
GENOA TOWNSHIP MASTER PLAN 
 

FUTURE LAND USE  
 
DETERMINING FACTORS 
 
There are a number of factors attracting residents and developers to 
Livingston County in general, and Genoa Township in particular: 
 
• Accessibility to rapid growth areas in Ann Arbor and western 

Oakland County, provided by the I-96 interchange. 
 
• Vacant, available property with lower land and development 

costs than in "competing" areas. 
 
• Visibility to high and increasing traffic volumes along Grand 

River Avenue, especially between Howell and the I-96 
interchange. 

 
• Availability of sanitary sewer service in sections.  
 
• An increasing population base to serve and/or employ. 
 
• Relative affluence of residents. 
 
• High quality of life offered in the area due to the natural 

features such as rolling hills, lakes, woodlots. 
 
In addition to those general development attractors, there are some 
specific factors that influenced the proposed future land use pattern 
in Genoa Township.  These factors include: 
 
• Existing land use - Wholesale changes to the existing land use 

pattern would be difficult.  The locations of most existing 
commercial and industrial developments are appropriate, and 
the community land use patterns have evolved around these 
existing land uses. 

 
• Relationship of incompatible uses - The future land use plan 

strives to diminish incompatible land use relationships by 
providing a transition of land uses, such multiple-family 
between light industrial and single family residential areas. 

Future land use determining 
factors: 
 
• Consistency with existing 

land use patterns. 
 
• Diminishing incompatible 

land use relationships. 
 
• Preservation of natural 

features and consideration 
of the carrying capacity of 
the environment. 

 
• Positive incorporation of 

natural amenities. 
 
• Existing land use planning 

and zoning policies such as 
the previous Master Plan 
and the Grand River 
Avenue Corridor Plan. 

 
• Availability of 

infrastructure including 
utilities, transportation and 
community facilities. 

 
• Market conditions for 

various land uses. 
 
• The goals and objectives of 

the plan that express the 
community character 
desired by residents.

 
• Natural features - The natural rolling topography, woodlots 

and scattered lakes provide highly marketable property for 
residential development.  The types of development and 
allowable density shown on the future land use map were 
determined by the location and extent of natural features.  For 
example, lower overall development densities are proposed for 
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properties containing significant wetland areas to encourage 
clustering in buildable areas. 

 
• Natural Amenities - Quality residential developments require 

amenities such as rolling terrain, mature vegetation, water 
features and a preservation of natural surroundings.  Future 
residential land uses are designated in areas where the natural 
features can be integrated successfully with housing units. 

 
• Existing Township Master Plan - The original Township 

Master Plan, adopted by Genoa Township in 1976, and the 
Grand River Area Corridor Plan, adopted in 1995, were the 
principal basis for this current version of the Township Master 
Plan.  The future land use plan contained in the plan has been 
re-evaluated based on current trends and conditions for this 
update. 

 
• Infrastructure - The density of residential uses and the 

location of land uses such as industrial and commercial are 
dependent on the availability and the capacity of the 
infrastructure system.  Portions of the Township are currently 
served, or are planned to be served, by public water and sewer.  
The capacity of the road network defines the intensity of uses 
that may be served without adversely impacting traffic 
operations.  The availability of community facilities such as 
schools, recreational facilities, police and fire protection places 
bounds on service to land use, particularly the residential 
density.  For this reason, this plan includes a growth boundary. 

 
• Existing market conditions - Market conditions were 

considered even though they will change during the 20-year 
time frame of this plan.  

 
• Desires of the Township - The land use pattern desired by 

Township officials and property owners has been expressed 
with the objective of a diversified tax base, employment 
opportunities, provision of services for residents and desire for 
a mixture of uses. 

 
The future land use map is a guide to the orderly development in the 
area and is intended to assist in decision-making. The future land 
use map is based on the current transportation system  (See Map 7) 
with the addition of the proposed full I-96 interchange at Latson 
Road and the existing partial interchange at Lake Chemung (See 
Map 8).   

