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ORDINANCE NO. Z-16-01 

 
AN ORDINANCE TO AMEND THE ZONING MAP OF THE CHARTER TOWNSHIP OF GENOA 

 BY REZONING PARCEL 4711-06-400-015 (27.80 ACRES) FROM MEDIUM DENSITY RESIDENTIAL (MDR) 
TO HIGH DENSITY RESIDNEITAL (HDR).  

THE CHARTER TOWNSHIP OF GENOA HEREBY ORDAINS that the Zoning Map, as incorporated by 
reference in the Charter Township of Genoa’s Zoning Ordinance, is hereby amended as follows: 
 
Real property containing 27.80 acres with parcel ID number 4711-06-400-015 situated on the east side of Chilson Road, 
south of Grand River Avenue, which is more particularly described as follows: 
 
Part Of The Southeast 1/4 Of Section 6, Town 2 North, Range 5 East, Genoa Township, Livingston County, Michigan, More 
Particularly Described As Follows: Commencing At The East 1/4 Corner Of Said Section 6; Thence Along The North Line Of "Grand 
Oaks West Industrial Park," A Subdivision As Recorded In Liber 30 Of Plats On Pages 1-5 Of Livingston County Records, South 86 
Degrees 35 Minutes 09 Seconds West, 330.00 Feet; Thence Along The West Line Of Said Subdiv1sion, South 01 Degree 04 Minutes 01 
Second East, 351.89 Feet; Thence Continuing Along Said West Line, South 86 Degrees 35 Minutes 09 Seconds West, 100.00 Feet; 
Thence Continuing Along Said West Line, South 07 Degrees 28 Minutes 54 Seconds West, 658.72 Feet To The Point Of Beginning Of 
The Parcel To Be Described; Thence Continuing Along Said West Line, South 07 Degrees 28 Minutes 54 Seconds West, 1427.53 Feet; 
Thence Along The Northerly Right-Of-Way Line Of The C&O Railroad, Northwesterly On An Arc Left, Having A Length Of 893.38 
Feet, A Radius Of 2834.50 Feet, A Central Angle Of 18 Degrees 03 Minutes 31 Seconds And A Long Chord Which Bears North 67 
Degrees 50 Minutes 07 Seconds West, 889.69 Feet; Thence Along The Centerline Of Chilson Road (66 Foot Wide Right-Of-Way), 
North 18 Degrees 44 Minutes 40 Seconds West, 809.27 Feet; Thence North 89 Degrees 00 Minutes 29 Seconds East, 487.21 Feet; 
Thence North 01 Degree 06 Minutes 44 Seconds West, 408.86 Feet; Thence South 82 Degrees 31 Minutes 05 Seconds East, 797.47 
Feet, To The Point Of Beginning. Subject to and together with easements and restrictions affecting title to the above described 
premises.  
 
Shall be rezoned from the Medium Density Residential (MDR) to the High Density Residential (HDR) zoning 
classification.   The Township Planning Commission and Township Board, in strict compliance with the Township 
Zoning Ordinance and with Act 184 of the Public Acts of 1943, as amended, reclassified the Property as a High Density 
Residential (HDR) District finding that such classification properly achieved the purposes of Section 22.04 of the 
Township’s Zoning Ordinance (as amended),  
 
Severability If any provision of this Ordinance is found to be invalid, than the remaining portions of this Ordinance 
shall remain enforceable. 
 
Effective Date This Ordinance shall be effective upon publication in a newspaper of general circulation as required by 
law. 
 
On the motion to adopt the Ordinance the following vote was recorded: 
Yeas:  
Nays:   
Absent:  
 
I hereby approve the adoption of the foregoing Ordinance this 21st day of March, 2016. 
 
 
____________________     ____________________ 
Paulette Skolarus      Gary McCririe 
Township Clerk       Township Supervisor 
 
 
Township Board First Reading:  March 7, 2016 
Date of Publication of Proposed Ordinance:  March 18, 2016 
Township Board Second Reading and Adoption:  March 21, 2016 
Date of Publication of Ordinance Adoption:  March 27, 2016 
Effective Date: March 27, 2016 
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DRAFT

Section 8.02.02 of the Township Zoning Ordinance.  The motion carried 
unanimously. 
 
Moved by Commissioner Lowe, seconded by Commissioner Rauch, to recommend to 
the Township Board approval of the Environmental Impact Assessment conditioned 
upon: 

• Approval of the special land use and sketch plan by the Township Board. 
The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 
recommend to the Township Board approval of the sketch plan dated 12-15-15 and 
Landscape Plan dated 2-24-16 subject to: 

• Approval of the special lane use by the Township Board. 
• Approval of the Environmental Impact Assessment by the Township Board. 
• Any signage must be consistent with the Township Ordinance. 

It should be noted that both the Township Engineer and Brighton Area Fire Authority 
had only limited comments regarding this proposal.  The motion carried unanimously. 
 
OPEN PUBLIC HEARING #2…Review of a request for a rezoning from Medium 
Density Residential (MDR) to High Density Residential (HDR) for Parcel #11-06-400-
015 which is located on the east side of Chilson Road, south of Grand River, in Howell.  
The request is petitioned by the Lockwood Companies. 
 
Planning Commission disposition of petition 

A. Recommendation of Rezoning from MDR to HDR 
B. Recommendation of Environmental Impact Assessment (2-24-16) 

 
Mr. Rod Lockwood of Lockwood Companies, Walter Coponen of Component Architects, 
Ken Weikal, the landscape architect, and Mark Jones of Boss Engineering  were 
present. 
 
