
This meeting is open to all members of the public under Michigan’s Open Meetings Act. 
Persons with disabilities who need accommodations to participate in this meeting should contact the Township Clerk’s Office at 517-546-2817 

at least two (2) business days prior to the meeting. 

 

HOWELL TOWNSHIP BOARD 

REGULAR MEETING 

3525 Byron Road 
Howell, MI 48855 

March 3, 2025 
6:30 pm 

  

1. Call to Order    

  

2. Roll Call:   (  )  Mike Coddington         (  )  Matt Counts           

  (  )  Sue Daus           (  )  Bob Wilson 

(  )  Jonathan Hohenstein       (  )  Tim Boal 

      (  )  Shane Fagan                       

   

3. Pledge of Allegiance  

  

4. Call to the Board   

 

5. Approval of the Minutes:   

A. Regular Board Meeting February 10, 2025 

 

6. Call to the Public   

 

7. Unfinished Business: 

 

8. New Business:  

A.  MHOG Percent Allocation and Budget – MHOG Director Greg Tatara      

B.  Mark Juett, PC2024-17, Parcel #4706-28-100-071, Vacant land – Hydraulic Drive, Request 

to rezone parcel from Industrial (I) to Industrial Flex Zone (IFZ) 

C.  Heritage Square PUD Agreement 

D.  Heritage Square PUD Final Site Plan Approval for Phase I, Parcel # 4706-32-400-013 

E.  Heritage Square PUD Amendment request to increase lot coverage percentage 

 

9. Call to the Public 

 

10.     Reports:   

            A. Supervisor     B. Treasurer         C. Clerk       D. Zoning   

  E. Assessing      F. Fire Authority   G. MHOG    H. Planning Commission                             

             I. ZBA           J. WWTP             K. HAPRA   L. Property Committee  

   M. Park & Recreation Committee   N. Shiawassee River Committee   

 

11. Closed Session – Burkhart Ridge v. Howell Township  

 

  

12.  Disbursements: Regular and Check Register 

 

13.  Adjournment 
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HOWELL TOWNSHIP REGULAR BOARD 
MEETING MINUTES 

3525 Byron Road Howell, MI 48855 
February 10, 2025 

6:30 P.M. 
 
 
MEMBERS PRESENT:     MEMBERS ABSENT:  
Mike Coddington Supervisor    
Sue Daus  Clerk 
Jonathan Hohenstein Treasurer    
Matthew Counts              Trustee                                      
Tim Boal                         Trustee                                                                 
Shane Fagan  Trustee 
Bob Wilson  Trustee 
 
Also in Attendance:  
5 people signed in. 
 
Supervisor Coddington called the meeting to order at 6:30 p.m. The roll was called. Supervisor Coddington 
requested members rise for the Pledge of Allegiance. 
 
CALL TO THE BOARD: 
None 
 
APPROVAL OF THE AGENDA:  
February 10, 2025 
Motion by Counts, Second by Hohenstein, “To approve the agenda.”  Motion carried. 
 
APPROVAL OF BOARD MEETING MINUTES:  
January 13, 2025 
REGULAR BOARD MEETING MINUTES 
Motion by Hohenstein, Second by Boal, “To accept the minutes from January 13th as presented.”  
Motion carried. 1 dissent. 
 
CALL TO THE PUBLIC:  
No response from the public 
 
UNFINISHED BUSINESS: 
 

A. Howell-Mason LLC v. Howell Township 
Treasurer Hohenstein stated that the court documents for Howell Mason LLC v Howell Township 
were added to the packet for the Board’s review.  

 
B. Storage Container Ordinance 

                Treasurer Hohenstein gave a brief overview of the storage container ordinance which included                                 
additional language that was previously requested by the Board. Motion by Hohenstein, Second by 
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Counts, “To accept the Zoning Ordinance amendments to allow portable storage containers 
and cargo containers and to include the Township Planner’s draft language for the duration of 
portable storage containers as presented.” Motion carried. 1 dissent. 

 
 

NEW BUSINESS 
 

A. Financial Audit – Gabridge & Company, PLC 
Joe Verlin from Gabridge and Company, PLC gave an overview of the 2023-2024 Township audit 
and stated that Howell Township is in a healthy financial condition. Discussion followed. 
 

B. Financial Report 
Deputy Supervisor Kilpela gave an overview of the current Township budget ending January 31, 
2025, discussed the Township cash flow and answered questions from the Board. Motion by 
Counts, Second by Fagan “To make budget amendments to the engineering contracted 
services expenses from $10,000 to $15,000.” Motion carried. Discussion followed. 
 

C. TextMyGov 
Deputy Supervisor Kilpela shared a video presentation on the services that are available through 
TextMyGov. The consensus of the Board was to obtain more quotes before moving forward with a 
decision. 
 

D. Wellhead Protection Ordinance 
Treasurer Hohenstein gave a brief overview of the Wellhead Protection Ordinance. 
Motion by Hohenstein, Second by Boal, “To accept the Wellhead Protection Ordinance 
including the changes from the Director of MHOG, Greg Tatara, as presented.” Motion carried. 
2 dissents. Discussion followed. 
 

E. Sidewalk Easement 
Treasurer Hohenstein spoke on the Oak Grove sidewalk easement. 
Motion by Counts, Second by Hohenstein, “To accept a public sidewalk easement for 1907 Oak 
Grove Road, as presented.” Motion carried. 2 dissents. 
 

F. Draft Lawn, Landscape and Snow Contracts 
Treasurer Hohenstein discussed the drafted contracts for lawn, landscape and snow services, and 
asked the Board for their recommendation of any changes that they would like to be made to the 
drafted contracts before the contracts are put out to bid. Discussion followed. 

 
G. Township Planner – Contract Renewal 

Treasurer Hohenstein spoke on the 3-year contract renewal for the Township Planner. The 
consensus of the Board was to send out the contract for additional bids. Discussion followed. 
 

H. Township Social Media Policy 
Treasurer Hohenstein spoke on the drafted social media policy. Motion by Counts, Second by 
Hohenstein, “To approve the Howell Township Social Media Policy as presented.” Motion 
carried. 1 dissent. 
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I. Road Chloride Bid  
Treasurer Hohenstein presented to the Board a quote from Chloride Solutions LLC for dust control. 
Motion by Counts, Second by Boal, “To approve Chloride Solutions dust control quote as 
presented.” Discussion followed. Motion carried.  
 

J. Spring and Fall Clean-Up Day Approvals 
Treasurer Hohenstein reported on Deputy Treasurer Murrish’s summaries for spring clean-up day 
and fall clean-up day. It was the consensus of the Board to approve the cost for spring clean-up, and 
to keep the tire disposal prices as it has been in the past.  Motion by Counts, Second by Boal, “To 
approve fall clean-up day on Saturday, September 13th as presented.” Discussion followed. 
Motion carried. 2 dissents.  

 
 
CALL TO THE PUBLIC: 
 
John Mills, 1750 Oak Grove Rd.: Spoke about property taxes, Oak Grove sidewalk easement, and Township 
legal fees. 
 
Jonathan Black, 10500 N. Antcliff Rd.: Inquired on where he could sign up for the Spring and Fall clean-up 
events 
 
REPORTS: 
 

A. SUPERVISOR:   
No report 

 
B. TREASURER: Treasurer Hohenstein reported that the Treasurer’s department is busy processing tax 

payments. See the board packet for reports. 
 

C. CLERK: Clerk Daus reported that the Clerk’s department had a successful Early Voting State audit 
 

D. ZONING: 
See Zoning Administrator Hohenstein’s report 
 

E. ASSESSING: 
See Assessor Kilpela’s report 
 

F. FIRE AUTHORITY: 
Supervisor Coddington reported on Fire Authority 
 

G. MHOG: 
Trustee Counts reported on MHOG   

 
H. PLANNING COMMISSION: 

Trustee Boal reported on Planning Commission 
 

I. ZONING BOARD OF APPEALS (ZBA): 
Trustee Counts reported on ZBA 
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J. WWTP:  

Treasurer Hohenstein gave an overview on Wastewater Treatment Plant and noted that Board action 
is needed to decide on Hatch Stamping’s request for a grinder pump to be installed. Motion by 
Hohenstein, Second by Counts, “To accept the Wastewater Treatment Plant Committee’s 
recommendation to deny Hatch’s, and the owner’s, request that the Township install the 
grinder pump at the Township’s expense.” Motion carried. 
 

K. HAPRA: 
See report  
 

L. PROPERTY COMMITTEE: 
No report 
 

M. PARK & RECREATION COMMITTEE: Treasurer Hohenstein informed the Board that the reports are 
back for phase one of the environmental study and they will be made public soon. 
 

N. Shiawassee River Committee: 
Supervisor Coddington reported on Shiawassee River Committee  

 
 

DISBURSEMENTS: REGULAR PAYMENTS AND CHECK REGISTER:  
Motion by Hohenstein, Second by Daus, “To accept the disbursements as presented and any normal 
and customary payments for the month.” Motion carried.   
 
ADJOURNMENT: Motion by Counts, Second by Boal, “To adjourn” Motion carried. The meeting was 
adjourned at 9:02 pm. 
 
 
       _______________________________ 
       Sue Daus, Howell Township Clerk 

                              
_______________________________ 

       Mike Coddington, Howell Township Supervisor 
 

        _______________________________ 
       Tanya Davidson, Recording Secretary   































 

Benjamin R. Carlisle, President   John L. Enos, Vice President   Douglas J. Lewan, Principal 

David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal   Craig Strong, Principal 

Paul Montagno, Principal   Megan Masson-Minock, Principal   Laura Kreps, Principal 

Richard K. Carlisle, Past President/Senior Principal 

Date:        January 20, 2025 

 
Land Use and Zoning Analysis 

For 
Howell Township, Michigan 

 
 

 
Applicant: Mark Juett 
 
Project Name: Hydraulic Drive Outdoor Storage Rezoning   
  
Location: Parcel #4706-28-100-071 
 
Current Zoning: I, Industrial   
 
Action Requested: Rezoning from I (Industrial) to IFZ Conditional (Industrial Flex Zone)  
 
 
PETITION 

 
The applicant is requesting a rezoning for parcel #4706-28-100-071.  Located North of W Highland 
Road on Hydraulic Drive. The petitioner requests that the parcel be re-designated from I, 
Industrial to IFZ, Industrial Flex Zone. The applicant has indicated that their intend use is an 
outdoor storage yard with fenced storage spaces and vehicle storage spaces.  
 
SITE DESCRIPTION/CURRENT USE 

 
The subject site is 11.50 acres and is currently vacant. The site is next to parcel #4706-28-100-070  

which operates as a storage lot and across from parcels #4706-28-100-051 with address 1684 

Hydraulic Dr. which currently operates as a center for businesses including an electrical equipment 

supplier, computer support and services, and a recycling center, and and #4706-28-100-054 which is 

vacant. The parcel is less than a quarter mile from W Grand River Ave. 
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Figure 1 - Aerial Image of Site and Surroundings 
 

 
     Source: Nearmap 

 
SURROUNDING ZONING AND LAND USE 

 
The following chart compares zoning, future land use designation per the Master Plan, and 
existing land use for the subject parcel and its adjacent parcels. 
 
 

 Zoning Existing Land Use 
Future Land Use 

Designation 

Subject parcel Industrial Vacant Industrial Flex Zone 

Northwest Industrial IT / Electrical Services Industrial Flex Zone 

Northeast Industrial Vacant Industrial Flex Zone 

South 
Industrial Flex Zone / Highway 

Service Commercial 
Landscaping Business Industrial Flex Zone 

East Industrial Flex Zone Trucking Company Industrial Flex Zone 

West Industrial Flex Zone Outdoor Storage Industrial Flex Zone 
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 Figure 2 - Current Zoning Map  Figure 3 - Future Land Use Map  

  
 
 
 
 
 
 
 
 
 
 

 
As noted above and depicted in Figure 2, which portrays the current zoning map, the subject site 
is presently zoned I-Industrial. Figure 3 depicts the Future Land Use Map from the adopted 2023 
Howell Township Master Plan.  The Future Land Use Plan designates the subject site as being IF- 
Industrial Flex, which the Master Plan defines as:  
 
“Intended to be flexible with regard to specific uses that might be permitted while being more 
prescriptive with regard to design and quality of development. It is recognized that some of the 
uses permitted in the industrial and commercial districts could be compatible land uses. In fact, 
often, such uses have the same or similar building and special requirements. This area is intended 
to allow for mixed industrial and commercial development; eliminate blighted properties; 
incorporate Low Impact Design (LID) practices, as well as ensure safe and complementary 
vehicular and pedestrian circulation patterns; improve environmental quality and remediate 
degraded properties; and provide an attractive transition between residential and non-residential 
properties.”   
 
 
 
 

MASTER PLAN 

Subject 
Parcel 

Subject 
Parcel 
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DEVELOPMENT POTENTIAL 

 
Current Zoning: Industrial  

 
A small portion of the Township is zoned Industrial, with the majority being clustered 
along busy roadways. Much of this zoning district is planned as Industrial Flex in the 2023 
Master Plan. The Industrial District’s intent is to support the development of industrial 
sites for manufacturing, assembling, or processing goods for industrial or wholesale 
markets. It permits only low-impact industrial uses that minimize emissions of noise, 
pollution, or other adverse effects beyond the property boundaries. Currently, this 
includes uses such as glass production, electrical machinery, furniture production and 
agricultural products, but not limited to office computing and accounting machines, 
warehouses, or lumber yards. 

 
Proposed Zoning: Industrial Flex Zone 

The IFZ-Industrial Flex Zone is to provide flexibility for land uses while being more 
prescriptive regarding design and quality of development. Many industrial or large format 
commercial uses could be compatible, because such uses often have the same or similar 
building and spatial requirements such as floor area and building height.  
 
The design requirements of this district are intended to allow for the mixing of certain 
industrial and commercial uses, and promote the reuse of buildings and sites for multiple 
such uses. The flexibility of this district is intended to foster economic development, 
create employment opportunities, and increase the tax base by promoting the 
development, redevelopment, or continued use of land adjacent to existing industrial and 
commercially developed property. 
 
It is also the intent of the Industrial Flex Zone to allow development of property that 
eliminates blighted properties, ensures safe and complementary vehicular and pedestrian 
circulation patterns, improves environmental quality and remediates degraded 
properties, while also providing an attractive transition between residential and non-
residential properties. 

 
Permitted uses within the IFZ district include general office buildings, educational and 
training facilities, research and testing laboratories, photography and art studios, sale of 
new vehicles, warehouses or distribution centers, and retail sales in conjunction with 
wholesale of parts equipment for plumbing, electrical, home appliances, or 
gardening/landscaping.  
 

Proposed Use 

As noted above the applicant has indicated that they would like to use the site for an 
outdoor storage yard. They have described a use where they would rent space to various 
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contractors for the outdoor storage of their equipment and materials. “Contractor 
buildings, structures and equipment and materials storage yards for building and other 
types of construction such that any area used for outdoor storage is completely enclosed 
and screened from external visibility beyond such storage area” is listed as a permitted 
use in the IFZ, however, if the rezoning is approved any permitted or special use in the IFZ 
could be established on the property, subject to site plan review and approval as well as 
review of any special use permit and supplemental regulations.  

 
FINDINGS FOR REZONING  

 
In reviewing an application for the rezoning of land, whether the application be made with or 
without an offer of conditions, factors that should be considered by the Planning Commission 
and the Township Board include, but are not limited to, the following:  
 

a) Whether the rezoning is consistent with the policies and uses proposed for that area in 
the Township’s Master Land Use Plan;  
 
CWA The Future Land Use Map in the Master Plan designates this area as being Industrial 
Flex. These areas are intended to foster economic development, create employment 
opportunities, and increase the tax base by promoting the development or 
redevelopment of land that is adjacent to existing industrial and commercially developed 
property. This area is intended to allow for mixed industrial and commercial 
development; eliminate blighted properties; incorporate Low Impact Design (LID) 
practices, as well as ensure safe and complementary vehicular and pedestrian circulation 
patterns; improve environmental quality and remediate degraded properties; and 
provide an attractive transition between residential and non-residential properties. 
 

The proposed use does promote the redevelopment of land that is adjacent to existing 
industrial and commercial property. The Master Plan recognizes that some of the uses 
permitted in the industrial flex zoning district could be compatible in industrial districts.  

 
b) Whether all uses allowed under the proposed rezoning would be compatible with other 

zones and uses in the surrounding area; 
 
CWA The site is situated between industrial uses and vacant land, with the intent of the 
area mapped out in the Master Plan as continuing to develop in this manner. The Future 
Land Use Map plans for Industrial Flex on adjacent parcels. It will be necessary to review 
a site plan for the eventual proposed use to understand the scope of intensity of the use. 
The site plan evaluation would come after the rezoning is completed.  
 

c) Whether any public services and facilities would be significantly adversely impacted by a 
development or use allowed under the requested rezoning; and  
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CWA The proposed zoning should not adversely impact public services and facilities.  
 

d) Whether the uses allowed under the proposed rezoning would be equally or better suited 
to the area than uses allowed under the current zoning of the land. 
 
CWA The uses permitted in the Industrial Flex Zone could be compatible with this area. 
The site is situated in an area that is surrounded by existing or planned industrial uses. As 
noted throughout this report, the development of any proposed use would require site 
plan approval. Through the site plan review the Planning Commission would need to 
evaluate the proposed layout, the scope of the activity. 
 

 
RECOMMENDATIONS 

 
The Planning Commission should review each of the findings in this report to determine if the 
proposed rezoning is appropriate before making a recommendation to the Township Board.  
 

 

 

#PC-2025-01 
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SCHEDULED PUBLIC HEARINGS: 
 

A. Mark Juett PC2024-17, Parcel # 4706-28-100-071, Vacant land- Hydraulic Drive. 
Request to re-zone from Industrial (I) to Industrial Flex Zone (IFZ), Applicant Mark Juett discussed his 
proposed use for the vacant property to be used as an outdoor storage yard, no building would be 
present. Rental space will be available to store boats, RVs, Semi- trailers, and contractors to store 
equipment/materials. Commissioner Boal questioned the site plan and concerned of the positioning and 
how it will look from the road. Commissioner Lollio questions screens/trees to block external visibilities. 
Vice Chair Spaulding questioned recycled asphalt vs. impervious surfaces for the area. Township 
Planner Montagno reviewed his report. This parcel is around other Industrial/ Industrial Flex Zoned 
districts and is designated as being zoned Industrial Flex in the future land use plan. Findings: would 
this proposed rezoning would be compatible with other zones and uses in the surrounding area and if 
any public service or facilities would be significantly impacted by the development of the use allowed 
under the rezoning.  Motion from Spaulding, Second by Boal, “Move to open the public hearing to 
discuss PC2024-17 on Parcel 4706-28-100-071.” Motion Carried.  Motion by Newstead, Second by 
Frantjeskos, “To Close the public hearing.” Motion Carried. Discussion followed. Motion by Boal, 
Second by Newstead, “To recommend to the Township Board approval to rezone parcel 4706-28-
100-071 from Industrial to Industrial Flex Zone under PC2024-17.” Motion Carried. 

 
OTHER MATTERS TO BE REVIEWED: 
 

A. Annual Report to the Township Board: Treasurer Hohenstein discussed priorities, education 
opportunities and budgeting for year 2025 that need to be taken to the Township Board for approval.  
Chairman Williams discussed which Zoning Ordinances to review and update. Township Planner 
Montagno spoke on the drafted proposal to update ordinances that will be submitted to the Township 
Supervisor soon and the possibility of yearly training for the board. Discussion followed.  It was the 
consensus to send the Annual Report to the Board and to request an increase in the education budget 
for the Planning Commission and request the Board approve the budget to re-do the Zoning Ordinance.  

 
B. Officer Selection per Section 2 of the Planning Commission By-laws- Motion by Boal, Second by 

Frantjeskos, “To nominate the current President Wayne, Vice- Chair Rob and Secretary Mike to 
the current positions for 2025.” Motion Carried. Chairman Williams questioned term expiration. 
Planner Montagno clarified that the by-laws state that new officers are selected at the beginning of each 
year. 

 
OLD BUSINESS:  
 
A. ADU Ordinance- Township Planner Montagno updated the presented language changes on the ADU 

ordinance and discussed options to be decided by the Planning Commission that can be taken to the 
Township Board for approval. Commissioner Lollio is concerned with detached ADUs and potentially 
becoming a rental. Commissioner Spaulding is concerned with detached ADUs and potential problems 
for homeowners and neighbors. Chairman Williams is concerned with allowing detached ADUs and 
future ramifications. Secretary Newstead is in favor of supporting an option for a detached ADU. Board 
Representative Boal questioned splitting property into parcels and attaching additions to the existing 
home and is concerned about detached ADUs.  Discussion followed. Motion by Boal, Second by Lollio 
with friendly amendments, “To recommend to the Board a denial of proposed ordinance language.” 
Roll Call: Stanley- yes, Newstead- no, Lollio-yes, Frantjeskos-yes, Boal-yes, Williams-yes, Spaulding-
no. Motion passed 5-2. 
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PLANNED UNIT DEVELOPMENT AGREEMENT
 

(HERITAGE SQUARE) 
 

This Planned Unit Development Agreement (the "Agreement") is entered into this __ day of 
________________ 2025 (the “Effective Date”), between Mason and Burkhart LLC, whose 
address is 29350 Woodward Ave, Royal Oak, MI 48073 (the "Developer") and Howell 
Township, a Michigan municipal corporation, whose address is 3525 Byron Road, Howell, MI 
48855 ("Township"). 
 

RECITALS 
 
Developer is the owner of certain land located in Howell Township, Livingston County, 
Michigan, the legal description of which is set forth on Exhibit A attached hereto (the 
"Property"). 
 
Developer desires to develop the Property to contain: a residential site condominium project 
consisting of 176 single-family site condominium units (the “Single Family Project”); and a 
multi-family project (the "Multi-Family Project") containing a 296-unit apartment project and 
a 90-unit senior living apartment project (the “Senior Apartment Project”). Unless specified 
otherwise in this document, the Single Family Project, Multi-Family Project and Senior 
Apartment Project are collectively referred to as the “Project”).  
 
Developer desires to develop the Property as a planned unit development ("PUD") in 
accordance with Article 27, PUD-Planned Unit Development Projects, of the Howell Township 
Zoning Ordinance (the “Zoning Ordinance”). 
 
On December 19, 2023, the Township Planning Commission recommended approval of the 
revised site plan (dated October 23, 2023 for the PUD previously approved by the Township 
Board on February 13, 2023). This approval was subject to certain conditions. 
 
On January 8, 2024, the Township Board granted preliminary approval for the revised site plan 
and rezoning application to rezone the property from SFR and MFR to PUD in accordance with 
Sections 20.06(C) and 27.02.B.2 of the Zoning Ordinance.  
 
On November 19, 2024 the Township Planning Commission recommended Approval with 
conditions of the final site plan for the PUD subject to: the Township Planner’s conditions of 
phase one, applicant must update their open space calculations and demonstrate the amount of 
open space that is being provided as part of phase one, draft plan to be finalized by a licensed 
engineer, consider modifications to the landscape plan around the detention basins, a PUD 
agreement shall be completed and executed, the Engineer’s letter dated November 12, 2024, 
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the Fire Department review dated October 2, 2024, the Livingston County Drain 
Commissioner’s review dated September 27, 2024, and the Road Commission’s review dated 
November 6, 2024. 
 
On_____________, the Township Board [Approved, Approved with conditions] the final site 
plan for the first Phase of the PUD (dated__________) in accordance with Sections 20.08.J.2.c 
and 27.07(M)(4). 
 
NOW, THEREFORE, Developer and Township, in consideration of the mutual covenants of 
the parties described in this Agreement, agree as follows: 
 

GENERAL TERMS 
 

1.1 Binding Representations. Township and Developer acknowledge and represent that the 
recitals set forth above are incorporated herein and are true, accurate and binding. 

 
1.2 Reliance. Township acknowledges and represents that this Agreement may be relied 

upon for future land use and development of the Property by Developer and Developer's 
assigns and successors in interest. 

 
1.3 Approved Site Plan. The Site Plan attached hereto as Exhibit B (the “Site Plan”) has 

been duly approved by Township in accordance with all applicable Township ordinances 
and depicts the land uses which will be permitted, and which may be developed, on the 
Property. 

 
1.4 General Ordinance Compliance. The Site Plan complies with the Zoning Ordinance 

requirements, except as specifically provided otherwise within this Agreement. 
 
1.5 Qualifying Purpose. Pursuant to Section 27.01 of the Zoning Ordinance, the proposed 

development consists of a mixture of residential densities consistent with the underlying 
zoning districts, but they do not follow the delineation of those zoning districts, therefore 
a Type 2 PUD is proposed. The densities were deemed by the Planning Commission and 
Township Board to be in compliance with Section 27.07.A. 

 
1.6  Permitted Uses. The Planning Commission and Township Board determined that the 

land uses proposed in the PUD and Site Plan are compatible with the permitted uses; are 
compatible with nearby existing and permitted land uses; and meet the intent of the PUD 
chapter and the intent of the Comprehensive Plan. 

 
1.7 Site Plan Approval. Upon approval by the Township Board of the final site plan for the 

Project or any Phase (as hereinafter defined), all references contained herein to the Site 
Plan, as it relates to the Project or the applicable Phase shall be deemed to refer to the 
approved final site plan for the Project or the Phase, as applicable, in accordance with 
Section 27.07(M). 

 
1.8 Site Plan Layout. The location and uses of all buildings, all uses and mixtures thereof, 

all yards, setbacks, buffer areas, and all other information regarding the uses of the 
Property as shown on or as part of the Site Plan shall have the full force and effect of the 
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Zoning Ordinance as though such PUD and supporting information were specifically set 
forth as requirements in the Zoning Ordinance. 

 
1.9 Changes to the PUD. Changes to the approved PUD and Site Plan shall be permitted 

only under the circumstances and standards laid out in the Zoning Ordinance. A proposed 
change, other than a minor amendment, as determined by the Zoning Administrator, shall 
be submitted as a major amendment to the PUD and shall be processed in the same 
manner as an original PUD application procedure set forth in the Zoning Ordinance, 
except that the PUD zoning shall remain in place. The Zoning Administrator may refer 
any decision regarding any proposed change to an approved Site Plan to the Planning 
Commission for review and approval.  

 
1.10 Minor Amendment. Minor Amendments to the PUD and Site Plan may be 

administratively approved by the Zoning Administrator pursuant to the standards laid out 
in the Zoning Ordinance. In deciding whether a change is a minor amendment, or whether 
to refer an amendment to the Planning Commission for recommendation and/or approval 
by the Township Board in accordance with the Zoning Ordinance, the Zoning 
Administrator may consult with the Planning Commission in accordance with the Zoning 
Ordinance. Any subsequent amendment—whether minor or major—shall have all proper 
amended documentation, such as an amended site plan and/or PUD plan recording such 
amendments. 

 
1.11 Binding Agreement. This Agreement, including the approved Site Plan, are for the 

benefit of the Property, and shall run with the Property, and shall bind and inure to the 
benefit of the heirs, successors, assigns and transferees of the parties to this Agreement, 
in accordance with the time limitations set forth in this Agreement.  

 
1.12 Escrow Fees. The Township has incurred various costs attributable to Developer’s 

project related to consultant review, including planning, engineering, and legal. 
Developer agrees to pay such costs, and such costs shall be paid no later than 90 days 
after execution of this Agreement or prior to receipt of the first building permit related to 
development under this Agreement. 

 
REZONING APPROVAL, USES, AND SETBACKS 

 
2.1 Rezoning Approval. Township acknowledges and represents that the Property has been 

rezoned as a PUD District in accordance with Section 23.02 of the Zoning Ordinance.  
 
2.2 PUD Approval. Township acknowledges that the PUD Site Plan has been reviewed and 

approved by the Township Board, subject to the required conditions for final approval of 
a PUD in Section 27.12 and all other requirements and conditions articulated in this 
Agreement, approving resolutions, and the Zoning Ordinance.  

 
2.3 PUD Uses. Approved Use. The Planning Commission and Township Board have 

determined that the proposed use within the PUD—that of a mixed density residential 
development consisting of a total of 562 dwelling units including 176 single-family 
houses, 296 multi-family units, a 3-story assisted living building with 90 units, and a 
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clubhouse, pool and outdoor recreation area comports with the requirements of Section 
23.02 of the Zoning Ordinance. The proposed land uses are compatible with the permitted 
uses in the SFR and MFR districts; are compatible with nearby existing and permitted 
land uses; and meet the intent of the PUD chapter and the intent of the Comprehensive 
Plan. The Single Family Project, and Multi-Family Project may be developed in phases, 
as provided in this Agreement (each a "Phase" and collectively, the "Phases"). The 
proposed Phases are identified in Sheet C-1.1 of the Site Plan attached as Exhibit B. To 
the extent not identified in Sheet C-1.1 of the Site Plan, the final site plan and construction 
drawings submitted for each Phase shall include a narrative description of the work to be 
done in such Phase, a phasing schedule, and a phasing plan in conformance with Section 
27.07(M). A Zoning Compliance Permit must be obtained to begin each phase.  

