Livingston County Department of Planning
LIVINGSTON COUNTY PLANNING COMMISSION MEETING
Wednesday, November 17, 2021 – 6:30 p.m.
Administration Building, Board of Commissioners Chambers
304 East Grand River, Howell, MI 48843

Kathleen J. Kline-Hudson
AICP, PEM
Director
Robert A. Stanford
AICP, PEM
Principal Planner
Scott Barb
AICP, PEM
Principal Planner

Please note that this is a hybrid meeting with County Planning Commissioners
and staff meeting in-person. Audience participants are welcome to attend inperson or via Zoom by using the meeting link at the bottom of the agenda
Agenda
1.

Call to Order

2.

Pledge of Allegiance to the Flag

3.

Roll and Introduction of Guests

4.

Approval of Agenda – November 17, 2021

5.

Approval of Meeting Minutes – October 20, 2021

6.

Call to the Public

7.

Zoning Reviews
A. Z-33-21

Putnam Township, Rezoning, RR Rural Residential to AO
Agricultural Open Space in Section 17

B. Z-34-21

Green Oak Township, Zoning Ordinance Amendment, Article III.
District Regulations, Section 38-135 Schedule of Use Regulations

C. Z-35-21

Brighton Township, Rezoning, B-2 General Business to B-3
Special Business in Section 4

D. Z-36-21

Brighton Township, Rezoning, B-2 General Business and R-5
Waterfront Residential to MX PUD Mixed Use Planned Unit
Development in Section 19

E. Z-37-21

Genoa Township, Rezoning, IND Industrial to PID Planned
Industrial Development in Sections 5 and 8

Department Information
Administration Building
304 E. Grand River Avenue
Suite 206
Howell, MI 48843-2323

8.


(517) 546-7555
Fax (517) 552-2347

Old Business
A. Visits to local Planning Commission meetings
B. Planning Commission Vacancy

9.

New Business



A. Airport Zoning Board of Appeals – Ikle and Call
Web Site
co.livingston.mi.us

10. Reports
11. Commissioners Heard and Call to the Public
12. Adjournment
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Meeting Agenda
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Via Zoom (on-line meetings):
https://zoom.us/j/3997000062?pwd=SUdLYVFFcmozWnFxbm0vcHRjWkVIZz09
Via the Zoom app
Join a meeting, with meeting number: 399 700 0062
Enter the password: LCBOC (ensure there are no spaces before or after the password)
One tap mobile
+13017158592,,3997000062#,,1#,886752# US (Germantown)
+13126266799,,3997000062#,,1#,886752# US (Chicago)
Dial by your location
+1 301 715 8592 US (Germantown)
+1 929 205 6099 US (New York)
Meeting ID: 399 700 0062
Password: 886752
Meeting recordings may be made using a personal computer or laptop, after requesting ability
from the meeting host.

LIVINGSTON COUNTY PLANNING DEPARTMENT
REZONING REQUEST - STAFF REPORT

COUNTY CASE
NUMBER:
REPORT DATE:
STAFF ANALYSIS BY:

APPLICANT / OWNER:
LOCATION:
LAND USE:

Z-33-21
November 10, 2021
Scott Barb

TOWNSHIP:
SECTION
NUMBER:
TOTAL ACREAGE:

CASE NUMBER:
Z-33-21

Putnam Township
Section 17
24.5 Acres

Shane Monroe
4900 W. M-36 between Hinchey and Pingree Roads in Putnam Township
Primarily agricultural with applicants’ home on the parcel.

CURRENT ZONING:
RR – Rural Residential
PERMITTED/SPECIAL USES (Not all inclusive):
Permitted:

REQUESTED ZONING:
AO – Agricultural Open Space
PERMITTED/SPECIAL USES (Not all inclusive):
Permitted:

RR: Accessory uses or structures that are incidental to
any allowed and permitted use; Equestrian facilities and
private stables; Home occupations; Keeping of livestock
on non-farm properties; Single family detached dwellings;
Parks and recreation areas; Public buildings and facilities;
Adult foster care family homes.

AO: Farms; Single family dwellings; Commercial
apiaries; Family day care homes; Adult foster care
family homes; Essential services.

Special:

Special:

RR: Open space developments; Places of worship;
Parochial and private primary and secondary schools;
Adult foster care small group homes; Group day care
homes; Private non-commercial recreation activities;
Cemeteries; Kennels; Museums; Bed & breakfasts; Public
stables.

AO: Open space developments; Group day care
homes; Public and commercial stables; Cemeteries;
Public and commercial kennels; Wireless
communication towers; Places of worship; Extractive
operations; Veterinary hospitals; Garden centers and
nurseries; Commercial solar energy systems.

Minimum Lot Areas: RR: 10 acres; AO: 10 acres

TOWNSHIP PLANNING COMMISSION
RECOMMENDATION AND PUBLIC COMMENTS:
The proposed rezoning was approved at the October 13,
2021 public hearing. There were no major comments
indicated in the draft meeting minutes of the October 13,
2021 Putnam Township Planning Commission on the
proposed rezoning.

ESSENTIAL FACILITIES AND ACCESS:
Water: Well
Sewer: Septic
Access: Property is accessed via a residential gravel
driveway from M-36.

CASE NUMBER: Z-33-21

DATE: November 10, 2021 ANALYSIS BY: Scott Barb

EXISTING LAND USE, ZONING AND MASTER PLAN DESIGNATION:
Land Use:
Zoning:
Subject Site: Agricultural
RR Rural Residential
To the Single Family Houses,
RR Rural Residential
North: Utility Easement ITC
To the East: Single Family Houses
RR Rural Residential
To the Single Family Houses
RR Rural Residential
South:
To the Agriculture
AO Agriculture & Open
West:
Space, RR Rural Residential
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Master Plan:
Low Density Residential
Low Density Residential
Low Density Residential
Low Density Residential
Low Density Residential

ENVIRONMENTAL CONDITIONS:
Soils /
Topography:
Spinks-Oakville loamy sands (SvB) and Boyer-Oshtemo loamy sands (BtC) cover the
majority of the rezoning site. These soils are not highly erodible and are excellent for
farmland and agricultural purposes.
Wetlands:
Wetlands are identified on the parcel located in the central part of the property.
Vegetation:
The parcel is covered by native vegetation and cropland. A single-family home sits on the
northernmost portion of the property.
County Priority
Natural Areas:

No high-quality natural areas are denoted on the site, but a thick palustrine wetland area that
could contribute to such areas does exist on the property.

