
GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting 

April 17, 2023 
6:30 p.m. 

AGENDA 
Call to Order: 

Pledge of Allegiance: 

Call to the Public (Public comment will be limited to two minutes per person) *: 

Approval of Consent Agenda: 

1. Payment of Bills: April 17, 2023

2. Request to approve April 3, 2023 regular meeting minutes.

Approval of Regular Agenda: 

3. Request to correct date from March 23, 2023 to March 20, 2023 for the approved March 20, 2023 regular
meeting minutes.

4. Public Hearing on the proposed Special Assessment Roll for the Pine Creek Ridge Road Improvement Special
Assessment Project (Winter Tax 2023).

A. Call to the Property Owners
B. Call to the Public

5. Request for approval of Resolution #5 Confirming the Special Assessment Roll for the proposed Pine Creek
Ridge Road Improvement Special Assessment Project (Winter Tax 2023). (Roll Call)

6. Request for approval of Resolution #1 to Proceed with the Project and Direct Preparation of the Plans and Cost
Estimates for the Stillriver Drive Road Rehabilitation Special Assessment Project (Summer 2023). (Roll Call)

7. Request for approval of Resolution #2 to Approve the Project, Schedule the First Hearing for May 1, 2023, and
Direct Issuance of Statutory Notices for the Stillriver Drive Road Rehabilitation Special Assessment Project
(Summer 2023). (Roll Call)

8. Request for approval of Resolution 230417 to approving updates to the Master Plan and Future Land Use Map
as presented by the Planning Commission. (Roll Call)

9. Discussion regarding an amendment to the contract with MiSignal, Inc. for broadband services to the unserved
and underserved areas in the Township as presented by Josh Rowe.

Member Discussion 
Adjournment 

*Citizen’s Comments- In addition to providing the public with an opportunity to address the Township Board at the beginning
of the meeting, opportunity to comment on individual agenda items may be offered by the Chairman as they are presented.
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BOARD PACKET

CHECK REGISTERS FOR TOWNSHIP BOARD MEETING

MEETING DATE:  April 17, 2023

All information below through April 12, 2023

TOWNSHIP GENERAL EXPENSES 146,140.81$         

April 14, 2023 Bi Weekly Payroll 117,051.80$         

OPERATING EXPENSES DPW 6,108.88$         

OPERATING EXPENSES Oak Pointe 3,901.03$         
OPERATING EXPENSES Lake Edgewood 48,784.80$            

TOTAL 321,987.32$         

\\file\UserShares\Denise\Board\Board Packets 2023 4/11/2023 DMS
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FNBCK Check Register 

 

Bi Weekly Payroll 4/17/2023 

 

 

Net Pay This Period $80,406.37 
Physical Check Amount $36,645.43 
 TOTAL  $117,051.80 
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503FN Check Register 

592FN Check Register 

593FN Check Register 
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Genoa Charter Township Board Meeting 
April 3, 2023 
Unapproved Minutes 

GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting 

April 3, 2023 

MINUTES 

Supervisor Rogers called the regular meeting of the Genoa Charter Township Board to order at 
6:30 pm at the Township Hall. The following members were present constituting a quorum for 
the transaction of business:  Bill Rogers, Jean Ledford, Terry Croft, Diana Lowe, Robin Hunt, 
Paulette Skolarus, and Jim Mortensen. Also present were Township Manager Kelly VanMarter, 
and 68 people in the audience. 

The Pledge of Allegiance was recited. 

The call to the public was opened at 6:31 pm. 

Mr. Mike Berean of 1273 Euler Road, who is also speaking for his wife, stated he has provided 
a packet to the Board regarding his and his neighbors' concerns with the Chaldean Church 
property. He provided a review of the history of the property, stating that the property was 
abandoned, and during that time, homes were built on roads around the camp. He disagreed 
with the Township Attorney’s review letter, stating that the City of Detroit essentially abandoned 
the camp from 1995 to 2007. The church is proposing to add more amenities, which will cause 
the values of the surrounding properties to drop by at least 10 percent. They would like the 
Board to rescind all approvals and remove the current zoning of Public Recreational Facilities. 

Board Member Hunt has reviewed the information that was presented to the Board. She 
suggested that Mr. Berean meet with the Township Manager so she can review the information 
as it cannot be done at tonight’s meeting. 

Mr. Bill Maniaci of 1866 Euler Road is concerned with the camp. They continue to request 
expansions and the Township keeps saying “yes.” He is a realtor and has proof that the 
property values in the area will decrease.  

The call to the public was closed at 6:39 pm. 

Approval of Consent Agenda: 

Mr. Mortensen requested to have Item #1. Payment of Bills moved to the Regular Agenda. 

Moved by Mortensen, supported by Lowe, to approve the Consent Agenda as amended. The 
motion carried unanimously. 

1. Payment of Bills: April 3, 2023 (moved to Regular Agenda)

2. Request to approve March 20, 2023 regular meeting minutes

DRAFT
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Genoa Charter Township Board Meeting 
April 3, 2023 
Unapproved Minutes 
 
 
Regular Agenda 

Moved by Ledford, supported by Croft, to approve the Regular Agenda as amended. The 
motion carried unanimously. 

1. Payment of Bills: April 3, 2023 (moved from Consent Agenda) 
 
Mr. Mortensen questioned why such a large payment to MHOG is coming from the general 
fund. Ms. Hunt stated that money is received from meter purchases. At the end of the year, the 
auditor moves those funds from the general fund to the appropriate authority’s fund. 
 
He also asked why the bi-weekly payroll is shown as $212,194 on one page and then $112,194 
on another. Ms. Hunt advised she will review this discrepancy. 
 
Moved by Mortensen, seconded by Lowe, to approve the Payment of Bills: April 3, 2023 subject 
to review of the discrepancy in the bi-weekly payroll. The motion carried unanimously. 
 
3. Public Hearing on the proposed Special Assessment Roll for the Lake Chemung Aquatic 

Weed Control Special Assessment District (Winter Tax 2023). 
A. Call to the Property Owners 
B. Call to the Public 

 
The call to the property owners was opened at 6:43 pm with no response. 
 
The call to the public was opened at 6:43 pm with no response. 
 
4. Request for approval of Resolution #5 Confirming the Special Assessment Roll for the 

proposed Lake Chemung Aquatic Weed Control Special Assessment District (Winter Tax 
2023). (Roll Call)  

 
Ms. VanMarter stated a letter was received from Katie Pasciolla who is in objection to the 
assessment roll. 
 
Moved by Mortensen, supported by Skolarus, to approve Resolution #5 Confirming the Special 
Assessment Roll for the proposed Lake Chemung Aquatic Weed Control Special Assessment 
District (Winter Tax 2023). The motion carried unanimously with a roll call vote (Ledford - 
yes, Croft - yes, Hunt - yes, Lowe - yes, Mortensen - yes, Skolarus - yes, and Rogers - 
yes) 
 
5. Public Hearing on the proposed Pine Creek Ridge Road Improvement Special Assessment 

Project (Winter Tax 2023). 
A. Call to the Property Owners 
B. Call to the Public 

DRAFT

Packet Page 6



Genoa Charter Township Board Meeting 
April 3, 2023 
Unapproved Minutes 
 
 
The call to the property owners was opened at 6:45 pm. 
 
Ms. Andrea Buck of 5499 Arbor Bay Drive asked the Board to deny the road construction. She 
is a mom of three small children. There is a lot of cut-through traffic through their neighborhood 
and if it is paved, there will be more traffic and the speeds will increase. 
 
Mr. Greg Reynolds of 5554 Lake Ridge Drive has lived in Pine Creek since 2004 and since that 
time, there have been approximately three proposals to improve the roads, which have never 
been completed, and the prices have continued to increase. He thanked the Township for the 
latest proposal for helping to pay for part of the work.  
 
Ms. Caroline Mahalak of 5522 Lake Ridge Drive thanked the Board and the committees of Pine 
Creek for their work over the years. She noted that Bauer Road is the only road surrounding 
their development that is not paved. It is time to have the roads in Pine Creek repaved. 
 
Mr. Bob Lee of 5714 Lake Ridge provided a history of road paving projects for Pine Creek that 
were started, but never completed. He thanked Township Staff for their assistance and the 
Township for contributing to the cost of the project. He asked the Board to approve the project. 
 
Ms. Kathy Edwards of 5531 Arbor Bay Court stated the condition of the roads needs to be 
addressed. She thanked the Board for their support and assistance in paying for the project.  
 
Mr. John Najjar of 5381 Hidden Pines Drive stated the roads are 30 years old, full of cracks, and 
potholes and it is dangerous for people to walk. He thanked the Board for their support. 
 
Mr. Andy Krause of 5449 Arbor Bay Drive stated the roads are bad, but there are portions that 
are not. There is over one mile of his roadway that does not have any potholes. He would like to 
try and find funding from other sources, such as the County. He would also like another vote of 
the residents. 
 
Mr. James Doherty of 5361 Wyndam is in favor of having the roads fixed now. He walks and 
rides his bike and it is not safe. He thanked the Township for their assistance with paying for the 
work. 
 
Ms. Lori Errer of 5678 Wyndham Lane agrees that the roads in Pine Creek need to be fixed. 
She has seen many double haul gravel trailers driving down her road. There are no trucks 
allowed. The traffic is not only people in the neighborhood; it is cut through traffic. She is in favor 
of paying her portion for the roads, but she would like to have gates installed. It is unfortunate 
that Genoa Township residents have to pay an additional $3,000 because the Hamburg 
Township residents do not have to contribute. 
 
Mr. Larry Shock of 5507 Hidden Pines is in support of repairing the roads. They bike and run 
and it is not safe. He thanked the Township for their contribution. 
 
Ms. Dan Bihlmeyer of 5553 Wyndham Lane agrees with Ms. Errer. He works from home and 
sees the traffic on his road. He is not in favor of contributing his money to pay for other cars to 
use their road and drive 50 to 60 miles per hour. He would like to see Bauer paved. 
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Genoa Charter Township Board Meeting 
April 3, 2023 
Unapproved Minutes 
 
 
Mr. Kim Gasior of 5484 Arbor Bay Drive provided a history of other road improvement projects 
for Pine Creek that were never completed. He is in favor of repairing the roads in their 
subdivision. Having all the roads done at one time is the most cost effective. He thanked the 
Board for their efforts and asked them to approve the project. 
 
Mr. Tom Hickey of 5885 Harford Way stated there are two issues with the roads. If the roads are 
not improved now, the deterioration will continue and it will cost more in the future. The majority 
of property owners have agreed to the SAD and the Township is contributing funding. That 
could change in the future. The condition of the roads could change property values.  
 
Ms. Meg Spinelli, as well as her parents who live at 5360 Lake Ridge, live in Pine Creek. They 
are in support of the project. The roads are not safe to walk or ride their bike on. They 
appreciate the Township’s financial support.  
 
Ms. Jeff Fletcher of 5288 Hidden Pines Court stated these are public roads and not the 
responsibility of the homeowners. Private citizens should not be funding public roads. There is 
no special benefit for just the residents. It will benefit other drivers. This should not be on the 
agenda this evening, the documents presented were not accurate, this should be a super 
majority, he disagrees with the road ratings that were done, and the process is flawed.  
 
Ms. Therese Pilchak of 7215 River Ridge Court is in support of this project. If this fails, there is 
no other option. She thanked the Board for their support.  
 
Ms. Susan Longsworth of 7253 Forest Way Court stated there are other options, such as what 
type of material is used, pursuing MDOT Safety Grants, etc. She and her children bike through 
the neighborhood and it is not dangerous for that; however, it is dangerous for children due to 
the vehicles who drive at a high rate of speed. She would like the Township and the Road 
Commission to pursue ways to make Wyndham Lane safe. 
 
Mr. Ray Scruggs of 5467 Arbor Bay is in support of the road improvements, but he does not 
approve of the SAD. He agrees with his neighbors to pursue other options for safety, funding, 
and other alternatives. 
 
Mr. Paul Edwards of 5531 Arbor Bay Court suggested a “No Through Traffic 7 am to 5 pm” sign 
be placed at the entrances. He is in favor of the road improvements and having all of the roads 
done at the same time. He agrees that some roads are in worse condition than others, but 
prices are continuing to increase. He appreciates the Township’s contribution. 
 
Mr. Chad Demery of 5625 Wyndham Lane agrees that people drive fast on Wyndham. He sees 
it from his home office and when he is on his front lawn. The focus should be on reducing the 
traffic and vehicle speeds.  
 
Mr. Marty Gubow of 7232 Forest Way moved to his home because the roads were public and 
he would not have to pay to maintain them. SAD’s on public roads do not make sense. He 
thinks a long-term plan should be done to handle all of the roads in the Township, perhaps a 
road millage on the ballot. 
 

DRAFT
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Genoa Charter Township Board Meeting 
April 3, 2023 
Unapproved Minutes 

Supervisor Rogers reminded the public that the Township did have a road millage on the ballot 
recently and it was defeated substantially. He has worked with this subdivision on the traffic, 
speed and road maintenance since its inception. The Township does not have a road 
maintenance fund, so the $400,000 being contributed was the work of the Township Staff and 
the Board to determine where the funding would come from. 

Mr. Brad Hayosh of 5459 Arbor Bay Court thanked the Board. This project is needed. The roads 
are not safe for walking. Costs are continuing to go up and it would be best to do all of the roads 
at the same time.  

Mr. Tom Frazee 5318 Hidden Pines Court agrees that the roads need to be repaired, but private 
property owners are not required to pay for public roads. If this is approved, then the roads 
should be privatized and gates should be installed. 

The call to the property owners was closed at 7:41 pm. 

The call to the public was opened at 7:41 pm. 

Mr. Bill Haller of 7419 Pine Vista Drive lives in the Pine Creek Condos and is on the Board. The 
Condo Board has committed to paying their shared cost. He appreciates the work of the 
committee and the Township. 

The call to the public was closed at 7:43 pm. 

6. Request for approval of Resolution #3 Approving the Project Cost Estimates, Special
Assessment District and causing the Special Assessment Roll to be prepared for the Pine
Creek Ridge Road Improvement Special Assessment Project (Winter Tax 2023). (Roll Call)

Ms. VanMarter provided the names, addresses, and positions of residents who submitted letters 
and emails to the Township. Some residents who spoke this evening submitted letters also. 

The following residents are opposed to the special assessment: 
Laura McGaffney of 5394 Hartford Way 
Helena Yanalunas of 5975 Wyndham Lane 
Claudia Cojocneanu of 5906 Harford Way 
Bill and Shannon Peterson of 7348 Forest Way 
Craig Gazarek of 5495 Wyndham Lane 
Randy and Becky Shacka of 5783 Wyndam Lane 
Susan and Blaine Longsworth of 7523 Forest Way 
Evelyn Longsworth of 5952 Barclay Drive 
Katie and Jason Schneider of 5976 Barclay Drive 
Jennifer and Tim Aylor of 5909 Harford Way 
Michael and Constance Liphardt of 5544 River Ridge Drive 
Leslie Marlatt of 5308 River Ridge Drive 
Jason and Rebecca Provancher of 5258 Hidden Pines Drive 

DRAFT
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Genoa Charter Township Board Meeting 
April 3, 2023 
Unapproved Minutes 
 
 
Joseph, Josh, Monica & Robert Spezia of 5893 Hartford Way 
Brad and Erin Chunn of 5230 Hidden Pines Drive 
Ken Grove of 5858 Harford Way 
Matthew and Nancy DeMattos of 5842 Hartford Way 
Steve & Denise Mercantante of 7125 Forest Way 
Heather Urban of 5632 River Ridge Drive 
 
Letters of opposition were also received from Jarrod Tack of 7563 Brookview Drive and Richard 
and Ann Buscemi of 7541 Brookview Drive, which are in the Mt. Brighton Sub. 
 
Letters of support for the SAD were received from the Board of the Pine Creek Bluffs Condo 
Association, Bruce and Debra Byers of 5278 Arbor Bay Drive, and Rick and Marcia Poynter of 
5242 Arbor Bay Drive. 
 
Ms. Hunt stated if this is approved, the total cost is $14,649.63 per parcel. The Township would 
bond for the financing. The interest rate would be what the rates are the day the bonds are sold, 
plus 1 percent. It is anticipated the total interest rate will be approximately 5.5 percent. If 
residents want to pay without interest, they must pay the total amount within 30 days of approval 
of the roll which is scheduled for April 17. 
 
Moved by Mortensen, supported by Croft, to approve Resolution #3 Approving the Project Cost 
Estimates, Special Assessment District and causing the Special Assessment Roll to be 
prepared for the Pine Creek Ridge Road Improvement Special Assessment Project (Winter Tax 
2023). The motion carried unanimously with a roll call vote (Ledford - yes, Croft - yes, 
Hunt - yes, Lowe - yes, Mortensen - yes, Skolarus - yes, and Rogers - yes) 
 
7. Request for approval of Resolution #4 Acknowledging the filing of the Special Assessment 

Roll, Scheduling the Second Hearing for April 17, 2023, and Directing the Issuance of 
Statutory Notices for the Pine Creek Ridge Road Improvement Special Assessment Project 
(Winter Tax 2023). (Roll Call) 

 
Moved by Ledford, supported by Lowe, to approve Resolution #4 Acknowledging the filing of 
the Special Assessment Roll, Scheduling the Second Hearing for April 17, 2023, and Directing 
the Issuance of Statutory Notices for the Pine Creek Ridge Road Improvement Special 
Assessment Project (Winter Tax 2023). The motion carried unanimously with a roll call vote 
(Ledford - yes, Croft - yes, Hunt - yes, Lowe - yes, Mortensen - yes, Skolarus - yes, and 
Rogers - yes) 
 
8. Request for approval of election officials for the May 2, 2023 Hartland Schools special 

election as recommended by the Election Commission. 
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Genoa Charter Township Board Meeting 
April 3, 2023 
Unapproved Minutes 
 
 
Ms. Skolarus stated 900 absentee applications have been mailed to residents in the Hartland 
School District and 100 have been returned. 
The precinct has been moved from 2|42 church to the Genoa Township Hall to save the 
Hartland Schools money. 
 
Moved by Lowe, supported by Skolarus, to approve the election officials for the May 2, 2023 
Hartland Schools special election as recommended by the Election Commission. The motion 
carried unanimously. 
 
Member Discussion 

Supervisor Rogers advised the Mileage Reimbursement Policy has been distributed to the 
Board. He thanked Staff for their efforts in developing it. More policies will be forthcoming. 

Ms. VanMarter stated the lighting has been installed in the driveway of the Township Hall. She 
is pleased with how it looks and hopes the Board is as well. They will improve safety on the 
property. Also, the Senior Survivor Park construction will begin soon. Ms. Hunt noted that the 
Township needs to start the process of addressing the parking. More parking is going to be 
needed. 

Mr. Croft stated the Grand Opening and Ribbon Cutting for the new Brighton Area Fire Authority 
Station #33 will be tomorrow, Tuesday, April 4, from 6:00 pm to 7:30 pm 

Adjournment 

Moved by Lowe, supported by Hunt, to adjourn the meeting at 7:54 pm. The motion carried 
unanimously. 
 
 
 
Respectfully Submitted, 
 
 
 
Patty Thomas 
Recording Secretary 
 
 
Approved: 
  Paulette Skolarus, Clerk  Bill Rogers, Supervisor 
  Genoa Charter Township  Genoa Charter Township 
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Mullhaupt, Catherine A. 2020. Authorities and Responsibilities of Michigan Townships. Michigan: 
Michigan Townships Association. 

MEMORANDUM 
TO: Honorable Board of Trustees 

FROM: Kelly VanMarter, Township Manager 

DATE: April 12, 2023 

RE: March 20, 2023 Meeting Minutes  

The approved minutes from the March 20, 2023 meeting included a typo in the date of the 
meeting.  The minutes were dated March 23rd instead of March 20th.   The Open Meetings Act 
(MCL 15.269) only allows one opportunity to correct minutes at the next meeting.  After the 
next meeting, the minutes cannot be changed.  According to the Michigan Townships 
Association (Mullhaupt 2020), a Township Board “may address the matter at a future meeting 
and then include the correction… in the minutes of that meeting”.   For this reason, I am 
requesting your consideration of the following motion:   

Moved by ____________ and supported by __________________to correct the date on the 
March 20, 2023 meeting minutes from March 23 to March 20 with the correction shown in a 
text box with a footnote indicating the correction on the published version of the minutes.  
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Genoa Charter Township Board Meeting 
March 23, 2023 
Approved Minutes 
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GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting 
March 23, 2023 

MINUTES 

Supervisor Rogers called the regular meeting of the Genoa Charter Township Board to order at 
6:30 pm at the Township Hall. The following members were present constituting a quorum for 
the transaction of business:  Bill Rogers, Jean Ledford, Terry Croft, Diana Lowe, Robin Hunt, 
Paulette Skolarus, and Jim Mortensen. Also present were Township Manager Kelly VanMarter, 
Township Attorney Joe Seward and 19 persons in the audience. 

The Pledge of Allegiance was recited. 

The call to the public was opened at 6:31 pm with no response. 

Approval of Consent Agenda: 

Mr. Mortensen requested to have Item #1 moved to the Regular Agenda. Ms. Ledford requested 
to have Item #2 moved to the Regular Agenda. 

Moved by Mortensen, supported by Ledford, to move Agenda Items #1 and #2 to the Regular 
Agenda. The motion carried unanimously. 

Regular Agenda 

Moved by Lowe, supported by Hunt, to approve the Regular Agenda as amended. The motion 
carried unanimously. 

1. Payment of Bills: March 20, 2023

Mr. Mortensen noted that the last date of payments is March 9. Payments made after that date 
should be included in this approval. Ms. Hunt said no checks were cut last week due to staff 
vacations. 

Mr. Croft questioned the $359.75 payment to Gordon Foods. Ms. VanMarter believes it is office, 
kitchen, and cleaning supplies; however, she will advise The Board of the exact purchase. 

Moved by Mortensen, seconded by Lowe, to approve the Payment of Bills: March 20, 2023. 
The motion carried unanimously. 

2. Request to approve March 6, 2023 regular meeting minutes

The Board discussed Ms. Ledford’s questions and it was determined that the minutes were 
correct. 

04/17/2023 - Township Board of Trustees Clarified Meeting date of approved minutes as March 20, 2023
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Genoa Charter Township Board Meeting 
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Moved by Hunt, supported by Ledford, to approve the March 6, 2023 regular meeting minutes 
as presented. The motion carried unanimously. 

3. Public Hearing on the proposed Special Assessment Roll for the East and West Crooked
Lakes Aquatic Weed Control Program (Summer 2023).

A. Call to the Property Owners
B. Call to the Public

The call to the property owners was opened at 6:39 pm with no response. 

The call to the public was opened at 6:39 pm with no response. 

4. Request for approval of Resolution #5 Confirming the Special Assessment Roll for the East
and West Crooked Lakes Aquatic Weed Control Project and Special Assessment District
(Summer 2023). (Roll Call)

Moved by Lowe, supported by Skolarus, to approve Resolution #5 Confirming the Special 
Assessment Roll for the East and West Crooked Lakes Aquatic Weed Control Project and 
Special Assessment District (Summer 2023). The motion carried unanimously with a roll call 
vote (Ledford - yes, Croft - yes, Hunt - yes, Lowe - yes, Mortensen - yes, Skolarus - yes, 
and Rogers - yes) 

5. Public Hearing on the proposed Lake Chemung Aquatic Weed Control Special Assessment
District (Winter 2023).
A. Call to the Property Owners
B. Call to the Public

The call to the property owners was opened at 6:42 pm. 

Ms. Michelle Kreutzberg questioned what is different this year from previous years. Supervisor 
Rogers advised that the vendor is new. Ms. VanMarter noted the cost has been reduced. 

Mr. Robert Lay, who lives on Lake Chemung, asked if more can be done, such as dredging of 
the lake. When the weeds are cut, they blow into his end of the lake. The storm drain also puts 
a lot of silt in his area of the lake. 

Supervisor Rogers stated the Township is only responsible for making the payments to the 
contractor. Any issue regarding the treatment should be addressed with the contractor or the 
homeowner’s association. 

Mr. Ty Cole of 1113 North Oak is the president of the homeowners association. He requested 
that any residents who have concerns should reach out to the board. 

04/17/2023 - Township Board of Trustees Clarified Meeting date of approved minutes as March 20, 2023
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Mr. Dave Picket of 1017 Sunrise Park is in favor of the Township Board adopting this motion. 
He thanked the homeowner’s association for their work in finding a new vendor. 

Mr. Matt Ikle would like clarification that there will be no checks written to the association. Ms. 
VanMarter stated no.  

The call to the property owners was closed at 6:51 pm. 

The call to the public was opened at 6:51 pm with no response. 

Ms. VanMarter stated that an email in support of the project was received from Lyn and Leon 
Hewitt of 837 Sunrise Park Street. 

6. Request for approval of Resolution #3 Approving the Project Cost Estimates, Special
Assessment District and causing the Special Assessment Roll to be prepared for the Lake
Chemung Aquatic Weed Control Special Assessment Project (Winter 2023). (Roll Call)

Moved by Skolarus, supported by Mortensen, to approve Resolution #3 approving the Project 
Cost Estimates, Special Assessment District and causing the Special Assessment Roll to be 
prepared for the Lake Chemung Aquatic Weed Control Special Assessment Project (Winter 
2023). The motion carried unanimously with a roll call vote (Ledford - yes, Croft - yes, 
Hunt - yes, Lowe - yes, Mortensen - yes, Skolarus - yes, and Rogers - yes) 

7. Request for approval of Resolution #4 Acknowledging the filing of the Special Assessment
roll, Scheduling the Second Hearing, and Directing the Issuance of Statutory Notices for the
Lake Chemung Aquatic Weed Control Special Assessment Project (Winter 2023). (Roll Call)

Moved by Ledford, supported by Croft, to approve Resolution #4 acknowledging the filing of the 
Special Assessment roll, Scheduling the Second Hearing, and Directing the Issuance of 
Statutory Notices for the Lake Chemung Aquatic Weed Control Special Assessment Project 
(Winter 2023). The motion carried unanimously with a roll call vote (Ledford - yes, Croft - 
yes, Hunt - yes, Lowe - yes, Mortensen - yes, Skolarus - yes, and Rogers - yes) 

8. Request for approval of Resolution #1 to Proceed with the Project and Direct Preparation of
the Plans and Cost Estimates for the Pine Creek Ridge Road Improvement Special
Assessment Project (Summer 2023). (Roll Call)

Ms. VanMarter provided a summary of this project. She has been working with the Pine Creek 
Association on this project. Homeowners representing over fifty percent of property and frontage 
have signed the petition. There is a considerable cost for this project so the Township will be 
issuing bonds to fund the work. 

Moved by Lowe, supported by Hunt, to approve Resolution #1 to Proceed with the Project and 
Direct Preparation of the Plans and Cost Estimates for the Pine Creek Ridge Road 
Improvement Special Assessment Project (Summer 2023). The motion carried unanimously 
with a roll call vote (Ledford - yes, Croft - yes, Hunt - yes, Lowe - yes, Mortensen - yes, 
Skolarus - yes, and Rogers - yes) 

04/17/2023 - Township Board of Trustees Clarified Meeting date of approved minutes as March 20, 2023
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9. Request for approval of Resolution #2 to Approve the Project, Schedule the First Hearing,
and Direct Issuance of Statutory Notices for the Pine Creek Ridge Road Improvement
Special Assessment Project (Summer 2023). (Roll Call)

Mr. Mortensen noted that the word “expense” should be changed to “expend” and “Therefore” is 
spelled incorrectly on the first page of the Resolution 

Moved by Ledford, supported by Lowe, to approve Resolution #2 to Approve the Project, 
Schedule the First Hearing, and Direct Issuance of Statutory Notices for the Pine Creek Ridge 
Road Improvement Special Assessment Project (Summer 2023). The motion carried 
unanimously with a roll call vote (Ledford - yes, Croft - yes, Hunt - yes, Lowe - yes, 
Mortensen - yes, Skolarus - yes, and Rogers - yes) 

10. Request for approval of Ordinance 230320 to Adopt an Ordinance of Moratorium on the
Submission, Review and Issuance of Applications, Permits, Licenses, or Approvals for any
Construction or Installation of Ground-mounted Solar Energy Collectors and/or Commercial
Solar Energy Systems and to Petition the Planning Commission to Initiate Zoning Ordinance
Amendments (Roll Call)

Moved by Hunt, supported by Skolarus to approve and adopt Ordinance No. 230320 to impose 
a moratorium on the Submission, Review and Issuance of Applications, Permits, Licenses, or 
approvals for any Construction or Installation of Ground-mounted Solar Energy Collectors 
and/or Commercial Solar Energy Systems and to Petition the Planning Commission to Initiate 
Zoning Ordinance Amendments.(Roll Call). The motion carried unanimously with a roll call 
vote (Ledford - yes, Croft - yes, Hunt - yes, Lowe - yes, Mortensen - yes, Skolarus - yes, 
and Rogers - yes) 

11. Request for approval of year end budget amendments for Fiscal Year 2022/2023 involving
budget fund numbers: 101, 202, 208, 212, 249, 401, and 464. (Roll Call)

Ms. VanMarter noted that one reason why the wages and salaries line items are over budget on 
this report is because they forgot to journal out the wages and salaries that were paid in the 
former fiscal year so those dollar amounts will be decreased once those journal entries occur. 

Moved by Lowe, supported by Mortensen, to approve the budget amendments to the Fiscal 
Year 2022/2023 Budget affecting Funds 101, 202, 208, 212, 249, 401, and 464. (Roll Call). The 
motion carried unanimously with a roll call vote (Ledford - yes, Croft - yes, Hunt - yes, 
Lowe - yes, Mortensen - yes, Skolarus - yes, and Rogers - yes) 

Member Discussion 

Ms. VanMarter stated construction of the Senior Survivor Park will begin soon. 

Adjournment 

Moved by Ledford, supported by Mortensen, to adjourn the meeting at 7:10 pm. The motion 
carried unanimously. 

