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May 30, 2019 
Article 3 Zoning Ordinance Text Amendments 
Page 2 of 2 
 

 

As stated in this section of the Master Plan the intention is to allow lots as small as 14,520 square feet 
however, the zoning ordinance as written did not provide a corresponding zoning district which would 
support this density.   To address this discrepancy, the proposed amendment will improve consistency 
with and encourage implementation of the Master Plan by providing density in the UR District that 
would align with 3 units per acre.    

As required pursuant to the Zoning Ordinance and the Charter Township Act (Act 359 of 1947) the Board 
has introduced and published notice of the proposed Text Amendment.   The second reading and 
consideration for adoption is therefore requested for your consideration as follows:  

Please note the ordinance requires a call to the public and adoption by a majority of the 
membership on roll call vote.   
 

Moved by __________, supported by ___________to APPROVE AND ADOPT Ordinance 
Number Z-19-02 to reduce the minimum lot area in the Urban Residential (UR) Zoning District 
from 18,000 square feet to 14,500 square feet.   This ordinance is adopted because it will 
improve consistency with and encourage implementation of the goals and objectives of the 
Small Lot Single Family Residential category of the Genoa Township Master Plan.   
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ORDINANCE NO. Z-19-02 
 

AN ORDINANCE TO AMEND ARTICLE 3 OF THE ZONING ORDINANCE 
OF GENOA CHARTER TOWNSHIP IN REGARD TO MINIMUM LOT AREA FOR 

THE URBAN RESIDENTIAL (UR) ZONING DISTRICT.  
 

THE TOWNSHIP OF GENOA ORDAINS: 
 
SECTION 1: SHORT TITLE:   This Ordinance shall be known as the “Amendment to 
Zoning Ordinance Article 3 regarding the minimum lot area of the Urban Residential (UR) 
District”.  
 
SECTION 2:  SUMMARY OF ORDINANCE:  Pursuant to the Michigan Zoning Enabling 
Act (P.A. 110 of 2006), notice is hereby given that an ordinance to amend the Zoning Ordinance 
regulating the development and use of land in Genoa Charter Township has been adopted by the 
Township Board on    .  The Board conducted the second reading and approved 
Ordinance #Z-19-02 to adopt the ordinance and amend the Zoning Ordinance of the Charter 
Township of Genoa by amending Article 3 in regard to minimum lot area in the Urban 
Residential zoning district.   The following provides a summary of the regulatory effect of the 
ordinance.   
 
Article 3 of the Zoning Ordinance, entitled Residential and Agricultural Districts, Table  3.02 
Residential and Agricultural Districts and Table 3.04.01 Dimensional Standards – Residential 
Districts is hereby amended as follows: 
Table 3.02 is amended to reduce the minimum lot area per dwelling unit from 18,000 square feet 
to 14,500 square feet lot area; 
Table 3.04.01 is amended to reduce the minimum lot area per dwelling unit from 18,000 square 
feet to 14,500 square feet lot area; 
 

REPEALOR:  All ordinances or parts of Ordinances in conflict herewith are repealed. 
 

SEVERABILITY:  Should any section, subsection, paragraph, sentence, clause, or word 
of this Ordinance be held invalid for any reason, such decisions shall not affect the validity of the 
remaining portions of the Ordinance. 
 

SAVINGS:  This amendatory ordinance shall not affect violations of the Zoning 
Ordinance or any other ordinance existing prior to the effective date of this Ordinance and such 
violation shall be governed and shall continue to be separate  punishable to the full extent of the 
law under the provisions of such ordnance at the time the violation was committed.   
 

EFFECTIVE DATE:  These ordinance amendments were adopted by the Genoa Charter 
Township Board of Trustees at the regular meeting held on     and ordered to be 
given publication in the manner required by law.   
 
On the question:  “SHALL THIS ORDINANCE NOW PASS?” the following vote was recorded: 
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Yeas:    
Nays:      
Absent:    
 
I hereby approve the adoption of the foregoing Ordinance this ___th day of ______, 2019. 
 
 
 
              
Paulette Skolarus     Bill Rogers 
Township Clerk     Township Supervisor 
 
 
Township Board First Reading: 5/20/19    
Date of Posting of Proposed Ordinance: 5/21/19   
Date of Publication of Proposed Ordinance:  5/26/19 
Township Board Second Reading and Adoption:  proposed 6/3/19 
Date of Publication of Ordinance Adoption:   
Effective Date:  
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Planning Commission Meeting  
April 8, 2019 Approved Minutes 
 
 

6 

Mr. Boorstein showed the current zoning of the subject and surrounding properties.  He 
showed a video of the conceptual site plan, which would include a storage facility, flex 
office space, retail space and restaurants.  He explained how placing the detention 
basin in the property to the north will allow the development of that property as well as 
the redevelopment of the property to the south.  It will also decrease the amount of 
storm-water that is currently entering into the municipal system.  Additionally, the site 
can be easily redeveloped, by changing the buildings, when use needs change. 
 