TOWNSHIP MASTER PLAN DESIGNATION:

The Putnam Township Master Plan (2012) designates the subject parcel as Low Density Residential (3 to <5
acres). The Township Master Plan states the following regarding the Rural Preservation future land use
classification:
‘The LDR classification accommodates single-family development at relatively low to moderate suburban densities
in areas located near existing residential development and the Village of Pinckney. These are semi-rural areas not
significantly affected by environmental constraints, and on-site sanitary sewer service and water may be readily
accommodated. LDR development patterns respond to and help preserve rural visual character by maintaining
adequate setbacks and by minimizing the number of lots that directly front onto existing public streets and roads.
Where no other options are available, homes must front onto existing streets.’
The Township Master Plan continues to state that the low-density residential classification is also used to preserve
rural character and make efficient use of infrastructure. It is in this regard that the low-density classification shares
a common goal with the agricultural and open space future land use classification. While the requested zoning of
the parcel deviates from the master plan, the intent is the same – to preserve agricultural and natural areas. We
believe the requested rezoning to AO (Agriculture & Open Space) meets these goals and does, therefore, comply
with the intent of the Putnam Township Master Plan.

CASE NUMBER: Z-33-21

DATE: November 10, 2021 ANALYSIS BY: Scott Barb
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COUNTY COMPREHENSIVE PLAN:
The 2018 Livingston County Master Plan does not direct future land use patterns, or development within Livingston
County. Alternatively, it offers a county-wide land use perspective when reviewing potential rezoning amendments.
The Land Use & Growth Management chapter of the plan includes decision-making recommendations regarding
potential land use conflicts and promoting good land governance.

COUNTY PLANNING STAFF COMMENTS:
The applicant is proposing to rezone 24.5 acres from (RR) Rural Residential to (AO) Agricultural Open Space for
the preservation of agricultural land and growing of crops. According to the Township Zoning Ordinance, the intent
of the Agricultural Open Space District is to protect local agricultural activities and economy from premature
disinvestments, discourage urban sprawl and unplanned growth, reduce conflicts between neighbors, retain critical
natural features, and promote equestrian activities. A rezoning to AO would permit the intended uses to remain
within the parameters of both the Township Zoning Ordinance and the Township Master Plan.
Section 340-177 of the Putnam Township Zoning Ordinance establishes criteria for changing the zoning map. The
guidelines for the proposed rezoning are detailed below:
1. Whether or not the proposed rezoning is consistent with the goals, policies and future land use
map of Putnam Townships Master Plan; or, if conditions have changed significantly since the
Master Plan was adopted and consistency with recent development trends in the area. The
proposed rezoning from RR to AO is a deviation from the Township Future Land Use Map, but is
consistent with the overall goals and policies within the Township Master Plan regarding the preservation
of rural character and natural areas in the Township.
2. Whether the proposed district and uses allowed are compatible with the site’s physical, geological,
hydrological, and other environmental features. The potential uses allowed in the proposed zoning
district shall be also compatible with surrounding uses in terms of land suitability, impacts on the
community, density, and potential influence on property values and traffic impacts. The site has
been used for agricultural purposes and will continue to be used for such purposes in the future. The
proposed AO district would make it easier to continue this use by allowing agricultural buildings to be
erected on the property and continuing farming related uses.
3. Whether, if rezoned, the site is capable of accommodating allowed uses, considering planned
infrastructure that includes roads, sewers, storm sewer, water, sidewalks, and roads. There would
be no impacts on the property from any proposed uses or planned buildings or infrastructure.
4. Any other factors deemed necessary by the Township Planning Commission. There were no
comments against the proposed rezoning at the public hearing at the Township Planning Commission
meeting of October 13, 2021.
We believe that the proposed rezoning of the subject property meets the criteria established within the Township’s
Zoning Ordinance and will act to maintain the rural character of this area of the Township. The parcel is located in
an area of the Township that is primarily served by agricultural and open space with large lot residential located
nearby. While the designation of AO is a deviation from the Township Master Plan classification of Low Density
Residential, the goals and intentions of the master plan are stated clearly and a rezoning to AO will aid in keeping
the preservation of agricultural land intact.

CASE NUMBER: Z-33-21

DATE: November 10, 2021 ANALYSIS BY: Scott Barb
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COUNTY PLANNING STAFF RECOMMENDATION:
APPROVAL. The proposed rezoning from RR to AO is compatible with both the Putnam Township Master Plan
and the Livingston County Master Plan.

EXISTING LAND USE MAP WITH SURROUNDING ZONING

CASE NUMBER: Z-33-21

DATE: November 10, 2021 ANALYSIS BY: Scott Barb

FUTURE LAND USE MAP:
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CASE NUMBER: Z-33-21

DATE: November 10, 2021 ANALYSIS BY: Scott Barb

TOWNSHIP ZONING MAP:
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CASE NUMBER: Z-33-21

DATE: November 10, 2021 ANALYSIS BY: Scott Barb

Aerial of Site:
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CASE NUMBER: Z-33-21

DATE: November 10, 2021 ANALYSIS BY: Scott Barb

NW view of property from M-36
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Livingston County Department of Planning
MEMORANDUM
TO:
Kathleen J. Kline-Hudson
FROM:
AICP, PEM
Director
Robert A. Stanford
AICP, PEM
Principal Planner
Scott Barb
AICP, PEM
Principal Planner

Livingston County Planning Commissioners and the
Green Oak Township Board of Trustees
Kathleen Kline-Hudson, Director

DATE:

October 25, 2021

SUBJECT:

Z-34-21
Article III. District Regulations, Section 38-135 Schedule of Use
Regulations

A summary of the proposed amendments are contained in this review. Proposed
additions to existing text are noted in bold red underline, deletions in strikethrough,
and staff comments are noted in bold, italic underline.

Section 38-135 Schedule of Use Regulations

Department Information
Administration Building
304 E. Grand River Avenue
Suite 206
Howell, MI 48843-2323

(12) RO Research offices district.
a.
Permitted uses. Permitted uses within the RO district include the following:
1.
Any use charged with the principal function of technical training.
2.
Office buildings for executive, administrative, clerical, accounting,
engineering, architecture, drafting, and sales functions.
3.
Office buildings for doctors, dentist and healthcare
professionals. Such facilities shall not include urgent care or
emergency rooms. Such facilities shall operate during normal
business hours. Internal pharmacies that serve the needs of
regular patents but not designed to serve the general public, may
be permitted as an accessory use.
4.
Data processing computer center, including sales, service, and
maintenance of electronic data processing equipment.
5.
Warehousing accessory to the above uses.
b.
Special approval uses. Special approval uses shall include any use charged
with the principal function of basic research, design, and pilot or experimental
product development.