04/17/2023 - Township Board of Trustees Clarified Meeting date of approved minutes as March 20, 2023
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Genoa Charter Township Board Meeting 
March 23, 2023 
Approved Minutes 
 

5 

 
Respectfully Submitted, 
 
 
Patty Thomas 
Recording Secretary 
 
 
Approved: 
  Paulette Skolarus, Clerk  Bill Rogers, Supervisor 

 Genoa Charter Township  Genoa Charter Township 

04/17/2023 - Township Board of Trustees Clarified Meeting date of approved minutes as March 20, 2023

Packet Page 17

kelly
Line

kelly
Text Box
March 20,2023



1 

Resolution No. 5 – Pine Creek Ridge Road Improvement Project (Winter Tax 2023) 

GENOA CHARTER TOWNSHIP 

At a regular meeting of the Township Board of the Genoa Charter Township, Livingston County, 
Michigan, (the “Township”) held at the Township Hall on April 17, 2023 at 6:30 p.m., there were 

PRESENT: 

ABSENT: 

The following preamble and resolution were offered by ______________________and seconded 
by_____________________:           

Resolution Confirming Special Assessment Roll 

WHEREAS, the Board of Trustees of the Township has determined to proceed with the Pine Creek 
Ridge Road Improvement Project (Winter Tax 2023) within the Township as described in Exhibit A (the 
“Project”) and in accordance with Act No. 188, Michigan Public Acts of 1954, as amended; 

WHEREAS, the Board of Trustees of the Township intends to issue and sell bonds to advance the 
costs of the Project and to assess lands within the special assessment district to raise the money necessary 
to repay the bonds; 

WHEREAS, the Township Supervisor has prepared the Special Assessment Roll entitled Special 
Assessment Roll for the Pine Creek Ridge Road Improvement Project (Winter Tax 2023) (the “Proposed 
Roll”) and has filed the Proposed Roll with the Township Manager and Township Clerk; 

WHEREAS, the Township Board has scheduled a public hearing on the Proposed Roll and notice 
of the hearing has been properly provided; 

WHEREAS, the Township Board conducted the public hearing on the Proposed Roll on April 17, 
2023. 

NOW, THEREFORE, BE IT RESOLVED THAT: 

1. Roll Confirmed.  In accordance with Act No. 188, Michigan Public Acts of 1954, as
amended, and the laws of the State of Michigan, the Township Board hereby confirms the Special 
Assessment Roll for the Pine Creek Ridge Road Improvement Project (Winter 2023) (the “Roll”) (Exhibit 
B). 

2. Future Installments - Principal.  The Township Board determines that each special
assessment may be paid in fifteen equal installments.  The first installment shall be due December 1, 2023.  
Each subsequent installment shall be due at intervals 12 months from the due date of the first installment. 

3. Future Installments - Interest.  Special assessments may be paid in full up to May 17, 2023
without interest.  Thereafter, all unpaid installments shall bear interest, payable annually on each 
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installment due date, at a rate of one percent (1%) above the highest rate of interest borne by the Bonds 
that are being issued to finance the Project. 

4. Warrant.  The Township Clerk is hereby directed to attach a warrant (in the form of Exhibit
C to this resolution) to the Roll and to deliver such warrant and the Roll to the Township Treasurer, who 
shall thereupon collect the special assessments in accordance with the terms of this resolution, the Clerk’s 
warrant and the statutes of the State of Michigan. 

5. Inconsistent Prior Resolutions.  All previously adopted resolutions that are in conflict with
this resolution are repealed to the extent of such conflict. 

A vote on the foregoing resolution was taken and was as follows: 

YES: 

NO: 

ABSENT:    

CLERK’S CERTIFICATE 

The undersigned, being the duly qualified and acting Clerk of the Township, hereby certifies that 
(1) the foregoing is a true and complete copy of a resolution duly adopted by the Township Board at the
April 17, 2023 meeting of the Township Board, at which meeting a quorum was present and remained
throughout; (2) the original thereof is on file in the records in the Township Manager’s office; (3) the
meeting was conducted, and public notice thereof was given, pursuant to and in full compliance with the
Open Meetings Act (Act No. 267, Public Acts of Michigan, 1976, as amended); and (4) minutes of such
meeting were kept and will be or have been made available as required thereby.

______________________________________________ 
Paulette A. Skolarus, Genoa Charter Township Clerk 
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EXHIBIT A – THE PROJECT 
 

PINE CREEK RIDGE ROAD IMPROVEMENT PROJECT (WINTER TAX 2023) 
DESCRIPTION OF PROJECT 

A FIFTEEN-YEAR SPECIAL ASSESSMENT DISTRICT 
WITH PROJECTED COSTS AS FOLLOWS: 

 
• Total construction cost of the project:  $4,210,000.00 
• Total number of parcels:  266 
• Homeowners representing over 50% of property and frontage have signed petitions.   
• The Lake Villas of Pine Creek are contributing $58,197.67 which includes a contribution from 

the Township of $14,549.52 which is 25% of the project cost to the Lake Villas in accordance 
with Township policy.  

• The Township is contributing $399,000 to the project which is $1,500 per parcel in Pine Creek 
Ridge since this project will improve a public roadway in accordance with established policy.   

• The Township will need to sell bonds to finance the project.   The estimated interest for the 
district is 5.5% and the administrative cost is $144,000. 

• Project Cost:  
Construction Cost   $       4,210,000.00  

Administration and Bonding Costs  $           144,000.00  
TOTAL PROJECT COST  $       4,354,000.00  

Township Contribution to Pine Creek Ridge ($1,500 per parcel)  $         (399,000.00) 
Villas contribution including Township portion  $           (58,197.67) 

NET PROJECT COST  $       3,896,802.33  

• Total Principle Cost per Parcel is $14,649.63. 
• The annual principle payment is $976.64 with 5.5% interest applied to the outstanding balance.  
• The project will consist of: 

o Minor curb repair in areas that impede drainage as needed; 
o Drainage system cleaning and repair as necessary; 
o Reseal drainage structures in curblines from the inside and replace any loose or missing 

brick; 
o Removal of existing asphalt; 
o Proof roll the base to identify any soft and yielding areas to be addressed prior to 

placement of the asphalt pavement; and 
o Paving of 4.5 inches of 13A hot mix asphalt installed in 2 lifts with one lift of 2.5” and 

one of 2”.  
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Population: Special Assessment District (X032023)
OWNER
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5250 HIDDEN PINES DR
4711-36-101-001 X032023, Pine Creek R 14,649.63 CHUNN ERIN R & BRADLEY M

5258 HIDDEN PINES DR
4711-36-101-002 X032023, Pine Creek R 14,649.63 PROVANCHER REBECCA & JASON

5266 HIDDEN PINES DR
4711-36-101-003 X032023, Pine Creek R 14,649.63 DAVIS LIVING TRUST

5274 HIDDEN PINES DR
4711-36-101-004 X032023, Pine Creek R 14,649.63 REICHARDT KATHLEEN TRUST

5288 HIDDEN PINES DR
4711-36-101-005 X032023, Pine Creek R 14,649.63 FLETCHER JEFFREY & KELLY

5294 HIDDEN PINES CT
4711-36-101-006 X032023, Pine Creek R 14,649.63 PURDEA CRISTINA LTS 9.3

5300 HIDDEN PINES CT
4711-36-101-007 X032023, Pine Creek R 14,649.63 BUNKELMAN BRANDON & ASHLEE

5306 HIDDEN PINES CT
4711-36-101-008 X032023, Pine Creek R 14,649.63 SMITH JAMES & WEST BEVERLY RFT

5312 HIDDEN PINES CT
4711-36-101-009 X032023, Pine Creek R 14,649.63 FORTSON CRAIG

5318 HIDDEN PINES CT
4711-36-101-010 X032023, Pine Creek R 14,649.63 FRAZEE THOMAS M & LINDA M

5324 HIDDEN PINES CT
4711-36-101-011 X032023, Pine Creek R 14,649.63 FAGARAS SABASTIAN & BIT CLAUDIA

5332 HIDDEN PINES CT
4711-36-101-012 X032023, Pine Creek R 14,649.63 ZACK ERNIE & JACQUELINE TRUST

5366 HIDDEN PINES CT
4711-36-101-013 X032023, Pine Creek R 14,649.63 BAUER VICTORIA TRUSTEE

5350 HIDDEN PINES DR
4711-36-101-014 X032023, Pine Creek R 14,649.63 ALEXANDER PAMELA & PETER

5358 HIDDEN PINES DR
4711-36-101-015 X032023, Pine Creek R 14,649.63 STRICKLAND JEANNE

5370 HIDDEN PINES DR
4711-36-101-016 X032023, Pine Creek R 14,649.63 KOKALIS, GEORGE P. & CAROLYN

5374 HIDDEN PINES DR
4711-36-101-017 X032023, Pine Creek R 14,649.63 GELLERMAN JAMES & MAUREEN

5382 HIDDEN PINES DR
4711-36-101-018 X032023, Pine Creek R 14,649.63 ALLEN, JOHN H. & JOANN H.

5359 LAKE FOREST BLVD
4711-36-101-019 X032023, Pine Creek R 14,649.63 LOVETT PAUL & ANN REV JOINT TRUST

5337 LAKE FOREST BLVD
4711-36-101-020 X032023, Pine Creek R 14,649.63 SILLES, VICTOR & JOYCE

5315 LAKE FOREST BLVD
4711-36-101-021 X032023, Pine Creek R 14,649.63 DAY SCOTT A & SALLY A

5293 LAKE FOREST BLVD
4711-36-101-022 X032023, Pine Creek R 14,649.63 SMITH RAYMOND & REBECCA

5271 LAKE FOREST BLVD
4711-36-101-023 X032023, Pine Creek R 14,649.63 HUTCHESON DANIEL & JODIE

5261 HIDDEN PINES DR
4711-36-101-024 X032023, Pine Creek R 14,649.63 CUNNINGHAM JEFFERY & PAMELA

5269 HIDDEN PINES DR
4711-36-101-025 X032023, Pine Creek R 14,649.63 PUSKAR JONATHAN & MELISSA TRUST

7819 LOCHLIN DR
4711-36-101-026 X032023, Pine Creek R 14,649.63 LINGENFELTER, KENNETH

5285 HIDDEN PINES DR
4711-36-101-027 X032023, Pine Creek R 14,649.63 CRAIG SEAN & SARA

EXHIBIT B - SPECIAL ASSESSMENT ROLL FOR THE PINE CREEK RIDGE ROAD IMPROVEMENT PROJECT
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                                                                      5293 HIDDEN PINES DR                                   
   4711-36-101-028          X032023, Pine Creek R   14,649.63         MICHAELS REV FAMILY TRUST                              

 
                                                                      5341 HIDDEN PINES DR                                   
   4711-36-101-029          X032023, Pine Creek R   14,649.63         ROTTINGHAUS, STEVEN & KAREN L.                         

 
                                                                      5349 HIDDEN PINES DR                                   
   4711-36-101-030          X032023, Pine Creek R   14,649.63         FISHER, ALAN R. & JUDITH A.                            

 
                                                                      5387 LAKE RIDGE DR                                     
   4711-36-101-031          X032023, Pine Creek R   14,649.63         KIMBALL, DAVID & MARGUERITE                            

 
                                                                      5419 LAKE RIDGE DR                                     
   4711-36-101-032          X032023, Pine Creek R   14,649.63         COLEY RANDALL L                                        

 
                                                                      5451 LAKE RIDGE DR                                     
   4711-36-101-033          X032023, Pine Creek R   14,649.63         SIDOCK WILLIAM TRUST                                   

 
                                                                      5483 LAKE RIDGE DR                                     
   4711-36-101-034          X032023, Pine Creek R   14,649.63         SAWYER ROBERT & DEBORAH                                

 
                                                                      5515 LAKE RIDGE DR                                     
   4711-36-101-035          X032023, Pine Creek R   14,649.63         MARTABANO JOHN A & EMILY                               

 
                                                                      8959 BLOOMFIELD BLVD                                   
   4711-36-101-036          X032023, Pine Creek R   14,649.63         CRISCUOLO ROSARIO & DONNA                              

 
                                                                      5579 LAKE RIDGE DR                                     
   4711-36-101-037          X032023, Pine Creek R   14,649.63         O'CONNOR BRIAN & DONNA LIFE LEASE                      

 
                                                                      5611 LAKE RIDGE DR                                     
   4711-36-101-038          X032023, Pine Creek R   14,649.63         BELLHORN BRIAN & KUBIAK-SQUASHIC HO                    

 
                                                                      5643 LAKE RIDGE DR                                     
   4711-36-101-039          X032023, Pine Creek R   14,649.63         PORTA DAVID & AMANDA                                   

 
                                                                      5675 LAKE RIDGE DR                                     
   4711-36-101-040          X032023, Pine Creek R   14,649.63         MEZEL REVOCABLE LIVING TRUST                           

 
                                                                      5705 LAKE RIDGE DR                                     
   4711-36-101-041          X032023, Pine Creek R   14,649.63         DICKOW ROBERT & FARIAL TRUST                           

 
                                                                      5739 LAKE RIDGE DR                                     
   4711-36-101-042          X032023, Pine Creek R   14,649.63         POPOV IGOR & KARI                                      

 
                                                                      5771 LAKE RIDGE DR                                     
   4711-36-101-043          X032023, Pine Creek R   14,649.63         LAGERVELD SCOTT & COURTNEY                             

 
                                                                      5803 LAKE RIDGE DR                                     
   4711-36-101-044          X032023, Pine Creek R   14,649.63         HOPMAN ROBERT S & KATHY L                              

 
                                                                      5810 LAKE RIDGE DR                                     
   4711-36-101-045          X032023, Pine Creek R   14,649.63         BROWN, JEFFREY M. & MARCI                              

 
                                                                      5778 LAKE RIDGE DR                                     
   4711-36-101-046          X032023, Pine Creek R   14,649.63         MILETO VINCENT LIVING TRUST                            

 
                                                                      5746 LAKE RIDGE DR                                     
   4711-36-101-047          X032023, Pine Creek R   14,649.63         LABINE JEFFREY L & JEDYNAK JEAN M                      

 
                                                                      5714 LAKE RIDGE DR                                     
   4711-36-101-048          X032023, Pine Creek R   14,649.63         LEE ROBERT & JANET LTS 9.3                             

 
                                                                      5682 LAKE RIDGE DR                                     
   4711-36-101-049          X032023, Pine Creek R   14,649.63         BERG CHARLES&DERUITER LINDA LTS 9.3                    

 
                                                                      5650 LAKE RIDGE DR                                     
   4711-36-101-050          X032023, Pine Creek R   14,649.63         BIERLEIN JASON W. & HEATHER L. C.                      

 
                                                                      5622 LAKE RIDGE DR                                     
   4711-36-101-051          X032023, Pine Creek R   14,649.63         REICHARDT STEPHEN & CINNAMON                           

 
                                                                      5586 LAKE RIDGE DR                                     
   4711-36-101-052          X032023, Pine Creek R   14,649.63         VREELAND-RAPAI KATHRYN RLT                             

 
                                                                      5554 LAKE RIDGE DR                                     
   4711-36-101-053          X032023, Pine Creek R   14,649.63         RENYOLDS GREGORY & EYDIE LIV TRUST                     

 
                                                                      5522 LAKE RIDGE DR                                     
   4711-36-101-054          X032023, Pine Creek R   14,649.63         MAHALAK CAROLYN J TRUST                                
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                                                                      5490 LAKE RIDGE DR                                     
   4711-36-101-055          X032023, Pine Creek R   14,649.63         RAFFERTY DESMOND & LISA LTS 9.3                        

 
                                                                      5360 LAKE RIDGE DR                                     
   4711-36-101-059          X032023, Pine Creek R   14,649.63         SPINALE CHARLES & CAROL                                

 
                                                                      5365 HIDDEN PINES DR                                   
   4711-36-101-060          X032023, Pine Creek R   14,649.63         TEKIELE III BERNARD C & JENNIFER S                     

 
                                                                      5373 HIDDEN PINES DR                                   
   4711-36-101-061          X032023, Pine Creek R   14,649.63         MARSHALL BRYAN & KAY TRUST                             

 
                                                                      5381 HIDDEN PINES DR                                   
   4711-36-101-062          X032023, Pine Creek R   14,649.63         NAJJAR SHIRLEY TRUST                                   

 
                                                                      5389 HIDDEN PINES DR                                   
   4711-36-101-063          X032023, Pine Creek R   14,649.63         SLOANE JOSEPH C & LISANNE M                            

 
                                                                      5458 LAKE RIDGE DR                                     
   4711-36-101-068          X032023, Pine Creek R   14,649.63         TAYLOR TERRY & DARLENE LTS 9.3                         

 
                                                                      5394 LAKE RIDGE DR                                     
   4711-36-101-069          X032023, Pine Creek R   14,649.63         BECKER RALPH & ELLEN TRUST                             

 
                                                                      5417 RIVER RIDGE DR                                    
   4711-36-102-064          X032023, Pine Creek R   14,649.63         TEPPER CRAIG D & SHEILA                                

 
                                                                      5433 RIVER RIDGE DR                                    
   4711-36-102-065          X032023, Pine Creek R   14,649.63         MILLHOUSE JOHN & ROSANNE                               

 
                                                                      5445 RIVER RIDGE DR                                    
   4711-36-102-066          X032023, Pine Creek R   14,649.63         SAMMUT, VINCENT & JOYCE                                

 
                                                                      5457 RIVER RIDGE DR                                    
   4711-36-102-067          X032023, Pine Creek R   14,649.63         KLEBBA ELLEN L REV. LIVING TRUST                       

 
                                                                      5479 RIVER RIDGE DR                                    
   4711-36-102-068          X032023, Pine Creek R   14,649.63         WEINER ANDREW LTS 9.3                                  

 
                                                                      5495 RIVER RIDGE DR                                    
   4711-36-102-069          X032023, Pine Creek R   14,649.63         STACEY ERNEST & VICKIE LTS 9.3                         

 
                                                                      5515 RIVER RIDGE DR                                    
   4711-36-102-070          X032023, Pine Creek R   14,649.63         DAILY JEFFREY & ANNE                                   

 
                                                                      5533 RIVER RIDGE DR                                    
   4711-36-102-071          X032023, Pine Creek R   14,649.63         RUNYAN DAWN & ROGER                                    

 
                                                                      5555 RIVER RIDGE DR                                    
   4711-36-102-072          X032023, Pine Creek R   14,649.63         GAFOOR DANA                                            

 
                                                                      5573 RIVER RIDGE DR                                    
   4711-36-102-073          X032023, Pine Creek R   14,649.63         BERGMOOSER BRADLEY & KIMBERLY                          

 
                                                                      5591 RIVER RIDGE DR                                    
   4711-36-102-074          X032023, Pine Creek R   14,649.63         REED FRANK & SUSAN LIFE ESTATE                         

 
                                                                      5609 RIVER RIDGE DR                                    
   4711-36-102-075          X032023, Pine Creek R   14,649.63         POLLOCK , GREGORY & GINA                               

 
                                                                      7203 RIVER RIDGE CT                                    
   4711-36-102-076          X032023, Pine Creek R   14,649.63         MARTEL RICHARD & KATHLEEN                              

 
                                                                      7215 RIVER RIDGE CT                                    
   4711-36-102-077          X032023, Pine Creek R   14,649.63         PILCHAK GARY & THERESE LIFE ESTATE                     

 
                                                                      7220 RIVER RIDGE CT                                    
   4711-36-102-078          X032023, Pine Creek R   14,649.63         CLIFTON RAPLH & DIANE                                  

 
                                                                      7200 RIVER RIDGE CT                                    
   4711-36-102-079          X032023, Pine Creek R   14,649.63         HAUTAMAKI, DAVID & ROBIN                               

 
                                                                      5631 RIVER RIDGE DR                                    
   4711-36-102-080          X032023, Pine Creek R   14,649.63         LOVEJOY DANIEL W & KRISTIN                             

 
                                                                      5632 RIVER RIDGE DR                                    
   4711-36-102-081          X032023, Pine Creek R   14,649.63         URBAN HEATHER LTS 9.3                                  

 
                                                                      5610 RIVER RIDGE DR                                    
   4711-36-102-082          X032023, Pine Creek R   14,649.63         KOSAIAN, PAUL P. & JOANN M.                            
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                                                                      5588 RIVER RIDGE DR                                    
   4711-36-102-083          X032023, Pine Creek R   14,649.63         TOMBURRINI, MICHAEL & ROBIN                            

 
                                                                      5566 RIVER RIDGE DR                                    
   4711-36-102-084          X032023, Pine Creek R   14,649.63         WHITE, RICHARD & LYNDA                                 

 
                                                                      5544 RIVER RIDGE DR                                    
   4711-36-102-085          X032023, Pine Creek R   14,649.63         LIPHARDT MICHAEL & CONSTANCE                           

 
                                                                      5522 RIVER RIDGE DR                                    
   4711-36-102-086          X032023, Pine Creek R   14,649.63         WAGNER TERRANCE & POPPY KATHRYN                        

 
                                                                      5500 RIVER RIDGE DR                                    
   4711-36-102-087          X032023, Pine Creek R   14,649.63         KANNISTO RODNEY & CARA REV TRUST                       

 
                                                                      5468 RIVER RIDGE DR                                    
   4711-36-102-088          X032023, Pine Creek R   14,649.63         WYLIE FAMILY TRUST                                     

 
                                                                      5453 HIDDEN PINES DR                                   
   4711-36-102-089          X032023, Pine Creek R   14,649.63         RUSSELL BRYAN & KRISTIN                                

 
                                                                      5467 HIDDEN PINES DR                                   
   4711-36-102-090          X032023, Pine Creek R   14,649.63         ANDERSON SHANNON & ALT SAMUEL                          

 
                                                                      5485 HIDDEN PINES DR                                   
   4711-36-102-091          X032023, Pine Creek R   14,649.63         NAAB THOMAS & MARY ANITA LTS 9.3                       

 
                                                                      5507 HIDDEN PINES DR                                   
   4711-36-102-092          X032023, Pine Creek R   14,649.63         SHOCK, LARRY & JANICE                                  

 
                                                                      5523 HIDDEN PINES DR                                   
   4711-36-102-093          X032023, Pine Creek R   14,649.63         FITCHETT DANIEL & ANGELA                               

 
                                                                      5531 HIDDEN PINES DR                                   
   4711-36-102-094          X032023, Pine Creek R   14,649.63         KWAN VINCENT & JANICE                                  

 
                                                                      5553 HIDDEN PINES DR                                   
   4711-36-102-095          X032023, Pine Creek R   14,649.63         PEREIRA FAMILY LIVING TRUST                            

 
                                                                      7232 FOREST WAY                                        
   4711-36-102-096          X032023, Pine Creek R   14,649.63         GUBOW MARTIN & COLLEEN                                 

 
                                                                      7204 FOREST WAY                                        
   4711-36-102-097          X032023, Pine Creek R   14,649.63         HAYES, STEVEN M. & CINDY                               

 
                                                                      7176 FOREST WAY                                        
   4711-36-102-098          X032023, Pine Creek R   14,649.63         SCHOENHERR TOBIAS                                      

 
                                                                      7148 FOREST WAY                                        
   4711-36-102-099          X032023, Pine Creek R   14,649.63         SCHURIG REVOCABLE LIVING TRUST                         

 
                                                                      7120 FOREST WAY                                        
   4711-36-102-100          X032023, Pine Creek R   14,649.63         KEHOE, STEVEN & BARBARA                                

 
                                                                      7119 FOREST WAY                                        
   4711-36-102-101          X032023, Pine Creek R   14,649.63         CROUSE BRIAN C & ULLA                                  

 
                                                                      7119 FOREST WAY DR                                     
   4711-36-102-102          X032023, Pine Creek R   14,649.63         CROUSE BRIAN C & ULLA K                                

 
                                                                      5498 HIDDEN PINES DR                                   
   4711-36-102-103          X032023, Pine Creek R   14,649.63         QUINN RYAN & JILL LTS 9.3                              

 
                                                                      5474 HIDDEN PINES DR                                   
   4711-36-102-104          X032023, Pine Creek R   14,649.63         WOLFE THOMAS & JOANN                                   

 
                                                                      47 PARAISO CT                                          
   4711-36-102-105          X032023, Pine Creek R   14,649.63         ALBERTS STEPHEN & SHARON                               

 
                                                                      5450 HIDDEN PINES DR                                   
   4711-36-102-106          X032023, Pine Creek R   14,649.63         STAFFORD JOHN & KRISTA                                 

 
                                                                      5383 RIVER RIDGE DR                                    
   4711-36-102-107          X032023, Pine Creek R   14,649.63         SEBASTIAN, PAUL J. & LINDA K.                          

 
                                                                      5388 HIDDEN PINES DR                                   
   4711-36-102-108          X032023, Pine Creek R   14,649.63         ARIA MARY ELLEN                                        

 
                                                                      5326 LAKE FOREST BLVD                                  
   4711-36-102-109          X032023, Pine Creek R   14,649.63         WENDERSKI LEONARD & ANDREA LTS 9.3                     
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                                                                      5242 ARBOR BAY DR                                      
   4711-36-203-110          X032023, Pine Creek R   14,649.63         POYNTER, RICK E. & MARCIA A.                           

 
                                                                      5260 ARBOR BAY DR                                      
   4711-36-203-111          X032023, Pine Creek R   14,649.63         MANGINO, DENNIS                                        

 
                                                                      5278 ARBOR BAY DR                                      
   4711-36-203-112          X032023, Pine Creek R   14,649.63         BYERS BRUCE & DEBRA LTS 9.3                            

 
                                                                      5296 ARBOR BAY DR                                      
   4711-36-203-113          X032023, Pine Creek R   14,649.63         ORLICK FAMILY TRUST                                    

 
                                                                      225 E GRAND RIVER AVE STE 203                          
   4711-36-203-114          X032023, Pine Creek R   14,649.63         BURCHFIELD KENNETH                                     

 
                                                                      5368 ARBOR BAY DR                                      
   4711-36-203-115          X032023, Pine Creek R   14,649.63         BEAVER, THOMAS A.                                      

 
                                                                      5404 ARBOR BAY DR                                      
   4711-36-203-116          X032023, Pine Creek R   14,649.63         BUSCH, JOHN & JOSEPHINE                                

 
                                                                      5428 ARBOR BAY DR                                      
   4711-36-203-117          X032023, Pine Creek R   14,649.63         SEGLER, RAPHAEL M. & BETH A.                           

 
                                                                      4426 HEDGEWOOD                                         
   4711-36-203-118          X032023, Pine Creek R   14,649.63         GADDAM RAMESH & SHAILAJA                               

 
                                                                      5484 ARBOR BAY DR                                      
   4711-36-203-119          X032023, Pine Creek R   14,649.63         GASIOR TRUST                                           

 
                                                                      5502 ARBOR BAY DR                                      
   4711-36-203-120          X032023, Pine Creek R   14,649.63         CUCUZ, RANKO & VELINKA                                 

 
                                                                      5520 ARBOR BAY DR                                      
   4711-36-203-121          X032023, Pine Creek R   14,649.63         BOSKOVICH JACQUELINE ROSE TRUST                        

 
                                                                      5538 ARBOR BAY DR                                      
   4711-36-203-122          X032023, Pine Creek R   14,649.63         SNODGRASS DAVID A & DEBORAH L R                        

 
                                                                      5556 ARBOR BAY DR                                      
   4711-36-203-123          X032023, Pine Creek R   14,649.63         CARR NEIL & BEVERLEY                                   

 
                                                                      5572 ARBOR BAY CT                                      
   4711-36-203-124          X032023, Pine Creek R   14,649.63         CAMPBELL DOUGLAS & ANDREA TRUST                        

 
                                                                      5608 ARBOR BAY CT                                      
   4711-36-203-125          X032023, Pine Creek R   14,649.63         KOZA EDWARD M TRUST                                    

 
                                                                      5621 ARBOR BAY CT                                      
   4711-36-203-126          X032023, Pine Creek R   14,649.63         CAPATINA LEE                                           

 
                                                                      5603 ARBOR BAY CT                                      
   4711-36-203-127          X032023, Pine Creek R   14,649.63         HARKER TROY & ANNE                                     

 
                                                                      5585 ARBOR BAY CT                                      
   4711-36-203-128          X032023, Pine Creek R   14,649.63         SPEER, LOUIS & JEANETTE                                

 
                                                                      5567 ARBOR BAY CT                                      
   4711-36-203-129          X032023, Pine Creek R   14,649.63         JOSEPH LAWRENCE LIVING TRUST                           

 
                                                                      5549 ARBOR BAY CT                                      
   4711-36-203-130          X032023, Pine Creek R   14,649.63         BORSOS CARLA RLT                                       

 
                                                                      5531 ARBOR BAY CT                                      
   4711-36-203-131          X032023, Pine Creek R   14,649.63         EDWARDS PAUL & CATHERINE LTS 9.3                       

 
                                                                      5513 ARBOR BAY CT                                      
   4711-36-203-132          X032023, Pine Creek R   14,649.63         SNYDER DALE & SANDRA                                   

 
                                                                      5495 ARBOR BAY CT                                      
   4711-36-203-133          X032023, Pine Creek R   14,649.63         GAZAREK CRAIG & KARA                                   

 
                                                                      5477 ARBOR BAY CT                                      
   4711-36-203-134          X032023, Pine Creek R   14,649.63         JUSTICE, GARY W. & DONNA S.                            

