Livingston County Department of Planning
LIVINGSTON COUNTY PLANNING COMMISSION MEETING
Wednesday, January 16, 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.

Pledge of Allegiance

3.

Roll and Introduction of Guests

4.

Approval of Agenda – January 16, 2019

5.

Approval of Meeting Minutes – December 19, 2018

6.

Call to the Public

7.

Zoning Reviews
A.

Z-01-19

Howell Township, Rezoning, SRF to RSC in Section 27

B.

Z-02-19

Putnam Township, Zoning Ordinance Amendment, Article
X Commercial and Industrial Districts, Section 340.85
Table of Uses

C.

Z-03-19

Green Oak Charter Township, Zoning Ordinance
Amendment, Article IV Supplementary Regulations
regarding Wireless Communication Facilities

D.

Z-04-19

Green Oak Charter Township, Zoning Ordinance
Amendment, Article VII Off-Street Parking and Loading

E.

Z-05-19

Green Oak Charter Township, Conditional Rezoning, RF to
R3 in Section 13

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

8.



9.

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

Web Site
co.livingston.mi.us

Old Business
A. Progress on visits to local planning commissions
New Business

10. Reports
A. Livingston County Parks & Open Space Plan
B. Livingston County Planning Department 2019 Work Program
C. Livingston County 2018 Year End Report
11. Commissioners Heard and Call to the Public
12. Adjournment

LIVINGSTON COUNTY PLANNING DEPARTMENT – ZONING REVIEW
CASE NUMBER: Z-01-19

LOCATION: Howell Township
SECTION NUMBER: Section 27
TOTAL ACREAGE: 20 acres

APPLICANT/OWNER: LACASA

CURRENT ZONING: SFR

REQUESTED ZONING: RSC

Single Family Residential

Regional Service Commercial

PERMITTED/SPECIAL USES (Not all inclusive):

PERMITTED/SPECIAL USES (Not all inclusive):

Permitted: Single family dwellings, State licensed day Permitted: Supermarkets, hardware stores, drugs and
care and foster care facilities with fewer than 6
sundries, pet supplies, medical and dental offices, home
children or adults.
appliance sales, home improvements stores, similar
establishments…
Special: Adult group day care homes with 7 to 12
adults; Child group day care homes with 7 to 12 minor Special: Automotive gasoline stations, drive in retail
children, rearing of horses and other domesticated
establishments, regional shopping centers.
animals.
MINIMUM LOT AREA: Minimum of 2 acres; may be a
MINIMUM LOT AREA: Minimum of 1 acre with on-site minimum of 40,000 sq. ft. with public water and sewer.
water supply and waste water disposal with sanitary
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 RSC ‘Regional Service Commercial’ at the November 27, 2018 public hearing. The minutes
reflect that there were no comments 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: While there are extensive wetlands to the east of the subject parcel, there are no designated natural
areas on the parcel under consideration.
Land Use:

The parcel is currently the site of a single family home.

Soils:

Sandy loams (Miami loams) 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 east property line. This does not affect any rezoning
of the parcel.

Topography: The parcel has a clearing for the single family home site with the remainder of the site in its natural
state.
Vegetation:

The site is primarily in its natural state with trees, grasses, and open space.

CURRENT LAND USE, ZONING, AND MASTER PLANNING MATRIX:
NORTH
Existing Land Use:
Large Lot Residential

N
Zoning:
Single Family Residential
Master Plan:
Airport Commercial
SUBJECT SITE
Existing Land Use:
Livingston County EMS
WEST

Zoning:
Research Technical
Master Plan:
Airport

Existing Land Use:
Single Family Home site

Existing Land Use:
Large Lot Residential

Zoning:
Single Family Residential

Zoning:
Agricultural Residential

Master Plan:
Airport Commercial

Master Plan:
Medium Density Residential

Existing Land Use:
Large Lot Residential
Zoning:
Agricultural Residential

Master Plan:
Airport Commercial
SOUTH

EAST
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TOWNSHIP MASTER PLAN:

The 2016 Howell Township Master Plan designates the subject parcel as Airport 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 RSC (Regional Service Commercial) is appropriate for this parcel due to its location
near M-59 and the airport. Other parcels in the area are zoned RSC with the same future land use designation.
Additionally, parcels to the north are currently zoned RSC that lend support to the proposed rezoning of land.
It was also noted in the Township Planner’s report that the uses of administrative offices, counseling, and
shelter facilities most closely resemble those uses found in the RSC zoning district.