(517) 546-7555
Fax (517) 552-2347

Web Site
livgov.com

County Planning Staff Comments: According to Green Oak Township Planning
Consultant Paul Montagno of Carlisle Wortman Associates, Inc., Green Oak
Township received an application from MIU Holdings LLC on behalf of Wixom
Crossing Company, LLC, who owns property at 6826 Kensington Road, to
amend the Zoning Ordinance to allow medial office use as a permitted use in
the RO Research Office Zoning District.
This request is enabled by Section 38-536 of the Zoning Ordinance, which
states that amendments may be initiated by property owners. The property
owner’s site is already developed with an office building and there is interest

in using this building for outpatient medical offices. According to the Green
Oak Township planning consultant this building and site seem to be well
suited for that use.
County Planning Staff concurs with the ordinance reference to Article XII
Amendment/Conditional Rezoning, Section 38-536 that allows Green Oak
Township property owners to initiate zoning ordinance amendments. The use
of office buildings for doctors, dentist and healthcare professionals, is
currently only permitted in the LB Local Business and GB zoning districts as
“Professional offices for doctors, dentists, lawyers architects, engineers, and
other similar professions.” Therefore, it would be advantageous to allow this
use in another zoning district for more flexibility. The inclusion of this use in
the RO district will also permit the use in the LI Limited Industrial and GI
General Industrial districts because their uses allow all permitted uses in the
RO zoning district. Likewise, the PUD Planned Unit Development zoning
district allows the uses of all zoning districts.
County Planning Staff notes that there is a misspelling in the proposed
language of Section 38-135; the last sentence should include the word ‘patient’
instead of ‘patent.’
Township Planning Commission Recommendation: Approval. The Green Oak
Charter Township Planning Commission recommended Approval of the zoning
ordinance text amendments to Article III. District Regulations, Section 38-135
Schedule of Use Regulations, at their October 7, 2021 Planning Commission
meeting. The minutes from the October 7, 2021 public hearing reflect that there were
no public comments.
Staff Recommendation: Approval. The proposed text amendments to Article III.
District Regulations, Section 38-135 Schedule of Use Regulations, which add office
buildings for medical professionals as a permitted use in the RO Research Office
zoning district is reasonable and appropriate.

LIVINGSTON COUNTY PLANNING DEPARTMENT
REZONING REQUEST - CONDITIONAL
STAFF REPORT

COUNTY CASE NUMBER:
REPORT DATE:
STAFF ANALYSIS BY:
APPLICANT / OWNER:
LOCATION:
LAND USE:

Z-35-21
October 26, 2021
Robert Stanford

TOWNSHIP:
SECTION NUMBER:
TOTAL ACREAGE:

CASE NUMBER:
Z-35-21

Brighton Charter Township
4
5 Acres

Old US 23, LLC
979 S. Old US Hwy 23, Brighton, MI
Three building used for Service Master

CURRENT ZONING:
B-2 General Business
PERMITTED/SPECIAL USES (Not all inclusive):

REQUESTED ZONING:
B-3 Special Business - Conditional
PERMITTED/SPECIAL USES (Not all inclusive):

Permitted: Not Limited to-

Permitted: Not Limited to-

Auto Parts Supply Stores, Hardware, Paint Stores, Nurseries,
Garden Retail Stores, & Greenhouses, Retail Establishments &
Shopping Centers of 30,000 sq.ft. or Less, Banks, S & L, Credit
Unions up to 4 Drive-Through Windows, Contractors Offices &
Buildings without Outdoor Storage, Medical Offices up to 40,000
sq.ft., Beauty & Barber Shops, Carpet & Upholstery Cleaners,
Hotels & Motels, Office Services, Restaurants & Bars Serving
Alcoholic Beverages, Lodge, Tavern, Restaurants, Carryout,
Restaurants not Serving Alcoholic Beverages, Dance Studios,
Schools & Halls, Churches, Temples or other Places of Worship or
Public Assembly, Colleges & Universities.

Auto Parts Supply Stores, Hardware, Paint Stores, Nurseries,
Garden Retail Stores, & Greenhouses, Retail Establishments
& Shopping Centers of 30,000 sq.ft. or Less, Banks, S & L,
Credit Unions up to 4 Drive-Through Windows, Contractors
Offices & Buildings without Outdoor Storage, Medical Offices
up to 40,000 sq.ft., Beauty & Barber Shops, Carpet &
Upholstery Cleaners, Hotels & Motels, Office Services,
Restaurants & Bars Serving Alcoholic Beverages, Lodge,
Tavern, Restaurants, Carryout, Restaurants not Serving
Alcoholic Beverages, Dance Studios, Schools & Halls,
Churches, Temples or other Places of Worship or Public
Assembly, Colleges & Universities.

Special: Not Limited to-

Special: Not Limited to-

Drug Stores with Drive Through Pickup, Lumber Stores &Yards,
New & Used Automobile Dealerships, Retail Establishments &
Shopping Centers Greater Than 30,000 sq.ft., Service Stations,
Banks S & L, Credit Unions with 4 or More Drive-Through Windows,
Hospitals, Medical Centers/Urgent Care, Minor Automotive Repair
Shops including Oil & Lubrication Change, Exhaust System Repair,
Glass Repair, Tire, Brake & Suspension Shops, Restaurants with
Drive-Through or Drive-Up Service, Veterinary Clinic.

Warehousing, Wholesale & Distribution Facilities Including
Truck Terminals, Major Automotive Repair, such as Engine,
Transmission or Chassis Repair, Undercoating, Glass
Replacement, Bumping & Painting, Drug Stores with Drive
Through Pickup, Lumber Stores &Yards, New & Used
Automobile Dealerships, Retail Establishments & Shopping
Centers Greater Than 30,000 sq.ft., Service Stations, Banks
S & L, Credit Unions with 4 or More Drive-Through Windows,
Hospitals, Medical Centers/Urgent Care, Minor Automotive
Repair Shops including Oil & Lubrication Change, Exhaust
System Repair, Glass Repair, Tire, Brake & Suspension
Shops, Restaurants with Drive-Through or Drive-Up Service,
Veterinary Clinic.