 
2.4 Approved Setbacks. Approved minimum setbacks for the land uses within the PUD 

are as follows: 
 
Density, Placement, and Height Regulations 
 

Single-Family Required Proposed 

Lot Area 10,000 SF w/ public 
sewer 5500 SF min 

Lot Width 70 Feet 50 Feet 
Front Setback 30 Feet 24 Feet 
Side Setback 10 Feet 7 Feet 
Rear Setback 40 Feet 25 Feet 

Perimeter Setback 50 feet 

40 Feet (Adjacent to 
SFR) 
30 Feet (Adjacent to 
MFR) 

Lot Coverage 30 % Max Review for individual 
units  

Building Height 2.5 stories/35 Feet Max Review for individual 
units  

 
Multi-family Required Provided 
Lot Area 31 Acres 40 Acres 
Lot Width 200 Feet 768.79 Feet 
Front Setback 30 Feet  40 Feet 
Side Setback 30 Feet 30 Feet 
Rear Setback 50 Feet 40 Feet 
Lot Coverage 40 % Max 37.8 %  
Building Height 5 stories/60 Feet Max 31.1 Feet  
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2.5 Signs. The Project Signs shown on the PUD Plan shall comply with the requirements of 
Section 19 of the Zoning Ordinance and are subject to review and approval of the zoning 
administrator based on compliance with section 19.03 and Section 19.07 of the Zoning 
Ordinance. If a sign is proposed a separate sign permit must be obtained before 
installation. 

 
OPEN SPACE REGULATIONS 

 
3.1 Dedicated Open Space. PUDs shall maintain dedicated open space ("Open Space") in 

compliance with Section 27.07.E.1 of the Zoning Ordinance. 
 
3.2 Standards for Open Space. The PUD Plan and Site Plan meet the standards for Open 

Space found in Section 27.07.E.2-6. All open space in the open space development plan 
will be available and accessible to all residents of the PUD including single family units, 
multiple family units, and assisted living units. Further, the proposed open space is for 
the use of all occupants and users of the PUD Project, including the use of the playground 
amenities, and the pool and clubhouse, as set forth below. 

 
APPROVAL STANDARDS AND CONDITIONS 

 
4.1 Qualifying Standards. The Township has determined that the PUD meets all qualifying 

standards, as set forth in Section 27.09 and the PUD approval will comply with the 
recommendations within the Planners Staff Report dated November 14, 2024, subject to 
those conditions of approval.  
 

4.2 Resolution Conditions. The PUD shall incorporate any and all conditions placed upon 
it by: (a) the Planning Commission, including the recommendations within the Planners 
Staff Report dated November 14, 2024; (b) the Engineers Staff Report dated November 
12, 2024 and (c) the Township Board during the consideration and approval process, 
along with the required conditions pursuant to Section 27.12 of the Zoning Ordinance, 
which are attached as Exhibit C hereto. The following additional conditions are included 
in this Agreement: 

 
a) The Developer complies with Section 15.09.B.3. (i.e., cutting and removing of 

trees) of the Zoning Ordinance. 
 
b) The wetland boundaries are verified by the Michigan Department of 

Environment, Great Lakes, and Energy (EGLE) and a permit must be obtained. 
 

c) The internal road connection from Mason Road Multi-Family Project to the N. 
Burkhart Road Single Family Project (the “Secondary Access Road”) must be 
installed no later than the completion of the development of Phase 2 of the 
Single Family Project or Phase 2 of the Multi-Family Project, whichever occurs 
first. (Sheet C-1.1 of Site Plan attached as Exhibit B). Prior to the 
commencement of Phase 2 of the Single Family Project or Phase 2 of the Multi-
Family Project, whichever occurs first, Developer shall provide a cash 
performance guarantee to the Township in accordance with Section 20.15 of the 
Zoning Ordinance which covers the estimated cost of installing the Secondary 



6 

Access Road reviewed by the Township Engineer, which shall include a 10% 
contingency. The Secondary Access Road must be installed (minus topcoat if 
desired) concurrently with the development of Phase 2 of the Single Family 
Project or Phase 2 of the Multi-Family Project, whichever occurs first. 
Following Developer's completion of the Secondary Access Road and The 
Township's inspection and approval of the Secondary Access Road, the 
Township agrees to return the performance guaranty to Developer, minus 10% 
contingency if the topcoat has not been installed. The Township and Developer 
also agree that if the Secondary Access Road has not been installed prior to the 
commencement of Phase 2 of the Single Family Project, upon written notice to 
Developer and the Township, the developer of the Single Family Project shall 
have the right, but not the obligation required of the Developer, to install the 
Secondary Access Road concurrently with its development of Phase 2 of the 
Single Family Project. If the developer of the Single Family Project installs the 
Secondary Access Road, upon the completion of the Secondary Access Road 
and the Township's inspection and approval of the Secondary Access Road, the 
Single Family developer shall be entitled to obtain reimbursement from the 
performance guaranty funds held by the Township for the third party costs 
incurred by the Single Family developer to install the Secondary Access Road 
upon presentation of a statement signed by the Single Family developer that 
certifies to the Township the costs incurred by the Single Family developer, and 
any remaining performance guaranty funds shall be returned to Developer. If 
the costs incurred by the Single Family developer exceed the amount of the 
performance guaranty funds held by the Township, Developer shall be obligated 
to reimburse the Single Family developer for the deficiency, and the Township 
shall have no obligation in connection therewith. The Township agrees to use 
good faith efforts to perform its inspections and approve Developer's request for 
the return of the performance guaranty, or the Single Family developer's request 
for reimbursement from the performance guaranty funds, whichever is 
applicable, within a reasonable time period from the Township's receipt of a 
written request therefore. 
 

d) The completion of Livingston County Road Commission requirements, 
including lane work at the entrance on Burkhart and on Mason Roads  

 
e) Submittal and administrative approval of a lighting plan with lighting details for 

all exterior lights that demonstrate compliance with Section 14.22. 
 
4.3 Road Improvements. The proposed PUD will have significant traffic impacts as 

identified in the traffic study completed in September 2021, as required per Section 27.05, 
and reviewed by the Livingston County Road Commission (“LCRC”) and Michigan 
Department of Transportation. In addition, the Township Engineer prepared a Heritage 
Square PUD Review of Traffic Improvement Contribution memorandum (the “Township 
Engineer Traffic Memo,” dated January 6, 2025) after review of the Developer’s Future 
Traffic Generation Spreadsheet and Traffic Contribution memorandum (dated November 
1, 2024) and LCRC cost estimates for the PUD traffic increase (dated August 20, 2024). 
Specifically, the Township Engineer Traffic Memo identifies a 5.66% contribution of 
allocated costs for traffic impacts generated by the Project. The Developer shall 
contribute the following toward the Road Improvements (the “Road Improvements”) to 
address these direct impacts from the Project:  
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a) The Developer shall contribute: $250,127 (Two hundred fifty thousand, one 
hundred twenty-seven dollars). The Township shall be authorized to allocate 
the aforementioned contribution for any combination of Road Improvements 
specified under Section 4.3(b) of this Agreement.  

 
b) It is specifically agreed and understood that the Road Improvements covered by 

this paragraph of the Agreement do not include the specific requirements 
imposed on the PUD by the LCRC for the Project in question (e.g., 
acceleration/deceleration lanes, etc.) and all internal road improvements 
required as part of site plan approval. The proposed off-site Road Improvements 
include (1) Burkhart Road & Mason Road: Single-lane roundabout or traffic 
signals with roadway widening; Burkhart & Milett & M-59 & EB I-96 Ramps: 
Roundabout improvements; Burkhart & Milett & M-59 & EB I-96 Ramps: 
Relocate Market Place Drive and Milett Road; M-59 & WB I-96 Ramps: Traffic 
Signals (Township Engineer Traffic Memo, Table 7).  

 
c) Timing of payment for contributions. It is agreed that the Developer shall make 

its payment in full to the Township no later than: (1) the commencement of any 
of the Road Improvements by the LCRC through the award of a contract for 
construction; or (2) before the Developer turns its respective Project over to a 
condominium, homeowner’s association, its heirs, assigns, or successors or (3) 
75% or more of the units are complete within the Single Family Project, Multi-
Family Project, or Senior Apartment Project, or 75% or more of the units are 
complete within the total Project; whichever event occurs first.  

 
d) In the event the Developer fails to make the payments required in the time 

required under this Agreement, the Township shall have the right to provide 
notice and pursue appropriate remedies through a court of competent 
jurisdiction. 

 
e) In the event the commencement of Road Improvements by the LCRC through 

the award of a contract for construction has not occurred at any of the specified 
locations under Section 4.3(b) or unallocated money remains after completion 
of the Road Improvement projects, money previously paid by the Developer 
under Section 4.3(a) shall be refunded back, and the Road Improvement 
contribution requirement shall be considered satisfied from this Agreement if 
all of the following conditions have been met: (1) 75% or more of the units are 
complete within the total Project, and (2) none of the Road Improvements 
remain on the LCRC “Future Project List” for phased or future construction.  

 
4.4 Phasing; Phasing Plan. The Property may be developed in Phases in accordance with 

the phasing plan that is part of the Site Plan (Exhibit B). Each Phase may be developed 
by one (1) or more separate developers, provided that each developer complies with this 
Agreement. To the extent not identified on the Site Plan attached as Exhibit B, the final 
site plan and construction drawings submitted for the first Phase of the Single Family 
Project shall include a narrative description of the work to be done in each Phase of the 
Single Family Project, including the infrastructure improvements necessary to serve each 
Phase within the Single Family Project, a phasing schedule, and a phasing plan for the 
Phases in the Single Family Project, in conformance with Section 27.07(M). To the extent 
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not identified on the Site Plan attached as Exhibit B, the final site plan and construction 
drawings submitted for the first Phase of the Multi-Family Project shall include a 
narrative description of the work to be done in each Phase of the Multi-Family Project, 
including the infrastructure improvements necessary to serve each Phase within the 
Multi-Family Project, a phasing schedule, and a phasing plan for the Phases in the Multi-
Family Project, in conformance with Section 27.07(M). The developer of each Project 
Phase shall submit final construction plans for such phase for approval by the Planning 
Commission and the Township Board, and obtain approval for compliance with the 
overall approved Site Plan before construction begins.  

 
4.5 Internal Roads. External and internal circulation shall provide continuity of public 

access between adjacent and connecting public roads to provide continuous public ingress 
and egress to all private developments within the PUD in compliance with Section 
27.07(D) of the Zoning Ordinance. The internal roads within the PUD shall be private 
roads. The Developer of each Multi-Family Project Phase shall be responsible for 
maintaining the roads within such Phase. The Developer shall notify the Township in 
writing of its successors and assigns for maintaining the roads within each phase, if other 
than the Developer. The condominium association formed to administer the Single 
Family Project (the "Condominium Association") shall be responsible for maintaining 
the roads within the Single Family Project. If Developer, a Phase owner or Condominium 
Association fails to maintain any of the internal private roads as required hereby, 
Township may perform such maintenance and assess the owners of the applicable Phase 
for such work consistent with state law. No public funds of Township shall be used to 
build, repair, or maintain the private roads in the PUD. Other than as set forth herein, the 
internal private roads in the PUD shall comply with Livingston County Road 
Commission requirements or such other standards as adopted by Township for private 
roads. 

 
4.6 Normative Egress Permitted. The owners of property within the PUD shall refrain from 

prohibiting, restricting, limiting or in any manner interfering with the normal ingress and 
egress and use of the roads within the PUD by any of the other owners of property within 
the PUD. Normal ingress and egress and use shall include use by family, guests, invitees, 
tradesmen, and others traveling to or returning from any of the properties within the PUD. 

 
4.7  Pedestrian Walkways and Connections. Pedestrian walkways shall be constructed on 

both sides of the internal drives as indicated on the site plan. The pedestrian walkways 
shall be five feet (5') in width with a surface of concrete. Walkways constructed in the 
Open Space Area shall be of a pervious surface, such as woodchips or gravel. A 5-foot 
wide concrete sidewalk shall be constructed between lots 37 and 38 as indicated on the 
site plan and adjacent to Burkhart Road in accordance with the approved PUD. The 
portion of the foregoing sidewalk (the “Sidewalk”) that will connect to Burkhart Road 
(the “Utilities Easement Sidewalk”) and located within an easement granted to the 
Township by instrument recorded in Liber 4870, Page 412, Livingston County Register 
of Deeds (the “Easement”), shall be subject to the Encroachment Agreement attached as 
Exhibit D.  
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4.8 Easements for Access. Developer shall grant easements over the private roads in the 
PUD to the public for the purpose of emergency and other public vehicles for whatever 
public access or services are necessary. Developer shall grant to the applicable 
governmental units and public utilities all necessary easements to provide all public 
utilities set forth in the PUD Plan and Site Plan.  

 
4.9 Declaration of Easements, Covenants and Restrictions for Shared Amenities. Prior 

to the development of the first Phase of the Project, Developer will record a declaration 
of easements, covenants, and restrictions against the Property (the “Declaration”) which 
establishes the easements necessary for the operation of all Phases, including, but not 
limited to, easements for access over all roads, sidewalks and pathways located within 
the Project, easements to tie into and connect as necessary to the utilities within another 
Phase based on the approved engineering plans for each Phase, easements for shared 
storm water drainage and detention, easements to access and use all open space areas and 
parks throughout the Project and an easement to access and use the Pool (as defined 
below).  

 
The Condominium Association formed to administer the Single Family Project shall be 
responsible for maintaining the entranceways, roads, sidewalks, pathways and utilities 
(other than utilities dedicated to the public) located within the Single Family Project and 
the owner of each Phase of the Multi-Family Project shall be responsible for maintaining 
the entranceways, roads, sidewalks, pathways and utilities (other than utilities dedicated 
to the public) located within such owner's Phase of the Multi-Family Project. The 
Declaration shall provide for the formation of a master association (the “Master 
Association”) which will be responsible for the maintenance of the improvements and 
portions of the Project that will be shared by all the Phases, including the natural open 
space areas, the detention basin on the west side of the Single Family Project, the park 
areas located within the Multi-Family Project (including all recreational structures 
installed within such park areas), and the pathway along Burkart Rd. that runs into and 
through the Single Family Project (collectively, the “Shared Facilities”). The Master 
Association shall have the authority to assess the Phases for their respective share of the 
cost of maintaining, insuring and repairing the Shared Facilities, based on the relative 
number of units in each Phase. Master Association assessments to the Single Family 
Project shall be made to the Single Family Condominium Association. The Single Family 
Condominium Association and the owner of each Phase within the Multi-Family Project 
shall each be entitled to appoint one member to the board of directors of the Master 
Association. Each director shall have the number of votes that are based on the number 
of units within the Phase that is represented by such director. 

 
The pool, clubhouse and related improvements identified on the Site Plan (collectively, 
the “Pool”) shall be constructed as part of Phase 2 of the Multi-Family Project, shall be 
owned by the owner of the apartment project that contains the Pool and shall be a Shared 
Facility maintained and operated by the Master Association. All tenants within the Multi-
Family Project shall have the right to use the Pool. The Single Family Condominium 
Association, on behalf of its condominium unit owners, shall have the right to elect, on 
an annual basis, for its unit owners to use the Pool by notifying the Master Association 
in writing on or before May 1 of each year. If the Single Family Condominium 
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Association elects for its owners to use the Pool in any given year, the Master Association 
shall assess all the Phases of the Project, including the Single Family Project, for the cost 
of maintaining and operating the Pool, based on the relative number of Units in each 
Phase, including the Single Family Project. If the Single Family Condominium 
Association does not elect for its owners to use the Pool in any given year, the Master 
Association shall only assess the Phases of the Multi-Family Project for the cost of 
maintaining and operating the Pool, based on the relative number of units in each Phase 
of the Multi-Family Project. The Master Association shall have the right to establish 
reasonable rules and regulations for the use of the Pool. The foregoing rights and 
obligations shall be set forth in the Declaration. The Declaration shall be binding on and 
run with the Single Family Project, the Multi-Family Project and all Phases therein. 

  
4.10 Remedies. Should the Developer violate the terms of this Agreement, the Township shall 

have the right to enforce.  
 
4.11 Register of Deeds. All necessary documents shall be executed and recorded in the office 

of the Livingston County Register of Deeds. 
 

TIME LIMIT FOR AN APPROVED PUD DISTRICT 
 
5.1 Construction Timetable. Development of the first Phase of the Project, either the first 

Phase of the Single Family Project or the first Phase of the Multi-Family Project, shall be 
commenced within 12 months from the Effective Date. Each phase shall require a zoning 
permit prior to commencement of construction.  

 
5.2 Effects of Expiration. If the Developer fails to commence development of the first Phase 

of the Project within 12 months from the Effective Date, the Township may terminate its 
approval of the Site Plan. Upon the request of the Developer, the Township shall not 
unreasonably withhold its consent to extensions for good cause shown in conformance 
with Section 20.07(F) of the Zoning Ordinance. 

 
UTILITIES 

 
6.1 Utility Easements. The PUD shall be serviced with underground utilities, including 

electrical, natural gas, telephone, and internet, which shall provide utility services to all 
buildings within the PUD, with non-exclusive easements reserved to the Township for 
access by utility providers for repair, maintenance, and improvements. 

 
6.2 Township Easements. Developer shall grant an easement to Township, at a location to 

be approved by the Township's engineer, to accommodate the installation of all necessary 
facilities and to allow for construction, ingress, egress, maintenance, and repairs for 
necessary systems.  

 
6.3 Water/Sewer Facilities Expenses. Developer, at its expense, shall be responsible for the 

design and construction of water and sanitary sewer facilities within the PUD and for the 
infrastructure lawfully required by Township and the Township's Engineer and any other 
authoritative body.  
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6.4. Water Connection/Benefit Charges. All water benefit connection and benefit charges 
imposed by the Township shall be paid by Developer in accordance with the Township’s 
ordinances. Developer shall be responsible for paying the reasonable and customary cost 
of all inspections and shall deposit the estimated cost of such inspections with Township 
or water servicer as necessary prior to commencement of construction of such facilities. 
All 75 water residential equivalent units (REUs) and 176 of the 569 sanitary sewer REUs 
that have been purchased by Developer from Howell Township for the Project shall be 
assigned and allocated to the Single Family Project, however this does not account for all 
necessary connection and benefit charges to be paid by Developer for the Project. 

 
6.5 Metering. Metering must comply with the Township’s ordinances and published rules 

and regulations.  
 

DEVELOPER RIGHTS 
 

7.1 Sales Trailers. The developer of the Single Family Project will be permitted to install, 
occupy, and operate from a temporary sales trailer within the Single Family Project in 
accordance with Section 14.20, 14.28 and 16.09(C). of the Zoning Ordinance. The 
Developer shall also be entitled to occupy and operate from a temporary leasing trailer 
within the Multi-Family Project after issuance of a zoning permit in accordance with 
Section 14.20, 14.28 and 16.09.C. of the Zoning Ordinance.  

 
7.2 Model Homes. The Township shall issue a building permit for a model home within the 

Single Family Project in accordance with Section 8.1 below, prior to completion of 
development of the Single Family Project, provided there is vehicular access to each such 
model home. 

 
TOWNSHIP’S RIGHTS AND OBLIGATIONS 

 
8.1 Permits and Authorizations. The Township shall grant to Developer and its contractors 

and subcontractors and assigns all Township permits and authorizations necessary to 
bring and/or construct all utilities necessary to service the Property and to otherwise 
develop and improve the Property in accordance with the Site Plan, provided the 
Developer or its assignee has first made all requisite filings and submissions for permits, 
complied with the requirements for said permits or authorizations submittals, and paid all 
required fees. Any applications for permits or authorizations from the Township will be 
processed in the customary manner.  

 
8.2 Land Divisions. To facilitate the development and financing of the Phases, upon proper 

application, the Township will not unreasonably withhold approval of a land division 
application for each development Phase, provided that such division complies with the 
Michigan Land Division Act and Township ordinances. Developer shall provide all 
required documentation for a land division, including surveys in electronic form. 
Developer shall not seek approval of a land division until Developer has received site 
plan approval for the area sought to be divided.  
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OTHER TERMS 
 
9.1 Modification. This Agreement may not be modified, replaced, amended or terminated 

without the prior written consent of Township and Developer, or Developer's successors 
in title who assume Developer’s rights and obligations under this Agreement. Developer 
and Township shall be entitled to modify, replace or amend this Agreement without the 
consent of any other person or entity, regardless of whether such person or entity now or 
hereafter has an interest in any part of the Property, including tenants, mortgagees, or 
others. Notwithstanding the foregoing, any amendment that would affect a Phase within 
the Multi-Family Project that is owned by a person or entity other than Developer shall 
require the written approval of such Phase owner and any amendment that would affect 
the Single Family Project shall require the written approval of the developer of the Single 
Family Project during the period the developer owns any units within the Single Family 
Project and thereafter the Condominium Association.  

 
9.2 Continuing Effectiveness. The continuing effectiveness of this Agreement is 

conditioned upon the adherence to all of the terms of this Agreement, adherence to 
conditions imposed on the PUD, and all relevant provisions of the Zoning Ordinance. In 
the event of any conflict between the terms and provisions of this Agreement and the Site 
Plan attached as Exhibit B and the Zoning Ordinance or any other Township ordinance 
or regulations, this Agreement and the Site Plan shall control.  

 
MISCELLANEOUS PROVISIONS 

 
10.1 Governing Law. This Agreement shall be governed by and construed in accordance with 

the laws of the State of Michigan. 
 
10.2 Counterparts. This Agreement may be executed in multiple counterparts, each of which 

shall be deemed an original and all of which shall constitute one agreement. The signature 
of any party to any counterpart shall be deemed to be a signature to, and may be appended 
to, any other counterpart. 

 
10.3 Successors and Assigns. The terms, provisions and conditions of this Agreement are and 

shall be deemed to be of benefit to the Property and shall run with and bind the Property, 
and shall bind and inure to the benefit of the successors and assigns of the parties to this 
Agreement.  

 
10.4 Partial Invalidity. Invalidation of any of the provisions contained in this Agreement or 

of the application thereof to any person by judgment or court order shall in no way affect 
any of the other provisions hereof or the application thereof to any other person and the 
same shall remain in full force and effect. 

 
10.5 No Partnership. None of the terms or provisions of this Agreement shall be deemed to 

create a partnership or joint venture between Developer and the Township. 
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10.6 Incorporation of Documents. The recitals contained in this Agreement, the introductory 
paragraph, and all Exhibits attached to this Agreement and referred to herein shall for all 
purposes be deemed to be incorporated in this Agreement by this reference and made a 
part of this Agreement. 

 
10.7 Integration Clause. This Agreement is intended as the complete integration of all 

understandings between the parties related to the subject matter herein. No prior 
contemporaneous addition, deletion or other amendment shall have any force or effect 
whatsoever, unless referenced in this Agreement.  

 
 

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

WITNESS the due execution of this Agreement by the parties hereto as of the day and year 
first above written, which shall be the last day that Developer or Township shall have executed 
this Agreement below. 
 
 
Developer - Mason and Burkhart, LLC 
 
By: _______________________ 
 
Its: _______________________ 
 
 
STATE OF MICHIGAN ) 
 ) ss. 
COUNTY OF ___________ ) 
 
 The foregoing instrument was acknowledged before me this ______ day of 
____________, 2025, by ___________________________, the ______________________ on 
behalf of the company. 
 
 ______________________________ 
 Notary Public 

___________ County, Michigan 
Acting in ___________ County, 
Michigan 

 My Commission Expires: ________ 
 
 
 
 
 
 
 
 
 
            Signatures and Notary Continued on next page 
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Howell Township 
 
By: _______________________ 
 
Its: Mike Coddington, Supervisor 
 
STATE OF MICHIGAN ) 
 ) ss. 
COUNTY OF ___________ ) 
 
 The foregoing instrument was acknowledged before me this ______ day of 
____________, 2025, by ___________________________, the ______________________  
of Howell Township on behalf of the Township. 
 
 
 ______________________________ 
 Notary Public 

___________ County, Michigan 
Acting in ___________ County, 
Michigan 

 My Commission Expires: ________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
Drafted By: 
Wayne R. Beyea (P73961) 
Fahey Schultz Burzych Rhodes PLC 
4151 Okemos Road 
Okemos, Michigan 48864 
(517) 381-0100 

When Recorded Return To:  
Howell Township 
Attention: Township Clerk 
3525 Byron Road 
Howell, MI 48855 
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                             EXHIBIT A 
 
       LEGAL DESCRIPTION OF PROPERTY 
 

PARCEL 1: SEC 32 T3N R4E COMM AT SE 1/4 COR SEC 32 TH S 89° 55' 08" W 903.41 
FT FOR POB TH S 89° 55' 06" W 769.27 FT TH N 00° 05' 59" E 1133.64 FT TH S 89° 55' 
08" W 980.63 FT TH N 00° 04' 04" E 1155.25 FT TH S 89° 59' 30" E 2649.93 FT TH S 00° 
E 1374.40 FT TH S 03° 58' 40" E 10.20 FT TH S 89° 55' 08" W 904.12 FT TH S 00° E 
900.16 FT TO POB 95.00 AC LEGAL CORRECTED 11/30/06 

(INCL. ROW FOR BURKHARDT ROAD AND MASON ROAD) 

PARCEL TAX NUMBER: 47-06-32-400-013 
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EXHIBIT B  
 

SITE PLAN 
  



18 

EXHIBIT C  
 

CONDITIONS 
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EXHIBIT D  
 

Encroachment Agreement 
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ENCROACHMENT AGREEMENT 
 

UTILITIES EASEMENT SIDEWALK FOR HERITAGE SQUARE DEVELOPMENT  
 

 THIS AGREEMENT made and entered into this ________ day of 
_______________________ 2025, by and between Mason and Burkhart LLC, whose address 
is 29350 Woodward Ave, Royal Oak, MI 48073 (the “Developer”) and Howell Township, a 
Michigan municipal corporation, whose address is 3525 Byron Road, Howell, MI 48855 (the 
“Township”). 
 
 WITNESSETH: 
 
 WHEREAS, the Developer is the owner of certain land located in Howell Township, 
Livingston County, Michigan, the legal description of which is set forth on Exhibit A attached 
hereto (the "Property"); and  
 

WHEREAS, the Township holds an easement on the Property, as recorded with the 
Livingston County Register of Deeds at Liber 4870, Page 0412 and depicted in the attached 
Exhibit B (the “Easement”) for purposes of, among other things, to lay, install, maintain, 
construct connections, operate by means thereof a system for the transportation of sewage, 
storm water, natural gas, electricity and fiber optic cable, under, in, upon, along, over and 
across the Property (the “Utilities”) ; and  
 
 WHEREAS, the Developer has requested the use of a portion of the Easement on the 
Property, or to otherwise encroach into the Easement area, for purposes of constructing a 5-
foot wide concrete connecting sidewalk, in accordance with the approved Planned Unit 
Development (the “PUD”) and engineering survey, as depicted on the attached Exhibit C (the 
“Utilities Easement Sidewalk” or “Sidewalk”), which may impact the Township’s ability to 
perform maintenance and/or improvements to the Utilities; and  
 

WHEREAS, a portion of the foregoing Sidewalk will connect the PUD to Burkhart 
Road and will be located within the Easement area granted to the Township, as depicted in the 
attached Exhibit C; and  

 
 WHEREAS, the Township agrees to take all reasonable steps to cooperate with the 
Developer by allowing the Utilities Easement Sidewalk to encroach within the Easement 
consistent with the terms of this Agreement. 
 
 NOW THEREFORE, in consideration of the premises and covenants of each, the 
parties agree as follows:  
 

1. The Township gives permission to the Developer for the existence of the Utilities 
Easement Sidewalk within the Easement, subject to the terms of this Agreement, as 
well as any other encroachment into the Easement that is authorized by this 
Agreement (together referred to as “Encroachments”). 
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2. Developer agrees not to commence construction of the Encroachments within the 
Easement without at least five (5) days advance notice to the Township so that the 
Township may make arrangements for an inspector to be present during 
construction if determined necessary by the Township. 

 
3. This Agreement does not waive the necessity for the Developer to obtain all other 

required federal, state, or local permits, approvals or other obligations within the 
Easement. 

 
4. The Developer agrees to maintain the Encroachments in a condition that complies 

with all applicable building and zoning codes or other applicable ordinances and 
law. 

 
5. The Sidewalk shall be constructed as indicated on the approved PUD site plan and 

the attached Exhibit C. The Sidewalk shall be five feet (5') in width with a surface 
of concrete designed to withstand the use of heavy machinery. The Sidewalk shall 
be constructed between lots 37 and 38 and adjacent to Burkhart Road in accordance 
with the approved PUD site plan, as indicated on the attached Exhibit C.  

 
6. The Sidewalk shall be installed approximately two (2’) feet from the northern 

boundary of the Easement, as legally described in Exhibit B. In addition, a split rail 
fence (the “Developer Fence”) shall be installed on the south side of the Sidewalk, 
approximately eight (8’) feet north of the northern edge of the gravel drive to the 
pump station in a manner compatible with the exercise of the Easement as depicted 
in Exhibit C. The Developer shall pay for the construction, installation and 
maintenance of the Developer Fence, including the cost of temporary removal and 
replacement of the fence for the Township to gain access in exercising the rights of 
the Easement.  