 
                                                                      5459 ARBOR BAY CT                                      
   4711-36-203-135          X032023, Pine Creek R   14,649.63         HAYOSH BRADLEY J & MICHELLE                            

 
                                                                      5441 ARBOR BAY CT                                      
   4711-36-203-136          X032023, Pine Creek R   14,649.63         ZIMMERMAN, LOREN & BETH                                
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                                                                      5423 ARBOR BAY CT                                      
   4711-36-203-137          X032023, Pine Creek R   14,649.63         MCGARRY TRUST                                          

 
                                                                      5405 ARBOR BAY CT                                      
   4711-36-203-138          X032023, Pine Creek R   14,649.63         STEWART BRIAN G & JANET L                              

 
                                                                      5430 ARBOR BAY CT                                      
   4711-36-203-139          X032023, Pine Creek R   14,649.63         HAIGHT MARIA & JOHN                                    

 
                                                                      5464 ARBOR BAY CT                                      
   4711-36-203-140          X032023, Pine Creek R   14,649.63         HOLTON WADE & JILL                                     

 
                                                                      5482 ARBOR BAY CT                                      
   4711-36-203-141          X032023, Pine Creek R   14,649.63         VULGAMOTT SCHEMM TRUST                                 

 
                                                                      5500 ARBOR BAY CT                                      
   4711-36-203-142          X032023, Pine Creek R   14,649.63         GORMAN NATHANIEL & WICHER JOANNA                       

 
                                                                      5518 ARBOR BAY CT                                      
   4711-36-203-143          X032023, Pine Creek R   14,649.63         ALAMAT JARED C                                         

 
                                                                      5536 ARBOR BAY CT                                      
   4711-36-203-144          X032023, Pine Creek R   14,649.63         JOLLAY JEFFREY & RENEE                                 

 
                                                                      5571 ARBOR BAY DR                                      
   4711-36-203-145          X032023, Pine Creek R   14,649.63         BEATON, JAMES & MARY                                   

 
                                                                      5535 ARBOR BAY DR                                      
   4711-36-203-146          X032023, Pine Creek R   14,649.63         DAVIES ERIC & COURTNEY                                 

 
                                                                      5517 ARBOR BAY DR                                      
   4711-36-203-147          X032023, Pine Creek R   14,649.63         VANBROUCK, JOHN M. & DONNA M.                          

 
                                                                      5499 ARBOR BAY DR                                      
   4711-36-203-148          X032023, Pine Creek R   14,649.63         BUCK ERIC & ALEXANDER                                  

 
                                                                      5467 ARBOR BAY DR                                      
   4711-36-203-149          X032023, Pine Creek R   14,649.63         SCRUGGS RAYMOND A & MOLLY K                            

 
                                                                      5449 ARBOR BAY DR                                      
   4711-36-203-150          X032023, Pine Creek R   14,649.63         KRAUSE ANDREW & DIANE                                  

 
                                                                      5431 ARBOR BAY DR                                      
   4711-36-203-151          X032023, Pine Creek R   14,649.63         ODOM, SONNY L. & CASSIE L.                             

 
                                                                      5392 HIDDEN PINES DR                                   
   4711-36-301-152          X032023, Pine Creek R   14,649.63         HOUGHTON WILLIAM & ELIZABETH LTS                       

 
                                                                      5347 RIVER RIDGE DR                                    
   4711-36-301-153          X032023, Pine Creek R   14,649.63         LOURIA, MATTHEW A. & LAURIE R.                         

 
                                                                      5325 RIVER RIDGE DR                                    
   4711-36-301-154          X032023, Pine Creek R   14,649.63         SCHEBEL, JAY & JODI                                    

 
                                                                      5303 RIVER RIDGE DR                                    
   4711-36-301-155          X032023, Pine Creek R   14,649.63         STROHMAIER, ALAN H. & LINDA J.                         

 
                                                                      5281 RIVER RIDGE DR                                    
   4711-36-301-156          X032023, Pine Creek R   14,649.63         BYRNE BRENDAN & MELISSA                                

 
                                                                      5259 RIVER RIDGE DR                                    
   4711-36-301-157          X032023, Pine Creek R   14,649.63         HECKMAN PAUL R & KAREN L                               

 
                                                                      31044 SCENIC VIEW CIR                                  
   4711-36-301-158          X032023, Pine Creek R   14,649.63         CASTEEL, ROY L. & KATHY A.                             

 
                                                                      5215 RIVER RIDGE DR                                    
   4711-36-301-159          X032023, Pine Creek R   14,649.63         TEPER, RONALD D. & TINA L.                             

 
                                                                      5193 RIVER RIDGE DR                                    
   4711-36-301-160          X032023, Pine Creek R   14,649.63         KIM JONG YOON & EOM JUNG YOON                          

 
                                                                      5171 RIVER RIDGE DR                                    
   4711-36-301-161          X032023, Pine Creek R   14,649.63         MILLER, ANGUS & MANDANA                                

 
                                                                      5149 RIVER RIDGE DR                                    
   4711-36-301-162          X032023, Pine Creek R   14,649.63         MIKA, DAVID & SANDRA                                   

 
                                                                      5127 RIVER RIDGE DR                                    
   4711-36-301-163          X032023, Pine Creek R   14,649.63         EISENHART CHRISTOPHER                                  

Packet Page 26



v.1.0.8471.15513

   PARCEL                   ASSESSMENT NAME        ASSESSMENT         ADDRESS

Tentative Special Assessment Listing for GENOA TOWNSHIP

Population: Special Assessment District (X032023)
                                                                      OWNER

Page: 
DB: Genoa

03/27/2023

01:16 PM

7/10

 
                                                                      15480 LAGUNA CANYON RD STE 100                         
   4711-36-301-164          X032023, Pine Creek R   14,649.63         PMIT REI 2021-A LLC                                    

 
                                                                      5190 RIVER RIDGE DR                                    
   4711-36-301-165          X032023, Pine Creek R   14,649.63         HEWITT ROBERT J                                        

 
                                                                      5318 WYNDAM LN                                         
   4711-36-301-168          X032023, Pine Creek R   14,649.63         SANOW DANIEL & KATRINA                                 

 
                                                                      5336 WYNDAM LN                                         
   4711-36-301-169          X032023, Pine Creek R   14,649.63         DOA, JOSEPH & CONNIE                                   

 
                                                                      5354 WYNDAM LN                                         
   4711-36-301-170          X032023, Pine Creek R   14,649.63         FINAZZO NICOLO & HOLLY                                 

 
                                                                      5372 WYNDAM LN                                         
   4711-36-301-171          X032023, Pine Creek R   14,649.63         HETHERTON SEAN & JENNIFER                              

 
                                                                      5390 WYNDAM LN                                         
   4711-36-301-172          X032023, Pine Creek R   14,649.63         TRAPP HEATHER REVOCABLE TRUST                          

 
                                                                      5408 WYNDAM LN                                         
   4711-36-301-173          X032023, Pine Creek R   14,649.63         OLSEN DANIELLE & CHRISTOPHER                           

 
                                                                      5426 WYNDAM LN                                         
   4711-36-301-174          X032023, Pine Creek R   14,649.63         GIULIANI MATTHEW & GINA                                

 
                                                                      5444 WYNDAM LN                                         
   4711-36-301-175          X032023, Pine Creek R   14,649.63         HENGER DOUGLAS J & NANCY S                             

 
                                                                      5479 WYNDAM LN                                         
   4711-36-301-176          X032023, Pine Creek R   14,649.63         LEBRON ALEJANDRO & JENNIFER LTS 9.3                    

 
                                                                      7036 FOREST WAY                                        
   4711-36-301-177          X032023, Pine Creek R   14,649.63         SCHWAB MICHAEL & KELLI RLT                             

 
                                                                      7064 FOREST WAY                                        
   4711-36-301-178          X032023, Pine Creek R   14,649.63         SPINALE & HORKEY REV LIV TRUST                         

 
                                                                      7092 FOREST WAY                                        
   4711-36-301-179          X032023, Pine Creek R   14,649.63         TRACY MICHAEL & KAREN LTS 9.3                          

 
                                                                      7089 FOREST WAY                                        
   4711-36-301-180          X032023, Pine Creek R   14,649.63         COUSINS, CHRISTOPHER & SUSAN                           

 
                                                                      7061 FOREST WAY                                        
   4711-36-301-181          X032023, Pine Creek R   14,649.63         MEANEY JOSEPH & KAREN REV TRUST                        

 
                                                                      7033 FOREST WAY                                        
   4711-36-301-182          X032023, Pine Creek R   14,649.63         GREGORY RANDALL & YOUNG CHERI                          

 
                                                                      5415 WYNDAM LN                                         
   4711-36-301-183          X032023, Pine Creek R   14,649.63         DOUGLAS, MICHAEL J. & SHERRY P.                        

 
                                                                      5397 WYNDAM LN                                         
   4711-36-301-184          X032023, Pine Creek R   14,649.63         FINNEGAN DENNIS & MICHELLE                             

 
                                                                      5379 WYNDAM LN                                         
   4711-36-301-185          X032023, Pine Creek R   14,649.63         HODGES GLENN                                           

 
                                                                      5361 WYNDAM LN                                         
   4711-36-301-186          X032023, Pine Creek R   14,649.63         DOUGHTERY MAURINE & JAMES                              

 
                                                                      5327 WYNDAM LN                                         
   4711-36-301-187          X032023, Pine Creek R   14,649.63         HENDERSHOT REVOCABLE TRUST                             

 
                                                                      5268 RIVER RIDGE DR                                    
   4711-36-301-188          X032023, Pine Creek R   14,649.63         MACFARLANE SCOTT & DELYNNE                             

 
                                                                      5290 RIVER RIDGE DR                                    
   4711-36-301-189          X032023, Pine Creek R   14,649.63         THOMPSON LESLIE                                        

 
                                                                      5308 RIVER RIDGE DR                                    
   4711-36-301-190          X032023, Pine Creek R   14,649.63         MARLATT MARC R & LESLIE                                

 
                                                                      5330 RIVER RIDGE DR                                    
   4711-36-301-191          X032023, Pine Creek R   14,649.63         BEITZ, JR., WILLIAM J.                                 

 
                                                                      5330 RIVER RIDGE DR                                    
   4711-36-301-192          X032023, Pine Creek R   14,649.63         BEITZ, JR., WILLIAM & GAIL E.                          
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                                                                      5499 WYNDAM LN                                         
   4711-36-301-193          X032023, Pine Creek R   14,649.63         KLEIN CHARLES & SPITZLEY LISA RT                       

 
                                                                      5517 WYNDAM LN                                         
   4711-36-301-194          X032023, Pine Creek R   14,649.63         DELLICOLLI ANTHONY & ANITA LTS 9.3                     

 
                                                                      5535 WYNDAM LN                                         
   4711-36-301-195          X032023, Pine Creek R   14,649.63         GORDON IAIN & ELIZABETH                                

 
                                                                      5553 WYNDAM LN                                         
   4711-36-301-196          X032023, Pine Creek R   14,649.63         BIHLMEYER DANIEL J & JULIE K                           

 
                                                                      5571 WYNDAM LN                                         
   4711-36-301-197          X032023, Pine Creek R   14,649.63         ROBINSON ANTHONY D & AMY M RLT                         

 
                                                                      5589 WYNDAM LN                                         
   4711-36-301-198          X032023, Pine Creek R   14,649.63         CHERESKO DANIEL & DONNA                                

 
                                                                      5607 WYNDAM LN                                         
   4711-36-301-199          X032023, Pine Creek R   14,649.63         CUBR, JAMES & MARY JO                                  

 
                                                                      5625 WYNDAM LN                                         
   4711-36-301-200          X032023, Pine Creek R   14,649.63         DEMERY CHAD E. LAURIE A.                               

 
                                                                      33346 GLENDALE ST                                      
   4711-36-301-201          X032023, Pine Creek R   14,649.63         BONGERO DAVID & WENDY                                  

 
                                                                      7348 FOREST WAY                                        
   4711-36-301-202          X032023, Pine Creek R   14,649.63         PETERSON WILLIAM R & SHANNON M                         

 
                                                                      7326 FOREST WAY                                        
   4711-36-301-203          X032023, Pine Creek R   14,649.63         KOSTER DAVID F & KELLY B                               

 
                                                                      7304 FOREST WAY                                        
   4711-36-301-204          X032023, Pine Creek R   14,649.63         SOVRAN DANIEL LTS 9.3                                  

 
                                                                      7280 FOREST WAY                                        
   4711-36-301-205          X032023, Pine Creek R   14,649.63         PARRELL ERIC & HEATHER                                 

 
                                                                      7256 FOREST WAY                                        
   4711-36-301-206          X032023, Pine Creek R   14,649.63         SMITH STEPHEN & REBECCA                                

 
                                                                      7253 FOREST WAY CT                                     
   4711-36-301-207          X032023, Pine Creek R   14,649.63         LONGSWORTH BLAINE T & SUSAN A                          

 
                                                                      7125 FOREST WAY CT                                     
   4711-36-301-208          X032023, Pine Creek R   14,649.63         MERCATANTE STEVEN D & DENISE N                         

 
                                                                      7143 FOREST WAY CT                                     
   4711-36-301-209          X032023, Pine Creek R   14,649.63         MCDONALD CHRISTOPHER & COMBE-DUQUET                    

 
                                                                      7136 FOREST WAY CT                                     
   4711-36-301-210          X032023, Pine Creek R   14,649.63         SCHOCK HAROLD & MA JIA                                 

 
                                                                      1396 BAYWOOD CIR                                       
   4711-36-301-211          X032023, Pine Creek R   14,649.63         VANDERHOVEL JASON                                      

 
                                                                      7100 FOREST WAY CT                                     
   4711-36-301-212          X032023, Pine Creek R   14,649.63         MASSEY BARBARA                                         

 
                                                                      5732 WYNDAM LN                                         
   4711-36-301-215          X032023, Pine Creek R   14,649.63         HOUSE KEVIN & SARA                                     

 
                                                                      5714 WYNDAM LN                                         
   4711-36-301-216          X032023, Pine Creek R   14,649.63         HENWOOD, GREGORY J. & CYNTHIA R.                       

 
                                                                      5696 WYNDAM LN                                         
   4711-36-301-217          X032023, Pine Creek R   14,649.63         OMALLEY BRENDAN & EILEEN                               

 
                                                                      5678 WYNDAM LN                                         
   4711-36-301-218          X032023, Pine Creek R   14,649.63         ERRER RAYMOND & LORI                                   

 
                                                                      5660 WYNDAM LN                                         
   4711-36-301-219          X032023, Pine Creek R   14,649.63         KIME ELIZABETH & BRIAN                                 

 
                                                                      5744 WYNDAM LN                                         
   4711-36-301-222          X032023, Pine Creek R   14,649.63         WYBO CHRISTOPHER & CHRISTINE LTS9.3                    

 
                                                                      5749 WYNDAM LN                                         
   4711-36-301-223          X032023, Pine Creek R   14,649.63         KOTRBA CHAD M & LINDSEY M                              
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                                                                      5783 WYNDAM LN                                         
   4711-36-301-224          X032023, Pine Creek R   14,649.63         SHACKA RANDY S & REBECCA E                             

 
                                                                      6000 BARCLAY DR                                        
   4711-36-301-225          X032023, Pine Creek R   14,649.63         LAUINGER PAUL & MARGARET                               

 
                                                                      5988 BARCLAY DR                                        
   4711-36-301-226          X032023, Pine Creek R   14,649.63         GILLEYLEN TIMOTHY & JERILYN                            

 
                                                                      5976 BARCLAY DR                                        
   4711-36-301-227          X032023, Pine Creek R   14,649.63         SCHNEIDER KATIE & JASON                                

 
                                                                      5964 BARCLAY DR                                        
   4711-36-301-228          X032023, Pine Creek R   14,649.63         JAWORSKI, THOMAS S. & MELISSA D.                       

 
                                                                      7341 PINE VISTA DR                                     
   4711-36-301-229          X032023, Pine Creek R   14,649.63         LONGSWORTH, EVELYN A. TRUST                            

 
                                                                      214 S 3RD ST                                           
   4711-36-301-230          X032023, Pine Creek R   14,649.63         GROVE KENNETH & EVA                                    

 
                                                                      5850 HARTFORD WAY                                      
   4711-36-301-231          X032023, Pine Creek R   14,649.63         CROSKEY, FRANK J. & JANICE G.                          

 
                                                                      5842 HARTFORD WAY                                      
   4711-36-301-232          X032023, Pine Creek R   14,649.63         DEMATTOS MATTHEW & NANCY                               

 
                                                                      5830 HARTFORD WAY                                      
   4711-36-301-233          X032023, Pine Creek R   14,649.63         SHAMOON KOSAI & SHELLY                                 

 
                                                                      5853 HARTFORD WAY                                      
   4711-36-301-236          X032023, Pine Creek R   14,649.63         OGINSKY DANIEL & ANNA                                  

 
                                                                      5861 HARTFORD WAY                                      
   4711-36-301-237          X032023, Pine Creek R   14,649.63         MARSEE JEFFERY & KOCH-MARSEE DIANA                     

 
                                                                      5869 HARTFORD WAY                                      
   4711-36-301-238          X032023, Pine Creek R   14,649.63         MCCONEGHY NICHOLAS & ALLISON                           

 
                                                                      5877 HARTFORD WAY                                      
   4711-36-301-239          X032023, Pine Creek R   14,649.63         PAGE THOMAS & BEVERLY LTS 9.3                          

 
                                                                      5885 HARTFORD WAY                                      
   4711-36-301-240          X032023, Pine Creek R   14,649.63         HICKEY THOMAS J & MARGARET L                           

 
                                                                      PO BOX 884                                             
   4711-36-301-241          X032023, Pine Creek R   14,649.63         SPEZIA JOSEPH, MONICA, ROBERT                          

 
                                                                      7987 STATE ST                                          
   4711-36-301-242          X032023, Pine Creek R   14,649.63         JONES KELLY TRUST                                      

 
                                                                      6046 NOTTINGHAM PT                                     
   4711-36-301-243          X032023, Pine Creek R   14,649.63         AYLOR TIMOTHY & JENNIFER                               

 
                                                                      5917 HARTFORD WAY                                      
   4711-36-301-244          X032023, Pine Creek R   14,649.63         MIZE JOHN & SEAGRAM LAURA TRUSTS                       

 
                                                                      5929 HARTFORD WAY                                      
   4711-36-301-245          X032023, Pine Creek R   14,649.63         ZIELINSKI MICHAEL & MICHELLE                           

 
                                                                      5937 HARTFORD WAY                                      
   4711-36-301-246          X032023, Pine Creek R   14,649.63         KENNEDY DAVID L                                        

 
                                                                      5937 HARTFORD WAY                                      
   4711-36-301-247          X032023, Pine Creek R   14,649.63         KENNEDY DAVID L                                        

 
                                                                      5953 HARTFORD WAY                                      
   4711-36-301-248          X032023, Pine Creek R   14,649.63         ZACCAGNI PAUL & MICHELE                                

 
                                                                      5961 HARTFORD WAY                                      
   4711-36-301-249          X032023, Pine Creek R   14,649.63         HARVILL MARK & ELLIE                                   

 
                                                                      5969 HARTFORD WAY                                      
   4711-36-301-250          X032023, Pine Creek R   14,649.63         FRITSCH LIVING TRUST                                   

 
                                                                      5977 HARTFORD WAY                                      
   4711-36-301-251          X032023, Pine Creek R   14,649.63         HANDELSMAN DENISE L.                                   

 
                                                                      5985 HARTFORD WAY                                      
   4711-36-301-252          X032023, Pine Creek R   14,649.63         SORNSON ROBERT & NANCY                                 
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                                                                      6025 WYNDAM LN                                         
   4711-36-301-253          X032023, Pine Creek R   14,649.63         GARAGIOLA, STEPHEN E. & CAROL H.                       

 
                                                                      6037 WYNDAM LN                                         
   4711-36-301-254          X032023, Pine Creek R   14,649.63         BULGER, HAROLD W. & SANDRA A.                          

 
                                                                      5980 HARTFORD WAY                                      
   4711-36-301-255          X032023, Pine Creek R   14,649.63         DIAMANTONI ZACHARY                                     

 
                                                                      5987 WYNDAM LANE                                       
   4711-36-301-256          X032023, Pine Creek R   14,649.63         AMINE, MICHAEL & MARCY ANN                             

 
                                                                      5975 WYNDAM LN                                         
   4711-36-301-257          X032023, Pine Creek R   14,649.63         YANALUNAS KYLE & HELEN & MARK                          

 
                                                                      1936 MAGNOLIA DR                                       
   4711-36-301-258          X032023, Pine Creek R   14,649.63         CORIC MATTHEW & LISA R                                 

 
                                                                      5951 WYNDAM LN                                         
   4711-36-301-259          X032023, Pine Creek R   14,649.63         SCIORE ANTONIO & ROSE                                  

 
                                                                      5995 BARCLAY DR                                        
   4711-36-301-260          X032023, Pine Creek R   14,649.63         KING JOHN                                              

 
                                                                      5983 BARCLAY DR                                        
   4711-36-301-261          X032023, Pine Creek R   14,649.63         GARBACIK, MARK E. & MARY A.                            

 
                                                                      5971 BARCLAY DR                                        
   4711-36-301-262          X032023, Pine Creek R   14,649.63         DAVIS SPENCER & KRISTIN                                

 
                                                                      5959 BARCLAY DR                                        
   4711-36-301-263          X032023, Pine Creek R   14,649.63         PARKS BRADLEY & PATRICIA REV TRUST                     

 
                                                                      5906 HARTFORD WAY                                      
   4711-36-301-264          X032023, Pine Creek R   14,649.63         COJOCNEANU, SORIN & CLAUDIA                            

 
                                                                      5912 HARTFORD WAY                                      
   4711-36-301-265          X032023, Pine Creek R   14,649.63         MESSMANN RICHARD & ROBIN LTS 9.3                       

 
                                                                      5920 HARTFORD WAY                                      
   4711-36-301-266          X032023, Pine Creek R   14,649.63         SALINE NATALIE                                         

 
                                                                      5934 HARTFORD WAY                                      
   4711-36-301-267          X032023, Pine Creek R   14,649.63         MCGAFFNEY BENJAMIN & LAURA                             

 
                                                                      5950 HARTFORD WAY                                      
   4711-36-301-268          X032023, Pine Creek R   14,649.63         SHIPMAN DIAR & BETH TRUST                              

 
                                                                      5966 HARTFORD WAY                                      
   4711-36-301-269          X032023, Pine Creek R   14,649.63         PENNINGTON PHILLIP & CAROLYN                           

 
                                                                      5300 WYNDAM LN                                         
   4711-36-301-271          X032023, Pine Creek R   14,649.63         LORENCE JENNIFER REV. TRUST                            

 
                                                                      7335 FOREST WAY                                        
   4711-36-301-274          X032023, Pine Creek R   14,649.63         NINER CRAIG                                            

 
                                                                      7359 FOREST WAY                                        
   4711-36-301-275          X032023, Pine Creek R   14,649.63         ROSSER DAVID & JEAN TRUST                              

 
                                                                      47064 NORTHUMERLAND ST                                 
   4711-36-301-276          X032023, Pine Creek R   14,649.63         ZDZIEBKO MICHAEL                                       

 
                                                                      5756 WYNDAM LN                                         
   4711-36-301-277          X032023, Pine Creek R   14,649.63         WILLIAMS DAN & KEENER AMANDA                           

 
                                                                      5845 HARTFORD WAY                                      
   4711-36-301-280          X032023, Pine Creek R   14,649.63         BEAVER FAMILY TRUST                                    

   # OF PARCELS: 266        TOTALS:              3,896,801.58                                                                
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EXHIBIT C 

WARRANT 

TO: Esteemed Treasurer 
Genoa Charter Township 
Livingston County, Michigan 

I certify that attached to this Warrant is a true copy of the special assessment roll for 
the Genoa Charter Township Pine Creek Ridge Road Improvement Project (Winter Tax 2023) 
(the "Roll") confirmed by the Township Board on April 17, 2023 (the “Confirming 
Resolution”).  You are hereby directed to proceed to collect the amounts due on such Roll in 
accordance with this Warrant, the Confirming Resolution and the statutes of the State of 
Michigan. 

___________________________________ 
Paulette A. Skolarus 
Genoa Charter Township Clerk 
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Resolution #1 – Stillriver Drive Road Rehabilitation Special Assessment Project (Summer Tax 2023) 

GENOA CHARTER TOWNSHIP 

At a regular meeting of the Township Board of Genoa Charter Township, Livingston County, Michigan, 
(the “Township”) held at the Township Hall on April 17, 2023, at 6:30 p.m., there were 

PRESENT:   

ABSENT:    

The following preamble and resolution were offered by ________________ and seconded 
by_______________. 

Resolution to Proceed with the 
Project and Direct 

Preparation of the Plans and Cost Estimates 
 

WHEREAS, the Township Manager reported that petitions have been filed for the Stillriver Drive Road 
Rehabilitation Project as described in Exhibit A (the "Project") under the authority of Act No 188, Michigan 
Public Acts of 1954, as amended;  

WHEREAS, the Supervisor reported that the Assessor has checked the signatures on the petitions by 
record owners of land within the Township contained within the district described above and had prepared and 
filed a report setting forth the percentage of record owners of lands by frontage within the district who signed 
the petitions which amounted to more than fifty percent (50%); and  

WHEREAS, the creation of a Special Assessment District for the Stillriver Drive Road Rehabilitation 
Project is appropriate pursuant to Section 2 of Act No. 188, Michigan Public Acts of 1954. 

NOW, THEREFORE, BE IT RESOLVED THAT: 

1. In accordance with Act No. 188, Michigan Public Acts of 1954, as amended, and the laws of the 
State of Michigan, the Township Supervisor is directed to have plans prepared illustrating the Project, the 
location of the Project, and an estimate of the cost of the Project. 

2. The plans and estimates identified in paragraph 1, when prepared, shall be filed with the 
Township Manager.  
 
A vote on the foregoing resolution was taken and was as follows: 

YES:  

NO:  

ABSENT:   

  

Packet Page 32



 
 

CLERK’S CERTIFICATE 

The undersigned, being the duly qualified and acting Clerk of the Township, hereby certifies that (1) the 
foregoing is a true and complete copy of a resolution duly adopted by the Township Board at a meeting of the 
Township Board on April 17, 2023, at which meeting a quorum was present and remained throughout; (2) the 
original thereof is on file in the records in my office; (3) the meeting was conducted, and public notice thereof 
was given, pursuant to and in full compliance with the Open Meetings Act (Act No. 267, Public Acts of 
Michigan, 1976, as amended); and (4) minutes of such meeting were kept and will be or have been made 
available as required thereby. 

 
 
__________________________________ 

       Paulette A. Skolarus, Clerk 
      Genoa Charter Township  
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EXHIBIT A – THE PROJECT 
 

STILLRIVER DRIVE ROAD REHABILITATION PROJECT (SUMMER TAX 2023) 
DESCRIPTION OF PROJECT 

A TEN-YEAR SPECIAL ASSESSMENT DISTRICT 
WITH PROJECTED COSTS AS FOLLOWS: 

 
This public road improvement project (the “Project”) involves rehabilitating a portion of Stillriver Drive 
including a cul-de-sac which is west of Natanna Drive in the Ravines of Rolling Ridge subdivision.   The 
project includes the removal of the existing asphalt pavement and placing new hot mix asphalt in two 
lifts.   The project also includes clean out of the drainage system and video-tape prior to road 
rehabilitation to determine repair needs prior to placing the hot mix asphalt pavement.  All drainage 
structures in the curb lines shall be resealed from the inside and any loose or missing brick replaced and 
repaired as necessary.  This project benefits the property owners of Lots 25-51 of the Ravines of Rolling 
Ridge Subdivision in Genoa Charter Township. 
 
The total construction cost of the project is $125,000.   There are 27 parcels which front on this section of 
road.  A supermajority of homeowners representing over 77% of property have signed petitions.  The 
Township is contributing $31,250 to the project which is 25% of the project cost since this project will 
improve a public roadway in accordance with established policy.  The estimated interest for the district is 
2% and the administrative cost is $2,000.  The total principle cost per parcel is $3,546.30.   The annual 
principle payment per parcel is $354.63 with 2% interest applied to the outstanding balance.  
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Resolution #2 – Stillriver Drive Road Rehabilitation 
Special Assessment Project (Summer Tax 2023) 

 
GENOA CHARTER TOWNSHIP 

At a regular meeting of the Township Board of Genoa Charter Township of Livingston County, Michigan (the 
“Township”) held at the Township Hall on April 17, 2023 at 6:30 p.m. there were 

PRESENT:   

ABSENT:    

 The following preamble and resolution were offered by ______________and seconded by ______________. 

Resolution to Approve the Project, 
Schedule the First Hearing for May 1, 2023 

And Direct the Issuance of Statutory Notices 
 

WHEREAS, the Board of Trustees of Genoa Charter Township has decided to make road improvements in the 
Township which project shall be known as the Stillriver Drive Road Rehabilitation Project (Summer Tax 2023) as 
described in Exhibit A (the “Project”); 

WHEREAS, preliminary plans describing the Project and its location in the Township and a preliminary estimate 
of the cost of the Project, prepared by the Livingston County Road Commission have been filed with the Township 
Manager; 

WHEREAS, after reviewing the plans and cost estimate, the Board of Trustees desires to proceed with the Project 
in accordance with Act No. 188, Michigan Public Acts of 1954, as amended; 

WHEREAS, the Board of Trustees of Genoa Charter Township has determined to levy special assessments 
against the lands specially benefited by the Project, and to expend funds of the Township therefore in anticipation of the 
collection of such special assessments to defray all or part of the cost of the Project, all pursuant to and as authorized by 
Act. No. 188, Public Acts of Michigan 1954, as; 

WHEREAS, the special assessment district for the Project has been tentatively determined by the Township 
Manager and is described in Exhibit B; 

NOW, THEREFORE, BE IT RESOLVED THAT: 
1. The Board of Trustees of the Township hereby tentatively declares its intention to proceed with the Project. 
2. The Board of Trustees of the Township hereby declares its intention to make the improvement and tentatively 

designates the special assessment district against which the cost of the improvement and maintenance is to be assessed 
as described in Exhibit B. 

3. In accordance with Act No. 188, Michigan Public Acts of 1954, as amended, and the laws of the State of Michigan, 
there shall be a public hearing on the Project and the proposed Special Assessment District for the Project which is 
known as the “Stillriver Drive Road Rehabilitation Special Assessment District (Summer Tax 2023).” 

