Livingston County Department of Planning
LIVINGSTON COUNTY PLANNING COMMISSION MEETING
Wednesday, April 17, 2019 – 6:30 p.m.
Administration Building, Board of Commissioners Chambers
304 East Grand River, Howell, MI 48843

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

1.

Call to Order

2.

Roll and Introduction of Guests

3.

Approval of Agenda – April 17, 2019

4.

Approval of Meeting Minutes – March 20, 2019

5.

Call to the Public

6.

Zoning Reviews
A. Z-12-19

Putnam Township, Rezoning, Resource-Based Recreation
District (RBR) to RS-1 Single Family in Section 34

B. Z-13-19

Green Oak Charter Township, Zoning Ordinance Amendment,
Article III Wellhead Protection, Section 38-139, Wellhead
Protection Overlay District

C. Z-14-19

Genoa Township, Rezoning, General Commercial District
(GCD) to Planned Industrial Development (PID) District in
Section 13

D. Z-15-19

Howell Township, Rezoning, Single Family Residential (SFR)
District to Neighborhood Service Commercial District (NSC) in
Section 27

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

7.

Old Business
A. Report on recent visits to local planning commissions
B. Schedule of Visits


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

Web Site
co.livingston.mi.us

8.

New Business

9.

Reports
A. Staff Report

10. Commissioners Heard and Call to the Public
11. Adjournment

LIVINGSTON COUNTY PLANNING DEPARTMENT – ZONING REVIEW
CASE NUMBER: Z-12-19

LOCATION: Putnam Township
SECTION NUMBER: Section 34
TOTAL ACREAGE: 26.19 acres

APPLICANT/OWNER: Big Camp Silver
LLC

CURRENT ZONING: RBR

REQUESTED ZONING: RS-1

Resource Based Recreation

Single Family Residential (min. 5 acre lot size)

PERMITTED/SPECIAL USES (Not all inclusive):

PERMITTED/SPECIAL USES (Not all inclusive):

Permitted: Private parks and recreation areas, game
Permitted: Single family detached dwellings, parks, public
refuges and conservation areas, nature preserves, forest buildings, adult foster care and family day-care homes.
preserves.
Special: Open space developments, places of worship,
Special: Golf courses, water sports, hunting areas,
parochial and private schools, adult foster care small group
shooting ranges, ski areas, outdoor ice and skating rinks, homes, kennels, museums, bed & breakfasts, commercial
zoological gardens, commercial stables, campgrounds,
stables.
botanical gardens, wildlife preserves, motorized vehicle
MINIMUM LOT AREA: Minimum of 5 acres.
racing, truck/tractor pulls, mud-bogging.
MINIMUM LOT AREA: Minimum of 5 acres.

CURRENT TOWNSHIP ZONING:

CURRENT LAND USES:

TOWNSHIP PLANNING COMMISSION RECOMMENDATION AND PUBLIC COMMENTS:
The Putnam Township Planning Commission recommended APPROVAL of this request at its March 13, 2019 public
hearing. There were no comments at the public hearing on the proposed rezoning.

ANALYSIS BY: Scott Barb

DATE: April 10, 2019
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EXISTING CONDITIONS:
The site proposed for the rezoning request is located in Section 34 of Putnam Township.
Natural Areas: According to the map "Livingston County's High Quality Natural Areas”, there are no natural areas on site,
but the parcel is bounded by areas designated as priority areas due to the shared border of Silver Lake.
Land Use:

The site is currently occupied with a house and barn; open fields accompany the structures.

Soils:

Sandy loams (Boyer-Oshtemo) are the predominant soils on site with varying slopes. Slight septic
limitations and fair stability for building are noted with these soil types.

Wetlands:

The National Wetlands Inventory (NWI) indicates that the SW corner of the site as wetlands.

Topography:

The site slopes downhill to the SW corner of the site near Silver Lake.

Vegetation:

The site is a mix of open areas with denser woodlots and brush.