 
7. The Township shall have the right to install a safety fence (the “Safety Fence”) 

around the Utilities to prohibit unauthorized access. The Safety Fence shall be 
constructed and located in a manner compatible with exercising the Easement 
rights. The Township shall pay for the construction, installation and maintenance 
of the Safety Fence. 

 
8. The Township reserves the right to temporarily block off the Sidewalk within the 

Easement area to allow for equipment repairs, installation and maintenance to 
exercise the rights of the Easement. The Township shall only block off the Sidewalk 
within the Easement area for a reasonable length of time to allow for the completion 
of the required maintenance, repairs and related activities of the Utilities.  

 
9. The Developer, its heirs, assigns, successors, or parties in interest shall be solely 

responsible, at its cost, for the repair of any damage to the Sidewalk caused by any 
party, including but not limited to, damage caused by the Township, its contractors, 
or other agents or employees when exercising its rights pursuant to the Easement or 
this Agreement. 
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10. The Developer, its successors, employees, agents, heirs, assigns, or parties in 
interest shall not conduct further additional construction activities within the 
Easement outside of those specifically described in this Agreement and depicted in 
Exhibit C. In the event that the Developer undertakes additional construction 
activities within the Easement that impact the Easement without the prior written 
agreement of the Township, the Developer agrees that it shall be responsible and 
pay for all costs incurred by the Township to respond to the activities and remedy 
any damages.  

 
11. The Developer, its successors, employees, agents, heirs, assigns, or parties in 

interest is responsible for any costs (but only to the extent so increased) to the 
Township for the operation, maintenance or improvement of the Easement or pump 
station located thereon, due solely to the existence of the Encroachments in the 
Easement.  

 
12. Further, the Developer, its successors, employees, agents, heirs, assigns, or parties 

in interest agrees to pay the total costs incurred by the Township, including all 
engineering, inspection, recording, legal, and administrative expenses and costs 
attendant to or arising out of this Agreement.  

 
13. In the event that any of the Encroachments are removed, either by a casual 

occurrence, Act of God, or through the voluntary acts of the Developer or others, 
all rights granted under this Agreement shall cease, and the Developer shall not 
construct a replacement structure within the Easement without a prior written 
agreement with the Township. Nothing in this Agreement shall prohibit the 
Developer from making ordinary repairs. 

 
14. Developer agrees to maintain the Encroachments in a condition that complies with 

all applicable building and zoning codes or other applicable ordinances and laws. 
 

15. The Developer, its successors or assigns, further agrees to indemnify and hold 
harmless the Township and/or their successors, employees, and agents against any 
and all claims or liability whatsoever for injuries or damages allegedly sustained by 
any person or business as a result of, or in any way relating to the Encroachments, 
conditions of the Encroachments, or conditions created by the Encroachments 
within the Easement, or related to the responsibilities of the Developer under this 
Agreement, including payment of actual attorneys and engineering fees incurred in 
the defense of a claim. Notwithstanding the foregoing, Developer, its successors or 
assigns, shall not be obligated to indemnify or hold harmless the Township from 
the negligent acts or omissions of the Township or its contractors. 

 
16. The Developer agrees to maintain liability insurance on the Property sufficient to 

respond to claims for injuries or damages to persons or property in, on, or caused 
by the conditions existing on or within the Encroachments. 

 
17. This Agreement shall be recorded with the Livingston County Register of Deeds 

and shall be binding on the parties, their assigns including but not limited to 
Condominium Association and successors in interest. 
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IN WITNESS WHEREOF the parties hereto have caused this Agreement to be 
executed by their duly authorized officers as of the day and year first above written.  

     
MASON AND BURKHART LLC 

      a Michigan limited liability company 

  
    Date: __________________         ______________________________ 
      By:  
      Its: 
 
STATE OF ____________________) 
     )ss. 
COUNTY OF __________________) 

 
 On this ______ day of __________________, 2025, before me, a Notary Public in and 
for said County, personally appeared ____________________, ____________________ of 
Mason and Burkart LLC, a Michigan limited liability company, as fully authorized to execute 
all documents necessary and related to the above agreement, to me known to be the person 
described in and who executed the foregoing instrument and acknowledged the same to be 
his/her free act and deed. 

      
 _______________________________ 
 Notary Public 

________________ County, Michigan 
Acting in ________________ County, 
Michigan 

 My Commission Expires: __________ 
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HOWELL TOWNSHIP 
 

 
    Date: __________________  ______________________________ 

              By: Mike Coddington 
   Its: Supervisor 

 
STATE OF MICHIGAN   ) 

)ss 
COUNTY OF ______________ ) 
 
 On this ______ day of __________________, 2025, before me, a Notary Public in and 
for said County, personally appeared ________________, on behalf of Howell Township to 
me known to be the person described in and who executed the foregoing instrument and 
acknowledged the same to be his free act and deed. 
 
 _______________________________ 
 Notary Public 

________________ County, Michigan 
Acting in ________________ County, 
Michigan 

 My Commission Expires: __________ 
 
 
 
 
 
 
 
 
 
 
 
 
       
 
 
 
 
 
       
 
 
Drafted By: 
Trent J. Cunningham (P87240) 
Fahey Schultz Burzych Rhodes PLC 
4151 Okemos Road 
Okemos, Michigan 48864 
(517) 381-0100 

When Recorded Return To: 
Howell Township 
3525 Byron Road 
Howell, MI 48855 
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Exhibit A 

       LEGAL DESCRIPTION OF PROPERTY 
 

PARCEL 1: SEC 32 T3N R4E COMM AT SE 1/4 COR SEC 32 TH S 89° 55' 08" W 903.41 
FT FOR POB TH S 89° 55' 06" W 769.27 FT TH N 00° 05' 59" E 1133.64 FT TH S 89° 55' 
08" W 980.63 FT TH N 00° 04' 04" E 1155.25 FT TH S 89° 59' 30" E 2649.93 FT TH S 00° 
E 1374.40 FT TH S 03° 58' 40" E 10.20 FT TH S 89° 55' 08" W 904.12 FT TH S 00° E 
900.16 FT TO POB 95.00 AC LEGAL CORRECTED 11/30/06 

(INCL. ROW FOR BURKHARDT ROAD AND MASON ROAD) 

PARCEL TAX NUMBER: 47-06-32-400-013 
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Exhibit B  

 

(Easement) 
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Exhibit C 

 

(Utilities Easement Sidewalk – Engineering Survey of Encroachments) 

 





 

 
Benjamin R. Carlisle, President   John L. Enos, Vice President   Douglas J. Lewan, Principal 

David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal   Craig Strong, Principal 
Paul Montagno, Principal   Megan Masson-Minock, Principal   Laura Kreps, Principal   Brent Strong, Principal 

Richard K. Carlisle, Past President/Senior Principal 

 
TO: Howell Township Board of Trustees 
 
FROM:  Paul Montagno, AICP, Township Planner 
 Grayson Moore, Planner  
 
DATE:  2/26/25 
 
RE: Heritage Square, PUD Final Site Plan Approval  
 

Burkhart Mason Community, LLC has submitted the final site plan for Heritage Square PUD, 
located at the northwest corner of Mason and Burkhart Roads. The Planning Commission 
approved the final site plan with conditions on November 19, 2024. Additionally, on February 
11, 2025, the Planning Commission recommended approval of a PUD amendment to allow an 
increase in lot coverage for individual single-family residential units from 30% to 40%, subject 
to an engineering review of stormwater capacity. 

Project Background 

Heritage Square PUD was originally approved by the Planning Commission on December 19, 
2023, and by the Township Board on January 8, 2024. The development spans approximately 
95 acres and consists of: 

• 176 single-family homes 
• 288 multi-family units 
• A 3-story assisted living facility with 90 units 

The project is designed to integrate with the surrounding community while providing diverse 
housing opportunities. The approved PUD includes deviations intended to preserve natural 
open space while permitting higher-density residential development on smaller lots, reducing 
infrastructure needs. The resulting number of units is equivalent to the numbers of units that 
could have been developed using the underlying zoning.  

Final Site Plan Approval Conditions 

The Planning Commission approved the final site plan with the following conditions: 

1. Open Space Calculations – The applicant must update calculations to confirm the 
amount of open space provided in Phase 1. 
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2. Finalized Draft Plan – The final site plan must be certified by a licensed Engineer or 
Architect. 

3. Landscaping Plan Modifications – The applicant must consider enhanced plantings 
around detention basins. 

4. PUD Agreement Execution – The PUD agreement must be finalized and executed 
between the applicant and the Township. 

5. Engineering Plan Submission – The applicant must submit sheet C-11.0, subject to 
review and approval by: 

o Township Engineer (Letter dated November 12, 2024) 
o Howell Area Fire Department (Review dated October 2, 2024) 
o Livingston County Drain Commissioner (Email dated September 27, 2024) 
o Road Commission (Letter dated November 6, 2024) 

Final Site Plan Compliance  

The updated open space calculations demonstrate 10.8 % (245,576 square feet) of net open 
space provided in Phase 1 exceeding the required 10%. The submitted plans are sealed by a 
licensed Engineer and the landscaping surrounding the detention basins has been improved.  
The applicant must address item 5 through the final engineering plans.  

The Board of Trustees may approve the final site plan for Heritage Square PUD following 
acceptance of the PUD amendment and execution of the PUD agreement. 

 

 









 

               Date: November 14, 2024 

Final Site Plan Review 
For 

Howell Township, Michigan 

 

 
Applicant:   Burkhart Mason Community, LLC 
 
Project Name:   Heritage Square PUD 
 
Plan Date:   September 25, 2024 
 
Location:   Northwest Corner of Mason and Burkhart 
 
Zoning:   PUD (pending) 
 
Action Requested:  Final Site Plan & PUD Review 
 
Required Information: As noted in the following review 
 

PROJECT AND SITE DESCRIPTION 

The applicant is seeking approval for the final site plan for Phases 1-6 of the Heritage Square, 
Planned Unit Development (PUD), which was recommended for approval on December 19, 2023 
by the Township Planning Commission. On January 8, 2024, The Township Board granted 
approval for the revised site plan and rezoning application with conditions.  The applicant aims 
to develop one-hundred and seventy-six (176) single family housing units by 2031 through six (6) 
phases. The report will identify if the final site plan for these phases comply with the 
requirements of 27.07(M) of the Zoning Ordinance 

The site is located on an approximately ninety-five (95)-acre single parcel of land located on the 
northwest corner of Mason and Burkhart Roads. The parcel surrounds two developments, a 
seventeen (17)-acre multi-family residential development and a convenience store, which are 
located at the intersection of the two roads. The proposed development has frontage on both 
Mason and Burkhart.   

Prior to the approval of the PUD, the subject parcel had split zoning with twenty-seven (27) acres 
of SFR - Single Family Residential fronting on Burkhart and sixty-five (65) acres zoned MFR - 
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Multiple Family Residential. The applicant chose to pursue a PUD because of the proposed 
mixture of residential densities being consistent with the underlying zoning districts, but not 
following the delineation of those zoning districts. This was processed as a Type 2 PUD which 
constitutes a rezoning of the property to the PUD designation. The proposed final site plans are 
consistent with the approved PUD.  
 

Aerial Image of Subject Site and Vicinity 

 
Source: Nearmap 

 

Items to be Addressed: None. 

NEIGHBORING ZONING, LAND USE AND MASTER PLAN 

 
Neighboring zoning, land use, and current Master Plan designations are summarized in the 
following chart: 

Table 1 
Zoning, Land Use and Master Plan Designations 

 

 North South East West 

Zoning AR & SFR MFR SFR AR 

Land Use Large Lot Rural 
Residential 

Large Lot Rural Residential 
& Medium Density 

Church & 
Residential 

Undeveloped 
Open Space 

Master 
Plan 

Residential – 
Medium Density 

Low Density Residential General 
Commercial  

Agricultural 
Preservation 



 

Benjamin R. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Vice President 

David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal 

Paul Montagno, Principal, Megan Masson-Minock, Principal, Laura Kreps, Principal 

Richard K. Carlisle, Past President/Senior Principal 

Items to be Addressed: None. 

DENSITY, AREA, WIDTH, HEIGHT, SETBACKS 

During the December 19, 2023 Planning Commission meeting and public hearing, the Planning 
Commission recommended approval subject to the Planner report dated November 19, 2023. 
The Planning Commission also determined that the deviations listed in the table below meet the 
intent of Section 27.08 of the Howell Township Zoning Ordinance.  

The PUD designation requires a 10% (6.48 acres) open space exclusive of water surface to be 
provided. The applicant has provided calculations indicating that they are preserving 8.48 acres 
of the total 68.4 acres of upland for open space. This represents 11.9 % open space. There is a 
discrepancy as Sheet C-1.0 proposes five (5) different areas of open space, which is equal to 9.66 
acres. The pool area is not proposed as part of phases 1-6. The applicant must update their open 
space calculations to clearly demonstrate the amount of open space that is being provided as 
part of the proposed phases 1-6. 

The following table summarizes the Density, Placement, and Height Regulations for the approved 
PUD and what has been provided on the final site plan for phase 1-6.  

Density, Placement, and Height Regulations 

Single-Family APPROVED PUD Proposed 

Lot Area 5500 SF min Average Lot = 6817 SF 

Lot Width 50 Feet Minimum = 54 Feet 

Front Setback 24 Feet 24 Feet 

Side Setback 7 Feet 7 Feet 

Rear Setback 25 Feet 25 Feet   

Perimeter Setback 

40 Feet (Adjacent to 
SFR) 

30 Feet (Adjacent to 
MFR) 

40 Feet (Adjacent to 
SFR) 

30 Feet (Adjacent to 
MFR) 

Lot Coverage 
Review for individual 

units   
29.4% Max 

Building Height Review for individual units   

 
 
Items to be Addressed: The applicant must update their open space calculations to clearly 
demonstrate the amount of open space that is being provided as part of the proposed phases 1-
6.  
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NATURAL RESOURCES 

Topography:   The site is generally flat. The grade slopes gradually upward towards the 
northwest corner within the proposed development area.   

 
Woodlands: There are substantial woodlands on the site. Roughly 50 acres of the site 

contain woodlands. No tree inventory is provided. Sheet V 1.0 indicates 
that 22.88 acres of woodland will be cleared. The provisions of Section 
15.09 would suggest that the area should not be clear cut as this area is 
designated as a priority 1 environmental feature in the Township Master 
Plan. The applicant has demonstrated that they are in compliance with 
section 15.09.B.3. of the Zoning Ordinance.   

 
Wetlands:    There are substantial wetlands depicted on sheet V 1.0. 3,219 square feet 

of wetlands are indicated to be filled. The applicant has provided a permit 
from the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE) verifying the wetland boundaries. 

 
Items to be Addressed: None. 
 

PARKING, LOADING 

 
Parking must be provided in accordance with section 18.02. The requirement for single-family 
dwellings is two (2) parking spaces per unit. This has been provided.  

Items to be Addressed: None   

SITE ACCESS AND CIRCULATION 

There are access points proposed on Burkhart Road and Mason Road. The residential units are 
then accessed by a series of internal drives. The access from Mason Road becomes the main drive 
than runs through the middle of the multi-family area and provides access to the single-family 
area from Mason Road through the multi-family portion of the development as well as access to 
the parking area for the multi-family buildings. Currently, the multi-family area is being proposed 
as a separate development with separate phasing. The Planning Commission has approved the 
plans provided the connection to Mason Road is installed no later than Phase 2 of the single 
family development. The Mason Road access point is being shown as part of this final site plan.  
 
Five-foot sidewalks are proposed throughout the site. A pathway is provided along the frontage 
of Mason Road and along Burkhard Road from the entrance to the development going south. 
There are wetlands along the frontage to the north. A pedestrian connection to the north is 
provided internally though a pathway at the end of the cul-de-sac in the northeast corner of the 
development. Dimensions of the sidewalks and pathways are needed to determine consistency 
with the previously approved PUD plans. 
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David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal 
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Richard K. Carlisle, Past President/Senior Principal 

 
Additionally, on Sheet C-1.1, several notes say, “SEE DETAIL SHEET C-11.0.” There is no Sheet C-
11.0 included in the plan set.  This sheet contains details of the concrete path, mailbox cluster, 
and sidewalk details among other things and should be included. 
 

Items to be Addressed:  Provide Sheet C-11.0. 

LANDSCAPING 

The applicant has provided a landscaping plan on Sheet LS-1-5 approved by the Township Board 
on January 8, 2024.  

We recommend that plants located around the detention basins be replaced with alternatives 
such as meadowsweet, buttonbush, soft stem bulrush, or woolgrass to reduce the plantings shed 
into the basin. 

Items to be Addressed: Consider a modification to landscaping plan to include better suited 
plantings surrounding the detention basins.  

LIGHTING 

A lighting plan has been proposed by DTE Community Lighting Group. Page 2 of the lighting plan 
is labeled as a draft without proof of the plan being prepared by a licensed/registered Engineer 
or Architect as required by 20.06(B)(3). The draft plan has included streetlights at every 
intersection in the single-family residential areas. This is consistent with what was agreed to by 
the Planning Commission.  
 
Items to be Addressed:  Provide a final lighting plan prepared by a licensed/registered Engineer 
or Architect.  

SIGNS 

Any proposed sign must meet the requirements of Section 19.03 and Section 19.07. If a sign is 
proposed a separate sign permit must be obtained before installation.  
 
Items to be Addressed:  None 

FLOOR PLAN AND ELEVATIONS 

Floor plans or elevations have been provided for all for the building types in the development. 
The Township Board approved the proposed exterior materials at their January 8, 2024 
meeting. 
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Items to be Addressed: None. 

TRASH ENCLOSURE 

Trash enclosures are located thought the multi-family area. Single family homes will utilize 
individual bins for each household. 
 
Items to be Addressed:  None. 

RECOMMENDATIONS 

Following the review of plans dated September 18, 2024, for consistency with the previously 
approved plans and the outstanding items from our previous report dated July 1, 2024. The 
remaining outstanding items must be addressed:  
 

1. The applicant must update their open space calculations to clearly demonstrate the 
amount of open space that is being provided as part of the proposed phases 1-6. 
 

2. Draft lighting plan shall be finalized by a licensed/registered Engineer or Architect. 
 

3. Consider a modification to landscaping plan to include better suited plantings surrounding 
the detention basins. 

 
4. A PUD agreement shall be completed and executed.  

5. Provide Sheet C-11.0 
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STRONGER. SAFER. SMARTER. SPICER.

WWW .SPICERGROUP .COM

November 12th, 2024

Jonathan Hohenstein

Howell Township

3525 Byron Road
Howell, MI 48855

RE:  Heritage Square Single Family Phase 1
Parcel Number 4706-32-400-013

Final Site Plan Review

Mr. Hohenstein,

We have received and reviewed the plans for Heritage Square Single-Family Phase 1, issued as Final Site
Plans. Plans were prepared by Monument Engineering Group Associates, Inc on behalf of M/I Homes of

Michigan, LCC and are dated September 18th, 2024.

A separate Construction Plan set for all phases of this project was submitted on November 4, 2024 while

the review of the Final Site Plan was being conducted. It should be noted that in a cursory review of the

Construction Site Plan provided, several of the comments below appear to have been addressed. A more

detailed review of the Construction Site Plan will be provided at a later date.

Based on our review of the Final Site Plans for Heritage Square Single Family Phase l, dated September

18th, 2024, we offer the following comments.

General

The Township Zoning Map shows that the project site has a total area of 92.0 acres, 26.8 acres previously
zoned Single Family Residential (SFR) and 65.2 acres previously zoned Multiple Family Residential

(MFR). The site is surrounded by AR (Agricultural Residential) to the West and North, SFR to the East

and the township boundary to the South.

The setbacks listed on the plans appear to meet the PUD requirements for the rezoning and dimensional

setback reductions agreed upon by the Planning Commission and subsequent PUD preliminary site plan
approval.

It should be noted that the PUD agreement has not been executed by the Township and the Developer as

identified in the Township Planners July, 01, 2024 Administrative Review Letter.

The grading permit may be requested to begin earthwork activities. It must be requested and formal

approval must be granted from the Planning Commission to receive the permit.

The Cover Sheet includes the project name, name of Howell Township, Livingston County, Michigan, the

developer’s, engineer’s, and architect’s, address, phone and fax number, a location map with north arrow,
plan sheet index, and professional architect’s or engineer’s seal Licensed in the State of Michigan.
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A legal description has been provided that includes bearings, distances, and closes within acceptable

tolerances.

Grading and Drainage

The plans include a topographical survey plan sheet that includes 1-foot contour lines for the entire parcel
and the 100 feet abutting.

Two benchmarks with NAVD88 are identified on Sheet V-1.0.

The current site sheet flows generally to the west and the remainder of the site sheet flows to the

northeast. There is an existing storm sewer running parallel to Mason Road at the south end of the site.

The type, size, and inverts of the existing utilities should be provided.

The storm water management system for this phase is comprised of 12-inch to 30-inch storm sewers that

outlets to sedimentation and detention basins to the northwest.  It is unclear how the rear yard drainage of
the units on the perimeter, that are not adjacent to the basins, is directed to the proposed storm water

management system. The rear yards of units 21-25 sheet flow directly to the wooded wetlands to the west,

units 26-28 sheet flow directly to the detention basin, units 38-46 sheet flow to the wooded area between
the development and Burkhart Road runoff is to be diverted to the proposed detention basins this should

be directed to the sedimentation basin. MEGA’s November 4, 2024 response letter stated “As was
proposed during the Site Plan stage, all roof areas are being tied into the storm sewer system and
directed to the stormwater treatment areas.  Rear yard areas adjacent to the wetlands, however, are
proposed to drain directly to the adjacent wetlands.  These rear yard areas are too low in most cases to
capture in the storm sewer system.  Also, if the rear yard drainage was redirected from the wetlands, it
would cause a water imbalance in those wetlands, particularly those adjacent to the central and north-
easterly wetland areas as those areas.  These wetlands would receive significantly less runoff than they
currently do.” We defer to LCDC for acceptance of the proposed storm water management plan.

CS-87 to ES-88 should be shown on Plan Sheet C-6.1. A profile and detail of the OCS should also be
provided.

No stormwater calculations were provided. It appears that full comprehensive calculations have been
provided in the construction plans dated November 4th, 2024. These calculations will be evaluated in our

review of the provided November 4, 2024 construction plan set. The storm water management plan must

be approved by LCDC prior to earth disturbance.

Sheet C-6.12 includes the pipe segments from MH-7 to MH-9 and sheet C-6.13 includes the pipe

segments from MH-54 to MH-57 from Phase 2. Temporary bulkheads, shown on plan sheet C-6.1 South

of MH-10 and south of MH-58, from Phase 1 should be labeled on the profile sheets.
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The following pipe segments are shown on plan sheet 6.1 for Phase 1, but no profile views provided. It is

noted that many of these profiles appear to be included in the November 4th submission:
IN-82 TO CB-83

MH-58 TO MH-10

IN-81 TO CB-59
IN-84 TO IN-85

IN-86 TO ES-18

IN-36 TO IN-41
CB-47 TO MH-16

IN-49 TO MH-48

IN-42 TO IN-45

IN-27 TO IN-28
IN-34 TO CB-35

CB-33 TO BULKHEAD SOUTH OF CB-31

Mh-92 to CS-89

All utility crossings including top and bottom pipe elevations, should be shown in the profiles for pages
C-6.9 through C-6.13. This appears to have been addressed in the November 4th submission. The

crossings will be reviewed in future construction reviews.

Details should be provided for all proposed storm sewer structures.

Sanitary Sewer

The proposed sanitary sewers are 8-inch PVC SDR 26 and 6-inch PVC SDR 23.5 sanitary sewer leads,
both meet Howell Township Sanitary Standards. The Sanitary sewers discharge at the existing sanitary

pump station #72 in the Northeast corner of the site.

A 30-foot-wide easement for sanitary sewer is shown on the Sanitary and Watermain Plan sheet, C-3.1.

Sanitary sewer profile sheets should be provided including the length, size, type, and slope between each

structure. The profile sheets shall also include rim elevations, existing and proposed ground elevations,
and utility crossings with bottom of pipe elevations. All sanitary sewers located in the influence of the

pavement areas shall be identified as such on the profile sheets.  Profiles appear to be in the construction

plan set and will be reviewed at a later day for conformance and permitting purposes

The contractor shall verify the sanitary sewer connection point stub elevation at Pump Station #72.

Verify invert elevation, diameter and grade of stub before commencing sewer elevation. This elevation is

critical to achieve Sanitary permitting from EGLE. The stub and the proposed sewer to connect, must be
the same grade / slope.

The sanitary sewer basis of design calculations have been reviewed and no issues were noted.

The Developer is required to submit all required EGLE Part 41 Permit Application information to

Township Engineer for review as the resulting sanitary sewer will be publicly owned.  The Township’s
Engineer will submit the EGLE Part 41 Permit Application on behalf of Township. The Township’s

Engineer will coordinate the permit process with MEGA.
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The proposed basis of design flow outlined on Sheet C-3.0 is 302 GPM. Pump Station #72 has a firm
capacity of 555 GPM.  Currently, there is approximately 30 GPM of flow contributing to this station.

Based on this information, it is Spicer Group’s opinion that Pump Station #72 has sufficient capacity to

service the Heritage Square development.  No modifications are required for Pump Station #72 at this
time.

The basis of design proposes estimated 500.4 REUs will be required for this development.  The Township
has indicated to the Township that this site currently has 569 sewer REUs allocated to it. No additional

sanitary REUs will be required for this site.

Howell Township Sanitary Details should be provided.

Site Access and Paving

ADA stalls are shown on sheet C-1.0 and C-1.1 do not appear to provide access aisles.

Sheet C-1.1 references pavement details on sheet C-11.0. This sheet was not included in this plan set,

please include details for all pavement types, curbs and sidewalks.

Water main

The plans include a network of 8” ductile iron watermain, 2” copper water services to each unit, hydrants,

and valves.

Water main profiles and details should be provided.

The water main was previously reviewed by MHOG, all comments from their June 24, 2024 review letter

should be addressed

We defer to MHOG for further comment on the water main.

Landscaping

A landscaping plan is provided. We defer to the Township Planner to comment on the Landscaping plan.

Lighting

A photometric plan is provided. We defer to the Township Planner for further comments on the lighting
requirements.

Recommendations

Based on our review we recommend that the Township grant conditional Final Site Plan approval  for
Phase 1 with the understanding that all items noted below, and all comments provided by other

stakeholders must be addressed and approved in subsequent Construction Plan submissions before any

earthwork disturbance commences:

1. Review and approval of the plans by:

a. Howell Township Planner
b. Fire Marshal

c. Livingston County Drain Commissioner
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d. MHOG

e. Livingston County Road Commission
2. Include CS-87 to ES-88 on plan sheet C-6.1 and provide details and profiles for the outlet control

structure.

3. Please provide all storm water storage and conveyance calculations.
4. Please omit segments not included in this phase and include bulkheads, plugs and thrust blocks on

appropriate profile sheets.

5. Please include the omitted storm sewer segments on the profile sheets.
6. Please include all utility crossing information on the profile sheets.

7. Please include sanitary sewer profile sheets.

8. Please provide appropriate details for all utilities and pavement.

9. Please verify and include the elevation of the stub for the proposed sanitary connection at pump
station #72

If you have any questions or need anything further, please feel free to contact our office.

Sincerely,

Adam C. Jacqmain John W. Bradley

Phone: (989) 598-6196 Phone: (517) 719-5503

Mailto: adamj@spicergroup.com Mailto: johnbradley@spicergroup.com

SPICER GROUP, INC.

1595 W Lake Lansing Rd Suite 200

East Lansing, MI 48823

CC: SGI File

Jonathan Hohenstein, Howell Township Planner

Ken Recker, Livingston County Chief Deputy Drain Commissioner

Paul Montagno, Carlisle Wortman

Bryan Hager, Howell Township Fire Inspector

Kevin McDevitt, MEGA
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LOCATION MAP

(PER TITLE AGENCY: ATA NATIONAL TITLE GROUP
TITLE COMMITMENT NO: 47-23889492-SCM,
EFFECTIVE DATE: SEPTEMBER 05,2023)

PARCEL TAX  NUMBER: 47-06-32-400-013

SITUATED IN THE TOWNSHIP OF HOWELL, COUNTY OF LIVINGSTON, STATE OF MICHIGAN

PART OF THE SOUTHEAST 1/4 OF SECTION 32 AND PART OF THE SOUTHWEST 1/4 OF SECTION 33,
TOWN 3 NORTH, RANGE 4 EAST, DESCRIBED AS FOLLOWS: BEGINNING AT A POINT ON THE SOUTH LINE
OF SAID SECTION 32, SAID POINT BEING SOUTH 89 DEGREES 55 MINUTES 08 SECONDS WEST 903.41
FEET FROM THE SOUTHEAST CORNER OF SECTION 32; THENCE SOUTH 89 DEGREES 55 MINUTES 08
SECONDS WEST 769.27 FEET ALONG THE SOUTH SECTION LINE; THENCE NORTH 00 DEGREES 05
MINUTES 59 SECONDS EAST 1133.64 FEET; THENCE SOUTH 89 DEGREES 55 MINUTES 08 SECONDS WEST
980.63 FEET TO THE NORTH-SOUTH 1/4 LINE; THENCE NORTH 00 DEGREES 04 MINUTES 04 SECONDS
EAST 1155.25 FEET ALONG THE NORTH-SOUTH 1/4 LINE; THENCE SOUTH 89 DEGREES 59 MINUTES 30
SECONDS EAST 2649.93 FEET TO THE EAST SECTION LINE; THENCE SOUTH 00 DEGREES WEST 1374.40
FEET ALONG THE EAST SECTION LINE; THENCE SOUTH 03 DEGREES 58 MINUTES 40 SECONDS EAST 10.20
FEET ALONG THE CENTERLINE OF BURKHART ROAD; THENCE SOUTH 89 DEGREES 55 MINUTES 08
SECONDS WEST 904.12 FEET; THENCE SOUTH 00 DEGREES WEST 900.16 FEET TO THE POINT OF
BEGINNING.
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BENCHMARKS

WETLAND NOTE

ACCORDING TO THE NATIONAL WETLAND INVENTORY WEBSITE (HTTP:WWW.FWS.GOVWETLANDSDATAMAPPER.HTML),
THERE ARE NOTED WETLANDS ON THE SUBJECT PARCEL.
WETLAND LIMITS IDENTIFIED ON THE TOPO ARE PER WETLAND FLAGGING PERFORMED BY BARR ENGINEERING ON
SEPTEBMER 21, 2023.   EGLE PERFORMED AN ON-SITE WIP REVIEW ON 5/13/2024, VERIFYING ALL WETLAND
BOUNDARIES AND REGULATED STATUS AS NOTED ON PLAN BELOW.