4. The public hearing will be held on May 1, 2023 at 6:30 p.m., at the offices of Genoa Charter Township, 2911 Dorr 
Road, Brighton, Michigan 48116. 

5. The Township Manager is directed to mail, by first class mail, a notice of the public hearing to each owner of or party 
in interest in property to be assessed, whose name appears upon the last Township tax assessment records. The last 
Township tax assessment records means the last assessment roll for ad valorem tax purposes which has been reviewed 
by the Township Board of Review, as supplemented by any subsequent changes in the names or addresses of such 
owners or parties listed thereon. The notice to be mailed by the Township Manager shall be similar to the notice 
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attached as Exhibit C and shall be mailed by first class mail on or before April 20, 2023. Following the mailing of the 
notices, the Township Manager shall complete an affidavit of mailing similar to the affidavit set forth in Exhibit D. 

6. The Township Manager is directed to publish a notice of the public hearing in the Livingston County Daily Press & 
Argus, a newspaper of general circulation within the Township. The notice shall be published twice, once on or before 
April 21, 2023 and once on or before April 28, 2023. The notice shall be in a form substantially similar to the notice 
attached as Exhibit C. 
 

A vote on the foregoing resolution was taken as was as follows: 

YES:  

NO:       
  
ABSENT:   

 

 

 

CLERK’S CERTIFICATE 

The Undersigned, being duly qualified and acting Clerk of the Township, hereby certifies that (1) the 
foregoing is a true and complete copy of a resolution duly adopted by the Board of Trustees at a meeting of 
the Township Board on April 17, 2023, at which meeting a quorum was present and remained throughout; (2) 
the original thereof is on file in the records of the Manager’s office; (3) the meeting was conducted, and 
public notice thereof was given, pursuant to and in full compliance with the Open Meetings Act (Act. No. 
267, Public Acts of Michigan, 1976, as amended); and (4) minutes of such meeting were kept and will be or 
have been made available as required thereby. 

 

______________________ 

Paulette A Skolarus 
Genoa Charter Township Clerk 
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EXHIBIT B – THE PROJECT 

 STILLRIVER DRIVE ROAD REHABILITATION PROJECT (SUMMER TAX 2023) 
DESCRIPTION OF PROJECT 

A TEN-YEAR SPECIAL ASSESSMENT DISTRICT  
WITH PROJECTED COSTS AS FOLLOWS:  

 

This public road improvement project (the “Project”) involves rehabilitating a portion of Stillriver Drive including a cul-
de-sac which is west of Natanna Drive in the Ravines of Rolling Ridge subdivision.   The project includes the removal of 
the existing asphalt pavement and placing new hot mix asphalt in two lifts.   The project also includes clean out of the 
drainage system and video-tape prior to road rehabilitation to determine repair needs prior to placing the hot mix asphalt 
pavement.  All drainage structures in the curb lines shall be resealed from the inside and any loose or missing brick 
replaced and repaired as necessary.  This project benefits the property owners of Lots 25-51 of the Ravines of Rolling 
Ridge Subdivision in Genoa Charter Township. 

 
The total construction cost as prepared by the Livingston County Road Commission for the project is $125,000.   There 
are 27 parcels which front on this section of road.  A supermajority of homeowners representing over 77% of property 
have signed petitions.  The Township is contributing $31,250 to the project which is 25% of the project cost since this 
project will improve a public roadway in accordance with established policy.  The estimated interest for the district is 2% 
and the administrative cost is $2,000.  The total principle cost per parcel is $3,546.30.   The annual principle payment per 
parcel is $354.63 with 2% interest applied to the outstanding balance. 
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EXHIBIT B – The District 

The Stillriver Drive Road Rehabilitation Special Assessment Project (Summer Tax 2023) is being designed to serve the 
properties in the Special Assessment District, which district is illustrated on the map below and includes the specific 
properties that are identified by the following permanent parcel numbers: 

Parcel Number Property Address Parcel Number Property Address 
11-05-102-025 3079 STILLRIVER DR 11-05-102-039 3022 STILLRIVER DR 
11-05-102-026 3061 STILLRIVER DR 11-05-102-040 3028 STILLRIVER DR 
11-05-102-027 3055 STILLRIVER DR 11-05-102-041 3034 STILLRIVER DR 
11-05-102-028 3051 STILLRIVER DR 11-05-102-042 3040 STILLRIVER DR 
11-05-102-029 3047 STILLRIVER DR 11-05-102-043 3046 STILLRIVER DR 
11-05-102-030 3043 STILLRIVER DR 11-05-102-044 3052 STILLRIVER DR 
11-05-102-031 3039 STILLRIVER DR 11-05-102-045 3058 STILLRIVER DR 
11-05-102-032 3033 STILLRIVER DR 11-05-102-046 3064 STILLRIVER DR 
11-05-102-033 3027 STILLRIVER DR 11-05-102-047 3070 STILLRIVER DR 
11-05-102-034 3023 STILLRIVER DR 11-05-102-048 3076 STILLRIVER DR 
11-05-102-035 3019 STILLRIVER DR 11-05-102-049 3082 STILLRIVER DR 
11-05-102-036 3013 STILLRIVER DR 11-05-102-050 3088 STILLRIVER DR 
11-05-102-037 3010 STILLRIVER DR 11-05-102-051 3094 STILLRIVER DR 
11-05-102-038 3016 STILLRIVER DR   
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EXHIBIT C – NOTICE OF PUBLIC HEARING 
 

GENOA CHARTER TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN 
NOTICE OF PUBLIC HEARING – MAY 1, 2023 AT 6:30PM 

UPON A PROPOSED STILLRIVER DRIVE ROAD REHABILITATION PROJECT 
AND SPECIAL ASSESSMENT DISTRICT (Summer Tax 2023) 

 
NOTICE IS HEREBY GIVEN: 

(1) The Township Board of Genoa Charter Township, Livingston County, Michigan, in accordance with the laws of 
the State of Michigan, will hold a Public Hearing on May 1, 2023 at 6:30 p.m., at the Genoa Charter Township 
Offices, 2911 Dorr Road, Brighton, Michigan 48116, to review the following proposed special assessment district 
and to hear any objections thereto and to the proposed project as follows:   
 

STILLRIVER DRIVE ROAD REHABILITATION PROJECT 
SPECIAL ASSESSMENT DISTRICT (Summer Tax 2023) 

 
(2) This public road improvement project (the “Project”) involves rehabilitating a portion of Stillriver Drive including 

a cul-de-sac which is west of Natanna Drive in the Ravines of Rolling Ridge subdivision.   The project includes 
the removal of the existing asphalt pavement and placing new hot mix asphalt in two lifts.   The project also 
includes clean out of the drainage system and video-tape prior to road rehabilitation to determine repair needs 
prior to placing the hot mix asphalt pavement.  All drainage structures in the curb lines shall be resealed from the 
inside and any loose or missing brick replaced and repaired as necessary.  This project benefits the property 
owners of Lots 25-51 of the Ravines of Rolling Ridge Subdivision in Genoa Charter Township. 
 

(3) The total construction cost of the project is $125,000.   There are 27 parcels which front on this section of road.  A 
supermajority of homeowners representing over 77% of property have signed petitions.  The Township is 
contributing $31,250 to the project which is 25% of the project cost since this project will improve a public 
roadway in accordance with established policy.  The estimated interest for the district is 2% and the 
administrative cost is $2,000.  The total principle cost per parcel is $3,546.30.   The annual principle payment per 
parcel is $354.63 with 2% interest applied to the outstanding balance. 

 
(4) The Project is being designed to serve the properties in the Special Assessment District, which district is 

illustrated on the map and includes the specific properties that are identified by the following parcel numbers and 
addresses: 

Parcel Number Property Address Parcel Number Property Address 
11-05-102-025 3079 STILLRIVER DR 11-05-102-039 3022 STILLRIVER DR 
11-05-102-026 3061 STILLRIVER DR 11-05-102-040 3028 STILLRIVER DR 
11-05-102-027 3055 STILLRIVER DR 11-05-102-041 3034 STILLRIVER DR 
11-05-102-028 3051 STILLRIVER DR 11-05-102-042 3040 STILLRIVER DR 
11-05-102-029 3047 STILLRIVER DR 11-05-102-043 3046 STILLRIVER DR 
11-05-102-030 3043 STILLRIVER DR 11-05-102-044 3052 STILLRIVER DR 
11-05-102-031 3039 STILLRIVER DR 11-05-102-045 3058 STILLRIVER DR 
11-05-102-032 3033 STILLRIVER DR 11-05-102-046 3064 STILLRIVER DR 
11-05-102-033 3027 STILLRIVER DR 11-05-102-047 3070 STILLRIVER DR 
11-05-102-034 3023 STILLRIVER DR 11-05-102-048 3076 STILLRIVER DR 
11-05-102-035 3019 STILLRIVER DR 11-05-102-049 3082 STILLRIVER DR 
11-05-102-036 3013 STILLRIVER DR 11-05-102-050 3088 STILLRIVER DR 
11-05-102-037 3010 STILLRIVER DR 11-05-102-051 3094 STILLRIVER DR 
11-05-102-038 3016 STILLRIVER DR   
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(Published in Livingston Daily on 4/21/23-4/28/23) 

 
(5) The Township plans to impose special assessments on the properties located in the Special Assessment District to 

pay for the costs of the Project.  
 

(6) The preliminary plans and cost estimates for the proposed project and the boundaries of the Special Assessment 
District are now on file in the office of the Township Manager and Township Clerk for public inspection.  The 
Township Board has received petitions signed by 21 property owners which is more than 77% percent of property 
owners and consists of over 50% of the road frontage within the proposed district.  Pursuant to the provisions of 
Public Act 188 of 1954, record owners of land have the right to object to the Project with the Township Board.  
Any person objecting to the proposed Project or the proposed Special Assessment District shall appear and protest 
at the hearing or shall file an objection in writing with the Township Manager before the close of the May 1, 2023 
hearing or within such further times as the Township Board may grant. 

 
This notice is given by order of the Genoa Charter Township Board. 
 
Dated: April 20, 2023       

Kelly VanMarter 
Township Manager 
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EXHIBIT D 

AFFIDAVIT OF MAILING 

STATE OF MICHIGAN ) 
 

COUNTY OF LIVINGSTON ) 

Kelly VanMarter, being first duly sworn, deposes and says that she personally prepared for mailing, and did on 
April 20, 2023, send by first-class mail, the notice of hearing, a true copy of which is attached hereto, to each record 
owner of or party in interest in all property to be assessed for the improvement described therein, as shown on the last 
local tax assessment records of the Township of Genoa; that she personally compared the address on each envelope 
against the list of property owners as shown on the current tax assessment rolls of the Township; that each envelope 
contained therein such notice and was securely sealed with postage fully prepaid for first-class mail delivery and plainly 
addressed; and that she personally placed all of such envelopes in a United States Post Office receptacle on the above 
date. 

 
 
 
             
        Kelly VanMarter 
        Genoa Charter Township Manager 
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MEMORANDUM 
TO:   Honorable Board of Trustees 

FROM: Amy Ruthig, Planning Director 
 
DATE:  April 13, 2023 
  
RE: 2023 Master Plan Update 
 Resolution #230417 
 
 
Please find attached the updated Master Plan and Future Land Use Map for your consideration.  
After multiple public hearings, the Planning Commission adopted the updates to Master Plan and 
Future Land Use Map through Resolution #23-01 at their regular scheduled meeting on February 
13, 2023.  The Planning Commission wishes to present the updated Master Plan and Future Land 
Use Map to the Township Board for their consideration. Included also for your review is the 
minutes and correspondence from residents in regards to the Master Plan Update.   
 
 
Moved by _______________, Supported by _______________ to APPROVE Resolution #230417 
for the updates to the Master Plan and Future Land Use Map as presented by the Planning 
Commission.  Roll Call Required 

 
If you should have any questions, please feel free to contact me.  

 

Best Regards,  

 

Amy Ruthig 
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RESOLUTION # 230417 
GENOA CHARTER TOWNSHIP 

LIVINGSTON COUNTY, MICHIGAN 
 

RESOLUTION APPROVING UPDATES TO THE MASTER PLAN AND 
FUTURE LAND USE MAP 

 
At a regular meeting of the Board of Trustees of Genoa Charter Township, Livingston County, 
Michigan, held on April 17, 2023, at 6:30 p.m.  
 
PRESENT:  
 
ABSENT:  
   
The following Preamble and Resolution were offered by Trustee ________________and supported by 
Trustee _____________________: 
 
 
WHEREAS, Genoa Charter Township initiated a process to update the Master Plan for Land Use which 
was adopted in 2015; and 
 
WHEREAS, the Genoa Charter Township Planning Commission, pursuant to the Michigan Planning 
Enabling Act (Public Act 33 of 2008, as amended), has studied and prepared recommendations for the 
use, development and preservation of all lands in the Township; and 
 
WHEREAS, the Planning Commission has developed an update to the Master Plan consisting of 
research and analyses dealing with land use, demographics, development, transportation, community 
facilities, recreation, and other pertinent topics; and 
 
WHEREAS, the Planning Commission has used the Master Plan analyses to prepare an update to the 
Future Land Use Map that is necessary for the continued development and the appropriate 
redevelopment of the physical areas of the Township; and 
 
WHEREAS, on May 23, 2022, the Planning Commission submitted the plan to the Township Board of 
Trustees for distribution; and 
 
WHEREAS, on June 20, 2022, the Genoa Charter Township Board of Trustees authorized distribution 
of the Master Plan as provided by the Michigan Planning Enabling Act (MPEA); and 
 
WHEREAS, the Township complied with required plan development steps of notifying and involving 
the Livingston County Planning Commission, surrounding communities and outside agencies; and 
 
WHEREAS, the Planning Commission held public hearings at the following meetings: November 14, 
2022, December 12, 2022, January 9, 2023 and February 13, 2023 and has given consideration of all 
comments and concerns of the public; and  
 



WHEREAS, at the February 13, 2023 regular meeting, the Planning Commission approved Resolution 
#23-01 which adopted the updated Master Plan and Future Land Use Map, its narrative, maps, tables, 
and other descriptive materials, and resolves to use the Plan as a guide for the overall development of 
the Township and wishes to present the update Master Plan as adopted herein to the Township Board for 
approval or rejection;  
 
WHEREAS, the Township Board as authorized by the MPEA and by Township Resolution Number 
120402 asserts its right to approve or reject the proposed updated Master Plan; and   
 
NOW THEREFORE BE IT RESOLVED that the Genoa Charter Township Board of Trustees hereby 
approves and adopts this amended Master Plan for Genoa Charter Township, dated February 2023, 
along with the text, maps, charts, graphs, and other descriptive materials as contained in the Plan and 
recognizes that the Master Plan is a guide for public and private decision-making that will keep the 
Township in motion toward its vision to maintain outstanding quality of life for all residents.  
 
Motion by ____, supported by ___ to adopt Resolution No. 230417.  
 
AYES:   
 
NAYS:   
 
ABSENT:   
 
ABSTENTIONS:  
 
 
CERTIFICATION 
 
Paulette A. Skolarus being the duly elected Clerk of Genoa Charter Township does hereby certify that 
this Resolution was duly passed at a public meeting of the Genoa Charter Township Board of Trustees 
held on April 17, 2023 Livingston County, Michigan, at a regular meeting held on April 17, 2023.   
 
        
Paulette A. Skolarus 
April 17, 2023 
 
RESOLUTION DECLARED ADOPTED THIS APRIL 17, 2023 DATE. 
 
 
 



Genoa Charter Township  
Planning Commission 
February 13, 2023 
Approved Minutes 
 

6 
 

Moved by Commission Rauch, seconded by Commissioner McCreary to approve the sketch plan 
dated October 31, 2022 for the all-abilities park located at 2911 Dorr Road.  The motion carried 
unanimously.  
  
OPEN PUBLIC HEARING #3…Close public hearing for the proposed Genoa Charter Township 
Master Plan, Master Plan Implementation Discussion, and consideration of adoption of Master 
Plan by resolution. 
 
A call to the public was made with no response and was closed at 7:34 p.m.   
 
Ms. Jill Bahm and Rose Kim were present for Giffels Webster.  Ms. Balm gave an overview on the 
Master Plan process.  The public hearing continued to remain open during the last three Planning 
Commission meetings while staff and consultants could refine the map area and locations.  Ms. 
Kim reviewed the revisions to the draft per the memo that was provided in the packet. The 
revisions included realignment issues on the maps, shifts in boundaries for categories, individual 
parcels that were incorrectly classified, the Chaldean Diocese Camp property was revised as 
discussed at the January 9, 2023 Planning Commission meeting, and draft language revisions to 
section 3.4. 
 
Commissioner Dhaenens joined the meeting at 7:57 p.m. 
 
Commissioner McCreary stated that a grammatical correction should be made to map 1.7 in 
regards to the tree canopy as it should not be labeled Sylvan Lake. She asked if the maps 
included in the Master Plan could be made easier to read.  The maps appear distorted.  Ms. Balm 
stated that the final Master Plan will have higher resolution maps.  They did not want to make the 
Master Plan too large of a document. 
 
There was discussion in regards to solar farms as they are implemented in the Mater plan.  It was 
decided to have the following language “where appropriate” included in regards to solar farms. 
 
After discussion with the Planning Commission members it was determined to leave the Master 
Plan action strategies open to implement throughout the year in conjunction with the Board of 
Trustees.  
 
Moved by Commissioner Rauch, supported by Commissioner Lowe to adopt by Resolution PC 
23-01, the Genoa Charter Township Master plan dated January 30, 2023 with minor updates as 
follows:  
 
1. A grammatical correction to map 1.7 in regards to Sylvan Lake. 
2. Include road names on the map included on page 3.29.   
3. Update the names on the Acknowledgement page of the Master Plan. 
4. Include language “where appropriate” in regards to the solar farms  
5. Update business name for the golf range to Tap In’s. 
 
The motion carried as follows: Commissioner Chouinard, Commissioner Rauch, 
Commissioner McCreary, Commissioner Lowe, Commissioner Dhaenens, Commissioner 
Grajek. 
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Genoa Township Planning Commission 
January 9, 2023 
Approved Minutes  
 
 

5 

 
OPEN PUBLIC HEARING #3…Continuation of public hearing for the proposed Genoa Charter 
Township Master Plan. 
 
Chairman Grajek read a letter from the Chaldean Diocese, who owns 1391 S. Kellogg Road. 
The letter noted that their property is currently zoned Public and Recreational Facilities (PRF); 
however, the new Master Plan and Future Land Use Map shows their property as Large Lot 
Rural Residential”.  They would like to have their property planned for “Private Recreation”. 
 
Ms. VanMarter stated that this issue was raised in a pre-application meeting earlier today. She 
provided a history of the zoning and uses for this property and displayed the Future Land Use 
Map. She noted this was used as a camp under the previous owner, it is currently being used as 
a camp, and is planned to be used as a camp in the future.  
 
Commissioner Rauch agrees with the Chaldean Diocese and does not want to have the Master 
Plan designation for an unplanned use. Commissioner Dhaenens agrees.  
 
Commissioner McCreary questioned how this master plan change will affect expansions that 
may be requested by the owner. Ms. VanMarter stated that this would make future camp project 
requests more compatible with the master plan. She also indicated the draft master plan 
language for private recreational uses includes provisions to provide that they be developed as 
low density residential in the event the recreational land uses ceases which eliminates concerns 
regarding future land use if the camp is sold.  In addition, she added that the parks and 
recreation zoning for recreational land uses is not up to date with current trends and land use 
considerations for recreation uses and she will be looking into ordinance amendments to 
improve regulations.  Commissioner Rauch would like to have the different types of recreation 
that the Township has currently list noted in the Master Plan. 
 
Commissioner McCreary agrees that the text in the Public and Recreational Facilities District of 
the Township zoning ordinance needs amending to facilitate new trends in recreational uses.  
 
The Commission requested that staff revise the designation in the Master Plan for parcels 11-
12-100-002 and 11-11-200-001 from Large Lot Rural Residential to Public and Recreational 
Facilities (PRF) and update the plan language to reflect current land uses existing in the 
Township.  Ms. VanMarter will work to make the changes discussed this evening. 
 
The call to the public was made at 7:16 pm with no response. 
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Genoa Township Planning Commission 
December 12, 2022 
Approved Minutes  
 
 

3 

3. The existing site plan originally showed standing water around the storm catch basin on 
the south of the site. More information should be provided as to what is causing the on-
site flooding, and the site plan should demonstrate how this issue will be addressed. 
Aerial imagery shows that the area is frequently flooded throughout the year. 

 
Mr. Perry acknowledged there is standing water in the spring; however, this catch basin flows 
into the retention basin on the Crystal Gardens property and they do not have the ability to 
change it. It is a seasonal, temporary problem. It is where the boats are stored so it does not 
create a problem. Mr. Mitter stated when the water is too high, they pump the water out of this 
area onto their vacant property. Mr. Perry noted that the LCDC does not allow a connection into 
the storm sewer on Grand River because it is at capacity. 
 
Commissioner Rauch asked if this project would increase or decrease the impervious service. 
Mr. Perry stated it is being reduced.  
 
The Brighton Area Fire Marshal’s letter dated December 5, 2022 states the Knox box and Knox 
Padlock are now shown on the revised site plan submittal. All other previous comments will be 
addressed on the architectural plan review and are subject to inspection by the fire authority. 
 
The call to the public was made at 6:56 pm with no response. 
 
Moved by Commissioner Rauch, seconded by Commissioner Lowe, to table the request for the 
construction of an 11,990 sq. ft. boat showroom and sales office building replacing the existing 
building for Wonderland Marine West located at 5796 East Grand River Avenue. The motion 
carried unanimously. 
 
Commissioner Rauch noted that the TCOD zoning has been discussed very often over the last 
seven years, including during the latest Master Plan Update. 
 
Moved by Commissioner Rauch, seconded by Commissioner Lowe, to direct Township Staff to 
take the action of removing the Township Center Overlay District (TCOD) from the zoning map. 
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #2…Continuation of public hearing for the proposed Genoa Charter 
Township Master Plan. 
 
Ms. VanMarter stated a public hearing was held at the previous Planning Commission meeting; 
however, there are some changes that still need to be made before it can be presented to the 
Planning Commission.  
 
The call to the public was made at 7:07 pm. 
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Ms. Liz Hoover of 661 Abbington Court questioned if sidewalks are part of the Master Plan. She 
has sidewalks on her property. Will this now be public even though the road is private. Ms. 
VanMarter stated public sidewalks are only on public road rights of way. If the roadway is 
private, then the sidewalk is private also. 
 
Ms. Melanie Johnson of 3990 Chilson Road suggested including the Livingston County 
Pathways Plan in the Genoa Township Master Plan. Ms. VanMarter stated that the County’s 
plan has been taken into consideration when developing the Non-motorized Network in the 
Township’s Master Plan. 
 
ADMINISTRATIVE BUSINESS: 

Staff Report 
 
Ms. Ruthig stated there will be a Planning Commission meeting in January and there will be two 
items on the agenda as well as the election of officers. 
 
Approval of the November 14, 2022 Planning Commission meeting minutes 
 
Needed changes were noted. 
 
Moved by Commissioner McCreary, seconded by Commissioner Rauch, to approve the 
minutes of the November 14, 2022 Planning Commission Meeting as corrected. The motion 
carried unanimously. 
 
Member Discussion 
 
There were no items to discuss this evening. 
 
Adjournment 
 
Moved by Commissioner Rauch, seconded by Commissioner Chouinard, to adjourn the 
meeting at 7:17 pm. The motion carried unanimously.  
 
 
Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
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The call to the public was opened at 9:17 pm  
 
Mr. James Drouillard of 6781 Felice questioned if this will bring excessive noise or more people.  
 
Ms. Patty Kopicko of 6843 Felice read a letter from Mike and Dory Berean of 1237 Euler Road, 
who were not able to attend tonight’s meeting. They continue to have concerns with the use of 
this property as well as the addition of this zip line. Ms. Kopicko agrees with Mr. and Mrs. 
Berean’s letter. The camp was at full capacity last year so they do not need this to have to bring 
in more people. She is concerned with the additional noise this will bring. 
 
Mr. Steve Olivieri of 1200 Kellogg Road questioned if the rope course was approved by the 
Township. 
 
Ms. Lynn Drouillard of 6781 Felice questioned why a large building needs to be there for people 
to start the zip line. She is concerned with the users being able to look into her house as well as 
the noise. She is fine with the camp, but they keep adding elements. They have now purchased 
the property across the street.  
 
Mr. David Shirk of 1160 Kellogg loves to hear the children in the camp having a good time. He 
does not care how tall the structure is. If it makes the kids happy, he is in favor of it. He prefers 
that instead of the gunshots that he hears behind him. 
 
The call to the public was closed at 9:28 pm. 
 
Commissioner Lowe asked about safety. She questioned if the zip line will be open to the 
public. Mr. James Berigan stated the zip line is only available when the camp is being used. 
When the camp is closed, it is locked and not accessible. There will also be certified personnel 
monitoring the people using the zipline.  
 
Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to approve the Sketch 
Plan dated October 26, 2022 for propose camp zip line structures including a climbing tower, 
terminating pole and a deck for the Our Lady of the Fields located at 7000 McClements Road, 
with the following conditions: 

● The climbing tower and terminating pole will require a variance form the ZBA for the 
height. 

● Note D on Sheet C1.0 shall be revised to remove the phrase “at grade.” 
● All conditions of the Brighton Area Fire Authority Fire Marshal’s letter dated November 2, 

2022 shall be met 
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #5…Public hearing for the proposed Genoa Charter Township 
Master Plan.  
 

Packet Page 47

amy
Highlight



Genoa Township Planning Commission 
November 14, 2022 
Approved Minutes  
 

14 

Ms. Sri Ravali Komaragiri of Giffels Webster provided a review of the changes that were made 
since the last discussion regarding the Master Plan.  
 
The plan has been sent to Livingston County and the surrounding municipalities for their review 
and comment. Comments were only received from Livingston County. One of their major 
recommendations was to highlight the Township’s high-quality natural areas, as well as adding 
a goal regarding the preservation of these areas. She recommended opening the public hearing 
this evening, she would then make any changes as recommended by the Planning Commission, 
and return for the remainder of the public hearing at the next Planning Commission meeting. 
 
The call to the public was opened at 9:44 pm. 
 
Mr. Harold Perlman of 6483 Grand Circle Drive noted a proposed change of zoning of this 
property from medium to high density and this raises concerns regarding the water table. He 
questioned if this was a case of spot zoning. This request is inconsistent with what has been 
done by the Township. 
 
Ms. Melanie Johnson of 3990 Chilson noted that the Master Plan shows the traffic study from 
2012 and 2013 for Latson Road, south of 96 only had 5,000 vehicles per day and now there are 
34,000 vehicles per day. She suggested this information be used when planning in the future. 
 
Mr. Roy Yaple of 4704 Mt. Brighton Drive is against the zoning change. A property with 127 
acres with five to eight homes per acre is another 1,000 units and his current subdivision is 70 
units. This would cause additional traffic and additional loads on police and fire. If it is rezoned, 
due to the rising interest rates, could this project be started and then not finished. 
 
Mr. Chris Ford of 6511 Grand Circle Drive knew that there would be growth near him, but he 
would like the Township to maintain the current zoning as described in the Master Plan. 
 
Ms. Scott Mulder of 4535 Summer Hill stated he built his home in this area because of the 
Master Plan. He would like the zoning to remain the same. 
 
Ms. Christine Rands of 4160 Summer Hill has horses, sheep, goats, etc. on ten acres. She has 
been told that if this area is developed more densely, it will drop the water table and could affect 
their wells and the lake levels. 
 
Mr. Carrey Zbicz of 4107 Summer Hill would like to keep the character of Genoa Township. The 
Challis Road area is not the location for high density residential. 
 
Ms. Stacey Carroll of 6418 Challis Road has a farm, and she wants to maintain the beautiful, 
farm-friendly area.  
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Mr. Gary Whitt of 4555 Kingswood Drive is concerned with the traffic if the medium and high-
density rezoning is approved.  
 
Ms. Lynn Winklebauer of 3488 Bauer Road asked the Planning Commission to visit the area 
and see the beauty that will be destroyed if all of these units are built.  
 
Ms. Ruthig stated that letters of opposition to the rezoning of the property were received from 
Gretta Winklebauer, Craig Lytle at 4162 Bauer Road, Sara Cross of 6489 Challis, Collin Hebert 
of 6899 Lyle Lane, Kirt Mortensen of 6475 Grand Circle, and Ben Tasich of 3492 Lakewood 
Shores Drive, who would like the Board to look at adding more public transportation to our area. 
 
Ms. VanMarter stated that since there are minor revisions to be made to the Master Plan, the 
Call to the Public will be left open until the next Planning Commission meeting. 
 
Commissioner McBain questioned the property that the members of the public were speaking 
about this evening. Mr. VanMarter showed the property, noting that it is currently master 
planned for Low Density Residential and the adjacent property is zoned large lot rural 
residential. She believes the concern is that The Planning Commission received a letter 
regarding the possibility of rezoning this property to high-density residential, which would be 
approximately eight units per acre. The Township and Planning Commission received the letter 
prior to their beginning the master plan review process. There are no plans to rezone this 
property. 
 
Commissioner Dhaenens agrees that the recommendation from Livingston County regarding 
the natural features be added to the Master Plan.  
 
ADMINISTRATIVE BUSINESS: 

Staff Report 
 
Ms. Ruthig stated there will be one item on the December 12 Planning Commission meeting. 
The Master Plan and the Summerfield Pointe Estates items may be on that meeting as well. 
 
Approval of the September 12, 2022 Planning Commission meeting minutes 
 
Needed changes were noted. 
 
Moved by Commissioner McCreary, seconded by Commissioner Lowe, to approve the minutes 
of the September 12, 2022 Planning Commission Meeting as corrected. The motion carried 
unanimously. 
 