 
Future Land Use Page 40 June 2006 



GENOA TOWNSHIP MASTER PLAN 
 

FUTURE LAND USE CATEGORIES 
 
Agricultural/Country Estate:  This designation of the plan 
identifies that this area shall remain in agricultural use, or develop as 
single family residential on estate lots.  Many of the areas are prime 
farmland or have significant natural limitations such as wetlands or 
severe soil limitations.  As these areas are not planned for sanitary 
sewer, they can only support a low density residential development.  
This classification is recommended for single family residences on 
lots no smaller than 5 acres. 
 
Rural Residential:  This designation identifies that this area shall 
develop as single family residential on large lots.  Many of the areas 
have significant natural limitations such as wetlands or severe soil 
limitations and are not planned for sanitary sewer.  This 
classification is recommended for single family residences on lots 
no smaller than 2 acres or clustered development with a net density 
of 2 units per acre. 
 
Low Density Residential:  These areas are designated for single 
family residential use, located on the fringe between the rural 
residential and the more urbanized areas of the Township.  While 
these areas are not planned for sewer service, they have fewer 
environmental constraints found in the Rural Residential.  Single 
family residential uses within these areas will be located on lots of at 
least 1 acre in size. 
 
Small Lot Single Family Residential:  This designation refers to 
two distinct groups of moderate density single family residential 
uses.  The older, existing, single homes around Lake Chemung and 
the Tri-lakes Area are situated on smaller lots.  It is intended that 
this area shall remain single family residential.  Secondly are newer, 
small lot, single family subdivisions located within the more 
urbanized area of the Township.  These areas will generally be, or 
are planned to be, served by public water and sanitary sewer.  Single 
family residential uses located within these areas will typically be 
located on lots ranging from 14,520 square foot to 21,780 square 
feet in size or 2 to 3 units per acre. 
 
Medium Density Residential:  This designation refers to medium 
density duplexes, attached condominiums and other multiple 
dwelling units.  This area may also be developed with single family 
homes on smaller ¼ acre lots.  This designation is found within 
areas served, or planned to be served, by public water and sanitary 
sewer.  Development will be at a density consistent with the 
infrastructure and land capabilities, but will not exceed a density of 
5 units per acre.  Developments in these areas will be served by 
public water and sewer. 

Future Land Uses: 
 
• Agriculture/Country Estate  

5 acres per dwelling unit 
 
• Rural Residential  

2 acres per dwelling unit 
 
• Low Density Residential 

1 acre per dwelling unit 
 
• Small Lot Single Family 

Residential of 2 to 3 
dwelling units per acre 

 
• Medium Density Residential 

5 dwelling units per acre 
 
• High Density Residential  

8 dwelling units per acre 
 
• Neighborhood Commercial 
 
• General Commercial 
 
• Regional Commercial 
 
• Mixed Use Town Center 
 
• Office 
 
• Industrial 
 
• Planned Industrial 
 
• Public/Quasi-Public 
 
• Private Recreational 
 
• Planned Unit Development 
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High Density Residential:  This designation refers to higher density 
condominiums, apartments and other multiple family dwellings.  
This designation is found within areas served, or planned to be 
served, by public water and sanitary sewer.  Development should 
respond to infrastructure and land capabilities, and should not 
exceed 8 units per acre.  High density residential developments will 
be served by public water and sewer. 
 
Manufactured Housing:  These areas are designated for 
manufactured housing/mobile home parks.  Manufactured housing 
areas will be served, or planned to be served by public water or a 
community well and sanitary sewer.  Development in these areas 
will be limited by infrastructure and land capabilities. 
 
Neighborhood Commercial: Retail and service establishments 
whose primary market area includes residents and employees from 
within a two mile radius are designated by this category.  These 
retail businesses and services are intended to serve the needs of 
nearby residential neighborhoods. Typical uses would include 
smaller general merchandising/retail establishments such as 
convenience stores, banks, dry cleaners, video rental shops and 
beauty/barber shops, and small retail strips. 
 