FLOOD ZONE

FEMA MAP SCALES DO NOT SUPPLY SUFFICIENT LEVEL OF DETAIL TO PLOT ACCURATELY. ZONES IF
PLOTTED HEREIN ARE APPROXIMATE.

BY SCALED MAP LOCATION AND GRAPHIC PLOTTING ONLY, THE SUBJECT PROPERTY APPEARS TO LIE
PARTIALLY IN ZONE (X) AREA DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE
FLOODPLAIN AND ALSO PARTIALLY IN ZONE (AE) THE 1% ANNUAL CHANCE FLOOD (100 YEAR FLOOD),
ALSO KNOWN AS THE BASE FLOOD, IS THE FLOOD THAT HAS A 1% CHANCE OF BEING EQUALED OR
EXCEEDED IN ANY GIVEN YEAR. THE SPECIAL FLOOD HAZARD AREA IS THE AREA SUBJECT TO
FLOODING BY THE 1% ANNUAL CHANCE FLOOD. AREAS OF SPECIAL FLOOD HAZARD MAY INCLUDE
ZONES A, AE, AH, AO, A99, V AND VE. THE BASE FLOOD ELEVATION IS THE WATER-SURFACE
ELEVATION OF THE 1% ANNUAL CHANCE FLOOD; BASED FLOOD ELEVATIONS DETERMINED
ACCORDING TO THE FLOOD INSURANCE RATE MAP FOR THE COUNTY OF LIVINGSTON, COMMUNITY
PANEL NO. (26093C0282D) & (26093C0301D), BOTH WITH EFFECTIVE DATE 9/17/2008.

UTILITY REFERENCES

WM: MARION, HOWELL, OCEOLA & GENOA TOWNSHIPS (MHOG)
RECEIVED: 8/16/21

SAN: MARION, HOWELL, OCEOLA & GENOA TOWNSHIPS (MHOG)
RECEIVED: 8/16/21

STORM: MARION, HOWELL, OCEOLA & GENOA TOWNSHIPS (MHOG)
RECEIVED: 8/16/21

GAS: CONSUMERS ENERGY
RECEIVED: N/A

ELEC: DETROIT EDISON
RECEIVED: N/A

PHONE/CABLE: AT&T ~ CHARTER ~ COMCAST
RECEIVED: N/A ~ N/A ~ N/A

DATUM: NAVD88

BM A:
SET BENCH TIE IN S/SIDE OF UTILITY POLE ON NORTH SIDE OF MASON ROAD 290'± WEST OF EAST
PROPERTY LINE.
ELEV = 909.83

BM B:
ARROW ON HYDRANT ON WEST SIDE OF BURKHART ROAD 430'± NORTH OF SOUTH PROPERTY LINE.
ELEV = 906.59

UTILITY NOTES

1. MISS DIG WAS NOT PERFORMED AT TIME OF SURVEY.

2. ANY UTILITIES SHOWN ARE FROM ABOVE GROUND VISIBILITY AND ANY PLANS PROVIDED.

3. THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS TO
THE COMPLETENESS OR ACCURACY THEREOF. THE CONTRACTOR SHALL BE EXCLUSIVELY
RESPONSIBLE FOR DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS PRIOR TO
THE START OF CONSTRUCTION.

EXISTING LEGEND

· By: BROOKSTON LOAM, 0-2% SLOPES

· Cc: CARLISLE MUCK, O-2% SLOPES

· CvraaB: CONOVER LOAM, 0-4% SLOPES

· CxA: CONOVER-MIAMI LOAMS, 0-2% SLOPES

· FoA: FOX SANDY LOAM, 0-2% SLOPES

· Lm: LINWOOD MUCK

· MIB: METAMORA SANDY LOAM, 0-4% SLOPES

· MoB: WAWASEE LOAM, 2-6% SLOPES

· MoC: WAWASEE LOAM, 6-12% SLOPES

· MrB: MIAMI-CONOVER LOAMS, 2-6% SLOPES

· MwB: MINOA-THETFORD COMPLEX, 0-4% SLOPES

· OmA: OWOSSO-MIAMI SANDY LOAMS, 0-2% SLOPES

· OmB: OWOSSO-MIAMI SANDY LOAMS, 2-6% SLOPES

SOILS INFO

REMOVAL LEGEND

SOIL TYPES ARE ACCORDING TO THE USDA SOIL SURVEY WEB SITE
(https://websoilsurvey.sc.egov.usda.gov/App/HomePage.htm)
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PHASING PLAN
NOTE:  FUTURE PHASE SCHEDULES ARE ROUGH ESTIMATES.  ACTUAL       

CONSTRUCTION YEARS DEPENDENT ON MARKET CONDITIONS.

PHASE 1 (2025 CONSTRUCTION)
SINGLE FAMILY UNITS:  48 HOMES (UNITS 1 - 48)
ALSO BUILD:
· BURKHART ROAD ENTRANCE
· EAST DRAINAGE DISTRICT DETENTION BASIN
· TEMPORARY GRAVEL EMERGENCY ACCESS ON BURKHART ROAD

PHASE 2 (EST. 2027 CONSTRUCTION)
SINGLE FAMILY UNITS: 28 HOMES (UNITS 49-70, 100-105)
ALSO BUILD:
· HIGHLANDER PARK DRIVE TO MASON ROAD
· WATER MAIN LOOP FROM FORESTRY DRIVE TO SOUTHEAST CORNER OF

MULTI-FAMILY AREA ON MASON ROAD
· SANITARY, STORM AND WATER MAIN STUBS TO MULTI-FAMILY.
· WEST DRAINAGE DISTRICT DETENTION BASIN

PHASE 3 (EST. 2028)
SINGLE FAMILY UNITS: 29 HOMES (UNITS 71-99)

PHASE 4 (EST. 2029)
SINGLE FAMILY UNITS:  21 HOMES (UNITS 106-126)

PHASE 5 (EST. 2030)
SINGLE FAMILY UNITS: 23 HOMES (UNITS 127-149)

PHASE 6 (EST. 2031)
SINGLE FAMILY UNITS: 27 HOMES (UNITS 150-176)

DENSITY AND UNIT COUNT

TOTAL SITE AREA:  92 ACRES

NOTE: DENSITY CALCULATIONS FROM APPROVED PUD PLAN.
MULTIFAMILY DEVELOPMENT AND SENIOR LIVING BY OTHERS.
SEE UNDERLYING PUD PLAN FOR DETAILS.

AREA CURRENTLY ZONED SFR:  26.8 AC (24.0 AC UPLAND)
AREA CURRENTLY ZONED MFR: 65.2 AC (44.4 AC UPLAND)

OPEN SPACE REQUIRED (27.07.E)
10% OF TOTAL LAND AREA EXCLUSIVE OF WATER SURFACES
10% * (68.4 ACRES UPLAND) = 6.84 ACRES

OPEN SPACES PROVIDED = 8.48 ACRES (11.9% OF UPLAND AREA)

ALLOWED DENSITY (27.07.A)

UPLAND AREA SFR = 24.0 ACRES
REDUCED 10% FOR REQUIRED OPEN SPACE = 21.6 ACRES
SFR = 3.0 UNITS/ACRE x 1.25 = 3 x 21.6 x 1.25 = 81 UNITS

UPLAND AREA MFR = 44.44 ACRES
REDUCED 10% FOR REQUIRED OPEN SPACE = 40 ACRES
MFR = 12 UNITS/ACRE x 1.25 = 12 x 40 x 1.25 = 600 UNITS

TOTAL ALLOWED UNITS = 681

UNITS PROPOSED

SINGLE FAMILY UNITS:  176 PROPOSED

MULTI-FAMILY UNITS:  288 PROPOSED
· 55 - 3 BR / 2 BA - RANCH STYLE TOWNHOMES
· 81 - 2 BR/ 2.5 BA - 2-STORY TOWNHOMES
· 40 - 1 BR / 1 BA - GARDEN STYLE APARTMENTS
· 112 - 3 BR / 2.5 BA - 2 STORY TOWNHOMES W/ GARAGE

3 - STORY SENIOR LIVING BUILDING: APPROX. 90 PROPOSED

TOTAL: 554 RESIDENTIAL UNITS

OPEN SPACE CALCULATOINS - BY PHASE
TOTAL SINGLE FAMILY AREA = 3,061,947 SF  (70.29 ACRES)
TOTAL SINGLE FAMILY AREA (- REG. WETLAND) = 2,116,782 SF  (48.59 ACRES)
TOTAL SINGLE FAMILY OPEN SPACE = 381,155 SF
        (EXLUDES REGULATED WETLANDS AND PERMANENT WATER SURFACES)

PHASE 1
PHASE 1 AREA = 749,909 SFT (17.22 ACRES)
PHASE 1 OPEN SPACE = = 286,203 SFT

PERMANENT WATER AREA = 45,053 SFT
REGULATED WETLAND AREA = 36,284 SFT

NET OPEN SPACE (EXC. WATER & WL) = 204,866 SFT
OPEN SPACE PERCENT = 27.3 %

PHASE 2
PHASE 2 AREA = 1,208,468 SF (27.74 ACRES)

TOTAL AREA  (PHASE 1-2) = 1,958,377 SF (44.96 ACRES)
PHASE 2 OPEN SPACE = 916,963 SF

PERMANENT WATER AREA = 77,785 SF
REGULATED WETLAND AREA = 696,886 SF

NET OPEN SPACE (EXC. WATER & WL) = 142,292 SF
TOTAL NET OPEN SPACE (PHASE 1-2) = 347,158 SF
OPEN SPACE PERCENT = 17.7%

PHASE 3
PHASE 3 AREA = 259,260 SF (5.95 ACRES)
TOTAL DEVELOPED AREA = 2,217,637 SF (50.91 ACRES)
PHASE 3 OPEN SPACE = 12,965 SF
TOTAL NET OPEN SPACE (PHASE 1-3) = 360,123 SF
OPEN SPACE PERCENT = 16.2%

PHASE 4
PHASE 4 AREA = 182,324 SF (4.19 ACRES)
TOTAL DEVELOPED AREA = 2,399,961 SF (55.10 ACRES)

NO ADDITIONAL OPEN SPACE
TOTAL NET OPEN SPACE (PHASE 1-4) = 360,123 SF
OPEN SPACE PERCENT = 15.0%

PHASE 5
PHASE 5 AREA = 205,415 SF (4.72 ACRES)
TOTAL DEVELOPED AREA = 2,605,376 SF (59.81 ACRES)

NO ADDITIONAL OPEN SPACE
TOTAL NET OPEN SPACE (PHASE 1-5) = 360,123 SF
OPEN SPACE PERCENT = 13.8%

PHASE 6
PHASE 6 AREA = 456,572 SF (10.48 ACRES)
TOTAL DEVELOPED AREA = 3,061,947 SF (70.29 ACRES)
PHASE 6 OPEN SPACE = 233,028 SF

REGULATED WETLAND AREA = 211,996 SF
NET OPEN SPACE (EXC. WATER & WL) = 21,032 SFT
TOTAL NET OPEN SPACE (PHASE 1-6) = 381,155 SF
OPEN SPACE PERCENT = 12.4 %

TOWNSHIP PUD ORDINANCE REQUIRES 10% MINIMUM OPEN SPACE.

NOTE: AREAS DO NOT INCLUDE BURKHART ROAD RIGHT OF WAY.
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EMERGENCY VEHICLE

FIRE PROTECTION NOTES
1. PARKING SHALL ONLY BE ALLOWED ON ONE SIDE OF THE INTERNAL

STREETS.  EACH STREET SHALL HAVE 12"X18" R8-31 "NO PARKING
FIRE LANE" SIGNS POSTED AT A MAXIMUM SPACING OF 100 FEET
ON THE SIDE OF THE STREET ADJACENT TO HYDRANTS.

2. 12"X18" R8-31 "NO PARKING FIRE LANE" SIGNS SHALL BE POSTED
ON BOTH SIDES OF THE TEMPORARY EMERGENCY ACCESS ROAD
LOCATED THROUGH UNIT 50, OFF NORTH BURKHART ROAD.  SIGNS
SHALL BE PLACED FACING TRAFFIC AT BOTH ENDS.

3. EMERGENCY ACCESS DRIVE THROUGH UNIT 50 SHALL REMAIN IN
SERVICE THROUGHOUT CONSTRUCTION OF PHASES 1 AND 2, UNTIL
HIGHLANDER PARK DRIVE TO MASON ROAD HAS BEEN OPENED TO
TRAFFIC.

4. NO OCCUPANCY SHALL BE ALLOWED FOR ANY UNITS BEYOND PHASE
ONE (1) UNTIL HIGHLANDER PARK DRIVE IS OPEN TO TRAFFIC.  ONCE
HIGHLANDER PARK DRIVE IS OPEN TO TRAFFIC, THE CONTRACTOR
SHALL REMOVE THE EMERGENCY ACCESS DRIVE (EXCEPT FOR THE
APPROACH AND CULVERT, WHICH SHALL REMAIN IN PLACE FOR
MHOG AND FIRE AUTHORITY USE).

5. A EMERGENCY ALERT TORNADO SIREN SHALL BE INSTALLED WITHIN
THE PARK AT THE INTERSECTION OF FORESTRY ROAD AND
SHAGBARK DRIVE.  LOCATION OF THE SIREN SHALL BE
COORDINATED WITH THE FIRE MARSHAL AND HOWELL TOWNSHIP.

6. A KNOX BOX SHALL BE MOUNTED TO THE EMERGENCY ENTRANCE
GATE.

GATE DETAIL - EMERGENCY - ACCESS

EMERGENCY
ACCESS

ONLY
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NOTES
1. MINIMUM LOT WIDTH IN SINGLE FAMILY IS 54' WIDE AT THE FRONT

SETBACK LINE.

2. TRASH REMOVAL SHALL BE CURBSIDE ROLL-OFF CONTAINERS AT
EACH HOME SITE.

3. SCREENING SHALL BE PROVIDED FOR ALL MECHANICAL EQUIPMENT.

4. ALL MAIL BOX UNIT SITES WILL HAVE 1 SIGNED BARRIER FREE SPACE
PROVIDED.  MAIL BOX UNITS ARE LOADED FROM THE FRONT SIDE
(NO REAR ACCESS REQUIRED).

5. HERITAGE SQUARE DRIVE, EAST AND WEST HERITAGE CIRCLE AND
FORESTRY ROAD ARE TO BE RECORDED AS CROSS ACCESS
EASEMENTS FOR THE FUTURE HERITAGE SQUARE MULTIFAMILY.

6. SEE LIGHTING PLANS PROVIDED BY DTE FOR LIGHTING LOCATION,
DETAILS AND PHOTOMETRICS.
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PROVIDED SETBACKS
SINGLE FAMILY RESIDENTIAL

FRONT SETBACK: 24 FEET
SIDE SETBACK: 7 FEET (14 TOTAL)
REAR SETBACK: 25 FEET (INTERNAL)

40 FEET (PERIMETER ADJACENT SFR)
30 FEET (PERIMETER ADJACENT MFR)

UNIT AREAS

DOG
PARK

PARK

POCKET
PARK

POCKET
PARK

O
PE

N
 S

PA
C

E

COVERAGE

SINGLE FAMILY RESIDENTIAL
AVERAGE PAVED/BLDG AREA PER UNIT: 2371 SF

MAX. HOME FOOTPRINT : 1911 SF +/-
(JULIET W/BONUS ROOM & DECK)

DRIVE (25' X 16') : 400 SF
CONNECTOR WALK (5' X 12'): 60 SF

MINIMUM LOT AREA : 5940  SF

PROPOSED MAXIMUM COVERAGE  = 40%
(COVERAGE ALLOWED PER SFR ZONING = 30%)

AMOUNT OF OPEN SPACE PER UNIT
OPEN SPACE IN SINGLE FAMILY (OPEN SPACE 1 AND OPEN SPACE 2)

21,251 SF + 434,451 SF = 455,702 SF

OPEN SPACE PER SINGLE FAMILY UNIT
455,702 SF / 176 UNITS = 2,589 SF

COVERAGE WITH OPEN SPACE INCLUDED
MIN LOT AREA + OPEN SPACE = 5940 SF + 2589 SF = 8,529 SF

COVERAGE (INCL. OPEN SPACE) = 2,371 SF / 8,529 SF = 28%

TYPICAL UNIT DIMENSIONS
SCALE: 1" = 50'

TYPICAL UNIT LAYOUT
SCALE: 1" = 50'

NOTE: COVERAGE CALCULATION BELOW IS BASED ON THE LARGEST
FLOOR PLAN OPTION, ON THE SMALLEST UNIT SIZE.

OPEN SPACE
OPEN SPACE IN SINGLE FAMILY (OPEN SPACE 1 & 2) = 503,994 SF
OPEN SPACE IN MULTI-FAMILY (OPEN SPACE 3, 4 & 5) = 53,452 SF
TOTAL OPEN SPACE = 557,446 SF

TOTAL PERMANENT WATER SURFACE IN OPEN SPACE = 122,838 SF
PERMANENT WATER PERCENT OF TOTAL OPEN SPACE = 22.0 %

PERMANENT WATER PERCENT ALLOWED = 25.0 % MAX.

TOTAL OPEN SPACE EXCLUDING WATER = 434,608 SF = 9.98 ACRES
PERCENT OPEN SPACE = 9.98 / 92.0 ACRES = 10.8 %

PERCENT OPEN SPACE REQUIRED = 10%
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UTILITY LEGEND

EXISTINGPROPOSED

UTILITY NOTES

1. EXISTING WATER MAIN IS UNDER THE JURISDICTION OF MARION-HOWELL-OCEOLA-GENOA WATER AUTHORITY (MHOG).  PROPOSED WATER
MAIN TO BE 8" CLASS 52 DUCTILE IRON WATER MAIN, AND SHALL BE UNDER THE JURISDICTION OF MHOG.  WATER MAIN SHALL BE
CONSTRUCTED WITHIN ROAD RIGHT OF WAY OR SHALL BE CENTERED IN A 25' WIDE EASEMENT AS REQUIRED BY MHOG.

2. HYDRANT COVERAGE AND SPACING SHALL BE PER MHOG STANDARDS, OR AS MODIFIED BY THE HOWELL AREA FIRE DEPARTMENT FIRE
MARSHALL.  BUILDINGS SHALL BE FIRE SUPPRESSED IF REQUIRED BY CODE.

3. WATER MAIN LOOP TO SOUTHEAST CORNER OF MULTI-FAMILY DEVELOPMENT TO BE CONSTRUCTED IN PHASE 2.  HOME OCCUPATION OF
PHASE 2 UNITS SHALL NOT BE ALLOWED UNTIL AFTER THE WATER MAIN LOOP IS PLACED INTO SERVICE.

4. EXISTING SANITARY SEWER IS UNDER THE JURISDICTION OF HOWELL TOWNSHIP.  PROPOSED 8 INCH SANITARY SEWER SHALL BE UNDER THE
JURISDICTION OF HOWELL TOWNSHIP.  SANITARY SEWER SHALL BE INSTALLED WITHIN PROPOSED RIGHT OF WAY, OR SHALL BE PLACED
WITHIN AN EASEMENT AS REQUIRED BY HOWELL TOWNSHIP.

5. CONTRACTOR TO EXPOSE AND FIELD MEASURE LOCATION AND DEPTH OF EXISTING 8" SANITARY STUB OUT OF THE EXISTING PUMP STATION.
IF ELEVATION AND LOCATION DIFFER FROM RECORD INFORMATION, CONTRACTOR TO INFORM THE OWNER, TOWNSHIP AND MHOG OF
ACTUAL LOCATION PRIOR TO CONSTRUCTION OF ANY SANITARY SEWER.

6. STORM SEWER SHALL BE ADS HDPE OR HPP PIPE.

7. STORMWATER MANAGEMENT SHALL BE CONSTRUCTED PER THE CURRENT STANDARDS OF THE LIVINGSTON COUNTY DRAIN COMMISSIONER'S
OFFICE.  IDENTIFIED PONDS HAVE BEEN SIZED PER THE CURRENT COUNTY STANDARDS.

8. ALL UTILITIES INSTALLED BELOW OR WITHIN 1 ON 1 INFLUENCE OF PAVEMENT SHALL BE BACKFILLED WITH CLASS II SAND COMPACTED TO 95%
MAXIMUM UNIT DENSITY.

9. NATURAL GAS SHALL BE INSTALLED BETWEEN THE CURB AND SIDEWALK ON THE SAME SIDE OF THE ROAD AS THE WATER MAIN.

10. ELECTRICAL DISTRIBUTION AND CABLE/COMMUNICATION SHALL BE INSTALLED UNDERGROUND IN AN EASEMENT ALONG THE REAR PROPERTY
LINES OF UNITS.

(ALL PHASES)

(ALL PHASES)

SANITARY SEWER QUANTITIES

WATER MAIN QUANTITIES
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EXISTINGPROPOSED

1. SANITARY "MH" SHALL HAVE EJIW 1020 FRAME WITH
TYPE A COVER.

2. PRIOR TO ORDERING STRUCTURES OR BEGINNING ANY
SANITARY SEWER CONSTRUCTION, THE CONTRACTOR
SHALL EXCAVATE AND FIELD VERIFY THE DEPTH AND
LOCATION OF THE EXISTING 8" SANITARY SEWER STUB.

SANITARY SEWER NOTES

SANITARY SEWER QUANTITIES

WATER MAIN QUANTITIES

TRACER WIRE NOTES
1. TRACER WIRE IS TO BE INSTALLED ON ALL WATER

MAIN DISTRIBUTION LINES AND SERVICE LINES. REFER
TO MHOG DESIGN STANDARDS SECTION 22.11.13 FOR
DETAILS.

2. TRACING WIRE SYSTEMS SHALL TERMINATE IN RHINO
TRIVIEW TRACING WIRE STATIONS OR A TRACER WIRE
BOX.  THE TRACER WIRE BOX SHALL HAVE A
CONCRETE HOUSEKEEPING PAD IN DEVELOPED
AREAS.

MHOG WATER NOTES
1. WATER IMPROVEMENTS SHALL BE CONSTRUCTED IN

ACCORDANCE WITH CURRENT MARION, HOWELL,
OCEOLA, AND GENOA (MHOG) DESIGN STANDARDS
AND SPECIFICATIONS.

2. WATER MAIN TO BE 5.5' DEEP PER MHOG DESIGN
         STANDARDS.

3. ALL WATER MAIN SHALL BE CLASS 52  DUCTILE IRON
PIPE (DIP) WITH POLYETHYLENE (P.E.) ENCASEMENT IN
ACCORDANCE WITH AWWA C105/ANSI 21.5 AND
TRACER WIRE INSTALLED.
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BENCHMARKS

DATUM: NAVD88

BM A:
SET BENCH TIE IN S/SIDE OF UTILITY POLE ON NORTH SIDE OF MASON ROAD
290'± WEST OF EAST PROPERTY LINE.
ELEV = 909.83

BM B:
ARROW ON HYDRANT ON WEST SIDE OF BURKHART ROAD 430'± NORTH OF
SOUTH PROPERTY LINE.
ELEV = 906.59

GRADING NOTES

1. ON JHOMES WITH STANDARD GRADING, LOWEST OPENING IS EQUAL TO
THE LOWEST FINISHED GRADE AS EACH HOME POTENTIALLY WILL HAVE AN
EGRESS WINDOW SET IN A WELL.  TOP OF WELL ELEVATION WILL BE AT FG.

2. LOWEST OPENING ELEVATION ON DAYLIGHT BASEMENTS IS EQUAL TO THE
SILL ELEVATION FOR THE BASEMENT EGRESS WINDOWS.
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PAVEMENT LEGENDCONSTRUCTION

EXISTING CONDITIONS AND REMOVAL

EXISTING LEGENDREMOVAL NOTES

1. UTILITY OBJECTS SUCH AS GAS METER, TRANSFORMER,
TELEPHONE PEDESTAL, UTILITY POLE & WIRES ARE TO BE
REMOVED BY OTHERS.

2. ANY TREES NOT MARKED PER PLAN ARE TO BE PROTECTED
& PRESERVED DURING CONSTRUCTION.

3. REMOVAL LIMITS SHOWN FOR UNDERGROUND
CONSTRUCTION ARE APPROXIMATE ONLY.  CONTRACTOR
TO DETERMINE APPROPRIATE REMOVALS NEEDED FOR SAFE
EXCAVATION PRACTICES AND TO COMPLY WITH APPLICABLE
SAFETY STANDARDS.

4. AT LEAST THREE (3) WORKING DAYS PRIOR TO ANY
EXCAVATION, THE CONTRACTOR SHALL CONTACT MISS DIG
(1-800-482-7171) TO VERIFY THE LOCATION OF ANY
EXISTING UNDERGROUND UTILITIES AND SHALL NOTIFY
REPRESENTATIVES OF OTHER UTILITIES IN THE VICINITY OF
THE WORK.

REMOVAL LEGEND

●●●●●●●●

UTILITY LEGEND

EXISTINGPROPOSED

HERITAGE SQUARE
BLVD
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SHEET KEY

GRADING

EXISTING LEGEND

BENCHMARKSGRADING LEGEND

GRADING

DATUM: NAVD88

BM A:
SET BENCH TIE IN S/SIDE OF UTILITY POLE ON NORTH SIDE OF MASON ROAD
290'± WEST OF EAST PROPERTY LINE.
ELEV = 909.83

BM B:
ARROW ON HYDRANT ON WEST SIDE OF BURKHART ROAD 430'± NORTH OF
SOUTH PROPERTY LINE.
ELEV = 906.59

HERITAGE
SQUARE

DRIVE
(86 FT. WD. - PRIVATE - R/W)
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CONCRETE DRIVEWAY SECTION

Applies to: Driveways
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CURB DETAIL - CONCRETE - STRAIGHT - 6" HT 24" DEEP

BARRIER CURB AND GUTTER - CONCRETE

SIDEWALK RAMP DETAIL - WITH NOTES

INTEGRAL SIDEWALK AND CURB DETAIL

ON-SITE ROADWAY TYPICAL SECTION

CURB AND GUTTER DETAIL - MDOT - B2 - MODIFIED
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EMERGENCY ACCESS DRIVE
GRAVEL PAVEMENT SECTION
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Pond-A

landscape legend

(Eastern Redbud, Crabs, Hawthorn,
Serviceberry, etc...)

perennials and/or seasonal flowers

(White Pine, Austrian Pine, Spruces )
evergreen trees

ornamental trees

deciduous trees

evergreen shrubs
(junipers, yews, hollies, arborvitae,
boxwood,etc.)

(Maples, Celtis occidentalis,
Zelkova serrata, Oaks, Lindens,
Nyssa sylvatica, etc...)

deciduous shrubs
(viburnum, forsythia,burning
bush,cotoneaster dogwood,etc.)

(Daylily, Sedum, Ornamental Grasses,
Black Eyed Susan, etc...)

Nature
Preserve
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entry monument notes: signage uplighting

detention
basin-A

detention
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detention landscape requirements
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SOD AND SEEDING
REFERENCE  PLAN

sod, irrigation and seeding reference plan5A

SCARIFY PLANTING PIT SIDES.
RECOMPACT BASE OF TO 4"
DEPTH.

NOTE:
1.EVERGREEN TREE  SHALL BEAR
SAME RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 6"
ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOIL AREAS.

2. DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

3. REMOVE ALL TAGS, STRING,
PLASTICS ETC.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM
THE ROOTBALL. CUT AND REMOVE
WIRE BASKET AND BURLAP FROM
TOP HALF OF THE ROOTBALL.

MOUND EARTH TO FORM
SAUCER

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK TO  EXPOSE
ROOT FLARE.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.
DRIVE STAKES A MIN. 18"
INTO UNDISTURBED GROUND
OUTSIDE ROOTBALL.
REMOVE AFTER ONE YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT- LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE. REMOVE
AFTER ONE YEAR.

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL.