Minimum Lot Area: 40,000 square feet / 0.91 acres

Minimum Lot Area: 40,000 square feet / 0.91 acres

TOWNSHIP PLANNING COMMISSION
RECOMMENDATION AND PUBLIC COMMENTS:

ESSENTIAL FACILITIES AND ACCESS:

The Brighton Charter Township Planning Commission
recommended APPROVAL of this Conditional Rezoning at its
October 11, 2021 Special Meeting/Public Hearing.
There were several conditions tied to this conditional rezoning that
were formally offered by the petitioner.

Water:
The site will be serviced by private well
Sewer:
The site will be serviced by private septic
Access:
Access to subject site via Old US Hwy 23

ANALYSIS BY: Stanford

DATE: October 26, 2021

CASE NUMBER: Z-35-21

PAGE: 2

EXISTING LAND USE, ZONING AND MASTER PLAN DESIGNATION:
Subject Site:
To the North:
To the East:
To the South:
To the West:

Land Use:

Zoning:

Master Plan:

Commercial
Commercial
Residential
Vacant
Across Old 23-Vacant

B-2
B-2
RC
B-2
B-1

Neighborhood Business
Neighborhood Business
Low Density Residential
Neighborhood Business
Rural Residential

ENVIRONMENTAL CONDITIONS:
Soils / Topography:

Fox Boyer Complex soils (18-25% slopes) are the predominant soils on the northern half of the site. These
soil types are well drained and have good stability for building. Carlisle Muck soils are the predominant type
of soil on the southern half of the site.

Wetlands:

The National Wetlands Inventory (NWI) indicates an approximate 1 acre portion of an overall 13.5 acre
Palustrine Scrub-Shrub wetland complex located on the eastern portion of the site.

Vegetation:

The northern portion of the site consists of a regularly maintained and landscaped residential-type lawn
which surrounds the existing buildings on site. Scrub-shrub vegetation typically associated with wetland
areas dominates the southern half of the site.

County Priority
Natural Areas:

According to the map "Livingston County's High Quality Natural Areas”, there are no Priority Natural Areas
on site.

TOWNSHIP MASTER PLAN DESIGNATION:
The Future Land Use plan and map of Brighton Charter Township designates the site as Neighborhood Business. The Township
Master Plan describes this area in the following manner (p. 20):
This designation is intended for a variety of small-scale retail and service businesses. This category defines local business areas to
concentrate commercial development within the defined nodes rather than scatter development along the Old US-23 corridor. The
uses in this designation are not intended to compete with larger shopping or employment areas found in other communities that
serve Township residents. Instead, they are primarily intended to serve Township residents that do not wish to drive to the more
distant commercial/office centers for their convenience and daily shopping needs. Typical uses would include smaller general
merchandising/retail establishments such as convenience stores, banks, drycleaners, beauty/barber shops, and small retail strips.
Certain Neighborhood Business nodes have been designated along Old US-23 in the areas north of Hyne, north of Hope Lake, and
at the intersections of Hilton Road and Spencer Road. This allows existing businesses to be recognized, while retaining much of the
northern corridor for residential development and open space. The Neighborhood Business designation will allow convenience
commercial uses to be provided to Township residents without intrusions into the residential neighborhoods. The location of
convenience commercial uses will provide traffic management benefits since most patrons will already be on the road or traveling a
short distance from nearby residential areas or from work. New Neighborhood Business uses should develop within these nodes
and within the mixed-use corridors, south of Hilton and along Grand River Avenue. While there are some scattered commercial and
office uses along the entire length of the corridor, these may transition into other more

COUNTY COMPREHENSIVE PLAN:
The 2018 Livingston County Master Plan does not direct future land use patterns, or development within Livingston County.
Alternatively, it offers a county-wide land use perspective when reviewing potential rezoning amendments. The Land Use & Growth
Management chapter of the plan includes decision-making recommendations regarding potential land use conflicts and promoting
good land governance.
Based on these strategies, the consistency of rezoning the subject parcel from a B-2 General Business zoning district to a B-3
Special Business zoning district with conditions as presented, which is master planned for Neighborhood Business, appears to be
fairly compatible with the Best Practices as identified in the Livingston County Master Plan.

ANALYSIS BY: Stanford

DATE: October 26, 2021

CASE NUMBER: Z-35-21
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COUNTY PLANNING STAFF COMMENTS:
The subject site is a 5-acre site located at 979 Old US 23. The applicant/petitioner wishes to rezone the parcel, under Conditions
offered by the applicant/petitioner, to B-3, Special Business District, for a mini-storage unit business. The applicant is proposing a
conditional rezoning (CD-RZ) based on a B-3 zoning designation. Mini-Storage is a special use in the B-3 District.
The development will be served by private well and septic. The site is adjacent to commercial to the north, residential to the east,
and vacant lands to the south and west (across Old US 23).
According to the Township, the applicant/petitioner has satisfactorily met all preliminary Conditional Zoning application requirements.
In addition, all required conditions related to the Township’s “Content of Conditional Concept Zoning Agreement (CCZA)”, have been
in satisfactory manner.
The conceptual site plan for conversion of two (2) existing buildings currently utilized for Service Master to mini-storage buildings is
planned. A facade upgrade is planned for the front building. The front building will be office for ServiceMaster and MySpace. The
buildings are all one-story buildings. Circulation for the site is as it is existing on Old 23. According to correspondence to the
applicant from the Township Planner, Township Fire Marshall and Township Engineer, there are a number of outstanding site plan
issues that need to be addressed and permits that need to be obtained before final approval is granted.
The applicant has indicated the following conditions in their draft Conditional Zoning Agreement/ Rezoning application:
--------------------------------------------------------------------------------------------------------------------------------------------------------------------------------