Mr. Lockwood gave a review of the first two phases of this project.  They are proposing 
to build 144 additional units with a separate entrance off of Chilson Road.  Mr. Coponen 
showed colored renderings of the site plan and building elevations.  He described and 
showed pictures of the proposed central trash collection station. 
 
Mr. Borden stated that the rezoning will be addressed first and then the site plan can be 
reviewed.  The rezoning will need to be reviewed and approved by Livingston County 
and then returned for review and approval by the Township Board.  The recent Master 
Plan update shows this parcel as HDR and the surrounding properties are HDR.   
 
Mr. Joseph Siwek, of Tetra Tech, stated they have concerns with the storm water flow.  
There are no calculations shown.  The traffic engineer is recommending an updated 
traffic impact study to evaluate the operation of the intersection of Grand River and 
Tahoe.   
 
Mr. Jones stated that he has spoken to Wendy Ramirez of MDOT who stated that due 
to the new Latson Road interchange, traffic volumes on Grand River are 50 percent less 
than what they were before.  They also feel that the traffic from Phases 1 and 2 will shift 
to the Chilson Road entrance / exit. 
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DRAFT

Commissioner Mortensen would like to have the traffic study done on Grand River as 
requested by the Township Engineer.  Mr. Jones stated they can have the traffic study 
completed within one month.   
 
Mr. Lockwood noted that their funding source deadline for the project is mid-June. 
 
It was noted that these issues should be addressed during site plan approval and this 
agenda item is for the rezoning. 
 
The call to the public was made at 7:19 pm. 
 
Mr. Bill Gregory of 960 Victory Drive stated that looking at the Master Plan, there is very 
little industrial zoning in the Township.  He would like to see screening on the east side 
of the site.  He does not have any concerns with the rezoning. 
 
Mr. Steve Krouse of Best Storage at 902 Victory Drive is in support of the rezoning. 
 
The call to the public was closed at 7:22 pm. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Lowe, to recommend 
to the Township Board approval of the rezoning request from Medium Density 
Residential (MDR) to High Density Residential (HDR) by Lockwood Companies.  The 
proposed rezoning is consistent with the standards of Section 22.04 of the Township 
Ordinance, is consistent with the Master Plan Future Land Use map, is consistent with 
the HDR zoning to the north, the industrial zoning to the east, and the planned industrial 
district zoning to the south.  The motion carried unanimously. 
  
Moved by Commissioner Lowe, seconded by Commissioner Grajek, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated 2-24-16 
for Phase 3 of Lakeshore Village conditioned upon approval of the rezoning by the 
Township Board.  The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3… Review of a site plan and impact assessment for a 
proposed Phase 3 of the Lakeshore Village Apartments consisting of an additional 144 
units with a business center/club house.  The property is located on the east side of 
Chilson Road, south of Grand River in Howell on Parcel #11-06-400-015.  The request 
is petitioned by the Lockwood Companies. 
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment (2-24-16) 
B. Disposition of Site Plan pending approval of the Impact Assessment by the Board 

(2-24-16) 
 
Mr. Borden stated that the applicant has addressed all but one of his concerns after 
review of their first submittal.  The primary building material is vinyl siding and Section 
12.01 of the Township Ordinance limits the use of vinyl siding to no more than 25 
percent for walls visible from public roads or parking lot.  He noted that the applicant 
would like to keep this phase of the plan consistent with the first two and to add 
masonry would give it the appearance of a completely different project. 
 
Chairman Brown called for a five-minute break at 7:30 pm.  The meeting resumed at 
7:45 p.m. 
 

33

kelly
Highlight

kelly
Highlight

kelly
Highlight



LIVINGSTON COUNTY PLANNING COMMISSION  PAGE 3 
DRAFT - MINUTES OF MEETING MARCH 16, 2016 
  

 Commissioner Sparks had questions regarding the height of chimneys.  Mr. Meisel provided additional 
 information to clarify the minimum chimney height issue and that ultimately the approved construction of 
 outdoor furnaces in the county lies with the Livingston County Building Department 

 
Commissioner Action: 

 
 

Commissioner Action:  IT WAS MOVED BY COMMISSIONER KENNEDY-CARRASCO TO 
RECOMMEND APPROVAL, SECONDED BY COMMISSIONER HUBERT.   

All in favor, motion passed. 3-1 (Sparks-Nay) 

 
C. Z-09-16: GENOA TOWNSHIP – REZONING: 

Current Zoning: MDR 
Proposed Zoning: HDR 
Proponents: Lockwood Companies/Bayfield of Howell, Inc. 
 
Township Master Plan: The Genoa Township Master Plan adopted in 2013 designates this site as High 
Density Residential and states the following: 
 
This designation refers to higher density condominiums, apartments and other multi-family dwellings. This 
designation is found within areas serviced, 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. 
 
County Comprehensive Plan: The Livingston County Comprehensive Plan (as amended) designates this 
site as Residential and Howell-Brighton Growth Corridor. The Plan describes these designations as 
follows: 
 
Residential - Residential areas are located mainly in the southeast quadrant of the county. This quadrant 
has had the largest number of new residents move in over the last decade, and is the most built out area of 
the county. Over 40% of the county’s population lived in Residential areas in 2000. It is characterized by 
fairly dense residential, commercial, and to some extent industrial development, although less dense and 
intense than uses found in the cities and villages. Residential areas are not without their rural character 
and scenic vistas. However, few agricultural lands in Residential areas are expected to exist twenty years 
from now. New residential developments in these areas should be compact and make the best use of sewer 
and water if it is available, and cluster projects should be utilized when appropriate to preserve open space 
and scenic vistas. Projects such as planned unit developments that are not feasible in Cities/Villages or 
Primary Growth Areas because of parcel size or similar restrictions should be channeled into Residential 
areas. Limited commercial and industrial growth is appropriate. 
 
