.m. 
2 Nighttime hours are from 10:00 p.m. to 7:00 a.m. 
dBA = A-weighted decibels 
Leq = equivalent continuous sound level 



SOURCE: Google Earth 2025
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PROJECT IMPACTS  

LONG-TERM OPERATIONAL NOISE IMPACTS 

The operational noise analysis includes the individual sources associated with operations, including 
heating, ventilation, and air conditioning (HVAC) equipment, drive-thru vehicle activities, 
speakerphone noise, and parking lot activities. The following subsections present the reference noise 
assumptions and operation noise impact conclusions. 

The software SoundPLAN was used to calculate the expected impacts due to long-term operational 
stationary-source activities. Within the model, the noise library allows for the input of many noise 
sources and calculates the composite noise levels experienced at any receptor. The results from the 
calculations are presented in graphic format in Appendix B. 

Heating, Ventilation, and Air Conditioning Equipment  

The proposed project would include three York Sun Pro KJ Series rooftop HVAC units based on the 
site plan and information provided by BOSS Engineering. The HVAC equipment would operate during 
business hours. Rooftop HVAC equipment would generate sound power levels (Lw) of 83 dBA and 
89 dBA for the 6.5-ton and 10-ton units (Johnson Controls Ducted Systems 2024), respectively. The 
specifications of the HVAC equipment, including the reference noise level, are provided in 
Appendix B.  

Drive-Thru Vehicle Activities 

The proposed project would include a vehicle drive-thru. Noise levels from idling vehicles would be 
approximately 50.1 dBA Leq at a distance of 50 feet (ft) (Caltrans 2013).  

Speakerphone Noise 

The proposed project would include a drive-through speakerphone that is part of the menu board. 
Noise generated from the speakerphone would be 60 dBA Leq at a distance of 16 ft (HM Electronics 
1998). The specifications of the speakerphone, including the reference noise level, are provided in 
Appendix C. Drive-thru speakers are expected to operate for 30 minutes within an hour during 
daytime and nighttime hours. 

Parking lot activities 

Parking lot operations are expected to result in maximum noise levels of 83.4 dBA Lmax at a distance 
of 5 ft based on reference information within SoundPLAN. Parking lot activities are expected to occur 
for a period of 5 minutes during daytime hours and 1 minute during nighttime hours. 

Long-Term Operational Noise Impacts Summary 

Noise levels generated from the operations of the proposed commercial uses during the day and at 
night are shown in the SoundPLAN printouts in Appendix D. As shown in the SoundPLAN printouts, 
noise levels at the closest residence to the east would not exceed the Township’s daytime and 



N O I S E  I M P A C T  A N A L Y S I S  
J U L Y  2 0 2 5  

S O U T H  L A T S O N  C O M M E R C I A L  D E V E L O P M E N T  P R O J E C T  
G E N O A  T O W N S H I P ,  H O W E L L ,  M I C H I G A N   

 

P:\2025\20252450-South Latson Commercial\Product\Noise.docx «07/01/25» 12 

nighttime noise limit of 80 dBA Leq and 50 dBA Leq, respectively. Therefore, the operations of the 
proposed commercial use would comply with the Township’s daytime and nighttime noise limits.  

CONCLUSION 

Noise levels generated from the operations of the proposed project during the day and a night 
would not exceed the Township’s daytime and nighttime noise limits of 80 dBA Leq and 50 dBA Leq, 
respectively. Therefore, the operations of the proposed commercial use would comply with the 
Township’s daytime and nighttime noise limits. 
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NATURAL FEATURES NARRATIVE:
NATURAL FEATURES WERE IDENTIFIED DURING AN ON-SITE VISIT TO THE PROPERTY ON SEPTEMBER 28, 2023.  SITE
IS VACANT AND PRIMARILY CAN BE DESCRIBED AS UNMANICURED TALL GRASS. THE SOUTHERN PORTION OF THE
SITE CONTAINS SOME TREES AS INDICATED BY THE PLAN BELOW AND TREE LIST ON THIS SHEET.

ENTIRE SITE IS RELATIVELY FLAT, WITH A LOWER ELEVATION AT LATSON ROAD. SITE SLOPES WESTERLY TO
LATSON ROAD AT SLOPES OF 2-4%.  SOILS ARE ALSO UNIFORM PER USDA NRCS SOILS DATA CONSISTING OF MIAMI
LOAM FOR ABOUT 80% OF THE SITE.  THE REMAINDER IS STATED AS WASHTENAW SILT LOAM AT THE EAST SIDE OF
THE SITE AND A SMALL AREA OF CONOVER LOAM AT THE NORTHWEST CORNER OF THE SUBJECT SITE.
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Brighton Area Fire Authority
Overall Length 49.083ft
Overall Width 8.167ft
Overall Body Height 7.500ft
Min Body Ground Clearance 0.750ft
Track Width 8.167ft
Lock-to-lock time 5.00s
Max Steering Angle (Virtual) 45.00°

27.883

3.383 17.083

Hino 338 M + Wayne Royal GT14 Refuse Truck
Overall Length 27.883ft
Overall Width 8.042ft
Overall Body Height 10.488ft
Min Body Ground Clearance 1.318ft
Track Width 8.042ft
Lock-to-lock time 6.00s
Curb to Curb Turning Radius 27.400ft

SCALE: 1 INCH = 30 FEET

030 15 30
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SITE DATA
PARCEL # 4711-04-300-017 & 4711-09-100-004
1015 S. LATSON RD & 1111 S LATSON RD
HOWELL, MI
GENOA TOWNSHIP
3.40 AC
ZONING: GENERAL COMMERCIAL DISTRICT (GCD)
CURRENT USE: VACANT

GENERAL COMMERCIAL DISTRICT
- MIN. LOT AREA: 1 ACRE

- MIN. LOT WIDTH: 150 FT

- BUILDING SETBACK: PROVIDED
FRONT: 70 FT 70.2 FT
SIDE: 15 FT 105.6 FT 
REAR: 50 FT 50.5 FT

-PARKING SETBACK: PROVIDED
FRONT: 20 FT 23.5 FT
SIDE: 10 FT 24.0 FT
REAR: 10 FT 10.0 FT

-MAX LOT COVERAGE: PROVIDED
PARCEL AREA: 78,946 SFT (1.81 AC)
BUILDING: 35% 8,706 SFT (11.0%)
IMPERVIOUS: 75% 58,686 SFT (74.3%)

-MAX BUILDING HEIGHT: 35 FT (2 STORIES) 20 FT

PARKING CALCULATIONS:

-FAST FOOD DRIVE THRU: 1 SPACE PER 70 SQFT GROSS LEASABLE FLOOR
AREA (85%  OF GROSS FLOOR AREA)

 2,560 * 85% = 2176 / 70 = 31.1 SPACES  & 10 STACKING SPACES

-SIT DOWN RESTAURANT WITHOUT LIQUOR LICENSE = 1 SPACE/100 SFT GFA
2,398 SFT / 100 SFT = 24.0 SPACES

-RETAIL = 1 SPACE /250 SFT GFA
3,568 SFT / 250 SFT = 14.3 SPACES

-OUTDOOR SEATING = 1 SPACE / 1 TABLE
2 TABLES / 1 = 2 SPACES

REQUIRED: 32 + 24 + 15 + 2 = 73 SPACES
PROVIDED: 73 SPACES

LOADING/UNLOADING SPACES: 10' x 50'
REQUIRED: 5,001 GFA TO 20,000 GFA REQUIRES 2 SPACES
PROVIDED: 2 LOADING/UNLOADING SPACES

* TOTAL PROPOSED GROSS SQUARE FOOTAGE:
-LANDLORD MECHANICAL ROOM 180 GSF
-FAST FOOD W/ DRIVE-THROUGH  2,560 GSF
-GENERAL RETAIL 3,568 GSF
-SIT DOWN RESTAURANT (NO LIQUOR LICENSE) 2,398 GSF
TOTAL                                          8,706 GSF

GENERAL NOTES
1. ALL OUTDOOR LIGHTS SHALL BE SHIELDED TO REDUCE GLARE AND SHALL

BE ARRANGED TO NOT INTERFERE WITH THE VISION OF PERSONS ON
ADJACENT ROADWAYS OR ADJACENT PROPERTY.

2. ALL SIGNS SHALL MEET LOCAL MUNICIPALITY ORDINANCE REQUIREMENTS.
3. THE BUILDING ADDRESS SHALL BE A MINIMUM 6" HIGH LETTERS OF

CONTRASTING COLORS AND BE CLEARLY VISIBLE FROM THE STREET. THE
LOCATION AND SIZE SHALL BE VERIFIED PRIOR TO INSTALLATION.

4. A KEY BOX/KNOX BOX SHALL BE LOCATED NEAR THE FRONT ENTRY AT EACH
TENANT SPACE (FINAL LOCATION TO BE DETERMINED BETWEEN THE OWNER
& FIRE MARSHALL).

5. ONE SIDE OF THE STREET SHALL BE MARKED AS A FIRE LANE AND SHALL
HAVE APPROPRIATE SIGNAGE.

6. ACCESS ROADS TO THE SITE SHALL BE PROVIDED AND MAINTAINED DURING
CONSTRUCTION.

7. ACCESS ROADS SHALL BE CONSTRUCTED TO BE CAPABLE OF SUPPORTING
THE IMPOSED LOAD OF FIRE APPARATUS WEIGHING AT LEAST 84,000 LBS.

8. A MINIMUM VERTICAL CLEARANCE OF 13.5 FEET SHALL BE MAINTAINED
THROUGHOUT THE SITE. THIS INCLUDES ENCROACHMENTS FROM LARGE
TREE CANOPIES, LIGHTING, ETC.

9. DURING THE CONSTRUCTION PROCESS, THE BUILDING WILL BE EVALUATED
FOR EMERGENCY RESPONDER RADIO SIGNAL STRENGTH. IF COVERAGE IS
FOUND TO BE QUESTIONABLE OR INADEQUATE; AN APPROVED
CONTRACTOR SHALL BE HIRED TO PERFORM A GRID TEST OF THE FACILITY.
IF THE SIGNAL STRENGTH COVERAGE IS FOUND TO BE NON-COMPLIANT, AN
APPROVED EMERGENCY RESPONDER RADIO COVERAGE SYSTEM SHALL BE
PROVIDED IN THE BUILDING.

10. SITE LIGHTING SHALL BE PLACED ON TIMERS TO BE OFF DURING NON-USE
HOURS TO THE EXTENT POSSIBLE WHILE MAINTAINING SITE SAFETY. SITE
LIGHTING SHALL BE PROGRAMMED TO TURN OFF AT NIGHT WHEN 
ACTIVITIES ARE NO LONGER OCCURRING ON THE PROPERTY.

11. DELIVERIES SHALL BE ARRANGED FOR OFF PEAK HOURS TO AVOID
POTENTIAL VEHICULAR CONFLICTS.

12. NO OUTDOOR SPEAKERS ARE PROPOSED OTHER THAN THAT REQUIRED
FOR THE DRIVE-THRU WINDOW ORDERING EQUIPMENT.
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PLANNING COMMISSION WAIVERS REQUESTED:
A REDUCTION IN LANDSCAPE BUFFER ON THE WEST AND EAST SIDE OF
PROPERTY DUE TO SHALLOW DEPTH OF EXISTING PARCEL. A SCREEN FENCE
AND ADEQUATE LANDSCAPING ARE STILL PROPOSED TO MEET THE
ORDINANCE TO THE MAXIMUM EXTENT POSSIBLE.

VARIANCES OBTAINED:
1) DRIVE-THRU SEPARATION TO ANOTHER DRIVE-THRU

SCREEN FENCE SAMPLE IMAGE
MANUFACTURER: FENCETRAC
PRODUCT: SANDSTONE VINYL 

BLACK OR BRONZE
COLORED FRAMING

2.0' OVERHANG
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UTILITY NOTES

1. WATER IMPROVEMENTS SHALL BE CONSTRUCTED IN ACCORDANCE WITH
CURRENT MARION, HOWELL, OCEOLA, AND GENOA (MHOG) DESIGN
STANDARDS AND SPECIFICATIONS.

2. ALL FIRE HYDRANTS SHALL BE INSTALLED A MINIMUM OF 3 FEET BEHIND
BACK OF CURB.

3. ALL SANITARY SEWER IMPROVEMENTS SHOULD BE CONDUCTED IN
CURRENT GENOA-OCEOLA (GO) DESIGN STANDARDS AND SPECIFICATIONS.

4. A TRACER WIRE SHALL BE INCLUDED ON ALL WATER MAIN DISTRIBUTION
LINES.
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SCALE: 1 INCH = 30 FEET

030 15 30

SO
UT

H 
LA

TS
ON

 C
OM

ME
RC

IA
L 

DE
VE

LO
PM

EN
T

24
8.

77
3.

79
92

W
IX

OM
, M

I 4
83

93
29

59
2 

BE
CK

 R
OA

D
10

15
 L

AT
SO

N 
RO

AD
 L

LC

Engineering

31
21

 E
. G

RA
ND

 R
IV

ER
 A

VE
.

HO
W

EL
L,

 M
I. 

 4
88

43
51

7.
54

6.
48

36
  F

AX
 5

17
.5

48
.1

67
0

En
gin

ee
rs 

   S
ur

ve
yo

rs 
   P

lan
ne

rs 
   L

an
ds

ca
pe

 A
rch

ite
cts

E
n
g
in
ee

ri
n
g

g:\21-519\DWG\CP\21-519 Commercial Profiles CP.dwg, 5/27/2025 8:24:46 AM, scottt,
AutoCAD PDF (General Documentation).pc3



1016
1014

INSTALL 4-FT DIA. BARK MULCH CIRCLES
AROUND INDIVIDUAL DECIDUOUS TREES
(TYPICAL) - SPECS SHT 2

INSTALL BARK MULCH OVER FABRIC
(ALL SHRUB BEDS NOT OTHERWISE
DESIGNATED) - SPECS SHT 2

INSTALL 5-FT DIA. BARK MULCH
CIRCLES AROUND INDIVIDUAL CONIFER
TREES (TYPICAL) - SPECS SHT 2

SEED
LAWN

SEED
LAWN

SEED
LAWN

SEED
LAWN

SEED
LAWN

LANDSCAPE AREA
(300 SQ FT)

SEED
LAWN

LANDSCAPE AREA
(63 SQ FT)

LANDSCAPE AREA
(700 SQ FT)

INSTALL BARK MULCH OVER FABRIC
(ALL SHRUB BEDS NOT OTHERWISE
DESIGNATED) - SPECS SHT 2

LANDSCAPE AREA
(161 SQ FT)

LANDSCAPE AREA
(250 SQ FT)

INSTALL BARK MULCH OVER FABRIC
(ALL SHRUB BEDS NOT OTHERWISE
DESIGNATED) - SPECS SHT 2
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SCALE: 1 INCH = 20 FEET

020 10 20

LANDSCAPE CALCULATIONS GCD ZONING:
REQUIRED:
GREENBELT - PUBLIC R.O.W. : 1 CANOPY TREE / 40 LFT FRONTAGE, MIN 20 FT WIDTH
BUFFER - SOUTH
ADJ. TO MULTI-FAMILY - TYPE B: MIN. 20-FT WIDTH, 6-FT HGT CONTINUOUS WALL OR 3-FT HGT BERM

+ 1 CANOPY TREE + 1 CONIFER TREE + 4 SHRUBS / 30 LFT
BUFFER - NORTH
ADJ.TO COMMERCIAL - TYPE C: 1 CANOPY OR CONIFER TREE OR 4 SHRUBS / 20 LFT