ARTICLE 3
REZONING AND CONDITIONS SUBSEQUENT TO REZONING
3.1 Rezoning. The Township hereby agrees to rezone the Development Parcel from B-2 (General Business District) to B-3 (Special
Business District) as that term is identified in Section 6-01(c), of the Township Zoning Ordinance and allow the uses permitted by
right and special land use and identified as “Permitted and Special Uses” under Section 6-02 and Table 6-02, specifically ministorage/self-storage warehousing, office (executive and administrative) and accessory uses related thereto. The following
conditions shall apply to such rezoning:
a. Landscaping and screening as determined necessary and advisable by the Planning Commission shall be provided in
accordance with the Zoning Ordinance.
b. Existing 4-foot by 8-foot sign would remain in place and size would not be increased, but shall be allowed a new insert.
c. All work and/or improvements within the public right-of-way, if any, shall be in accordance with the specifications and
standards of the Township Engineer.
d. All exterior lighting fixtures shall comply with the Zoning Ordinance and other Township codes and ordinances, including being
directed downward and shielded so as not to shine on adjacent property, and within maximum permitted fixture heights and
illumination levels.
e. A performance bond, as may be required by Township Ordinances, shall be posted in an amount to be determined by the
Building Official.
f. The site plan shall meet all other Code and Ordinance requirements, as determined by the Building Official and Township
Engineer, prior to issuance of any building permit.
3.2 Conditions Subsequent to Rezoning. The Owner shall commence Improvements to the Development Parcel within two (2) years
from the Commencement Date.

COUNTY PLANNING STAFF RECOMMENDATION:
Approval.
The proposed conditional rezoning is consistent with the Master Plan for the subject parcel and would generally be compatible with
the Neighborhood Business nature of the surrounding area under the mutually agreed upon conditions as presented.

ANALYSIS BY: Stanford

DATE: October 26, 2021

CASE NUMBER: Z-35-21

EXISTING LAND USE MAP:

FUTURE LAND USE MAP:
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ANALYSIS BY: Stanford

DATE: October 26, 2021

CASE NUMBER: Z-35-21

SURROUNDING ZONING MAP:

TOWNSHIP ZONING MAP:

PAGE: 5

ANALYSIS BY: Stanford

DATE: October 26, 2021

CASE NUMBER: Z-35-21

SITE PHOTOS:

Subject Site

View Looking North from Site

View Looking South from Site

View Looking West from Site
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ANALYSIS BY: Stanford

DATE: October 26, 2021

CASE NUMBER: Z-35-21

AERIAL PHOTO:
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LIVINGSTON COUNTY PLANNING DEPARTMENT
REZONING REQUEST - STAFF REPORT

COUNTY CASE NUMBER:
REPORT DATE:
STAFF ANALYSIS BY:
APPLICANT / OWNER:
LOCATION:
LAND USE:

Z-36-21
November 1, 2021
Robert Stanford

TOWNSHIP:
SECTION NUMBER:
TOTAL ACREAGE:

CASE NUMBER:
Z-36-21

Brighton Charter Township
19
0.87 Ac (front reconfigured)

DA Building, LLC
8115 West Grand River Avenue, Brighton, MI (North of Hilton Road)
Vacant

CURRENT ZONING:
B-2 General Business
PERMITTED/SPECIAL USES (Not all inclusive):

REQUESTED ZONING:
MXPUD – Mixed Use Planned Unit Development
PERMITTED/SPECIAL USES (Not all inclusive):

Permitted: Not Limited to-

Permitted:

Auto Parts Supply Stores, Hardware, Paint Stores, Nurseries,
Garden Retail Stores, & Greenhouses, Retail Establishments &
Shopping Centers of 30,000 sq. ft. or Less, Banks, S & L, Credit
Unions up to 4 Drive-Through Windows, Contractors Offices &
Buildings without Outdoor Storage, Medical Offices up to 40,000 sq.
ft., Beauty & Barber Shops, Carpet & Upholstery Cleaners, Hotels &
Motels, Office Services, Restaurants & Bars Serving Alcoholic
Beverages, Lodge, Tavern, Restaurants, Carryout, Restaurants not
Serving Alcoholic Beverages, Dance Studios, Schools & Halls,
Churches, Temples or other Places of Worship or Public Assembly,
Colleges & Universities.

A mixed-use PUD shall include a mixture of uses that are
considered by the Planning Commission to be consistent with
the Master Plan. A concept plan shall be prepared for the PUD
that divides the PUD into components for various uses. Each
use component of the PUD shall be designated with a
specific corresponding zoning district (e.g. RM-1, B-1, etc.),
which shall provide the basis for determining the uses
permitted, dimensional standards, and density. The Planning
Commission shall determine the appropriate mixture of uses
and how much of the PUD land area shall be occupied by
residential uses, nonresidential uses, recreational area, or
open space. The Planning Commission shall make this
determination based upon the concept plan’s ability to provide
an integrated mixture of uses, maintain compatibility with
surrounding uses, meet the intent of Section 12-01, and
eligibility criteria of Section 12-02. The list of permitted uses
shall be established by the Planning Commission in the PUD
agreement

Special: Not Limited toDrug Stores with Drive Through Pickup, Lumber Stores &Yards,
New & Used Automobile Dealerships, Retail Establishments &
Shopping Centers Greater Than 30,000 sq. ft., Service Stations,
Banks S & L, Credit Unions with 4 or More Drive-Through Windows,
Hospitals, Medical Centers/Urgent Care, Minor Automotive Repair
Shops including Oil & Lubrication Change, Exhaust System Repair,
Glass Repair, Tire, Brake & Suspension Shops, Restaurants with
Drive-Through or Drive-Up Service, Veterinary Clinic.
Minimum Lot Area: 40,000 square feet / 0.91 acres

R-5 Waterfront Residential
Permitted: Not Limited toHome Occupations, Single Family Dwellings, Farms, Adult Foster
Care Family Home (1-6 Adults), Foster Family Home (1-4 Children
24 hrs.), Foster Family Group Home (5-6 Children 24 hrs.), Family
Day Care Home (1-6 Children < 24 hrs.), Parks and Public
Recreation Facilities, Essential Public Services
Special: Not Limited toAdult Foster Care Small Group Home (7-12 Adults), Group Day
Care Home (7-12 Children < 24 hrs.), Cemeteries (Public Only),
Golf Courses, Churches, Temples, & other Places of Worship or
Public Assembly, Event Barns

Minimum Lot Area: According to underlying zoning
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ESSENTIAL FACILITIES AND ACCESS:
Water:
The site will be serviced by private well. Will connect to public
water when available according to PUD agreement.
Sewer:
The site will be serviced by public sewer.
Access:
Access to subject site via Grand River Avenue

EXISTING LAND USE, ZONING AND MASTER PLAN DESIGNATION:
Subject Site:
To the North:
To the East:
To the South:
To the West:

Land Use:

Zoning:

Master Plan:

Vacant

B-2 and R-5

Commercial
Vacant
Commercial
Across Grand River-Commercial

B-2
R-5
B-2
B-2

General Business and Medium Density
Residential
General Business
Medium Density Residential
General Business
General Business

ENVIRONMENTAL CONDITIONS:
Soils / Topography:
Wetlands:
Vegetation:
County Priority
Natural Areas:

Fox Sandy Loam soils (0-2% slopes) are the predominant soils on the subject site. These soil types are well
drained and have good stability for building.
The National Wetlands Inventory (NWI) indicates no presence of wetlands on the subject site.
The northern portion of the site consists of a regularly maintained and landscaped residential-type lawn
which surrounds the existing buildings on the subject site.
According to the map "Livingston County's High-Quality Natural Areas”, there are no Priority Natural Areas
located on the subject site.