General Commercial: Businesses which serve the requirements of 
the community at large including Genoa Township, Howell, 
Brighton, and pass-by traffic along Grand River Avenue are 
designated by this category.  The large size and variety of permitted 
commercial uses generate significant volumes of vehicular and 
pedestrian traffic.  There may be some outdoor sales or display 
areas.  These districts are intended to be clustered, rather than 
allowed to create an undesirable commercial strip pattern of 
development, and buffered from nearby residential area.  
Appropriate uses include larger grocery stores, restaurants and retail 
shopping centers. 
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Regional Commercial: Land uses within this category include 
higher intensity commercial uses that serve the comparison 
shopping needs of the entire community and the regional market.  
Uses include big-box retail, large shopping centers, restaurants 
(including fast-food) and automobile service centers.  Such land 
uses rely on higher traffic volumes and easy access via a major 
arterial or highway.  Development within such areas should occur 
within a planned, integrated commercial setting.  Site design for 
these uses should include high quality architectural and landscape 
design with parking areas and access points that promote safe and 
efficient circulation throughout the site.  The location of this land 
use designation shall be focused along the Grand River Avenue 
corridor between Latson Road and Grand Oaks Drive to create a 
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focused regional commercial center so that the Township, County 
and State agencies can more efficiently focus the infrastructure and 
services needed to support this regional center. 
 
Genoa Town Center: This category includes a mixture of uses 
integrated into a traditional-style development of high density single 
family homes, attached and detached, along with various 
commercial uses including retail and office.  A more detailed 
description of this area can be found later in this section. 
 
Office:  This use includes various forms of office development 
including professional offices, medical offices and banks. 
 
Industrial:  The intent is to develop industrial uses such as research, 
wholesale and warehouse activities and light industrial operations 
which manufacture, compounding, 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. 
 
Planned Industrial: This area should be developed as a light 
industrial/R&D/office park.  High quality building architecture 
should be utilized to convey a high-quality image.  Enhanced 
landscaping and screening should be provided along adjoining major 
thoroughfares.  Flexibility in some zoning requirements may be 
considered in exchange for these aesthetic enhancements. 
 
Public/Quasi-Public:  These are land areas to be occupied by 
government, utility or civic uses such as churches, parks, state, 
county and municipal facilities and major utility lines. 
 
Private Recreational:  These are areas designated for private 
recreational facilities such as golf courses, campgrounds and private 
parks. 
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Redevelopment of Public/Quasi-Public Sites: Development 
pressures may lead to a demand for some public sites or private 
recreational property to be developed with other types of uses.  If 
there is any redevelopment of public sites or private recreational 
lands, proper land use relationships must be maintained to ensure 
design and uses are compatible with the planned character of the 
surrounding area.  In addition, since most of those sites have 
significant open space or natural features, some element of those 
features should be preserved.  The Planned Unit Development 
(PUD) option contained in the Zoning Ordinance would be a good 
approach for this type of redevelopment.  PUD provides design 
options to permit flexibility in the regulation of land development 
and innovation in design. 
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• The relatively large size of sites allows coordinated 

development and transitional land uses within the site to ensure 
compatibility with the surrounding area. 

 
• Clustering residential units can be used to preserve common 

open space and natural features such as trees, topography and 
key views. 

 
• Any development with another, more intense quasi-public land 

use, such as a medical center or hospital, should be designed as 
a PUD to properly integrate the development within the 
community.  Such facilities should be designed to provide a 
campus type design, with coordinated access and circulation, 
consistent building design and preserved open space and 
natural features. 

 
Table 12 

Future Land Uses 
Future Land Use Acres Percentage

Ag/Country Estates 6,080 26%
Large Lot Rural Residential  4,998 21%
Low Density Residential 4,174 18%
Small Lot Single Family Residential 2,653 11%
Medium Density Residential 531 2%
High Density Residential 145 1%
Manufactured Housing  459 2%
Neighborhood Commercial  144 1%
General Commercial 267 1%
Regional Commercial  159 1%
Mixed Use Town Center  172 1%
Office/Research  132 1%
Industrial 535 2%
Planned Industrial 250 1%
Public/Quasi-Public  633 2%
Private Recreation 407 2%
FLU Total  21,739 93%
Water  1,551 7%
Total Acres  23,290 100%
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GROWTH MANAGEMENT BOUNDARY 
 
The residents of Genoa Township have consistently said that 
preserving the natural beauty of the Township and controlling urban 
sprawl are important priorities for planning the community.  The 
Township also desires to be able to provide efficient infrastructure 
services to support development.  One of the most effective ways to 
meet both of these goals is with a “growth boundary.”  The growth 
boundary concept in the plan is designed to encourage: 
 
• Efficient land use. 
• Protection of farmland and natural areas. 
• Efficient provision of utilities, services and infrastructure. 
• An efficient transportation system. 
• Locations for economic growth. 
• Diverse housing options. 
 