There was a discussion regarding which type of PUD would be appropriate for this site.  
The predominant use is the proposed climate-controlled storage facility and this type of 
use has not been added as an allowable use, although staff has drafted ordinance 
language to add it.  Additionally, gas stations are not allowed in the current zoning 
district; however, the existing station has been grandfathered.  Commissioner Rauch 
believes the gas station should be completely redeveloped as part of the project. 
 
Mr. Borden noted that the proposed renderings show a lot of metal and EFIS on the 
buildings.  Mr. Doug Necci of DRN Architects explained the architecture and proposed 
materials.  He presented sample materials. 
 
The applicant stated they will review the Township’s comments and present a revised 
plan in the future. 
 
OPEN PUBLIC HEARING #4… Consideration of Zoning Ordinance Text amendments 
to Article 3 of the Zoning Ordinance, entitled “Residential and Agricultural Districts”. 
 

A. Recommendation of Text Amendments. 
 
Mr. Borden reviewed the proposed changes to Article 3, Urban Residential District, of the 
Zoning Ordinance.  It was discovered that the Master Plan does not match the Zoning 
Ordinance.  The proposal is to change the minimum lot area per dwelling unit for the Urban 
Residential (UR) District from 18,000 to 14,500 square feet of lot area. 
 
The call to the public was made at 9:09 pm with no response. 
 
Moved by Commissioner Dhaenens, seconded by Commissioner Rickard, to recommend to 
the Township Board approval of text amendments to Article 3 of the Zoning Ordinance, Urban 
Residential, to change the minimum lot area per dwelling unit from 18,000 to 14,500 square feet 
to better implement the Master Plan.  The motion carried unanimously. 
 
ADMINISTRATIVE BUSINESS 
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.safebuilt.com 

March 27, 2019 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

As requested, we have prepared this memo to assist the Planning Commission with its consideration of 

amendments proposed to the UR Urban Residential zoning district contained in Article 3 of the Township 

Zoning Ordinance. 

By way of recent meetings regarding a conceptual development plan, a gap in residential density was 

found between the Master Plan and Zoning Ordinance.   

More specifically, the Small Lot Single Family Residential category in the Master Plan calls for single-

family residential development of 2 to 3 dwelling units per acre of land.  However, the comparable zoning 

districts of SR Suburban Residential and UR Urban Residential allow for a density of 2 to 2.4 units per 

acre (when public sanitary sewer is available), respectively. 

The next zoning district in terms of density is MDR (Medium Density Residential), which allows for just 

over 4 units per acre. 

As such, there is currently nothing in the Zoning Ordinance that properly addresses the density gap 

between 2 and 4 units per acre.  UR is the closest fit; however, it results in an awkward density 

calculation that does not accurately reflect the guidance of the Master Plan. 

The primary options to address this situation would be the creation of a new residential zoning district or 

an amendment to the existing UR District lot area requirements.  Staff and our office believe the latter is 

the most appropriate method. 

Accordingly, the draft amendment provided for your consideration entails a reduction in the minimum 

UR lot area from 18,000 square feet (2.4 units per acre) to 14,500 square feet (3 units per acre). 

The sections impacted are limited to 3.02 Listing of Residential Districts and 3.04 Dimensional 

Standards.  

Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 

be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com. 

Respectfully, 

SAFEBUILT STUDIO 

Brian V. Borden, AICP 

Planning Manager 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Proposed amendment to Urban Residential District (Article 3 of the Zoning Ordinance) 
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M E M O R A N D U M 

  
TO:  Livingston County Planning Commissioners and the  

Genoa Charter Township Board of Trustees 
 
FROM: Kathleen Kline-Hudson, Director  
 
DATE:  May 7, 2019 
 
SUBJECT: Z-16-19   

 
Article 3. Residential and Agricultural Districts, Section 3.02 Listing of 
Residential Districts and Section 3.04 Dimensional Standards 
 

 
This proposed text amendment is to address a gap in residential density between the 
recommendations of the Master Plan and the district regulations of the Zoning 
Ordinance. The Genoa Charter Township Planning Consultant describes the 
situation as follows: 
 
The Small Lot Single Family Residential category in the Master Plan calls for single-
family residential development of 2 to 3 dwelling units per acre of land. However, the 
comparable zoning districts of SR Suburban Residential and UR Urban Residential 
allow for a density of 2 to 2.4 units per acres respectively (when public sanitary 
sewer is available). The next zoning district in terms of density is MDR Medium 
Density Residential, which allows for just over 4 units per acre. 
 