Member Discussion 
 
There were no items to discuss this evening. 
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Ms. Hunt stated that if any property owners want to pay this by September 15, they will avoid 
the 2 percent interest charge.  
 
Moved by Lowe, supported by Mortensen, to approve Resolution #5 [confirming the special 
assessment roll] for the Timberview Private Drive Road Improvement Project Special 
Assessment District (Winter 2022). The motion carried with a roll call vote as follows: Yes - 
Hunt, Croft, Ledford, Lowe, Mortensen, Skolarus, Rogers; Nays - none. 
 
8. Consideration of the Planning Commission recommendation to distribute the draft 

Master Plan to the adjacent communities and agencies as required in the Michigan 
Planning Enabling Act for the 63-day review period. 

 
Ms. Sri Komaragiri from Giffels Webster provided a review of the updated Master Plan and the 
review and approval process. 
 
Moved by Skolarus, supported by Ledford, to distribute the draft Master Plan to the adjacent 
communities and agencies as required in the Michigan Planning Enabling Act for the 63-day 
review period.  The motion carried unanimously. 
 
9. Consideration of a recommendation for approval of a special use application, 

environmental impact assessment and site plan for an expansion of an existing 
automobile dealership to expand a parking/vehicle storage lot located at 7100 Grand 
River Avenue, southeast corner of Grand River Avenue and Hubert Drive. The request 
is petitioned by Joshua Tauriainen. 

 
It was noted that a representative for the applicant was not present this evening. 
 

A. Disposition of Special Use Application. 
 
Moved by Lowe, supported by Mortensen, to Approve the Special Land Use permit to expand 
the parking for the automobile dealership because it has been found that the requested use 
meets the requirements of Sections 19.03 and 7.02.02(c) of the Township Ordinance. The 
motion carried unanimously. 

 
B. Disposition of Environmental Impact Assessment (1-18-22) 

 
Moved by Ledford, Supported by Lowe, to Approve the Environmental Impact Assessment 
dated January 18, 2022 as submitted. The motion carried unanimously. 
 

C. Disposition of Site Plan (5-3-22) 
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OPEN PUBLIC HEARING #1... Consideration of a REQUEST TO POSTPONE UNTIL THE 
JULY 11, 2022 PLANNING COMMISSION MEETING the proposed project for an amendment 
to the Saint Joseph Mercy Health Planned Unit Development Agreement, final PUD site plan 
and environmental impact assessment to construct a proposed 186,157 sq. ft. 4-story hospital 
addition to an existing medical building. The project is located at 7575 Grand River Avenue, 
north side of Grand River Avenue and west of Bendix Road. The request is petitioned by Trinity 
Health-Michigan. 

A. Call to the public 
B. Consider request to postpone to the July 11, 2022 meeting.  

 
The call to the public was made at 6:42 pm. 
 
Dr. Stephen Tait, who has a practice within the building envelope of the hospital, wants to know 
what the plans will be during construction for ingress and egress. He sees approximately 70 
elderly patients a day and he wants to make sure they are accommodated. 
 
Ms. VanMarter provided her contact information so Dr. Tait can contact her to view the plans for 
the hospital. 
 
The call to the public was closed at 6:45 pm. 
 
Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to postpone Public 
Hearing #1 until the July 11, 2022 Planning Commission meeting at the applicant’s request. The 
motion carried unanimously. 
 
OPEN PUBLIC HEARING # 2…. Discussion and consideration of a recommendation to 
distribute final draft master plan as presented by Giffels Webster. 

A. Recommendation to distribute Final Draft Master Plan. 
 
Ms. Jill Bahm and Ms. Sri Komaragiri from Giffels Webster were present. 
 
Ms. Komaragiri reviewed the changes that were made to the plan as a result of the discussion 
at the previous meeting. The major changes are in the Action Strategies section, specifically: 
● Updated action strategies for all goals under three categories (Zoning, Advocacy and 

Capital Improvement). 
● Included information about Lead bodies and supporting partners for each strategy. 
● The recommended strategies capture the intent and PC discussion at the April meeting. 
 
Commissioner McCreary asked to amend Item 4.5 under “Advocacy Action Strategies” to 
include that the Township will work with the surrounding municipalities when addressing the 
transportation network and coordinating potential road improvements in and around the 
Township to mitigate traffic congestion from changes in development. 
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Commissioner McBain wants to ensure that the Master Plan prohibits developers from 
purchasing residential property and developing it with commercial uses. Ms. Bahm stated this 
can be accomplished through the zoning ordinance. Commissioner McBain is concerned with 
uses being requested under the Special Use Ordinance. All Commissioners agree that this is 
important and should be addressed.   
 
Ms. VanMarter suggested that after the Master Plan is updated, the Planning Commission can 
review the Special Land Uses in each zoning district to determine if they are appropriate, if they 
need to be changed or if the conditions and standards need to be amended. 
 
The call to the public was made at 7:22 pm. 
 
Ms. VanMarter advised that a letter was received today regarding the South Latson transition 
area and how it is absent from the proposed updated Master Plan. She forwarded that letter to 
the Planning Commission and asked to discuss the possibility of including information on this 
area in the updated Master Plan. There is a lot of detail in the current Master Plan that can be 
brought over and included in this plan.  
 
Mr. Carl Hauss of 16880 Hauss Ave, Eastpointe, MI stated he is present tonight on behalf of 
himself and his client. He has been coming to the Township for 34 years. He was familiar with 
the previous Master Plan and noted it included the I-96/Latson Road transition area, which 
extends from Mr. Wyett’s property south to Crooked Lake Road. This area holds great potential 
to be developed in a number of different ways, such as multi-residential, institutional, retail, etc. 
and the Township has spent a lot of time on planning out this area. He suggested that more 
detail regarding this transition area be included in the current updated Master Plan.  
 
Mr. Dan Wholihan of 6259 Cunningham Lake Road stated his neighborhood is zoned single 
family residential but there is State of Michigan-owned land near his neighborhood that is also 
owned single-family residential. He is concerned that land could be sold and developed that 
way. He would like that land to be zoned as public land.  
 
Ms. VanMarter stated the future land use of this property is consistent with the land surrounding 
it. She understands Mr. Wholihan’s concerns; however, she is not sure if that is the appropriate 
designation for that property because the types of land uses allowed are very limited and it may 
not leave a viable use. 
 
The Planning Commission discussed Mr. Hauss’ comments and Ms. VanMarter’s suggestion of 
including details of the Latson Road transition area in the current updated Master Plan. Ms. 
Bahm suggested it be included as an Appendix. The Commissioners agreed that it should be 
included. 
 
The call to the public was closed at 7:52 pm. 
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Ms. Bahm reviewed what action is being requested tonight and the next steps. 
 
Moved by Commissioner Dhaenens, seconded by Commissioner Chouinard, to Recommend to 
the Township Board to distribute the Final Draft Master Plan, with the changes discussed this 
evening, specifically: 
● Ensure consistency in Introduction with action strategy acronyms 
● Amend maps as follows: 

○ Clarify the maps to minimize confusion over the adjacent communities. 
○ Remove the label “Nixon Road” at Latson/Crooked Lake 
○ Add the Latson Road Transition Area to the Growth and Future Land Use maps 

● Goal 4 - Transportation - Strategy 4.5 will specify which are the surrounding communities 
● Include information regarding the Latson Road Transition Area in the Appendix. Amend 

Page 3.8 to include a summary of this area. Emphasize that the priority is to develop at the 
interchange area along Grand River before extending south. 

● Amend Action Items as follows: 
○ Add item: Review zoning ordinance to review list of permitted, special land uses and 

consider whether there are uses that no longer are appropriate or uses that should be 
added. Consider if any uses could have specific conditions that may make 
review/approval clearer and more consistent. 

○ Add action strategy under Economic Development – Prioritize development in the Grand 
River corridor over other areas of the Township. 

The motion carried unanimously.  

OPEN PUBLIC HEARING #3…. A request by Carl Vagnetti to discuss the development of 
property he owns at Brighton and Chilson roads. 
 
Mr. Carl Vagnetti of 7918 Laurel Street owns properties totaling 7.72 acres on the south side of 
Brighton Road, just before Chilson Road. There is currently a home with a detached garage on 
one of the lots. He would like to sell the property and change the zoning to ½-acre lot zoning 
and build 10-12 houses, depending on if they can get sewer access.  
 
Ms. VanMarter stated part of the property is zoned suburban residential, which allows ½ acre 
lots if sanitary sewer is available. It would be the Township Board’s decision to determine if they 
wanted to extend the sanitary sewer to these properties. She advised Mr. Vagnetti that his first 
step would be to go before the Township Board to obtain their input regarding expanding the 
sanitary sewer. She also indicated that a sewer extension or zoning change for less than 1 acre 
lots would be contrary to the Master Plan as discussed, this evening.   
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Moved by Commissioner Dhaenens, seconded by Commissioner Rauch, to recommend to the 
Township Board approval of the text amendments to Article 7 “Commercial and Service 
Districts” of the Zoning Ordinance per the Planning Director/Asst. Township Manager’s letter 
dated April 21, 2022, adding a footnote to the schedule regulations to reference principal vs 
accessory uses. The motion carried unanimously. 
 
OPEN PUBLIC HEARING # 2…Discussion of 2022 Master Plan update as presented by Giffels 
Webster. 
 
Mr. Matt Wojciechowski and Ms. Sri Komaragiri of Giffels Webster were present. 
 
They provided an update of the changes made after last month’s Planning Commission 
meeting. The changes were made to the transportation, goals, future land use, and housing 
sections. 
 
The Planning Commission discussed and suggested minor additional changes to the plan 
presented this evening.   
 
Mr. Wojciechowski stated they will make the changes this evening. The next step will be to meet 
with the Planning Commission in the coming months to discuss these changes and the action 
strategies and then recommend to the Township Board to release the updated plan to 
Livingston County and the surrounding communities. 
 
Commissioner McBain stated that she would like the Planning Commission to look to the Master 
Plan when reviewing and approving developments presented to the Township, specifically when 
Special Land Use requests are made. Ms. Komaragiri stated the zoning ordinance is the 
document that is enforceable and not the Master Plan. Ms. VanMarter agreed, adding that 
updates being made to the Plan will prompt updates to the zoning ordinance. 
 
ADMINISTRATIVE BUSINESS: 

Staff Report 
 
Ms. VanMarter stated the shopping plaza where Dunhams is located has a new owner. They 
are planning to reconstruct the parking lot. Ms. VanMarter will be meeting with them.  
 
Ms. VanMarter stated Staff has been discussing having board and commission meetings start 
earlier in the evening. Commissioners agreed to keep the meeting starting at 6:30 pm. 
 
Approval of the April 11, 2022 Planning Commission meeting minutes 
 
Needed changes were noted.  
 
Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to approve the 
minutes of the April 11, 2022 Planning Commission Meeting as amended.  The motion carried 
unanimously. 

APPROVED
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

SPECIAL MEETING / PUBLIC HEARING 
MARCH 28, 2022 

6:30 P.M. 
MINUTES 

  
CALL TO ORDER:  Chairman Grajek called the special meeting of the Genoa Charter Township 
Planning Commission to order at 6:30 p.m. Present were Chris Grajek, Jim Mortensen, Eric 
Rauch, Jeff Dhaenens, and Tim Chouinard. Absent were Marianne McCreary and Glynis 
McBain. Also present was Kelly VanMarter, Community Development Director/Asst. Township 
Manager. 
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
APPROVAL OF AGENDA: 
 
Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to approve the 
agenda as presented. The motion carried unanimously. 
 
CALL TO THE PUBLIC: 
 
The call to the public was made at 6:31 pm. 
 
Ms. Melanie Johnson of 3990 Chilson would like this meeting to be on Zoom or recorded and 
given to the public.  
 
Ms. Suzanne Kowalski of 5341 East Grand River asked about a special assessment tax in the 
Glen Echoes subdivision on Lake Chemung for lake upkeep. She asked if any other residents 
pay that tax since it is a public lake. She also noted that property owners on this lake are now 
required to remove their boat docks and will need to use the public launch, which is already very 
crowded. Chairman Grajek advised Ms. Kowalski to contact the Township during business 
hours to have these questions answered.  
 
The call to the public was closed at 6:37 pm. 
 
OPEN PUBLIC HEARING #1: Discussion of 2022 Master Plan update as presented by Giffels 
Webster. 
 
Ms. Jill Bahm and Mr. Matt Wojciechowski of Giffels Webster we present. 
 
Ms. Bahm provided an update of what steps have been done and what are the next steps 
regarding the Master Plan update, noting that the requested changes from the last meeting 

APPROVED
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have been incorporated into the current document draft. She would like to discuss the updated 
future land use descriptions, map, and redevelopment site chapters this evening.  
 
The Commission, Ms. Bahm, and Mr. Wojciechowski discussed: 

● Affordable housing 
● Long-term natural features preservation, specifically with regard to residential 

redevelopment and how the lack of public utilities affects the waterways in residential 
lake communities   

● Short-term residential rentals 
● Walkability, including pedestrian crossings 
● Less need for office space as more people are working from home and the infrastructure 

needs to support this 
● The development of the Latson Road corridor 
● Level of service relating to traffic and working with the Livingston County Road 

Commission and neighboring communities 
● Car charging stations and their related infrastructure 
● Solar panels 
● Public transportation 
● Focus on increasing the use of the township hall site to include additional activities, 

events, amenities, etc. 
● Developing accessory uses for the health and wellness center that has developed on 

Grand River with the 2|42 Church, St. Joseph Woodland Center, the mental health 
center, and other medical offices 

● Changes to the growth area boundary map to help with transitional areas 
● Missing middle housing types and locations where they would be appropriate 
● Properties along the Grand River corridor that would be appropriate for commercial 

redevelopment. 
● Maintaining the groundwater and air quality in the township. 

 
Ms. Bahm showed the proposed future land use map and reviewed the changes. Ms. VanMarter 
noted a specific parcel on Chilson Road at I-96 that could possibly be rezoned to high-density 
residential and fill the missing middle- or lower-income housing needs. 
 
Changes to the Master Plan will be made based on the discussion this evening. Giffels Webster 
will return to the Planning Commission to discuss further. 
 
The call to the public was made at 9:04 pm. 
 
Ms. Christine Watson of 390 Natanna has attended some Genoa Township Planning 
Commission meetings and sees that the Commission is very concerned with keeping the 
greenspace and the character of the township and questions how an asphalt plant was 
approved.  

APPROVED
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Chairman Grajek noted that the approval was part of due process for the applicant. There was a 
lot of misunderstanding regarding what transpired at that meeting. 
 
Ms. Melanie Johnson of 3990 Chilson had comments and concerns regarding the Master Plan 
discussion this evening. 
 
Ms. Ms. Suzanne Kowalski of 5341 East Grand River asked if the zoning ordinance in the 
industrial zoning will be changed. In listening to the discussion this evening, she is excited for 
the proposed plan. 
 
The call to the public was closed at 9:13 pm. 
 
ADMINISTRATIVE BUSINESS: 
 

Staff Report 
 
Ms. VanMarter reiterated that due to the large number of applications she has received, there 
may need to be two meetings in April and/or May.  
 
Approval of the March 14, 2022 Planning Commission meeting minutes 
 
Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to approve the 
minutes of the March 14, 2022 Planning Commission Meeting as presented.  The motion 
carried unanimously. 
 
Member Discussion 
 
There were no items to discuss this evening. 
 
Adjournment 
 
Moved by Commissioner Mortensen, seconded by Commissioner Rauch, to adjourn the 
meeting at 9:23 pm.  The motion carried unanimously.   

Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
 
 

APPROVED
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
JANUARY 10, 2022 

6:30 P.M. 
MINUTES 

  
CALL TO ORDER:  Chairman Grajek called the meeting of the Genoa Charter Township 
Planning Commission to order at 6:30 p.m. Present were Chris Grajek, Jim Mortensen, 
Marianne McCreary, Eric Rauch, Glynis McBain, Jeff Dhaenens, and Tim Chouinard. Also 
present was Kelly VanMarter, Community Development Director/Asst. Township Manager. 
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
ELECTION OF OFFICERS: 
 
Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to nominate 
Commissioner Grajek for Chairman, Commissioner Rauch for Vice Chairman, and 
Commissioner McCreary for Secretary.  The motion carried unanimously. 
 
APPROVAL OF AGENDA: 
 
Moved by Commissioner Dhaenens, seconded by Commissioner Mortensen, to approve the 
agenda as presented. The motion carried unanimously. 
 
DECLARATION OF CONFLICT OF INTEREST:  None 
 
CALL TO THE PUBLIC:  The call to the public was made at 6:33 pm with no response. 
 
OPEN PUBLIC HEARING # 1…Review of Master Plan public input summary and future land 
use.  
 
Ms. Sri Komaragiri and Mr. Matt Wojciechowski of Giffels Webster were present.   
 
Ms. Komaragiri provided a summary of the results of the Master Plan Open House as well as 
public input received online. The sections where input was received were community character, 
gateways, transportation connectivity, housing, Grand River corridor, future land use map, and 
goals and objectives. There were 40 participants at the open house. The project was viewed by 
285 people on line and 17 responses were received. 
 
Mr. Wojciechowski discussed their proposed changes to the Future Land Use Map, which would 
mainly include the Grand River Corridor. They are suggesting to divide it into three sections, 
each with different types of permitted uses. They are Grand River East (Chilson Road to Grand 
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Oaks Drive), Grand River Center (Grand Oaks Drive to Gray Road), and Grand River West 
(Gray Road to S. Hacker Road). 
 
The Planning Commission discussed high-density housing and office uses along Grand River 
Avenue, renaming the “Mixed Use Town Center” zoning to “Mixed Use Commercial” and 
relocating it to the Grand River Center area, and the areas and use details of the three 
proposed districts for the Grand River Corridor, including decreasing it to two districts. 
 
The call to the public was made at 7:11 p.m. 
 
Mr. Craig Lesley of 5680 Griffith Drive stated he is the Chairman of his homeowner’s 
association and is a past Chairman of the Genoa Township Planning Commission. He 
questioned if the input from the public regarding the Master Plan would have been different if 
the proposed asphalt plant would have been known at that time. He provided data regarding 
asphalt plants to the Planning Commission. 
 
Mr. John Palmer of 560 Black Oaks Trail stated the proposed asphalt plant could destroy the 
Grand River Corridor idea discussed this evening.  
 
Mr. Michael Suciu of 1071 Sunrise Park moved to Livingston County for the rural atmosphere. 
He does not want to live near an asphalt plant. 
 
Mr. Raghuveer Kodoboyana of 4316 Crooked Lake Road stated that the asphalt plant will smell 
and that will cause people to not go to any restaurants. The plant would cause pollution and 
traffic.  
 
Mr. Jeff Brough of 1535 Westwood Drive agrees with what the other residents have said. He 
questioned the types of high-industrial uses that would be allowed in the current industrial 
zoning and will any of this change with the new Master Plan. He also asked if the Planning 
Commission reviewed the rezoning for the asphalt plant as thoroughly as they did the recent 
applications for the Padre Pio and Equestrian Center sites. He would like meetings to be held 
virtually for people who cannot attend. 
 
The call to the public was closed at 7:30 pm. 
 
Ms. VanMarter stated that Genoa Township has one industrial zoning district with different uses 
being permitted and others requiring a Special Land Use. That is a change that can be made by 
the Planning Commission and Township Board. 
 
Commissioner Rauch suggested decreasing the number of Master Plan districts in the 
Township, which would allow for them to be less specific. The Commissioners, Ms. Komaragiri, 
Mr. Wojciechowski and Ms. VanMarter agreed. 
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Each of the Commissioners participated in a survey regarding details of the Grand River 
Corridor. 
 
Ms. VanMarter stated that the Livingston County Drain Commissioner recently updated their 
design standards with regard to soil types so she would like that information included in the 
Township’s updated Master Plan.  
 
She would also like the Master Plan to provide more details regarding special land uses allowed 
in the agricultural and country estates zoning districts. 
 
Chairman Grajek referred to the changes with office uses since the COVID pandemic began in 
2020, noting that many employees will continue to work from home. Ms. Komaragiri and Mr. 
Wojciechowski stated there are trends starting due to this and agreed they are important to 
consider when updating the Master Plan. 
 
Ms. Komaragiri advised they will return to the Planning Commission in March with specific 
recommendations for the Future Lane Use map, land use designations, the Grand River 
Corridor, and the goals and objectives based on the discussions this evening.  
 
ADMINISTRATIVE BUSINESS 

Staff Report 
 
Ms. VanMarter stated there will be two items on the February 14 meeting agenda. 
 
Annual Report 
 
The Annual Report was included in this evening’s packet. 
 
Approval of the December 13, 2021 Planning Commission meeting minutes 
 
Needed changes were noted.  
 
Moved by Commissioner McCreary, seconded by Commissioner Mortensen, to approve the 
minutes of the December 13, 2021 Planning Commission Meeting as corrected.  The motion 
carried unanimously. 
 
Member Discussion 
 
There were no items to discuss this evening. 
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Mr. Dave Snow of 4546 Golf View Drive, Brighton is opposed to the gravel pit project. He 
agrees with what Ms. Coloske stated. The traffic is already an issue and the gravel trucks will 
cause damage to the road.  
 
Mr. Craig Hagen of 5180 Glenway Drive stated that if this gravel project is a reality, he will be 
250 feet from the border where all of the gravel, silica sand and other unwanted materials will be 
put into the air and ground. The Township has an opportunity to stop this.  
 
Mr. Brian Blaker 4764 Oak Tree Court stated there were 700 or 800 citizens at the DNR 
meeting last month who were against the gravel pit going into a subdivision. Senate Bill 429 that 
was passed by the Senate will take away the zoning rights of local governments for aggregate. 
There is approximately $400 million in real estate that is in danger if this project is approved. 
Gravel pit operations do not belong in a densely populated area.  
 
Ms. Deborah Snow of 4546 Golf View Drive questioned what the community would gain for 
having the gravel pit. She asked why no representatives from the Township were at the meeting 
to listen to the DNR’s presentation last month. 
 
Ms. Elaine Thayer of 5345 Urbana Drive stated that in 1959 when this area was a dump, a lot of 
hazardous materials were placed there. She is concerned that when the area is mined, those 
items will be brought up. She is concerned about the traffic and how the gravel trucks will affect 
the roadways.  
 
McKenzie Adams of 5154 Walnut Hills Drive stated she just moved to the area from Plymouth. 
She values the nature and peace and would be sad to see that gone. She is strongly opposed 
to the gravel pit. 
 
Some members of the call to the public had questions regarding the process of reviewing and 
approving the proposed gravel pit. Ms. VanMarter stated that she is available and encouraged 
residents to contact her and she can provide the details of the process. 
 
The call to the public was closed at 6:57 pm. 
 
OPEN PUBLIC HEARING # 1…Discussion of 2021 Master Plan update as presented by Giffels 
Webster. 
 
Ms. Jill Bahm and Sri Komaragiri of Giffels Webster were present.  
 
Ms. Bahm described the purpose of the Master Plan and the process that occurs with its 
update. State law requires a community’s Master Plan to be reviewed every five years; 
however, it does not need to be changed. 
 
Ms. Komaragiri reviewed the draft Master Plan that has been prepared and presented to the 
Township. They reviewed the plans of surrounding regions, such as Livingston County, and 
some aspects from their plans can be used in determining proposed changes for the Township’s 
Master Plan. She reviewed the demographics of the Township, noting that 46 percent of the 
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households are median-aged married couples with no children.  Other data presented was 
education levels of residents, population decrease, local economy, workforce and employment 
sectors, median household income, medium housing value, and age of housing.  
 
Ms. Komaragiri reviewed the natural features of the Township, such as geology, topography, 
soils, the tree canopy, wetlands, lakes, rivers, and streams. 
 
There was a discussion regarding the data that was presented. It was noted that some of it may 
change due the COVID-19 Pandemic. Much of this information was put together prior to March 
of 2020.  
 
There was a discussion regarding planning for higher density residential development in the 
Township. Ms. Komaragiri noted that there may be a need in the Township that could be due to 
the higher density neighboring communities, such as the City of Brighton and the City of Howell. 
 
Ms. Bahm reviewed the information that was gathered at the joint Planning Commission and 
Township Board meeting, which included what each of the participants thought were the current 
strengths and weaknesses for both residential and non-residential. 
 
The Vision, Goals, and Objectives prepared by Giffels Webster were reviewed for housing and 
neighborhoods, economic development, natural features, transportation, and public facilities and 
services. Commissioners provided their feedback on what was presented as well as their ideas 
for each of the areas. Ms. VanMarter noted that at the joint meeting, there was a discussion 
regarding bringing residential zoning along Grand River so she would like this to be noted in the 
Goals section. This would allow for high density housing, which could equate to affordable 
housing. She would also like to see information regarding county roadways inside subdivisions 
in the Township. Many times after the development is complete, the roadway needs 
maintenance, but neither the Livingston County Road Commission nor the residents are able to 
make the repairs.  
 
All Commissioners agree that the Township can obtain good feedback from the Master Plan 
Open House meeting next month. The residents will let the Township know what they would like 
to see with regard to housing, services, shopping, restaurants, etc.  
 
Some of these areas may need to be amended also due to the COVID-19 Pandemic.  
 
Ms. Komaragiri reviewed their proposed format for the upcoming open house.  
 
ADMINISTRATIVE BUSINESS 

Staff Report 
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Ms. VanMarter stated there are no items for the November 8, 2021 Planning Commission 
meeting so it will be canceled. 
 
Approval of the October 12, 2021 Planning Commission meeting minutes 
 
Needed changes were noted. 
 
Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to approve the 
minutes of the October 12, 2021 Planning Commission Meeting with the corrections noted.  The 
motion carried unanimously. 
 
Member Discussion 
There were no items to discuss this evening. 
 
Adjournment 
 
Moved by Commissioner McBain, seconded by Commissioner Dhaenens, to adjourn the 
meeting at 9:07 pm.  The motion carried unanimously.   

Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
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Kelly VanMarter

From: Terry Croft <terrycroft@att.net>
Sent: Monday, July 12, 2021 1:58 PM
To: Kelly VanMarter
Subject: Joint Meeting July 27, 2021

Honorable Commissioners, 
 
It’s my understanding that you will be reviewing and updating the Genoa Township Master Plan on July 27, 2021.   
 
I would like to request that the Board consider removing the “Genoa Town Center Overlay District” from the Master 
Plan.  After being established in 2006 this property has sat vacant for the last 16 years.  In my opinion it should have 
never been established in the first place.  Looking back there were 55 of the 70 residents that were in attendance at the 
September 12, 2005 Planning Commission Meeting (that’s over 50%) objecting to this change.  There were also 
questions regarding probable conflicts of interest on the proposed properties. 
 
As it is now the location is unfavorable for the proposed district anyway.  There is no easy access and the development 
of the Laston Road Interchange has opened up a whole new perspective.  The Brighton exit 145 is so congested that it 
wouldn’t be logical to use that exit to get to the proposed “Genoa Town Center” and it doesn’t make sense to use the 
Latson Road exit to access it either. 
 
I believe by changing the zoning for this location we can open up the possibility of bringing in more tax revenue from this 
area. 
 
 
Thank you for your time. 
 
Sincerely, 
Terry Croft 
 
 
Sent from Mail for Windows 10 
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Genoa/Oceola Township

Meadowview Drive (approx. Southern 2/3 in Genoa, Zone SR, Northern 1/3 Oceola)

Too much cut thru traffic.  Motorists use Meadowview to avoid 2 traffic lights (GR @ Chilson and GR @
Golf Club).

Posted speed limit (both north and south bound) of 25mph

Cut thru traffic frequently travels at speeds in excess of 40mph, occasionally reaching 50+

Dangerous for residents (working in our yards, walking dogs, playing children, etc.)

Frequent traffic (whether speeding or not) is an audible nuisance (albeit, not necessarily dangerous)

SEMCOG data (most recently available 2010-2011) - 22,202 vehicles per day traverse the intersection of
GR @ Golf Club (ref. Master Plan, Map 13, Transportation Conditions) - Meadowview Drive sees a larger
portion of that volume than the township(s) may realize

Master Plan Update (December, 2015), Future Land Use, Map 7 - Meadowview Drive considered Low
Density Residential area - approx. 21 feet wide with no shoulder (measurement taken between the
ending points of the driveways of 108 & 109) - Collector streets are required to be 30 feet wide, per
Master Plan, Section 6 (Transportation), pg 12, "Residential Roads", 4th bullet point.

In sum, Meadowview Drive is a low density residential area, as evidenced by township zoning maps, but
functions as a collector street, due to its unique placement (between Grand River and Golf Club).  High
traffic volumes during peak hours and excessive speed make this a dangerous situation for the residents
of Meadowview Drive.  We would like to explore options to reduce the speed of the thru traffic and,
possibly, the volume, making it safer for everyone, residents and motorists alike.

 Michael Archinal, Township Manager - mike@genoa.org
 Kelly VanMarter, AICP - Assistant Township Manager/Community Development Director -

kelly@genoa.org
 Amy Ruthig, Zoning Official - amy@genoa.org
 Kathleen Murphy - Administrative Assistant - kathleen@genoa.org
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Northbound on Meadowview in Genoa

Southbound on Meadowview in Oceola
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6-12   Transportation 

Residential Roads 
The Township currently has standards in the Township Private Road 
Ordinance for development of local private roads.  These standards 
are applicable to local streets with a primary function to provide 
access to abutting residential land, and not serve higher volumes of 
through traffic.  While all roads are required to be designed to meet 
Livingston County Road Commission standards, the Township has 
the discretion to allow some modifications on private roads where 
significant natural features will be preserved. 

Township roadway standards provides for a hierarchy of roads 
based upon function.  The following are used to determine the 
necessary road widths in residential developments: 

 Lower density developments are allowed to have roads with
widths as narrow as 22 feet with gravel shoulders and open ditch
drainage, particularly in the rural residential areas of the
Township.

 Higher density developments are required to have wider roads of
26-28 feet with concrete curb and gutter.

 Wider roads are required where a larger amount of on-street
parking is anticipated.