PLANT TREE SO ROOT FLARE IS AT
OR ABOVE SURROUNDING GRADE.
REMOVE ROOT BALL DIRT TO
EXPOSE FLARE IF NECESSARY AND
CUT ANY GIRDLING ROOTS.

4. GUY EVERGREEN TREES ABOVE 12'
HEIGHT. STAKE EVERGEEN TREE
BELOW 12' HEIGHT.

evergreen planting detail
no scale

MOUND EARTH TO
FORM SAUCER

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF THE PLANT
MATERIAL.

MULCH 2" DEPTH WITH SHREDDED
HARDWOOD BARK. NATURAL IN
COLOR. LEAVE 3" CIRCLE OF BARE
SOIL AT BASE OF TREE TRUNK TO
EXPOSE ROOT FLARE.

NOTE:
1. SHRUB SHALL BEAR SAME RELATION TO FINISH
GRADE AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 4" ABOVE
GRADE, IF DIRECTED BY LANDSCAPE ARCHITECT
 FOR HEAVY CLAY SOIL AREAS.
2. PRUNE ONLY DEAD OR BROKEN BRANCHES.
3. REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER MATERIALS

shrub planting detail
no scale

SHRUBS PLANTED IN BEDS
SHALL HAVE ENTIRE BED MASS
EXCAVATED AND BACKFILLED
WITH APPROVED PLANT MIX.
PLANTS SHALL NOT BE
INSTALLED IN INDIVIDUAL HOLES.

SCARIFY PLANTING PITSIDES.
RECOMPACT BASE OF TO 4" DEPTH.

REMOVE COLLAR OF ALL
FIBER POTS. POTS SHALL BE
CUT TO PROVIDE FOR ROOT
GROWTH. REMOVE ALL
NONORGANIC CONTAINERS
COMPLETELY. REMOVE ALL NON-

BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT AND REMOVE
WIRE BASKET AND BURLAP
FROM TOP HALF OF THE
ROOTBALL.

4. GUY TREES ABOVE 3" CAL.. STAKE
DECIDUOUS TREES BELOW 3" CAL.

SCARIFY PLANTING PIT
SIDES. RECOMPACT
BASE OF TO 4" DEPTH.

NOTE:
1. TREES SHALL BEAR SAME
RELATION TO FINISH GRADE AS IT
BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO
6"  ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR
HEAVY CLAY SOIL AREAS.

2. DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

3. REMOVE ALL TAGS, STRING,
PLASTICS ETC.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM THE
ROOTBALL. CUT AND REMOVE WIRE
BASKET AND BURLAP FROM TOP HALF
OF THE ROOTBALL.

MOUND EARTH TO FORM
SAUCER

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE OF
TREE TRUNK TO EXPOSE ROOT
FLARE.

2" X 2" HARDWOOD STAKES, MIN.
36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND OUTSIDE
ROOTBALL. REMOVE AFTER ONE
YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE. REMOVE
AFTER ONE YEAR.

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF THE
PLANT MATERIAL.

PLANT TREE SO ROOT FLARE
IS AT OR ABOVE
SURROUNDING GRADE.
REMOVE ROOT BALL  DIRT
TO EXPOSE FLARE IF
NECESSARY AND CUT ANY
GIRDLING ROOTS.

tree planting detail
no scale

multi-stem planting detail
no scale

STAKES TO EXTEND 12"
BELOW TREE PIT IN
UNDISTURBED GROUND

SCARIFY T 4" DEPTH AND
RECOMPACT

PLANT MIXTURE AS SPECIFIED

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE BASKET
AND FOLD DOWN BURLAP FROM TOP 1

3

OF THE ROOTBALL .

MOUND TO FORM SAUCER

SET STAYS ABOVE FIRST
BRANCHES, APPROX.
HALFWAY UP TREE(SEE
DETAIL)

MULCH 4" DEPTH WITH
SHREDDED HARD WOOD
BARK NATURAL IN COLOR.
LEAVE 3" CIRCLE OF BARE
SOIL AT BASE OF TREE
TRUNK TO EXPOSE ROOT
FLARE. REMOVE EXCESS
SOIL TO EXPOSE ROOT
FLARE IF NECESSARY.

12" MIN

NOTES:
PRUNE AS SPECIFIED STAKE
3 LARGEST STEMS, IF TREE
HAS MORE THAN 3 LEADERS
SET TREE STAKES VERTICAL
AND AT SAME HEIGHT.

LACE STRAPS TOGETHER
WITH SINGLE STAY

3 STAKES PER TREE MAX

PLAN

hatch pattern legend
lawn area:

detention basin seed mix

A WETLAND SEED MIX FOR SATURATED SOILS IN A DETENTION POND OR FOR SEEDING A SATURATED

BASIN, THIS MIX WILL TOLERATE HIGHLY FLUCTUATING WATER LEVELS AND POOR WATER QUALITY

ASSOCIATED WITH URBAN STORMWATER WETLANDS AND PONDS. FOR DETENTION BASINS THAT

EXPERIENCE LONG, DRY PERIODS, USE THE ECONOMY PRAIRIE SEED MIX IN THE UPPER THIRD TO HALF OF

THE BASIN AREA IN COMBINATION WITH THIS MIX. THIS SEED MIX INCLUDES AT LEAST 10 OF 12 NATIVE

PERMANENT GRASS AND SEDGE SPECIES AND 13 OF 17 NATIVE FORB SPECIES. APPLY AT 36.22 PLS

POUNDS PER ACRE.

BOTANICAL NAME COMMON NAME PLS OZ/ACRE

PERMANENT GRASSES/SEDGES

BOLBOSCHOENUS FLUVIATILIS RIVER BULRUSH 1.00

CAREX CRISTATELLA CRESTED OVAL SEDGE 0.50

CAREX LURIDA BOTTLEBRUSH SEDGE 3.00

CAREX VULPINOIDEA BROWN FOX SEDGE 2.00

ELYMUS VIRGINICUS VIRGINIA WILD RYE 24.00

GLYCERIA STRIATA FOWL MANNA GRASS 1.00

JUNCUS EFFUSUS COMMON RUSH 1.00

LEERSIA ORYZOIDES RICE CUT GRASS 1.00

PANICUM VIRGATUM SWITCH GRASS 2.00

SCHOENOPLECTUS TABERNAEMONTANI GREAT BULRUSH 3.00

SCIRPUS ATROVIRENS DARK GREEN RUSH 2.00

SCIRPUS CYPERINUS WOOL GRASS 1.00

TOTAL 41.50

TEMPORARY COVER

AVENA SATIVA COMMON OAT 512.00

TOTAL 512.00

FORBS

ALISMA SUBCORDATUM COMMON WATER PLANTAIN 2.50

ASCLEPIAS INCARNATA SWAMP MILKWEED 2.00

BIDENS SPP. BIDENS SPECIES 2.00

EUPATORIUM PERFOLIATUM COMMON BONESET 1.00

HELENIUM AUTUMNALE SNEEZEWEED 2.00

IRIS VIRGINICA V. SHREVEI BLUE FLAG 4.00

LYCOPUS AMERICANUS COMMON WATER HOREHOUND 0.50

MIMULUS RINGENS MONKEY FLOWER 1.00

PENTHORUM SEDOIDES DITCH STONECROP 0.50

PERSICARIA SPP. PINKWEED SPECIES 2.00

RUDBECKIA SUBTOMENTOSA SWEET BLACK-EYED SUSAN 1.00

RUDBECKIA TRILOBA BROWN-EYED SUSAN 1.50

SAGITTARIA LATIFOLIA COMMON ARROWHEAD 1.00

SENNA HEBECARPA WILD SENNA 2.00

SYMPHYOTRICHUM LANCEOLATUM PANICLED ASTER 0.50

SYMPHYOTRICHUM NOVAE-ANGLIAE NEW ENGLAND ASTER 0.50

THALICTRUM DASYCARPUM PURPLE MEADOW RUE 2.00

TOTAL 26.00

economy prairie seed mix

THIS PRAIRIE SEED MIX OFFERS AN ECONOMICAL WAY TO ESTABLISH A PRAIRIE. IN ADDITION TO NATIVE

PRAIRIE GRASSES, FLOWERING SPECIES PROVIDE COLOR THROUGHOUT THE GROWING SEASON AND

FOOD SOURCES FOR BIRDS AND BUTTERFLIES. ADDING SEED OR PLANT PLUGS AT A LATER DATE IS A

WONDERFUL WAY TO INCREASE A PRAIRIE’S RICHNESS AND DIVERSITY. THIS SEED MIX INCLUDES AT

LEAST 6 OF 7 NATIVE PERMANENT GRASS AND SEDGE SPECIES AND 10 OF 13 NATIVE FORB SPECIES.

APPLY AT 40.95 PLS POUNDS PER ACRE.

BOTANICAL NAME COMMON NAME PLS OZ/ACRE

PERMANENT GRASSES/SEDGES

ANDROPOGON GERARDII BIG BLUESTEM 12.00

BOUTELOUA CURTIPENDULA SIDE-OATS GRAMA 16.00

CAREX SPP. PRAIRIE SEDGE SPECIES 3.00

ELYMUS CANADENSIS CANADA WILD RYE 24.00

PANICUM VIRGATUM SWITCH GRASS 2.50

SCHIZACHYRIUM SCOPARIUM LITTLE BLUESTEM 32.00

SORGHASTRUM NUTANS INDIAN GRASS 12.00

TOTAL 101.50

TEMPORARY COVER

AVENA SATIVA COMMON OAT 512.00

TOTAL 512.00

FORBS

ASCLEPIAS SYRIACA COMMON MILKWEED 1.00

ASCLEPIAS TUBEROSA BUTTERFLY WEED 1.00

CHAMAECRISTA FASCICULATA PARTRIDGE PEA 10.00

COREOPSIS LANCEOLATA SAND COREOPSIS 6.00

ECHINACEA PURPUREA BROAD-LEAVED PURPLE CONEFLOWER 8.00

HELIOPSIS HELIANTHOIDES FALSE SUNFLOWER 0.25

MONARDA FISTULOSA WILD BERGAMOT 0.50

PENSTEMON DIGITALIS FOXGLOVE BEARD TONGUE 1.00

RATIBIDA PINNATA YELLOW CONEFLOWER 4.00

RUDBECKIA HIRTA BLACK-EYED SUSAN 8.00

SOLIDAGO SPECIOSA SHOWY GOLDENROD 0.50

SYMPHYOTRICHUM LAEVE SMOOTH BLUE ASTER 1.00

SYMPHYOTRICHUM NOVAE-ANGLIAE NEW ENGLAND ASTER 0.50

TOTAL 41.75

detention
basin-A

Nature
Preserve

detention
basin-B

perennial planting detail
no scale

PLANTING MIXTURE
12" DEPTH

SUBGRADE

MIN. 1 1/2 " - 2"  DEPTH DOUBLE
SHREDDED HARDWOOD BARK.
MULCH SHALL BE NEUTRAL IN
COLOR

Native Plants for Pond Zone (minimum 4 species)

Scientific Name             Common Name          Spacing

(inches on

center)

Scientific Name           Common Name           Spacing

(inches on

center)

Acorus calamus
Sweet flag 24 Polygonum

amphibium

Water knotweed 36

Carex lacustris Common lake

sedge

24

Pontederia

cordata

Pickerel weed 24

Cephalanthus

occidentalis

Buttonbush 5 feet Potamogeton

natans

Common

pondweed

36

Decodon

verticillatus

Swamp

Loosestrife

24 Potamogeton

pectinatus

Sago pondweed

36

Elodea

canadensis

Common

waterweed

36

Sagittaria latifolia
Common

arrowhead

24

Hibiscus laevis Halberd-leaved

rose mallow

24

Scirpus acutus
Hard-stemmed

bulrush

18

Hibiscus

palustris

Swamp rose

mallow

24

Scirpus atrovirens
Dark green

rush

18

Iris virginica

shrevei

Blue flag iris 18 Scirpus cyperinus
Wool grass

24

Justicia

americana

Water willow 5 feet

Scirpus fluviatilis

River bulrush 18

Nelumbo lutea Lotus 48 Scirpus validus

creber

Great bulrush 18

Nuphar advena Yellow pond lily

36

Sparganium

americanum

American bur

reed

18

Nymphaea

tuberosa

White water lily 36
Sparganium

eurycarpum

Common bur

reed

18

Peltandra

virginica

Arrow arum 18
Vallisneria

americana

Tape grass

36

Note: Plant species selected should cover 25% of the pond zone and should also cover the range of water depths within the

pond zone(2ft to 3ft). (For example, 4 plant species may not all be placed at an 18ft water depth covering 25% of the pond

zone.)

pond zone plant list (plugs and bare root)
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Site Plan_Photometric Layout
Scale: 1 inch= 130 Ft.
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Luminaire Schedule
Symbol Qty Label Arrangement Mounting 

Height

Calculation Summary
Label

Isoline Legend
CalcType Units Avg Illuminance (Fc)Max Min Avg/Min Max/Min

Overall_Horizontal Color Value
0.1
0.5

Illuminance Fc 0.01 1.7 0.0 N.A. N.A.

1

1 39W LED_GVD3_FULL COVER_DUAL (0, 180) Back‐Back 14.9
1 39W LED_GVD3_FULL COVER_DUAL (FWD) Twin 14.9
30 39W LED_GVD3_FULL COVER_SINGLE Single 14
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Plan View 1

39W LED_GVD3_FULL COVER_DUAL (FWD)
MH: 1539W LED_GVD3_FULL COVER_DUAL (0, 180)

MH: 15

MH: 14
39W LED_GVD3_FULL COVER_SINGLE

MH: 14
39W LED_GVD3_FULL COVER_SINGLE
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Plan View 2
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Plan View 3
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Plan View 8

MH: 14
39W LED_GVD3_FULL COVER_SINGLE

39W LED GVD3 FULL COVER SINGLE

39W LED_GVD3_FULL COVER_SINGLE
MH: 14
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Plan View 9

MH: 14
39W LED_GVD3_FULL COVER_SINGLE

MH: 14
39W LED_GVD3_FULL COVER_SINGLE
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39W LED_GVD3_FULL COVER_SINGLE
MH: 14
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December 13, 2024 
 
Jonathan Hohenstein 
Township Treasurer 
Howell Township  
3525 Byron Rd 
Howell, MI 48855 
 
 
RE: Planned Unit Development (“PUD”) Amendment Request for Heritage Square 
NW Corner of Mason Rd and Burkhart Rd 
Howell, MI 
 
Good afternoon, Jonathan, 
 
We respectfully submit our request for an Amendment to the approved Heritage Square PUD to allow for a 
maximum 40% Lot Coverage for the Single Family Detached Residential section of this PUD. The current Township 
Zoning Ordinance allows for a maximum 30% Lot Coverage ratio.  
 
The Heritage Square PUD was recommended for approval by the Planning Commission on December 19, 2023. On 
January 8, 2024, the Township Board granted approval for the revised site plan and rezoning application with 
conditions.  
 
The definition of Lot Coverage in the Township Zoning Ordinance is as follows: “The percentage of the lot or 
parcel covered by all buildings and structures located on a lot or parcel, elevated above the surface, on the 
surface or below the surface of the ground and which impairs the percolation of surface water into the subsurface 
groundwater areas and causes additional surface runoff”. This includes driveways, service walks, decks, and 
patios.  
 
As the definition indicates, the goal of the Lot Coverage restrictions is to minimize surface runoff and maximize 
percolation of surface water into the subsurface groundwater areas. Please note that the stormwater 
management design of this PUD includes two (2) detention basins that have been adequately sized to 
accommodate the anticipated stormwater runoff. The largest home plan that will be built in this PUD was used in 
the detention basin volume calculations to ensure that the maximum allowable storage volume can be 
accommodated in these basins.  
 
 During our review of the individual units, it was discovered that our desired home plan lineup exceeds the 
minimum Lot Coverage ratio on many of the lots in this community. Our calculations included future decks or 
patios up to 200 square feet so that future homeowners don’t have lot coverage issues when they choose to 
make these improvements.  
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M/I Homes will offer its Essential Series plan lineup at Heritage Square with a focus on more attainably priced new 
housing that is currently lacking in the area. The home plans will be offered range in size from 1,957 to 2,711 
square feet of living space and will feature 3-5 bedrooms, 2-1/2 bathrooms, and 2-car garages. The plans are 38’ 
wide and will easily meet the current minimum setback requirements.  

The Approved minimum setbacks for the land uses within the PUD are as follows: 

 
Single-Family Approved Proposed 

Lot Area 5923.61 SF min 5940 SF min 

Lot Width 54 Feet 54 Feet 

Front Setback 24 Feet 24 Feet 

Side Setback 7 Feet 7 Feet 

Rear Setback 25 Feet 25 Feet 

Perimeter Setback 
40 Feet (Adjacent to SFR) 

30 FEET (Adjacent to 
MFR) 

40 Feet (Adjacent to SFR) 

30 FEET (Adjacent to 
MFR) 

Lot Coverage 
Review for individual 
units   

40% Max   

Building Height Review for individual 
units   

Review for individual 
units   

 
 
Thank you in advance for your consideration. 
 
Respectfully,  
 
David Straub 
M/I Homes of Michigan LLC 
40950 Woodward Avenue, Suite 203 
Bloomfield Hills, MI 48304 
 
P: (248)- 303-0455 
E: dstraub@mihomes.com 
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Benjamin R. Carlisle, President   John L. Enos, Vice President   Douglas J. Lewan, Principal 

David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal   Craig Strong, Principal 

Paul Montagno, Principal   Megan Masson-Minock, Principal   Laura Kreps, Principal   Brent Strong, Principal 

Richard K. Carlisle, Past President/Senior Principal 

 
TO: Howell Township Planning Commission 
 
FROM:  Paul Montagno, AICP, Township Planner 
 Grayson Moore, Planner  
 
DATE:  1/21/25 
 
RE:  Heritage Square, PUD Amendment  
 

 
We were asked to review a proposal to amend the approved Planned Unit Development (PUD) 

plan for Heritage Square, located at the northwest corner of Mason and Burkhart Roads. The 

amendment seeks approval to increase the maximum lot coverage from the current 30% to 

40% for single-family detached homes within the development.  Because the proposed 

amendment represents a deviation from the standards in the zoning ordinance the request 

must be considered an amendment to the PUD and go through the amendment process, which 

includes a public hearing to be held by the Planning Commission followed by a 

recommendation to the Township Board, who has the final authority to approve a PUD.  

 

Background 

 

Heritage Square PUD was initially approved by the Planning Commission on December 19, 

2023, and by the Township Board on January 8, 2024. The PUD spans approximately 95 acres 

and includes areas for single-family and multi-family residential units. The development 

includes 176 single-family houses, 288 multi-family units, and a 3-story assisted living building 

with 90 units. This development is strategically designed to integrate with the existing 

landscape and community infrastructure, while allowing a diverse array of housing 

opportunities that cater to a variety of residents. The approved PUD includes a number of 

approved deviations designed to preserve natural open space while allowing for the 

development of housing units on smaller lots using less infrastructure.   

 

Previous plan reviews highlighted the need for effective stormwater management, which was 

addressed through the detention basins design. Discussions also focused on traffic impact and 

access routes, resulting in a site plan that includes multiple access points and developer 

contributions towards road improvements. These adjustments have been made in response to 

community feedback and regulatory requirements to ensure that the development proceeds 

with minimal environmental and community impact.  
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Proposed Amendment 

The applicant’s amendment request is intended to accommodate larger home designs that 

could include larger building footprints as well as amenities such as decks and patios. The 

increase in lot coverage would allow for more spacious living environments without the need 

for future PUD amendments for modifications that might exceed the existing coverage limits.  

 

Planning and Zoning Considerations 

 

1. Environmental Management: 

• The PUD includes two detention basins designed to manage increased stormwater 

runoff efficiently. The developer has indicated that the basins have been sized 

considering the maximum footprint of the largest homes planned for the 

development. We defer to the Township Engineer or County Drain Commissioner 

to verify these calculations.  
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2. Infrastructure Impact: 

• Allowing for an increase in the size of the individual homes, resulting in increased 

lot coverage, should not impact new or existing infrastructure, particularly in terms 

of additional strain on sewage and water systems. 

3. Public Open Spaces: 

• The proposed amendment does not affect the adequacy of the public open spaces 

as originally planned, despite the increased footprint of individual lots. This is crucial 

for maintaining community well-being and ecological balance. 

 

4. Community Impact: 

• By allowing a 40% lot coverage, the development can offer more substantial 

housing options, enhancing the variety of available homes without expanding the 

physical footprint of the developed area. 

 

5. Precedent and Consistency: 

• The proposed change maintains the intent of the PUD by providing quality housing 

while managing environmental impacts effectively. 

Recommendation 

After reviewing the proposed changes and considering their alignment with the Township’s 

objectives and zoning requirements, we recommend the Planning Commission approve the 
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amendment to increase the lot coverage to 40% subject to an engineering review of the 

stormwater capacity.  
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January 28th, 2025

Kevin McDevitt

Monument Engineering Group Associates

298 Veterans Drive
Fowlerville, MI 48836

RE:  Heritage Square
Parcel Number 4706-32-400-013

Construction Site Plan Review

Mr. McDevitt,

We have received and reviewed the construction site plans for Heritage Square (Single Family). Plans
were prepared by Monument Engineering Group Associates, Inc on behalf of M/I Homes of Michigan,

LCC and are dated November 4, 2024. Based on our review, we offer the following comments.

General

 A legal description has been provided, including bearings, distances, and closures within

acceptable tolerances. However, the bearing for the section line along Mason Road, from the

southeast corner of Section 32 to the southwest corner of the parcel, differs between sheets V-1.0

and G-1.0.

 According to the Livingston County Drain Commissioner's letter dated 11/20/24, the CPVC
volume in the land use summary table should be listed as zero because the permanent pool

volumes are below the groundwater elevations indicated in the soils report. Please update the

plans accordingly to reflect this correction.

Grading and Drainage

 It is unclear how the rear yard drainage from units on the perimeter that are not adjacent to the

basins (units 21-25, 59-62, 106-110, and 150-153) is directed into the proposed stormwater
management system.

 The following two items are not currently included in the provided plans and should be added:

o Structure IN-34 and the pipe segment between IN-34 and CB-35, which are missing on

profile sheet C-6.9,

o The pipe segment from IN-146 to IN-147, which is not included on the profile sheets.

 Stormwater detention and conveyance calculations have been reviewed, and no issues were noted.
However, according to the Livingston County Drain Commission’s letter dated November 20,

2024, an increase in the C value due to greater lot coverage will result in a storage deficit.

 LCDCs letter also recommends increasing the diameter of the east detention outlet to 24 inches

and adjusting the elevations on sheets CS-176 and ES-177. Please update the plans accordingly to
reflect these changes.

 We defer to LCDC for review and approval.

Sanitary Sewer



ENGINEERS  SURVEYORS  PLANNERS  ARCHITECTS

STRONGER. SAFER. SMARTER. SPICER.

WWW .SPICERGROUP .COM

 Sanitary profile sheet C-4.4 should include a label with the rim and invert elevation information

for San-18.

 The contractor must verify the sanitary sewer connection point stub elevation at Pump Station

#72 before proceeding with the sewer connection. Confirm the invert elevation, diameter, and
grade of the stub to prevent the formation of an inflection point at the connection.

 There must be a 0.10-foot elevation difference between the inlet and outlet pipe inverts within

manholes San-9, San-10, San-11, San-12, San-13, San-14, San-15, San-17, and San-20.

 The Developer is required to submit all necessary EGLE Part 41 Permit Application information

to the Township Engineer for review, as the resulting sanitary sewer will be publicly owned. The
Township Engineer will then submit the EGLE Part 41 Permit Application on behalf of the

Township and coordinate the permit process with MEGA. Submission of the permit application is

contingent upon final site plan approval from the Planning Commission.

 The proposed basis of design flow outlined on Sheet C-3.0 is 302 GPM, while Pump Station #72

has a firm capacity of 555 GPM. Currently, approximately 30 GPM of flow is contributing to this
station. Based on this information, Spicer Group believes that Pump Station #72 has sufficient

capacity to service the Heritage Square development, and no modifications to the station are

required at this time. The basis of design estimates that 500.4 REUs will be required for this
development. The Township has indicated that the site currently has 569 sewer REUs allocated to

it, meaning no additional sanitary REUs will be needed for this site.

Site Access and Paving

 The 'concrete path' shown on sheet C-1.1 references a detail on sheet C-11.0; however, this detail

does not appear to be included on the indicated sheet.

 Roadway, curb, and sidewalk details are included and meet the requirements, with the exception

of the curb and gutter shown for the county road right-of-way. This should be replaced with an

MDOT B2 detail, as indicated in the Livingston County Road Commission’s red-lined plans
dated November 6, 2024.

 All other comments from the Livingston County Road Commission's November 6, 2024 letter

should be addressed accordingly.

 The location of the temporary emergency access road should be adjusted to avoid conflict with

the existing hydrant on Burkhart Road. Dimensions of the road should be included on the plans
and should be a minimum 13-feet in width.

 We defer to LCRC and the Fire Marshal for review and approval.

Water main

 The water main was previously reviewed by MHOG in their January 10, 2025 Construction Plan
Review. The plans should be revised to address their comments.

 We defer to MHOG for further comment and approval relating to the water main.

Landscaping

 Landscaping plans have been provided. We defer to the Township Planner to comment on the

Landscaping plan for review and approval.

Lighting

 A photometric plan has been provided. The plan indicates that no light is leaving the site. We

defer to the Township Planner for further comments and approval of the site lighting.
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If you have any questions or need anything further, please feel free to contact our office.

Sincerely,

Adam C. Jacqmain
Design Engineer

Phone: (989) 598-6196

adamj@spicergroup.com

Philip A. Westmoreland, P.E.
Principal

Phone: (517) 375-9449

philaw@spicergroup.com

CC: SGI File

Jonathan Hohenstein, Howell Township Planner

Ken Recker, Livingston County Chief Deputy Drain Commissioner

Paul Montagno, Carlisle Wortman

Bryan Hager, Howell Township Fire Inspector

Al Pruss, MEGA



Howell Township Treasurer

From: Ken Recker <KRecker@livgov.com>
Sent: Wednesday, December 18, 2024 5:32 PM
To: Howell Township Treasurer
Cc: Bradley, John W.; Paul Montagno (pmontagno@cwaplan.com); Jennifer McGinty
Subject: RE: Heritage Square - PUD Amendment

Jonathan, 
Per our discussion earlier today, the oƯice of the Livingston County Drain Commissioner has no objections to the 
proposed increase in lot coverage for the Heritage Square PUD, based on Kevin McDevitt’s electronic 
correspondence to our oƯice and Howell Township dated December 16, 2024. 

This is of course based on our oƯice and/or Spicer as Township Engineer completing review of construction plans. 

If you have any questions give me a call. 

Merry Christmas & Happy New Year ! 

Kenneth E. Recker, II, P.E. 
Chief Deputy Drain Commissioner 
Livingston County, Michigan 
Ph. 517-546-0040 
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DRAFT 
HOWELL TOWNSHIP PLANNING COMMISSION  

SPECIAL MEETING MINUTES 
3525 Byron Road Howell, MI 48855 

February 11, 2025 
6:30 P.M. 

 
 
MEMBERS PRESENT:     MEMBERS ABSENT:  
Wayne Williams  Chair    
Robert Spaulding Vice Chair 
Mike Newstead  Secretary 
Tim Boal                         Board Representative              
                                                                                      Chuck Frantjeskos         Commissioner 
Matt Stanley                   Commissioner 
Sharon Lollio                  Commissioner 
 
Also in Attendance:  
Township Planner Grayson Moore and Zoning Administrator Jonathan Hohenstein, Kevin McDevitt from 
Monument Engineering and David Straub from M/I Homes 
 
Chairman Williams called the meeting to order at 6:30 pm.  The roll was called. Chairman Williams requested 
members rise for the Pledge of Allegiance. 
 
APPROVAL OF THE AGENDA: 
Motion by Newstead, Second by Spaulding, “To approve the agenda as presented” Motion carried. 
 
Call to the Public 
Bob Wilson, 2935 Brewer Rd: Spoke on his dissatisfaction with the Planning Commission’s decision on ADU’s 
 
Michael Denson, 5828 Crandall Rd: Spoke on concerns with drainage, questioned lot sizes available and 
maximum house size 
 
Karen Holden, 4383 Mason Rd. (Marion Township): Spoke on concerns with drainage and wetlands 
 
Bob Wilson, 2935 Brewer Rd: Spoke on concerns with water drainage  
 
SCHEDULED PUBLIC HEARINGS: 
 
A. Heritage Square, PC2024-15, Parcel # 4706-32-400-013. Request to modify PUD to increase the lot 

coverage percentage. Township Planner Grayson Moore spoke on his findings with the request to increase 
maximum lot coverage from 30% to 40%.  Heritage Square engineer Kevin McDevitt spoke on the request 
to increase for single family detached development to allow for larger home designs and enough room for 
decks/ patios. He spoke on their error when calculating lot coverage discussing the need for the amendment 
to the PUD. He answered concerns on drainage calculations, wetlands, retention ponds, lot sizes available 
and maximum house size (1900-2700 sq ft). Chairman Williams questioned the engineering report from 
Spicer Group Engineering and their concerns. Commissioner Lollio questioned if all houses would be able 
to have decks and patios, Engineer McDevitt confirmed they would all be allowed to have a deck/patio. 
Chairman Williams questioned square foot of house vs footprint of the house. Board Representative Boal 
questioned prices of the homes to be built, concerns with lot sizes, drainage issues and if there was final 

Jonathan Hohenstein
Highlight
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PUD agreement with project. David Straub from M/I Homes spoke on the amendment to increase lot 
coverage, discussed price of homes will vary from mid-upper 300’s to low 400’s and recent issuing of their 
wetland permit. Zoning Administrator Hohenstein gave an update on the process of crafting and finalizing 
the PUD agreement. Commissioner Spaulding questioned if there would be model homes and if potential 
buyers would be able to pick lots vs building houses to sell. Engineer McDevitt answered there would be a 
combination of both, they will have different elevations, exterior color schemes and they won’t all be the 
same. Discussion followed.  Motion by Newstead, Second by Spaulding, “To open the public hearing 
Heritage Square, PC2024-15. Parcel #4706-32-400-013.” Motion carried. 
 