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 proximity of the parcel to the airport and other commercially zone properties along Tooley Road,
there are no anticipated land use conflicts foreseen. The subject parcel is part of a larger commercially zoned
part of the Township near M-59 and Grand River that has been master planned to accommodate a wide variety
of commercial uses.

COUNTY PLANNING STAFF COMMENTS:

The applicant is proposing to rezone the 20 acre parcel from SFR ‘Single Family Residential’ to RSC ‘Regional
Service Commercial’ to accommodate a new building and location for LACASA, an independent nonprofit that
advocates for victims of domestic violence and child abuse. The parcel is located east across Tooley Road
from the Livingston County EMS complex and is part of a larger commercially zoned area adjacent to the
county airport property.
The 2016 Howell Township Master Plan and the 2018 Livingston County Master Plan lend support to the
proposed rezoning. Parcels along Tooley Road have been master planned for airport commercial related uses
with the RSC zoning complementing the district. It has also been noted that there are currently RSC zoned
parcels just north of the proposed rezoning site.

STAFF RECOMMENDATION:

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

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

TO:

Livingston County Planning Commission and the Putnam Township
Board of Trustees

FROM:

Scott Barb, Principal Planner

DATE:

January 9, 2019

SUBJECT:

Z-02-19. Amendments to Zoning Ordinance: Article 10 Commercial
and Industrial Districts, Section 340-85 Table of Uses.

The Putnam Township Planning Commission is proposing to amend the Township
Zoning Ordinance by modifying the table of uses for commercial and industrial
districts. Staff reviewed the proposed amendments for accuracy and compatibility
with the Township Zoning Ordinance and offers the following summary for your
review. Staff comments are written in italics and underlined while changes to the
ordinance are written in red.
Article 10, Section 340-85 Table of Uses
A modified table of uses will include the following changes:
Retail establishments, with a gross floor area less than up to 10,000 sq. ft.
Staff comments: Retail establishments up to 10,000 sq. ft. are permitted in the C-1
and C-2 commercial districts.
Retail establishments, with a gross floor area of between 10,000 001 and 20,000
square feet or more.
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Staff comments: Retail establishments of this size are permitted in the C-2
commercial district with a special land use required for the C-1 District.
Retail establishments, with a gross floor area of more than 20,000 square feet.
Staff comments: Retail establishments greater than 20,000 sq. ft. are only permitted
in the C-2 District as a special land use.
Township Planning Commission Recommendation: APPROVAL. There were no
comments at the December 12, 2018 public hearing on the proposed amendments.
Recommendation: Approval. The proposed amendments clarify differences between
varying sizes of retail establishments and the districts they are permitted in.

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

January 8, 2019
Z-03-19
Article IV Supplementary Regulations, Section 38-135 Exceptions to
Height Regulations

This proposed text amendment is related to a July 2018 case #Z-24-18, regarding
regulating the use of utility poles, structures and wireless equipment in a public rightof-way. On the advice of their Township Attorney, the Green Oak Township Planning
Commission proposes to delete one requirement of the former 2018 text
amendment. This amendment was approved by the Livingston County Planning
Commission, but was never passed by the Township Board in 2018.
Proposed additions to existing text are noted in bold red underline, deletions in
strikethrough, and staff comments are noted in bold, italic underline.
Article IV. Section 38-135 Exceptions to Height Regulations