TOWNSHIP MASTER PLAN DESIGNATION:
The Future Land Use plan and map of Brighton Charter Township designates the site as General Business and Medium Density
Residential. The Township Master Plan describes this area in the following manner (pgs. 17 & 20):
GENERAL BUSINESS:
Businesses that rely on and serve a broader customer-base including the entire Township, the cities of Howell and Brighton, and
pass by traffic along Grand River, are included in this designation. Appropriate uses include auto dealerships, grocery stores,
restaurants and retail centers. Special consideration needs to be given to highway commercial uses to minimize their impact on
adjacent land uses, to accommodate the volumes of vehicular traffic generated, their potential impact on the aesthetics of the site
and surrounding area, and the need to ensure compatibility between vehicular and pedestrian traffic. The General Business
category may include Neighborhood Business uses; however, larger- scale General Business uses should not be located within
Neighborhood Business areas in order to protect their character and low intensity nature. General Business uses have been
designated along Grand River Avenue corridor near the Township’s western border, where these uses currently exist. These
segments of Grand River abut more intense, regional commercial uses located within the City of Brighton.
MEDIUM DENSITY RESIDENTIAL:
This designation primarily refers to moderate-density single-family uses, including single-family homes on existing small lots and
some two-family attached condominiums. Areas designated as Medium Density Residential were selected where historic patterns of
development near commercial nodes and around many of the lakes in the southern and western portions of the Township have
resulted in medium density areas. Other areas of existing moderate density development were also categorized as Medium Density,
as well as areas where a transition is needed between lower density areas and multiple-family or neighborhood commercial areas.
These areas are expected to be developed at densities of two to three dwelling units per acre, and are generally located within close
proximity to major thoroughfares and commercial areas, and where the existence of larger parcels of land that can accommodate
this type of development. The majority of the Medium Density Residential areas are found within areas that are served, or may be
served by public water and sewer.