Bob Wilson- spoke on average income and housing affordability 
 
Motion by Spaulding, Second by Boal, “To close the public hearing” Motion carried.  Motion by 
Spaulding, Second by Newstead, “To Approve the amendment to increase lot coverage from the 
approved 30% to 40% subject to the engineering review of the storm water capacity even though in 
the Township it has already been done on parcel 4706-32-400-013, otherwise known as the Heritage 
Square Development.” Roll Call: Newstead-yes, Lollio-yes, Spaulding-yes, Stanley-yes, Boal-no, 
Williams-yes. Motion passed 5-1. Commissioner Lollio clarified that the wetlands, drainage, and open 
spaces have all been addressed and criteria has been met. 

 
CALL TO THE PUBLIC: 
Bob Wilson, 2935 Brewer Rd: Questioned if he could cover 40% of his property  
 
Michael Denson, 5828 Crandall Rd: Spoke on concerns with the 40% lot increase 
 
ADJOURMENT: 
Motion by Spaulding, Second by Newstead, “To adjourn.”  Motion carried. The meeting was adjourned at 7:31 
P.M. 

     
 
 
  _______                  _______________________   
     Date                                        Mike Newstead 
                                              Planning Commission Secretary 
 
                                       
 

   __________________________ 
    Marnie Hebert  
                                                  Recording Secretary 
 
    
                                                   





Monthly Permit List 02/25/2025
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Commercial Land Use
Permit # Applicant Address Fee Total Const. Value

P25-012 RAND CONSTRUCTION 2212 GRAND COMMERCE DR $50.00 $0.00

Work Description: 5,133 sf office buildout

Total Permits For Type: 1
Total Fees For Type: $50.00

Total Const. Value For Type: $0.00

MHOG
Permit # Applicant Address Fee Total Const. Value

PMHOG24-010 PINEVIEW VILLLAGE CONS.
GROUP INC.

1688 PINECROFT LN $0.00 $0.00

Work Description:

PMHOG24-012 PINEVIEW VILLLAGE CONS.
GROUP INC.

1692 PINECROFT LN $0.00 $0.00

Work Description:

Total Permits For Type: 2
Total Fees For Type: $0.00

Total Const. Value For Type: $0.00

Residential Land Use
Permit # Applicant Address Fee Total Const. Value

P25-015 Ambia Energy LLC 3152 N BURKHART $10.00 $0.00

Work Description: 5.525 KW residential solar system to be installed on roof

P25-020 RENEWAL BY ANDERSEN -
Store 92

5925 N BURKHART $10.00 $0.00

Work Description: Replacing 10 windows and 1 patio door

P25-016 Ambia Energy LLC 3889 N BURKHART RD $10.00 $0.00

Work Description: 8.075 KW residential solar system to be installed on roof

P25-010 PRECISION ROOFING
SERVICE

1389 CRESTWOOD LN $10.00 $0.00

Work Description: Remove and replace shingles.

P25-018 BURKHART RIDGE LLC 1087 ELLINGTON DRIVE $0.00 $0.00

Work Description: New mobile home installation

P25-019 Erie Home 150 HARMON RD $10.00 $0.00

Work Description: Re-roof - remove existing roofing, replace with fiberglass
dimensional shingle also replacing 2 pieces of decking

P25-013 RENEWAL BY ANDERSEN -
Store 92

3446 KNEELAND CIR $10.00 $0.00

Work Description: Replacing 4 windows and 1 storm door

P25-017 BURKHART RIDGE LLC 4420 POOLSIDE DR $0.00 $0.00



Work Description: New mobile home installation

P25-014 RENEWAL BY ANDERSEN -
Store 92

131 ROBIN CT $10.00 $0.00

Work Description: Replacing 11 windows and 1 patio door

Total Permits For Type: 9
Total Fees For Type: $70.00

Total Const. Value For Type: $0.00

Sewer Connection
Permit # Applicant Address Fee Total Const. Value

PWS25-003 BURKHART RIDGE LLC 1087 ELLINGTON DRIVE $5000.00 $0.00

Work Description:

PWS25-001 BURKHART RIDGE LLC 4420 POOLSIDE DR $5000.00 $0.00

Work Description:

Total Permits For Type: 2
Total Fees For Type: $10000.00

Total Const. Value For Type: $0.00

Sign
Permit # Applicant Address Fee Total Const. Value

P25-011 MMD Signs LLC 2395 W GRAND RIVER AVE $225.00 $0.00

Work Description: 4' x 9' x 11" channel letter wall sign

Total Permits For Type: 1
Total Fees For Type: $225.00

Total Const. Value For Type: $0.00

Water Connection
Permit # Applicant Address Fee Total Const. Value

PWS25-004 BURKHART RIDGE LLC 1087 ELLINGTON DRIVE $5000.00 $0.00

Work Description:

PWS25-002 BURKHART RIDGE LLC 4420 POOLSIDE DR $5000.00 $0.00

Work Description:

Total Permits For Type: 2
Total Fees For Type: $10000.00

Total Const. Value For Type: $0.00

Grand Total Fees: $20,345.00

17.00Grand Total Permits:



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

3276 HILL HOLLOW LN

Complaint

JOHNSTON PHILIP AN 4706-13-302-019 02/25/2025 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Abandoned junk vehicle left in the road, not working, not in use.

Comments

2.20.25 - Complaint received
2.25.25 - Site visit completed

222 BAIN DR

Complaint

OTREMBA EMILY AND 4706-14-401-039 02/13/2025 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Business being run out of the house, camper in front yard, business trucks, building built without a permit.

Comments

2.13.25 - Complaint received



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

3710 BOWEN

Complaint

ORDUNA PLUMBING I 4706-21-100-013 02/13/2025 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Plumbing company is being run out of a home with many vehicles and commercial dumpster in the front yard.

Comments

2.13.25 - Complaint received

3750 BOWEN RD

Complaint

BENFORD ANDREW T 4706-21-100-028 02/13/2025 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Business being run out of the home, over 20 vehicles, trailers, and equipment in yard with many temporary buildings.

Comments

2.13.25 - Complaint received



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

2900 BREWER RD

Complaint

LECHEVALIER KAYED 4706-22-200-014 02/13/2025 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Broken down vehicle in front yard, farm tractor on a lot under 2 acres.

Comments

2.13.25 - Received complaint
2.14.25 - Spoke to homeowner about violations
2.19.25 - Letter sent to homeowner
2.19.25 - Homeowner provided proof of registration and insurance

3408 CHERYL DR

Complaint

MELTON HAROLD D & 4706-14-401-029 02/10/2025 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Has 3 junk cars, junk boat, junk camper, and at least 80 yards of debris scattered in his backyard.

Comments

2.10.25 - Complaint received.
2.11.25 - Site visit completed.
2.12.25 - Letter sent to owner.
2.18.25 - Owner came into the Township and discussed the violations.  The owner has agreed to a schedule to remediate the violations.



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

3353 BOWEN RD

Complaint

FRANTJESKOS CHARL 4706-21-400-005 02/10/2025 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Camper parked in the front yard.

Comments

2.10.25 - Complaint Received
2.11.25 - Site visit completed
2.11.25 - Letter sent to owners
2.24.25 - Spoke to Homeowner RE violation
2.24.25 - Received correspondence from Homeowner RE violation and remediation agreement
2.25.25 - Sent letter to Homeowner RE remediation agreement

70 HENDERSON RD

Complaint

LESPERANCE CHRIS A 4706-24-301-017 12/02/2024 ANONYMOUS OPEN - COMPLANT RECEIVE

Dumpster on site for months.  Piles of debris on site and people dropping off garbage and adding to piles of debris.

Comments

12.10.24 - Site visit completed.  Verified complaint, dumpster is on site with large pile of junk near the dumpster.  Letter sent to owner.
1.27.25 - Site visit completed.  Violation still exists.  Letter sent to owner.
1.29.25 - Received phone call from homeowner.  They did not understand that this was not allowed and will be getting it taken care of.
2-11-2025 - Homeowner (Kate) called, the dumpster has been removed and the junk is being removed either 2-12- or 2-13.  She will let us know.



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

5704 CRANDALL RD

Complaint

JEWETT RICHARD L & 4706-05-200-004 11/25/2024 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

A person is living in an RV in the back of the property against Township Ordinance.

Comments

12.10.24 - Site visit completed.  RV is located in the back of the property.  Letter sent to owner. 
1.27.25 - Site visit completed.  No visible change.  Letter sent to owner.
2.11.25 - Requested additional information from complainant

4141 W GRAND RIV

Complaint

TONON CHIARINA S 4706-20-400-012 09/24/2024 OPEN - COMPLANT RECEIVE

House is neglected, building unsafe, junk in yard.

Comments

9.24.24 - Contacted Livingston County Building Department RE performing dangerous building inspection.  
10.3.24 - Received LCBD determination letter.  Contacted Spicer RE Dangerous Buildings Hearing Officer availability.  Spicer does not currently have availability to perform these
duties.
10.17.24 - Letter sent to owner.  
12.19.24 - No response received.  Second letter sent to owner with tracking.
1.9.25 - Spoke to owner, is getting quotes from companies to demolish the structures.  Provided contact information to Township and will stay in touch with progress reports.
1.27.25 - Violation still present.



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

5407 OAK GROVE RD

Complaint

CITIZENS BANK NA 4706-02-401-008 09/10/2024 PUBLIC - EMAIL OPEN - COMPLANT RECEIVE

Garbage outside on the lawn surrounding the house and overflowing from the garage.  Garbage is attracting vermin.

Comments

9.10.24 - Complaint received.  Site visit completed.  Letter sent to owner and to bank.
10.8.24 - Site visit completed.  No change in condition.  Letter sent to owner and to bank.
10.17.24 - Original certified letter to owner returned.
10.21.24 - Letter posted on the house.
11.6.24 - Site visit.  Letter is no longer posted to the house.  No change in condition.
12.10.24 - Site visit.  No change in condition.  Property in foreclosure. 

30 SANTA ROSA DR

Complaint

FAGAN, SHANE 4706-33-400-050 07/02/2024 OPEN - COMPLANT RECEIVE

Owner is operating a manufacturing business in the SFR zoning district.

Comments

7.2.24 - Reviewed information regarding Speakeasy Speed Shop.  Not a permitted use in the SFR zoning district.  Violation letter sent to owner.
8.1.24 - Site visit completed.  No observed business activity at site.
9.4.24 - Site visit completed.  Searched website and watched YouTube videos.  Industrial use is continuing at this location in SFR Zoning district.  Letter sent to owner.
9.30.24 - Communication from owner received, attached.  Owner is requesting Township Board to modify home occupation portion of Zoning Ordinance to allow this use in SFR Zoning.
Enforcement action will pause until a decision has been made.   
10.16.24 - Ticket submitted to Court
10.17.24 - Ticket presented to homeowner.  Discussion with homeowners.
11.14.24 - Ticket not paid.  Owner has requested a formal hearing.
1.13.25 - Hearing adjourned until 2.12.25.



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

3265 W GRAND RIVER A

Complaint

AMERICAN LEGION P 4706-28-200-010 05/21/2024 OPEN - COMPLANT RECEIVE

Starting to add more parking on adjacent lot owned by MDOT without permits.

Comments

4.25.24 - Received call regarding work being done by American Legion.  Site visit, verified work was underway.  Contacted MDOT RE approval.
5.21.24 - Site visit completed, violation still present.  Sent letter to American Legion.
6.18.24 - Site visit.  More work has been completed including installing gravel in excavated area and a tent and fencing has been erected next to gravel area on MDOT property.  Letter
sent to American Legion.
8.1.24 - Site visit completed.  Tent and fencing have been removed, large pile of dirt has been removed, additional gravel parking area still on MDOT property.
9.4.24 - Site visit completed.  Violation still present.  Posted Notice of Violation Ticket to front door, mailed a copy of the violation.  Ticket #: 0202
9.4.24 - Phone conversation with Commander Laura Goldthwait.  Requested letter explaining the violation and steps moving forward.  Mailed to Legion, emailed to Laura, attached.
9.12.24 - Received correspondence from Legion's attorney denying all responsibility.  Documents provided to Township's attorney.  Township's attorney has contacted Legion's attorney.    
10.8.24 - Site visit completed.  Photos of Legion using the additional parking attached.
12.10.24 - Site visit completed.  Christmas trees located in additional parking area and land east of building.  Letter sent regarding temporary uses requiring permits.
1.27.25 - No change to property.

3590 W GRAND RIV

Complaint

HASLOCK PROPERTIE 4706-28-100-024 05/06/2024 OPEN - FIRST LETTER SENT

Zoning Violations:Outdoor storage without screening, setback issues, parking not hard surfaced, no sign permit.

Comments

5.13.24 - Violation letter to Occupant returned.
5.20.24 - Received phone call from owner.  Will be preparing a site plan to take before the Planning Commission for approval.
6.20.24 - Received phone call from owner, discussed site plan requirements.
9.4.24 - Sent letter to owner RE site plan progress.
9.12.24 - Spoke to owner, Engineer has site plans almost complete.  Will submit for review in the near future.



Code Enforcement List 02/25/2025

Owners Name StatusAddress Parcel Number Date Filed Origin

5057 WARNER RD

Complaint

HARTER EDWARD H 4706-19-200-005 03/14/2022 PUBLIC/ EMAIL OPEN - SECOND LETTER SEN

LARGE AMOUNT OF JUNK AND LITTER IN THE YARD.

Comments

4.17.2023  THERE IS MORE JUNK NOW THEN THERE WAS LAST MARCH OF 2022 OR JANUARY OF 2023.
5.25.2023  I SPOKE WITH MR. HARTER HE IS STARTING TO CLEAN THE SITE UP, HE SAID THAT IT WILL TAKE SOME TIME TO GET IT ALL CLEANED UP.  I WILL
BEE CHECKING ON HIS PROGRESS EVERY FEW WEEKS TO MAKE SURE HE IS MAKING PROGRESS.
6.29.2023 SOME PROGRESS HAS BEEN MADE. WILL CHECK BACK IN A COUPLE OF WEEKS.
1.9.2024 did a site vist there has been no progress made on the clean up.
1.11.2024 Finial letter sent.

3.20.24 - Site visit. No remediation of issues has taken place.  Photos attached.

3.25.24 Spoke to owner.  Owner is working on cleaning up the property, has dumpsters being delivered, scrap is in piles and ready to be taken to the scrap yard.  Has requested 3 months
to get the property cleaned up.  Letter sent in confirmation of agreement.  Scheduled visit for June 25th.

4.23.24 - Site visit.  Violation still present.  Scheduled reinspection.
5.20.24 - Site visit.  Work has been started.  Violation still present.  Scheduled reinspection.
6.18.24 - Site visit.  Violation still present, no evidence of continued clean up activity.  Will reinspect on June 25th as agreed.
6.25.24 - Site visit.  Minimal changes to site, violation still present.  Letter sent to owner.
8.1.24 - Site visit completed.   Owner still working on clean-up. 
9.4.24 - Site visit completed, spoke to homeowner.  Owner claims to have back of property nearly complete.  Dumpster to be arriving next week, neighbors helping to remove scrap in the
next few days.
10.8.24 - Site visit completed.  No evidence of activity.  Final violation letter sent to owner.
11.6.24 - Site visit completed.  No evidence of activity.  Will check property on 11.14.24 per letter.
11.14.24 - Site visit completed.  No evidence of activity.  Ticket number 0204 issued.  Ticket mailed to homeowner 11.18.24. 
12.4.24 - Spoke to homeowner.  He will be completing a clean-up schedule and providing it to the Township.  If the schedule is followed and clean-up of property is achieved ticket will
be waived.
12.10.24 - Schedule has not been provided to Township.  Site visit completed, no change.
1.27.25 - Site visit completed, no change.  Schedule has not been provided to Township.  Final violation letter sent to owner.
2.3.25 - Received phone call from owner's wife, owner is currently in jail.  By February 24th they will contact the Township to discuss deadlines for removing the junk from the site.
Letter sent to owner to confirm same.

Records: 15

Population: All Records





Monthly Activity Report for February 2025 – Assessing Dept/Brent Kilpela 

 

MTT UPDATE:     

Howell W P Acquisition Group, LLC v Howell Township: Filed answer to appeal on July 2nd. The 

Michigan Tax Tribunal Prehearing General Call set for July 16, 2025, with valuation disclosure 
due by March 19, 2025.   

 

 

SMALL CLAIMS TRIBUNAL:  

No Open Appeals  

 

ASSESSING OFFICE: 

ASSESSOR: Completed the 2025 Personal Property portion of the Assessment Roll. This includes 

processing all timely filed statements and exemptions. Reminder letters and estimated values 
have been sent to all businesses that failed to file.  Completed the ECF, Sales, & Land Value 

Studies for the Board of Review. These are binders of information that the board uses in 

addressing valuation appeals. This information is also published on the Assessor page of the 
Howell Township website. The Assessment Notice file was sent to the printer on Wednesday 

February 12th and was successfully processed. The printed notices went to the post office on 
February 19th. Most taxpayers received their notice by Monday the 24th.    

 

OTHER: Attended February Wastewater Treatment Plant meeting. Working on Earned Sick Time 
Act and how the new changes will affect Howell Township.  
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DRAFT 
HOWELL TOWNSHIP PLANNING COMMISSION  

SPECIAL MEETING MINUTES 
3525 Byron Road Howell, MI 48855 

February 11, 2025 
6:30 P.M. 

 
 
MEMBERS PRESENT:     MEMBERS ABSENT:  
Wayne Williams  Chair    
Robert Spaulding Vice Chair 
Mike Newstead  Secretary 
Tim Boal                         Board Representative              
                                                                                      Chuck Frantjeskos         Commissioner 
Matt Stanley                   Commissioner 
Sharon Lollio                  Commissioner 
 
Also in Attendance:  
Township Planner Grayson Moore and Zoning Administrator Jonathan Hohenstein, Kevin McDevitt from 
Monument Engineering and David Straub from M/I Homes 
 
Chairman Williams called the meeting to order at 6:30 pm.  The roll was called. Chairman Williams requested 
members rise for the Pledge of Allegiance. 
 
APPROVAL OF THE AGENDA: 
Motion by Newstead, Second by Spaulding, “To approve the agenda as presented” Motion carried. 
 
Call to the Public 
Bob Wilson, 2935 Brewer Rd: Spoke on his dissatisfaction with the Planning Commission’s decision on ADU’s 
 
Michael Denson, 5828 Crandall Rd: Spoke on concerns with drainage, questioned lot sizes available and 
maximum house size 
 
Karen Holden, 4383 Mason Rd. (Marion Township): Spoke on concerns with drainage and wetlands 
 
Bob Wilson, 2935 Brewer Rd: Spoke on concerns with water drainage  
 
SCHEDULED PUBLIC HEARINGS: 
 
A. Heritage Square, PC2024-15, Parcel # 4706-32-400-013. Request to modify PUD to increase the lot 

coverage percentage. Township Planner Grayson Moore spoke on his findings with the request to increase 
maximum lot coverage from 30% to 40%.  Heritage Square engineer Kevin McDevitt spoke on the request 
to increase for single family detached development to allow for larger home designs and enough room for 
decks/ patios. He spoke on their error when calculating lot coverage discussing the need for the amendment 
to the PUD. He answered concerns on drainage calculations, wetlands, retention ponds, lot sizes available 
and maximum house size (1900-2700 sq ft). Chairman Williams questioned the engineering report from 
Spicer Group Engineering and their concerns. Commissioner Lollio questioned if all houses would be able 
to have decks and patios, Engineer McDevitt confirmed they would all be allowed to have a deck/patio. 
Chairman Williams questioned square foot of house vs footprint of the house. Board Representative Boal 
questioned prices of the homes to be built, concerns with lot sizes, drainage issues and if there was final 
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PUD agreement with project. David Straub from M/I Homes spoke on the amendment to increase lot 
coverage, discussed price of homes will vary from mid-upper 300’s to low 400’s and recent issuing of their 
wetland permit. Zoning Administrator Hohenstein gave an update on the process of crafting and finalizing 
the PUD agreement. Commissioner Spaulding questioned if there would be model homes and if potential 
buyers would be able to pick lots vs building houses to sell. Engineer McDevitt answered there would be a 
combination of both, they will have different elevations, exterior color schemes and they won’t all be the 
same. Discussion followed.  Motion by Newstead, Second by Spaulding, “To open the public hearing 
Heritage Square, PC2024-15. Parcel #4706-32-400-013.” Motion carried. 
 
Bob Wilson- spoke on average income and housing affordability 
 
Motion by Spaulding, Second by Boal, “To close the public hearing” Motion carried.  Motion by 
Spaulding, Second by Newstead, “To Approve the amendment to increase lot coverage from the 
approved 30% to 40% subject to the engineering review of the storm water capacity even though in 
the Township it has already been done on parcel 4706-32-400-013, otherwise known as the Heritage 
Square Development.” Roll Call: Newstead-yes, Lollio-yes, Spaulding-yes, Stanley-yes, Boal-no, 
Williams-yes. Motion passed 5-1. Commissioner Lollio clarified that the wetlands, drainage, and open 
spaces have all been addressed and criteria has been met. 

 
CALL TO THE PUBLIC: 
Bob Wilson, 2935 Brewer Rd: Questioned if he could cover 40% of his property  
 
Michael Denson, 5828 Crandall Rd: Spoke on concerns with the 40% lot increase 
 
ADJOURMENT: 
Motion by Spaulding, Second by Newstead, “To adjourn.”  Motion carried. The meeting was adjourned at 7:31 
P.M. 

     
 
 
  _______                  _______________________   
     Date                                        Mike Newstead 
                                              Planning Commission Secretary 
 
                                       
 

   __________________________ 
    Marnie Hebert  
                                                  Recording Secretary 
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DRAFT 
HOWELL TOWNSHIP PLANNING COMMISSION  

REGULAR MEETING MINUTES 
3525 Byron Road Howell, MI 48855 

February 25, 2025 
6:30 P.M. 

 
 
MEMBERS PRESENT:     MEMBERS ABSENT:  
Wayne Williams  Chair    
Robert Spaulding Vice Chair 
Mike Newstead  Secretary 
Tim Boal                         Board Representative              
Chuck Frantjeskos         Commissioner 
Matt Stanley                   Commissioner 
Sharon Lollio                  Commissioner 
 
Also in Attendance:  
Township Planner Grayson Moore, Tim Zimmer with Livingston Engineering and Zoning Administrator Jonathan 
Hohenstein 
 
Chairman Williams called the meeting to order at 6:30 pm.  The roll was called. Chairman Williams requested 
members rise for the Pledge of Allegiance. 
 
APPROVAL OF THE AGENDA: 
Motion by Boal, Second by Spaulding, “To approve the agenda as presented” Motion carried. 
 
APPROVAL OF THE MEETING MINUTES: 
January 28, 2025, February 11, 2025 
Motion by Spaulding, Second by Boal, “Approval of the regular meeting minutes from January 28, 2025 
and the special meeting on February 11, 2025.” Motion carried.  
 
Call to the Public 
Bob Wilson, 2945 Brewer Rd: Spoke on his dissatisfaction with the Planning Commission’s decision on ADUs 
 
Kayedon Lechevalier, 2900 Brewer Rd: Spoke on concerns with ADUs 
  
ZONING BOARD OF APPEALS REPORT:  
None 
 
TOWNSHIP BOARD REPORT: 
Draft minutes are included in the packet. Board Representative Boal reported that the Storage Container 
Ordinance language and The Wellhead Protection Ordinance were approved by the Board. Discussed Assessor 
Kilpela’s financial report and his concerns regarding attorney expenses with revising of Zoning Ordinances. 
    
ORDINANCE VIOLATION REPORT: 
Report in packet. Commissioner Lollio questioned time frames regarding the complaint on Henderson Rd. and 
foreclosure on Oak Grove Rd. Commissioner Spaulding questioned the final violation letter on 5057 Warner Rd.  
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SCHEDULED PUBLIC HEARINGS: 
 
ADU Ordinance- Motion by Boal, Second by Stanley, “To open the Public Hearing.” Motion carried. 
 
Bob Wilson, 2945 Brewer Rd: Spoke on opposition of having an ADU ordinance if detached ADUs will not be 
allowed. 
 
Thomas Bull, 2704 Fisher Rd: Spoke on taxing and opposition to detached ADUs 
 
Kayedon Lechevalier, 2900 Brewer Rd: spoke on concerns of detached ADUs  
 
Motion by Newstead, Second by Lollio, “To close the public hearing.” Motion carried. 
 
OTHER MATTERS TO BE REVIEWED: 
None 
 
OLD BUSINESS:  
None 

 
NEW BUSINESS: 
 

A. Kory Leppek, PC2025-01, Parcel #4706-20-100-027, 4640 W. Grand River Ave Preliminary Site Plan 
Review- Township Planner Grayson Moore gave a review of the preliminary site plan. The area is 
currently zoned as Industrial Flex.  The property will include a pole barn, large gravel yard, nursery stock 
area, open air storage bins and will include the existing building on site. The storage area must be 
screened from public view by a wall or fence. Board Representative Boal questioned parking and 
easement driveway. Tim Zimmer with Livingston Engineering and applicant Kory Leppek answered 
questions regarding the site plan. Screening from the roadway would be berms, trees and existing 
fences. The existing building will be office space for landscape designers and there will be storage in 
the back area that is fenced for small machines and tools. Commissioner Lollio questioned if their 
existing business in Brighton would remain and if the new location was going to be strictly a landscaping 
company or open to the public. Chairman Williams questioned business hours, if delivery of landscape 
supply would be available to the public and garage door size.  Secretary Newstead questioned if there 
was a timeframe of when the pole barn would be built. Commissioner Boal questioned screening at the 
back of the property, business model, trash enclosure, connecting driveway, current septic system and 
fire plan to connecting driveway. Commissioner Frantjeskos questioned outside lighting plan. 
Commissioner Spaulding questioned if the nineteen recommendations from the Township planner have 
been addressed. Discussion followed. Motion by Newstead, Second by Spaulding, “To recommend 
approving preliminary site plan review for Kory Leppek PC2025-01, Parcel # 4706-20-100-027 at 
4640 W. Grand River subject to the findings in the Planner’s report dated February 18, 2025, the 
Engineer’s report dated February 14, 2025, and the fire report dated January 27, 2025.” Motion 
carried. 

 
B. Renewable Energy Ordinance- Township Planner Moore gave an update on the Zoning Ordinance 

amendment which regulates renewable energy facilities but would not be a CREO (compatible 
renewable energy ordinance) as defined under PA 233. Board Representative Boal questioned 75% lot 
coverage, battery size and storage. Commissioner Stanley spoke on residential battery storage and 
requirements. Commissioner Lollio questioned decommissioning surety. Commissioner Spaulding 
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questioned setbacks, if industrial sites are included and overlay district. Zoning Administrator 
Hohenstein spoke on how the overlay district was determined and why large turbines have not been 
discussed in the Township. Discussion followed. 

 
CALL TO THE PUBLIC: 
Bob Wilson, 2945 Brewer Rd: Questioned solar panel permits and restrictions for residential use 
 
PUBLIC HEARING ADU ORDINANCE (CONTINUED) 
Board Representative Boal questioned if there are any restrictions for attached additions if needed in the future 
for family. Discussion followed. Motion by Boal, Second by Newstead, “To postpone the ADU ordinance 
discussion.” Motion carried. 
 
ADJOURMENT: 
Motion by Newstead, Second by Spaulding, “To Adjourn.” Motion carried. The meeting was adjourned at 7:50 
P.M. 

     
 
 
  _______                  _______________________   
     Date                                        Mike Newstead 
                                              Planning Commission Secretary 
 
                                       
 

   __________________________ 
    Marnie Hebert  
                                                  Recording Secretary 
 
    
                                                   



















































HAPRA MEETING Feb 18,2025 

 

Meeting Called 6:30 

 

Discussed Leave Policy, will come back to the board by April 2025 with recommendations. 

 

Approved Lease with Oceola Township,  lease stayed the same as prior years. 

 

Discussion on Coaching for Director and Deputy Director, and full time staff.  To look into  

further and bring back  

 

Kevin Troschak received Michigan Out School Grant for the teen center and the Summer Camps,  

$111,000.   