MIN. 10 FT WIDTH
BUFFER - EAST
ADJ. TO MULTI-FAMILY- TYPE B: 6-FT HGT CONTINUOUS WALL + 1 CANOPY TREE +

1 CONIFER TREE + 4 SHRUBS / 30 LFT
PARKING AREA (>10 SPACES): 1 CANOPY TREE & 100 SF OF LANDSCAPE AREA / 10 SPACES.  

1/3 OF TREES MUST BE ON THE INTERIOR OF THE PARKING
DETENTION / RETENTION BASIN: N/A - UNDERGROUND SYSTEM

PROVIDED:
GREENBELT - PUBLIC R.O.W. : 396.79 LFT FRONTAGE / 40 = 10 CANOPY TREES PROVIDED

BUFFER - SOUTH PROP. LINE:
ADJ.TO MULTI-FAMILY - TYPE B: 190.00 / 30 = 7 CANOPY + 7 CONIFER TREES + 26 SHRUBS

WITH BERM AND 20-FT WIDTH
BUFFER - NORTH PROP. LINE
ADJ.TO COMMERCIAL - TYPE C: 177.83  / 20 = 9 TREES OR 36 SHRUBS OR COMBINATION

5 TREES + 16 SHRUBS PROVIDED
BUFFER - EAST
ADJ. TO MULTI-FAMILY - TYPE B: 395.70 / 30 = 14 CANOPY + 14 CONIFER TREES + 56 SHRUBS

+ 290-FT  WALL ;
PROPOSED SHORTER LENGTH WALL DUE TO EX. CONDITIONS:  
APPROX. 90 LFT OF EX. MATURE CONIFER SCREENING VEGETATION AT THE 
PROPERTY LINE RESTRICTS NEW WALL INSTALLATION

PARKING AREA (>10 SPACES): 73 (SPACES PROVIDED) / 10 = 8 TREES +
800 SQFT OF LANDSCAPE AREA
8 TREES & 1400+ SQFT OF LANDSCAPE AREA PROVIDED

SUPPLEMENTAL LANDSCAPE NOTES
1.  ANY SUBSTITUTIONS OF PLANT MATERIAL FROM THE APPROVED SITE PLAN WILL BE APPROVED BY
THE TOWNSHIP PRIOR TO INSTALLATION.

g:\21-519\DWG\CP\21-519 LP-COMMERCIAL.dwg, 5/27/2025 8:24:54 AM, scottt,
AutoCAD PDF (General Documentation).pc3



CO
NS

TR
UC

TI
ON

 D
ET

AI
LS

11

SO
UT

H 
LA

TS
ON

 C
OM

ME
RC

IA
L 

DE
VE

LO
PM

EN
T

24
8.

77
3.

79
92

W
IX

OM
, M

I 4
83

93
29

59
2 

BE
CK

 R
OA

D
10

15
 L

AT
SO

N 
RO

AD
 L

LC

Engineering

31
21

 E
. G

RA
ND

 R
IV

ER
 A

VE
.

HO
W

EL
L,

 M
I. 

 4
88

43
51

7.
54

6.
48

36
  F

AX
 5

17
.5

48
.1

67
0

En
gin

ee
rs 

   S
ur

ve
yo

rs 
   P

lan
ne

rs 
   L

an
ds

ca
pe

 A
rch

ite
cts

E
n
g
in
ee

ri
n
g

SCREEN WALL

CONCRETE PAD AND
8" THICK REINFORCED

(NO SCALE)

TYPICAL 8 YARD
CONTAINER

APRON

IN CONCRETE FOOTING - TOTAL 7
4" STEEL POLE FILLED W/CONCRETE

IN CONCRETE FOOTING
4" STEEL POLE FILLED W/CONCRETE
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SCALE: 1 INCH = 20 FEET
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Drawing Note

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC

IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE

VERIFIED IN FIELD BY OTHERS.
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DB/KB

Date

5/22/2025

Scale

Not to Scale

Drawing No.

#23-17620-V6

1 of 2

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

PROPERTY LINE 0.1 fc 0.3 fc 0.0 fc N/A N/A 0.3:1

RETAIL PARKING 1.2 fc 4.9 fc 0.3 fc 16.3:1 4.0:1 0.2:1

OVERALL 0.6 fc 5.6 fc 0.0 fc N/A N/A 0.1:1

Ordering Note

FOR INQUIRIES CONTACT GASSER BUSH AT

QUOTES@GASSERBUSH.COM OR 734-266-

6705.

General Note

1.  SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2.  SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

3.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0".

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT

TO EXISTING / FUTURE FIELD CONDITIONS.  THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS

CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH

ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S

LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER

VARIABLE FIELD CONDITIONS.  MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING

ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY.  THE ENGINEER AND/OR ARCHITECT

IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1

2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-

6705

Schedule

Symbol Label QTY Manufacturer Catalog Number Description Lamp
Number

Lamps

Lumens

per Lamp
LLF Wattage

Mounting

Height

A
8 Lithonia Lighting DSX1 LED P2 40K 70CRI BLC4 D-Series Size 1 Area Luminaire P2 Performance

Package 4000K CCT 70 CRI Type 4 Extreme

Backlight Control

LED 1 7334 0.9 67.79 20'-0"

C1
7 GENERATION

BRANDS

EN3R-LO-9-40-A65-A-XX LED RECESSED WITH 65° BEAM SPREAD LED 1 988 0.9 11.9 11'-0"

D
1 Lithonia Lighting DSX1 LED P1 40K 70CRI T5W

HS

D-Series Size 1 Area Luminaire P1 Performance

Package 4000K CCT 70 CRI Type 5 Wide

Houseside Shield

LED 1 5473 0.9 50.9015 20'-0"

W1
1 Lithonia Lighting WDGE2 LED P1 40K 70CRI T4M WDGE2 LED WITH P1 - PERFORMANCE PACKAGE,

4000K, 70CRI, TYPE 4 MEDIUM OPTIC

LED 1 1397 0.9 11.1658 12'-0"

W2
9 Brownlee Lighting 7329-H21-40 Gray steel housing / heatsink, frosted plastic lens LED 1 1114 0.9 20.83 8'-0"

W3
5 Lithonia Lighting WDGE2 LED P1 40K 80CRI T3M WDGE2 LED WITH P1 - PERFORMANCE PACKAGE,

4000K, 80CRI, TYPE 3 MEDIUM OPTIC

LED 1 1265 0.9 11.1658 9'-0"
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Schedule

Symbol Label QTY Manufacturer Catalog Number Description Lamp
Number

Lamps

Lumens

per Lamp
LLF Wattage

Mounting

Height

A

8 Lithonia Lighting DSX1 LED P2 40K

70CRI BLC4

D-Series Size 1 Area Luminaire

P2 Performance Package 4000K

CCT 70 CRI Type 4 Extreme

Backlight Control

LED 1 7334 0.9 67.79 20'-0"

C1
7 GENERATION

BRANDS

EN3R-LO-9-40-

A65-A-XX

LED RECESSED WITH 65° BEAM

SPREAD

LED 1 988 0.9 11.9 11'-0"

D

1 Lithonia Lighting DSX1 LED P1 40K

70CRI T5W HS

D-Series Size 1 Area Luminaire

P1 Performance Package 4000K

CCT 70 CRI Type 5 Wide

Houseside Shield

LED 1 5473 0.9 50.9015 20'-0"

W1

1 Lithonia Lighting WDGE2 LED P1

40K 70CRI T4M

WDGE2 LED WITH P1 -

PERFORMANCE PACKAGE,

4000K, 70CRI, TYPE 4 MEDIUM

OPTIC

LED 1 1397 0.9 11.1658 12'-0"

W2
9 Brownlee Lighting 7329-H21-40 Gray steel housing / heatsink,

frosted plastic lens

LED 1 1114 0.9 20.83 8'-0"

W3

5 Lithonia Lighting WDGE2 LED P1

40K 80CRI T3M

WDGE2 LED WITH P1 -

PERFORMANCE PACKAGE,

4000K, 80CRI, TYPE 3 MEDIUM

OPTIC

LED 1 1265 0.9 11.1658 9'-0"
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Level 1
0' - 0"

T.O. Windows
12' - 0"

Door & Window Hgt.
8' - 0"

B.O. Steel
14' - 0"

T.O. Roof
16' - 4"

T.O. Parapet
21' - 0"

12" STONE CORNICE. 1" OFFSET

STANDARD BRICK 

STL. CANOPY W/ TURNBUCKLES. 
DARK BRONZE TO MATCH 
STOREFRONT

SIGNAGE MOUNTED TO 
CANOPY 

STOREFRONT. DARK BRONZE

STL. POST W/ MTL. CLADDING TO 
MATCH STOREFRONT

LIMESTONE CLADDING BASE

WALL MOUNTED SCONCE LIGHT FIXTURE

LIMESTONE CLADDING 

STL. CANOPY W/ TURNBUCKLES. DARK 
BRONZE TO MATCH STOREFRONT

WOOD ACCENT PANELING

BRICK ACCENT. SAW TOOTH 
PATTERN. DARK GREY

12" STONE HEADER

STL. CANOPY W/ TURNBUCKLES. 
DARK BRONZE TO MATCH 
STOREFRONT

NON GLAZED WALL SURFACE: 1,901 SQ.FT. 

FIRE DEPARTMENT CONNECTION

SOLDIER COURSE BRICK

SOLDIER COURSE BRICK

Level 1
0' - 0"

T.O. Windows
12' - 0"

Door & Window Hgt.
8' - 0"

B.O. Steel
14' - 0"

T.O. Roof
16' - 4"

T.O. Parapet
21' - 0"

STL. CANOPY W/ TURNBUCKLES. DARK 
BRONZE TO MATCH STOREFRONT

SIGNAGE MOUNTED 
TO CANOPY 

12" STONE CORNICE. 1" OFFSET

SOLDIER COURSE BRICK

LIMESTONE CLADDING BASE

WOOD ACCENT PANELING

DRIVE-THRU WINDOW

STONE CLADDING

STOREFRONT. DARK BRONZE

WALL MOUNTED SCONCE LIGHT 
FIXTURE

NON GLAZED WALL SURFACE: 1,113 SQ.FT. 

BRICK ACCENT. SAW TOOTH 
PATTERN. DARK GREY

SOLDIER COURSE BRICK

Level 1
0' - 0"

T.O. Windows
12' - 0"

Door & Window Hgt.
8' - 0"

B.O. Steel
14' - 0"

T.O. Roof
16' - 4"

T.O. Parapet
21' - 0"

BRICK ACCENT. SAW TOOTH 
PATTERN. DARK GREY

LIMESTONE CLADDING BASE

SERVICE ACCESS DOOR

STONE CLADDING

STANDARD BRICK
RUNNING BOND 

STL. CANOPY W/ TURNBUCKLES. DARK 
BRONZE TO MATCH STOREFRONT

STL. CANOPY W/ TURNBUCKLES. DARK 
BRONZE TO MATCH STOREFRONT

12" STONE CORNICE. 1" OFFSET

STANDARD BRICK MASONRY 
SOLDIER COURSE

STONE CLADDING

NON GLAZED WALL SURFACE: 2,973 SQ.FT. 

WALL MOUNTED WALL PACK LIGHT 
FIXTURE

SOLDIER COURSE BRICK

Level 1
0' - 0"

T.O. Windows
12' - 0"

Door & Window Hgt.
8' - 0"

B.O. Steel
14' - 0"

T.O. Roof
16' - 4"

T.O. Parapet
21' - 0"

STANDARD BRICK MASONRY 
SOLDIER COURSE

STANDARD BRICK
RUNNING BOND 

12" STONE CORNICE. 1" OFFSET

STL. CANOPY W/ TURNBUCKLES. DARK 
BRONZE TO MATCH STOREFRONT

BRICK ACCENT. SAW TOOTH 
PATTERN. DARK GREY

STOREFRONT. DARK BRONZE

STL. POST W/ MTL. CLADDING TO 
MATCH STOREFRONT

WOOD ACCENT PANELING

STOREFRONT. DARK BRONZE

LIMESTONE CLADDING BASE

STONE CLADDING

NON GLAZED WALL SURFACE: 1,143 SQ.FT. 

STANDARD BRICK MASONRY 
RUNNING BONDSOLDIER COURSE BRICK

MATERIALS TOTAL (S.F.) % OF OPAQUE

BRICK 572 SF 30%

FRONT FACADE: 1,901 SQ FT

CAST STONE/

LIMESTONE 

CLADDING
1,081 SF 56%

MATERIAL PERCENTAGES: FRONT (WEST) FACADE

WOOD PANELING 205 SF 11%

METAL DARK BRONZE 72 SF 3%

TOTAL PERCENTAGE OF OPAQUE

BRICK/STONE MATERIALS

MAX ALLOWED: 100%

PROVIDED: 86%

ACCENT MATERIALS

MAX ALLOWED: 25%

PROVIDED: 14%

MATERIALS TOTAL (S.F.) % OF OPAQUE

BRICK 279 SF 25%

FRONT FACADE: 1,113 SQ FT

CAST STONE/

LIMESTONE 

CLADDING
793 SF 71%

MATERIAL PERCENTAGES: SIDE (NORTH) FACADE

WOOD PANELING 24 SF 2%

METAL DARK BRONZE 26 SF 2%

TOTAL PERCENTAGE OF OPAQUE

BRICK/STONE MATERIALS

MAX ALLOWED: 100%

PROVIDED: 96%

ACCENT MATERIALS

MAX ALLOWED: 25%

PROVIDED: 4%

MATERIALS TOTAL (S.F.) % OF OPAQUE

BRICK 275 SF 9%

FRONT FACADE: 2,973 SQ FT

CAST STONE/

LIMESTONE 

CLADDING
2,543 SF 90%

MATERIAL PERCENTAGES: REAR (EAST) FACADE

WOOD PANELING 0 SF 0%

METAL DARK BRONZE 152 SF 1%

TOTAL PERCENTAGE OF OPAQUE

BRICK/STONE MATERIALS

MAX ALLOWED: 100%

PROVIDED: 99%

ACCENT MATERIALS

MAX ALLOWED: 25%

PROVIDED: 1%

MATERIALS TOTAL (S.F.) % OF OPAQUE

BRICK 585 SF 52%

FRONT FACADE: 1,143 SQ FT

CAST STONE/

LIMESTONE 

CLADDING
446 SF 40%

MATERIAL PERCENTAGES: SIDE (SOUTH) FACADE

WOOD PANELING 80 SF 7%

METAL DARK BRONZE 14 SF 1%

TOTAL PERCENTAGE OF OPAQUE

BRICK/STONE MATERIALS

MAX ALLOWED: 100%

PROVIDED: 92%

ACCENT MATERIALS

MAX ALLOWED: 25%

PROVIDED: 8%
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July 31, 2025 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the revised submittal materials (plans dated 7/22/25) 

proposing the construction of a private road and shared residential driveway to accommodate 7 new home 

sites (to be created via land division) on a 20.39-acre parcel of land. 

 

A. Summary 

 

Shared Residential Driveway (Section 15.04): 

 

1. Construction is subject to review and comment by the Township Engineer and Brighton Area Fire 

Authority. 

2. If necessary, the applicant must obtain a permit from the County. 

3. The applicant must obtain a permit from the State for the wetland crossing. 

 

Private Road Review (Section 15.05): 

 

1. The Private Road Easement and Maintenance Agreement is subject to review and comment by the 

Township Attorney. 

2. The design and construction requirements are subject to review and comment by the Township 

Engineer and Brighton Area Fire Authority. 

3. If favorable action is considered by the Township, it should be conditioned upon approval by the 

Livingston County Road Commission. 