Howell-Brighton Growth Corridor - This growth area identifies a particular section of the Grand River 
Avenue corridor between the City of Howell and the City of Brighton. This Plan recognizes the 
considerable growth that has occurred in this area in the last decade, and that the corridor will continue to 
develop over the life of this Plan. The uses are mixed: commercial uses, which include everything from 
mom-and-pop convenience stores to big-box retailers; office and service establishments; a variety 
of industrial uses; and recently, fairly dense housing developments, such as attached condominiums and 
apartment complexes. Established residential neighborhoods are also found along the corridor. 
 
The Howell-Brighton Growth Corridor is a unique area of the county. While the corridor could be 
interpreted as a logical extension of the two cities because of the infrastructure and types of uses present, 
the corridor could also be considered suburban sprawl that generates congestion and competes with 
traditional downtowns. The reality is probably somewhere in between, which warrants this special 
designation on the Generalized Future Land Use Map. 
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LIVINGSTON COUNTY PLANNING COMMISSION  PAGE 4 
DRAFT - MINUTES OF MEETING MARCH 16, 2016 
  

Township Planning Commission Recommendation: Approval. The Genoa Charter Township Planning 
Commission recommended approval of this rezoning at their March 14, 2016 meeting. 
 
Staff Recommendation: Approval. The proposed HDR zoning of this site is consistent with the High 
Density Residential future land use designated for this site in the Genoa Charter Township Master Plan. 
The proposed zoning and apartment land use is also compatible with the established zoning and land uses 
in this area of the township. 
 
Commission Discussion: Commissioner Sparks asked for clarification on a drain running through the 
subject parcel.  Brent LaVanway – Boss Engineering and Mr. Lockwood, petitioner, briefed the 
Commission on the location and flow pattern of the drain in question. 
 
Public Comment: None.  

 
Commissioner Action: 

 
 

Commissioner Action:  IT WAS MOVED BY COMMISSIONER SPARKS TO RECOMMEND 
APPROVAL, SECONDED BY COMMISSIONER KENNEDY-CARRASCO.   

All in favor, motion passed. 4-0 

 
8. OLD BUSINESS: 

 
a. 2016 County Planning Department Work Plan – deferred to April 20th agenda  

 
9. NEW BUSINESS:   None. 
 
10. REPORTS: The following reports were distributed: 

  
a. SEMCOG Executive Committee Report – Commissioner Krinock was not in attendance but will 

have a report regarding SEMCOG’s Regional CEDS at the April meeting. 
 

b. County Planning Staff Reports: 
 

1. Brown Bag Lunch flyer 
2. Master Planning Session #3 flyer 
3. February 29- Public meeting for Fillmore County Park grant 
4. April 1 – due date for the three MDNR grants for Fillmore County Park 
5. Staff met with new Livingston County Program Manager on Hazard Mitigation 

Plan. Stanford was reappointed as Vice-Chair of the Livingston County Local 
Emergency Program Committee (LEPC) 

6. National APA Conference: April 2-April 6, Kline-Hudson will serve as a Michigan 
delegate 

7. May 18 – Home Builders Association presentation 
8. Newsletter to be distributed in the next week 

 
11. COMMISSIONERS HEARD AND CALL TO THE PUBLIC:  None. 

 
12. ADJOURNMENT 
 

 

Commissioner Action:  IT WAS MOVED BY COMMISSIONER SPARKS TO ADJOURN THE 
MEETING AT 6:15 P.M., SECONDED BY COMMISSIONER KENNEDY-CARRASCO. 

All in favor, motion passed. 4-0 
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March 8, 2016 
 
 
Planning Commission  
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the proposed rezoning of the vacant 27.8-acre site from 
MDR Medium Density Residential (5 units per acre) to HDR High Density Residential (8 units per acre).  
This proposal has been reviewed in accordance with the Genoa Township Zoning Ordinance and Master 
Plan. 
 
A. SUMMARY 
 
1. In general, we find the proposed rezoning consistent with the review standards of Article 22; 

however, we defer to the Township Engineer, Utilities Director and Fire Department for any 
comments related to infrastructure compatibility or capacity. 

2. The Master Plan Future Land Use map identifies the site as High Density Residential, which is 
consistent with the proposed rezoning. 

3. Development of the site as proposed, appears to necessitate review and approval by MDEQ to work 
within/alter a floodplain boundary.  This does not impact the rezoning request, but should be tied to 
any action on the site plan. 

4. The host of permitted uses in MDR (current) and HDR (proposed) are nearly identical. 
5. The distinction between current and proposed zoning is related to a slight increase in density (from 5 

units per acre to 8). 
6. The site plan submitted is for an extension of the existing apartment units to the north at a density 

consistent with the Master Plan and Zoning Ordinance. 
 
B. PROCESS 
 
As described in Article 22 of the Zoning Ordinance, the process to amend the Official Township Zoning 
Map is as follows: 
 
1. The Township Planning Commission holds a public hearing on the rezoning and makes its 

recommendation to the Township Board; 
2. The Livingston County Planning Commission reviews the request and makes its recommendation to 

the Township Board; and 
3. The Township Board considers the recommendations and takes action to grant or deny the rezoning 

request. 
 