St Patrick’s Day Scavenger Hunt “ Lucky Pursuit”  March 17th 7:oo a.m. to10:00 p.m. this is for 
ages18+ 

 

Rubber Duck Hunt starting April 1, 2025, 7:00a.m. to April 30,2025 9:00 p.m. 

 

 





Park and Recreation Committee 
February 25, 2025  

1-2 p.m. 
 
 
Present: Martha Haglund, Jonathan Hohenstein 
 
 
Phase I Study Results for Township Property - Tooley Road:   
The Committee discussed the results of the Phase I environmental studies completed by ASTI.  Due to 
the reports’ length only relevant pages have been included along with this report.  For the full reports 
please see the Township’s website.  In general, the results were good.  Combining what was learned 
from these reports and the information provided to the Shiawassee River Committee from the EPA and 
the State, current indicators show that there should be no issue with building the park as designed. 
However, there are a few items that need to be addressed:  
 

Dump sites and debris were discovered on two of the parcels. The Committee recommends 
getting these cleaned up.   
 
The animal testing laboratory site will require further testing, but the State has already indicated 
that they have plans to test the site in the near future.  The Committee recommends that after 
the State completes their tests the Township consider further screening this portion of the 
property especially when the Township develops the parcel in the future. 
 
Root Cellar on former lab site should be secured or demolished. 
 
All wells should be grouted and capped. 

 
We have requested a Phase II environmental study quote from ASTI.  The quote will be evaluated prior 
to bringing it to the Board for action.      
 
 
 
Respectfully submitted, 
Jonathan Hohenstein 



Phase I Environmental Site Assessment
33.13-Acre Property
Parcel 4706-21-200-020
Howell Township, Livingston County, Michigan

Howell Township

January 20, 2025 
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Summary of Findings
The Subject Property was initially included in URS’s BEA and Part 
201 “facility” classification despite the lack of environmental 
concern and sampling.  As a result of the supplemental 
information provided by URS, the area of the BEA was refined to 
exclude the Subject Property.

Samples were collected from nearby drinking water wells and 
analyzed for VOCs and metals. The results did not suggest an 
impact from the Difco Labs.

It was reported that the lab previously maintained two water 
supply wells; however, ASTI could not determine if these former 
wells were closed.

OPINION

Based on the site inspection, interviews, regulatory and municipal records review, and review of 

historical documentation, the following is opined by the EP.

De Minimis Conditions

The EP did not identify any de minimis conditions associated with the Subject Property.  

Significant Data Gaps

The EP did not identify any significant data gaps associated with the Subject Property.  

Historical Recognized Environmental Conditions

The EP did not identify any HRECs associated with the Subject Property.

Controlled Recognized Environmental Conditions

The EP did not identify any CRECs associated with the Subject Property.

Recognized Environmental Conditions

The EP did identify RECs associated with the Subject Property.

11.0 CONCLUSIONS
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We have performed a Phase I ESA in conformance with the scope and limitations of ASTM 

Practice E1527-21 of the Subject Property.  Any exceptions to, or deletions from, this practice 

are described in Section 2.4 of this report.  

This assessment has revealed the following recognized environmental conditions (RECs), 

controlled recognized environmental conditions (CRECs), and/or significant data gaps in 

connection with the Subject Property.

REC Opinion #1: Biosolids appear to have been applied to the Subject Property as an 

agricultural nutrient booster. The biosolids were applied by Biotech Agronomics, Inc. and they 

were sourced from the Pontiac Wastewater Treatment Plant (WWTP).  The obtained biosolids 

application notification was issued on May 29, 2014. The biosolids were tested for arsenic, 

cadmium, copper, lead, mercury, molybdenum, nickel, selenium, zinc, nitrogen, phosphorus, and 

potassium. The biosolids do not appear to have been tested for per- and polyfluoroalkyl 

substance (PFAS), which is now known to be spread through biosolids from WWTPs.

REC Opinion #2: The Subject Property was initially included in a Baseline Environmental 

Assessment from 2004 that covered a 207-acre site formerly operated by Difco Lab. The report 

was revised to a smaller fraction that is about 8.6 acres. The Subject Property is not included in 

the revised area; however, no sampling was conducted on the Subject Property to distinguish or 

verify its’ condition.

12.0 ADDITIONAL SERVICES

Non-Scope Considerations under Appendix X6 of ASTM Practice E1527-21 were not addressed

in this investigation.  

13.0 REFERENCES

The following references were used in preparing this Phase I ESA:  

Standard Practice for Environmental Site Assessments: Phase I Environmental Site 

Assessment Process E1527-21

































































Phase I Environmental Site Assessment
55.27 Acre Property
Parcel 4706-21-200-019
Howell Township, Livingston County, Michigan

Howell Township

February 6, 2025 
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1.0 EXECUTIVE SUMMARY

ASTI Environmental (ASTI) was retained by Howell Township to conduct a Phase I Environmental 

Site Assessment (ESA) of Parcel 4706-21-200-019 in Howell Township, Livingston County,

Michigan (Subject Property).  The Phase I ESA was conducted in accordance with United States 

Environmental Protection Agency (US EPA) Standards and Practices for All Appropriate Inquiries 

(AAI, 40 CFR Part 312) and the American Society for Testing and Materials (ASTM) Practice 

E1527-21.  The information and opinions rendered in this report are exclusively for reliance by 

Howell Township.

Subject Property Overview
Address/Location 2755 Tooley Road, Howell Township 48855
Parcel Number(s) 4706-21-200-019
Acreage ±55.36
Current Use Vacant

The Phase I ESA included (1) a site inspection on December 17, 2024, (2) interviews with 

knowledgeable site contacts, (3) review of pertinent Michigan Department of Environment, Great 

Lakes, and Energy (EGLE), Howell Township, and Livingston County records, (4) acquisition and 

review of a federal and state database search, and (5) review of historical aerial photographs, 

topographic maps, prior environmental investigations, and city directories.  

Below is a summary of our opinion representing the findings of this Phase I ESA.  Affirmative 

answers are discussed following the summary table.  

Condition as defined in ASTM E1527 and/or AAI
Identified through a 

search of Reasonably 
Ascertainable records

Significant Data Gap No
De Minimis Condition No
Historic Recognized Environmental Condition (HREC) Yes
Controlled Recognized Environmental Condition (CREC) No
Recognized Environmental Condition (REC) Yes

Refer to Section 10.0 for a more detailed summary of the findings.

Recognized Environmental Conditions

We have performed a Phase I ESA in conformance with the scope and limitations of ASTM 

Practice E1527-21 of the site at Parcel 4706-21-200-019 in Howell Township, Livingston County,
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Michigan (Subject Property).  Any exceptions to, or deletions from, this practice are described in 

Section 2.4 of this report.  

This assessment has revealed the following RECs, CRECs, and/or significant data gaps in 

connection with the Subject Property.

The Subject Property, formerly home to Difco Laboratories, is an 8.6-acre parcel within a larger 

207-acre property in Howell Township, Michigan. It previously operated as a farm and research 

testing laboratory and has undergone multiple environmental investigations and remediation 

activities from 1992 to 2004 due to recognized environmental conditions.

REC Opinion #1: Metal-Impacted Soil and Groundwater Contamination

Environmental investigations by ENKON in 1992 identified arsenic and selenium in soil 

samples exceeding GRCC in multiple areas, including a septic system leach field, a 

drainage ditch, and a laboratory waste disposal pit. Additionally, groundwater sample 

MW-1 contained arsenic and lead exceeding GRCC near a stream that fed a former 

stormwater pond. While subsequent investigations by SEI in 1994 concluded that these 

impacts were within background levels or non-leaching, the presence of historical 

exceedances in soil and groundwater raises concerns regarding residual contamination.

REC Opinion #2: Former Waste Disposal Pits

SEI identified 20 potential waste disposal pits across six areas of the former lab, with 

approximately 6,600 cubic yards of impacted soil and waste material excavated and 

disposed of at a landfill. While confirmatory sampling concluded that VOC, PNA, and 

metal concentrations were below GRCC, the historical disposal of laboratory waste and 

significant excavation activities present potential subsurface contamination risks that 

warrant further evaluation.

REC Opinion #3: Lead and Sediment Contamination in Stormwater Pond and 

Drainage Ditch

Investigations by Radian in 1999 identified sediment contamination in the stormwater 

retention pond and the associated drainage ditch. Additionally, groundwater samples MW-

2, MW-3, and MW-4 contained lead concentrations (5 to 49 ppb) exceeding GRCC for 

drinking water. Follow-up sampling in 2004 confirmed lead exceedances in MW-3, though 

later low-flow sampling techniques in 2005 did not detect lead. While EGLE acknowledged 

the possibility that previous detections were anomalies, the historical presence of lead 
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contamination in groundwater and sediment remains a REC due to the potential for 

residual impact.

REC Opinion #4: Biosolids appear to have been applied to the Subject Property as an 

agricultural nutrient booster. The biosolids were applied by Biotech Agronomics, Inc. and 

they were sourced from the Pontiac Wastewater Treatment Plant.  The obtained biosolids 

application notification was issued on May 29, 2014.  The biosolids were tested for 

arsenic, cadmium, copper, lead, mercury, molybdenum, nickel, selenium, zinc, nitrogen, 

phosphorus, and potassium.  The biosolids do not appear to have been tested for per- 

and polyfluoroalkyl substance, which is now known to be spread through biosolids from 

wastewater treatment plants.

While prior investigations and remediation efforts addressed many issues, the site still exhibits 

RECs requiring further evaluation. A limited Phase II investigation should focus on confirming the 

absence or extent of residual contamination in soil and groundwater to ensure compliance with 

future developments.  

2.0 INTRODUCTION

ASTI was retained by Howell Township to conduct a Phase I ESA of the site at Parcel 4706-21-

200-019 in Howell Township, Livingston County, Michigan (Subject Property).  The Phase I ESA 

was conducted in accordance with the US EPA Standards and Practices for AAI and the ASTM 

Practice E1527-21. 

2.1 Purpose

The assessment was conducted to identify RECs, HRECs, and CRECs associated with the 

historical uses of the Subject Property, current site operations, and the condition of surrounding 

properties.  This Phase I ESA can be used by Howell Township to qualify for one of three 

landowner liability protections (contiguous property owner, innocent landowner, or bona fide 

prospective purchaser) available under the Comprehensive Environmental Response, 

Compensation, and Liability Act (CERCLA) of 1980, as amended. This Phase I ESA may also 

be used to qualify for State of Michigan liability defenses and exemptions that may be available 

under Part 201 of the Natural Resources and Environmental Protection Act.
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4. Livingston County Department of Public Health, Water Quality Test, dated September 10, 

2013

5. EGLE Email to Ms. Rebecca Taylor (EGLE) and Howell Township Deputy Treasurer, UST 

Type A Closure Confirmation, dated August 8, 2024

BEA, 2004 and EGLE Supplemental Information, 2005

ASTI reviewed a BEA completed by URS Corporation (URS) in 2004 that included a summary of 

environmental assessments that were conducted at the former farm/Difco Lab site between 1992 

and 2000. The original BEA filing covered a 207-acre site that included the Subject Property as 

well as east and west adjoining parcels, but it was later refined to the 8.6-acre former Difco Lab,

which is now the Subject Property.  URS completed subsurface investigations and reviewed 

reports that were completed by ENKON Environmental Service, Inc. (ENKON), Swanson 

Environmental, Inc. (SEI), and Radian International, LLC (Radian). It was noted that work 

completed by EKRON was summarized in the SEI report.

ENKON's investigations focused on the following areas of environmental concern: a septic 

system leach field, a concrete pad and associated drainage ditch, a stormwater retention pond, 

and laboratory waste disposal pits. To investigate the concerns, ENKON collected soil and 

groundwater samples from several locations.  Groundwater was reported to be between 10 and 

12 feet bgs.  The samples were analyzed for VOCs, SVOCs, and metals. No VOCs or SVOCs 

were detected.  

Following initial assessments by ENKON in 1992, excavation was completed and VSR samples 

were collected.  VSR samples collected from the drain field excavation contained concentrations 

of arsenic and selenium exceeding GRCC.  VSR samples from drainage ditch excavation 

contained concentrations of selenium exceeding GRCC. VSR samples from the waste disposal 

pit excavation contained concentrations of arsenic and selenium exceeding GRCC.  Groundwater 

sample MW-1 contained concentrations of arsenic and lead exceeding GRCC.  MW-1 was 

located near a stream that fed the former stormwater pond.    

Beginning in 1994, SEI prepared an additional assessment to evaluate risk and to fully determine 

the extent of the waste disposal pits. SEI completed background samples and leach testing to 

achieve regulatory closure with respect to the metal impact reported by EKRON.  The results of 

the investigation concluded that metal impacts to soil were within background levels or, in the 

case of selenium, exceeded background levels but did not leach at significant concentrations.  
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The monitoring well MW-1 was resampled, and arsenic and lead were not detected.  With respect 

to these metal impacts, it was concluded the Part 201 Type B closure had been achieved.

SEI identified a total of 20 potential waste disposal pits in six areas around the former lab.  

Following test pit exploration and assessment, approximately 6,600 cubic yards of impacted soil 

and waste material were excavated and disposed of at a landfill.  VSR samples were collected 

from the disposal pit excavation, and VOCs, PNAs, and metals were less than GRCC and/or 

method detection limits.  With respect to the disposal pit, it was concluded the Part 201 residential 

closure had been achieved. 

Radian conducted Phase I and II ESAs in 1999 and subsequently conducted a Phase II ESA/BEA 

in 2000.  The following concerns were identified: the former presence of a lead-gasoline UST and 

sediment contamination in the storm water retention pond and the associated drainage ditch.  The 

former UST’s location was somewhat unclear, but reports suggested it was removed in the 1970s 

and was located near a barn or north of the access drive.  Radian’s Phase II ESA was completed 

to investigate these concerns and to determine the adequacy of previously completed work by 

EKRON and SEI.  The scope of work included the completion of nine soil borings/test pits and 

the installation of five groundwater monitoring wells.  Samples were collected and analyzed for 

VOCs, SVOCs, and metals. No soil or sediment impacts were identified above GRCC.  The 

concentration of lead in groundwater samples MW-2, MW-3, and MW-4 (5 to 49 ppb) exceeded 

GRCC for drinking water.

URS completed supplement sampling in 2004. Samples were collected by the former gasoline 

UST and from existing monitoring wells.  The samples were analyzed for a combination of lead 

gasoline and diesel parameters and metals.  The groundwater sample MW-3 contained lead 

above GRCC.  The other results were less than the GRCC or method detection limits.  URS’s 

BEA reported historical concentrations of the metals arsenic, selenium, and mercury in soil 

exceeding the GRCC for DC, DWP, and/or GSIP. Lead in groundwater sample MW-3 exceeded 

the GRCC for drinking water. The soil impacts exceeding GRCC were reported in the former 

leach field, drainage ditch, and retention pond sediment.  Supplemental BEA information was 

submitted in 2005, which emphasized that the metal concentrations were historical and could not 

be replicated, and were considered to be “likely to be anomalous”.  Additional sampling was 

completed around MW-3, and a new sample was collected from monitoring well MW-3, all using 

low-flow sampling techniques and field filtering. No lead was detected in the groundwater. It was 

concluded the previous detections of lead in groundwater were an anomaly.
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The BEA was submitted for the entire 207-acre site, which included the Subject Property. 

However, subsequent discussions with the staff at EGLE revealed that the BEA provided liability 

protection for the entire 207-acre site regardless of the size of the impacted area. Therefore, 

supplement information was provided to reduce the Part 201 “facility” designation to the 8.6-acre 

former Difco Lab.  

The Subject Property was initially included in URS’s BEA and designated as a Part 201 “facility” 

along with the east and west adjoining parcels. However, based on supplemental information 

provided by URS, the BEA boundary was refined to include only the Subject Property, excluding 

the adjoining parcels.

EGLE Letter, 2006

In 2006, EGLE acknowledged the revised BEA facility boundary to the 8.6-acre former Difco Lab 

parcel. The update reflected in EGLE’s database noted that hazardous substances remained 

within the designated area, preventing delisting. EGLE indicated that future adjustments to the 

facility boundary could occur if groundwater contamination impacted nearby drinking water wells. 

Additionally, EGLE requested accurate parcel ID information to maintain updated records.

EGLE Email, 2024

According to emails from EGLE in 2024, a 500-gallon leaded gasoline UST was removed from 

D&H Farms, which shared an address with Difco Labs. A UST release occurred, and it was 

granted regulatory closure on May 22, 1993, following the removal of the UST and impacted soil. 

The VSR samples were non-detectable for BTEX and lead. There were no maps or supporting 

documents to confirm these statements.

5.3.6 Historical Use Summary of the Subject Property

Based on a review of the obtained historical sources, the Subject Property's former use(s) are

summarized as follows. 

The southeast portion of the Subject Property contained a small farmhouse, barn, silo, and root 

cellar comprising a small farm compound from at least 1907 until 1963.  A small 500-gallon 

gasoline UST used for fueling farm equipment was located adjacent to the farmhouse.  Difco 

Laboratories purchased the property to operate a small diagnostic research laboratory from 1963 

until 1988.  Several of the former buildings associated with the former farm and laboratory were 

subsequently razed; however, some dilapidated structures (storage sheds, root cellar, etc) 

remain but have not been used since the late 1980s.  Difco Laboratory’s primary activity was the 
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production of antibiotic-impregnated paper disks in spring-loaded plastic dispensing cartridges.  

The remainder of the Subject Property has been farmland since at least 1907.  

5.3.7 Historical Use Summary of the Adjoining Properties

Based on a review of the obtained historical sources, the former uses of adjoining properties are 

summarized as follows:  

Summary of Historic Uses of Adjoining Properties
Direction Historical Use Summary

North The area has been farmland and residential since at least 1907.
East The area has been farmland since at least 1907.

South The area has been farmland and residential since at least 1907.
West The area has been farmland and residential since at least 1907.

6.0 SITE RECONNAISSANCE

6.1 Methodology and Limiting Conditions

Assessor Name and Title Bailey Bishop
Date of Inspection December 17, 2024
Weather Conditions 38 º F and cloudy
Methodology ASTI inspected the Subject Property in a 

meander and search pattern, including all 
property boundaries, adjoining properties 
from the Subject Property, and public access 
areas.   

Access Limitations Untrimmed vegetation, snow, leaves, trees
Adverse Subject Property Conditions None

6.2 Exterior Observations

The following table summarizes the site’s exterior observations.  Observed items are further 

discussed below.

Category Item
Item

Observed

Above Ground 
Hazardous 

Substance/Petroleum 
Product Storage

connection with identified uses
No

connection with identified uses
No

Unidentified Substance Containers No
ASTs No
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Rationale Although no evidence (i.e., fill ports, vent pipes, or pressure gages, 
etc) was found during the assessment, based on the age of the 
former residences, there is a potential that heating oil was used as a 
fuel source prior to natural gas.  If a buried heating oil fuel tank is 
found during any redevelopment activities, the tank should be 
properly decommissioned with verification sampling conducted. 

10.0 FINDINGS AND OPINION

FINDINGS

Below is a summary of the findings of this Phase I ESA.

Subject Property

Historical Summary

The southeast portion of the Subject Property contained a small farmhouse, barn, silo, and root 

cellar comprising a small farm compound from at least 1907 until 1963.  A small 500-gallon 

gasoline UST used for fueling farm equipment was located adjacent to the farmhouse.  Difco 

Laboratories purchased the property to operate a small diagnostic research laboratory from 1963 

until 1988.  Several of the former buildings associated with the former farm and laboratory were 

subsequently razed; however, some dilapidated structures (storage sheds, root cellar, etc) 

remain but have not been used since the late 1980s.  Difco Laboratory’s primary activity was the 

production of antibiotic-impregnated paper disks in spring-loaded plastic dispensing cartridges.  

The remainder of the Subject Property has been farmland since at least 1907.  

Subject Property

Environmental Database Review

Site Name 6148-HT-02 Biosolids Site

Databases Listing(s) ENVIRO

Location No address provided

Documentation 
Requested

WRD: Water Resources Division of EGLE

Summary of Findings The Subject Property likely received biosolid applications 
sourced from the Pontiac Wastewater Treatment Plant (WWTP). 
The application was managed by Biotech Agronomics, Inc., 
which was responsible for the land application of biosolids. 
Testing was conducted for various metals commonly associated 
with biosolids, including arsenic (As), cadmium (Cd), copper 
(Cu), lead (Pb), mercury (Hg), molybdenum (Mo), nickel (Ni), 
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Summary of Findings selenium (Se), zinc (Zn), as well as nutrients such as nitrogen 
(N), phosphorus (P), and potassium (K). A biosolids application 
notification was issued on May 29, 2014, though the exact date 
of application remains unspecified. 

Recently, testing for per- and polyfluoroalkyl substances (PFAS) 
has been initiated due to growing environmental concerns.

Subject Property

Prior Environmental Reports Summary

ASTI reviewed the previous environmental report(s) listed below. 

1. Baseline Environmental Site Assessment, 207-Acre Property, Tooley Road, Howell 

Township, dated July 12, 2004

2. EGLE Supplemental BEA Information, dated July 27, 2005

3. EGLE Letter to Ms. Kniahynycky, dated July 13, 2006.

4. Livingston County Department of Public Health, Water Quality Test, dated September 10, 

2013

5. EGLE Email to Ms. Rebecca Taylor (EGLE) and Howell Township Deputy Treasurer, UST 

Type A Closure Confirmation, dated August 8, 2024

BEA, 2004 and EGLE Supplemental Information, 2005

ASTI reviewed a BEA completed by URS Corporation (URS) in 2004 that included a summary of 

environmental assessments that were conducted at the former farm/Difco Lab site between 1992 

and 2000. The original BEA filing covered a 207-acre site that included the Subject Property as 

well as east and west adjoining parcels, but it was later refined to the 8.6-acre former Difco Lab, 

which is now the Subject Property.  URS completed subsurface investigations and reviewed 

reports that were completed by ENKON Environmental Service, Inc. (ENKON), Swanson 

Environmental, Inc. (SEI), and Radian International, LLC (Radian). It was noted that work 

completed by EKRON was summarized in the SEI report.

ENKON's investigations focused on the following areas of environmental concern: a septic 

system leach field, a concrete pad and associated drainage ditch, a stormwater retention pond, 

and laboratory waste disposal pits. To investigate the concerns, ENKON collected soil and 

groundwater samples from several locations.  Groundwater was reported to be between 10 and 

12 feet bgs.  The samples were analyzed for VOCs, SVOCs, and metals. No VOCs or SVOCs 

were detected.  
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Following initial assessments by ENKON in 1992, excavation was completed and VSR samples 

were collected.  VSR samples collected from the drain field excavation contained concentrations 

of arsenic and selenium exceeding GRCC.  VSR samples from drainage ditch excavation 

contained concentrations of selenium exceeding GRCC. VSR samples from the waste disposal 

pit excavation contained concentrations of arsenic and selenium exceeding GRCC.  Groundwater 

sample MW-1 contained concentrations of arsenic and lead exceeding GRCC.  MW-1 was 

located near a stream the fed the former storm water pond.    

Beginning in 1994, SEI prepared an additional assessment to evaluate risk and to fully determine 

the extent of the waste disposal pits. SEI completed background samples and leach testing to 

achieve regulatory closure with respect to the metal impact reported by EKRON.  The results of 

the investigation concluded that metal impacts to soil were within background levels or, in the 

case of selenium, exceeded background levels but did not leach at significant concentrations.  

The monitoring well MW-1 was resampled, and arsenic and lead were not detected.  With respect 

to these metal impacts, it was concluded the Part 201 Type B closure had been achieved.

SEI identified a total of 20 potential waste disposal pits in six areas around the former lab.  

Following test pit exploration and assessment, approximately 6,600 cubic yards of impacts soil 

and waste material was excavated and disposed of at a landfill.  VSR samples were collected 

from the disposal pit excavation and VOCs, PNAs, and metals less than GRCC and/or method 

detection limits.  With respect to the disposal pit, it was concluded the Part 201 residential closure 

had been achieved. 

Radian conducted Phase I and II ESAs in 1999 and subsequently conducted a Phase II ESA/BEA 

in 2000.  The following concerns were identified: the former presence of a lead-gasoline UST and 

sediment contamination in the storm water retention pond and the associated drainage ditch.  The 

former UST’s location was somewhat unclear, but reports suggested it was removed in the 1970s 

and was located near a barn or north of the access drive.  Radian’s Phase II ESA was completed 

to investigate these concerns and to determine the adequacy of previously completed work by 

EKRON and SEI.  The scope of work included the completion of nine soil borings/test pits and 

the installation of five groundwater monitoring wells.  Samples were collected and analyzed for 

VOCs, SVOCs, and metals. No soil or sediment impacts were identified above GRCC.  The 

concentration of lead in groundwater samples MW-2, MW-3, and MW-4 (5 to 49 ppb) exceeded 

GRCC for drinking water.
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URS completed supplement sampling in 2004. Samples were collected by the former gasoline 

UST and from existing monitoring wells.  The samples were analyzed for a combination of lead 

gasoline and diesel parameters and metals.  The groundwater sample MW-3 contained lead 

above GRCC.  The other results were less than the GRCC or method detection limits.  URS’s 

BEA reported historical concentrations of the metals arsenic, selenium and mercury in soil 

exceeding the GRCC for DC, DWP, and/or GSIP. Lead in groundwater sample MW-3 exceeded 

the GRCC for drinking water. The soil impacts exceeding GRCC were reported in the former 

leach field, drainage ditch, and retention pond sediment.  Supplemental BEA information was 

submitted in 2005 which emphasized that the metal concentrations were historical and could not 

be replicated and were considered to be “likely to be anomalous”.  Additional sampling was 

completed around MW-3 and a new sample was collected from monitoring well MW-3, all using 

low-flow sampling techniques and field filtering, and no lead was detected in the groundwater. It 

was concluded the previous detections of lead in groundwater were an anomaly.

The BEA was submitted for the entire 207-acre site, which included the Subject Property. 

However, subsequent discussion with the staff at EGLE revealed that the BEA provided liability 

protection for the entire 207-acre site regardless of the size of the impacted area. Therefore, 

supplement information was provided to reduce the Part 201 “facility” designation to the 8.6-acre 

former Difco Lab.  

The Subject Property was initially included in URS’s BEA and designated as a Part 201 “facility” 

along with the east and west adjoining parcels. However, based on supplemental information 

provided by URS, the BEA boundary was refined to include only the Subject Property, excluding 

the adjoining parcels.

EGLE Letter, 2006

In 2006, EGLE acknowledged the revised BEA facility boundary to the 8.6-acre former Difco Lab 

parcel. The update reflected in EGLE’s database noted that hazardous substances remained 

within the designated area, preventing delisting. EGLE indicated that future adjustments to the 

facility boundary could occur if groundwater contamination impacted nearby drinking water wells. 

Additionally, EGLE requested accurate parcel ID information to maintain updated records.

EGLE Email, 2024

According to emails from EGLE in 2024, a 500-gallon leaded gasoline UST was removed from 

D&H Farms which shared and address with Difco Labs.  A UST release occurred, and it was 

granted regulatory closure on May 22, 1993, following the removal of the UST and impacted soil.  
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The VSR samples were non detect for BTEX and lead. There were no maps or supporting 

documents to confirm these statements.

OPINION

Based on the site inspection, interviews, regulatory and municipal records review, and review of 

historical documentation, the following is opined by the EP.

De Minimis Conditions

The EP did not identify any de minimis conditions associated with the Subject Property.  

Significant Data Gaps

The EP did not identify any significant data gaps associated with the Subject Property.  

Historical Recognized Environmental Conditions

The EP identified HRECs associated with the Subject Property.

HREC Opinion #1: The 500-gallon leaded gasoline underground storage tank (UST) 

removed from D&H Farms in 1993, which shared an address with Difco Labs, is 

considered a Historical Recognized Environmental Condition (HREC). The UST release 

achieved regulatory closure following the removal of the tank and impacted soil, and 

verification sampling results were non-detect for BTEX and lead, indicating the issue was 

adequately addressed. However, there were no maps or supporting documents 

confirming these statements, but EGLE correspondence in 2024 affirmed the regulatory 

closure.

Controlled Recognized Environmental Conditions

The EP did not identify any CRECs associated with the Subject Property.

Recognized Environmental Conditions

The EP identified RECs associated with the Subject Property.

REC Opinion #1: Metal-Impacted Soil and Groundwater Contamination

Environmental investigations by ENKON in 1992 identified arsenic and selenium in soil 

samples exceeding GRCC in multiple areas, including a septic system leach field, a 

drainage ditch, and a laboratory waste disposal pit. Additionally, groundwater sample 

MW-1 contained arsenic and lead exceeding GRCC near a stream that fed a former 

stormwater pond. While subsequent investigations by SEI in 1994 concluded that these 
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impacts were within background levels or non-leaching, the presence of historical 

exceedances in soil and groundwater raises concerns regarding residual contamination.

REC Opinion #2: Former Waste Disposal Pits

SEI identified 20 potential waste disposal pits across six areas of the former lab, with 

approximately 6,600 cubic yards of impacted soil and waste material excavated and 

disposed of at a landfill. While confirmatory sampling concluded that VOC, PNA, and 

metal concentrations were below GRCC, the historical disposal of laboratory waste and 

significant excavation activities present potential subsurface contamination risks that 

warrant further evaluation.