 

Special Land Use Review (Section 19.03): 

 

1. So long as impacts to the wetland are minimized and properly mitigated to the Commission’s 

satisfaction, the Township may find that the request is consistent with the Master Plan. 

2. The applicant must address any comments provided by staff, the Township Engineer, and/or Brighton 

Area Fire Authority. 

3. The wetland crossing requires approval by the Planning Commission for activity within 10 feet of the 

wetland itself. 

Attention: Amy Ruthig, Planning Director 

Subject: Olde Barn Court – Private Road and Special Land Use Review #2 

Location: 6025 Brighton Road – north side of Brighton Road, east of Clifford Road 

Zoning: LDR Low Density Residential 



Genoa Township 

Olde Barn Court 

Private Road and Special Land Use (Review #2) 

Page 2 

 

 
Aerial view of site and surroundings (looking north) 

 

B. Proposal/Process 

 

The applicant seeks to construct a private road and shared residential driveway for access to/from 7 new 

home sites to be created via the land division process. 

 

Procedurally, the Planning Commission has review and approval authority over the site plan for the 

private road; however, the proposed road/shared driveway crosses a wetland.  As such, the request also 

needs special land use approval, per Section 13.02.04. 

 

The Township Board has the final approval authority over the special land use and the private road 

maintenance agreement. 

 

C. Shared Residential Driveway (Section 15.04) 

 

1. Number Served.  The proposed shared driveway will provide access to/from 4 home sites (parcels 2-

5).  This standard is met. 

 

2. Width.  The proposed shared driveway has a width of 20 feet.  This standard is met, though the 

applicant may reduce the entire driveway width to 16 feet, while certain portions may be further 

reduced to 12 feet. 

 

3. Construction.  This standard is subject to review and comment by the Township Engineer and 

Brighton Area Fire Authority. 

 

4. Easement.  The proposed shared driveway is within a 33-foot wide easement.  This standard is met. 

 

5. Access Permits.  The proposed shared driveway will connect to the proposed private road (reviewed 

in Paragraph D below).  If necessary, the applicant must obtain a permit from the County. 
 

Additionally, the proposed shared driveway crosses a wetland, which will require a permit from the 

State (as well as special land use approval from the Township, as reviewed in Paragraph E below). 

Subject site 
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D. Private Road (Section 15.05) 

 

1. Public versus Private Road Standards.  The project will be served by a private road and shared 

residential driveway.  Access to/from the development will be via the intersection of the proposed 

private road with Brighton Road. 

 

Based on our review, the proposal demonstrates compliance with the standards to allow a private road 

(as opposed to public).   

 

The submittal includes a Private Road Easement and Maintenance Agreement, as required.  This 

document is subject to review and comment by the Township Attorney. 

 

2. AASHTO Standards.  The applicant must address any comments provided by the Township 

Engineer with respect to this standard. 

 

3. Easement Width.  The typical private road cross-section on Sheet 6 depicts a 66-foot wide easement.  

This standard is met. 

 

4. Road Design.  The proposed roadway width is 26 feet, which complies with the Ordinance 

requirement for residential lots of 2 acres or more.   

 

5. Maximum Length/Turnarounds.  In total, the proposed private road and shared residential 

driveway are approximately 900 feet in length.  Two tee turnarounds are provided, as required. 
 

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

Fire Authority with respect to this standard. 

 

6. Grading.  The applicant must address any comments provided by the Township Engineer with 

respect to this standard.  

 

7. Horizontal Curve.  The applicant must address any comments provided by the Township Engineer 

with respect to this standard.   

 

8. Intersection Design.  The proposed private road intersects Brighton Road at a 90-degree angle, as 

required. 

 

If favorable action is considered by the Township, it should be conditioned upon approval by the 

Livingston County Road Commission. 

 

9. Minimum Offsets.  The proposed private road aligns with Timberline Lane on the opposite side of 

Brighton Road. 

 

From our perspective, this standard is met; however, the applicant must address any comments 

provided by the Township Engineer. 

 

10. Boulevard Medians.  The proposal does not include a boulevard median. 

 

11. Vertical Clearance.  A note on Sheet 4 states that “a minimum vertical clearance of 15 feet shall be 

maintained along the length of all apparatus access roads.”  This standard is met. 
 

12. Street Names.  Street names are subject to County approval following review and comment by the 

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

Fire Authority. 

 

13. Signs.  A note on Sheet 4 states that street signs will comply with the Michigan Manual of Uniform 

Traffic Control Devices and Road Commission standards, as required. 

 

14. Yard Setback.  The proposed private road easement does not abut an exterior property line. 

 

15. Impact Assessment.  The submittal includes an Environmental Impact Assessment, as required. 

 

16. Project Phasing.  A note on Shet 4 states that “the private road, shared driveway, and infrastructure 

are proposed to be built in a single phase.”   

 

E. Special Land Use (Section 19.03) 

 

1. Master Plan.  The Township Master Plan identifies the subject site as Low Density Residential.  Per 

the Plan, “this designation is for single family residential development located between rural 

residential areas and the more developed areas of the Township.” 

 

The existing zoning (LDR) and proposed development pattern are consistent with the Future Land 

Use classification. 

 

The Commission must consider the balancing of seemingly opposing goals of the Plan.  More 

specifically, the Plan includes the following statements: 

 

• Allow the pattern of homes on large rural lots to continue where it exists, particularly south of 

I-96; and 

• Protect natural areas by limiting development to areas with existing infrastructure and strictly 

enforcing the natural features setback. 

 

The lots that require access via the wetland crossing are more than double the minimum LDR 

standard for lot area, which helps to preserve the large rural lot development pattern; however, strict 

enforcement of the natural features setback precludes access to the northerly half of the subject site. 

 

In our opinion, so long as impacts to the wetland are minimized and properly mitigated, the 

Commission may find that the request is consistent with the Township Master Plan. 

 

2. Compatibility.  The subject area includes single-family development of varying densities – save for 

the development abutting the golf course, the residences on the north side of Brighton Road are 

generally on larger lots, while those on the south side are on slightly smaller lots. 

 

The area also contains several environmental conditions – large, wooded areas, areas of wetlands, and 

open water (the wetlands on site appear to lead directly to a lake). 

 

The proposal entails lots that are at least double the minimum requirement of the zoning district.  As 

such, the applicant is not over-developing the land, which should ultimately be beneficial to these 

environmental conditions. 

 

3. Public Facilities and Services.  The project does not entail public roads, water or sewer; however, 

the applicant must address any comments provided by the Township Engineer and/or Brighton Area 

Fire Authority related to this criterion. 
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4. Impacts.  As previously noted, the wetland crossing requires approval by the State (EGLE).  Given 

the extent of the encroachment, it also requires specific consideration by the Planning Commission 

since it is within 10 feet of the wetland itself. 

 

Provided approval is granted by the State, we anticipate that impacts of the wetland crossing will be 

properly mitigated to the greatest extent possible.   

 

Section 15.04.01 allows the applicant to reduce the width of the shared residential driveway at the 

crossing to as little as 12 feet.  However, the International Fire Code requires a minimum access 

width of 20 feet, per the Brighton Area Fire Authority. 

 

As such, the applicant cannot utilize this option to further reduce potential impacts on the wetland 

itself. 

 

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

additional efforts to mitigate potential adverse impacts. 
 

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

 

Respectfully, 

SAFEBUILT 
 
 

  

  

Brian V. Borden, AICP 

Michigan Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

August 4, 2025 

 

Ms. Amy Ruthig 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: The Farm 

Site Plan Review No. 2 

 

Dear Ms. Ruthig: 

 

Tetra Tech conducted a review of the site plan submittal for The Farm last dated July 22, 2025. The site plan was 

prepared by Boss Engineering on behalf of Mr. Kevin Van Kennel. The development is located on 20 acres north 

of Brighton Road, 1.3 miles east of Chilson Road. The Petitioner is proposing 7 single-family units. The proposed 

site includes storm sewer, on-site detention, and private road improvements. We offer the following comments: 

 

TRAFFIC AND ROADWAYS 

1. Section 15.05.03.d of Genoa Township’s Ordinance states that for any single means of access serving more 

than five lots, it shall include a turn-around with a center landscaped island or continuous loop. A 

hammerhead turnaround is provided in the plan set. This ordinance requirement may be adjusted by the 

planning commission in particular cases. This layout should be approved by the fire department prior to 

site plan approval. 

2. Brighton Area Fire Authority has required that the width of the private road be increased to 26-feet wide 

from the 22-foot road width required in the Genoa Township Zoning Ordinance. Due to this, the gravel 

shoulder has been reduced from 5 feet to 3 feet wide and we have no engineering related concern to this 

reduced shoulder width.  

We recommend that the petitioner address the above comments to the planning commissions satisfaction prior to 

final site plan approval. Please call or email if you have any questions. 

 
Sincerely,  

 

 

 

Shelby Byrne, P.E. Sydney Streveler, EIT  

Project Engineer Civil Engineering Group 

 

  



 
August 5, 2025 
Amy Ruthig 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE:​ The FARM - Residential development with 7 homes 
​ 6025 Brighton Rd. 
​ Genoa Twp., MI   

Dear Amy, 

The Brighton Area Fire Department has reviewed the above-mentioned site plan.  The 
plans were received for review on July 23, 2025 and the drawings are dated April 21, 
2025 with latest revisions dated July 22, 2025. The project is based on the proposed 
combination of two parcels totaling 20.39 acres.  The new parcel will be subdivided into 
seven single-family home lots.  The plan review is based on the International Fire Code 
(IFC) 2024 edition requirements.  
 
All previous comments have been addressed in the recent submittal.  

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

 
Rick Boisvert, CFPS 
Fire Marshal 
cc:Amy Ruthig amy@genoa.org 
 
 

mailto:amy@genoa.org
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BRIGHTON ROAD

GENOA TOWNSHIP, LIVINGSTON COUNTY, MI
PART OF S.W. 1/4 SECTION 26 & S.E. 1/4 SECTION 27, T.2N., R.5E.
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2. SEPTIC SYSTEMS SHALL COMPLY WITH ALL
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A

B

B

4'-0"

RIPRAP

PLAIN

6'-0"

4'-0"
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0"

A

CONCRETE SPILLWAY
SCALE: NONE

2'-9"

3'-0"

3"

6'-0"

5"
6"

(LEVEL)

2'-9" 3"

4"

3'-0"

NOTES
MAKE GRADUAL TRANSITION FROM STANDARD CONCRETE CURB AND GUTTER TO CONCRETE SPILLWAY.

PLANE OF WEAKNESS JOINTS, NOT LESS THAN 1/8" NOR MORE THAN 1/4" IN WIDTH SHALL BE CUT IN THE PLASTIC CONCRETE. AFTER
FLOATING TO A DEPTH OF NOT LESS THAN 1-1/2". SPACING SHALL BE AT UNIFORM INTERVALS OF APPROXIMATELY 4 FEET.

THE SPILLWAY ON SHOULDERS AND FORESLOPES WILL BE UNDERLAID WITH GEOTEXTILE BLANKET FROM THE BACK SIDE OF CURB
AND GUTTER TO THE FAR END OF THE PLAIN RIPRAP. WHEN USING SPILLWAYS IN OTHER AREAS SUCH AS BACKSLOPES, THE
GEOTEXTILE BLANKET SHALL UNDERLAY THE FULL LENGTH OF THE SPILLWAY.

THE GEOTEXTILE BLANKET SHALL HAVE A MINIMUM WIDTH EQUAL TO THE WIDTH OF THE SPILLWAY.  THE SPILLWAY SHALL RECEIVE
A TRANSVERSE COURSE BROOM FINISH.

 WHILE CONCRETE SPILLWAY IS SHOWN ON THE FORESLOPE, IT MAY BE USED ON THE BACKSLOPE AS CALLED FOR ON THE PLANS.
CONCRETE SHOULDER GUTTER WOULD BE CORRESPONDINGLY OMITTED.

QUANTITIES PER LINEAR FOOT FOR 6 FOOT
CONCRETE SPILLWAY
0.074 CUBIC YARDS CONCRETE
3.56 POUNDS STEEL REINFORCEMENT

W3 (NOM. DIA. 0.195" ) WIRE MESH
5'-6" WIDE, 4: C.-C. LONGITUDINAL
& TRAVERSE WIRE SPACING
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NRCS EXISTING SOILS DATA:
CarabA CARLISLE MUCK, 0-2% SLOPES

FoB FOX SANDY LOAM, 2-6% SLOPES

FrB FOX-BOYER COMPLEX, 2-6% SLOPES

FrC FOX-BOYER COMPLEX, 6-12% SLOPES

FrD FOX-BOYER COMPLEX, 12-18% SLOPES

FrE FOX-BOYER COMPLEX, 18-25% SLOPES

SvE SPINKS-OAKVILLE LOAMY SANDS, 18-25% SLOPES

Wh WASHTENAW SILT LOAM
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INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed 
development may have on various factors in the general vicinity of the project.  The format used 
for presentation of this report conforms to the Submittal Requirements for Impact Assessment 
guidelines in accordance with Section 18.07 of the published Zoning Ordinance for Genoa 
Township, Livingston County, Michigan. 
 

DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment and 
a brief statement of their qualifications. 
 
Prepared For: 
Kevin Van Kannel 
5300 Old Hickory 
Brighton, MI 48116 
(810) 355-6300 
 
Prepared By: 
BOSS ENGINEERING COMPANY 
Civil Engineers, Land Surveyors, Landscape Architects and Planners 
3121 E. Grand River 
Howell, MI 48843 
(517) 546-4836 
 
Boss Engineering has been successfully providing engineering, surveying, planning and landscape 
architecture services on land development projects since 1969.  Since its beginning, Boss 
Engineering has strived to provide unparalleled professional services with integrity and respect to 
every client.  Today, Boss provides a complete lineup of consulting services for each project, 
ranging from conceptual design through final construction.  The company currently employs a 
variety of professions including civil engineers, surveyors, landscape architects and sanitarians. 
 
B. Map(s) and written description / analysis of the project site including all existing structures, 
manmade facilities, and natural features.  The analysis shall also include information for areas 
within 10 feet of the property.  An aerial photograph or drawing may be used to delineate these 
areas. 
 
The site is located on the north side of Brighton Rd, approximately 1,835 feet east of the Clifford 
Road intersection.  The property consists of a single-family home, a couple of accessory structures, 
and undeveloped land. The property is zoned as Low Density Residential (LDR), with 666 lineal feet 
of frontage along Brighton Rd. The surrounding properties of the site are zoned as Low Density 
Residential (LDR). 
 
C. Impact on natural features: A written description of the environmental characteristics of the 
site prior to development and following development, i.e., topography, soils, wildlife, woodlands, 
mature trees (eight inch caliper or greater), wetlands, drainage, lakes, streams, creeks or ponds.  
Documentation by a qualified wetland specialist shall be required wherever the Township 
determines that there is a potential regulated wetland.  Reduced copies of the Existing Conditions 
Map(s) or aerial photographs may accompany written material. 
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The total site area is 20.39 acres. Current drainage patterns on site consist of slopes up to 
approximately 30%, with water being directed towards a wetland and a low area. The wetland 
begins as a narrow ditch, bisecting the property as it runs north, before transitioning into a larger 
wetland area in the northwest corner of the property which continues offsite to Baetcke Lake. The 
low area is in the southeast corner of the property along Brighton Road. 
 