(c) Utility poles, structures and wireless equipment in a public right-of-way are
subject to the following regulations:
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(1) Utility poles and structures in a public right-of-way shall not be more than
40 feet in height above ground level.
(2) Wireless equipment shall not extend more than five (5) feet above the top
of a utility pole or structure it is attached to in a public right-or-way.
(3) In order to mitigate negative visual impact, wireless equipment shall utilize
stealth design practices.
County Planning Staff Comments: The November 15, 2018 public hearing
minutes state the following explanation for this proposed text amendment,
as stated by the Township Planning Consultant Paul Montagno: “Mr.
Montagno explained this was already done and based on the direction of
the PC there was supposed to be a final check and the attorney made an
assertion that there needed to be some language changed. He explained
that the stealth language that was used suggested towers would need
additional treatments to blend into the environment, the assertion is that it
was already covered so the stealth language doesn’t need to be there.”
Township Planning Commission Recommendation: Approval. The Green Oak
Charter Township Planning Commission recommended Approval of the Zoning
Ordinance Text amendment to Article IV at their November 15, 2018 meeting. There

were no public comments at the November 15, 2018 public hearing for the proposed
text amendment.
Staff Recommendation: Approval. The proposed text amendment related to
regulating the use of utility poles, structures and wireless equipment in a public rightof-way, is reasonable and appropriate.

Livingston County Department of Planning
MEMORANDUM

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

TO:

Livingston County Planning Commission and the Green Oak
Township Board of Trustees

FROM:

Scott Barb, Principal Planner

DATE:

January 9, 2019

SUBJECT:

Z-04-19. Amendments to Zoning Ordinance: Article 7 Off-Street
Parking and Loading, Section 38-311 General Parking Requirements
and Section 38-313 Parking Lot Construction and Operation.

The Green Oak Township Planning Commission is proposing to amend the
Township Zoning Ordinance by modifying the location and setbacks for specific
zoning districts. Staff reviewed the proposed amendments for accuracy and
compatibility with the Township Zoning Ordinance and offers the following summary
for your review. Staff comments are written in italics and underlined while changes to
the ordinance are written in red.
Article 7, Section 38-311 Parking Requirements Generally
Subsection (f) will be modified as follows:

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

(f) Location for other uses. The off-street parking facilities required for all other uses
shall be located on the lot or within five hundred (500) feet of the permitted uses
requiring such off-street parking, and such distance is to be measured along lines of
public access to the property between the nearest points of the parking facility to the
building to be served. In districts other than PL, LI, and GI, the front setback area
shall remain as open space, unoccupied and unobstructed from the ground upward,
except for landscaping, plant materials, or vehicle access drives. In the PL, LI, and
GI district, parking for employees and customers may be located within the front yard
with a minimum setback of twenty (20) feet to allow for landscaping adjacent to roads
per Section 38-117(c)(2). A fully executed parking easement agreement for all offsite parking shall be signed by all parties involved and recorded for all off-street
parking intended to service the main facility.
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Staff comments: The changes allow parking in the front yard in the PL, LI, and GI
Districts with a setback minimum of twenty (20) feet to allow for the landscaping
requirements to be met.

Article 7, Section 38-313 Parking Lot Construction and Operation
Subsection (3) will be modified as follows:
(3) Front yard setback. The depth of the front yard setback line from the street as established for
houses in any block in any given residential area shall be continuous and made applicable to
parking space in such residential area and it shall be unlawful to use the space between such
setback line and the sidewalk for the parking of motor vehicles, except for parking in driveways for
single family and duplex homes. For PL, LI, and GI districts, the front setback for parking lots shall
be a minimum of twenty (20) feet from the property line.
Staff comments: The amendment allows vehicles to be parked in driveways for single family and
duplex homes. Prior to the amendment, vehicles were not allowed in the front yard setback area
and the sidewalk for such purposes. Again, the PL, LI, and GI districts require a twenty (20) ft.
minimum from the property line.
Township Planning Commission Recommendation: APPROVAL. There were no comments at the
September 6, 2018 public hearing on the proposed amendments.
Recommendation: Approval. The proposed amendments clarify the off-street parking requirements
found in Article 7.

LIVINGSTON COUNTY PLANNING DEPARTMENT – ZONING REVIEW
CASE NUMBERS:
COUNTY: Z-05-19

LOCATION: Green Oak Charter Township
SECTION NUMBER: 13
TOTAL ACREAGE: 40.42 Acres

APPLICANT/OWNER:
Kenneth R. Soerries

CURRENT ZONING:

REQUESTED ZONING (WITH CONDITIONS):

RF Residential Farming

R3 Single-Family Residential

PERMITTED/SPECIAL USES (Not all inclusive):

PERMITTED/SPECIAL USES (Not all inclusive):

Permitted: All permitted uses in the R3 District (see adjacent
list of uses); farm operations; roadside stands; public parks
and recreation areas, forest preserves, resource conservation
areas and refuges; agricultural composting.