CURRENT LAND USE, ZONING, AND MASTER PLANNING MATRIX:
NORTH

N

Existing Land Use:
Farming & Agriculture
Zoning:
Agricultural/Open Space
Master Plan:
Rural Preservation (5 to 10 ac.)
SUBJECT SITE
Existing Land Use:
Youth Camp

Existing Land Use:
Wetlands/Lake Properties

Zoning:
Agricultural/Open Space

Zoning:
Resource Based Recreation

Zoning:
Rural Residential (10 ac.)

Master Plan:
Rural Preservation (5 to 10 ac.)

Master Plan:
Rural Preservation (5 to 10 ac.)

Master Plan:
Rural Preservation (5 to 10
ac.)

Existing Land Use:
Lake/Private /Home
WEST

Existing Land Use:
Recreational Conservation
Zoning:
Recreation Conservation
Master Plan:
Private Recreation/Conservation
SOUTH

EAST
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TOWNSHIP MASTER PLAN:

Putnam Township last updated their master plan and future land use map in 2012 and designates the subject
parcel as Rural Preservation (5 to 10 acres). The 2012 master plan update states on pages 44 and 45:
“The RP classification accommodates low density single family development in a rural environment, while
preserving and protecting visual character and natural features such as wetlands, stream corridors, steep
slopes, and woodlots. This designation is supportive of agricultural areas and farm settings.”
The rezoning request is consistent with the Future Land Use Map of Putnam Township as the future land use
designation of Rural Preservation is compatible with the RS-1 zoning district. The proposed zoning district has
a 5 acre minimum that corresponds to anticipated densities in the RP future land use classification of 5 to 10
acres per unit.
COUNTY COMPREHENSIVE PLAN:

The 2018 Livingston County Master Plan does not direct future land use patterns or dictate development within
the Township or surrounding area, but focuses on a more comprehensive approach to master planning by
identifying current trends and best management practices that can help achieve orderly growth by utilizing best
land management strategies.
Based upon the land use management and best practices found in the county plan, we believe that the
proposed rezoning is consistent with the 2018 Livingston County Master Plan. The rezoning is consistent with
the intent to preserve large areas of the township with parcels that are a minim of 5 acres in size and larger.
Agriculture, large lot residential, and conservation related designations are all within the immediate range of
the proposed rezoning.

COUNTY PLANNING STAFF COMMENTS:

The applicant is proposing to rezone the 26.19 acre parcel from Resource Based Conservation (RBR) to
Single Family Residential (RS-1) with a 5 acre minimum. Both zoning designations share a 5 acre minimum lot
size requirement, but RS-1 will allow redevelopment of the former Boys Club of Toledo property into uses that
will include 8 residential lots and retention of the former recreation hall on the site (3 of the 8 residential units
will be located within the Township boundary while the remainder will be within Dexter Township and subject to
their review and approval procedures).
The Township has a well-established large lot residential and conservation related theme along the southern
border with Dexter Township. Parcels in the immediate and surrounding area are consistent with the required 5
to 10 acre lot sizes with a mix of residential and conservation related uses along Tiplady Road to the east and
west. Given the fact that the proposed zoning designation is compatible with the future land use classification,
we believe the rezoning is appropriate.
STAFF RECOMMENDATION:

Approval. The request to rezone from Resource Based Recreation (RBR) to Single Family Residential (RS-1)
is compatible with the Putnam Township Master Plan and the 2018 Livingston County Master Plan.
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Livingston County Department of Planning
MEMORANDUM
TO:

Livingston County Planning Commissioners and the
Green Oak Charter Township Board of Trustees

FROM:

Kathleen Kline-Hudson, Director

Kathleen J. Kline-Hudson
DATE:
AICP, PEM
Director

SUBJECT:

Robert A. Stanford
AICP, PEM
Principal Planner
Scott Barb
AICP, PEM
Principal Planner

April 10, 2019
Z-13-19
Article III. District Regulations, Sections 38-139 – 38-156, Wellhead
Protection Overlay District

The Michigan Department of Environmental Quality (MDEQ) provides numerous
guidance materials for local communities wishing to develop a Wellhead Protection
Program. Wellhead protection programs can be submitted to MDEQ for review and
approval. MDEQ has developed a checklist of components that should be included in
a Wellhead Protection Program, and one of them is a local management program for
wellhead protection, such as zoning ordinance provisions for wellhead protection.
The Green Oak Charter Township Planning Commission proposes such zoning
ordinance provisions by amending the Green Oak Charter Township Zoning
Ordinance to add new sections to Article III. in order to establish regulations for a
Wellhead Protection Overlay District.
County Planning staff comments are noted in bold, italic underline.