Boss Engineering completed a wetland delineation on May 12, 2025, in accordance with the 1987 
USACOE Wetland Delineation Manual and the regional supplement for the Midwest region August 
2010 and/or the regional supplement for the northcentral and northeast region January 2012. A 
routine methodology was used. Wetland transects, USACOE regional wetland data sheets (OMB 
2024) were completed and boundary surveyed as part of the overall investigation. According to the 
National Wetlands Inventory the wetland onsite is classified as a mix of Palustrine Scrub-Shrub 
(PSS1C) & Palustrine Forested (PFO1C) wetland with an area of 7.76 acres. This wetland continues 
offsite to the northeast and changes classification to a Palustrine Emergent (PEMC) wetland of 0.75 
acres along the edge of Baetcke Lake. Wetland disturbance will be limited to that required for the 
shared driveway crossing. A wetland permit from the Michigan Department of Environment, Great 
Lakes, & Energy will be obtained prior to construction of the shared driveway. 
 
Vegetated areas onsite are mainly within or bordering the wetland area, with a tree line located 
along Brighton Road, while the remainder of the site is open area. A tree survey was completed by 
Boss Engineering on May 12, 2025, locating all trees with a caliper of eight (8) inches or greater 
within 100-feet of the private road easement and around the proposed detention basin. The 
proposed road will run through the tree line along Brighton Road, and the shared driveway will 
cross the narrow ditch portion of the wetland and through a portion of the wooded area in the 
northeast part of the property. Tree removal will be limited to that required for installation of the 
road, driveway, forebay, detention basin, and associated ditches and grading. The tree inventory 
list on sheet 3B of the attached site/construction plan shows which trees are proposed to be 
removed. The USDA Soil Conservation Service soil classification for the site is a majority Fox-
Boyer Complex with some Carlisle Muck in wetland areas and Spinks-Oakville Loamy Sands for 
the southeast pothole area. 
 
 
D. Impact on storm water management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover is 
established.  Recommendations for such measures may be obtained from County Soil 
Conservation Service.  
 
Surface runoff during periods of construction will be controlled by proper methods set forth by the 
Livingston County Drain Commissioner, including silt fence, temporary gravel entrance, and seed 
and mulch. 
 
At the time of construction, there may be some temporary dust, noise, vibration and smoke, but 
these conditions will be of relatively short duration and shall be controlled by applying appropriate 
procedures to minimize the effects, such as watering if necessary for dust control. 
 
The Site Plan documents show the proposed locations of all site improvements along with detailed 
soil erosion control information. The plans will be reviewed by the Livingston County Drain 
Commissioner’s office for compliance with their regulations prior to issuance of a Soil Erosion 
Control permit. 
 
E. Impact on surrounding land use: Description of the types of proposed uses and other man 
made facilities, including any project phasing, and an indication of how the proposed use 
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conforms or conflicts with existing and potential development patterns.  A description shall be 
provided of any increases of light, noise or air pollution which could negatively impact adjacent 
properties. 
 
The proposed land division creates 7 parcels on site, that are proposed for single family homes. 
This type of development conforms with current surrounding land uses for the site. The increase in 
light, noise or air pollution is minimal with only 7 single family homes being proposed while 
having a minimal impact on surrounding properties. 
 
F. Impact on public facilities and services: Description of number of expected residents, 
employees, visitors, or patrons, and the anticipated impact on public schools, police protection 
and fire protection.  Letters from the appropriate agencies may be provided, as appropriate.   
 
With only 7 single family residential homes being proposed the impact on public facilities such as, 
Brighton Area Schools, and police and fire departments will be minimal. 
 
G. Impact on public utilities: Description of the method to be used to service the development 
with water and sanitary sewer facilities, the method to be used to control drainage on the site 
and from the site, including runoff control during periods of construction.  For sites service with 
sanitary sewer, calculations for pre- and post development flows shall be provided in equivalents 
to a single family home.  Where septic systems are proposed, documentation or permits from the 
Livingston County Health Department shall be provided. 
 
The development has no impact on public utilities, as it is not to be served by either public water 
or sanitary sewer.  The site will utilize wells and septic fields to service the future houses of the 
individual lots. Soil borings were conducted with the Health Department, final approval of septic 
systems and wells are pending. 
 
With regards to storm water management, the project will be required to meet all local, county and 
state storm water and erosion control requirements.  All of the required information is included in 
the Site Plan documents. The increased volume of runoff due to development of the private road, 
along with the existing site runoff, will be detained onsite and outlet at a controlled rate into 
existing wetlands. Existing slopes and drainage patterns that are outside of the proposed 
development area will remain the same. 
 
 
H. Storage or handling of any hazardous materials:  Description of any hazardous substances 
expected to be used, stored or disposed of on the site.  The information shall describe the type of 
materials, location within the site and method of containment.  Documentation of compliance 
with federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) shall be 
submitted, as appropriate. 
  
There will be no hazardous materials used or disposed of on this site, such as gas cans, paint, etc. 
 
I. Impact on traffic and pedestrians:  A description of the traffic volumes to be generated based on 
national reference documents, such as the most recent edition of the Institute of Transportation 
Engineers Trip Generation Manual, other published studies or actual counts of similar uses in 
Michigan.   
 
According to the Institute of Transportation Engineers Trip Generation 10th edition, with the 
construction of 7 single family homes, the expected number of trips generated by this 
development will be 66.08 total trips per day with an AM peak volume of 5.18 trips and a PM peak 
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volume of 6.93 trips. No center turn lane or bypass lane will be required by the Livingston County 
Road Commission. 
 
J. A detailed traffic impact study shall be submitted for any site over ten (10) acres in size which 
would be expected to generate 100 directional vehicle trips (i.e. 100 inbound or 100 outbound 
trips) during the peak hour of traffic of the generator or on the adjacent streets.    
 
The site is over 10 acres, however the proposed development will not generate 100 direction 
vehicle trips during the peak hour of traffic, therefore a detailed traffic impact study is not 
necessary. 

 

K. Special Provisions: General description of any deed restrictions, protective covenants, master 
deed or association bylaws. 

 

None at this time. 

 

L. A list of all sources shall be provided. 
 
Genoa Township’s Submittal Requirements for Impact Assessment 

Genoa Township Zoning Ordinances 

Soil Survey of Livingston County, Michigan, U.S.D.A. Soil Conservation Service 

National Wetland Inventory Plan, United States Department of the Interior, Fish and Wildlife 
Service 

Trip Generation Manual, 10th edition, Institute of Transportation Engineers 
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WETLAND DELINEATION FOR: VAN KANNEL 
  

6025 Brighton Road 
Brighton / Genoa Township 
LIVINGSTON COUNTY, MI 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Owner: Kevin & Carolyne Van Kannel 

5300 Old Hickory 
Brighton, MI 48116 
Email: kvankannel00@comcast.net 
Phone: 734-434-5963 

 
Prepared By: 

 
 
 
 
 
 
 
 
 

 Patrick Cleary, PLA 
 
   May 22, 2025 
Boss Project #24-380-1 

I. Summary 
A wetland delineation site visit was conducted at 
the property (parcel #’s 4711-27-400-011 and - 
012) in Genoa Township, MI on May 12, 2025. 
 
The location is shown in the map figure at left.   
The gross overall site – both parcels - is 20.39 
acres. During the site visit 2 wetlands were 
identified. Wetland ‘A’ is an approximately 0.09 
acre drainage swale and Wetland ‘B’ is 
approximately 3.88 acres in size on-site – 
expanding north and west off the property.  The 
site is bisected by a Section line. Parcel # – 011 
is located in the SW ¼ of Section 26 and Parcel 
#-012 is located in the SE ¼ of Section 27. The 
purpose of the delineation was to determine 
existing conditions. 
 

Report Index: 
I. Summary 
II. Individual Wetland Descriptions 
III. Reference Maps & Aerials 
IV. Representative Photos 
V. Boundary Map  
VI. Data Sheets 

 

As part of the work the following information was 
reviewed for this report: 
 National Wetland Inventory (NWI) Map 1 
 USDA NRCS Soil Survey Map 2 
 Aerial Map 3 
 

Relatively normal conditions for the season 
existed for the site visit. 
 

Wetland ‘A’ appears to be a partially ‘ditched’ 
natural drainage swale.  Wetland ‘B’ is a fringe 
wetland to Baetcke Lake located northeast off-
site.  Wetland ‘A’ appears to have tertiary 
overflow connection to Wetland ‘B’ – a defined 
connecting channel was difficult to determine. 

S
IT

E
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The delineation was completed in accordance with the 1987 U.S. Army Corps of Engineers (USACOE) 
Wetland Delineation Manual, the Regional Supplement for the Northcentral and Northeast Region 
(NCNE) January 2012, and USACOE NC NE Plant List 2022. Wetlands were determined by the soil, 
vegetation and hydrology criteria that have been established by the USACOE - and adopted by the 
Michigan Department of Environment, Great Lakes and Energy (EGLE). 
 
Due to the proximity of Wetland ‘B’ to the Lake (minimum water surface area of 36-acres plus additional 
fringe wetlands), and a presumed hydraulic connection between Wetlands ‘A’ and ‘B’, both wetland areas 
are most likely regulated wetlands.  EGLE is the final arbiter for wetland determinations in the state (non-
coastal). 
 
There is a minimum wetland setback of 25-feet from wetlands contained in the Genoa Township Zoning 
ordinance.  Permits and restrictions for any impact to wetlands for this site will be administered by EGLE. 
 
II.   Wetland Descriptions 
 

Two wetlands were flagged in the field – Wetland ‘A’ (Transects A1, A2, A3) and ‘B’ (Transects B1, 
B2, B3): 
 
Wetland ‘A’:  This wetland approximately bisects the site, south to north and appears to have been a 
natural drainage swale that was excavated deeper for most of its length.  The ‘ditching’ begins on-site 
at marker A1.  The approximate total 0.09-acre swale continues to be more defined at an average 
width of 5-7-feet with progressively steeper (3:1) eroded banks and transitioning to surface water for 
a portion, to approximately a total of 3/4 of its length.  Curiously, before it reaches the larger Wetland 
‘B’ the swale spreads out with minimal definition.  However, there still appears to be an overflow 
function with a hydraulic connection to Wetland ‘B’ and the approximate centerline was marked in the 
field to its connection to Wetland ‘B’. 
 
Three (3) Transects (A1, A2, A3) with 1 representative upland data sheet (total of 4), were completed 
to describe the varying conditions along the length of this linear wetland. 

 
TRANSECT A1:  This was documented perpendicularly to the swale at the south end at marker 
A3 (see ‘Wetland Boundary Map’ & Photo 1). 

 

Soils & Hydrology: Soil at the center of the defined (3:1 side slopes) swale was a 10YR 4/2 
mucky sand with few but prominent 10YR 3/6 copper red mottles developing at 7-inches through 
14-inches.  The soil was saturated at the surface, but no standing water was observed at this 
location. The soil appeared to meet the Sandy Mucky Mineral (S1) criteria. 

 

Additional Hydrologic Indicators:   The swale meets the definitions of Geomorphic Position (D2), 
the FAC-Neutral Test (D5), drainage patterns (B10), and water-stained leaves (B9). 

 

Vegetation:   Vegetation in the middle of the swale was dominated by Fowl Manna Grass 
(Glyceria striata) with clusters of Jewelweed (Impatiens capensis).  Just outside the ditched 
swale, on both sides, were more decidedly upland species including Poison Ivy (Toxicodendron 
radicans) and Japanese Honeysuckle (Lonicera japonica) vines, seedling Boxelder (Acer 
negundo), and Black Cherry (Prunus serotina).  There were also scattered Yellow Avens (Geum 
aleppicum), Garlic Mustard (Alliaria petiolate), and Dame’s Rocket (Hesperis matronalis).  There 
were also scattered larger Boxelder in the Tree Stratum – but overall density of vegetation 
outside of the swale was relatively low. 
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TRANSECT A2:  This was documented perpendicularly to the swale at the south end at marker 
A6 (see ‘Wetland Boundary Map’ & Photo 2).  This was also the transect that included the 
representative Upland data sheet information. 
 
Soils & Hydrology: This transect was noted by the presence of standing water and darker soil 
within the swale. Soil at the center of the defined (3:1) partially eroded swale was a 10YR 2/2 
mucky sand through 8-inches, then turning to a light sand (10YR 5/2, 8-12 inches, 10YR 6/2, 12-
inches plus).  There was no evident mottling through the sample soil section. Beginning between 
markers A5 & A6 through A8 was the wettest part of the wetland with standing water.  No obvious 
flow was observed. The soil continued to appear to meet the Sandy Mucky Mineral (S1) criteria. 
 
Outside of the swale at the transect the soil was a 10YR 4/3 sandy to loamy sand through 14-
inches.  Sampling taken elsewhere in the immediate area were similar with a few areas with a 
10YR 5/2 to 10YR 6/2 color sand beginning at 12-14-inches. 

 

Additional Hydrologic Indicators:   The swale meets the definitions of Geomorphic Position (D2), 
the FAC-Neutral Test (D5), drainage patterns (B10), water-stained leaves (B9), and sparsely 
vegetated concave surface (B8). 

 

Vegetation:   This transect was noted by the significant reduction in overall vegetation. Vegetation 
in the middle of the swale were in clumps with the primary littered with water-stained leaves.  
There were 2 wetland dominants noted again here – Jewelweed (Impatiens capensis) and Fowl 
Manna Grass (Glyceria striata), but the grass cover percentage was greatly reduced (50% to 
8%).  Just outside the ditched swale, on both sides, were more decidedly upland species 
including Poison Ivy and Japanese Honeysuckle vines, seedling Boxelder, and Black Cherry.  
 
Further outside of the swale were scattered amounts of Dame’s Rocket / Mother-Of-The-Evening 
(Hesperis matronalis), Dead Nettle (Lamium purpureum), May-Apple (Podophyllum peltatum), 
Orchard Grass (Dactylis glomerata), Garlic Mustard (Alliaria petiolate), and Common Burdock 
(Arctium minus).  The herbaceous stratum density was relatively low.  Within the 15-foot plot size 
there were more Japanese Honeysuckle and Multiflora Rose (Rosa multiflora). Within the 30-ft 
plot size were several larger trees including Black Oak (Quercus veluntina), larger Boxelder, Red 
Maple (Acer rubrum), and Black Cherry.  The overall area was generally forested with a relatively 
sparsely vegetated understory and a lot of leaf clutter. 
 
TRANSECT A3:  This was documented perpendicularly to the swale at the south end at marker 
A10 (see ‘Wetland Boundary Map’ & Photo 3). 

 
Soils & Hydrology: This transect was noted by a much less defined swale, no evident previous 
additional excavation, no standing water, and less mucky – although still saturated at this point. 
Soil at the center of the swale (5-8% side slopes) was a 10YR 3/2 mucky sand with few but 
prominent 10YR 3/6 copper red mottles developing at 8-inches through 14-inches.  The soil 
appeared to still meet the Sandy Mucky Mineral (S1) criteria. 
 
Further north of this section the soil remained at a 10YR 2/2 to 10YR 3/2 color but without mottles 
and saturation – although still relatively more moist than the surroundings.  The approximate 
centerline of the swale was continued to Wetland ‘B’ by this relative moisture transition, slight 
topographic definition, and the FAC to FACU vegetation bordering either side (May-Apple for 
example).  From A11 to A15 this centerline may be more of an overflow or conveyance than 
wetland but indeterminant. 