 
 
 

Attention: Kelly Van Marter, AICP 
Assistant Township Manager and Planning Director 

Subject: Proposed rezoning from MDR to HDR – Review #2 
Location: Chilson Road – east side of Chilson, between Grand River and C&O Railroad 
Zoning: Medium Density Residential District 
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C. PROJECT DESCRIPTION 
 
The site is located on the east side of Chilson Road, south of Grand River Avenue.  Current zoning, as 
well as existing and planned land uses in the area are as follows: 
 

 Existing Land Use  

Site Vacant 

North 
 

Multiple-family 
 

East Light Industrial 

South Railroad/Agricultural 

West Public 

 Zoning  

Site MDR 

North HDR 

East IND 

South PID 

West SR and PRF 

 Master Plan  
 
 
 
 

Site High Density Residential 

North High Density Residential 

East Industrial 

South Research and Development 

West Small Lot Residential and 
Public 
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D. REZONING REVIEW 
 
1. Consistency with the goals, policies and future land use map of the Genoa Township Master Plan, 

including any subarea or corridor studies. If conditions have changed since the Master Plan was 

adopted, the consistency with recent development trends in the area. 

 
The Township Master Plan and Future Land Use map identify the site and adjacent property to the north 
as High Density Residential.  This category is intended for “higher density condominiums, apartments 
and other multiple family dwellings.”  Planned residential densities within HDR are up to 8 units per acre. 
 
The proposed rezoning is consistent with the Master Plan. 
 
2. Compatibility of the site's physical, geological, hydrological and other environmental features with 

the host of uses permitted in the proposed zoning district. 
 
The 27.8-acre site is currently vacant.  The site plan submittal notes areas of wetlands and floodplain with 
modifications proposed to the floodplain limits.  Ultimately, this will require review and approval by 
MDEQ, but it does not appear to be detrimental to the proposed rezoning. 
 
3. The ability of the site to be reasonably developed with one (1) of the uses permitted under the 

current zoning. 
 
The primary distinction between the existing and proposed zoning is a slight increase in residential 
density. 
 
The submittal notes that the property has been for sale since 2001, which is a general indication that there 
was no development interest under MDR zoning and that challenges with the site warrant consideration of 
a slight increase in density. 
 
4. The compatibility of all the potential uses allowed in the proposed zoning district with surrounding 

uses and zoning in terms of land suitability, impacts on the environment, density, nature of use, 

traffic impacts, aesthetics, infrastructure and potential influence on property values. 
 
As referenced above, the primary distinction between MDR and HDR is a slight increase in density.  
Review of Table 3.03 indicates that the host of permissible uses is nearly identical.  Provided the 
Township finds that the capacity of infrastructure (criterion 5 below) is capable of accommodating the 
increase in density, we are of the opinion that this standard is met. 
 
5. The capacity of Township infrastructure and services sufficient to accommodate the uses permitted 

in the requested district without compromising the "health, safety and welfare" of the Township. 

 
We defer to the Township Engineer, Utilities Director and Fire Department for any comments they may 
have under this criterion. 
 
6. The apparent demand for the types of uses permitted in the requested zoning district in the 

Township in relation to the amount of land in the Township currently zoned to accommodate the 

demand. 

 
The existing apartment development to the north is one of only two areas zoned HDR in the northwest 
quadrant of the Township.  Additionally, development of the site is proposed as an extension of this 
development (identified as Phase 3).  Given the limited supply of land zoned HDR and the fact that this 
property sat idle for many years, we believe the proposed rezoning will help address the demand for this 
type of use. 
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7. Where a rezoning is reasonable given the above criteria, a determination the requested zoning 

district is more appropriate than another district or amending the list of permitted or Special Land 

Uses within a district. 

 
Since the distinction between existing and proposed zoning is related to density (5 units per acre versus 
up to 8), we do not believe that amending MDR uses is a reasonable or appropriate option. 
 
8. The request has not previously been submitted within the past one (1) year, unless conditions have 

changed or new information has been provided. 

 
We are unaware of any rezoning applications associated with this site within the past year. 
 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com and 
duffy@lslplanning.com. 
 
Sincerely, 
LSL PLANNING 
 
 
   
Brian V. Borden, AICP Kathleen Duffy, AICP 
Principal Planner    Senior Planner 
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March 9, 2016  
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Lakeshore Village Apartments Phase 3 - Rezoning Site Plan Review #2 
 
Dear Ms. Van Marter: 
 
We have reviewed the resubmitted package for the Lakeshore Village Apartments Phase 3 site plan and 
rezoning request dated February 24, 2016, from The Lockwood Companies, prepared by Boss 
Engineering. The site is located on the east side of Chilson Road, bounded on the south by the Chesapeake 
& Ohio railroad and on the north by the existing Lakeshore Village Phase 2 property. The petitioner has 
requested rezoning of the parcels from Medium Density Residential (MDR) to High Density Residential 
(HDR), and provided a corresponding site plan and impact assessment documents. Tetra Tech has 
reviewed the documents and has the following comments for Township consideration: 
 
SUMMARY 

 
1. Narrative for 100-year floodplain impact. 
2. Traffic impacts need to be evaluated. 

 
COMMENTS 
 

1. The previous letter held concern for the compensating excavation for fills to be placed within the 
100-year floodplain and how excavation must be made to truly compensate for fill in similar flood 
stage elevations. A table was provided showing that the excavation has been made accordingly to 
provide a positive cut balance to the site, however, there is still some concern for the mechanics 
of how water will enter these basins from lower flood stages. For example, this site shows the 
existing 100-year flood elevation to be 945.5, with bottom of drain 938-939 and bottom of basins 
at 940. The question remains whether enough water from a 50-year storm work its way up the 
overflow pipes to the basins, and then fill the basin through the riser pipe holes quickly enough to 
compensate for the rise in flood levels on the site. A quick review of the 100-year floodplain did 
not show many potential impacts immediately adjacent to the site, but our experiences in 
permitting similar projects with the state has been to demonstrate there is enough freeboard around 
the floodplain to absorb a temporary increase in flood elevation to allow for these basins to reverse 
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fill. Please provide some additional analysis and reassurance to the anticipated backwater levels 
so that, should the MDEQ review in closer detail, all documentation is in place. 