There is currently nothing in the Zoning Ordinance that properly addresses the 
density gap between 2 and 4 units per acre.  
 
Therefore, the Genoa Charter Township Planning Consultant recommends an 
amendment to the existing UR Urban Residential District lot area requirements to 
remedy this residential density gap. 
 
Proposed additions to existing text are noted in bold red underline, deletions in 
strikethrough, and staff comments are noted in bold, italic underline.  
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Z-16-19 
May 7, 2019 
Page 2 
 

 
Article 3. Section 3.02 Listing of Residential Districts 

 
Table 3.02 

Residential and Agricultural Districts 
District Minimum Lot Area Per Dwelling Unit 
Agricultural (AG) 10 acre lot area 
Country Estate (CE) 5 acre lot area 
Rural Residential (RR) 2 acre lot area 
Low Density Residential (LDR) 43,560 sq. ft. lot area 
Suburban Residential (SR) 21,780 sq. ft. lot area with public sanitary sewer 

43,560 sq. ft. lot area without public sanitary sewer 
Urban Residential (UR) 18,000 14,500 sq. ft. lot area; must have public 

water and sanitary sewer 
Lakeshore Resort Residential 
(LRR) 

12,800 sq. ft. lots of record in existence on 
1/1/1991. 
43,500 sq. ft. lots created after 1/1/1991 without 
public sanitary sewer 
21,780 sq. ft. lots created after 1/1/1991 with public 
sanitary sewer 

Medium Density Residential 
(MDR) 

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

High Density Residential (HDR) Duplexes, attached townhouses and apartments 
up to 8 units per acre 

 
 
 

Article 3. Section 3.04 Dimensional Standards 
 
It is proposed that subsection 3.04.01 Residential Schedule of Area and Bulk Requirements 
(table) be amended to reflect proposed minimum lot area changes in the UR District (see full table 
on page 3.) 
 

District Min. 
Lot 
Area, 
Max. 
Units 
Per 
Acre 

Width Stories Feet Front Smaller 
Side 

Total 
2 
Sides 

Rear Max. Lot 
Coverage 

Floor 
Area 

Urban 
Residential 
(UR) 

18,000 
14,500 
square 
feet per 
unit, 
requires 
public 
sewer 
and 
water 

90 ft. 2 25 35 10 (j) 25 (j) 50 35% 
bldg.. 
50% imp. 
Sur. 

980 
sq. ft. 
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  Z-16-19 
M

ay 7, 2019 
Page 3 
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Z-16-19 
May 7, 2019 
Page 4 
 

 
 
Township Planning Commission Recommendation:  Approval.  The Genoa Charter Township 
Planning Commission recommended Approval of the Zoning Ordinance Text amendment to 
Article 3 at their April 8, 2019 meeting. There were no public comments at the April 8, 2019 public 
hearing for the proposed text amendment. 
 
Staff Recommendation: Approval. The proposed amendment to a minimum lot area of 14,500 
sq. ft. in the UR Urban Residential District results in a density of 3 units per acre which better 
coordinates with the corresponding Small Lot Single Family Residential category in the Genoa 
Township Master Plan.  
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GENOA TOWNSHIP ZONING ORDINANCE 

Residential Districts 3-2 

(h) Encourage wise use and development of lake shoreline in recognition of the existing small 
lot development patterns and the sensitive environmental ecosystem surrounding the 
lakes; and, 

(i) Prohibit any land use that would substantially interfere with the development, utilization 
or continuation of single family dwellings in the District. 

3.01.03 Medium Density Residential:  The Medium Density Residential (MDR) District is intended to 
provide detached single family residential on smaller lots and attached residential town-homes 
with individual entrances and garages.  This district is intended for infill development within 
urban service areas of the Township planned for higher density residential with the necessary 
public water, public sewer, transportation and public services in place to support higher densities. 
The MDR district is intended to promote the goals and future land use map of the Genoa 
Township Master Plan. 

3.01.04 High Density Residential:  The High Density Residential District is intended to provide rental or 
individually owned duplexes and other multiple dwelling units at a density consistent with the 
infrastructure and land capabilities.  This district is intended for infill development within urban 
service areas of the Township planned for higher density residential with the necessary public 
water, public sewer, transportation and public services in place to support higher densities. 
Special provisions are provided for various types of housing for the elderly in recognition of the 
need for such facilities and their relatively low impact in comparison with other multiple family 
uses of similar density.  The HDR district is intended to promote the goals and future land use map 
of the Genoa Township Master Plan. 