 Collector roads in higher density developments are required to
be 30 feet wide to handle larger traffic volumes.

 The roads that serve as a single point of access for a relatively
large number of residential units will need to be wider and
boulevards should be provided into the development.  The
divided roadway in effect provides an alternate access for
emergency vehicles in the event one side is blocked by an
accident or fallen tree.

Implementation 
A majority of the road improvements, including new road 
development and improvements to existing roads, will be privately 
implemented concurrent with development.  These improvements are 
necessary to serve development.  The Township should also work 
closely with the Michigan Department of Transportation and the 
Livingston County Road Commission to ensure that proper road 
improvements are being installed with development.  This can 
include additional turn lanes or the dedication of future right-of-way. 

A number of public road improvements will also be implemented by 
the Michigan Department of Transportation and the Livingston 
County Road Commission.  The Township should continue to work 
with these agencies to ensure road improvements will meet the 
needs of Township residents and businesses. 

The Township can also take a direct role in implementing public 
road improvements.  Current practices and programs for funding 
maintenance and improvements to Genoa's roadways allow a range 

Packet Page 69



I96

CHILSO
N

BRIGHTON

BECK

FI
S

K

GOLF CLUB

B
A

U
E

R

GRAND RIVER

D
O

R
R

H
A

C
K

E
R

N
IX

O
N

CROOKED LAKE HERBST

H
U

G
H

E
S

K
IN

G

E
U

LE
R

B
R

A
D

Y

COON LAKE

K
E

LL
O

G
G

R
IC

H
A

R
D

S
O

N

C
LIF

FO
R

D

SEIM

SWEET

FI
S

H
B

E
C

K
PARDEE

H
U

B
E

R
T

MCCLEMENTS

SCHAFER

C
O

N
R

A
D

ITSELL

CUNNINGHAM LAKE

W
YNDAM

OAK POINTE

G
R

AY

C
LU

B

ASTER

H
IG

H
C

R
E

S
T

M
O

U
N

TA
IN

G
R

A
N

D
 O

A
K

S

S
U

M
M

E
R

V
IC

TO
R

Y
W

E
S

T
P

H
A

L

HOMESTEAD

B
E

AT
TI

E

KINGS

ILA

LA
TS

O
N

FE
N

D
T

C
H

E
R

O
K

E
E

S
U

N
D

A
N

C
E

FILBERT

P
IN

E
 V

IE
W

H
IL

LA
N

D
A

LE

CHARANN

TA
H

O
E

S
H

A
R

P

G
LE

N
W

AY

EG
G

E
RT

PR
AIR

IE

CHALLIS

SUNRISE PARK

W
A

S
H

A
K

IE

P
LE

S
S

RINK

CLE
ARY

FOREST

TODDIEM

GENOA

IVY

RIVER RIDGE

PRICEN
AT

A
N

N
A

M
IL

R
O

Y

RUSSELL

LA
N

E

GRIFFITH

N
AT

U
R

A

R
E

D
 O

A
K

S

WHITE HORSE

C
H

E
Y

E
N

N
E

AR
BO

R
 BAY

PINERIDGE

LAWSON

STILLMEADOW

K
IP

LIN
G

WHITE PINES

A
U

D
U

B
O

N

D
IL

LO
N

PATHWAY

BENDIX

OAK TREE

O
LD

 H
IC

K
O

R
Y

PALISADES

C
O

U
R

T

H
ID

D
EN

 PIN
ES

S
P

R
IN

G
 H

IL
L

NOBLE

FILICEWILDWOOD

NEWTON

W
E

S
T

G
AT

E

HARTFORD

B
A

E
TC

K
E

 LA
K

E

W
O

O
D

R
ID

G
E

V
E

R
Y

CHILSON MEADOW

SUGARBUSH

SIMON

A
LJ

O
A

N
N

W
A

LN
U

T H
ILLSTI

M
BE

R
 B

EN
D

AR
G

EN
TA

CAIRN

CHALDEAN

BROOKVIEW

BARRIE

SPRING

MENOMINEE

PO
RTA

PENTWATER

GLEN ECHO

AZTECSNOWDEN

LYLE

H
O

N
O

R
S

A
S

H
TO

N

FI
G

U
R

S
K

I

EAST LAKE

TREASURE LAKE

ACORN

STERLING
OAK MEADOW

CATALPA

ST ANDREWS

DEL SHER

TWIN BEACH

I96 GRAND RIVER GET

LE
E

LA
N

A
U

HAMPTON RIDGE

PEN
IN

SU
LA

EDINBURGH

PINE TRACE

M
O

U
N

T 
BR

IG
H

TO
N

DEBORA

TAMIAMI

PA
R

D
E

E
 LA

K
E

E
D

W
IN

SC
O

TT
W

O
O

D

D
E

A
D

W
O

O
D

LA
KE

 R
ID

G
E

BLUE HERON

TURNING LEAF

WAGON

G
A

LE

CAGNEY

KENMAR

LI
T

TL
E

 S
U

N
S

E
T

BEAGLE RUN

K
IN

TY
R

E

GOLF VIEW

M
AU

R
Y

POND BLUFF

PA
R

K
W

AY

WINDHAVEN

M
E

A
D

O
W

V
IE

W

CHEM
UNG

HILLTOP

TI
M

B
E

R
LI

N
E

E
A

S
TD

A
LE

W
HISTLER

H
A

R
TELAKEVIEW

PINEHURST

BLACKBERRY RIDGE

ANCHOR

B
ID

W
E

LL

PINE HILL

S
P

R
IN

G
 G

R
O

V
E

DARLENE

TIM
B

E
R

ID
G

E

SHADOW PINES

MAPLETON

AUDREY RAE

PI
N

E 
VI

ST
A

ROBINSON

CLOVER BEND

BAR
C

LAY

M
ARCHAR

FO
RE

ST
 B

EA
CH

PINE OAKS

B
E

LL
A 

M
IA

BREEZEWAY

FAIRWAYS

OAK BLUFF

M
AH

IN
SK

E

EC
KL

ES

S
E

V
E

N
TH

O
A

K
 L

A
N

E

COLUMBINE

CORTLAND

I96
LA

TS
O

N

B
E

AT
TI

E

K
E

LL
O

G
G

CHALLIS

GOLF C
LUB

I96

CHILSO
N

BRIGHTON

BECK

FI
S

K

GOLF CLUB

B
A

U
E

R

GRAND RIVER

D
O

R
R

H
A

C
K

E
R

N
IX

O
N

CROOKED LAKE HERBST

H
U

G
H

E
S

K
IN

G

E
U

LE
R

B
R

A
D

Y

COON LAKE

K
E

LL
O

G
G

R
IC

H
A

R
D

S
O

N

C
LIF

FO
R

D

SEIM

SWEET

FI
S

H
B

E
C

K
PARDEE

H
U

B
E

R
T

MCCLEMENTS

SCHAFER

C
O

N
R

A
D

ITSELL

CUNNINGHAM LAKE

W
YNDAM

OAK POINTE

G
R

AY

C
LU

B

ASTER

H
IG

H
C

R
E

S
T

M
O

U
N

TA
IN

G
R

A
N

D
 O

A
K

S

S
U

M
M

E
R

V
IC

TO
R

Y
W

E
S

T
P

H
A

L

HOMESTEAD

B
E

AT
TI

E

KINGS

ILA

LA
TS

O
N

FE
N

D
T

C
H

E
R

O
K

E
E

S
U

N
D

A
N

C
E

FILBERT

P
IN

E
 V

IE
W

H
IL

LA
N

D
A

LE

CHARANN

TA
H

O
E

S
H

A
R

P

G
LE

N
W

AY

EG
G

E
RT

PR
AIR

IE

CHALLIS

SUNRISE PARK

W
A

S
H

A
K

IE

P
LE

S
S

RINK

CLE
ARY

FOREST

TODDIEM

GENOA

IVY

RIVER RIDGE

PRICEN
AT

A
N

N
A

M
IL

R
O

Y

RUSSELL

LA
N

E

GRIFFITH

N
AT

U
R

A

R
E

D
 O

A
K

S

WHITE HORSE

C
H

E
Y

E
N

N
E

AR
BO

R
 BAY

PINERIDGE

LAWSON

STILLMEADOW

K
IP

LIN
G

WHITE PINES

A
U

D
U

B
O

N

D
IL

LO
N

PATHWAY

BENDIX

OAK TREE

O
LD

 H
IC

K
O

R
Y

PALISADES

C
O

U
R

T

H
ID

D
EN

 PIN
ES

S
P

R
IN

G
 H

IL
L

NOBLE

FILICEWILDWOOD

NEWTON

W
E

S
T

G
AT

E

HARTFORD

B
A

E
TC

K
E

 LA
K

E

W
O

O
D

R
ID

G
E

V
E

R
Y

CHILSON MEADOW

SUGARBUSH

SIMON

A
LJ

O
A

N
N

W
A

LN
U

T H
ILLSTI

M
BE

R
 B

EN
D

AR
G

EN
TA

CAIRN

CHALDEAN

BROOKVIEW

BARRIE

SPRING

MENOMINEE

PO
RTA

PENTWATER

GLEN ECHO

AZTECSNOWDEN

LYLE

H
O

N
O

R
S

A
S

H
TO

N

FI
G

U
R

S
K

I

EAST LAKE

TREASURE LAKE

ACORN

STERLING
OAK MEADOW

CATALPA

ST ANDREWS

DEL SHER

TWIN BEACH

I96 GRAND RIVER GET

LE
E

LA
N

A
U

HAMPTON RIDGE

PEN
IN

SU
LA

EDINBURGH

PINE TRACE

M
O

U
N

T 
BR

IG
H

TO
N

DEBORA

TAMIAMI

PA
R

D
E

E
 LA

K
E

E
D

W
IN

SC
O

TT
W

O
O

D

D
E

A
D

W
O

O
D

LA
KE

 R
ID

G
E

BLUE HERON

TURNING LEAF

WAGON

G
A

LE

CAGNEY

KENMAR

LI
T

TL
E

 S
U

N
S

E
T

BEAGLE RUN

K
IN

TY
R

E

GOLF VIEW

M
AU

R
Y

POND BLUFF

PA
R

K
W

AY

WINDHAVEN

M
E

A
D

O
W

V
IE

W

CHEM
UNG

HILLTOP

TI
M

B
E

R
LI

N
E

E
A

S
TD

A
LE

W
HISTLER

H
A

R
TELAKEVIEW

PINEHURST

BLACKBERRY RIDGE

ANCHOR

B
ID

W
E

LL

PINE HILL

S
P

R
IN

G
 G

R
O

V
E

DARLENE

TIM
B

E
R

ID
G

E

SHADOW PINES

MAPLETON

AUDREY RAE

PI
N

E 
VI

ST
A

ROBINSON

CLOVER BEND

BAR
C

LAY

M
ARCHAR

FO
RE

ST
 B

EA
CH

PINE OAKS

B
E

LL
A 

M
IA

BREEZEWAY

FAIRWAYS

OAK BLUFF

M
AH

IN
SK

E

EC
KL

ES

S
E

V
E

N
TH

O
A

K
 L

A
N

E

COLUMBINE

CORTLAND

I96
LA

TS
O

N

B
E

AT
TI

E

K
E

LL
O

G
G

CHALLIS

GOLF C
LUB

CITY OF
BRIGHTON

HAMBURG TOWNSHIP

OCEOLA TOWNSHIP

MA
RI

ON
 TO

W
NS

HI
P

BRIGHTON TOW
NSHIP

AGRICULTURE/COUNTRY 
ESTATE - 5 acres per unit
LARGE LOT RURAL 
RESIDENTIAL - 2 acres per unit
LOW DENSITY 
RESIDENTIAL - 1 acre per unit
SMALL LOT SINGLE FAMILY 
RESIDENTIAL -  2 to 3 units per acre
MEDIUM DENSITY 
RESIDENTIAL - 5 units per acre

MANUFACTURED HOUSING

HIGH DENSITY 
RESIDENTIAL - 8 units per acre

NEIGHBORHOOD COMMERCIAL

GENERAL COMMERCIAL

REGIONAL COMMERCIAL

MIXED-USE TOWN CENTER

OFFICE

INDUSTRIAL

RESEARCH AND DEVELOPMENT

PUBLIC/INSTITUTIONAL/UTILITIES

PRIVATE RECREATION

INTERCHANGE CAMPUS

INTERCHANGE COMMERCIAL

Future Land Use
Master Plan Update

Genoa Township
Livingston County, MI

MAP 7

Sources: MCGI, Livingston County, Genoa Twp

December 2015
0 0.5 1 1.50.25

Miles I

CITY OF
HOWELL

Packet Page 70



! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! !

! ! !

! ! !

! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! !

! ! ! ! !

! ! ! ! !

! ! ! ! !

! ! ! ! !

AG

CHILSON RO
AD

§̈¦I-96

§̈¦I-96

LDR

OSD*

CE

CE

CE

CE

LDR

AG

AG

CE

AG

CE

CE

RR

LDR

RR

LDR

CE

SR

RPUD

PRF

IND

CE

CE

RR

CE

RR
LDR

CE

AG

AG

CE

AG

PRF

RR

AG

RR

PID

LRR

RR

PRF

RR

MUPUD

SR

RR

CE

AG

PRF

PRF

RPUD

RR

CE

MHP

IND

MHP

SR

MUPUD

CE

MUPUD

LDR

LDR

SR

PRF

RR

PRF

SR

RR

RPUD

PRF

CE

SR

LRR

LDR

RR

LDR

LRR

MUPUD

CE

UR

MUPUD

MUPUD

RPUD

LRR

RCD

RR

LDR

AG

RPUD

LRR

CE

CE

RR

CE

SR

LRR

SR

RPUD

PID

LDR

NRPUD

MUPUD

PRF

MDRPRF

NRPUD

AG

IND

RR

PRF

SR

LDR

MDR

RPUD

RPUD

CE

GCD

LRR

SR

GCD

MHP

SR

SR

SR

OSD

SR

NRPUD

RR

LRR

HDR

NSD

MUPUD

SR

SR

RPUD

MDR

LDR

LDR

PRF
IND

SR

RR

AG

GCD

NSD

NRPUD

RR

HDR

NSD

RR

CE

OSD

CE

SR

OSD

MDR

MUPUD

AG

IND

NRPUD

GCD

GCD

MDR

GCD

RPUD

LDR

GCD

LDR

AG

NSD

IND

GCD

GCD

RR

OSD

GCD

MDR

GCD

SR

GCD

CE

OSD

LDR

GCD IND

GCD

RR

PRF

PRF

NSD

LRR

PRF

LRR

OSD

OSD

RPUD

PRF

GCD

GCD
NSD

PRF

LDR

LDR

GCD

LDR

SR

PRF

OSD

OSD

LRR

OSD

PRF

NSD

GCD

NSD

NSD

NSD

LRR

CE

MUPUD

§̈¦I-96

C
H

ILSO
N

 R
O

AD

GOLF CLUB ROAD

D
O

R
R

 R
O

AD

H
AC

KER
 R

O
AD

BRIGHTON ROAD

LA
TS

O
N

 

COON LAKE ROAD

BAU
ER

 R
O

AD

CHALLIS ROAD

BECK ROAD

FI
SK

 R
O

AD

N
IX

O
N

CROOKED LAKE ROAD

HERBST ROAD

HUGHES

BRIGHTON ROAD

KIN
G

EU
LER

 R
O

AD

BR
AD

Y

KELLO
G

G

R
IC

H
AR

D
SO

N
 R

O
AD

C

LIFFO
R

D

SEIM

SWEET

FISH
BE

C
K

H
U

BER
T

SCHAFER 

PARDEE

BAU
ER

MCCLEMENTS

C
O

N
R

A
D

ITSELL

CUNNINGHAM LAKE

C
LU

B

OAK POINTE

ASTER

G
R

AY

H
IG

H
CR

EST

KINGS

G
R

AN
D

 O
AK

S

M O UN TAI
N

VI
C

TO
R

Y

W
ESTPH

AL

LAW
SO

N

BEATTIE

SUN

DAN CE

FILBE RT

PI
N

EV
IE

W

H
IL

LA
N

D
AL

E

CHARAN
N

EG
G

ER
T

G
LE

N
W

AY

CLEA RY

PI

NERIDGE

PRICE

M
IL

R
O

Y

RUSSELL

HO NORS

ST
ILLMEADOW

RINK

KIPLING

SPR
I N

G
H

ILL

NOBLE

WHITE P INES

W
ES

TG
AT

E

VERY

CHILSON MEADOW

W
ALN

U
T

H
IL LS

T I MBER BEND

BROOKVIEW

S NOWDEN

ACORN

EDI NBURGH

OAK MEADOW

DE
BORA

WAGON

C
AT

H
ER

IN
E'

S

KIN
TYR

E

G
RA

ND

CIRCLE

KE
LL

O
G

G

BAETC
KE LAKE

BE
AT

TI
E

PAR
D

EE
 

LAKE

SUMMER

N
AT

A
N

N
A

PLESS

BENDIX

BIRKENSTOCK

GRAND RIVER 

GRAND RIVER

FE
N

D
T

HOMES
TE

AD

Zoning Map
Genoa Charter Township

Livingston County, Michigan

Legend
AG

CE

RR

LDR

SR

LRR

UR

MDR

HDR

RPUD

MHP

RC

GC

NS

OS

NRPUD

IND

PID

PRF

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

MUPUD

RDPUD

Town Center

Official Zoning Map
Adopted May 2, 2005

Created by: Kelly VanMarter
Basemap layers provided by:

Livingston County GIS1 inch = 3,500 feet

City of 
Brighton

Brighton Tow
nship

Oceola Township
M

ar
io

n 
To

w
ns

hi
p

Hamburg Township
.

Updates: 
04/11/08 - Multiple Revisions (42 parcels)
09/12/08 - 4489 & 4495 Oak Pointe Drive (LRR)
02/25/11 - United Way Conditional Rezoning (OSD)
10/2/12 -  Corrected Map re. court stipulation for Pet Ritz from 05/18/2006  (AG)
11/29/12 - Corrected Map re. Zeeb property approved 3/15/04 (MUPUD)
01/07/13 - Dakkota (14-100-014) Conditional Rezoning (OSD)
10/10/13- Corrected Map re. (29-200-036) - was rezoned 8/18/2003 (RPUD)
11/13/14 - Removed Lucy Rd 425 Area, Rezone Latson Elementary (09-100-036;RR-NRPUD)
                    Correct Brighton Lake Rd. Error (RPUD-LDR)
02/16/15 - Comply with Court Order for 33-400-003 & 34-300-005 (RPUD to AG)
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1

Kelly VanMarter

From: Adam VanTassell
Sent: Friday, October 15, 2021 10:11 AM
To: Kelly VanMarter
Subject: FW: Sidewalks or crosswalk on Grand River in Master Plan?

Follow Up Flag: Follow up
Flag Status: Flagged

 
 
From: Valerie Shinabarger <valerie.shinabarger@gmail.com>  
Sent: Friday, October 15, 2021 10:04 AM 
To: info <info@genoa.org> 
Subject: Sidewalks or crosswalk on Grand River in Master Plan? 
 
Hello, 
 
I wasn't sure who to email at the township, would you be able to forward me to whoever can answer my question? 
 
I just read up on the Master Plan update and am looking forward to seeing the changes! Do you know if the plan 
includes putting in sidewalks and crosswalks by Grand River and Golf Club? I walk and ride my bike to Aldi and the two 
pharmacies at that corner and it's currently pretty dangerous to do so without pedestrian infrastructure. Glad to see 
you're considering Healthy Communities and Pedestrian Safety in the plans, I'd just love to know if this is in the plan 
already and if so if there's a timeline. 
 
Thanks so much! 
Valerie Shinabarger 
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May 20, 2022 

 

 

 

Mrs. Kelly Van Marter 

Director of Planning-Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Genoa Township – Proposed 2022 update to Genoa Township Master Plan  

 

Kelly- 

 

It was nice speaking with you again on Friday.  

As discussed, it became apparent that during the Township’s recent Master Plan update 

discussions and proposed draft revisions, the “Transition Area” portion of the I-96 Latson Road 

Interchange corridor subarea plan was inadvertently omitted from the proposed updated I-96 

Latson Interchange corridor area map. 

Please bring this to the attention of the Planning Commission that it may be addressed. 

 

I look forward to working with you on this important matter. 

 

Best Regards, 

 

Carl R. Hauss 

 

 

 

 

 

Cc: Bill Rogers 

 

Cc: L H & M, LLC 
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From: Gary Sipple
To: Kelly VanMarter
Subject: Genoa Township 2022 Master Plan
Date: Tuesday, July 19, 2022 4:10:45 PM

Hi Kelly,
 
I am in Lakewood Knoll subdivision.  Here are some comments on the 2022 Master Plan.
 
I am very much in favor of the proposed Detroit Edison Corridor Spur mentioned in the Regional
Planning section.   Without getting in the car and driving someplace, there is no place here to get
away from the constant loud traffic noise of Latson road.  Biking and walking options are very limited
here.
 
Regarding transportation,  traffic on Latson road needs to be reviewd.  Drivers are using the
northbound  right turn lane that ends at Aster Blvd for passing.  They try to squeeze back to the main
lane often cutting off other vehicles.  I even saw someone cutoff a school bus!  This occurs all day
long with numerous near misses.
 
Traffic volume in general on Latson road is becoming too much at times.  On several occasions on
Aster Blvd I have seen drivers turn around and give up trying to make a left turn onto Latson.  In my
opinion,  Oceola township has allowed too much building with little consideration of their southern
neighbors.
 
Thank You,
Gary Sipple
4127 Aster Blvd.
 
 
Sent from Mail for Windows
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From: CLARK TEWEL
To: Kelly VanMarter
Subject: Master Plan Comment
Date: Sunday, August 28, 2022 8:15:38 AM

Good morning:  As you near final decision on the Master Plan for Genoa Township, we hope that the character and
serenity of the area will be preserved by limiting overdevelopment and it’s attendant strain on resources and
infrastructure.  Many long time residents and well as newer residents chose this area for it’s  unique characteristics. 
Thank you,
Clark Tewel
6160 Pine Oaks Trail
Brighton  Mi  48116
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August 24, 2022 

 

 
 
Mrs. Kelly Van Marter 
Director of Planning-Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Genoa Township – Proposed 2022 update to Genoa Township Master Plan  
 
Kelly- 
 
As you may recall, on May 23, 2022 I appeared before the Genoa Township Planning 
Commission and embraced the opportunity to address the Genoa Township Planning 
Commission discussion relevant to the proposed 2022 Master Plan update. 
     
As discussed, it became apparent that during the Township’s previous Master Plan update 
discussions and proposed draft revisions, the “Transition Area” portion of the I-96 Latson Road 
Interchange corridor subarea plan was inadvertently omitted from the proposed updated I-96 
Latson Interchange corridor area map. According to the most recent “draft” in my possession, 
the “Transition Area” has again been reaffirmed, stretching from just South of Sweet Road, 
primarily West of Latson Road, and then Southerly to the Northwest intersection of Latson & 
Crooked Lake Rd. Thank you for this appropriate adjustment. 
 
With this continued “Transition Area” reference, we appreciate your understanding and 
acknowledgment of the immediate, unique, and tremendous potential of this particular Latson 
corridor area and recall likewise, similar feelings being expressed by a number of Planning 
Commission Members during the May 23, 2022 Meeting. Indeed, the proposed Master Plan 
calls for the area to be…”monitored annually for potential development…” 
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The Township’s  tremendous investment and foresight in planning for significant sewer and 
water service expansion in the I-96 Latson Subarea logically facilitates  associated, significant 
development into the I-96 Latson Subarea.    
 
It is our further hope that the Township provide for a current and flexible planning/zoning 
approach to the area allowing  uses supportive, beneficial, and compatible with the currently 
defined and designated Campus area.  
 
 
 
 
Thank you again for your time and efforts and welcome the opportunity to assist in any way on  
this important matter. 
 
Best Regards, 
 
Carl R. Hauss 
 
 
 
 
 
Cc: Bill Rogers 
 
Cc: L H & M, LLC 
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August 16, 2022 
 

Genoa Township 

2911 Door Rd. 

Brighton, MI 

48116 

ATTN: Michael Archinal, Township Manager 
 
 

Dear Mr. Archinal, 
 

As you know, the Chaldean Catholic Church of the United States of America owns the Our Lady of the 

Fields Camp, located at 1391 S. Kellogg Rd. Brighton, MI 48114. 
 

Currently, our property is zoned as “Public and Recreational Facilities district” (PRF).   The property has 

been used as a recreational camp since the date of our purchase of the property in 2007 from the City 

of Detroit. The current use as a camp is in conformance with the prior uses of the property by the 

previous owner, the City of Detroit. 
 

However, the Future Land Use map in the Genoa Township Master Plan identifies our property to be 
used for “large lot rural residential development”. 

 
It is our understanding that Genoa Township is now in the process of revising its Master Plan and Future 
Land Use map.  

 
Our Lady of the Fields is currently using our land for recreational purposes and plans to do so 

indefinitely. We have no plans to change the status of our property or utilized for any other 

purposes. 
 

Therefore, we respectfully request the Genoa Township Master Plan and Future Land Use map be 

revised to depict our property as “Private Recreation”. Our goal is to match the designation of the 

property on the Future Land Use map with our current zoning and use as a private camp facility. 
 

Please advise us if we need to provide you with anything else in addition to this 

request.  

Thank you very much. 

Sincerely, 
 
 
Vincent Jarbow 
Finance Manager 
The Chaldean Catholic Church of the United States od America 
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From: Leila McClure
To: Kelly VanMarter
Subject: Rezoning Request
Date: Tuesday, October 18, 2022 1:03:58 PM

To the Genoa Township Planning Commission:

I'm writing to voice my concerns about the request by Eisenberg Genoa LLC to have
property in Sections 23 and 24 of our township rezoned. I live in the Mountain View
subdivision that abuts this property, and I share all the concerns that I know my neighbors
have described to you, including: hydrology changes, availability of public services,
inconsistency with the surrounding area and potential decrease in property value, and issues
with easements, traffic, and lack of sidewalks.

My husband and I moved to Brighton in January 2021 specifically for this low density
neighborhood and for Brighton's wonderful school district. We now have a 7-week-old baby
girl, and in the neighborhood's current state, I feel confident that she would be safe walking,
playing, and biking here. But if the adjacent property is rezoned to medium or high density,
I would have serious concerns about her safety doing those things, as well as concerns about
our water and access to services like education.

I respectfully ask that this rezoning request be denied.

Thank you,
Leila McClure
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1

Kelly VanMarter

From: michelle vancleve <mvcruisin@yahoo.com>
Sent: Wednesday, October 19, 2022 9:07 PM
To: Kelly VanMarter
Subject: Planning commission

It has come to my attention of a request being made by Eisenberg Genoa LLC to have property they own Sections 23 and 
24 rezoned. I am strongly opposed to rezoning Sections 23 and 24 from Agriculture, low density to Medium and High 
density as in their request to change  the master plan. These areas support Agriculture and Low Density zoning. 
Rezoning to Medium and High density  would cause traffic problems at the intersection of Bauer and Challis Roads and 
at the railroad crossing on Challis east of Bauer which already back ups when trains are crossing. There are multiple 
wetlands in these sections and with water and sewer not available in these areas causes concerns to the environment. 
The existing neighborhoods are on wells and septic how will effect their water tables? Please stick with current Master 
Plan and protect the future of our  township. 
 
Michelle Van Cleve  
6573 Grand Circle Drive  
Brighton, Mi  48116 
Sent from Yahoo Mail on Android 
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Kelly VanMarter

From: Hubert Winkelbauer <hlwink@ameritech.net>
Sent: Tuesday, October 25, 2022 7:47 PM
To: Kelly VanMarter
Subject: Township Master Plan update

 
Ms Kelly Van Marter,AICP 
Genoa Township Planning Commission 
 
Dear Commissioners: 
 
We understand you are currently working on an update and revision of the Township Master Plan. Developers that own 
property in sections 23 (127.63 acres) and 24 (46.22 acres) have expressed an interest in substantially increasing the 
residential housing density in these areas from the current levels. Our concerns about an increase in residential housing 
densities in the sections stated above are as follows: 
 
Water quality is a human health issue. Existing houses adjacent to these areas have wells. What impact would this 
development have on current water levels? Well water quality could be dramatically degraded by overtaxing the existing 
aquafer. What kind of infrastructure would be needed to adequately address this issue? When the City of Brighton put in a 
water treatment plant   approximately 1/2 mile from our house on Bauer Rd, our well water went from clear, odorless, 
good tasting to rusty, foul smelling, and cloudy. forcing us to have to install a rust filter and reverse osmosis filter which we 
previously did not need. Our water has never been the same. As the housing density has increased on our road, our well 
water quality has noticeably decreased. 
 
What would the impact be on the several wetland areas in these sections? Building on wetlands is prohibited by law. 
 
The types of housing that would go in could have a negative impact on property values of current owners bordering these 
developments. There is no information on what is planned. 
 
How would current infrastructure support more traffic congestion generated by the addition of more housing units? The 
three roads that would bear the brunt of the new traffic (Dorr Rd, Bauer Rd, Challis Rd) are already heavily used 
throughout the day having seen steady traffic increases in the last several years with heavy backups at specific times of 
the day  
 
The destruction of the natural environment/wildlife habitats occurring with construction/development should be of concern 
to anyone who values how nature enhances our quality of life. 
 
Sincerely, 
 
Hubert and Lynne Winkelbauer 
3844 Bauer Road 
Brighton 
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October 27, 2022 

         Michelle Leach 
         6650 Challis Road 
         Brighton, MI 48116 
 
 
Sent via email - Genoa Township Planning Commission 
Attn: Kelly / Planning Commission 
2911 Dorr Road 
Brighton, MI 48116 
 

Planning Commission: 

Voicing my concerns over the letter we received stating that the property in Section 23 (west of Bauer 
Road) and Section 24 (east of Bauer Road) and the plans to put in a neighborhood in that area. 