 

Additional Hydrologic Indicators:   The swale meets the definitions of Geomorphic Position (D2), 
the FAC-Neutral Test (D5), drainage patterns (B10), water-stained leaves (B9), and sparsely 
vegetated concave surface (B8). 
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Vegetation:   This transect was noted by being back to more overall vegetation – particularly more 
Fowl Manna Grass (20%).  In addition to the increase in grass density the Jewelweed remained 
at a noticeable percentage (13%) and there was the addition of ferns – Sensitive Fern (Onoclea 
sensibilis) and Cinnamon Fern (Osmundastrum cinnamomeum) – in small percentages (5% & 7% 
respectively). Just outside the swale, on both sides, continued to be more decidedly upland 
species including Poison Ivy, Japanese Honeysuckle - and Virginia Creeper (Parthenocissus 
quinquefolia) - vines, seedling Boxelder, Black Cherry, and also seedling Green Ash (Fraxinus 
pennsylvanica) and American Elm (Ulmus americana).  The overall area continued to be 
generally forested with a relatively sparsely vegetated understory and a lot of leaf clutter. 

 
The boundary of Wetland ‘A’ was primarily determined by Geomorphic Position (D2), Saturation 
(A3) and corresponding FACW & OBL vegetation.  In its present condition, with varying stretches 
of standing water, and no apparent regular flow the swale will most likely be considered a 
conveyance or ‘linear wetland’ by EGLE (not a ‘stream’). 

 
Wetland ‘B’:  This wetland is located in approximately the west 1/3 of the site.  The wetland 
continues off-site & is a fringe wetland to Baetcke Lake with open water approximately at another 
200-ft northwest of the site. There is approximately a total of 3.88-acres of wetland on-site. Wetland 
‘B’ intersects Wetland ‘A’ between markers B7 & B8 (see the ‘Wetland Boundary Map’ & Photo 4). 
 
Three (3) Transects (B1, B2, B3) with 1 representative upland data sheet (total of 4), were completed 
to describe the varying conditions along the perimeter of this fringe wetland. 

 
TRANSECT B1:  This was documented between markers B2 and B3 near the north end of the 
site (see ‘Wetland Boundary Map’ & Photo 5). 

 

Soils & Hydrology: This transect was noted for its distinct line between sandy slope and thick 
muck. Soil at the bottom of the defined (20-25%) sandy slope was a distinct 10YR 2/1 muck 
through 14-inches from a 10YR 4/3 loamy sand.  There was standing water and a presumed 
water table at this water’s edge location. The soil sample met the Muck (A10) criteria. 

 

Additional Hydrologic Indicators:   The wetland at this transect meets the definitions of 
Geomorphic Position (D2), the FAC-Neutral Test (D5), drainage patterns (B10), water-stained 
leaves (B9) and inundation seen from aerial imagery (C9 & B7). 

 

Vegetation:   This transect was marked by a distinct change from forested to open wetland. 
Vegetation in the obvious wetland was dominated by Reed Canary Grass (Phalaris arundinacea)  
(50%) followed by Hardstem Rush (Schoenoplectus acutus) (20%). Cattail (Typha angustifolia) 
was a lesser percentage (15%) at the wetland edge of the plot but dominant further into the 
wetland to the north and west. 
 
On the upland bank side of the plot shrub & tree plot sizes were more decidedly upland species 
including Japanese Honeysuckle (Lonicera japonica), Multiflora Rose (Rosa multiflora), and a few 
Hazelnut (Corylus americana).  There was also seedling and larger Green Ash (Fraxinus 
pennsylvanica), American Elm (Ulmus americana), Swamp White Oak (Quercus bicolor), and 
Boxelder (Acer negundo). 

 
TRANSECT B2:  This was documented at marker B15 on the south side of where Wetland ‘A’ 
and Wetland ‘B’ intersect, facing more west (see ‘Wetland Boundary Map’ & Photo 6). 

 
Soils & Hydrology: This transect was noted for its distinct line between sandy slope and thick 
muck but at less of a steep slope (8-10% vs 20-25%). Soil at the bottom of the slope was again a 
distinct 10YR 2/1 muck through 14-inches from a 10YR 4/3 loamy sand.  There was no standing 
water but saturation & sparse vegetation. At the time of the visit it appeared that the area was 
recently inundated. The soil sample met the Muck (A10) criteria. 



Van Kannel Wetland Delineation Report                           Page 5        Boss Engineering 

Additional Hydrologic Indicators:   The wetland at this transect meets the definitions of 
Geomorphic Position (D2), the FAC-Neutral Test (D5), drainage patterns (B10), water-stained 
leaves (B9) and inundation seen from aerial imagery (C9 & B7). 

 

Vegetation:   This transect was marked by a distinct change from forested to open wetland but 
with less vegetation at the edge. Dominant vegetation in the obvious wetland included less Reed 
Canary Grass (5%) but Blue Flag Iris (Iris versicolor) (15%) and Sensitive Fern (15%) along with 
Hardstem Rush (7%) & Yellow Avens (8%). Further into the wetland was dominanted by shrubs – 
what appeared to be Speckled Alder (Alnus incana) and not open water or Cattail. 
 
On the upland bank side of the plot shrub & tree plot sizes were again more decidedly upland 
species including Japanese Honeysuckle, Multiflora Rose along with seedling and larger Green 
Ash, American Elm, Swamp White Oak, and Boxelder. 
 
Further upland there were many of the same species as noted around Wetland ‘A’ (listed in Data 
Sheet A2-2 & B2-2) and with the addition of Trillium (Trillium grandiflorum) and unfortunate 
Japanese Barberry (Berberis thunbergii) in scattered clusters. 

 
TRANSECT B3:  This was documented at marker B21.  This marker was at a mostly enclosed 
depression off the ‘main’ wetland but had an evident surface connection so not documented as a 
separate wetland (see ‘Wetland Boundary Map’ & Photos 7 & 8). 

 
Soils & Hydrology: This transect was noted for its distinct line between sandy slope (7-8%) and 
thick muck with standing water. Soil at the bottom of the slope was again a distinct 10YR 2/1 
muck through 14-inches from a 10YR 4/3 loamy sand.  There was shallow, mucky standing water 
at the edge that became deeper approximately another 8-feet further in. At the time of the visit it 
also appeared that the area was recently inundated. The soil sample met the Muck (A10) criteria. 
 
Additional Hydrologic Indicators:   The wetland at this transect meets the definitions of 
Geomorphic Position (D2), the FAC-Neutral Test (D5), drainage patterns (B10), water-stained 
leaves (B9) and inundation seen from aerial imagery (C9 & B7). 

 

Vegetation:   This transect was marked by a distinct change from forested to shrub-scrub wetland 
There was less vegetation at the edge but dominated by Speckled Alder further in. Dominant 
vegetation in the obvious wetland included Common Duckweed (Lemna minor) (25%+), Sensitive 
Fern (16%), Yellow Avens (12%) & Blue Flag Iris (7%). 

 
The boundary of Wetland ‘B’ was primarily determined by Geomorphic Position (D2) with a 
distinct, abrupt change from sandy soil to muck and a corresponding abrupt change from upland 
vegetation species to FACW & OBL vegetation. 
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III. Reference Maps 

MAP 1 – National Wetland Inventory (NWI) Map 
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MAP 2 – USDA NRCS Hydric Soils Map 
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MAP 3 – Livingston County GIS Parcel Aerial Map 
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IV. Site Photos 

PHOTO 1 –  Wetland ‘A’ – Looking North, near marker A3 

PHOTO 2 – Wetland ‘A’ – Looking North, near marker A6 
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PHOTO 3 – Wetland ‘A’, Looking North, between markers A9 & A10, swale becoming less defined 

PHOTO 4 – Wetland ‘B’  - Looking West, where Wetlands Meet 



Van Kannel Wetland Delineation Report                           Page 11        Boss Engineering 

PHOTO 5 – Wetland ‘B’ Looking West, near marker B2 

PHOTO 6 – Wetland ‘B’  Looking West, near marker B15 
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PHOTO 7 – Wetland ‘B’, Looking West, near marker B21, at ‘narrows’ 

 

PHOTO 8 – Wetland ‘B’, Looking southwest, near marker B22 
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HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Remarks

7-14

Color (moist)

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-7 Mucky Sand

10YR 3/6

Matrix

Texture

Prominent redox concentrations

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/2

10YR 4/2

Mucky Sand
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology X Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7. X

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

)

=Total Cover

No

8

5

Osmundastrum cinnamomeum

Geum aleppicum

Onoclea sensibilis

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

(Plot size:

15

Tree Stratum 30
Absolute 
% Cover

5/12/25

Kevin & Carolyn Van Kannel MI A2-1Sampling Point:

TRANSECT A2-1 - WETLAND: Sample taken at A6.  Defined 6'-7- wide swale - appears to have been ditched out at some point. Relatively lower, 
water at surface, flow indeterminant

83 deg 49' 52"W NAVD88

concave

Patrick Cleary Sections 27 & 28, T2N-R5ESection, Township, Range:

 Local relief (concave, convex, none):

33 Long:42 deg 32' 49" N Datum:

Remarks:

Carisle Muck (CarabA), Fox-Boyer Complex (FrB/FrC) NoneNWI classification:

Yes No

No

20

Prevalence Index worksheet:

5

7

City/County: Genoa Twnshp, Livingston

No

45

Hydrophytic 
Vegetation 
Present? No

71.4%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15 )

Impatiens capensis

Indicator 
Status

Dominant 
Species?

20

15

Herb Stratum 5

Yes

Lonicera japonica FACU

Toxicodendron radicans

(Plot size: 15

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

32

3 - Prevalence Index is ≤3.01

FACU species

FAC

(Plot size:

5

15

Glyceria striata

7 Yes

10

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

22

Yes

Hydrophytic Vegetation Indicators:

0

258

0

97

5

7

15

8

FACU

37

Yes FAC

=Total Cover

Prunus serotina

Acer negundo

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

swale

2 - Dominance Test is >50%

Yes

96

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

80

2.66Prevalence Index  = B/A =

No FACW

FACW

OBL

FACW

FACW

8

Multiply by:

74

(Plot size:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Sparsely vegetated with clumps of Jewelweed , less Fowl Manna Grass, more Sensitive & Cinnammon Ferns in center; vine, shrub, tree at edges

Van Kannel / 6025 Brighton Road

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Acer negundo

Hydrophytic Vegetation Present?

Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

100

100

100

X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          

X X

X

X

X

X

X Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Loamy Mucky Mineral (F1)

Geomorphic Position (D2)

0

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

Depleted Matrix (F3)

Redox Dark Surface (F6)

A2-1SOIL

Restrictive Layer (if observed):

Remarks:
Surface water present, beginning between A-5 & A-6; more water-stained leaves, much less overall herbaceous vegetation

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

0

5 cm Mucky Peat or Peat (S3)

Silty mucky sand through 8" then progressively more sandy through 13"

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Remarks

8-12

Color (moist)

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-8 Mucky Sand

Matrix

Texture

12-13 10YR 6/2

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 5/2

10YR 2/2

Mucky Sand

Sandy
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present?X Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.X

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6.

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

)

=Total Cover

Yes

7

Dactylis glomerata

3

5

Podophyllum peltatum

Alliaria petiolata

Lamium purpureum

Arctium minus

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

FAC

(Plot size:

Yes

15

Tree Stratum

Yes FACU

No

7

30

3

Absolute 
% Cover

5/12/25

Kevin & Carolyn Van Kannel MI A2-2Sampling Point:

TRANSECT A2-2 - REPRESENTATIVE UPLAND: Sample taken near A6.  Low sloping terrain either side of swale/ditch

83 deg 49' 52"W NAVD88

concave

Patrick Cleary Sections 27 & 28, T2N-R5ESection, Township, Range:

 Local relief (concave, convex, none):

4-6 Long:42 deg 32' 49" N Datum:

Remarks:

Carisle Muck (CarabA), Fox-Boyer Complex (FrB/FrC) NoneNWI classification:

Yes No

No

65

Prevalence Index worksheet:

3

13

City/County: Genoa Twnshp, Livingston

Yes

Taraxacum officinale

40

Hydrophytic 
Vegetation 
Present? No

23.1%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15 )

Geum aleppicum

Indicator 
Status

Dominant 
Species?

5

3

No3

3

30

Herb Stratum 5

No

Lonicera japonica FACU

Parthenocissus quinquefolia

(Plot size: 15

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

No FACU

FACU

No

FACW 33

3 - Prevalence Index is ≤3.01

FACU species

FACU

(Plot size:

4

10

Hesperis matronalis

7 Yes

10

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

17

Yes

Yes

7

Hydrophytic Vegetation Indicators:

75

452

15

122

5

5

35

0

FACU

9

Rosa multiflora FACU

Fraxinus pennsylvanica

Yes FAC

10

FACW

Ulmus americana

=Total Cover

Yes

Prunus serotina

Acer negundo

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

swale

2 - Dominance Test is >50%Yes

Yes

99

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

260

3.70Prevalence Index  = B/A =

Yes UPL

FACW

FACU

FACU

FAC

FACU

0

Multiply by:

18

(Plot size:

No

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Generally sparsely vegetated herbaceous layer with scattered groupings; mostly seedling trees, most larger tr

Van Kannel / 6025 Brighton Road

Acer rubrum

Quercus velutina

Prunus serotina

UPL Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

10

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Acer negundo

Hydrophytic Vegetation Present?

Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

100

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Loamy Mucky Mineral (F1)

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

Depleted Matrix (F3)

Redox Dark Surface (F6)

A2-2SOIL

Restrictive Layer (if observed):

Remarks:
Sandy, relatively flat but draining toward swale

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Darker sand, somewhat moist

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

RemarksColor (moist)

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-14 Sandy

Matrix

Texture

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/3
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7. X

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

)

=Total Cover

No

20

Osmundastrum cinnamomeum

Onoclea sensibilis

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

FAC

(Plot size:

10

Tree Stratum

Yes

30

5

Absolute 
% Cover

5/12/25

Kevin & Carolyn Van Kannel MI A3-1Sampling Point:

TRANSECT A3-1 - WETLAND: Sample taken at A10.  Defined 6'-7'- wide swale - much less defined channel A10-A15 - swale identified by slight 
depression and vegetation or lack there of

83 deg 49' 52"W NAVD88

concave

Patrick Cleary Sections 27 & 28, T2N-R5ESection, Township, Range:

 Local relief (concave, convex, none):

8 Long:42 deg 32' 49" N Datum:

Remarks:

Carisle Muck (CarabA), Fox-Boyer Complex (FrB/FrC) NoneNWI classification:

Yes No

No

15

Prevalence Index worksheet:

7

8

City/County: Genoa Twnshp, Livingston

No

45

Hydrophytic 
Vegetation 
Present? No

87.5%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15 )

Impatiens capensis

Indicator 
Status

Dominant 
Species?

3

13

16

Herb Stratum 5

No

Parthenocissus quinquefolia FACU

Toxicodendron radicans

(Plot size: 15

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

27

3 - Prevalence Index is ≤3.01

FACU species

FAC

(Plot size:

3

12

Glyceria striata

7 Yes

5

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

19

Yes

Hydrophytic Vegetation Indicators:

0

227

0

95

7

5

15

20

FACU

33

Fraxinus pennsylvanica FACW

Ulmus americana

Yes FAC

5

FACW

=Total Cover

Yes

Prunus serotina

Acer negundo

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

swale

2 - Dominance Test is >50%

Yes

81

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

60

2.39Prevalence Index  = B/A =

FACW

OBL

FACW

FACW

20

Multiply by:

66

(Plot size:

No

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

More sparsely vegetated with clumps of Jewelweed , more Fowl Manna Grass, few Sensitive & Cinnammon Ferns; Larger Red Maple at 30' edge

Van Kannel / 6025 Brighton Road

Acer rubrum

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Acer negundo

Hydrophytic Vegetation Present?