Section 38-139 Wellhead Protection Overlay District.
This section establishes the following intent and purpose statement:

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

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

Web Site
livgov.com

(A) Intent and Purpose. The purpose of the Wellhead Protection Overlay District
is to provide supplemental development regulations in the designated
wellhead protection zone so as to protect and preserve the surface and
groundwater resources of the Green Oak Charter Township and the region
from any use of land or buildings that may reduce the quality and/or quantity
of water resources.
Section 38-140 Definitions.
This section establishes definitions for the following: Aquifer; Discharge; Fonda
Island Briggs Lake Joint Water Authority (FIB); Impervious Surface; Livingston
County Water Authority (LCWA); Overlay District; Regulated Substances; and
Wellhead Protection Area.
County Planning Staff Comments: The reason for defining the FIB Water
Authority and the LCWA Water Authority is because the wellhead protection
areas are mapped around these two water supply sources in Green Oak
Township.

Z-13-19
April 10, 2019
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Section 38-141 Scope of Authority.
This section explains the Wellhead Protection Overlay District as a zoning district:
The Wellhead Protection Overlay District is a mapped zoning district that imposes a set of
requirements in addition to those of the underlying zoning district. In an area where an Overlay
District is established, the property is placed simultaneously in the two districts, and the property
may be developed only under the applicable conditions and requirements of both districts. In the
event there is a conflict between the requirements of the two districts, the requirements of the
Wellhead Protection Overlay District shall prevail.
Section 38-142 Creation of Overlay District Boundaries.
This section explains how the boundaries of the Wellhead Protection Overlay District are
established:
The Wellhead Protection Overlay District boundaries shall be established on the Township
Wellhead Protected and Restricted Areas map. Said map shall be considered part of this ordinance.
The overlay District boundaries may be amended by the Township Board of Trustees upon
receiving engineering studies from LCWA, FIB and/or other water authorities in Green Oak Charter
Township with approved Wellhead Protection Plans from the Michigan Department of
Environmental Quality (MDEQ) that the wellhead protection area should be expanded or
contracted.
County Planning Staff Comments: see Township Wellhead Protected and Restricted Areas
map at end of review.
Section 38-143 District Delineation.
This section states district delineation regulations such as “If the wellhead protection area includes
a portion of the parcel, the entire parcel shall be considered to be within the wellhead protection
area”, and “Where the boundaries delineated are in doubt or in dispute, the burden of proof shall be
upon the owner(s) of the land in question to show whether the property should be located in the
District.”
Section 38-144 Site Plan Review Requirements.
This section explains that the following, with the exception of single-family uses, within the
Wellhead Protection Overlay District are subject to site plan review:
 New or Expanded Uses and Structures
 Existing Uses and Structures (prior to approval of the Wellhead Protection Overlay District)
must provide the data required for site plan review within thirty (30) days after adoption of
the Wellhead Protection Overlay Ordinance.
Section 38-145 Data Requirements.
This section requires seven (7) items of data for ‘Existing Uses and Structures’ and (7) items of data
plus the information required by the Site Plan chapter of the ordinance for ‘New or Expanded Uses
and Structures’. These items include: A.) List of Regulated Substances; B.) Infrastructure and
structures (existing and proposed, above and below ground); C.) Water Resources; D.) Soils; E.)
Topography; F.) Existing Contamination; G.) MDEQ Checklist.