Traffic is already a nightmare on Challis Road heading towards Grand River at any time of the day, the 
nightmare is greatly enhanced between 2-6 p.m. daily and during the holiday season often you can’t 
even make a left at the light due to so many cars on Grand River. If you try to take Bauer heading to the 
schools between 2:30 – 4 p.m. to get to Brighton Road to avoid the intersection at Challis and Grand 
River or to head to the other end of town – what another nightmare! We don’t need any more traffic. 

The intersection of Challis and Bauer is also an issue. So many times, cars don’t recognize that you could 
be heading up the hill to continue to Challis and people pull out in front of you at the corner by Mt. 
Brighton. When the track guards are down due to a train in the area, it isn’t uncommon to be backed up 
onto Bauer trying to get onto Challis to head into town. 

As the concern of global warming is ever present in everyday news, adding more homes to tap into the 
ground water doesn’t sound like a great idea either. Cutting down all the trees, clearing all the land and I 
know you’d ignore the fact that wetlands were found and fill them in.  

Your letter states wetlands were found, those should be protected and not disturbed! Please don’t go in 
and cut down all the trees, make a mess of the land and then replant with small trees that take years to 
grow. Truly disgusting what they did at the corner of 96 exit ramp and Hilton Road, just to put in more 
homes!  

I truly don’t want to see a modular home park, apartments or medium or high-density property. What 
kind of home can you really put on 8 units per acre that is attractive, looking across the street at Mt. 
Brighton, near railroad tracks and with manufacturing building around the corner as well. Certainly not a 
home I’d want to purchase! Then what does it do to our value of homes and neighborhoods?  

At some point the township needs to take accountability for its residents and surrounding area and say 
enough! We don’t need any more people adding to the congestion we already have! 

 

Michelle Leach 
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October 31, 2022 

 

Concerned Resident of section 23 and 24 opposing the request to rezone those 
sections in the master plan. 

 

Dear Planning Commission Members, Chris Grajek, Chairperson, Marianne 
McCreary, Secretary, Zoning Board of Appeals liaison, Diana Lowe, Board of Trustees 
liaison, Jeff Dhaenens, Eric Rauch, Vice-Chairperson, Glynis McBain, Tim Chouinard,  

It has come to our attention that the owners of the property in sections 23 and 24 
abutting our neighborhoods are applying for rezoning. It is currently zoned as 
Agricultural and the future land map shows LOW DENSITY (1 ACRE PER LOT) to 
LARGE LOT RURAL (2 ACRES PER LOT) which is what we are. Please stand strong 
on maintaining the 2013 Master Plan for low density and large lot rural and deny the 
landowners request to increase it for Medium and High Density Residential. We believe 
the 2013 Master Plan has already evaluated the land infrastructure accurately, which 
does not over-burden the roads, wells, septic systems, school system or changing the 
character of the existing neighborhoods. 

The intent of this communication is to request the Planning Commission Members to 
deny the rezoning or up zoning of 127.62 acres in Section 23 and 46.22 acres in 
Section 24 and to keep the consistency with the surrounding land zoned to low density. 

 

Genoa Resident 
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Kelly VanMarter

From: DEBORAH WEEKS <debweeks1@comcast.net>
Sent: Monday, October 31, 2022 12:35 PM
To: Kelly VanMarter
Subject: Mountain View Area- Genoa Twp Rezoning Effort

Follow Up Flag: Follow up
Flag Status: Flagged

Dear Township Representatives:  
 
We have lived in Genoa Township for approximately 24 years and fell in love with the area because 
of the tranquil setting, as result of the zoning that permits larger parcel lots, less 'crowded' 
neighborhoods, charming small-town feel, with respect for the wildlife & wetlands.     
 
We have been notified that there is an attempt of greed & disregard by developers to destroy the area 
by requesting rezoning.   If the rezoning were permitted, it would be a blatant disregard of the current 
neighboring property owners & taxpayers of Genoa Township, as well as an immoral regard for the 
wildlife and impact on the environment.  Common sense must prevail, and the developer's request 
should be denied.  
 
Sincerely,  
Stanley & Deborah Weeks  
7129 Brighton Road  
Genoa Twp   
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October 31, 2022 

 

Concerned Resident of section 23 and 24 opposing the request to rezone those 
sections in the master plan. 

 

Dear Planning Commission Members, Chris Grajek, Chairperson, Marianne 
McCreary, Secretary, Zoning Board of Appeals liaison, Diana Lowe, Board of Trustees 
liaison, Jeff Dhaenens, Eric Rauch, Vice-Chairperson, Glynis McBain, Tim Chouinard,  

It has come to our attention that the owners of the property in sections 23 and 24 
abutting our neighborhoods are applying for rezoning. It is currently zoned as 
Agricultural and the future land map shows LOW DENSITY (1 ACRE PER LOT) to 
LARGE LOT RURAL (2 ACRES PER LOT) which is what we are. Please stand strong 
on maintaining the 2013 Master Plan for low density and large lot rural and deny the 
landowners request to increase it for Medium and High Density Residential. We believe 
the 2013 Master Plan has already evaluated the land infrastructure accurately, which 
does not over-burden the roads, wells, septic systems, school system or changing the 
character of the existing neighborhoods. 

The intent of this communication is to request the Planning Commission Members to 
deny the rezoning or up zoning of 127.62 acres in Section 23 and 46.22 acres in 
Section 24 and to keep the consistency with the surrounding land zoned to low density. 

 

Genoa Resident 
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Kelly VanMarter

From: Coral Adas <coraladas@yahoo.com>
Sent: Tuesday, November 1, 2022 5:06 PM
To: Kelly VanMarter
Subject: Genoa Township Planning

To Whom this may concern: 
 
As a long time resident of Genoa Township (since 1973) I have witnessed so many changes taken 
with attention to those who came here before me.  We have this piece of real estate in Livingston 
County envied by many and we need to keep our eyes on this prize. 
I am opposed to rezoning the property west of Bauer Road, adjacent to other subdivisions from low 
density to medium or high density.  This decision is based on my concern of the affect this may have 
on our neighborhood water table as we have wells, as well as the traffic which is already a disaster 
when school is starting and ending and when University of Michigan employees are going and leaving
work off Bauer Road.  There are also two private schools near the library with additional traffic 
between buses and additional drivers. This is an issue of safety. 
I am planning to attend the Master Plan Meeting at the township on Monday November 14th at 6:30 
p.m.  Members of the Mt. Brighton Civic Association are also aware of this meeting. 
Sincerely, 
Coral Adas 
4554 Kingswood Drive 
Brighton 
 
coraladas@yahoo.com 
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Kelly VanMarter

From: Bob & Jan Adamski <skizer12@att.net>
Sent: Wednesday, November 2, 2022 1:13 PM
To: Kelly VanMarter
Subject: Proposal to Change Density Level - Sections 23 and 24

Follow Up Flag: Follow up
Flag Status: Flagged

Dear Kelly, 
 
I am contacting you with regard to the request for a density change that has been requested by the 
owners of property on Sections 23 and 24.  My name is Janet Adamski.  I live in the Mt. Brighton 
subdivision behind the ski hill, and have resided there for over 30 years. We decided to live here because 
we wanted a low density area, and the town of Brighton and its surroundings appealed to us. 
  
I vehemently oppose changing either of these sections from low density to medium or high. Traffic 
volumes already have had a negative impact over the years because of the schools, railroad track, 
shopping center and other residential and commercial expansion.  The Challis and Brighton Roads are 
already clogged with traffic, especially when schools let out or a train comes through. I am on a well, and 
have concerns about that.  And I do feel strongly about preserving wetland areas. 
 
Allowing this change would definitely change the quality of life for those of us who already live here.....this 
is unfair to those of us who have supported this town for a long time, and we don't deserve to have high 
density areas pushed on our lifestyle.  This is not a good fit for our community. Please stop this from 
happening. 
 
Thank you, 
Janet Adamski 
4518 Kingswood Dr. 
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November 1, 2022 

 
Genoa Township 
2911 Dorr Road 
Brighton, MI   48116 
 
 
To:   Genoa Township Planning Commission 
 
Subject: Opposition to Rezoning with Intent to Build Residential Housing 
 
 
We live in Genoa Township and want you to know we strongly oppose the proposed zoning changes subject to 
the Master Plan meeting to be held Monday, November 14 @ 6:30pm.  Many of us are extremely disappointed 
and very concerned about current property areas being rezoned (Section 23 and 24).  And especially the 
proposed 200-unit apartment complex planned at Dorr and Grand River. 
 
As you know, Genoa Township consists of beautiful lakes and wetlands, rolling hills, meadows, state parks and 
wildlife.  It’s a beautiful community of country living, serene and peaceful with a rural atmosphere that is 
coveted by all who live here. 
 
The township has shown previous intent to keep the area more rural by historically having the site in question 
zoned ‘agricultural”.  Why change, modify and build on such beautiful land?  I get that there are tax revenues 
driving this issue, but the very reason people have moved here in the first place is the antithesis of this zoning 
proposal.  
 
As previously stated, one of the main reasons why people move to this location is to enjoy the privacy that 
undeveloped and beautiful land provides.  These are sensitive, protected areas.  Proper zoning protects these 
open land areas to continue with the beauty of its existing natural habitat.  
 
Let’s not ignore and redirect what ‘agricultural’ means.  It is important to concentrate and focus on what matters 
mostly, by restricting the physical development of our open parcels of land, with little of what is left.  
 
We need to control density and avoid overcrowding.  In large part this area was zoned ‘agricultural’ for a reason 
– to avoid the very kind of development proposed under this zoning request.  
 
I know I don’t have to give you a tutorial on the definition of ‘agricultural’ which means the production of 
plants and animals useful to humans.’  Agricultural zoning is intended to protect farmland, etc.    An area which 
is marked as agricultural land is not allowed for residential, commercia, or industrial construction.   Please let’s 
keep it this way.  
 
The number of farms and open land (in acres) in the county have dramatically decreased over time, so it just 
makes sense to understand the quality and quantity of farmland and open land, and to protect viable farmland 
preservation of open spaces.  What about all the animal life?  Where will all the deer and turkey migrate to, as 
they already have been pushed out of the way due to the construction building of I-96.  
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Livingston County Planning strategy is to “continue to encourage and support programs that maintain the 
county’s agricultural lands – to preservation unique and prime agricultural land for future generations.  The 
strategy is to encourage reduction to convert prime farmland to other uses.  Strive to maintain and/or restore 
sufficient land in conversation use in the county.”  
    
The inappropriate use of this land will more than likely have a great environmental impact and with all the 
wildlife.   Besides the obvious concerns of noise, increased traffic, road conditions, etc. during construction and 
afterwards.  What effect will this development have on our water, as we are all on wells nearby?  How will this 
affect the value of our properties, etc.?  
 
All these potential problems need to be addressed and analyzed closely.  We all know what is best for the 
community.  For obvious reasons, it is not to rezone to designate as ‘medium and/or high density residential’ 
within the master plan.  
 
Thank you for listening and considering. 
 
Lori and Michael Ferguson 
Genoa Residents 
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6385 Grand Circle Drive 
Brighton, MI 48116 
November 4, 2022 
 
RE: Request for re-zoning in Sections 23 and 24 
 
Dear Genoa Township Planning Commission: 
 
As a 16-year homeowner in Mountain View subdivision, I am writing with alarm at the recent 
request to your office from Eisenberg Genoa LLC for re-zoning portions of Sections 23 and 24 
near the intersection of Bauer and Challis Roads. It is my opinion that re-zoning the area to 
medium or high-density residential would be harmful to the current residents of the area, 
including myself, and would represent an unwise trajectory of growth in the Township. 
 
As you are aware, this area is currently zoned mainly as agricultural, rural residential, country 
estates, or in the case of our subdivision, low-density residential based on the Township’s zoning 
map dated September 2020. The Future Land Use map updated in 2015 shows much of this area 
re-zoned to low-density residential or rural residential, which suggests that the Township has 
hoped to maintain the general area at a lower housing density. This strategy seems to represent a 
commitment by the Township to careful, regulated growth that will complement the rural setting 
of the area and its residents’ affinities for green space and natural settings. 
 
The Eisenberg Genoa request, however, has proposed a re-zoning to medium density (west of 
Bauer Rodd) and high density residential (east of Bauer Road). Such a drastic change to a rural 
area would not represent wise or logical landscape planning or township growth for many reason 
that include: 
 

• Lack of available utilities. The area lacks sewer and water services that would be 
essential for medium- or high-density housing areas. Moreover, the area is currently on 
well-and-septic systems that are likely to be negatively affected by such landscape 
change. The draft Master Plan of 2022 emphasizes that medium- and high-density zoning 
be limited to areas with water and sewer services, which the area does not have. 

• Lack of road infrastructure to accommodate increased traffic. Re-zoning the area to 
medium- and high-density would require the addition of several roads to accommodate 
the increased traffic. The only accessible paved road in the area is Challis Road; all other 
roads are unpaved and relatively lightly used. 

• Lack of available school capacity. The nearby public schools, especially Maltby 
Intermediate and Hornung Elementary, are already near or at maximum capacity and 
would not likely be able to accommodate such a quick population increase. 

• A drastic change to a rural area. The current landscape is rural or exurban, and quickly 
inserting medium- and high-density housing would represent an “explosion” of growth 
and development that does not mesh well with the preferred way of life of its current 
residents. Many more recent residents of Mountain View, for example, invested in their 
properties based on the rural setting of the area and its many woodlands and wetlands, as 
well as what appeared to be the Township’s commitment to maintaining them. 
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The Township’s existing Master Plan (2015) describes “rings of growth” as an attempt to 
carefully plan and manage landscape and land use change in Genoa Township. I strongly believe 
this is an appropriate way to do things, and I encourage the Township to strictly adhere to what 
they proposed fewer than 10 years ago. The area proposed for re-zoning by Eisenberg Genoa is 
in a secondary growth ring rather than a primary growth ring. A sudden insertion of medium- 
and high-density housing in a rural area targeted only for secondary growth does not fit into the 
Master Plan, and it is not clear why the Township would violate their own planning strategies to 
accommodate Eisenberg Genoa. 
 
As a resident of Mountain View, I would be lying if I denied that I want the area in question to 
remain just as it is for the rest of the time I own my home there. However, I also understand that 
growth and development is a reality, and it’s very difficult to come up with a convincing 
argument against land development in the Township, even around Challis and Bauer Roads. 
Future land use change and growth is a reality in southeastern Michigan, Livingston County, and 
Genoa Township, and most residents here understand that. This not mean that unwise growth is 
acceptable, however, or that the benefits of growth and development outweigh landscape 
planning that strives to maintain a rural or semi-rural way of life of many of its current residents. 
Wise landscape planning is attainable in this regard, and the Township Planning Commission 
seems to have understood that in the very recent past. I encourage you to consistently pursue 
wise growth in the Township and deny Eisenberg Genoa’s request for rezoning of the area in 
question. 
 
 
Sincerely, 

 
 
Dr. Daniel M. Kashian, Ph.D 
Genoa Township Resident since 2006 
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Kelly VanMarter

From: Ramzia Rida <ramzia@umich.edu>
Sent: Sunday, November 6, 2022 4:39 PM
To: Kelly VanMarter
Subject: Master Plan Request from Eisenberg Genoa LLC

Follow Up Flag: Follow up
Flag Status: Flagged

To:  Genoa Township Planning Commission 
 
Dear Commissioners: 
 
I am writing regarding the request you have received to change the designation of several parcels of land in Sections 23 
and 24 owned by Eisenberg Genoa LLC to medium‐ or high‐density residential in the 2022 Master Plan.  The parcels in 
question are currently zoned Agricultural, and in the Draft 2022 Master Plan, they are designated as low‐density 
residential.  I am very much against changing the designation of these parcels to medium‐ or high‐density residential.  If 
that request were granted, it could lead to the building of nearly 1,000 new homes (127 acres at 5 per acre, and 46 acres 
at 8 per acre).  This would drastically alter the character of this part of Genoa Township in a devastating way. 
 
My immediate neighborhood (on Summer Hill and Meadow Pointe Circle, off Challis Road near Dorr) and the 
surrounding area is agricultural, rural or low‐density residential in character, with mostly moderate traffic on Challis and 
Bauer Roads except during afternoon rush hour when the stop sign at the intersection of those two roads, near Mt. 
Brighton, has cars backed up for a long distance. 
 
I and many of my neighbors believe that allowing medium‐ or high‐density residential development on these parcels 
would have a serious negative impact on our quality of life.  It would bring overcrowding to our roads and schools, 
potentially damage wetlands, and wreak havoc on the wildlife in our area.  We depend on water wells and are worried 
that allowing such development in this area, which does not have municipal water and sewer, could cause the water 
table to be lowered, which could cause our wells to fail and the water levels of nearby lakes to fall dangerously low. 
 
I understand that Genoa Township has wisely planned for more dense development north of I‐96, in areas that already 
have municipal water and sewer and other infrastructure in place, and in the areas currently marked as primary growth 
areas in the Draft Master Plan.  Please maintain that plan and refuse to change the designation of these parcels to 
medium‐ or high‐density in the new Master Plan. 
 
Sincerely, 
Ms. Ramzia Rida 
4175 Summer Hill 
Brighton, MI 48116 
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1

Kelly VanMarter

From: Stacy Carroll <stacyfass@gmail.com>
Sent: Tuesday, November 8, 2022 5:17 PM
To: Kelly VanMarter
Subject: Letter in opposition to Challis Rd rezoning

Follow Up Flag: Follow up
Flag Status: Flagged

To All Members of the Master Plan & Zoning Committees, 
 
My name is Stacy Carroll and I live at 6418 Challis Rd, just around the corner. Many know us as Firefly Farms, where we 
enjoy hosting community children’s events in our safe, sleepy little rural corner of Genoa Township. I particularly mention 
our farm because it is one of just a few farms left in Genoa that is keeping our town picturesque with wide open spaces, 
just as envisioned. 
 
When we began our search for a little slice of heaven, we researched heavily and were ecstatic to find Challis Rd. Not 
only was it agriculturally friendly by sight, it officially had this vision formally built into the town’s Master Plan. That put to 
rest any future fears for what our closest area could turn into … yet here we are today, defending to maintain what was 
billed to us in black and white. 
 
As a verified farm with Michigan's Agriculture Environmental Assurance Program, we now rank among the top 5% of 
farms that have earned this designation - for ourselves and for our community. We hope this brings a great deal of pride 
to all of you on the Board for fostering such a beautiful and farm-friendly area like ours is on Challis Rd. That is why my 
husband and I have a genuine concern for what this request of medium to high density zoning, within just feet of our 
State-supported property, would do. This land is something that we have worked - and continue to work - so hard to 
maintain. This includes state water standards, soil standards, livestock living standards, manure management standards, 
chemical disposal standards, water run off standards, and more. In partnership with the State, we have also developed 
emergency management plans for each of these areas that take into account and protect not only our family on site, but 
the families that live within our area too. All of this has been carefully crafted because the State has a real and genuine 
concern for the comfort, health, and well-being of its citizens. Loving Genoa as we do, we want to be able to say they … 
you … as well, share the State’s commitment to its townspeople and would never truly consider such a wild jump in 
rezoning from agricultural and low density to something so highly out of scope of the town’s wisely-designed Master 
Plan.   
 
Thank you for taking all of my and my fellow neighbors’ pleas into careful consideration, and, I hope, siding with your 
community over this outside, conglomerate LLC.  
 
Sincerely,  
Stacy Carroll 
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11/07/2022 
6373 Challis Rd. 
Brighton, MI 48116 Genoa Township 

2911 Dorr Rd 
Brighton, Mi. 48116 
ATT: Ms. Kelly VanMarter/Planning Commission 
 
We understand that Eisenberg Genoa LLC has requested rezoning of their property in Sections 23 (west 
of Bauer) and 24 (east of Bauer Rd.).   
 
Eisenberg’s request to rezone from Low Density Residential (already part of the township’s Future Land 
Use - Master Plan) to Medium and High Density Residential is in opposition to the township’s previous 
plan to rezone from Agricultural to Low Density and Large Lot Rural residential.  The township has 
shown intent to keep the area zoned for lower density, rural residential or country estates.  Change would 
be inconsistent with Master Plan earlier vision 
 
Higher density has already been planned for north of I-96 where there is appropriate infrastructure. (For 
example, there is a proposed 200-unit apartment complex planned for Dorr and Grand River and the 
Sylvan Glen mobile home park is located off of Grand River.) 
  
The new draft Master Plan of 2022 stresses that medium and high density zoning are in areas that include 
sewer & water services. In the existing Master Plan (2015), the Township discussed growth rings to try to 
keep growth managed. The area of the land in question is considered secondary growth as opposed to 
primary (which shows the consistency of the Township in trying to keep the area in a lower density). 
 
In addition to the rezoning request we and neighbors are concerned about: 
 
Water tables (we are all on wells) and water flow / flooding. The new culverts installed when Dorr Road 
was repaved were in part to help with the low point of Mt View sub (directly behind us) deals with 
excessive water with heavy rains and snows.  We worry about potential septic system problems. 
 
Wetlands and wildlife ecosystems- impact on wetland areas and the wildlife ecosystem. The area is 
habitat for a wide variety of birds and animals including the endangered monarch butterfly. 
 
Public Services –need for additional public schools, police, fire, traffic problems – Challis and Bauer is 
already a problematic area as is the railroad crossing on Challis) 
 
Property values - the requested zoning change does not appear to be consistent with the 
surrounding areas. Will this change lead to a decrease in our property values? 
 
For all the above reasons I urge the planning commission to disapprove the request by Eisenberg Genoa 
LLC. Approving high density housing is inimical to the intended vision and planned growth of our 
township.  It would be a grave mistake to irreparably alter our rural character, as this is the exact reason 
that people want to live in Genoa.  

Cordially, 

 

Doreen and Rudy Meffert  810 229 8233 
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Kelly VanMarter

From: rogers2897@sbcglobal.net
Sent: Tuesday, November 8, 2022 9:32 AM
To: Kelly VanMarter
Subject: Requested rezoning of property in Sections 23 and 24

Follow Up Flag: Follow up
Flag Status: Flagged

Ms. VanMarter, 

Our names are Timothy and Suzanne Rogers.  We live at 6126 Meadow Pointe Circle, just south of 
Challis Road and east of Dorr Road. 

We are contacting you to let you know of our opposition to a request by Eisenberg Genoa LLC to 
rezone their property in Section 23 to Medium Density Residential and Section 24 to High Density 
Residential. 

We chose to move here in 1996 because of the rural nature of Genoa Township.  While we realize 
that development of these properties is inevitable, the density called for in the Genoa Township 
master plan for these parcels helps reduce degradation of this environment.  Potentially adding over 
800 residences (rough math, using 80% density for the developments) in an area that is dependent 
on wells and septic systems does not seem viable. 

Challis and Dorr roads already have a significant amount of traffic, which will already be increased by 
the apartment development approved for the corner of Dorr and Grand River.  Adding this number of 
properties, and their associated vehicle traffic, will add both noise and safety issues. 

We would appreciate your support for maintaining the current planned density for these parcels, to 
keep Genoa Township a great place to live. 

Regards 

Tim & Sue Rogers 

6126 Meadow Pointe Circle 

Brighton, MI 48116 

Rogers2897@sbcglobal.net  
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Kelly VanMarter

From: jcrans@comcast.net
Sent: Wednesday, November 9, 2022 2:32 PM
To: Kelly VanMarter
Subject: planning commission new land development

Follow Up Flag: Follow up
Flag Status: Flagged

4160 Summer Hill 

Brighton, MI  48116 

9 November 2022 

  

To:  Genoa Township Planning Commission 
  
Dear Commissioners: 
  
This communication is in response to the recent request made to change the designation of several parcels of 
land in Sections 23 and 24 owned by Eisenberg Genoa LLC to medium- or high-density residential in the 2022 
Master Plan is alarming. The following are observations and relevant points that negatively impact the overall 
neighborhoods around the proposed development. 
 

 Our neighborhood (on Summer Hill and Meadow Pointe Circle, off Challis Road near Dorr) and the 
surrounding area is zoned agricultural, rural or low-density residential in character, with mostly 
moderate traffic on Challis and Bauer Roads.  Our family, like those around us, chose to live in Genoa 
Township because of its rural/small town character with convenient access to surrounding urban 
communities. We do not want to live in a crowded suburban environment. Medium- to high-density 
residential development on these parcels would have a serious adverse impact on our quality of life, an 
opinion shared by a large majority, if not all, of our neighbors. This decision threatens our water supply 
as we are on well and septic and dramatically increases traffic and damage wetlands on and around the 
developed property. We depend on water wells. Allowing such development in this area, which does not 
have municipal water and sewer, would lower the water table, which could cause our wells to fail and 
the water levels of nearby lakes to fall dangerously low. 
 

 We have already had a at least one well in the area that required to drill their well deeper. Our’s is 90 
feet. 
 

 Present traffic patterns  reflect a moderate/safe level of traffic and permit biking and pedestrian traffic 
(without sidewalks). With the potential of adding 1,000 new homes and associated vehicles this proposal 
would introduce excessive traffic on Challis and Baurer road, which is already becoming congested 
especially during school hours and winter skiing events. 
 

 I would point out that when our family moved to the ten-acre parcel on Summer Hill the original land 
development was planned for smaller lots but because of many of the same issues/concerns stated above 
(water, septic and Baetke lake concerns) the higher density development was modified to five and ten 
acres parcels to accommodate the surrounding residents issues. 
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We know that Genoa Township has already allowed for higher density development north of I-96. As this area 
already has municipal water and sewer and the infrastructure in place to support it. Please maintain that plan 
and refuse to change the designation of these parcels to medium- or high-density in the new Master Plan. 
 
Thank you for your consideration 
Jerry and Christine Rans 
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David Leach 
6650 Challis Road 
Brighton, MI 48116 
5 November, 2022 

Genoa Township Planning Commission 
2911 Dorr Road 
Brighton, MI 48116 

Genoa Township Planning Commission: 

Regarding the request of the Eisenberg Genoa LLC group’s request to rezone their 127 acres north of 
Challis Road to accommodate a High Density development, we, as longtime residents of that area, 
strongly oppose such a request for the following reasons: 

1.  TRAFFIC: The traffic on Challis Road between Bauer and Grand River Ave and on Bauer Road 
between Challis and Brighton Roads has gotten exponentially worse since the second Cheryl 
Stockwell School and the U of M medical building were built. Westbound Challis Road at Bauer is 
often backed up to the railroad tracks or further east in the afternoon and the light at Grand 
River regularly backs up to a point west of the Target entrance/exit and Library drive due to the 
excessive school and Medical center traffic. The last thing this part of town needs is another 100 
homes to add to our misery 

2. THE WATER TABLE: All of the existing homes in this area are on wells and I would be very 
concerned that the proposed number of new homes on wells would tax the existing water table 
to the point that we’d all be without water at some point in the near future. 

3. AESTHETICS: A large factor in the allure of living in Genoa Township is the fact that it has 
maintained its natural, rural feel due in large part to the lack of these ugly, high density 
developments. 

In closing, I strongly oppose the request to rezone this property to any category of higher density than 
the “Low Density” it is currently zoned. 
 
Thank you for your consideration. We know you represent the best interest of the township residents. 
 
Sincerely, 
  
 
David Leach 
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To:  Planning Commissions and Township Supervisors

From:  Pam Kummer, Church and Society, Economic Community Justice Project

Let me first say thank you for all you do to improve the lives of people in our community.  We
have been concerned about the need for expansion of public transportation in Livingston
County.  As our population grows older, the cost of driving goes up, twenty-five percent of
Livingston county families struggle to make ends meet and our roads become more congested,
the time for expansion of public transportation is now.  Some of our townships are commended
for addressing this need.  Putnam, Hamburg and Unadilla townships have entered into contracts
with LETS to provide buses for their residents.  The Hamburg bus has been “wildly successful”
in providing residents with much needed and desired accessibility.  The Putnam and Unadilla
buses are growing in popularity and usefulness.  Greg Kellogg of LETS is willing to present to
your groups about how you can expand transportation in your communities.   With federal and
state monies providing 85% of the cost of a bus for your community, you could contract to get a
bus dedicated to your community.  How can you go wrong?  For minimal cost, you can access
valuable service to your community.  We hope you will consider contacting Greg Kellogg of
LETS to get the specifics.  The money is there.  You have to go after it.  Thanks for your time
and attention to this matter.
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Kelly VanMarter

From: Colin Hebert <cmjhebert@ameritech.net>
Sent: Thursday, November 10, 2022 6:22 PM
To: Kelly VanMarter
Cc: Mary Jane Hebert
Subject: Rezoning Sections 23 & 24

Dear Commissioners, 
 
I am writing to express my opposition to rezoning Section 24 as high density residential. Bauer Road north of Challis is 
not suitable for the increase in traffic that would come with high density development. The Bauer‐Challis intersection is 
already a choke point at rush hour. Adding dozens (hundreds?) of vehicles during the morning and afternoon rush hours 
doesn’t sound like a well thought‐out plan. I’m also concerned about how a roundabout at the Bauer‐Challis intersection 
would integrate all the vehicles coming from a new high density development. 
 
Our water table is another concern I have. Additional housing in both Sections 23 & 24 will draw from the same water 
table that supports the existing homes. Assuming 8 units per acre on 10 acres of Section 24, the water table would need 
to support 80 homes in addition to the ~20 existing homes. This is a 4x increase in Section 24 alone. Additional 
development in Section 23 will only compound the issue. There will be a costs associated with drilling new wells or 
bringing city water & sewer to the new developments. 
 
Finally, I understand the purpose of a Master Plan is to provide a framework for future growth. Sections 23 & 24 are 
currently zoned as low density residential according to the Master Plan. If the Master Plan can be revised at the request 
of a developer, then it’s not a very strong framework.  
 
Please keep Sections 23 & 24 zoned as low density residential. Rezoning Section 24 to high density residential will bring 
too much traffic, put additional strain on water resources and negatively impact the character of the area. 
 