2. An updated traffic impact study will need to be performed for the final phase of the 
development.  The study will need to evaluate the operation of the existing and proposed 
driveways, as well as the intersection of Grand River Avenue and Chilson Road.  The intent of the 
study is to determine how the existing drive operates with the proposed increased development 
density and then also what improvements need to be made to the Chilson Road drive such as bypass 
lanes or dedicated turn lanes.  The study should also include a five-year safety review of the 
intersection of Grand River Avenue and Tahoe Boulevard.  The full requirements of the study 
should be verified by the individual or firm performing the traffic impact study with the Township 
Engineer prior to performing the study. 

 
Tetra Tech has reviewed the updated documents and is satisfied with the responses to the engineering 
issues regarding site water and sewer utilities noted in the previous review letter. An updated Traffic Study 
was not provided in these documents, and additional clarification regarding the operation of the storm 
water management system has been requested.  
 
We recommend the petitioner address the issues noted above and resubmit these documents for review 
prior to receiving approval from the Township. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Joseph C. Siwek, P.E. 
Unit Vice President Project Engineer 
 
Copy: Jennifer Lunsford, Lockwood Companies 
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 LIVINGSTON COUNTY PLANNING DEPARTMENT – ZONING REVIEW 
 

 
TOWNSHIP PLANNING COMMISSION RECOMMENDATION AND PUBLIC COMMENTS:  
 
The Genoa Charter Township Planning Commission will make a recommendation on this rezoning at their March 14, 2016 
meeting.  Meeting results and public comments will be shared at the March 16, 2016 County Planning Commission meeting.  

CASE NUMBERS: 
COUNTY: Z-09-16    
TWP: unk. 

LOCATION:  Genoa Charter Township               
SECTION NUMBER:  6 
TOTAL ACREAGE:  28.6 Acres    

APPLICANT/OWNER:  
Lockwood Companies /Bayfield of Howell, 
Inc. 

CURRENT ZONING:                                                            

Medium Density Residential (MDR) 

PERMITTED/SPECIAL USES (Not all inclusive):  

Permitted: Single family detached dwellings; Two-family 
duplex dwellings; Townhouses; Housing for elderly; Accessory 
home occupations; Accessory uses, buildings and structures; 
Keeping of pets; Residential care such as adult foster care 
family homes; Essential public services; and Parks.  

Special: Residential care such as adult foster care group 
homes; Places of worship; Schools; and Public Buildings. 

                                                               
MINIMUM LOT AREA:  
10,000 sq. ft. lot area with public sanitary sewer 
Duplexes and townhouses up to 5 units per acre 

REQUESTED ZONING:                                                              

High Density Residential (HDR) 

PERMITTED/SPECIAL USES (Not all inclusive): 

Permitted: Single family detached dwellings; Two-family 
duplex dwellings; Townhouses; Multiple-family dwellings; 
Housing for elderly; Accessory home occupations; Accessory 
uses, buildings and structures; Keeping of pets; Residential 
care such as adult foster care family homes; Essential public 
services; and Parks.  

Special: Residential care such as adult foster care group 
homes; Places of worship; Schools; and Public Buildings. 
  
MINIMUM LOT AREA:   
Duplexes, attached townhouses and apartments up to 8 
units per acre 

 

CURRENT ZONING MAP: (also see map on page 5) 
  

 
 

 

EXISTING LAND USE MAP: (also see map on page 5) 
 

 
 
 

LOCATION: East side of Chilson Road between Grand 
River and the C&O Railroad in Section 6 of Genoa Charter 
Township.    
LAND USE: Vacant 

ESSENTIAL FACILITIES: 
 

SANITARY SEWER:  Municipal sewer 
WATER SUPPLY: Municipal water 
ACCESS ROAD(S): Chilson Road and Tahoe Blvd. 
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ANALYSIS BY:  Kline-Hudson  DATE: March 7, 2016 CASE NUMBER: Z-09-16  PAGE:  2 

 
 
ENVIRONMENTAL CONDITIONS: 
 
 
Soils/Topography: The Livingston County Soil Survey indicates that the site consists primarily of Miami Loam and Boyer 

Oshtemo soils that are well drained and suitable for nonfarm development. The topography of the site is 
fairly level. A wet spot is noted at the western boundary of the site along Chilson Road. A ribbon of 
somewhat poorly drained soils follows the eastern boundary of the site along a county drain. 

   
Wetlands:   The National Wetland Inventory indicates that there are no wetlands located on the site. 
 
Vegetation: The subject site contains clusters of trees throughout the site and scrub/shrub vegetation along the drain. 
 
Natural Areas: According to Livingston County’s High-Quality Natural Areas study, the site does not contain Priority 1, 2 

or 3 natural areas. 
 