The growth boundary marks the separation between rural and urban 
land and defines land that can efficiently support urban services 
such as sewer, water and roads.  Secondary growth areas are also 
provided to infill adjacent to the City of Brighton for low density 
residential.  Development outside the boundary is not prohibited; 
however, because public utilities are not available in these areas, 
development needs to be maintained at a relatively low intensity and 
the character of development needs to not adversely impact natural 
features and agricultural uses.   
 
Areas within the growth boundary include the Grand River 
Avenue/I-96 corridor between Brighton and Howell and areas 
surrounding the City of Brighton.  Land within the growth boundary 
are separated into two distinct areas: 
 
• Primary growth areas are areas that 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. 

 
• Secondary growth areas do not have sewer and water, but due 

to their proximity to the cities of Brighton or Howell, are 
appropriate for infill with low density residential.  Typical lot 
sizes will be around one (1) acre or clustered developments at 
an overall density of two (2) acres per dwelling. 

 
Rural reserve areas outside of the growth boundary should be 
maintained at a relatively low intensity rural character of 
development that will not adversely impact natural features and 
agricultural uses. 
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There is presently vacant or under-utilized land within the growth 
boundary that can be served by public water and sewer.  By focusing 
new development in these areas, the Township and the County can 
more efficiently provide the necessary infrastructure to support new 
growth. 
 
In addition, the Township has planned for a mixed-use town center 
at Grand River and Dorr Road.  This center is inside the growth 
boundary and currently has the public utility and transportation 
infrastructure to support development.  This higher density center 
will form a compact area for housing, shopping, employment, 
cultural and recreational activities in a pedestrian-friendly, vital and 
attractive neighborhood. 
 
The growth boundary is not intended to be static, but should be 
evaluated on a regular basis along with other updates to the Master 
Plan.  The Township Planning Act requires that the Master Plan be 
evaluated and updated at least every 5 years.  With each update, the 
following criteria should be taken into consideration for amending 
the growth boundary: 
 
• Amount and capacity of undeveloped or under-developed land 

currently within the growth boundary, which should be used to 
satisfy the demand for development prior to expanding the 
boundary. 

• Projected population growth within the Township and demand 
for other land areas for commercial or industrial development. 

• The ability of the Township to extend public water and sewer 
to serve new land areas outside of the growth boundary. 

• The capacity and condition of the road system to support the 
new growth areas. 

• The ability of the Township, County and other public agencies 
to provide necessary services to the new growth areas and the 
additional resulting population.  

• The impact of higher density development from expanding the 
growth boundary will have on natural features, agricultural 
uses and rural character. 

• Consistency with the goals and objectives of the Master Plan. 
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GENOA TOWN CENTER 
 
An area has been designated for the Genoa Town Center around the 
intersections of Grand River Avenue with Dorr and Hughes Roads.  
This area is planned to become a mixed-use town center with local 
businesses, neighborhood service establishments and traditional 
residential neighborhoods.  Residential uses will provide a variety of 
housing types including apartments on upper floors above 
commercial uses, traditional townhouses and single family homes on 
smaller lots.  The intent is that this area will be integrated into a 
pedestrian-friendly, walkable area with sidewalks connecting all 
uses and community parks and plazas integrated into the fabric of 
this town center area.  The Town Center area has the potential to 
become an activity center for the Genoa Township community that 
will provide a defined sense of place for the Township.   
 
This area is planned for higher density development and a mixture 
of uses; however for this type of development to be successful, it 
must be properly designed and developed.  For that reason, this area 
is planned to be developed with a Town Center Overlay Zone, with 
specific design standards for traditional architecture, buildings, 
neighborhood form and streetscape elements, commonly referred to 
as traditional neighborhood design.  Below are some general 
guidelines on how this area should develop.  
 