Hydric Soil Present? 
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Sampling Point:

% % Type1 Loc2

100

85 15 C M

X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          

X

X

X

X

X

X Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Loamy Mucky Mineral (F1)

Geomorphic Position (D2)

0

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

Depleted Matrix (F3)

Redox Dark Surface (F6)

A3-1SOIL

Restrictive Layer (if observed):

Remarks:
No surface water but still saturated, somewhat less mucky

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Mucky sand with few prominent mottles beginning at 8"

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Remarks

8-13

Color (moist)

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-8 Mucky Sand

10YR 3/6

Matrix

Texture

Prominent redox concentrations

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 3/2

10YR 3/2

Mucky Sand
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7. X

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Heavily vegetated with Reed Canary Grass at wetland edge, with some Hardstem Rush, Cattail wet edge of plot; vines, shrubs & trees on bank

Van Kannel / 6025 Brighton Road

Ulmus americana

Fraxinus pennsylvanica

Quercus bicolor

FACW Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

10

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Acer negundo

Hydrophytic Vegetation Present?

Hydric Soil Present? 

swale

2 - Dominance Test is >50%

No

15

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

180

2.32Prevalence Index  = B/A =

FACW

OBL

OBL

35

Multiply by:

210

(Plot size:

No

45

35

FACW

105

Ulmus americana FACW

Lonicera japonica

No FACU

8

FACU

Rosa multiflora

=Total Cover

Yes

Fraxinus pennsylvanica

Corylus americana

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

13 Yes

3

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

20

Yes

Hydrophytic Vegetation Indicators:

0

440

0

190

20

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

FACU 5

3 - Prevalence Index is ≤3.01

FACU species

FACU

(Plot size:

7

7

Typha angustifolia

Indicator 
Status

Dominant 
Species?

7

Yes15

50

40

Herb Stratum 5

No

Lonicera japonica FACU

Rubus allegheniensis

(Plot size: 15

City/County: Genoa Twnshp, Livingston

85

Hydrophytic 
Vegetation 
Present? No

66.7%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15 )

Phalaris arundinacea

No

45

Prevalence Index worksheet:

6

9

5/12/25

Kevin & Carolyn Van Kannel MI B1-1Sampling Point:

TRANSECT B1-1 - WETLAND: Sample taken between B2 & B3. Distinct topographic and vegetative line from forest to open wetland, sand to muck.

83 deg 49' 52"W NAVD88

concave

Patrick Cleary Sections 27 & 28, T2N-R5ESection, Township, Range:

 Local relief (concave, convex, none):

20-25 Long:42 deg 31' 48" N Datum:

Remarks:

Carisle Muck (CarabA), Fox-Boyer Cmplx (FrB/FrC), Spinks-Oakville Loam Sand (SvE) PFO1C / PSS1CNWI classification:

Yes No

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

No

FACW

(Plot size:

Yes

5

Tree Stratum

Yes FACW

Yes

15

30

15

Absolute 
% Cover

)

=Total Cover

Yes

15

Schoenoplectus acutus
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Sampling Point:

% % Type1 Loc2

100

X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          

X X

X

X

X

X

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 2/1

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-14 Muck

Matrix

Texture RemarksColor (moist)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

0

0

5 cm Mucky Peat or Peat (S3)

Thick muck at well defined edge from sandy bank

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

B1-1SOIL

Restrictive Layer (if observed):

Remarks:
Water at surface with apparent water level line

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Loamy Mucky Mineral (F1)

Geomorphic Position (D2)

0

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

Depleted Matrix (F3)

Redox Dark Surface (F6)
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7. X

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

At transect sparsely vegetated but thicker vegetation in the area - shrubs & trees at edge of respective plot sizes

Van Kannel / 6025 Brighton Road

Ulmus americana

Fraxinus pennsylvanica

Quercus bicolor

FACW Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

7

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Acer negundo

Hydrophytic Vegetation Present?

Hydric Soil Present? 

swale

2 - Dominance Test is >50%

Yes

84

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

108

2.39Prevalence Index  = B/A =

Yes FACW

FACW

OBL

FACW

OBL

10

22

Multiply by:

156

(Plot size:

Yes

50

22

FACW

78

Ulmus americana FACW

Lonicera japonica

No FACW

8

FACU

Rosa multiflora

=Total Cover

Yes

Fraxinus pennsylvanica

Alnus incana

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

5 Yes

3

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

15

Yes

Hydrophytic Vegetation Indicators:

0

370

0

155

8

7

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

No

FACU 28

3 - Prevalence Index is ≤3.01

FACU species

FACU

(Plot size:

7

10

Iris versicolor

Indicator 
Status

Dominant 
Species?

10

Yes12

5

40

Herb Stratum 5

No

Toxicodendron radicans FAC

Rubus allegheniensis

(Plot size: 15

City/County: Genoa Twnshp, Livingston

No

50

Hydrophytic 
Vegetation 
Present? No

70.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15 )

Phalaris arundinacea

No

27

Prevalence Index worksheet:

7

10

5/12/25

Kevin & Carolyn Van Kannel MI B2-1Sampling Point:

TRANSECT B2-1 - WETLAND: Sample taken at B15. Distinct soil and vegetative line from sand to muck, forested to scrub-shrub, but less of a steep 
topographic change

83 deg 49' 52"W NAVD88

concave

Patrick Cleary Sections 27 & 28, T2N-R5ESection, Township, Range:

 Local relief (concave, convex, none):

8-10 Long:42 deg 31' 48" N Datum:

Remarks:

Carisle Muck (CarabA), Fox-Boyer Cmplx (FrB/FrC), Spinks-Oakville Loam Sand (SvE) PFO1C / PSS1CNWI classification:

Yes No

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

No

FACW

(Plot size:

FAC

No

Acer rubrum

8

Yes

Tree Stratum

Yes FACW

Yes

10

30

15

Absolute 
% Cover

)

=Total Cover

No

15

15

Geum aleppicum

Onoclea sensibilis

Schoenoplectus acutus
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Sampling Point:

% % Type1 Loc2

100

X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          

X

X

X

X

X

X

X Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 2/1

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-14 Muck

Matrix

Texture RemarksColor (moist)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

5 cm Mucky Peat or Peat (S3)

Thick muck at well defined edge from sandy bank

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

B2-1SOIL

Restrictive Layer (if observed):

Remarks:
Surface water present at spots in the area but not at the transect; sparsely vegetated

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Loamy Mucky Mineral (F1)

Geomorphic Position (D2)

0

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

Depleted Matrix (F3)

Redox Dark Surface (F6)
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present?X Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.X

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6.

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Generally open forested understory with a lot of leaf clutter

Van Kannel / 6025 Brighton Road

Acer rubrum

Quercus velutina

Prunus serotina

UPL Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

20

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Acer negundo

Hydrophytic Vegetation Present?

Hydric Soil Present? 

swale

2 - Dominance Test is >50%No

Yes

120

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

356

3.88Prevalence Index  = B/A =

No UPL

FACW

FACU

FACU

FAC

FACU

0

Multiply by:

10

(Plot size:

Yes

50

0

FACU

5

Rosa multiflora FACU

Berberis thunbergii

Yes FAC

10

FACU

Ulmus americana

=Total Cover

Yes

Prunus serotina

Acer negundo

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

10 Yes

12

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

25

Yes

Yes

Yes

3

Hydrophytic Vegetation Indicators:

155

641

31

165

8

5

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

8

No FACU

FACU

No

FACW 40

3 - Prevalence Index is ≤3.01

FACU species

FACU

(Plot size:

7

15

Hesperis matronalis

Indicator 
Status

Dominant 
Species?

10

8

No3

2

40

Herb Stratum 5

No

Lonicera japonica FACU

Parthenocissus quinquefolia

(Plot size: 15

Trillium grandiflorum

City/County: Genoa Twnshp, Livingston

Yes

Taraxacum officinale

50

Hydrophytic 
Vegetation 
Present? No

25.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15 )

Geum aleppicum

No

89

Prevalence Index worksheet:

3

12

5/12/25

Kevin & Carolyn Van Kannel MI B2-2Sampling Point:

TRANSECT B2-2 - REPRESENTATIVE UPLAND: Sample taken near B15.  Undulating, steeper sloping terrain

83 deg 49' 52"W NAVD88

concave

Patrick Cleary Sections 27 & 28, T2N-R5ESection, Township, Range:

 Local relief (concave, convex, none):

10-25 Long:42 deg 32' 49" N Datum:

Remarks:

Carisle Muck (CarabA), Fox-Boyer Complex (FrB/FrC) NoneNWI classification:

Yes No

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

Yes

FAC

(Plot size:

Yes

15

Tree Stratum

Yes FACU

No

10

30

5

Absolute 
% Cover

)

=Total Cover

No

8

UPL

Dactylis glomerata

3

3

Podophyllum peltatum

Alliaria petiolata

Lamium purpureum

Arctium minus
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Sampling Point:

% % Type1 Loc2

100

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/3

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-14 Sandy

Matrix

Texture RemarksColor (moist)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

5 cm Mucky Peat or Peat (S3)

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

B2-2SOIL

Restrictive Layer (if observed):

Remarks:
Sandy, undulating terrain

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Loamy Mucky Mineral (F1)

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

Depleted Matrix (F3)

Redox Dark Surface (F6)
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7. X

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Midwest Region
See ERDC/EL TR-10-16; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp:11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

At transect sparsely vegetated but thicker vegetation in the area - shrubs & trees at edge of respective plot sizes; some open water

Van Kannel / 6025 Brighton Road

Ulmus americana

Fraxinus pennsylvanica

Quercus bicolor

FACW Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

10

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Acer negundo

Hydrophytic Vegetation Present?

Hydric Soil Present? 

swale

2 - Dominance Test is >50%

No

39

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

80

2.10Prevalence Index  = B/A =

Yes FACW

OBL

OBL

FACW

OBL

37

Multiply by:

186

(Plot size:

No

33

37

FACW

93

Ulmus americana FACW

Lonicera japonica

Yes FACW

10

FACU

Rosa multiflora

=Total Cover

Yes

Fraxinus pennsylvanica

Alnus incana

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

5 Yes

20

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

15

Yes

Hydrophytic Vegetation Indicators:

0

342

0

163

12

5

Wetland Hydrology Present?

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

FACU 13

3 - Prevalence Index is ≤3.01

FACU species

FACU

(Plot size:

5

10

Iris versicolor

Indicator 
Status

Dominant 
Species?

8

No7

25

50

Herb Stratum 5

No

Toxicodendron radicans FAC

Parthenocissus quinquefolia

(Plot size: 15

City/County: Genoa Twnshp, Livingston

No

65

Hydrophytic 
Vegetation 
Present? No

87.5%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

Sampling Date:

Are climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

FAC

Total % Cover of:

15 )

Lemna minor

No

20

Prevalence Index worksheet:

7

8

5/12/25

Kevin & Carolyn Van Kannel MI B3-1Sampling Point:

TRANSECT B3-1 - WETLAND: Sample taken at B22. Distinct soil & vegetative line from sand to muck, forested to scrub-shrub, less of a steep 
topographic change. Transect in a mostly enclosed depression off the main wetland but evident surface connection - not numbered separately

83 deg 49' 52"W NAVD88

concave

Patrick Cleary Sections 27 & 28, T2N-R5ESection, Township, Range:

 Local relief (concave, convex, none):

7-8 Long:42 deg 32' 50" N Datum:

Remarks:

Carisle Muck (CarabA), Fox-Boyer Complex (FrB/FrC) PSS1CNWI classification:

Yes No

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

No

FACW

(Plot size:

Yes

3

Tree Stratum

No FACW

Yes

5

30

15

Absolute 
% Cover

)

=Total Cover

No

7

16

Geum aleppicum

Onoclea sensibilis

Schoenoplectus acutus
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Sampling Point:

% % Type1 Loc2

100

X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          

X X

X

X

X

X

X

X

X Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 2/1

Black Histic (A3) Stripped Matrix (S6)

Dark Surface (S7)

0-14 Muck

Matrix

Texture RemarksColor (moist)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

0

0

5 cm Mucky Peat or Peat (S3)

Thick muck at well defined edge from sandy bank

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

B3-1SOIL

Restrictive Layer (if observed):

Remarks:
Thick muck transitioning quickly to deeper standing water then shrubs at the interior

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Loamy Mucky Mineral (F1)

Geomorphic Position (D2)

0

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

Depleted Matrix (F3)

Redox Dark Surface (F6)
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WETLAND 'B'
(+-3.88 AC ON-SITE)

WETLAND 'A'
(+-0.09 AC SWALE)

1

THE FARM
FOR

SITE PLAN / CONSTRUCTION PLANS

OVERALL SITE MAP
PREPARED BY:PREPARED FOR:

SHEET INDEX
DESCRIPTION

PROPERTY DESCRIPTION:

A RESIDENTIAL DEVELOPMENT

INDEMNIFICATION STATEMENT

LOCATION MAP

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

517.546.4836  FAX 517.548.1670

Engineers    Surveyors    Planners    Landscape Architects
Engineering

MR. KEVIN VAN KANNEL
65300 OLD HICKORY
BRIGHTON, MI 48116
PHONE: 810-355-6300
EMAIL: KVANKANNEL@UTECIT.COM ·

·

·

·

·
·

SITE

”
”

”
”

” ”

” ”

”

” ”

” ”
”

”

SHEET
NO.

CONTACT: BRENT LAVANWAY
EMAIL: BRENTL@BOSSENG.COM

 

BRIGHTON ROAD

GENOA TOWNSHIP, LIVINGSTON COUNTY, MI
PART OF S.W. 1/4 SECTION 26 & S.E. 1/4 SECTION 27, T.2N., R.5E.
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SCALE: 1 INCH = 50 FEET

050 25 50

NRCS EXISTING SOILS DATA:
CarabA CARLISLE MUCK, 0-2% SLOPES

FoB FOX SANDY LOAM, 2-6% SLOPES

FrB FOX-BOYER COMPLEX, 2-6% SLOPES

FrC FOX-BOYER COMPLEX, 6-12% SLOPES

FrD FOX-BOYER COMPLEX, 12-18% SLOPES

FrE FOX-BOYER COMPLEX, 18-25% SLOPES

SvE SPINKS-OAKVILLE LOAMY SANDS, 18-25% SLOPES

Wh WASHTENAW SILT LOAM
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SCALE: 1 INCH = 50 FEET

050 25 50

TREE INVENTORY LIST

WETLAND DELINEATION
A WETLAND DELINEATION WAS CONDUCTED ON 5-12-25 IN
ACCORDANCE WITH THE 1987 USACOE WETLAND DELINEATION
MANUAL AND THE REGIONAL SUPPLEMENT FOR THE MIDWEST
REGION AUGUST 2010 AND/OR THE REGIONAL SUPPLEMENT FOR
THE NORTHCENTRAL AND NORTHEAST REGION JANUARY 2012.

REFERENCES UTILIZED INCLUDED:  NATIONAL WETLAND
INVENTORY (NWI) MAP, USDA NRCS WEB SOIL SURVEY, COUNTY
SOIL SURVEY, AND THE USACOE NATIONAL WETLAND PLANT
LIST 2022 - NORTHCENTRAL & NORTHEAST REGION AND/OR
THE USACOE NATIONAL WETLAND PLANT LIST 2022 - MIDWEST
REGION.

A ROUTINE METHODOLOGY WAS USED. WETLAND TRANSECTS,
USACOE REGIONAL WETLAND DATA SHEETS (OMB 2024) WERE
COMPLETED AND BOUNDARY SURVEYED AS PART OF THE
OVERALL INVESTIGATION.