Permitted: Single family detached dwellings; publicly owned
Z
parks and recreation
facilities; public educational institutions;
stables; accessory uses; home occupations; swimming pools;
essential services; state licensed day care facilities; state
licensed foster care facilities.

Special Approval Uses: All special approval uses in the R3
District (see adjacent list of uses); public and private
cemeteries; golf driving ranges; airports, helicopters, and
other vertical land and takeoff landing ports and aircraft
landing fields; stables; kennels; private day camps and
campgrounds; recreational vehicle storage yards; quarries
and excavations; confined animal feedlots; participatory
commercial recreation.

Special Approval Uses: churches; private schools; municipal
buildings and utility buildings; private noncommercial
recreation; hospitals; golf courses and country clubs; state
licensed day care facilities; museums; cemeteries; common
use riparian lots.

MINIMUM LOT AREA:
5 Acres

MINIMUM LOT AREA:
1 Acre

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 east of Rushton Road on the
north side of Twelve Mile Road in Section 13 of Green Oak
Charter Township (13055 12 Mile Road).

ESSENTIAL FACILITIES:

LAND USE: A residence and various out buildings.

SANITARY SEWER: on-site septic
WATER SUPPLY: domestic well
ACCESS ROAD(S): Twelve Mile Road - Paved primary
roadway

TOWNSHIP PLANNING COMMISSION RECOMMENDATION AND PUBLIC COMMENTS:

The Green Oak Charter Township Planning Commission recommended APPROVAL of this rezoning at their December 6, 2018
meeting. The public hearing for this rezoning was held on November 15, 2018. At the public hearing there was one comment
from a township resident in favor of the rezoning, and two public comments supporting a rezoning of just a portion of the site.

ANALYSIS BY: Kline-Hudson

DATE: January 9, 2019
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ENVIRONMENTAL CONDITIONS:
Soils/Topography:

The Livingston County Soil Survey indicates that along 12 Mile Road most of the site contains nearly
level to gently rolling, well-drained Miami Loan soils. However, the remainder of the site contains open
water, muck soils and challenging slopes of 12 – 35% on Fox Boyer Complex, Hillsdale Sandy Loam and
Miami Loam soils that could pose rapid surface run-off and erosion.

Wetlands:

The National Wetland Inventory indicates that most of the northern portion of the site is occupied by
marshy, emergent wetland, or open water wetland. Additionally, Davis Creek runs across the northwest
corner of the site.

Vegetation:

Scrub/shrub vegetation in the marshy areas, clusters of trees, and open agricultural land.

Natural Areas:

Livingston County’s High-Quality Natural Areas study does not identify a high-quality natural area on-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: Vacant land and
Industrial Park land use

N
Zoning: LI Limited Industrial

Master Plan: Limited and General
Industrial
SUBJECT SITE

Existing Land Use: Rural Residential

WEST

Existing Land Use: Residential and
Farming

Existing Land Use: Vacant land,
railroad

Zoning: RF Residential Farming

Zoning: RF Residential Farming with a
Natural River Overlay zoning district
mapped on Davis Creek