Design Guidelines 
 
Local Retail and Neighborhood Service 
 
Local businesses and neighborhood service uses along Grand River 
Avenue will be a focal point of the proposed town center.  The 
intent is that these areas will develop in a manner consistent with the 
desired small town center environment and defined by closely-knit 
neighborhoods surrounding a node of neighborhood commercial.  
Development should be similar to the traditional urban forms found 
in downtown Brighton and Howell. 
 
Commercial architecture should contribute to the desired town 
center character.  The architectural styles for buildings should 
resemble that of traditional architecture.  Town centers commonly 
possess an integrated pedestrian circulation system that conveniently 
links residents of surrounding neighborhoods to public gathering 
places, neighborhood commercial areas within the town center and 
civic and recreational facilities. It is therefore important to ensure 
adequate connections are provided through the creation of a system 
of sidewalks and pathways that emphasizes human scale and makes 
a neighborhood walkable.  The commercial areas of the town center 
need to include the following elements: 
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• Traditional architecture similar to that found in downtown 

Brighton and Howell should be used. 
 
• Buildings should front towards and relate to the street at a 

pedestrian scale and orientation.  
 
• Building envelopes should create a continuous street edge with 

buildings built-to the front lot line and with zero side yards 
between adjacent buildings. 

 
• Parking lots should be located behind the building to minimize 

the dominance of automobiles and make the site more 
pedestrian friendly. 

 
• Sidewalks and pathways should interconnect all uses within the 

town center with convenient links to residential areas and 
parks. 

 
• Street trees should be provided along all frontages and brick 

walls or hedge rows used to screen any visible parking lots. 
 
• The area should be developed with an interconnected grid 

street pattern with on-street parking. 
 
• Signage on businesses should be designed to fit the traditional 

architecture and be pedestrian in scale. 
 
• A vertical mixture of uses should be encouraged with 

residential or office above retail businesses and services. 
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Residential Uses 
 
The residential areas of the town center should develop in a manner 
that is consistent with the traditional neighborhood character of a 
small-town.  Residential will be a mixture of apartments above 
businesses, traditional townhouses, such as brownstones, and single 
family homes on smaller lots.  Other uses may include churches, 
civic spaces, parks and recreational uses.  
 
With the potential of higher density of development, it is important 
that residential areas be designed to include all of the elements 
essential to a high quality traditional neighborhood.  Neighborhoods 
need to consist of physical components such as streets, lots, blocks, 
homes and community facilities, such as parks, schools and 
churches.  Residential development should include all of the 
following elements:  
 
• Traditional architecture should be utilized. 
 
• Multiple family should be developed as tradition brownstone 

townhouses with courtyards and parking to the rear. 
 
• Single family homes should be designed with the living areas 

on front and garages recessed to the side or rear of the home. 
 
• Porches or stoop entrances should be provided on all front 

facades. 
 
• An interconnected grid street pattern should be developed with 

600-800 foot maximum block lengths.  Where locations 
prevent through streets, then looped drives with large center 
green spaces should be used instead of cul-de sacs. 

 
• Neighborhoods need to be developed at a walkable scale with 

sidewalks and pathways system. 
 
• Vistas should be maintained to natural areas and focal points. 
 
• Neighborhood parks need to be provided in visible and 

accessible locations to serve as neighborhood focal 
points/gathering places and provide for recreation. 
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PUBLIC STREETSCAPE AND OPEN SPACES 
 
Streetscape improvements, such as street lights, landscaping, 
pathways and street furniture, should be integrated into the design of 
development in the Genoa Town Center as well as other areas along 
Grand River Avenue.  This will create a strong sense of place and 
identity for the community.  In order to break the corridor up, 
separate design themes should be considered for distinct areas such 
as the Genoa Town Center and the regional shopping area centered 
around Grand River Avenue and Latson Road.   
 