COUNTY COMPREHENSIVE PLAN:
The 2018 Livingston County Master Plan does not direct future land use patterns, or development within Livingston County.
Alternatively, it offers a county-wide land use perspective when reviewing potential rezoning amendments. The Land Use & Growth
Management chapter of the plan includes decision-making recommendations regarding potential land use conflicts and promoting
good land governance.
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COUNTY PLANNING STAFF COMMENTS:
The subject site is a 0.87-acre site located at 8115 W. Grand River. The subject site is located on the east side of W. Grand River,
north of Hilton Rd. (8115 W. Grand River). The applicant/petitioner wishes to rezone the parcel to MXPUD-Mixed Use PUD, for a 5unit live work complex.
According to the Township Planner, a rezoning traffic comparison has been submitted which depicts what could be developed on the
site and what is being proposed; the Township Engineer has reviewed the traffic comparison study. A PUD agreement has been
submitted which has been reviewed by the Township Attorney. In addition, the applicant/petitioner has proposed and submitted to
the Township a Proposed Shared Driveway Easement Agreement as well as a Proposed Conservation Agreement, which details the
use and elements within the proposed open space area.
Brief History of Project:
According to the Township Planner’s review of this case, the project was tabled at the December 14, 2020 PC meeting until a live
work ordinance was approved. The live work ordinance was adopted by the Township Board on August 16, 2021. The project was
tabled at the September 13, 2021 PC meeting. The project was approved at the October 11, 2021 Township Planning Commission
Public Hearing.
PUD Eligibility:
The Brighton Charter Township Zoning Ordinance requires that the applicant must demonstrate that the site qualifies for a PUD.
Based on Section 12-02 the site is eligible for PUD approval
The Township Planner, in their review, address each eligibility criteria element as follows:
1. Demonstrated Benefit. The project occupies .87 acres, which is currently designated as B-2 and R-5. Approximately twenty-five
(25%) percent of the area must be preserved as open space for a mixed-use PUD. The proposal is for 27.3%. The open space is
comprised of benches, gazebo, and outdoor grill. If the applicant changes his plans at a later time, he will have to go through the
entire PUD process to change his plans.
2. Availability and Capacity of Public Services. All units will be served by individual wells and public sewer (one sewer REU per
residential unit). The applicant has depicted duplex grinder units for the live-work units; the Township Engineer will evaluate but
individual grinder units may be required. The applicant has indicated that he will connect into public water, if and when that is
available, in the PUD agreement.
3. Compatibility with the Master Plan. The Master Plan is for general business on W. Grand River in this area of the Township.
General Business. Businesses that rely on and serve a broader customer-base including the entire Township, the cities of Howell
and Brighton, and pass by traffic along Grand River, are included in this designation. Appropriate uses include auto dealerships,
grocery stores, restaurants and retail centers. Special consideration needs to be given to highway commercial uses to minimize their
impact on adjacent land uses, to accommodate the volumes of vehicular traffic generated, their potential impact on the aesthetics of
the site and surrounding area, and the need to ensure compatibility between vehicular and pedestrian traffic. The General Business
category may include Neighborhood Business uses; however, larger-scale General Business uses should not be located within
Neighborhood Business areas in order to protect their character and low-intensity nature. General Business uses have been
designated along Grand River Avenue corridor near the Township’s western border, where these uses currently exist. These
segments of Grand River abut more intense, regional commercial uses located within the City of Brighton. Mixed Use. Lands
designated Mixed Use, located along portions of Old US-23 and Grand River Avenue are intended to be used for a variety of
compatible uses. This mixture of uses would allow land situated in prime locations (i.e. within close proximity to major roadways and
nearby shopping and services) to be utilized to its maximum potential. It is intended to accommodate a mix of business and
residential uses in a way that provides easy access to both vehicles and pedestrians and which can serve as the “Township Center.”
A Mixed-Use strategy can reduce the overall number of vehicle trips by providing the opportunity for live work arrangements and
convenient walking access from higher density residential, senior and group housing developments. It is especially significant along
the Old US-23 and Grand River corridors, where development speculation typically expects to find commercial development, but
where it is not necessarily supported by current resident demand. The Mixed-Use areas will provide for such uses; however, it
should also require a relative percentage of compatible residential uses to help balance the demand and supply of services. The Old
US-23 and Grand River Avenue corridors serve as gateways into the community and it is the intent of the Master Plan to encourage
a mixture of uses that enhance the existing character of these corridors. In effect, development, especially along Old US-23, should
work with the existing topography and natural features to maintain the natural character of Brighton Township. While the proposed
range of land uses is generally compatible with one another, care will be needed when developing the zoning regulations that will
apply to the Mixed-Use areas. Each use will need to be of a scale, density, and design that results in benefits to the general area
and minimizes negative impacts on other uses. Commercial developments must not have a “big box” appearance but instead should
give the impression of a grouping of smaller buildings, or be nestled within residential and office uses.
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The current zoning is B-2 and R-5. Under the B-2 zoning, an office building could be developed. The total number of units planned
under the MX PUD includes five (5) live-work units.
Twenty-five (25%) percent open space is required and the proposal is for patio, benches, gazebo, and outdoor grill. Parking lot
landscaping and greenbelts as required in the landscape ordinance are not allowed to be included in the open space calculation.
4. Compatibility with the Planned Development Intent. The proposed plan allows for innovation in land use planning, the
coordinated development of a site, and includes recreational facilities.
5. Development Impact. The site is surrounded by single-family homes to the south along the lake and commercial to the north and
south along W. Grand River and commercial across W. Grand River. 6. Unified Control of Property. The five (5) live-work units will
each have one owner.
Additional Project Elements:
According to the Township Planner, the applicant/petitioner has submitted a plan for a 4,747 gross sq. foot office building and
twenty-three (23) parking spaces on the site to depict what could be developed on the reconfigured but existing commercial front
portion of the lot which meets the Zoning Ordinance. The minimum setbacks in the B-2 zoning district are thirty (30) ft. front, ten (10)
ft. sides, twenty (20) ft. rear for the buildings, twenty (20) ft. front parking lot, and ten (10) ft. side/rear parking lot.
The Township Planner states in their review that the applicant/petitioner has submitted a conceptual plan for five (5) live work units
on the front parcel along W. Grand River. Additionally, a conceptual grading, utility, and landscaping plan have been provided. A
detailed review of the plans will occur in the next phase of the process, the preliminary site plan review. Details on the materials
proposed for the live-work units (metal parapet, metal siding, architectural metal siding, and face brick) for the units have been
submitted. Additionally, the pole lighting locations proposed for the site have been submitted. Plans are for two (2) story units with
960 sq. ft. footprints with two (2) bedrooms for each unit (1,392 sq. ft. total units). Four hundred thirty-two (432) sq. ft. of
office/business on the main levels is planned.
The township believes the proposed mixed-use PUD offers a benefit to the Township in terms of open space.
Density and Dimensional Requirements:
According to the Township Ordinance, the Mixed-Use PUD allows for modifications to the dimensional standards contained in the
underlying zoning districts, in this case, B-2 (General Business) and R-5 (Waterfront Residential), provided natural features are
preserved and additional amenities are provided in return. Modifications must be approved by the Planning Commission and
Township Board and be identified in the PUD Development Agreement. The following table, generated by the Township Planner for
this case, lists the Township’s requirements for the existing B-2 Zoning District and RM-1 Zoning District and what has been
proposed by the applicant/petitioner.

B-2 Standards
Individual Lot Sizes
Lot Width
Front Yard Setback
Rear Yard Setback
Internal Roads Setback
Side Yard Setback - South
Side Yard Setback - North
Setback between buildings
Parking Space Sizes
Side/Rear Parking Lot Setback

40,000 sq. ft.
150 ft.
30 ft.
20 ft.
N/A
20 ft.
10 ft.
20 ft
9 ft. by 20 ft. or 9 ft. by 18 ft.
with bumper block/curb
10 ft.

RM-1 Standards and Proposed
N/A
N/A
30 ft. / 30 ft. - in compliance
30 ft. / 55 ft. - in compliance
20 ft. / 9.85 ft. min. - not in compliance
30 ft. / 10 ft. min. - not in compliance
30 ft. / 0 ft. - not in compliance
20 ft.
9 ft. by 18 ft - not in compliance
30 ft. / 7 ft.- min. - not in compliance

According to the Township Planner and as the table above outlines, some modifications from the Zoning Ordinance are being
requested by the applicant/petitioner in terms of dimensional variances. The Township believes that the dimensional variances
requested are reasonable and in keeping with the benefit that will be realized by the Township with the PUD development and
preservation of open space, as opposed to development under B-2, given the unique nature and size of the subject site.
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COUNTY PLANNING STAFF RECOMMENDATION:
Approval.
The proposed rezoning is fairly consistent with the Master Plan for the subject parcel and would generally be compatible with the
retail/office/service nature of the surrounding area. County Planning concurs with the Township in that the proposed mixed-use PUD
offers a benefit to the Township in terms of open space. The PUD also allows for the necessary flexibility needed to efficiently and
effectively site the proposed plan within a small, unique parcel.

EXISTING LAND USE MAP:

FUTURE LAND USE MAP:
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Subject Site

View Looking North from Site
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View Looking South from Site

View Looking West from Site
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FLOOR PLANS AND ELEVATIONS:
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LIVINGSTON COUNTY PLANNING DEPARTMENT
REZONING REQUEST - STAFF REPORT

COUNTY CASE NUMBER:

Z-37-21

TOWNSHIP:

Genoa

November 1, 2021

SECTION NUMBER:

5 and 8

Kathleen Kline-Hudson

TOTAL ACREAGE:

16.2

REPORT DATE:
STAFF ANALYSIS BY:

APPLICANT / OWNER:

CASE NUMBER:
Z-37-21

Net Lease Associates/ 10-20 Investments & Leasing

LOCATION:
Intersection of Victory Drive and Toddiem Drive
LAND USE:
Metal Scrap Yard
CURRENT ZONING:

REQUESTED ZONING:

IND Industrial District

PID Planned Industrial District

PERMITTED/SPECIAL USES (Not all inclusive):

PERMITTED/SPECIAL USES (Not all inclusive):

Permitted:

Permitted:

(not all inclusive)
Manufacturing; bakeries; contractor’s offices and
buildings with only indoor storage of equipment and
machinery; electronic equipment manufacturing;
furniture and fixtures manufacturing; print shops and
book publishing; and warehousing establishments.