 
 
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:  Lakeshore Village 
Apartments Phases I and II 
 
 
Zoning: High Density Residential 
 
 
Master Plan: High Density Residential 
 

SUBJECT SITE 

WEST 

Existing Land Use: Genoa Sanitary 
Sewer and Residential 

Existing Land Use:  Vacant 

 
Existing Land Use: Commercial and 
Industrial 
 

EAST 

 
Zoning: Suburban Residential and 
Public and Recreational Facilities District 
 

Zoning: Medium Density Residential 
 

 
Zoning:  Industrial 
 

Master Plan: Public/Institutional/Utility 
and Small Lot Single Family Residential 

Master Plan: High Density Residential 
 

Master Plan: Industrial 

  
Existing Land Use: C&O Railroad and 
Agricultural 
 

 
 
 
 
  

Zoning:  Planned Industrial District 
  

Master Plan: Research and 
Development 

SOUTH 

N 
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ANALYSIS BY:  Kline-Hudson  DATE: March 7, 2016 CASE NUMBER: Z-09-16  PAGE:  2 

 
 
TOWNSHIP MASTER PLAN: 
 
The Genoa Township Master Plan adopted in 2013 designates this site as High Density Residential and states the following: 
 
This designation refers to higher density condominiums, apartments and other multi-family dwellings. This designation is found 
within areas serviced, 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.  
 
 
 
COUNTY COMPREHENSIVE PLAN: 
 
The Livingston County Comprehensive Plan (as amended) designates this site as Residential and Howell-Brighton Growth 
Corridor.  The Plan describes these designations as follows: 
 
Residential - Residential areas are located mainly in the southeast quadrant of the county. This quadrant has had the largest 
number of new residents move in over the last decade, and is the most built out area of the county. Over 40% of the county’s 
population lived in Residential areas in 2000. It is characterized by fairly dense residential, commercial, and to some extent 
industrial development, although less dense and intense than uses found in the cities and villages. Residential areas are not 
without their rural character and scenic vistas. However, few agricultural lands in Residential areas are expected to exist twenty 
years from now. New residential developments in these areas should be compact and make the best use of sewer and water if  
it is available, and cluster projects should be utilized when appropriate to preserve open space and scenic vistas. Projects such 
as planned unit developments that are not feasible in Cities/Villages or Primary Growth Areas because of parcel size or similar 
restrictions should be channeled into Residential areas. Limited commercial and industrial growth is appropriate. 
 
Howell-Brighton Growth Corridor – This growth area identifies a particular section of the Grand River Avenue corridor 
between the City of Howell and the City of Brighton. This Plan recognizes the considerable growth that has occurred in this area 
in the last decade, and that the corridor will continue to develop over the life of this Plan. The uses are mixed: commercial uses, 
which include everything from mom-and-pop convenience stores to big-box retailers; office and service establishments; a variety 
of industrial uses; and recently, fairly dense housing developments, such as attached condominiums and apartment complexes. 
Established residential neighborhoods are also found along the corridor.  
 
The Howell-Brighton Growth Corridor is a unique area of the county. While the corridor could be interpreted as a logical 
extension of the two cities because of the infrastructure and types of uses present, the corridor could also be considered 
suburban sprawl that generates congestion and competes with traditional downtowns. The reality is probably somewhere in 
between, which warrants this special designation on the Generalized Future Land Use Map.  
 
 
 
COUNTY PLANNING STAFF COMMENTS: 
 
A wide variety of zoning is present in the area surrounding the proposed rezoning site. The site is immediately adjacent to 
Suburban Residential (SR), Public and Recreational Facilities (PRF), Planned Industrial Park (PID) and Industrial (IND) zoning 
in addition to the adjacent High Density Residential (HDR) zone that houses Phase I and II of Lakeshore Village Apartments.  
 
Existing land use surrounding the site is primarily higher intensity uses such as: the Genoa Township Sanitary Sewer Plant 
across Chilson Road to the west in a PRF zoning district; Grand Oaks West Industrial Park to the east along Victory Drive in a 
IND zoning district; and Phase I and II of Lakeshore Village Apartments to the north in a HDR zoning district. Exceptions to this 
higher intensity land use include 4 single family residences and a church  located along  the east side of Chilson Road  to the 
northwest of the site in a SR zoning district and vacant and agricultural land south of the site and the railroad that is zoned 
planned industrial park land. 
 
The Genoa Master Plan supports this rezoning request with a future land use designation of High Density Residential. 
 
The rezoning applicant believes that there is sufficient demand for the proposed 144 apartment units that will comprise Phase III 
of Lakeshore Village Apartments. This perceived need is based on the applicant’s experience in owning and managing Phases I 
and II of the apartment community, which have been consistently full over the last several years with management having to  
turn away a large number of applicants due to lack of available apartments. 
  
Fourteen new apartment buildings are planned to accommodate the 144 apartment units. A business center/club house is also 
planned. The proposed development will meet the minimum lot area requirement of the HDR zoning district with a maximum 8 
units/acre.  
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COUNTY PLANNING STAFF COMMENTS (continued): 
 
 
Proposed access to the development includes a new driveway on Chilson Road and connection to the existing roads in 
Lakeshore Village Apartments. The addition of a secondary access on Chilson Road should improve traffic impact on Grand 
River, and will improve vehicular circulation for residents of all three phases. 
 
The Township Engineering Consultant notes that development of the site will necessitate review and approval by MDEQ to work 
within/alter a floodplain boundary on-site. The preliminary site plan shows that development will be minimized along the county 
drain/floodplain on the east side of the property and along the Chilson Road/ west side of the property, and will instead be 
concentrated in the middle and northern portions of the site. 
 