Ornamental street lighting should be included along the frontage of 
development to provide unity along certain sections of the corridor.  
The regional commercial section of Grand River Avenue at Latson 
Road currently has a uniform type of street light that creates a 
unique identity of this area.  A uniform style of street light should 
also be used in the Genoa Town Center area.  This should be a 
different style of ornamental lighting to distinguish from the 
regional commercial area. 
 
Gateway signs should be installed at major entryways to the 
Township, such as along Grand River Avenue.  Enhancement 
elements of the entrance sign should include lighting, landscaping 
and masonry material. 
 
Mixed-use developments should include plazas and public art.  
Public art should be designed as an enhancement to a site and 
provide a strong focal point.  This public art should be: 
 
• Appropriate to the scale and nature of the site. 
• Integrated into the design of the building. 
• Preserve and integrate natural features of the site. 
• Use materials, textures, colors and design that are within the 

context of the surrounding area’s character. 
• Designed to be accessible, durable, secure, easily maintained 

and not pose a hazard to public safety. 
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I-96/LATSON ROAD SUBAREA PLAN 
 
A new full service I-96 interchange is planned at Latson/Nixon 
Roads.  This is a long range improvement planned by MDOT, which 
has not yet been scheduled for funding in the Regional 
Transportation Improvement Plan.  The new interchange will 
include an overpass connecting Latson and Nixon Roads and a 
widening to five lanes between Grand River Avenue and the C.S.X. 
Railroad tracks.  Nixon Road would be improved to a paved, two 
lane roadway from the railroad south to Chilson Road.  Grand Oaks 
Drive and Beck Road will be relocated to accommodate the 
interchange ramps. 
 
With the development of the new interchange, Latson Road will 
become an important gateway to the community.  While the 
completion of the interchange may be beyond the time frame of this 
plan, a specific subarea plan for the Latson Road area is included in 
the Master Plan.  The subarea plan is intended to address the 
following: 
 
• Manage traffic around the new I-96 interchange and the 

intersection of Latson and Grand River Avenue to maintain a 
level of service that will meet the needs of the surrounding 
community. 

 
• Encourage high-quality design for the land uses surrounding 

the interchange to create a gateway that presents a positive 
image to the community for residents, businesses and visitors. 

 
• Protect the character of the rural residential neighborhoods 

south of I-96 through preservation of natural features, limiting 
density and preventing the intrusion of nonresidential uses 
beyond the immediate interchange area. 

 
The Latson Road Subarea Plan includes the following 
recommendations for when the proposed I-96 interchange is 
constructed, as illustrated on the subarea map (See Map 8): 

Planning for the Latson/Nixon 
Road Corridor if the proposed  
I-96 interchange is developed 
include: 
 
• Manage traffic and access 

around interchange. 
 
• Create community gateway 

with distinctive character. 
 
• Diversified mixture of land 

uses. 
 
• High quality architecture. 
 
• Streetscape and 

landscaping improvements 
along Latson and Grand 
River. 

 
• Protect character of rural 

residential neighborhoods 
south of I-96.

 
• The land on the west side of Latson Road between I-96 and 

Grand River Avenue is planned for a mixed-use PUD.  This 
PUD should include the following: 

 
• A diversified mixture of uses that may include: commercial 

and office/research and development. 
 
• A mixture of uses that will diversify traffic generated from 

the site by spreading out the peak hour over times that 
minimize impact to the interchange’s peak hour traffic. 
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• Access management that will minimize the number of 

driveways and protect the efficiency of traffic flow along 
Latson Road between the interchange and Grand River 
Avenue. 

 
• Distinct and prominent architectural features of enhanced 

character, which reflect the importance of the site’s 
location and create a positive visual landmark for this 
gateway to the community. 

 
• Extensive landscaping along Latson Road and Grand River 

Avenue to enhance the appearance of these corridors and 
the gateway to the community. 

 
• Uniformity in design through coordination of architectural 

styles, landscaping, ornamental lighting, pedestrian 
circulation and vehicular access. 

 

 The east side of Latson Road between I-96 and Grand River 

 
 A limited area of neighborhood service commercial and office 

 

 
•

Avenue is currently occupied by Latson Elementary School, 
Prentis Estates Apartments and a Consumer’s Power service 
facility.  If the lands occupied by the school and the 
Consumer’s Power facility are redeveloped for another land 
use, the subarea plan proposes that these be redeveloped as 
office. 