Z-13-19
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County Planning Staff Comments: This data is only required for non-residential property
owners. Businesses that use or store regulated substances shall file a management plan
with the Fire Chief; Section 38-145 lists what a management plan shall include.
Section 38-146 Special Land Use Approval.
This section lists uses that may be permitted subject to special approval by the Planning
Commission in accordance with the provisions set forth in the special approval use permits section
of the zoning ordinance and any special conditions that are necessary to fulfill the purposes of this
ordinance.
Special land uses include the following examples:


Commercial, industrial, governmental or education uses which are allowed in the underlying
district, and which are not prohibited in the underlying zoning district.



The storage of commercial fertilizers and soil conditioners provided such storage shall be
within structures designed to prevent the generation and escape of contaminated run-off or
leachate.

Section 38-147 Special Land Use Conditions.
This section regards additional requirements to special land use approval, as follows:
A.

The Planning Commission may grant Special Land Use approval only upon finding that the
proposed use meets and will continue to meet the following standards:
1.

2.

B.

In no way, during construction or thereafter, shall a project adversely affect the
quality or quantity of water that is available in the Wellhead Protection Overlay
District.
The project shall be designed to avoid substantial disturbance of the soils,
topography, drainage, vegetation and water-related natural characteristics of the site
to be developed.

The Planning Commission shall not approve a Special Land Use under this section unless
the petitioner’s application materials include, in the Planning Commission’s opinion,
sufficiently detailed, definite and credible information to support positive findings in relation
to the standards of this section.

County Planning Staff Comments: The language “in the Planning Commission’s opinion”
should be deleted because it makes the decision-making process appear subjective. County
Planning Staff recommends the following: The Planning Commission shall not approve a
Special Land Use under this section unless they determine that the petitioner’s application
materials are sufficiently detailed, definite and credible to support positive findings in
relation to the standards of this section.”

Z-13-19
April 10, 2019
Page 4
Section 38-148 Prohibited Uses.
This section contains a list of uses that are prohibited in the Wellhead Protection Overlay District,
including the following examples:




business and industrial uses that dispose of processed wastewater on-site
solid waste landfills, dumps, landfilling, spreading or storage of sludge or septage, except for
disposal of brush or stumps
outdoor storage of salt, de-icing materials, pesticides or herbicides

Section 38-149 Miscellaneous Requirements.
This section provides requirements for drainage and discharge of regulated substances, which
apply to all uses in the Wellhead Protection Overlay District.
Section 38-150 Enforcement.
This section explains that whenever a person is found to be violating a provision of this Ordinance,
the Township Supervisor or his/her designee may order compliance by issuing a written Notice of
Violation to the responsible person/facility. If abatement is required, the notice shall set a deadline
by which such action must be completed. The notice may also advise that if the violator fails to
remediate or restore within the established deadline, the work will be performed by the Township,
with the expenses assessed to the violator.
Section 38-151 Variance/Appeal Rights.
This section provides the opportunity for an owner to seek a variance or appeal the requirements of
this ordinance to the Township Board of Trustees. This section further explains the processes, and
ultimately explains that if the person who has made a variance request or an appeal of a notice of
violation does not agree with the decision of the Township Board, the person may appeal the matter
to the Livingston County Circuit Court.
Section 38-152 Abatement/Remedial Activities by the Township.
This section states that the Township is authorized but not obligated to take or contract with others
to take, reasonable and necessary abatement or remedial activities whenever the Township
determines a violation of this Ordinance has occurred and that the responsible party cannot or will
not timely correct the violation, or when no know responsible party exists. The responsible party
shall reimburse the Township for all expenses thus incurred by the Township, plus an administrative
fee of twenty-five percent (25%). The remainder of the section explains the process for
reimbursement of abatement.
Section 38-153 Injunctive Relief.
This section says “If a person has violated or continues to violate the provisions of this Ordinance,
the Township may petition the appropriate court for injunctive relief restraining the person from
activities abatement or remediation or pursue whatever other remedies are available by law.”