Sec.  3.02 LISTING OF RESIDENTIAL DISTRICTS 

The Single Family Residential Districts of Genoa Township include: 

Table 3.02 
Residential and Agricultural Districts 

District Minimum Lot Area Per Dwelling Unit 
Agricultural (AG) 10 acre lot area 
Country Estate (CE) 5 acre lot area 
Rural Residential (RR): 2 acre lot area 
Low Density Residential (LDR): 43,560 sq ft.  lot area 
Suburban Residential (SR): 21,780 sq.  ft.  lot area with public sanitary sewer 

43,560 sq.  ft.  lot area without public sanitary sewer 
Urban Residential (UR): 18,00014,500 sq.  ft.  lot area; must have public water 

and sanitary sewer 
Lakeshore Resort Residential 
(LRR): 

12,800 sq.  ft.  lots of record in existence on 1/1/1991. 
43,560 sq.  ft.  lots created after 1/1/1991 without 
public sanitary sewer 
21,780 sq.  ft.  lots created after 1/1/1991 with public 
sanitary sewer 

Medium Density Residential 
(MDR) 

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

High Density Residential (HDR) Duplexes, attached townhouses and apartments up to 8 
units per acre 
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GENOA TOWNSHIP ZONING ORDINANCE 

Residential Districts 3-10 

Sec.  3.04 DIMENSIONAL STANDARDS  

3.04.01 Residential Schedule of Area and Bulk Requirements.  All lots, buildings, and structures shall comply with the area height and bulk requirements in 
Table 3.04.01: 

Table 3.04.01 DIMENSIONAL STANDARDS - RESIDENTIAL DISTRICTS 

District 

Minimum Lot Size (m)  
or Maximum Density 

Maximum Building 
Height 

Principal Structure 
Minimum Yard Setback(g) (h) (i) Max Lot 

Coverage 
(Per Unit) Floor 

Area Min.  Lot Area, 
Max.  Units Per Acre  (a) (b) Width(c) (d) Stories Feet(e) Front(f) Smaller 

Side 
Total 2 
Sides 

Rear 

Agricultural (AG) 40 acres for farms, 10 acres for non-farm 
dwellings 2 35 75 40 80 60 NA 980 sq.  ft. 

Country Estate 
(CE) 

5 acres 220 ft 2 35 75 40 80 60 NA 1500 sq.  ft 

Rural Residential 
(RR) 

2 acres 200 ft 2 35 50 30 60 60 NA 1200 sq.  ft. 

Low Density 
Residential (LDR) 

1 acre 150 ft 2 35 50 30 60 60 NA 980 sq.  ft. 

Suburban 
Residential (SR) 

21,780 sq.  ft., with public sewer; 1 acre 
without public sewer 

100 ft 2 35 40 20 40 50 20% bldg, 35% 
imp.  sur. 

980 sq.  ft. 

Urban Residential 
(UR) 

18,00014,500 square feet per unit, requires 
public sewer and water 

90 ft. 2 25 35 10(j) 25(j) 50 35% bldg, 50% 
imp.  sur. 

980 sq.  ft. 

Lakeshore Resort 
Residential (LRR) 

12,800 square feet lots of record in existence on 
1/1/91, requires public sanitary sewer 
1 acre lots created after 1/1/91 without public 
sanitary sewer. 
21,780 square foot lots created after 1/1/91with 
public sanitary sewer.   

80 ft 2 25 35 10(k) 20(k) 40 35% bldg, 50% 
imp.  sur. 

900 sq.  ft. 

Medium Density 
Residential (MDR) 

10,000 sq.  ft.  per single family lot  
5 units per acre for duplexes and attached 
townhomes 
Requires public sewer and water  

75 ft 2 35 25(l) 5(l) 20(l) 30 35% bldg 
footprint, max 
50% impervious 
surface 

900 sq.  ft. 

High Density 
Residential (HDR) 

8 units per acre assuming all setbacks and 
other requirements can be met, min 21,780 
sq.  ft.  per building  
Requires public sewer and water 

165 ft 3 40 35(l) 15(l) 30(l) 30 35% bldg 
footprint, max 
50% impervious 
surface (bldg plus 
paved areas) 

efficiency = 450 sq.  ft.   
1 bedroom = 600 sq.  ft. 
2 bedroom = 750 sq.  ft. 
3 bedroom = 900 sq.  ft. 
each addl = 150 sq ft 
Ground floor = 500 sq 
ft/unit 

(as amended 3/5/10)
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