REC Opinion #3: Lead and Sediment Contamination in Stormwater Pond and 

Drainage Ditch

Investigations by Radian in 1999 identified sediment contamination in the stormwater 

retention pond and the associated drainage ditch. Additionally, groundwater samples MW-

2, MW-3, and MW-4 contained lead concentrations (5 to 49 ppb) exceeding GRCC for 

drinking water. Follow-up sampling in 2004 confirmed lead exceedances in MW-3, though 

later low-flow sampling techniques in 2005 did not detect lead. While EGLE acknowledged 

the possibility that previous detections were anomalies, the historical presence of lead 

contamination in groundwater and sediment remains a REC due to the potential for 

residual impact.

REC Opinion #4: Biosolids appear to have been applied to the Subject Property as an 

agricultural nutrient booster. The biosolids were applied by Biotech Agronomics, Inc. and 

they were sourced from the Pontiac Wastewater Treatment Plant.  The obtained biosolids 

application notification was issued on May 29, 2014.  The biosolids were tested for 

arsenic, cadmium, copper, lead, mercury, molybdenum, nickel, selenium, zinc, nitrogen, 

phosphorus, and potassium.  The biosolids do not appear to have been tested for per- 

and polyfluoroalkyl substance, which is now known to be spread through biosolids from 

wastewater treatment plants.

While prior investigations and remediation efforts addressed many issues, the site still exhibits 

RECs requiring further evaluation. A limited Phase II investigation should focus on confirming the 

absence or extent of residual contamination in soil and groundwater to ensure compliance with 

future developments.  
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11.0 CONCLUSIONS

We have performed a Phase I ESA in conformance with the scope and limitations of ASTM 

Practice E1527-21 of the site at Parcel 4706-21-200-019 in Howell Township, Livingston County,

Michigan (Subject Property).  Any exceptions to, or deletions from, this practice are described in 

Section 2.4 of this report.  

The Subject Property, formerly home to Difco Laboratories, is an 8.6-acre parcel within a larger 

207-acre property in Howell Township, Michigan. It previously operated as a farm and research 

testing laboratory and has undergone multiple environmental investigations and remediation 

activities from 1992 to 2004 due to recognized environmental conditions.

HREC Opinion #1: The 500-gallon leaded gasoline underground storage tank (UST) 

removed from D&H Farms in 1993, which shared an address with Difco Labs, is 

considered a Historical Recognized Environmental Condition (HREC). The UST release 

achieved regulatory closure following the removal of the tank and impacted soil, and 

verification sampling results were non-detect for BTEX and lead, indicating the issue was 

adequately addressed.  However, there were no maps or supporting documents 

confirming these statements, but EGLE correspondence in 2024 affirmed the regulatory 

closure.

REC Opinion #1: Metal-Impacted Soil and Groundwater Contamination

Environmental investigations by ENKON in 1992 identified arsenic and selenium in soil 

samples exceeding GRCC in multiple areas, including a septic system leach field, a 

drainage ditch, and a laboratory waste disposal pit. Additionally, groundwater sample 

MW-1 contained arsenic and lead exceeding GRCC near a stream that fed a former 

stormwater pond. While subsequent investigations by SEI in 1994 concluded that these 

impacts were within background levels or non-leaching, the presence of historical 

exceedances in soil and groundwater raises concerns regarding residual contamination.

REC Opinion #2: Former Waste Disposal Pits

SEI identified 20 potential waste disposal pits across six areas of the former lab, with 

approximately 6,600 cubic yards of impacted soil and waste material excavated and 

disposed of at a landfill. While confirmatory sampling concluded that VOC, PNA, and 

metal concentrations were below GRCC, the historical disposal of laboratory waste and 
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significant excavation activities present potential subsurface contamination risks that 

warrant further evaluation.

REC Opinion #3: Lead and Sediment Contamination in Stormwater Pond and 

Drainage Ditch

Investigations by Radian in 1999 identified sediment contamination in the stormwater 

retention pond and the associated drainage ditch. Additionally, groundwater samples MW-

2, MW-3, and MW-4 contained lead concentrations (5 to 49 ppb) exceeding GRCC for 

drinking water. Follow-up sampling in 2004 confirmed lead exceedances in MW-3, though 

later low-flow sampling techniques in 2005 did not detect lead. While EGLE acknowledged 

the possibility that previous detections were anomalies, the historical presence of lead 

contamination in groundwater and sediment remains a REC due to the potential for 

residual impact.

REC Opinion #4: Biosolids appear to have been applied to the Subject Property as an 

agricultural nutrient booster. The biosolids were applied by Biotech Agronomics, Inc. and 

they were sourced from the Pontiac Wastewater Treatment Plant.  The obtained biosolids 

application notification was issued on May 29, 2014.  The biosolids were tested for 

arsenic, cadmium, copper, lead, mercury, molybdenum, nickel, selenium, zinc, nitrogen, 

phosphorus, and potassium.  The biosolids do not appear to have been tested for per- 

and polyfluoroalkyl substance, which is now known to be spread through biosolids from 

wastewater treatment plants.

While prior investigations and remediation efforts addressed many issues, the site still exhibits 

RECs requiring further evaluation. A limited Phase II investigation should focus on confirming the 

absence or extent of residual contamination in soil and groundwater to ensure compliance with 

future developments.  

12.0 ADDITIONAL SERVICES

Non-Scope Considerations under Appendix X6 of ASTM Practice E1527-21 were not addressed

in this investigation.  
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1.0 EXECUTIVE SUMMARY

ASTI Environmental (ASTI) was retained by Howell Township to conduct a Phase I Environmental 

Site Assessment (ESA) of Parcels 4706-22-100-001 and 4706-15-300-002 in Howell Township,

Livingston County, Michigan (Subject Property).  The Phase I ESA was conducted in accordance 

with United States Environmental Protection Agency (US EPA) Standards and Practices for All 

Appropriate Inquiries (AAI, 40 CFR Part 312) and the American Society for Testing and Materials

(ASTM) Practice E1527-21. The information and opinions rendered in this report are exclusively 

for reliance by Howell Township.  

Subject Property Overview
Address/Location 2990 Tooley Road, Howell Township, MI 48855
Parcel Number(s) 4706-22-100-001 and 4706-15-300-002
Acreage ± 160.65
Current Use Agricultural

The Phase I ESA included (1) a site inspection on December 17, 2024, (2) interviews with 

knowledgeable site contacts, (3) review of pertinent Michigan Department of Environment, Great 

Lakes, and Energy (EGLE), Howell Township, and Livingston County records, (4) acquisition and 

review of a federal and state database search, and (5) review of historical aerial photographs, 

topographic maps, and city directories.

Below is a summary of our opinion representing the findings of this Phase I ESA.  Affirmative 

answers are discussed following the summary table.  

Condition as defined in ASTM E1527 and/or AAI
Identified through a 

search of Reasonably 
Ascertainable records

Significant Data Gap No
De Minimis Condition No
Historic Recognized Environmental Condition (HREC) No
Controlled Recognized Environmental Condition (CREC) No
Recognized Environmental Condition (REC) Yes

Refer to Section 10.0 for a more detailed summary of the findings.

Recognized Environmental Conditions

We have performed a Phase I ESA in conformance with the scope and limitations of ASTM 

Practice E1527-21 of the Subject Property.  Any exceptions to, or deletions from, this practice 
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are described in Section 2.4 of this report.  This assessment has revealed the following RECs, 

CRECs, and/or significant data gaps in connection with the Subject Property.

REC Opinion #1: The South Branch Shiawassee River transects the eastern portion of 

the Subject Property. This segment of the river is part of an 8-mile Super Fund Site caused 

by PCB contamination from historical discharges at the upstream former Cast Forge 

Company. Sediment samples collected from the Subject Property (T-168 to T-175 on 

Parcel -002 and T-186 to T-194 on Parcel -001) revealed PCB concentrations below the 

Record-of-Decision cleanup threshold of 5 mg/kg, with the highest detected concentration 

being 0.692 mg/kg. While current levels meet regulatory standards, continued monitoring 

was recommended due to the site's location within the contamination zone. Institutional 

controls, including land-use restrictions and fish consumption advisories, appear to be in

effect for the contaminated zone. Soil disturbance or excavation in the contaminated zone 

may require regulatory review and adherence to safety protocols. 

Additionally, per- and polyfluoroalkyl substances have been more recently detected at the 

upstream source, so their presence in the watershed introduces further environmental 

concern. 

REC Opinion #2: Biosolids appear to have been applied to the Subject Property as an 

agricultural nutrient booster. The biosolids were applied by Biotech Agronomics, Inc. and 

they were sourced from the Pontiac Wastewater Treatment Plant.  The obtained biosolids 

application notification was issued on May 29, 2014. The biosolids were tested for 

arsenic, cadmium, copper, lead, mercury, molybdenum, nickel, selenium, zinc, nitrogen, 

phosphorus, and potassium. The biosolids do not appear to have been tested for per- 

and polyfluoroalkyl substance, which is now known to be spread through biosolids from 

wastewater treatment plants.

Rec Opinion #3: The Subject Property was initially included in a Baseline Environmental 

Assessment from 2004 that covered a 207-acre site formerly operated by Difco Lab. The 

report was revised to a smaller fraction that is about 8.6 acres. The Subject Property is 

not included in the revised area; however, no sampling was conducted on the Subject 

Property to distinguish or verify its’ condition.

REC Opinion #4: ASTI observed three relatively small dump sites at the edge of the 

farmland approaching the South Branch Shiawassee River. The location is west of the 
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former farm on Tooley Road, so the area appears to have been a farm dump. Two of the 

dumps were approximately 30-square-feet in size. Within the dumps and in the immediate 

area, ASTI observed three deteriorated vehicles and three 55-gallon metal drums.  All 

observed drums were empty, but the drums were old and rusty so there is potential for a 

related leak. Approximately 15 smaller containers, ranging in size from less than one 

quart to over 10 gallons, were observed. Some of the smaller containers appeared to 

have been related to paint and motor oil storage while others were food.  General rubbish 

included appliances and other miscellaneous items. Some of the observed items were 

sunken into the grown, suggesting they had been discarded a long time ago or 

intentionally buried.  Based on observations, there is potential for a release at the dumps.  

2.0 INTRODUCTION

ASTI was retained by Howell Township to conduct a Phase I ESA of the Subject Property.  The 

Phase I ESA was conducted in accordance with the US EPA Standards and Practices for AAI 

and the ASTM Practice E1527-21. 

2.1 Purpose

The assessment was conducted to identify RECs, HRECs, and CRECs associated with the 

historical uses of the Subject Property, current site operations, and the condition of surrounding 

properties.  This Phase I ESA can be used by Howell Township to qualify for one of three 

landowner liability protections (contiguous property owner, innocent landowner, or bona fide 

prospective purchaser) available under the Comprehensive Environmental Response, 

Compensation, and Liability Act (CERCLA) of 1980, as amended. This Phase I ESA may also 

be used to qualify for State of Michigan liability defenses and exemptions that may be available 

under Part 201 of the Natural Resources and Environmental Protection Act.

2.2 Detailed Scope of Services

Information required to complete the Phase I ESA was obtained from personal interviews and 

a review of practically reviewable and reasonably ascertainable records.  Informational sources 

include the following:
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Data Gap
ASTI was unable to determine the source of fill used to return to 
grade former basements.

Is this a significant data gap? No 

Rationale The source of the fill material is unknown.  Because the building was 
demolished after the 2000s, the fill material is not considered suspect 
because the typical demolition program required the use of clean fill 
material by this time.  

An assessment of potential fill in the location of former buildings with 
basements can be performed to further reduce environmental risk.

Data Gap
ASTI was unable to determine past heating fuel sources for the 
Subject Property.  The fuel sources may have included electric, 
wood, coal, propane, or fuel oil.

Is this a significant data gap? No 

Rationale Although no evidence (i.e., fill ports, vent pipes, or pressure gages, 
etc.) or information regarding the use of heating fuel was found 
during the assessment, based on the age of the former residences 
and buildings (built before 1937), there is a potential that heating oil 
was used as a fuel source prior to natural gas.  If a buried heating oil 
fuel tank is found during any redevelopment activities, the tank 
should be properly decommissioned with verification sampling 
conducted. 

10.0 FINDINGS AND OPINION

FINDINGS

Below is a summary of the findings of this Phase I ESA.

Subject Property

Historical Summary

The Subject Property has primarily been used as farmland. A dwelling and associated 

outbuildings were located on the southwest portion of Parcel 06-15-300-002 from at least 1937 

until their demolition in 2020. A sewer pump station was constructed near the southern boundary 

of Parcel 06-15-300-001 by the late 2000s. The South Branch Shiawassee River runs along the 

northeast portion of Parcel 06-15-300-002 and east portion of Parcel 06-15-300-001.  
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Subject Property

Environmental Database Review

Site Name 6148-HT-02 Biosolids Site

Databases Listing(s) ENVIRO

Location No address provided

Documentation 
Requested

WRD: Water Resources Division of EGLE

Summary of Findings The Subject Property likely received biosolid applications 
sourced from the Pontiac Wastewater Treatment Plant (WWTP). 
The application was managed by Biotech Agronomics, Inc., 
which was responsible for the land application of biosolids. 
Testing was conducted for various metals commonly associated 
with biosolids, including arsenic (As), cadmium (Cd), copper 
(Cu), lead (Pb), mercury (Hg), molybdenum (Mo), nickel (Ni), 
selenium (Se), zinc (Zn), as well as nutrients such as nitrogen 
(N), phosphorus (P), and potassium (K). A biosolids application 
notification was issued on May 29, 2014, though the exact date 
of application remains unspecified. 

Recently, testing for per- and polyfluoroalkyl substances (PFAS) 
has been initiated due to growing environmental concerns. 

Site Name Kniahynycky-Livingston: 04-47-0030-FP, 3521 and 6243 
Shiawasee River South Branch

Databases Listing(s) ENVIRO

Location Tooley Road

Documentation 
Requested

WRD: Water Resources Division of EGLE

Summary of Findings According to records for Sections 15, 21 & 22, T3N, R4E, a 100-
year floodplain evaluation was conducted for a property along 
the South Branch Shiawassee River.  Certain development 
restrictions may apply according to obtained documents.  

Site Name Shiawasee River, Lucy Road Resources

Databases Listing(s) NPL, SEMS, US ENG CONTROLS, US INST CONTROLS, 
PRP, ENVIRO, INVENTORY, PART 201, BEA, WDS, ROD, 
PFAS

Location 2440 W Highland Road

Documentation 
Requested

RRD: Remediation and Redevelopment Division of the EGLE
WRD: Water Resources Division of EGLE
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Summary of Findings The Subject Property is located within an 8-mile PCB 
contamination zone in the South Branch of the Shiawassee 
River, resulting from historical discharges by the Cast Forge 
Company (later Western Wheel) between 1969 and 1977. 
Despite remediation efforts completed by 2005 under a 2001 
EPA Record of Decision (ROD), residual PCB contamination 
persists in the river sediments and floodplain soils. Recent 
monitoring (2020–2021) identified PCB sources near the former 
facility, and PFAS contamination detected in 2021 has 
introduced additional environmental concerns.

Sediment samples collected from the Subject Property (T-168 to 
T-175 on Parcel -002 and T-186 to T-194 on Parcel -001) 
revealed PCB concentrations below the ROD cleanup threshold 
of 5 mg/kg, with the highest detected concentration being 0.692 
mg/kg. While current levels meet regulatory standards, 
continued monitoring was recommended due to the site's 
location within the contamination zone.

Institutional controls (ICs), including land-use restrictions and 
fish consumption advisories, are likely in effect for the Subject 
Property. Soil disturbance or excavation may require regulatory 
review and adherence to safety protocols. 

West Adjoining Property

Environmental Database Review

Site Name D& H Farms, DIFCO Labs (former)

Databases Listing(s) AIRS, RGA PART 201, INVENTORY, PART 201, BEA, WDS

Location 2755 Tooley Road

Distance and 
Direction

West adjoining 

Documentation 
Requested

RRD: Remediation and Redevelopment Division of EGLE
MMD: Materials Management Division of EGLE
AQD: Air Quality Division of EGLE

Summary of Findings According to emails from EGLE in 2024, a 500-gallon leaded
gasoline UST was removed from D&H Farms which shared and 
address with Difco Labs.  A UST release occurred, and it was 
granted regulatory closure on May 22, 1993, following the removal 
of the UST and impacted soil.  The VSR samples were non detect 
for BTEX and lead. There were no maps or supporting documents 
to confirm these statements.

ASTI reviewed a BEA completed by URS Corporation (URS) in 
2004 that included a summary of environmental assessments that 
were conducted at the former farm/Difco Lab site between 1992 
and 2000. The original BEA filing covered a 207-acre site that 
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Summary of Findings included the Subject Property, but it was later refined to the 8.6-
acre former Difco Lab that adjoins the Subject Property to the 
southwest. URS completed subsurface investigations and 
reviewed reports that were completed by ENKON Environmental 
Service, Inc. (ENKON), Swanson Environmental, Inc. (SEI), and 
Radian International, LLC (Radian). It was noted that work 
completed by EKRON was summarized in the SEI report.

ENKON's investigations focused on the following areas of 
environmental concern: a septic system leach field, a concrete 
pad and associated drainage ditch, a stormwater retention pond, 
and laboratory waste disposal pits. To investigate the concerns, 
ENKON collected soil and groundwater samples from several 
locations.  Groundwater was reported to be between 10 and 12 
feet bgs.  The samples were analyzed for VOCs, SVOCs, and 
metals. No VOCs or SVOCs were detected.  

Following initial assessments by ENKON in 1992, excavation was 
completed and VSR samples were collected.  VSR samples 
collected from the drain field excavation contained concentrations 
of arsenic and selenium exceeding GRCC.  VSR samples from 
drainage ditch excavation contained concentrations of selenium
exceeding GRCC. VSR samples from the waste disposal pit 
excavation contained concentrations of arsenic and selenium 
exceeding GRCC.  Groundwater sample MW-1 contained 
concentrations of arsenic and lead exceeding GRCC.  MW-1 was 
located near a stream the fed the former storm water pond.    

Beginning in 1994, SEI prepared an additional assessment to 
evaluate risk and to fully determine the extent of the waste 
disposal pits. SEI completed background samples and leach 
testing to achieve regulatory closure with respect to the metal 
impact reported by EKRON.  The results of the investigation 
concluded that metal impacts to soil were within background 
levels or, in the case of selenium, exceeded background levels 
but did not leach at significant concentrations.  The monitoring well 
MW-1 was resampled, and arsenic and lead were not detected.  
With respect to these metal impacts, it was concluded the Part 
201 Type B closure had been achieved.

SEI identified a total of 20 potential waste disposal pits in six areas 
around the former lab.  Following test pit exploration and 
assessment, approximately 6,600 cubic yards of impacts soil and 
waste material was excavated and disposed of at a landfill.  VSR 
samples were collected from the disposal pit excavation and 
VOCs, PNAs, and metals less than GRCC and/or method 
detection limits.  With respect to the disposal pit, it was concluded 
the Part 201 residential closure had been achieved. 

Radian conducted Phase I and II ESAs in 1999 and subsequently 
conducted a Phase II ESA/BEA in 2000.  The following concerns 
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Summary of Findings were identified: the former presence of a lead-gasoline UST and 
sediment contamination in the storm water retention pond and the 
associated drainage ditch.  The former UST’s location was 
somewhat unclear, but reports suggested it was removed in the 
1970s and was located near a barn or north of the access drive.  
Radian’s Phase II ESA was completed to investigate these 
concerns and to determine the adequacy of previously completed 
work by EKRON and SEI.  The scope of work included the 
completion of nine soil borings/test pits and the installation of five 
groundwater monitoring wells.  Samples were collected and 
analyzed for VOCs, SVOCs, and metals. No soil or sediment 
impacts were identified above GRCC.  The concentration of lead 
in groundwater samples MW-2, MW-3, and MW-4 (5 to 49 ppb) 
exceeded GRCC for drinking water.

URS completed supplement sampling in 2004. Samples were 
collected by the former gasoline UST and from existing monitoring 
wells.  The samples were analyzed for a combination of lead 
gasoline and diesel parameters and metals.  The groundwater 
sample MW-3 contained lead above GRCC.  The other results 
were less than the GRCC or method detection limits.  URS’s BEA 
reported historical concentrations of the metals arsenic, selenium 
and mercury in soil exceeding the GRCC for DC, DWP, and/or 
GSIP. Lead in groundwater sample MW-3 exceeded the GRCC 
for drinking water. The soil impacts exceeding GRCC were 
reported in the former leach field, drainage ditch, and retention 
pond sediment.  Supplemental BEA information was submitted in 
2005 which emphasized that the metal concentrations were 
historical and could not be replicated and were considered to be 
“likely to be anomalous”.  Additional sampling was completed 
around MW-3 and a new sample was collected from monitoring 
well MW-3, all using low-flow sampling techniques and field 
filtering, and no lead was detected in the groundwater. It was 
concluded the previous detections of lead in groundwater were an 
anomaly.

The BEA was submitted for the entire 207-acre site, which 
included the Subject Property. However, subsequent discussion 
with the staff at EGLE revealed that the BEA provided liability 
protection for the entire 207-acre site regardless of the size of the 
impacted area. Therefore, supplement information was provided 
to reduce the Part 201 “facility” designation to the 8.6-acre former 
Difco Lab.  

The Subject Property was initially included in URS’s BEA and Part 
201 “facility” classification despite the lack of environmental 
concern and sampling.  As a result of the supplemental 
information provided by URS, the area of the BEA was refined to 
exclude the Subject Property.
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Summary of Findings Samples were collected from nearby drinking water wells and 
analyzed for VOCs and metals. The results did not suggest an 
impact from the Difco Labs.

It was reported that the lab previously maintained two water 
supply wells; however, ASTI could not determine if these former 
wells were closed.

Subject Property

Site Reconnaissance

ASTI observed three small dump sites along the South Branch Shiawassee River.  Two of the 

dump sites were approximately 30 square foot piles and included two deteriorated vehicles.  

Approximately three metal 55-gallon drums were identified along the South Branch Shiawasee 

River.  One drum was identified amongst other discarded items in a small dump site. Two 

additional drums were identified near the dump sites. All drums were rusted and empty. 

Unidentified containers, ranging in size from less than one quart to over 10 gallons, were located 

at the dump sites. There were approximately 15 containers visible, but it is possible that more 

were unidentified within the pile. Some containers were identified as paint, motor oil and food 

items.  Other observed items included appliances and other miscellaneous items that seemed to 

be household rubbish. Additionally, there were three old, deteriorated automobiles at the dump 

sites. Some of the observed items were sunken into the grown, suggesting they had been 

discarded a long time ago or even intentionally buried.  

OPINION

Based on the site inspection, interviews, regulatory and municipal records review, and review of 

historical documentation, the following is opined by the EP.

De Minimis Conditions

The EP did not identify any de minimis conditions associated with the Subject Property.  

Significant Data Gaps

The EP did not identify significant data gaps associated with the Subject Property.  

Historical Recognized Environmental Conditions

The EP did not identify any HRECs associated with the Subject Property.
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Controlled Recognized Environmental Conditions  

The EP did not identify any CRECs associated with the Subject Property.

Recognized Environmental Conditions

The EP did identify RECs associated with the Subject Property.

REC Opinion #1: The South Branch Shiawassee River transects the eastern portion of 

the Subject Property. This segment of the river is part of an 8-mile Super Fund Site caused 

by PCB contamination from historical discharges at the upstream former Cast Forge 

Company. Sediment samples collected from the Subject Property (T-168 to T-175 on 

Parcel -002 and T-186 to T-194 on Parcel -001) revealed PCB concentrations below the 

Record-of-Decision cleanup threshold of 5 mg/kg, with the highest detected concentration 

being 0.692 mg/kg. While current levels meet regulatory standards, continued monitoring

was recommended due to the site's location within the contamination zone. Institutional 

controls, including land-use restrictions and fish consumption advisories, appear to be in 

effect for the contaminated zone. Soil disturbance or excavation in the contaminated zone 

may require regulatory review and adherence to safety protocols. 

Additionally, per- and polyfluoroalkyl substances have been more recently detected at the 

upstream source, so their presence in the watershed introduces further environmental 

concern. 

REC Opinion #2: Biosolids appear to have been applied to the Subject Property as an 

agricultural nutrient booster. The biosolids were applied by Biotech Agronomics, Inc. and 

they were sourced from the Pontiac Wastewater Treatment Plant.  The obtained biosolids 

application notification was issued on May 29, 2014. The biosolids were tested for 

arsenic, cadmium, copper, lead, mercury, molybdenum, nickel, selenium, zinc, nitrogen, 

phosphorus, and potassium. The biosolids do not appear to have been tested for per- 

and polyfluoroalkyl substance, which is now known to be spread through biosolids from 

wastewater treatment plants.

Rec Opinion #3: The Subject Property was initially included in a Baseline Environmental 

Assessment from 2004 that covered a 207-acre site formerly operated by Difco Lab. The 

report was revised to a smaller fraction that is about 8.6 acres. The Subject Property is 

not included in the revised area; however, no sampling was conducted on the Subject 

Property to distinguish or verify its’ condition.
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REC Opinion #4: ASTI observed three relatively small dump sites at the edge of the 

farmland approaching the South Branch Shiawassee River. The location is west of the 

former farm on Tooley Road, so the area appears to have been a farm dump. Two of the 

dumps were approximately 30-square-feet in size. Within the dumps and in the immediate 

area, ASTI observed three deteriorated vehicles and three metal 55-gallon drums.  All 

observed drums were empty, but the drums were old and rusty so there is potential for a 

related leak. Approximately 15 smaller containers, ranging in size from less than one 

quart to over 10 gallons, were observed. Some of the smaller containers appeared to 

have been related to paint and motor oil storage while others were food.  General rubbish 

included appliances and other miscellaneous items. Some of the observed items were 

sunken into the grown, suggesting they had been discarded a long time ago or 

intentionally buried.  Based on observations, there is potential for a release at the dumps.  

11.0 CONCLUSIONS

We have performed a Phase I ESA in conformance with the scope and limitations of ASTM 

Practice E1527-21 of the Subject Property.  Any exceptions to, or deletions from, this practice 

are described in Section 2.4 of this report.  This assessment has revealed the following 

recognized environmental conditions (RECs), controlled recognized environmental conditions 

(CRECs), and/or significant data gaps in connection with the Subject Property: 

REC Opinion #1: The South Branch Shiawassee River transects the eastern portion of 

the Subject Property. This segment of the river is part of an 8-mile Super Fund Site caused 

by PCB contamination from historical discharges at the upstream former Cast Forge 

Company. Sediment samples collected from the Subject Property (T-168 to T-175 on 

Parcel -002 and T-186 to T-194 on Parcel -001) revealed PCB concentrations below the 

Record-of-Decision cleanup threshold of 5 mg/kg, with the highest detected concentration 

being 0.692 mg/kg. While current levels meet regulatory standards, continued monitoring 

was recommended due to the site's location within the contamination zone. Institutional 

controls, including land-use restrictions and fish consumption advisories, appear to be in 

effect for the contaminated zone. Soil disturbance or excavation in the contaminated zone 

may require regulatory review and adherence to safety protocols. 
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Additionally, per- and polyfluoroalkyl substances have been more recently detected at the 

upstream source, so their presence in the watershed introduces further environmental 

concern. 

REC Opinion #2: Biosolids appear to have been applied to the Subject Property as an 

agricultural nutrient booster. The biosolids were applied by Biotech Agronomics, Inc. and 

they were sourced from the Pontiac Wastewater Treatment Plant.  The obtained biosolids 

application notification was issued on May 29, 2014. The biosolids were tested for 

arsenic, cadmium, copper, lead, mercury, molybdenum, nickel, selenium, zinc, nitrogen, 

phosphorus, and potassium. The biosolids do not appear to have been tested for per- 

and polyfluoroalkyl substance, which is now known to be spread through biosolids from 

wastewater treatment plants.

Rec Opinion #3: The Subject Property was initially included in a Baseline Environmental 

Assessment from 2004 that covered a 207-acre site formerly operated by Difco Lab. The 

report was revised to a smaller fraction that is about 8.6 acres. The Subject Property is 

not included in the revised area; however, no sampling was conducted on the Subject 

Property to distinguish or verify its’ condition.

REC Opinion #4: ASTI observed three relatively small dump sites at the edge of the 

farmland approaching the South Branch Shiawassee River. The location is west of the 

former farm on Tooley Road, so the area appears to have been a farm dump. Two of the 

dumps were approximately 30-square-feet in size. Within the dumps and in the immediate 

area, ASTI observed three deteriorated vehicles and three metal 55-gallon drums.  All 

observed drums were empty, but the drums were old and rusty so there is potential for a 

related leak. Approximately 15 smaller containers, ranging in size from less than one 

quart to over 10 gallons, were observed. Some of the smaller containers appeared to 

have been related to paint and motor oil storage while others were food.  General rubbish 

included appliances and other miscellaneous items. Some of the observed items were 

sunken into the grown, suggesting they had been discarded a long time ago or 

intentionally buried.  Based on observations, there is potential for a release at the dumps.  

12.0 ADDITIONAL SERVICES
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