Zoning: RE Rural Estates

Master Plan: Very Low Density
Residential

Master Plan: Very Low Density
Residential

Master Plan: Very Low Density
Residential

Existing Land Use: Rural Residential

Zoning: R3 Single-Family Residential

Master Plan: Medium Density
Residential

SOUTH

EAST
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TOWNSHIP MASTER PLAN:
The Green Oak Charter Township Master Plan adopted in 2014, designates the site and the parcels immediately to the east
and west, as Very Low Density Single-Family Residential. The master plan defines this future land use category as follows:
Very Low Density Single-Family Residential
Very Low Density Single-Family Residential is planned for areas with existing and very low density development and certain
lands in proximity to the Huron River and its tributaries, and is intended to provide for the following:
 Preservation of Rural Charter
 Consideration of Sensitive Natural Features
Very Low Density Residential areas are planned primarily for Sections 14 and 15 of the Township (and in select areas along the
Huron River) where natural resource conditions, proximity to paved roads, and other factors, prevent higher density
development or where the current pattern of large lots prevails.
This designation will allow an overall density of one (1) dwelling unit for every five (5) acres. Presently, density in these areas
may be reduced to one (1) unit for every two and one half (2 ½ ) acres if a proposed development is incorporated within a
Planned Unit Development (PUD), Open Space Community or cluster option (this is an overall density calculation; actual
building envelope areas shall not be less than one half (1/2) acre in size).

2018 LIVINGSTON COUNTY MASTER PLAN:
The 2018 Livingston County Master Plan does not direct future land use patterns, or development within the Township or
surrounding area.
A county-wide land use perspective is considered when reviewing potential rezoning amendments. The County Master Plan
notes land use opportunities and constraints for each quadrant of the county. The opportunities and constraints pertinent to this
rezoning amendment include:




The Huron River, its tributaries and the lakes that they connect, are noted as opportunities for a connected waterway
trail.
Possible Land Use Conflicts along much of the township boundary between Green Oak and Brighton Townships is
noted as a potential land use constraint between commercial land uses and parks and recreational land use.
The Fonda, Island & Briggs Lake Joint Water Authority has an established wellhead protection area at the border of
Green Oak and Brighton Townships that is noted as an opportunity for water quality.

COUNTY PLANNING STAFF COMMENTS:
The subject site is currently developed with a single-family home and 3 outbuildings. Approximately 1/3 of the site is tilled
farmland and the balance is open space which includes woods, wetlands and a pond. The property is designated as a
Centennial Farm.
This conditional rezoning amendment to R3 Single-Family Residential (1 acre minimum lot size) is being requested for the
creation of a single one (1) acre lot in order to divide the existing historic home from the rest of the property and maintain the
balance at densities consistent with the RF district (5 acre minimum lot size).
The Michigan Zoning Enabling Act allows for conditional rezoning where an owner of land may voluntarily offer in writing, and
the local unit of government may approve, certain use and development of the land as a condition to a rezoning of the land or
an amendment to a zoning map.
For this conditional rezoning, the owner requests R3 Single-Family Residential zoning to be conditioned on the following:
1.

That only one (1) parcel would be divided at the one (1) acre lot size permitted in the R3 Zoning District, with the
balance of 39.42 acres remaining at the five (5) acre minimum lot size consistent with the RF district requirements.

ANALYSIS BY: Kline-Hudson
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COUNTY PLANNING STAFF COMMENTS (continued):
The Future Land Use plan designates the subject site as Very Low Density Residential which equates to the RF Residential
Farming district (5 acre) based on the Zoning Plan in the Master Plan. Therefore, the requested conditional rezoning is not
consistent with the recommendations of the master plan.
The requested R3 (1 acre) Single-Family Residential zoning is consistent with a large R3 zoning district immediately south of
and contiguous to the subject site, across 12 Mile Road. Additionally, there are approximately three residential lots in this zone
along 12 Mile Road which are approximately 1 acre in size, although most of the lots in the adjacent R3 zoning district are
larger than 1 acre in size. Therefore, the requested conditional rezoning is consistent with adjacent R3 zoning.
The character of the area along 12 Mile Road is a mixture of rural residential, limited farming and vacant open space. Because
of the conditions placed on the rezoning, the development potential of the subject site will remain virtually the same, and it
should not impact the land use character of this area.
The subject site is too small to have a significant impact on existing land use or set a precedent for future rezoning of land.

COUNTY PLANNING STAFF RECOMMENDATION:

Approval. The conditional R3 Single-Family Residential zoning of a single one (1) acre lot for the existing historic home located
on-site is reasonable. The R3 conditional zoning is consistent with adjacent R3 zoning and 1 acre residential land use on the
south side of 12 Mile Road. The subject site will not have a significant impact on existing land use nor future rezoning of land.
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Green Oak Charter Township Land Use Section 13

Green Oak Charter Township Zoning Section 13

SITE