•
is proposed for both sides of Nixon Road between I-96 and the 
C.S.X. Railroad tracks when the interchange is complete. 
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• Some additional residential density is proposed along Beck 
Road within ½ mile of the interchange, but at a density that 
does not require public sewer or water. 

 
• Residential development along Nixon Road south of the C.S.X. 

Railroad tracks will remain at Rural Residential and Country 
Estate densities.  The intent is to protect the rural residential 
character and natural features through lower density 
development.  Some limited residential clustering may be 
allowed through the PUD regulations where significant buffers 
along Nixon Road and other natural features can be preserved.  
Any clustered development would need to meet County and 
Township requirements for on-site sanitary drainfields. 

 
When the time frame for the interchanges is determined, the 
Township should update the future land use map to reflect the above 
land uses. 
 
PLANNED UNIT DEVELOPMENT 
 
Some areas may be appropriate for development under the Planned 
Unit Development (PUD) option contained in the Zoning Ordinance.  
Areas of the Township that contain significant natural features are 
appropriate to develop under the PUD option.  The purpose of this 
alternate development procedure is to facilitate the following: 
 
• Provide flexible design to respond to the unique characteristics 

of the site, instead of the conventional zoning standards. 
 
• Coordinate development on larger sites. 
 
• Preserve significant natural features. 
 
• Provide alternatives for land that exhibits difficult development 

constraints, where an improved design can provide a 
community benefit. 

 
• Allow clustering of residential units to preserve common open 

space and natural features. 
 
• Ensure public infrastructure and road improvements are made 

concurrent with the development, with developer participation. 
 
• Provide the opportunity to mix compatible land uses or 

residential types. 
 
• Coordinate infill and redevelopment along the Grand River 

Avenue Corridor. 
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RESIDENTIAL DESIGN STANDARDS 
 
Residential Densities/Rezonings: Residential densities will be 
based primarily on the Master Plan’s Future Land Use Map.  With a 
rezoning, the Master Plan must be considered in conjunction with 
site specific conditions & timing.  Other factors that need to be 
considered are soil suitability, utilities, road conditions, natural 
features and surrounding land uses. 
 
Large lot vs. cluster:  Where public utilities such as sewer and 
water are available, this creates the opportunity to have clustered 
development.  In areas where sewer and water are not available, 
there may still be the opportunity to provide a degree of clustered 
housing in locations where soils are well suited for onsite septic 
systems.   
 
In general, areas not served, or planned to be served by sanitary 
sewer are planned for a low density and large lot size to 
accommodate on-site sanitary drainfields without compromising 
environmental quality.  Areas planned for the lower densities are 
also not able to support higher densities due to limitations of roads 
and other public services.  Areas with sensitive natural features are 
also planned for lower densities.  While the overall net density of a 
site can remain consistent with the Master Plan, the PUD or cluster 
development option can be used to cluster the dwelling units in areas 
with soils suitable for sanitary drainfields and away from sensitive 
natural features.   
 
Natural features preserved:  Natural features that can be preserved 
by clustering include woodlands, wetlands, steep slopes, waterfront 
and poor development soils.  Clustering should also be utilized to 
preserve greenway corridors, buffers and natural open space.  A 
uniformly wooded site or an open site may not benefit from 
clustering, unless innovative design is utilized.  In all instances, the 
benefit of clustering should be determined by a comparison of larger 
lot conventional subdivision and clustered development. 

New residential development 
should include the following 
elements: 
 
• Density and character of 

development consistent with 
plan and surroundings. 

 
• Clustered development 

where beneficial and 
appropriate 

 
• Preserved natural features. 
 
• Open space and 

neighborhood recreational 
areas. 

 
• Pedestrian facilities for 

higher densities. 
 
• Landscaping. 

 
Open space standards: Standards need to specify that the location 
of open space will preserve natural features, open space corridors 
along waterfronts creeks and major roads.  Standards in the Zoning 
Ordinance PUD regulations should specify the desired size of open 
space areas and identify priorities of items to preserve.  Quality open 
space needs to be maintained as opposed to remnant land.  
 