The Genoa Charter Township Planning Commission will be holding the public hearing for this proposed rezoning, and making 
their recommendation, just two days prior to the Livingston County Planning Commission meeting; the results of the March 16th 
public hearing and meeting will be shared at the March 18th Livingston County Planning Commission meeting.  
 
 
 
 
COUNTY PLANNING STAFF RECOMMENDATION: 
 
APPROVAL.  The proposed HDR zoning of this site is consistent with the High Density Residential future land use designated 
for this site in the Genoa Charter Township Master Plan. The proposed zoning and apartment land use is also compatible with 
the established zoning and land uses in this area of the township.  
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Genoa Charter Township Photographs – Section 6 
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INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed development 
has on various factors in the general vicinity of the project.  The format used for presentation of this report 
conforms to the Submittal Requirements For Impact Assessment/Impact Statement guidelines in 
accordance with Section 13.05 of the published Zoning Ordinance for Genoa Township, Livingston 
County, Michigan. 
 

DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment 
and a brief statement of their qualifications. 

 
Prepared By: 
BOSS ENGINEERING COMPANY 
3121 E. Grand River 
Howell, Michigan 48843 
Phone: 517-546-4836 
 
Prepared For: 
Ms. Jennifer Lunsford 
The Lockwood Companies 
27777 Franklin Road, Suite 1410 
Southfield, MI 48034 
 

B. Description of the site, including existing structures, man made facilities, and natural features, 
all-inclusive to within 10’ of the property boundary. 

 
The subject site is located on the east side of Chilson Road, bounded on the south by the 
Chesapeake & Ohio Railroad and on the north by the existing Lakeshore Village Phase II property.  
The site improvements are located on a part a property owned by Lakeshore Village, LDHA, LP. The 
parcel number is 4711-06-400-015. The overall acreage of the site is 27.80 acres.  The property is 
located in the Southeast ¼ of Section 6, T2N-R5E, Genoa Township, Livingston County, Michigan.  
Current zoning of the site is MDR (Medium Density Residential).  
 
Currently on site is an existing natural gas well and access driveway located within easements. 
 
The site is gently rolling with areas of steeper slopes and generally slopes from the Northwest to the 
Southeast, with a county drain (Marion-Genoa County Drain Branch No. 3) that flows to a culvert 
under the railroad at the south end of the site.  Elevations vary between 969.0± and 935.0±, 
respectively.  
 
Adjacent properties include:  

South – Farmland / Planned Industrial Development (zoned PID) 
North – Lakeshore Village Phase II (zoned MDR) / Single Family Homes (zoned SR) 
East – Industrial Buildings (zoned IND) 
West – Chilson Road / MHOG Sewage Treatment Plant (zoned PRF) 
 

C. Impact on natural features: A written description of the environmental characteristics of the 
site prior to development, i.e., topography, soils, vegetative cover, drainage, streams, creeks 
or ponds. 
 
The site is gently rolling with areas of steeper slopes and generally slopes from the Northwest to the 
Southeast, with a county drain (Marion-Genoa Drain Brain No. 3) that flows to a culvert under the 
railroad at the south end of the site.  Elevations vary between 969.0± and 935.0±, respectively.  
The USDA Soil Conservation Service “Soil Survey of Livingston County, Michigan”, indicates native 
site soils consist of:   
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1. MIAMI LOAM (MoB), 2% to 6% slopes.  Surface runoff is slow, permeability is moderate, and 
erosion hazard is slight.   

2. MIAMI LOAM (MoC), 6% to 12% slopes.  Surface runoff is medium, permeability is moderate, 
and erosion hazard is moderate.   

3. BOYER-OSHTEMO LOAMY SANDS, 2% to 6% slopes.  Surface runoff is very slow, permeability 
is moderately rapid, and erosion hazard is slight. 

4. GILFORD SANDY LOAM (Gd), 0% to 2% slopes.  Surface runoff is very slow, permeability is 
moderately rapid, and erosion hazard is slight. 

5. CONOVER LOAM (CvA), 0% to 2% slopes.  Surface runoff is slow, permeability is moderately 
slow, and erosion hazard is slight. 

 
Vegetative cover for the site includes heavy woods and low brush cover.  There are three main areas 
that are heavily wooded with predominantly Poplar and Birch scrub vegetation (the majority of which 
is less than 4-in caliper).  These vegetated areas are of low-quality and the majority of will be 
removed for the development. 

 
The National Wetland Inventory Plan prepared by the United States Department of the Interior, Fish 
and Wildlife Service indicates that there are no wetlands located on the site.  However, preliminary 
field observations of the site indicate that wetlands are present onsite.  
 
Site drainage from the proposed site will be directed to storm sewers for conveyance. All site 
drainage will be directed into multiple proposed detention basins on site. The proposed detention 
basins will outlet to the existing Marion-Genoa County Drain Branch No. 3 located onsite. 
 

D. Impact on storm water management: description of soil erosion control measures during 
construction.  

 
Surface runoff during periods of construction will be controlled by proper methods set forth by the 
Livingston County Drain Commissioner.  These methods shall include silt fence, silt sacks, and 
seeding with mulch and/or matting.   
 
At the time of construction, there may be some temporary dust, noise, vibration and smoke, but these 
conditions will be of relatively short duration and shall be controlled by applying appropriate 
procedures to minimize the effects, such as watering if necessary for dust control.   

 
E. Impact on surrounding land use: Description of proposed usage and other man made 

facilities; how it conforms to existing and potential development patterns.  Effects of added 
lighting, noise or air pollution which could negatively impact adjacent properties. 
 