Z-13-19
April 10, 2019
Page 5
Section 38-154 Violations Deemed a Public Nuisance.
This section states “In addition to the enforcement processes and penalties provided, any condition
caused or permitted to exist in violation of any of the provisions of this Ordinance is a threat to
public health, safety, and welfare, and is declared and deemed a nuisance, and may be summarily
abated or restored at the violator’s expense, and/or a civil infraction to abate, enjoin, or otherwise
compel the cessation of such nuisance may be taken by the Township.
Section 38-155 Criminal Prosecution.
This section states “Any violation of this Ordinance shall be considered a misdemeanor, punishable
by a fine of not more than $500.00 or imprisonment of not more than 90 days. Each day a violation
exists shall be deemed a separate violation. A citation charging such a misdemeanor may be
issued by the Township Supervisor, his or her designee, the Township’s Ordinance Enforcement
Officer or the Police Department.
Section 38-156 Remedies Not Exclusive.
This section states “The remedies listed in this Ordinance are not exclusive of any other remedies
available under any applicable federal, state or local law and it is within the discretion of the
Township to seek cumulative remedies.
Section 38-157 to 38-175 Reserved.

Township Planning Commission Recommendation: Approval. The Green Oak Charter
Township Planning Commission recommended Approval of the Zoning Ordinance Text amendment
to Article III at their March 21, 2019 meeting. Meeting minutes were not available at the time of
review.
Staff Recommendation: Approval. The proposed development regulations for a Wellhead
Protection Overlay District should protect and preserve the surface and groundwater resources in
the designated wellhead protection zone.

Z-13-19
April 10, 2019
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LIVINGSTON COUNTY PLANNING DEPARTMENT – ZONING REVIEW
CASE NUMBERS:
COUNTY: Z-14-19

LOCATION: Genoa Charter Township
SECTION NUMBER: 13
TOTAL ACREAGE: 10.620 Acres

APPLICANT/OWNER: James Pappas,
Fusco, Shaffer & Pappas, Inc./
Birkenstock Enterprises, LLC.

CURRENT ZONING:

REQUESTED ZONING:

GCD General Commercial District

IND Industrial with PID Planned Industrial District Overlay

PERMITTED/SPECIAL USES (Not all inclusive):

PERMITTED/SPECIAL USES (Not all inclusive):

Permitted: Retail establishments and shopping centers
which provide specific goods; banquet halls, assembly
halls, dance halls, private clubs and other similar places of
assembly; business services; child care centers, preschool
and commercial day care; funeral home or mortuary; bed
and breakfast inns, hotels and motels; laundromats;
personal and business establishments, performing services
on the premises; restaurants and similar establishments
serving food or beverages; and many other permitted uses.

Permitted: All permitted uses of the Industrial District and
the Office –Service District, including: Manufacturing,
Z
fabricating, processing,
packaging and /or assembling of
products indoors from previously prepared materials;
bakeries; contractors offices and buildings; electronic
equipment manufacturing; mini-storage indoors; business
services; child care centers, preschool and commercial day
care; studios of photographers and artists; financial
institutions; offices of non-profit professional, civic, social,
political and religious organizations.

Special: Automobile, motorcycle, boat and recreational
vehicle sales; outdoor commercial display, sales or
storage; conference centers; dry cleaning drop-off stations
with drive-through service; and many other special uses.
MINIMUM LOT AREA: 1 acre

Special: All specially permitted uses of the Industrial District
and the Office –Service District, including: Automotive
assembly or manufacturing; bottling and packaging except
canning; mini-storage with outdoor storage; conference
centers; funeral homes.
MINIMUM LOT AREA: 5 acres w/ public sewer and water

CURRENT ZONING MAP: (see map at end of review)

EXISTING LAND USE MAP: (also see map at end of review)

LOCATION: The site is located on the south side of Grand ESSENTIAL FACILITIES:
SANITARY SEWER: Public sewer (required)
River Ave., between Euler Road and Hacker Road, in
WATER SUPPLY: Public water (required)
Section 13 of Genoa Charter Township.
ACCESS ROAD(S): Grand River Avenue; paved primary
LAND USE: Office building (north), vacant land (south).
roadway. Harte Drive; paved access road.
TOWNSHIP PLANNING COMMISSION RECOMMENDATION AND PUBLIC COMMENTS:

The Genoa Charter Township Planning Commission recommended APPROVAL of this rezoning at their March 11, 2019
meeting. The public hearing for this rezoning was also held on March 11, 2019. At the public hearing there were no
comments from members of the public.