THIS DELINEATION WAS COMPLETED BASED ON OUR
EXPERIENCE AND QUALIFICATIONS.  IT REPRESENTS OUR BEST
JUDGEMENT AS EXPERIENCED AND QUALIFIED PROFESSIONALS.
IT SHOULD BE RECOGNIZED THAT THE ULTIMATE
DETERMINATION AUTHORITY IS THE MICHIGAN DEPARTMENT
OF ENVIRONMENT, GREAT LAKES, AND ENERGY (EGLE) AND/OR
THE U.S. ARMY CORPS OF ENGINEERS (USACOE).
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SCALE: 1 INCH = 50 FEET

050 25 50

SITE DATA
PARCEL # 4711-26-300-011, 10.15 AC ±
& PARCEL #4711-27-400-012, 10.24 AC ±
GENOA TOWNSHIP, LIVINGSTON COUNTY
USE: RESIDENTIAL
ZONING: LDR (LOW DENSITY RESIDENTIAL)

REQUIRED
  MIN. LOT AREA 43,560 SF (1 AC)

MIN. LOT WIDTH 150 FT (AT STREET)

SETBACKS
FRONT 50 FT
SIDE 30 FT
REAR 60 FT
NATURAL FEATURES 25 FT

MAX. LOT COVERAGE
BUILDING N/A

BUILDING HEIGHT 35' - 2 STORIES

SITE PLAN NOTES:
1. NO PARKING SHALL BE PERMITTED ON THE ROAD.
2. BUILDING ADDRESSES SHALL BE MINIMUM 4" HIGH IN CONTRASTING COLORS TO THE BUILDING MATERIALS AND

VISIBLE FROM THE THE STREET. THE LOCATION AND SIZE SHALL BE VERIFIED PRIOR TO INSTALLATION
3. A SIGN WITH MINIMUM 4" HIGH NUMBERS SHALL BE LOCATED AT THE ENTRANCE OF THE SHARED DRIVEWAY

INDICATING THE ADDRESSES LOCATED AT THE DEAD END. THE SIGN SHALL MEET THE TOWNSHIP AND/OR ROAD
COMMISSION SIGN REQUIREMENTS.

4. STOP SIGN AND STREET SIGN TO BE IN ACCORDANCE WITH THE MICHIGAN UNIFORM TRAFFIC CONTROL DEVICES
AND CONFORM TO THE ROAD COMMISSION REQUIREMENTS.

5. ACCESS ROADS TO THE SITE SHALL BE PROVIDED AND MAINTAINED DURING CONSTRUCTION. THE PRIVATE ROAD
& ANY ACCESS ROADS SHALL BE CAPABLE OF SUPPORTING A FIRE APPARATUS LOAD OF AT LEAST 84,000
POUNDS.

6. A MINIMUM VERTICAL CLEARANCE OF 15.0 FEET SHALL BE MAINTAINED ALONG THE LENGTH OF ALL APPARATUS
ACCESS ROADS.

7. THE PRIVATE ROAD, SHARED DRIVEWAY, AND INFRASTRUCTURE ARE PROPOSED TO BE BUILT IN A SINGLE PHASE.

PROPOSED PARCEL DATA

PARCEL 1 96,280 SF (2.21 AC)

PARCEL 2 99,576 SF (2.29 AC)

PARCEL 3 116,275 SF (2.67 AC)

PARCEL 4 287,142 SF (6.59 AC)

PARCEL 5 108,917 SF (2.50 AC)

PARCEL 6 87,126 SF (2.00 AC)

PARCEL 7 92,789 SF (2.13 AC)

PARCELS 1, 6, & 7 SHALL HAVE DRIVEWAY ACCESS
FROM THE PRIVATE ROAD. PARCELS 2-5 SHALL HAVE
DRIVEWAY ACCESS FROM THE SHARED DRIVEWAY.
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SCALE: 1 INCH = 50 FEET

050 25 50

NOTES:
1. WELLS  SHALL COMPLY WITH ALL LOCAL, STATE,

& FEDERAL REGULATIONS.
2. SEPTIC SYSTEMS SHALL COMPLY WITH ALL

LOCAL, STATE, & FEDERAL REGULATIONS.
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SCALE: 1 INCH = 50 FEET

050 25 50

PROFILE SCALE:
HOR. : 1" = 50'
VERT. : 1" = 5'

SCALE: 1 INCH = 50 FEET

050 25 50

PROFILE SCALE:
HOR. : 1" = 50'
VERT. : 1" = 5'

A

B

B

4'-0"

RIPRAP

PLAIN

6'-0"

4'-0"

4'-
0"

A

CONCRETE SPILLWAY
SCALE: NONE

2'-9"

3'-0"

3"

6'-0"

5"
6"

(LEVEL)

2'-9" 3"

4"

3'-0"

NOTES
MAKE GRADUAL TRANSITION FROM STANDARD CONCRETE CURB AND GUTTER TO CONCRETE SPILLWAY.

PLANE OF WEAKNESS JOINTS, NOT LESS THAN 1/8" NOR MORE THAN 1/4" IN WIDTH SHALL BE CUT IN THE PLASTIC CONCRETE. AFTER
FLOATING TO A DEPTH OF NOT LESS THAN 1-1/2". SPACING SHALL BE AT UNIFORM INTERVALS OF APPROXIMATELY 4 FEET.

THE SPILLWAY ON SHOULDERS AND FORESLOPES WILL BE UNDERLAID WITH GEOTEXTILE BLANKET FROM THE BACK SIDE OF CURB
AND GUTTER TO THE FAR END OF THE PLAIN RIPRAP. WHEN USING SPILLWAYS IN OTHER AREAS SUCH AS BACKSLOPES, THE
GEOTEXTILE BLANKET SHALL UNDERLAY THE FULL LENGTH OF THE SPILLWAY.

THE GEOTEXTILE BLANKET SHALL HAVE A MINIMUM WIDTH EQUAL TO THE WIDTH OF THE SPILLWAY.  THE SPILLWAY SHALL RECEIVE
A TRANSVERSE COURSE BROOM FINISH.

 WHILE CONCRETE SPILLWAY IS SHOWN ON THE FORESLOPE, IT MAY BE USED ON THE BACKSLOPE AS CALLED FOR ON THE PLANS.
CONCRETE SHOULDER GUTTER WOULD BE CORRESPONDINGLY OMITTED.

QUANTITIES PER LINEAR FOOT FOR 6 FOOT
CONCRETE SPILLWAY
0.074 CUBIC YARDS CONCRETE
3.56 POUNDS STEEL REINFORCEMENT

W3 (NOM. DIA. 0.195" ) WIRE MESH
5'-6" WIDE, 4: C.-C. LONGITUDINAL
& TRAVERSE WIRE SPACING
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NRCS EXISTING SOILS DATA:
CarabA CARLISLE MUCK, 0-2% SLOPES

FoB FOX SANDY LOAM, 2-6% SLOPES

FrB FOX-BOYER COMPLEX, 2-6% SLOPES

FrC FOX-BOYER COMPLEX, 6-12% SLOPES

FrD FOX-BOYER COMPLEX, 12-18% SLOPES

FrE FOX-BOYER COMPLEX, 18-25% SLOPES

SvE SPINKS-OAKVILLE LOAMY SANDS, 18-25% SLOPES

Wh WASHTENAW SILT LOAM
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ARTICLE 21 
ADMINISTRATION AND ENFORCEMENT 

Sec. 21.01 DUTIES OF ZONING ADMINISTRATOR & OTHERS 

21.01.01 Zoning Administrator:  Except where herein otherwise stated, the provisions of this 
Ordinance shall be administered by the Zoning Administrator or the Zoning Administrator’s 
designee; provided that site plan review shall be carried out by the Township Planning 
Commission, and special land uses by the Township Board and shall precede an issuance of 
permits. 

21.01.02 Zoning Compliance:  The Zoning Administrator shall have the power to grant zoning 
compliance permits, to make inspection of buildings or premises necessary to carry out his 
duties in the enforcement of this Ordinance. 

21.01.04 Ordinance Requirements:  Under no circumstances is the Zoning Administrator permitted 
to make changes to this Ordinance nor to vary the terms of this Ordinance in carrying out his 
duties as Zoning Administrator. 

21.01.05 Compliance With Ordinance:  The Zoning Administrator shall not refuse to issue a permit 
when conditions imposed by this Ordinance are complied with by the applicant, despite 
violations of contracts, such as covenants or private agreements, which may occur upon the 
granting of said permit. 

21.01.06 Discontinuance of Illegal Uses:  The Zoning Administrator shall order discontinuance of 
illegal uses of land, buildings or structures, removal of illegal buildings or structures, 
discontinuance of any illegal construction, or shall take any other lawful action authorized by 
this Ordinance to ensure compliance with, or prevent violations of its provisions. 

Sec. 21.02 REQUIREMENT FOR PERMIT 

21.02.01 Land Use Permits:  A land use permit shall be secured from the Zoning Administrator prior 
to activities regulated by this Zoning Ordinance.  In reviewing a request for a land use permit, 
the Zoning Administrator shall determine that such activity or use is in accordance with the 
requirements of this Ordinance.  The Zoning Administrator may issue such permit following 
determination that appropriate action, sanctioning such use, has been taken by the Zoning 
Board of Appeals; and further provided that Site Review has been completed, where such 
review is required by this Ordinance. 

The land use permit signifies that, in the opinion of the Zoning Administrator, the intended 
use, building or structure complies with all provisions of this zoning ordinance.  Any change 
in the use of land, type of use or occupancy of any non-residential building or structure shall 
require a land use permit.  Where a building permit is also required, application for a land use 
permit shall precede the application for building permit.  In cases in which a building permit 
is not required for construction of a new or enlarged building or structure, the application for 
a land use permit shall be made prior to the date when construction is intended to begin.  

21.02.02 Special Land Use Permits:  A separate Special Land Use Permit is required for certain uses, 
as described in Article 19. 

PLEASE SEE NEW LANGUAGE IN RED FOR PROPOSED ORDINANCE AMENDMENT 
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21.02.03 County Permits:  No application shall be made to the Livingston County Building 
Department or Department of Health for appropriate permits until the Land Use Permit has 
been secured. 

 
21.02.04 Permits for New Use of Land:  A certificate of occupancy shall be required before any 

vacant or occupied land may be used or occupied by a new or different use. 
 
21.02.05 Permits for New Use of Buildings: No building or structure or use for which a building or 

land use permit has been issued shall be used or occupied until the building official has, after 
final inspection, issued a certificate of occupancy.  The issuance of a certificate of occupancy 
shall in no case be construed as waiving any provisions of this chapter.  

 
21.02.06 Permits Required:  No building or structure, or part thereof shall be hereafter erected, 

altered, moved or repaired unless a land use permit shall have been first issued for such work 
and a building permit shall have been first issued for such work.  The terms "altered" or 
"repaired" shall include any changes in structural parts, stairways, fences, type of 
construction, type, class or kind of occupancy, light or ventilation, means of egress and 
ingress, or other changes affecting or regulated by the Township of Genoa, except for minor 
repairs or changes not involving any of the aforesaid features.  

 
21.02.07 Sewer and Water Permits:  Where public sewer and/or water is provided or required, a 

permit shall be issued prior to installation of such facilities only after review and approval of 
the construction plans by the Township Engineer. 

 
Sec. 21.03 PERFORMANCE GUARANTEE 
 

To ensure compliance with the provisions of this Ordinance and any conditions imposed by 
the Township Board, Zoning Board of Appeals, Planning Commission or Zoning 
Administrator, the Township may require that a performance guarantee be deposited with the 
Township to ensure faithful completion of improvements. The performance guarantee shall 
meet the following requirements: 

 
21.03.01 Performance Guarantee:  The performance guarantee may be in the form of a cash deposit, 

irrevocable letter of credit, certified check, cash escrow, or similar instrument acceptable to 
the Township.  If the applicant posts a letter of credit, the credit shall require only that the 
Township present the credit with a sight draft and an affidavit signed by the Township 
Attorney attesting to the Township's right to draw funds under the credit.  If the applicant 
posts a cash escrow, the escrow instructions shall provide that the escrow agent shall have a 
legal duty to deliver the funds to the Township whenever the Township Attorney presents an 
affidavit to the agent attesting to the Township's right to receive funds whether or not the 
applicant protests that right. 

 
21.03.02 Submittal:  The performance guarantee shall be submitted at the time of issuance of the 

permit authorizing the activity or project.  The performance guarantee shall be in a form 
found acceptable to the Township. 

 
21.03.03 Amount:  The amount of the performance guarantee shall be sufficient to cover the estimated 

cost of the improvements associated with a project for which site plan approval is sought.  
The applicant shall provide an itemized schedule of estimated costs to complete all such 
improvements.   
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21.03.04 Refund:  The entire performance guarantee, including interest accrued, shall be returned to 
the applicant upon satisfactory and timely completion of the required improvements.  The 
applicant may request that the performance guarantee be returned as work progresses in 
reasonable proportion to the ratio of work completed on the required improvements, provided 
that a minimum of ten percent (10%) shall be held back on each element until satisfactory 
completion of the entire project. 

 
21.03.05 Improvements not Completed:  Whenever required improvements are not installed or 

maintained in accordance with the standards set forth in this Ordinance and an approved site 
plan, the Township may complete the necessary improvements itself or by contract to an 
independent developer, and assess all costs of completing said improvements against the 
performance bond or other surety, including any interest accrued on said bond or surety.  
Prior to completing said improvements, the Township shall notify the owner, site plan review 
applicant, and/or other firm or individual responsible for completion of the required 
improvements. 

 
Sec. 21.04 VIOLATIONS AND PENALTIES 
 
21.04.01 Violation a Nuisance: Any building erected, altered, moved, razed, or converted, or any use 

of land or premises carried on in violation of any provision of this Ordinance is declared to be 
a nuisance per se, and may be abated by order of any court of competent jurisdiction. 

 
21.04.02 Inspection of Violation: The Code Officer shall inspect each alleged violation and shall 

order correction, in writing, of all conditions found to be in violation of this Ordinance.  The 
order to correct a violation shall be issued by serving personally, or by sending, by registered 
mail, return receipt requested, such order to the last known address of the owner of the 
property upon which the violation occurs, or when applicable, the violator.  A party who has 
failed to accept such registered mail shall be deemed to have been served. 

 
 
21.04.03 Cease and Desist Orders:  The Code Officer shall have the authority to issue a cease and 

desist order in the form of a written notice for the violation of any provisions of this Zoning 
Ordinance.  A cease and desist order may be issued to any person that is subject to the 
requirements of this ordinance.  Such cease and desist order shall become effective once it 
has been posted on the property where the violation has occurs and a copy of the notice has 
been sent to the person involved by first class mail at the person’s last known address.  Once 
a cease and desist order is effective, any use or work done in violation of the Zoning 
Ordinance shall stop immediately and shall not be recommenced until the Code Officer issues 
written notice dissolving the cease and desist order.  Any person who violates a cease and 
desist order shall be guilty of a municipal civil infraction as authorized below.  Any decision 
of the Code Officer regarding a cease and desist order may be appealed to the Zoning Board 
of Appeals.  A cease and desist order shall be in addition to the other violation penalties and 
remedies provided in this Ordinance. 

 
21.04.04 Penalties: Every person, corporation or firm who violates, disobeys, or omits, neglects or 

refuses to comply with any provision of this Ordinance or any permit, license or exception 
granted hereunder, or any lawful order of the Zoning Administrator, Code Officer, Board of 
Appeals or Township Board issued in pursuance of this Ordinance shall be guilty of a 
municipal civil infraction and upon conviction thereof shall be fined not more than $500.00 
for each such violation. The rights and remedies provided in this Ordinance are cumulative 
and are in addition to all other remedies provided by law. All monies received from penalties 
assessed shall be paid into the Township treasury on or before the first Monday of the month 
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next following receipt thereof by the court of jurisdiction.  All fines collected shall belong to 
the Township and shall be deposited in the general fund. 