The applicant is proposing to construct new buildings and parking lots. The new buildings will consist 
of apartments and a business center for the development.  The property on which the site 
development is located is MDR (Medium Density Residential).  As part of this proposal, the property 
is proposed to be rezoned to HDR (High Density Residential).  This is consistent with Genoa 
Township’s 2013 Master Plan Update. The proposed buildings and parking lots conform to the 
existing and potential land development patterns in the area.  
 
The existing vegetation onsite is of poor quality and will be removed for the proposed development.  
Proposed landscaping will enhance the character of the existing site.  
 
Chilson Road presently experiences a medium volume of traffic along with associated noise level 
generated from commercial vehicles. The proposed buildings are expected to accommodate an 
increase in residents, which is consistent with the property’s proposed zoning (HDR).  There will be 
minimal increase in the amount of noise emanating from the site due to the proposed site 
improvements.  

 
Additional lighting is proposed on site and is to be directed away from adjacent properties to limit 
adverse affects of lighting. Proposed landscaping along the property boundary will help serve as a 
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visual buffer and as a noise buffer. Additional noise created by the development will be minimal and 
due to the nature of the adjacent properties (commercial and industrial facilities to the east, residential 
properties to the north, sewage treatment plant to the west), there will be very low impact. There will 
be no increase in the amount of odor emanating from the site.  

 
F. Impact on public facilities and services: Description of number of residents, employees, 

patrons, and impact on general services, i.e., schools, police, fire.   
 
The proposed development is planned to include the construction of 144 residential apartment units, 
with an expected 255 residents added to the community. This expected total includes 156 adults and 
99 children.  The additional residents will not cause a significant change in the availability of services. 

 
G. Impact on public utilities: Description of public utilities serving the project, i.e., water, sanitary 

sewer, and storm drainage system.  Expected flows projected in residential units. 
 
There are new water, sanitary, and storm sewer drainage services proposed for the apartments, 
business center, and parking lots.  
 
A new water main service is proposed to tie into the existing watermain that is located north of the 
subject site in Lakeshore Village Phase II on St Clair Ct.  The new water main will be constructed 
through the development to the intersection of the private road entrance on Chilson Road for future 
extensions. 
 
A new storm sewer system is proposed throughout the site and will connect two new detention basins 
on the southeast and south central areas of the site.  These basins will both outlet to the existing 
Marion-Genoa County Drain Branch No. 3. 
 
A new sanitary sewer system is proposed throughout the site and will connect to an existing sanitary 
sewer located in Victory Drive that drains to an existing lift station through an existing easement the 
adjacent site to the east of the subject site. 

 
H. Storage or handling of any hazardous materials:  Description of any hazardous materials 

used, stored, or disposed of on-site. 
  

Lakeshore Village Phase III will not be storing or handling any hazardous materials. 
 
I. Impact on traffic and pedestrians:  Description of traffic volumes to be generated and their 

effect on the area.   
 

The proposed expansion of the apartment community will house residents who will work in the 
surrounding community.  Based on the Institute of Transportation Engineers’ Trip Generation Manual, 
the expected increase of traffic volumes correlates with Land-Use #221 (Low-Rise Apartments).  With 
the construction of 144 apartment units, the expected vehicular trips generated from this development 
will be 1,125 total trips per day with an AM peak volume of 79 trips and a PM peak volume of 99 trips.   
 
The current residents of Lakeshore Village Apartments Phases I & II exit the property from Tahoe 
Boulevard at East Grand River Avenue.  A sampling of traffic patterns from the existing residents 
indicates that approximately 16% of traffic is traveling westbound on East Grand River Avenue during 
the AM peak time period.  Tahoe Boulevard is three lanes at the intersection with East Grand River 
Avenue with two exiting lanes and one entrance lane.    
 
With the addition of the new driveway on Chilson Road that is proposed as a part of this 
development, an alternate route for traffic travelling westbound on East Grand River Avenue will be 
provided.  Exiting right turns from the new driveway will travel approximately one mile north to the 
signalized intersection of East Grand River Avenue and Chilson Road.  Since the Latson Road/I-96 
interchange was constructed in 2013, Chilson Road traffic volumes have decreased more than 50%.  
With the reduction of traffic volumes on Chilson Road, this development will have minimal impact on 
traffic volumes at the intersection of East Grand River Avenue and Chilson Road. 
 

58



 

5  

The Livingston County Road Commission has determined that the additional traffic generated by this 
development will require acceleration and deceleration lanes, but bypass or left-turn lanes will not be 
required. 
 
Since the community trash enclosure is located near the driveway on Chilson Rd, it is expected that 
residents will utilize this feature and continue to exit the development out to Chilson Road.  In 
addition, through an information campaign, the developer will also encourage existing residents of 
Lakeshore Village Apartments Phases I & II who are traveling westbound on East Grand River 
Avenue to utilize the Chilson Road driveway, reducing wait times at the intersection of Tahoe 
Boulevard and East Grand River Avenue. 
 

J. Special provisions: Deed restrictions, protective covenants, etc.   
 

There is an existing natural gas well and access driveway located on the subject property.  The 
existing easements for the well and driveway will be adjusted to ensure access and operation of the 
well  

 
K. Description of all sources:  

• Genoa Township Zoning Ordinance 

• 2013 Genoa Township Master Plan Update 

• “Soil Survey of Livingston County, Michigan” Soil Conservation Services, U.S.D.A.  

• National Wetlands Inventory, U.S. Department of Interior, Fish and Wildlife Service  

• Lockwood Development Company Topographic Survey (BE #15-357 - October 2015) 
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