ANALYSIS BY: Kline-Hudson

DATE: April 4, 2019

CASE NUMBER: Z-14-19 PAGE: 2

ENVIRONMENTAL CONDITIONS:
Soils/Topography: The Livingston County Soil Survey indicates that the primary soil on-site is well-drained Miami loam.
This soil type is present on the northern 2/3 of the site with topography that ranges from 2 to 18%
slope. Well-drained Boyer-Oshtemo loamy sands are present on the southern portion of the site,
also with topography that is a combination of nearly level 2 to 6% slope and steeper 18 to 25%
slope. Where slopes are 12% or less, they have slight to moderate limitations for non-farm use.
Steeper slopes present a greater possibility of rapid surface run-off and soil erosion.
Wetlands:

The National Wetland Inventory indicates that are no wetlands on-site.

Vegetation:

Moderately dense tree and shrub vegetation comprises the site.

Natural Areas:

There are no Priority 1, 2 or 3 natural areas located on this site.

CURRENT LAND USE, ZONING, AND MASTER PLANNING MATRIX: The graphic below provides a general
overview of the existing uses, zoning and future land use designations of the subject site and the immediately
adjacent parcels.
NORTH
Existing Land Use: Office, business
park, church, nursery, medical complex

N
Zoning: General Commercial and Office
Service districts
Master Plan: General Commercial,
Office, Public /Institutional/Utilities

SUBJECT SITE
Existing Land Use: Mobile home park,
single-family residential, church,
commercial

WEST

Zoning: General Commercial, Mobile
Home Park, Rural Residential,
Agriculture
Master Plan: Manufactured Housing,
Low Density Residential, General
Commercial

Existing Land Use: Office building and
vacant land
Zoning: GCD General Commercial
District

Master Plan: Office

Existing Land Use: Mobile home park
and single-family residential
Zoning: Mobile Home Park and Rural
Residential districts

Master Plan: Manufactured Housing,
Low Density Residential

SOUTH

Existing Land Use: Mobile home
park, church, office
Zoning: Mobile Home Park and
General Commercial districts

Master Plan: Manufactured
Housing, Office

EAST
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TOWNSHIP MASTER PLAN:
The Genoa Charter Township Master Plan designates the site as Office. The master plan defines this future land use category
as follows:
Office: This use includes various forms of office development including professional offices, medical offices and banks.
Immediately surrounding the site is a Manufactured Housing designation for the Brighton Village Mobile Home Park.
The master plan also indicates that this site is within a Primary Growth Area of the Township along Grand River Avenue; this
area is defined as follows:
Primary growth areas are currently served or available to be served by public sewer and water. These areas include singlefamily and multiple family residential at higher densities with public sewer and water, commercial centers, industrial parks, and
mixed-use centers.