(not all inclusive)
Uses permitted in the Industrial and Office-Service
Districts.

Special:

Special:

(not all inclusive)
Automotive assembly or manufacturing; bottling and
packaging; breweries, distilleries and wineries; Cement,
concrete, qypsum, plaster and nonmetallic mineral
products manufacturing; chemicals and allied products
manufacturing; and contractors yards.

(not all inclusive)
Special land uses of the Industrial and OfficeService Districts.

Minimum Lot Area:

1 Acre

Minimum lot area shall be two (2)
acres except up to twenty five percent (25%) of the
total number of lots may be between one and onehalf (1-1/2) and two (2) acres in area.
Minimum Lot Area:

TOWNSHIP PLANNING COMMISSION
RECOMMENDATION AND PUBLIC COMMENTS:

ESSENTIAL FACILITIES AND ACCESS:

Approval; there were no public comments at the
October 12 public hearing.

Water: Private well
Sewer: Public sewer
Access: Access to the property is via Victory Lane.
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EXISTING LAND USE, ZONING AND MASTER PLAN DESIGNATION:
Land Use:
Subject Site:

Metal Scrap Yard
(southern parcel) and
mostly vacant (northern
parcel)
To the North: Commercial
To the East:

Zoning:

Master Plan:

IND Industrial District

Industrial

IND Industrial District

Industrial and Regional
Commercial
Industrial, Research and
Development, Public/
Institutional/ Utilities
Industrial, Research and
Development

Industrial and Vacant

IND Industrial District

To the South:

Railroad and Vacant

To the West:

Industrial and Vacant

IND Industrial District and
PID Planned Industrial
District
IND Industrial District and
High Density Residential

Industrial, High Density
Residential

ENVIRONMENTAL CONDITIONS:
Soils / Topography:

Primarily well-drained Miami Loam soils are present on nearly level to gently rolling
topography. An area of Tawas Muck soils are present near the northern boundary of the
northern parcel. This soil type presents some limitations for nonfarm development.
Wetlands:

The National Wetland Inventory notes one small marshy, emergent wetland at the
northern boundary of the northern parcel where Tawas Muck soil is present.
Vegetation:

Woods, and shrub/scrub brush.
County Priority
Natural Areas:

According to the map “Livingston County’s High Quality Natural Areas”, there are no
Priority 1,2,or 3 Natural Areas on-site.

TOWNSHIP MASTER PLAN DESIGNATION:

The Future Land Use Plan of the Genoa Township Master Plan (2013) designates the site as Industrial. The
intent of this designation is to develop industrial uses such as research, wholesale and warehouse activities
and light industrial operations which manufacture, compound, process, package, assemble and/or treat
finished or semi-finished products from previously prepared material. The processing of raw material for
shipment in bulk form, to be used in an industrial operation at another location is found only in very defined
and limited portions of this area.
The site is also in a designated Primary Growth Area of Genoa Township, along Grand River Avenue/ I-96
corridor between Brighton and Howell. Primary growth areas are currently served or available to be served
by public sewer and water. These areas include single family and multiple family residential at higher
densities with public water and sewer, commercial centers, industrial parks and mixed-use centers.
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COUNTY COMPREHENSIVE PLAN:

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

COUNTY PLANNING STAFF COMMENTS:

The petitioner is requesting a rezoning from Industrial (IND) to Planned Industrial District (PID); an overlay
district of the Industrial District that allows flexible land use design. The site consists of two parcels that total
16.2 acres in size, and PID sites must have a minimum acreage of 20 acres of contiguous land. The Genoa
Township Zoning Ordinance allows for a 5 acre reduction in the minimum lot size of a PID from 20 acres to
15 acres for sites served by public sewer and water; this site has access to these public utilities. The
petitioner is proposing to develop an asphalt plant on the site, similar to the one that he operates in Lansing;
this will entail multiple buildings and structures as well as outdoor storage of materials. There is one existing
building on the southern site that will remain (15,040 sq. ft.). As part of the PID application, the petitioner
proposes the following property improvements:
1. Construction and paving of Toddiem Drive per LCRC standards resulting in an improved road and
linkage between Victory Drive and Grand Oaks Drive for public use and emergency vehicles.
2. Construction of a storm water management system per LCDC standards (the site has none).
3. Extension of municipal water to the site (currently private well).
4. Elimination of outdoor storage of scrap metal (current use of south parcel).
5. Elimination of onsite trailer storage (current use of north parcel).
The permitted and specially permitted uses of the PID are the same as the Industrial District. The specially
permitted uses of “cement, concrete, qypsum, plaster and nonmetallic mineral products manufacturing”
apply to the proposed asphalt plant use. If PID zoning is granted, the applicant must apply for review and
approval of a special land use and final PID site plan.
The proposed rezoning to PID is consistent with the Genoa Township Master Plan designation of Primary
Growth Area, and Future Land Use map designation of Industrial. The proposed use of an asphalt plant is
compatible with the surrounding industrial uses on Victory Lane and Grand Oaks Boulevard, as well as the
railway and highway use to the south.

COUNTY PLANNING STAFF RECOMMENDATION:

APPROVAL; The proposed rezoning from Industrial to Planned Industrial Development (PID) overlay is
compatible with surrounding planning, zoning and current land uses. The proposed asphalt plant is a
specially permitted use in PID and the property improvements associated with this development will benefit
Genoa Township and the industries of the Victory Lane/ Grand Oaks Boulevard industrial area.
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FUTURE LAND USE MAP:

SITE

TOWNSHIP ZONING MAP:

SITE

PAGE: 2

CASE NUMBER: Z-37-21

DATE: November 1, 2021

ANALYSIS BY:
Kline-Hudson

PAGE: 2

SITE PHOTOS:

Subject Site

Subject Site

View Looking West from Site

West – Lakeshore Village Apartments

View Looking North from Site

East – ISO on Grand Oaks