Recreational facilities:  Requirements should be made for all major 
residential developments to have active and passive recreational 
amenities.  The Township Subdivision Regulations should be 
amended to require a minimum amount of usable neighborhood 
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recreational area within all subdivisions and condominium projects, 
whether a development is a clustered PUD or a conventional 
subdivision. 
 
Pedestrian circulation: As the community grows and traffic 
volumes increase, the need for pedestrian facilities becomes more 
apparent.  Neighborhood streets should be constructed with some 
form of pedestrian circulation, particularly for higher density 
developments or along collector roads.  Sidewalks should be 
provided in consideration of factors such as the density of 
development, age characteristics of the expected residents, expected 
traffic volumes along the street, proximity to other sidewalk systems 
and proximity to schools, parks and public institutions. 
 
• Sidewalks should be required along new streets within 

residential developments that have half acre or smaller lots or 
an overall density of 2 units per acre or greater. 

 
• Bikepaths should be required where a development fronts on a 

major road that is designated for a pathway in the Greenways 
and Pathways section of this Master Plan. 

 
• Paved pathways should be required within open space areas of 

PUD’s.  Stone or wood chip paths or wooden boardwalks 
should be provided in areas with sensitive environmental 
features instead of paved sidewalks. 

 
Landscaping: To preserve the rural character of the Township and 
to enhance the natural quality of residential neighborhoods, the 
following landscaping should be required in all residential 
developments: 
 
• Street trees or canopy trees within the front yard of each lot. 
 
• Perimeter buffering along major roads that border the 

development. 
 
• Detention pond landscaping. 
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RELATIONSHIP TO ZONING 
 
The future land use map should not be confused with the Townships 
zoning district map, which is a current (short term) mechanism for 
shaping development.  The plan categories generally correspond to 
zoning districts, but there is some overlap to allow for specific site 
conditions.  Thus, not all properties should be immediately rezoned 
to correspond with the Plan.  The Future Land Use Plan is intended 
to serve as a guide for land use decisions over a longer period of 
time (5 to 15 years). 
 
Zoning changes should be made gradually so that growth can be 
managed.  The Plan should also be consulted as one of the criterion 
to judge the merits of a rezoning request.  Suggested zoning criteria 
based on standards recommended by a number of planning 
organizations and significant case law are listed below: 
 
• Is the proposed rezoning consistent with the policy statements 

and future land use plan recommended in this study.  If not, is 
it reasonable to change the plan? There should be justification 
for a deviation from the plan.  The Planning Commission could 
require an amendment to the plan before approval of a contrary 
zoning request. 

• Is the timing for the zoning change correct? 

• Is there reason to believe that the property owner cannot realize 
a reasonable rate of return with any use allowed under the 
current zoning classification?  (i.e. is use under current zoning 
viable?)  The right to a "reasonable" use of the property, is not 
necessarily the most profitable use. 

• Are all of the permitted uses allowed under the requested 
zoning district compatible with surrounding land uses and 
zoning? 

• Is the environment of the site capable of accommodating the 
list of uses permitted under the requested zoning classification? 

Zoning changes following the 
future land use plan may be 
made over time if conditions 
warrant: 
 
• Consistency with the Master 

Plan. 
 
• Timing. 
 
• Reasonable use of land. 
 
• Compatibility with 

surrounding land uses. 
 
• Environmental conditions. 
 
• Infrastructure capacity. 
 
• Suitability of the lot to meet 

zoning requirements. 

• Is the proposed change in keeping with the growth 
management plan?  Is there sufficient public infrastructure 
(street, sewer and water capacity) to accommodate the host of 
uses allowed under the requested zoning classification?  If not, 
is mitigation being proposed to accommodate the impacts? 

• Is the site large enough to meet all requirements for setbacks, 
area, utilities and driveway spacing? 

If the response to all those questions is affirmative, then the 
Township should approve the rezoning.  If the response to one or 
more of the questions is "no" then substantial evidence should be 
provided by the applicant to justify the change. 
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