COUNTY MASTER 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 General Commercial to Industrial with a Planned Industrial District (PID) overlay.
This rezoning amendment is for the development of Birkenstock Office/Storage Building; a development that includes the
existing office building on-site with new construction of an indoor climate controlled storage building, sales office and a
residential unit on the second story of the building for the caretaker of the storage facility.
The requested PID rezoning meets the qualifying conditions of a Planned Unit Development such as: single ownership; PUD
zoning classification initiated by petition; minimum site area of five acres for sites served by both public sewer and water;
provision of benefits (tree mitigation); public sewer and water provision; and other site plan review and PUD submittal
standards that are reviewed by Genoa Charter Township.
The permitted uses and special land uses of the Industrial and Office-Service Districts are the permitted uses of a PID. This
includes mini or self-storage warehouses with the following requirements: 1.) Minimum lot size shall be three (3) acres; 2.)
Minimum building and parking setback shall be fifty (50) feet from any public street right-of-way line, fifty (50) feet setback from
any residential district and twenty-five (25) feet from any non-residential zoning district; 3.) The front yard and any side yards
adjacent to residential districts shall include wrought iron or similar decorative fencing and evergreen plantings spaced a
maximum of ten (10) feet apart on center; 4.) All storage shall be completely within enclosed buildings or structures, unless a
separate Special Land Use Permit is granted for commercial outdoor storage on the premises; 5.) A structure for a resident
manager may be allowed on the site; 6.) The use shall be limited to storage only.
The proposed PID Planned Industrial District rezoning of the site is partially inconsistent with the Genoa Township Future Land
Use designation of Office land use, since the northern portion of the proposed PID contains an existing office building. The
Township Planning Consultant stated that rezoning to Industrial on its own would generally not be considered compatible with
the Township Master Plan; however, they believe that the inclusion of a request for the PID overlay mitigates this concern.
Additionally, their review mentions that the PID overlay allows the same uses as OSD zoning, which is consistent with the
Office category in the Master Plan).
The current GC zoning of the property is inconsistent with adjacent MHP Manufactured Housing Park zoning to the east, south
and west, and the proposed PID zoning is also inconsistent with adjacent MHP zoning. These non-residential and residential
zoning districts have co-existed along Grand River Avenue for a number of years. The advantage of the PID is that this nonresidential land use, creates an office-park type of environment with high-quality architecture and landscaping that will be more
compatible with adjacent residential dwellings.
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COUNTY PLANNING STAFF RECOMMENDATION:
Approval. The proposed rezoning to PID Planned Industrial District is partially consistent with the Genoa Township Future
Land Use Plan in the Master Plan, because the PID overlay allows the same uses as an OSD Office Service District which is
consistent with the Office category in the Master Plan. Overall, the requested PID zoning will create an office-park type of use
with high-quality architecture and landscaping that will be more harmonious with adjacent manufactured housing use than the
potential commercial uses allowed under the current GCD General Commercial District zoning.

Genoa Charter Township Land Use – Section 13

Genoa Charter Township Zoning – Section 13

ANALYSIS BY: Kline-Hudson
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Genoa Charter Township Section 13
Z-14-19 Photos

SITE – Southern Vacant Portion & MHP to East

SITE – Northern Developed Portion

WEST – Manufactured Housing Park

WEST – Community Bible Church

NORTH – Genoa Business Center

LIVINGSTON COUNTY PLANNING DEPARTMENT – ZONING REVIEW
CASE NUMBER: Z-15-19

LOCATION: Howell Township
SECTION NUMBER: Section 27
TOTAL ACREAGE: 1.02 acres

APPLICANT/OWNER: John Mills

CURRENT ZONING: SFR

REQUESTED ZONING: NSC

Single Family Residential

Neighborhood Service Commercial

PERMITTED/SPECIAL USES (Not all inclusive):

PERMITTED/SPECIAL USES (Not all inclusive):

Permitted: Single family dwellings, State licensed day Permitted: Retail including groceries, meats, drugs and
care and foster care facilities with fewer than 6
sundries, hardware, clothing, restaurants, service
children or adults.
establishments including medical, dental, financial,
household repair, shoes, hair cutting, vehicle service and
Special: Adult group day care homes with 7 to 12
adults; Child group day care homes with 7 to 12 minor repair….
children, rearing of horses and other domesticated
animals.

Special: Gasoline stations, drive-in retail, neighborhood
shopping centers, not for profit shelters for pets,
commercial kennels.

MINIMUM LOT AREA: Minimum of 1 acre with on-site
MINIMUM LOT AREA: Minimum of 1 acre; may be a
water supply and waste water disposal with sanitary
minimum of 10,000 sq. ft. with public water and sewer.
sewer.

CURRENT TOWNSHIP ZONING:

CURRENT LAND USES:

TOWNSHIP PLANNING COMMISSION RECOMMENDATION AND PUBLIC COMMENTS:
The Howell Township Planning Commission recommended approval of the proposed rezoning from SFR ‘Single
Family Residential’ to NSC ‘Neighborhood Service Commercial’ at the March 26, 2019 public hearing. The minutes
reflect that there were no conflicts or issues from the general public on the proposed rezoning.
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EXISTING CONDITIONS:
The site proposed for the rezoning request is located in Section 27 of Howell Township.
Natural Areas: The subject property is located next to a priority 2 natural area due to extensive woodlands near the
parcel. There are no priority areas on the site.
Land Use:

The parcel is currently the site of a single family home and office for the business.