 
The owner of record or tenant of any building, structure premises, or part thereof, and any 
architect, builder, contractor, agent or person who commits, participates in, assists in, or 
maintains such violation may each be found guilty of a separate offense. The imposition of 
any penalty shall not exempt the violator from compliance with the provisions of this 
Ordinance. 

 
21.04.05 Remedies: The Zoning Administrator, the Code Officer, the Township Board, the Planning 

Commission, the Zoning Board of Appeals or the Township Attorney, or any interested party, 
may institute injunction, mandamus, abatement or other appropriate proceedings to prevent, 
enjoin, abate or remove any unlawful erection, alteration, maintenance or use.  The rights and 
remedies herein provided are civil in nature. (as amended 12/31/06) 

 
21.04.06 Scope of Remedies: The rights and remedies provided in this Ordinance are cumulative and 

are in addition to all other remedies provided by law. All monies received from penalties 
assessed shall be paid into the Township treasury on or before the first Monday of the month 
next following receipt thereof by the court of jurisdiction.  All fines collected shall belong to 
the Township and shall be deposited in the general fund. 

 
Sec. 21.05 PUBLIC HEARING NOTICES 
 

In instances where a public hearing is required under state law with the Township Board, 
Planning Commission or the Zoning Board of Appeals, written notice of the public hearing 
shall be as follows: 

 
21.05.01 Notice Content: The notice shall do all of the following: 
 

(a) Describe the nature of the request. 
 
(b) Indicate the property that is the subject of the request. The notice shall include a 

listing of all existing street addresses within the property. Street addresses do not 
need to be created and listed if no such addresses currently exist within the property. 
If there are no street addresses, other means of identification may be used. If there are 
no street addresses, other means of identification may be used.  

 
(c) State when and where the request will be considered. 
 
(d) Indicate when and where written comments will be received concerning the request. 

 
21.05.02 Notice Publication and Delivery: Notice shall be published and delivered no less than 

fifteen (15) days prior to the public hearing as follows:  
 

(a) Notice of the request shall be published in a newspaper of general circulation in the 
Township. 

 
(b) Notice shall be sent by mail or personal delivery to the owners of property for which 

approval is being considered.   
 
(c) Notice shall also be sent to all persons to whom real property is assessed within three 

hundred (300) feet of the property and to the occupants of all structures within three 
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hundred (300) feet of the property regardless of whether the property or occupant is 
located in the zoning jurisdiction. If the name of the occupant is not known, the term 
"occupant" may be used in making notification under this subsection. 

 
21.05.03 Ordinance Amendments and Rezonings of More Than 10 Properties:  Public hearings for 

an amendment to the zoning ordinance, or the zoning map that affects more than ten (10) 
properties shall only require notice in a newspaper, which shall not be required to indicate the 
property subject to the request under 21.05.01(b) above, and notice shall not be required to be 
mailed to individual properties under 21.05.02(b) and (c) above.   

 
21.05.04 ZBA Interpretations and Appeals:  Public hearings for ordinance interpretations and 

appeals of administrative decisions by the Zoning Board of Appeals shall only require notice 
in a newspaper, as required in 21.05.02(a) above and if the interpretation or appeal of an 
administrative decision involves a specific property, notice shall also be given to the person 
bringing the appeal, as required in 21.05.02(b) above.  Variances shall require full 
notification under 21.05.02(a) through (c) above. 

 
21.05.05 Property Posting Requirements: A sign shall be posted on property that has submitted 

application for a development, rezoning or special land use by the applicant indicating the 
proposed project in accordance with the following:   

 
   (a)  The sign shall be six (6) feet in width by six feet (6) in height and constructed 

        of durable and weather resistant materials.  
 
   (b)  The sign shall be erected in full public view ten (10) feet from the private or  

         public road right of way. If property is located at an intersection, a sign for  
         each road frontage shall be provided which must be readable from the     
                     adjacent roadway.  

 
   (c)  Sign location must ensure that sign is fully visible and the area should be  

        kept clear from obstructions.   
 
   (d)  Sign shall be erected at least twenty-one (21) days prior to the first scheduled 

         public hearing.  
 
   (e)  Applicant shall be responsible for erecting and maintaining the signs through  

        the public hearing dates and removing the sign.  The sign shall be removed  
        within seven (7) days after final approval is received from the Township  
        Board of Trustees.  

 
   (f)   Sign lettering size shall be eight (8) inches for the first line announcing 

         the project and four (4) inches for all other text and must           
         be readable from the adjacent roadway. 

 
   (g)   Sign shall include the following information:  
  
    1.  Sign shall state one of the following “THIS PROPERTY IS   

        PROPOSED TO BE DEVELOPED, REZONED AND/OR SPECIAL  
             LAND USE”. 

  
    2.  Current and proposed zoning and/or brief description of proposed  

        project. 
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    3.  Generalized map of property shall be included on the sign.  
 
    4.  Area in acres of the property shall be included the sign.  
 
    5.  Sign shall indicate to contact the Planning Department for information 

                                regarding the date, time and location of the Planning            
        Commission/Township Board public hearing as well as phone number 
        and contact information for the Planning Director.   

 
Sec. 21.06 MORATORIUMS 
  
21.06.01 Moratorium by Resolution. The Township Board, by resolution, may impose a temporary 

moratorium upon the review or issuance of any and all applications, permits, rezonings, 
licenses, or approvals for special or other land uses in the Township if the Township Board 
desires to review, enact, or amend provisions of the master plan or zoning ordinance to 
regulate existing or emerging land uses that may impact the health, safety or welfare of 
township residents or property. 

 
21.06.02 Purpose and Findings. The resolution must state the purpose of the moratorium and include 

findings of the Township Board in support of the moratorium. 
 
21.06.03 Length of Moratorium. Any resolution adopted pursuant to this Section must specify the 

length of the moratorium which may not exceed twelve (12) months. The resolution may 
provide for one (1) extension of the moratorium, by resolution, for up to six (6) months.  

 
21.06.04 Notice. Notice of the resolution must be published within seven (7) days of its adoption. The 

notice must include the following: 
 

(a) A summary of the resolution’s effect. 
 

(b) The length of the moratorium and whether an extension is possible.  
 
   (c) Where the public may inspect the resolution enacting the moratorium.  
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION  

PUBLIC HEARING 
JUNE 9, 2025 
MONDAY 
 6:30 P.M. 

 
AGENDA 

 
 

CALL TO ORDER:  Chairman Grajek called the meeting of the Genoa Charter Township Planning 
Commission to order at 6:30 p.m. Present were Chris Grajek, Tim Chouinard, Glynis McBain, Marianne 
McCreary, and Bill Reiber. Absent were Eric Rauch and Greg Rassel. Also present was Planning 
Director, Amy Ruthig.  
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
APPROVAL OF AGENDA:  
 
Moved by Commissioner McCreary, supported by Commissioner Chouinard, to approve the agenda as 
presented.  The motion carried unanimously.  
 
DECLARATION OF CONFLICT OF INTEREST:   None 
 
CALL TO THE PUBLIC: (Note: The Board reserves the right to not begin new business after 10:00 
p.m.) 
 
A call to the public was made at 6:31 pm with the following responses:  
 
Melanie Johnson, 3990 Chilson Road, she stated that she had a hard time hearing at the last meeting 
especially the applicants. She asked if everyone could keep their microphones close so that everyone at 
home could hear too.  
 
Ben Tasich, 3492 Lakewood Shores Drive, he stated that he serves on the Livingston County 
Transportation Coalition and he is a strong supporter of public transportation. He reviewed the Township 
Master Plan and he could only find sidewalks, trails and roads. He asked why the Township does not 
have anything regarding public transportation. He would like to begin discussions on transportation in 
regards to whose responsibility it is to provide public transportation. He is hopeful that or did 19 other 
municipalities play a role in public transportation during the upcoming Master Plan update.  
 
Call to the public was closed at 6:34 pm. 
 
OPEN PUBLIC HEARING #1… (Staff is requesting the proposed amendment as a discussion item only) 
Consideration of an ordinance amendment to Article 13 entitled “Environmental Protection Regulations.” 
  A. Recommendation of Zoning Ordinance Amendments to Article 13 entitled “Environmental 
 Protection Regulations”. 
 
Ms. Ruthig gave a brief overview of the proposed zoning ordinance amendments to Article 13.  Staff was 
asked to put more standards in place in regards to tree clearing to be able to preserve the Township’s 
landmark trees and woodlands. More guidelines were added to the wetlands section of Article 13 and to 
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clarify some issues regarding trails and recreational areas located in the 25-foot natural features buffer. 
Staff is requesting to add a requirement for permanent demarcation signs for the 25-foot natural features 
buffer. Additional requirements were added for above ground and below fuel storage especially in regards 
to increasing the allowed gallons and tanks. In addition, adding safety requirements for temporary above 
ground fuel storage during construction projects. 
 
Ms. Ruthig stated Included in the amendment is increasing the number of tanks to two (2) 500-gallon 
size tanks in place of one (1) 300-gallon size tank. Applicants are still required to apply for special use 
approval for permanent fuel storage.  Temporary storage would be required to receive a permit and 
comply with the proposed ordinance.  
 
Commissioner McCreary asked if the definition of agricultural/farm use should include animals.  Ms. 
Ruthig stated that she will have it match the Michigan Department of Agriculture definition.  
 
Commissioner McBain read the draft ordinance amendment twice.  She felt that it was pretty thorough.  
She wanted to clarify that residential occupied lots are exempt unless they remove more than 25% of 4-
inch caliper trees or more would require a land use permit. If someone wanted to construct a pole barn, 
then the trees being removed in the building envelope would be exempt.  Ms. Ruthig stated that is correct.  
 
Commissioner Reiber asked for clarification on which takes precedence master deed and bylaws or the 
Township zoning ordinances. Ms. Ruthig stated that the Township cannot enforce the master deed and 
bylaws of a development.  
 
Commissioner Reiber had concerns on the definition of trees which will be removed. Commissioner 
Reiber questioned what the purpose of a tree inventory is.  Ms. Ruthig stated that the if a property owner 
requested to clear more than 25% of trees minus the proposed exemptions, a tree inventory would be 
required.  He has concerns about the size in the caliber of a tree.  
 
Commissioners discussed what tree caliber should be included on a tree inventory.  Commissioner 
Chouinard stated that there should be a cutoff in the caliber size and if the caliber is smaller, it would 
make it more difficult and costlier for surveys. Staff was directed to review other communities’ ordinance 
and reach out to the Township Attorney. Commissioner Reiber would like the amendment to be stricter 
in the removal of trees.  
 
Chairman Grajek stated that typically people purchase property for the trees, do not cut them down. 
Property owners around lakes will cut down trees to have a view of the lake.  
 
Ms. Ruthig stated that she would like to add pear trees to the list of prohibited trees.  
 
Ms. Ruthig stated that included in the amendment for the natural features buffer is the requirement for 
demarcation signs and what type of trail would be allowed within the buffer.  In addition, the requirement 
that fertilizers would not be allowed in the buffer.  
 
Ms. Ruthig stated that included in the proposed amendment is the requirement for any structures of 
buildings will be required to be 35-feet from the regulated wetland. Commissioners agreed with the 35-
foot setback for buildings and structures and the removal of allowing recreation areas in the buffer.  
 
Commissioners requested that the required size, distance and number of signs be included in the 
amendment. 
 
Ms. Ruthig stated that in regards to the performance standards as it relates to above ground and below 
ground fuel storage, the State of Michigan and International Fire Code has less strict requirements for 
fuel storage.  
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Commissioners were agreement with the proposed size of fuel storage tanks to allow two (2) 500-
hundred-gallon tanks.  
 
Commissioner Reiber asked if there are any requirements for the removal or moving of a tank. Ms. Ruthig 
stated that there is not currently.   
 
Commissioners requested that requirements be added for tank removal such as moving an empty tank 
and it should be conducted by a licensed professional. In addition, a permit extension would be required 
for temporary fuel storage if it is over 12-months and must follow State of Michigan and Fire Department 
guidelines.  
 
Commissioners requested a requirement that abandoned below ground tanks for more than a year. Must 
be removed.  
 
A call to the public was called at 7:44 pm with the following responses:  
 
Denise Pollicella, 4200 Sweet Road, she thanked the Commissioners for their review of the amendments. 
As a resident, she appreciates ordinances that protect the trees. She stated that the Livingston County 
Press and Argus recently conducted a poll of what residents like about living in the county.  The number 
one answer was the rural nature of the community.  She indicated that the definition of clear-cut is very 
narrow, it should be reviewed and made easier to enforce. Two things that should be thought about as 
far as enforcement would be putting in a provision that the homeowner would be required to pay a fine 
and cost of the enforcement. Not reading an ordinance is no excuse. People that do not want ordinances, 
should move to Texas since they do have ordinances. Ordinance tickets should be a misdemeanor on 
record, that might get someone’s attention. Ms. Pollicella suggested reviewing Royal Oak’s ordinance in 
regards to their tree ordinance. She requested that the 25-foot natural features buffer be increased to 50 
feet and she would like to see better enforcement mechanisms for what happens if somebody doesn’t 
move the underground storage wells. Currently there is no enforcement mechanism at the local municipal 
level, unfortunately it is up to the state, and respectfully they do a horrendous job.  
 
Deb Beattie, 3109 Pine View Trail, she would like to know who would approve permits for the removal of 
landmark trees. In regards to the natural features buffer, she would like to see it increased to 100 feet 
and left completely untouched and no pesticides or fertilizers to be used.  Would like as much protection 
from all water, wetlands and wells including smaller unregulated wetlands in regards to the below and 
above ground fuel storage.  She stated that trees could be saved on in the building envelope by changing 
the building enveloped slightly.  
 
Melanie Johnson, 3990 Chilson Road, she agrees with the prohibition of Bradford pear trees. She stated 
that Brighton Township attempted to adopt a tree ordinance after the Dominion clear-cut their subdivision 
and the residents were angry with the proposed ordinance. She recommended that the national wetland 
inventory maps are a good resource. She stated that the 7-11 in Brighton Township located at Pleasant 
Valley and Grand River had issues with their underground storage and to shut down for a year to install 
triple-lined tanks. She would like to see the 25-foot natural features buffer increased.  When someone is 
cutting their grass, they are blowing it into the buffer. She asked if an emergency response plan was 
required.  
 
 
ADMINISTRATIVE BUSINESS: 
 
Staff Report 
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Ms. Ruthig stated that she will not be at the July 14, 2025 Planning Commission Meeting and there are 
currently Legacy Hills, final PUD approval, and 1111 S. Latson Road, next to Mister Car Wash, is 
seeking approval for a drive-through restaurant.  
 
Approval of May 12, 2025 Planning Commission meeting minutes  
 
Moved by Commissioner McCreary, supported by Commissioner Chouinard, to approve the May 12, 
2025 Planning Commission meeting as submitted. Motion carried unanimously.  
 
Member discussion  
 
Commissioner McCreary inquired about the status of Mister Car Wash. Ms. Ruthig stated that she has 
not received any information since the accident.  
 
Adjournment 
 
Moved by Commissioner McCreary, supported by Commission Chouinard to adjourn the meeting at 
8:15 pm. 
 
Respectfully Submitted,  
 
 
Amy Ruthig 
Planning Director 
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