Soils:

Sandy loams (Gilford and Brady) are the predominant soil type on the site that are very well suited
for building and development. Minor, if any, septic limitations are foreseen.

Wetlands:

The MDEQ identifies wetland soils that abut the west property line. This does not affect any rezoning
of the parcel.

Topography: The parcel generally flat with only slight sloping noted towards the wooded area to the west.
Vegetation:

The site is primarily a mix of residential lawn with a few deciduous and evergreen trees on the site.

CURRENT LAND USE, ZONING, AND MASTER PLANNING MATRIX:
NORTH
Existing Land Use:
Multiple Family Residential

N
Zoning:
Multiple Family Residential
Master Plan:
Medium Density Residential
SUBJECT SITE
Existing Land Use:
Vacant /Wooded Lot
WEST

Zoning:
Multiple Family Residential
Master Plan:
Medium Density Residential

Existing Land Use:
Single Family Home and Office

Existing Land Use:
Single Family Res./Office

Zoning:
Single Family Residential

Zoning:
Single Family Residential

Master Plan:
Local Commercial

Master Plan:
Local Commercial

Existing Land Use:
Office Buildings
Zoning:
O-1 Office City of Howell

Master Plan:
Office
SOUTH

EAST

ANALYSIS BY: Scott Barb

DATE: April 10, 2019

CASE NUMBER: Z-15-19

PAGE: 3

TOWNSHIP MASTER PLAN:

The 2016 Howell Township Master Plan designates the subject parcel as Local Commercial. The Future Land
Use Map and Strategy recognizes and encourages the continued use of agricultural residential zoning patterns
in most of the Township while focusing higher density residential, commercial, and industrial development
around M-59, Grand River, the Airport, and I-96.
The proposed rezoning to NSC (Neighborhood Service Commercial) is appropriate for this parcel due to its
location with frontage on M-59. There are other parcels located to the west of the site that are already master
planned as local commercial with office uses to the south of the parcel in the City of Howell.
It should also be noted that various office uses are ideal for the NSC zoning district as they contribute to the
local neighborhood populations in addition to the Township and region.

2018 LIVINGSTON COUNTY MASTER PLAN:

The 2018 Livingston County Master Plan does not direct future land use patterns or dictate development within
the Township or surrounding area. A wider approach is evaluated when consideration is given to a potential
rezoning and how it will affect land use from a county perspective based on current planning trends and best
management practices.
Due to the location of the parcel along M-59 and other commercially zoned properties near the subject site,
there are no anticipated land use conflicts foreseen. The subject parcel is part of a larger locally planned area
for commercial uses that corresponds to the NSC zoning district and are illustrated on the Township’s Future
Land Use Map.
COUNTY PLANNING STAFF COMMENTS:

The applicant is proposing to rezone 1.02 acres of land from Single Family Residential to Neighborhood
Service Commercial with the intentions of utilizing the single family home on the site as office space for a
business. The NSC zoning district is intended to provide areas for retail trade, business, and service outlets for
residents of the immediate neighborhood and surrounding area. The subject parcel is master planned as local
commercial, which corresponds to the NSC zoning designation that the applicant is requesting. NSC zoning is
already present in the immediate area along M-59 west of the Brewer Road area.
The 2016 Howell Township Master Plan and the 2018 Livingston County Master Plan lend support to the
proposed rezoning. Parcels along M-59 have been planned for local commercial with the subject parcel located
within this planned area. We believe the proposed rezoning is aligned with the intent of both the Township’s
zoning ordinance and future land use strategy.
STAFF RECOMMENDATION:

Approval. The request to rezone from Single Family Residential to Neighborhood Service Commercial is
compatible with the Howell Township Master Plan and the 2018 Livingston County Master Plan.
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