Best regards, 
Colin Hebert 
6899 Lyle Lane 
Brighton, MI 
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Kelly VanMarter

From: Craig Lytle <craig.lytle@gmail.com>
Sent: Sunday, November 13, 2022 7:12 PM
To: Kelly VanMarter
Subject: Concerns of Changing Master Plan near Bauer and Challis

Dear Commissioners, 
 
It has been brought to my attention that there is a request to re‐designate property in Section 23 (west of Bauer Rd) and 
land in Section 24 (east of Bauer Rd) to medium and high density residential. 
 
This is currently zoned Agricultural and the Future Land Use is Low Density. 
 
I request that the Commission stick to the current plan.  
 
One reason we all enjoy Genoa Township is our value of spread out living. High density in this area isn’t aligned to this. 
 
My understanding is that this area is also outside the designated primary growth area and does not include sewer and 
water services. 
 
I’m concerned about affects on the water table,  traffic (Challis and Bauer is already a mess), noise, crime, 
environmental, and other impacts on our community. 
 
For these reasons I ask that the commission stick to the current plans to keep this area agricultural or low density. 
 
Thank you for your time and for keeping our community plans in line with our values. 
 
Craig Lytle 
4162 Bauer Rd 
Genoa Township, MI 48116 
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Kelly VanMarter

From: sarah cross <sarahmaycross@gmail.com>
Sent: Sunday, November 13, 2022 9:38 AM
To: Kelly VanMarter
Subject: Master Plan Comment

One illegal form of rezoning is spot zoning. This practice gets its name from the appearance of small 
spots of different zoning districts on a zoning map that otherwise has large contiguous areas in the 
same zoning district around the spots. To be considered a spot zone, the property, in most cases, 
must meet the following four criteria: 

 The area is small compared to districts surrounding the parcel in question. 
 The new district allows land uses inconsistent with those allowed in the vicinity. 
 The spot zone would confer a special benefit on the individual property owner not commonly 

enjoyed by the owners of similar property. 
 The existence of the spot zone conflicts with the policies in the text of the master plan and the 

future land use map. 

Rezonings that have the four characteristics of spot zoning listed above run a high risk of invalidation 
if challenged in court and not consistent with the master plan. In some cases, master plans anticipate 
these relationships and provide for them (for example, a small commercial area may serve a 
residential neighborhood). In those cases where the master plan supports a relatively small zoning 
district that is dissimilar to the zoning that surrounds it, this is probably not a spot zone. 

The most important thing is consistency with the master plan. Remember, the master plan should 
have been prepared with extensive public engagement and that process is intended to create a 
consensus vision of future land use and infrastructure – including the future configuration of zoning 
districts. 

Only 3% of the land in Genoa Township is multi-family residential.  Nearly 50% of the land is single-family 
residential.  The bulk of the multi-family/high density residential developments run along the Grand River 
corridor with access to major roadways and public water and sewer that can support the increased 
traffic.  Additionally a review of the current map shows that the majority of high density housing in the township 
is located where there are fire hydrants and water mains which allows for adequate ability to address the 
increased risk of fire that accompanies high density housing.   

The only adjacent development has 1/2 acre plots for single-family residential dwellings.  That is significantly 
less population density than rezoning to medium density residential. Again, our master plan envisions medium 
density housing along areas served by public water and sewer - things this proposed site do not have.   

Currently, Medium Density Residential accounts for 443 acres of land - 2.1% of the total land use. 
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Adding 127 acres of Medium Density Residential in Section 23/24 would increase the total Medium Density 
property - 29%.  Clearly, that involved spot zoning that confers a special benefit on this developer.  Being 
granted the right to make a 29% increase in medium density housing is clearly a huge benefit to the developer.
 
Medium Density Residential: This designation refers to medium  
density duplexes, attached condominiums and other multiple-family 
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.  
 
As to the proposed High Density Residential area, again this area is not served by public water or sewer.  It is 
not on a major roadway.  All of the high density housing in the township is on a major public road at this time.  
 
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. 
 
Currently, we only have 119 acres of High Density Housing in the township.  That is only .6% of the total use of 
the property in this township.  Spot rezoning of this rural land would result in a 38% increase in acreage used 
for High Density Residential.  Allowing 46 acres of currently agricultural land to be turned into apartment 
complexes or townhomes, etc would substantially alter the nature of the area in a manner that is both 
inconsistent with the master plan and creates an excessive benefit to the developer. 
 
Thank you for your consideration, 
 
Sarah Cross 
6984 Challis Rd 
Brighton, MI 48116 
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From: Ben Tasich
To: Amy Ruthig
Subject: Public transportation in Genoa Township
Date: Monday, November 14, 2022 11:05:58 AM

Amy,

I’m a 25 year resident of Genoa and enjoy our township life greatly. One area of improvement that I would like to
see is the expansion of public transportation in the county and our township in particular.
Public transportation is at the crossroads of daily life for many of us, and I would like to see our township take a
more pro active approach like they have in Hamburg, Putnam and Unidilla townships in expanding public
transportation.

Please see that this request is shared with our township council as they look at the new five year plan for the
township.

Please let me know how I can assist the township with this matter.

Ben Tasich
3492 Lakewood Shores Dr.
Howell, 48843
517-518-2106
Oakleaf8@comcast.net

Sent from my iPhone
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Purpose of a Master Plan
This Master Plan Update represents an opportunity to affirm and update the course for new development and redevelopment 

in Genoa Township as identified and described in the 2013 Master Plan. This Plan contains the community’s vision, goals, 

objectives, and strategies and it is intended to guide future decision-making processes related to Land Use and development, 

as well as overall community quality of life.

The Master Plan addresses future Land Uses and community development, and other community features in a coordinated 

fashion. It portrays a clear statement of community Go and objectives, establishes a vision of the future, and includes plans 

to achieve the vision. If followed carefully, the Master Plan will have a lasting impact on the built and natural environment. 

Decisions made when the Plan is  developed will likely be implemented over short-term, medium-term, and long-term timelines 

as specified in the Implementation Plan.

The Master Plan is long-range in its view and is intended to guide development in the Township over a period of 10 to 20 years, 

with reviews and any necessary updates occurring every five years to maintain consistency with the Michigan  Planning Enabling 

Act of 2008. The information and concepts presented in the Master Plan are used to guide local decisions on public and private 

uses of land and the provision of public facilities and services. A sound Master Plan promotes a Land Use pattern that reflects 

a community’s goals. It establishes long-range  general policies in a coordinated and unified manner, which can be continually  

referred to in decision-making.

Lastly, the Master Plan aims to provide a complete picture of the historic and  ongoing Land Use and development-related 

issues facing Genoa Township so that the reader has a full understanding of what is occurring within the Township

Frequent review and analysis of the Master Plan will strengthen the 
relevance and validity of local planning and zoning policies.

This Master Plan represents a continual effort by the Planning Commission and Township Board. A series of joint public 

meetings were held by the Board and Planning Commission to discuss the recommendations of the plan. Citizens, landowners 

and interested members of the general public also attended meetings and were involved with the discussion on the plan. A 

public hearing to present the draft plan was conducted prior to its adoption by the Township Board.

Genoa Township’s last comprehensive Master Plan was completed in 1998, with amendments made in 2000, 2003, 2006, and 

2013.

The Township regularly refines its Zoning Ordinance and subdivision regulations in response to changing conditions, goals, and 

the law. Thus, this Master Plan represents the latest in a series of documents and ordinances which will help to ensure that the 

Township maintains its desired community character.
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Summary of 2022 Master Plan

1 | THE PLACE

2 | THE PEOPLE

1111
The Master Plan starts with a review summary of long-term plans for Livingston County and the communities  

surrounding Genoa Township. It also identifies common objectives that will assist in identifying collaboration 

opportunities. It is followed by a summary of existing land use as well as information on local people and the 

economy. This information provides the background for the following chapters. 

This section summarizes public input collected during the planning process. It also outlines the vision, goals 

and objectives for the long-term future of the Township.  The Township started the update process with a joint 

meeting with members of all Boards and Commissions, to identify and prioritize the Township’s strengths and 

weaknesses. The public input was gathered in two different phases: 

• A market assessment summary in late 2020 The market assessment focused on both current and 

future market conditions for residential and non-residential activity. It included a consumer spending 

survey. This assessment was updated in 2021.

• An open house (in-person and online) was conducted on November 10, 2021. Open house 

participants were asked about the following: perception of the community, potential locations to identify 

gateways around the Township, preference of housing styles, recommended non-motorized transportation 

improvements, and general thoughts on the 2013 adopted Future Land Use map and proposed goals. 

The ‘public input’ chapter provides more information and findings. 

The participants were in general agreement with the concepts and changes proposed and emphasized the 

importance of preserving the community’s rural character and natural features.

The 2013 Master Plan included a variety of statements that are either objectives or action strategies geared 

at future improvements. The 2022 Master Plan reframes those statements as goals, objectives and action 

strategies to help the community better visualize the future and stay focused on the implementation. The 2022 
Master Plan goals are broken into the following categories: 

• Housing & neighborhoods

• Economic development

• Natural features

• Transportation

• Public facilities and services

Each goal is further broken down into sub-categories. The chapter includes measures of success to help track 

the implementation progress.
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3 | THE PLAN
The plan includes a Future Land Use Plan Map, an illustrated guide to how land will be used in the next 

10-15 years based on the existing conditions analysis, public input, and goals and objectives. Except for 

the areas along Grand River corridor, there are no significant changes to future land uses compared to the 

2013 Master Plan. Two mixed-use districts are recommended that covers most the Grand River Avenue to 

allow flexibility of land uses. In these areas, commercial and residential uses, provided with a horizontal or 

vertical mixed use development pattern, will complement each other, creating “hubs” or “districts” of mutually 

supportive uses.

The plan carries forward two recommendations from 2013 Master Plan, with an emphasis to prioritize 

development along the Grand River corridor before moving south of the Township.: 

• I-96/Latson interchange Subarea plan. 
• Growth area boundary. No changes proposed; it is recommended to revisit the growth zone boundaries 

with the next Master Plan update.

The Housing Plan focuses on current housing trends and provides general recommendations for alternative 

housing strategies between single-family homes and apartments to create diverse and quality housing stock in 

the Township - with a focus on smaller housing types closer to the Grand River Corridor where more compact 

and walkable development is envisioned. The plan also includes general guidelines and recommendations for 

non-motorized transportation linkages and sustainability principles.

The Commercial Corridor Development plan is divided into three sections:

• The Market Opportunities section will present opportunities for Genoa Township and begin to identify 

action strategies to capitalize on those opportunities.

• The Grand River corridor redevelopment section outlines a comprehensive vision for the redevelopment 

of the corridor.

• Three redevelopment sites were identified as currently vacant or under-utilized, given their location, 

unique features, and size. Concepts for redevelopment suggest key components that are envisioned and 

approaches to facilitate redevelopment.

4 | THE PROGRAM
This section includes two items 

• Zoning plan, that works as a road map for changes needed to the Zoning Ordinance that regulates 

development. 

• Action strategies, that will help the Township implement the Master Plan’s key recommendations. 

These strategies are broken into categories that help the Township organize implementation. For example, 

most of the “zoning strategies” will begin with the Planning Commission. The Township Board and staff 

will incorporate the “advocacy” items through land use policy, discussions with applicants and interactions 

with residents. 
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Community Planning History
Historically Genoa Township was characterized by rural 

agricultural land uses, with resort-type development around 

Lake Chemung and the other 15 lakes in the region.  In 

the early 1970’s the rural character began to change.  

Suburbanites from the Detroit and Ann Arbor areas began 

looking at Livingston County as a convenient commute 

between this quiet lifestyle and metro area employment.  

Following the residential growth have been supportive 

commercial and public facilities. The small town atmosphere 

associated with the cities of Brighton and Howell attracted 

residents, businesses and small industries to this area.  

Gradually the area began to establish its own healthy 

employment base.   Providing sanitary sewer service in parts 

of Genoa Township has contributed to the rapid pace and 

intensity of its growth.  According to Livingston County and 

Genoa Township figures, most of the recent development in 

Genoa Township has been residential.

The Township Hall sits on property that originally belonged to 

the Carl Christian Conrad family. It was first purchased from 

the United States Government in 1830. After the Civil War, 

there was no one left to farm the land, and it was purchased 

by John Schoenhals.

John had three daughters and one son. The son was named 

Oscar. Oscar married Lyle’s father’s sister Anna. In 1950, 

Anna bought the brick two-story home on ½ acre just east of 

the farm on Brighton Road for $10,000, and Lyle bought the 

149-acre farm on Dorr and Crooked Lake for $15,000. The 

2-story brick home on Brighton Road still stands today.

The land was farmed from 1950 until 1962 when the Michigan 

State Highway came through and condemned eight different 

parcels in the Township to construct Interstate 96. The State 

Highway Department gave the homesteaders 30 days to get 

out of their way. The Herbst family received $17,500 for their 

condemned 43.9 acres, which was then cut in half on a 45° 

angle.

The dairy business was no longer viable because there wasn’t 

enough land close to the barn to take care of the cows; the 

barn was now on the north side of the expressway and the 

house was on the south side. That was when Mr. Herbst went 

into the beef business, purchasing cattle from Mr. Fisher of 

the General Motors Fisher Body family.
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Regional Setting
Genoa Charter Township is located in the southeastern part of Livingston County, Michigan. It is located between the cities of 

Brighton and Howell. The Grand River Avenue corridor and I-96 Interchange provide connect the Township business district 

to cities of Brighton and Howell. The Township is centrally and strategically located within 45 miles of Detroit, Lansing, Ann 

Arbor, Flint and Toledo. The Township has a total area of 36.3 square miles, of which, 34.2 square miles of it is land and 2.1 

square miles of it (5.78%) is water.

MAP 1.1.  GENOA TOWNSHIP: LOCATION
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Livingston County Master Plan 
2018
Livingston County Planning Department Staff in collaboration 

with the Livingston County Planning Commission drafted 

the Livingston County Master Plan. All twenty municipalities 

in Livingston County have a Master Plan and a Zoning 

Ordinance. This county-wide plan is intended to guide the 

content of these local municipal plans. The plan focuses on 

identifying an issue such as housing, infrastructure, etc. and 

provides a general path with general goals and highlighting 

best practices implemented or considered in surrounding 

communities and beyond. 

The plan does not make any recommendations specific to 

Genoa Township. However, this plan provides extensive 

references to best management practices and encourages 

the local communities to duplicate some recommendations 

in their respective Master Plans. In general, the plan 

recommends Livingston County communities to focus 

on promoting regional public transit options, regional trail 

connections, and to expand/improve recreational options/

facilities. The plan refers to worksheet tools for evaluating 

stormwater ordinances, evaluating aging in place readiness, 

and using placemaking as a tool for economic development.  

Livingston County Transit Plan
April 2019

The Livingston County Transit plan was prepared for 

Livingston County and Livingston Essential Transportation 

Service (LETS). This plan provides a set of short, mid, and 

long-term action plans and related funding and governance 

options for implementation over the next 5-10 years. The 

plan aims to improve the existing LETS transit system and 

services. LETS is currently headquartered west of Howell, but 

the bulk of its pick-ups and drop-offs occur further east in the 

Grand River Avenue / I-96 corridor from Howell to Brighton 

through Genoa Township. 

The plan refers to two action items that could directly impact 

Genoa Township and necessary improvements should be 

planned accordingly. 

Regional Planning
1. The plan foresees a new bus route along Grand River 

Avenue through Genoa Township with three potential 

bus stop locations. It is crucial to complete the sidewalk 

network along Grand River Avenue and to the future 

stops to create more equitable access to these services. 

2. LETS is also considering a second facility near the City of 

Brighton. This would require the local municipality’s coop-

eration in locating/developing a site and monetary contri-

bution. The new facility would include a fueling station, 

bathroom, secured parking for LETS vehicles, 10 to 15 

parking spots for visitors, and space for dispatch staff. It 

is estimated to cost 6-7 million with an approximate local 

share of 56,000 dollars. The location is yet to be determined.  

Livingston County Parks and Open 
Space Plan, 2019 - 2023
May 2019
This Parks and Open Space Plan was not intended to plan 

for the recreation needs of the local units of government in 

Livingston County, but rather Livingston County government 

owned park land. It is projected that the City of Brighton 

and Handy and Genoa Townships will experience the 

largest percent growth in population, with over 60% growth, 

resulting in increased demand for recreational facilities to 

serve the users. 

Genoa Township is home to Fillmore County Park which 

consists of 198 acres of land in the northeast quadrant of 

the Township, where agriculture is more prominent. It is easily 

accessed off Grand River Avenue about midway between 

the cities of Howell and Brighton. The entire park parcel was 

recently rezoned to Public and Recreational Facilities. There is 

a Master Plan for a phased development of the park. 

One of the goals of this plan is to ‘build mutually beneficial 

relationships with public and private park and recreation 

providers to help establish Fillmore County Park.’ The 

recommended implementation strategy to achieve this goal 

is to maintain good communication with Genoa Township to 

avoid duplication of recreation facilities within the Township. 
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Livingston County Trails Plan
June 2020

The Livingston County Trails Plan was prepared by Livingston 

County, with the Livingston County Outdoor Network (LivOn) 

functioning as a Steering Committee throughout the planning 

process. The plan recommends a Livingston County Trails 

Vision that is organized in three pieces: the Near Term 

Network identifies connections using existing gravel road 

and local road routes; the Priority Routes identify major 

connections that should be implemented first; and the Long 

Term Network illustrates a trail vision that can be implemented 

as opportunities present themselves.

One of the priority routes connects Howell to Brighton along 

Grand River Avenue through Genoa Township. The plan notes 

that the Grand River Corridor priority trail route that is already 

under development by the communities along the corridor, 

including the Township, will provide bicycle and pedestrian 

improvements, but is not detailed further in the plan.

The plan focuses on routes that run through the southern part 

of the Township, enabling greater connections to recreation 

areas. The proposed Latson-Chilson-Brighton Road Trail 

would provide a connection between existing shared use 

paths; the public engagement process reinforced a strong 

desire to connect the neighborhoods along these corridors 

to nearby population centers through a separated facility. 

The plan recommends an 11’ wide asphalt shared use 

path with 2’ clear zones on either side following the north 

side of Brighton Road and east side of Chilson Road and 

Latson Road. The Chilson-Swarthout-Pettysville Road Paved 

Shoulder that is also outlined in the plan would connect the 

proposed pathways on Chilson Road and Brighton Road to 

the Brighton State Rec Area and the Mike Levine Lakelands 

Trail State Park. These trails would connect to the other 

proposed Maltby-Hamburg-Bauer Road Trail that would 

connect the southeastern corner of the Township to the City 

of Brighton, the Island Lake State Recreation Area, Huron 

Meadows Metropark, and Brighton State Recreation Area.

Grand River Avenue Access 
Management Study
June 30, 2014 

The Grand River Access Management Plan was developed 

by the corridor communities in Livingston County along 

with the Michigan Department of Transportation (MDOT), 

the Livingston County Road Commission (LCRC), and the 

Southeast Michigan Council of Governments (SEMCOG). 

This plan provides a cooperative and coordinated approach 

to access for planned and existing development along the 

corridor.

The longest segment of the Grand River Avenue corridor 

extends through Genoa Township. The western half of the 

corridor in Genoa Township is under the jurisdiction of MDOT 

and the remainder under the LCRC. The Land Use along 

the corridor is mainly commercial with some industrial and 

single-family residential. Genoa Township’s 2013 Master Plan 

recommends reconstructing Grand River Avenue with a narrow 

median in the existing right-of-way. The access management 

plan recommends implementing best management practices 

such as limiting driveways and minimum driveway spacing 

requirements at certain locations along Grand River Avenue.  

The plan also recommends incorporating the Grand River 

Avenue Access Management Plan into communities’ local 

Master Plan either in total or by reference to provide a legal 

basis for requiring access design in the site plan review 

process. One of the plan goals is to promote continued 

coordination and communication among SEMCOG, MDOT, 

Livingston County, local governments, and the public during 

the development review process.

Packet Page 137



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  1.6

REGIONAL PLANNING

2003 
The city of Howell and MDOT developed  this plan with a 

goal to creating a non-motorized transportation system 

connecting M-59, Latson Road, and I-96 BL (Grand River 

Avenue). The plan aims to use the Man-made corridors are 

areas such as road rights-of-way, active railroad rights-of-

way, abandoned railroads, and utility corridors/easements 

to provide for safe non-motorized transportation. Genoa 

Township was one of the members of the steering committee.  

 

The study area as defined in the plan includes areas 

immediately adjacent to and contained within the triangle 

created by M-59, Grand River Avenue, and the Detroit 

Edison utility corridor just east of Latson road. The area 

is contained entirely within Livingston County and within 

portions of the City of Howell, Howell Township, Genoa 

Township, Oceola Township, and Marion Township. 

The eastern boundary of the crosstown trail loop. Referred 

to as Detroit Edison Corridor Spur is approximately 3.1 miles 

long that is located entirely within the Township and acts as 

the main north-south link between M-59 spur and Grand 

River Avenue Spur. This would be also connecting the Latson 

Interchange area near Grand River Avenue intersection to City 

of Howell.

Crosstown Trail- Howell Area Non-motorized Trail Study 
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Oceola Township
2007
Land Uses. On western border with Genoa, Oceola Township 

has low/medium density residential and recreational uses 

planned. Agricultural and large lot residential uses are planned 

for the eastern half of the border with Genoa Township. This 

is compatible with the uses proposed along that border in 

Genoa, which include low-density residential, large lot rural 

residential, and agriculture/country estate.

Goals. Oceola and Genoa Townships are both highly auto-

oriented communities. Both have goals to promote growth of 

residential areas near existing commercial nodes and major 

roadways and to promote nonmotorized transit through the 

development of greenways and trails. Both communities are 

interested in conserving open space and natural features, 

as well as adding and expanding industrial, technology, and 

research-based uses where appropriate. 

Adjacent Communities: Long Range Planning

Transportation/Non-motorized. Planning for a north to 

south greenways trail in the ITC corridor that connects with 

the Cross Town Trail is underway. This hike/bike trail would 

connect Genoa Township to the southwest corner of Oceola 

via Grand River.

Implementation. On western border with Genoa, Oceola 

Township has low/medium density residential and recreational 

uses planned. Agricultural and large lot residential uses 

are planned for the eastern half of the border with Genoa 

Township. This is compatible with the uses proposed along 

that border in Genoa, which include low-density residential, 

large lot rural residential, and agriculture/country estate.

Other. Oceola recognizes that many of their residents go to 

Genoa to shop.���EP�do
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REGIONAL PLANNING

Hamburg Township
2020
Land Uses. Hamburg’s northern border with Genoa 

Township is planned to predominately allow public and private 

recreational facilities, with some conserved open space and 

low density residential. This is compatible with Genoa’s 

planned uses of agriculture/country estates and low-density 

residential.

Goals. Hamburg Township and Genoa Township are both 

committed to preserving natural features while allowing 

development and growth where it is appropriate and conflict 

the least with surrounding uses. They are both invested in 

developing a mix of housing types to support all residents.

Transportation/Non-motorized. There is no set action plan 

for achieving the goals in this Master Plan. There are no 

proposed connections to Genoa Township.

Implementation. The Master Plan indicates an interest in 

working with the surrounding communities to expand mass 

transportation options in the area, particularly for the aging 

population.

Other. No relevant redevelopment strategies or area plans 

were discussed in the Master Plan. 
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City of Brighton
2020
Land Uses. The northern border with Genoa Township is 

zoned for innovation, and general and light industrial. The 

southern border with Genoa is a mix of moderate density 

mixed residential, single, family residential, and community 

service uses. This is not compatible with Genoa Township’s 

planned residential (low density and large lot rural) and private 

recreation uses along Brighton’s northwestern border. Uses 

are more compatible at the southern part of the border 

between the communities, where both communities have a 

mix of residential uses. 

Goals. Both the City of Brighton and Genoa Township have 

goals to ensure that a range of attractive housing choices 

for all residents is available, and that residential options 

are accessible to neighborhood goods and services. Both 

communities emphasize the need to connect residential 

and commercial areas via motorized and non-motorized 

transportation, as well as the need for high quality site and 

building design in order to support neighborhoods, commerce, 

and employment centers. Goals to preserve open space and 

protect wetlands and woodlands are also common between 

the communities.

Transportation/Non-motorized. Brighton is proposing 

a bike route and a shared use path that nears the border 

with Genoa Township in two spots: the northwestern part 

of the city and just south of Brighton Lake. Their plan has 

an implementation matrix that outlines the action items 

under each goal, what plans it connects to, what groups are 

responsible for implementation, the time frame for completing 

the action item, potential funding sources, and supporting 

partners.

Implementation. During the visioning exercise for the City 

of Brighton’s Master Plan, it was suggested that surrounding 

communities such as Genoa help finance additional parking 

options downtown. 

Other. The City of Brighton has a specific downtown plan, 

which is a focus area for development.

Brighton Township
2020
Land Uses. The northern border with Genoa Township is 

zoned for single family residential, open space, and has some 

undeveloped land. The southern part of the border is zoned 

for institutional and commercial retail uses. This is compatible 

with Genoa’s future Land Uses in this area, which include 

large lot rural residential, low density residential, and small 

lot single family residential uses. General commercial and 

neighborhood commercial uses along Grand River in Genoa 

are compatible with Brighton Township’s zoning for the area. 

Goals. Both Brighton Township and Genoa Township 

are interested in providing a variety of home types in well-

designed neighborhoods with a suitable amount and variety 

of businesses to offer goods, services, and employment 

opportunities and a provide a sustainable tax base  to meet 

current and future needs of residents. They are also interested 

in creating a safe, multi-modal transportation system and are 

committed to encouraging conservation of natural features, 

especially water bodies and wetlands. Both communities are 

committed to being able to provide parks and open space for 

resident use. 

Transportation/Non-motorized. This Master Plan does not 

show any proposed future connections to Genoa Township. 

It does have a plan in place, including action items and 

responsible parties, for working towards transportation goals 

for motorized and non-motorized transportation. 

Implementation. Brighton Township mentions need to 

coordinate with adjacent communities on road improvements 

and design, watershed and stormwater management 

including developing a regional watershed plan and shared 

regulations.

Other. Clark Lake Park,located on the border with Genoa 

Township, proposed permitting public passive recreation 

access to Clark Lake Conservation Area for hikers and 

mountain bikers. 
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Marion Township
2015 (2021 underway)
Land Uses. Marion Township permits low density residential 

uses along its border with Genoa Township. This is compatible 

with the uses in Genoa, which are agriculture/country estate 

and large lot rural residential uses.

Goals. Marion Township and Genoa Township both stated 

goals to balance growth and development with preserving 

natural features. Both communities also have goals specific to 

protecting environmentally sensitive areas such as wetlands 

and water bodies from the impacts of development. They 

are both committed to recreational opportunities, although 

Genoa wants to maintain theirs while Marion would like to 

expand their offerings. Encouraging development only in 

areas where there is currently adequate infrastructure (Marion) 

and providing utility improvements where development is 

best suited and creating a growth boundary (Genoa) are also 

similar goals. Both communities are also interested in having 

industrial activities where it is compatible with surrounding 

uses. Similar to Genoa, Marion Township is also committed 

to encouraging a variety of residential dwelling types to meet 

the needs of a changing population. Finally, Marion Township 

is also interested in providing safe multi-modal transit options 

for all user, including promotion of a greenway system.

Transportation/Non-motorized. This Master Plan does not 

show any proposed future connections to Genoa Township, 

nor any action items or responsible parties for working 

towards transportation goals for motorized and nonmotorized 

transportation. 

Implementation. Marion Township’s Master Plan has 

specific goals to “coordinate planning efforts with neighboring 

communities regarding shared resources such as corridors 

and commercial, conservation and development areas” as 

well as cooperating and cost sharing with other municipalities 

to provide public facilities and services. Another goal is to 

“encourage uniform or compatible Land Use planning and 

zoning across municipal boundaries by coordinating efforts 

with the surrounding Townships.”

Other. The official Future Land Use Map is a large, display-

sized document that is separate from the Master Plan text 

and maintained by the Township. 

City of Howell
2015 (2021 underway)
Land Uses. The southeast border of the Loop Area 

borders or is close to the border with Genoa, and is zoned 

for industrial uses. Genoa’s border with Howell has a small 

section of General Commercial uses at the northern-most 

section, followed by small lot single family residential which 

may not be compatible with uses in Howell. Further to the 

south is a small area for public/institutional/utility uses. The 

southern most part of the shared border is zoned for research 

and development uses. 

Goals. Howell and Genoa Township are interested in making 

part of their industrial areas focused on technology. Both 

communities have noted an interest and need to protect 

natural features, particularly bodies of water and wetlands. 

Transportation/Non-motorized. A truck by-pass, initiated 

by the City of Howell, is being planned. Additionally a non-

motorized path system has been proposed, and a complete 

streets environment was suggested for the Grand River Area 

Plan. 

Implementation.  The City is encouraging Genoa Township to 

continue the Loop Road from Lucy Road eastward to Chilson 

Road, Grand Oaks Drive, and eventually Latson Road.

Other. No overall Land Use plan. Focus on small area plans, 

identifying opportunities, challenges etc. Two study areas that 

border Genoa include the Loop Area and East Grand River 

Area.
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Demographics

Source Text: SEMCOG Community Profiles

51% 49%

POPULATION GROWTH

15,901 

19,821 

20,186 

28,550 

32,648 

2000

2010

2018

2030

2040 32,648

28,550

20,186
19,821

15,901

2040

2030

2018

2010

2000

POPULATION AGE

POPULATION GENDER & RACE

17% 64% 20%
0-14 15-64 65+

45.6
Median 

Age
County: 44

73.2%
COLLEGE GRADUATE

23.4%
HIGH SCHOOL

EDUCATIONAL ATTAINMENT

HOUSEHOLDS

White Black

Asian Multi-Racial

Other Hispanic

94.1%
WHITE

8,174
TOTAL 

HOUSEHOLDS

2.58
AVERAGE 

HOUSEHOLD SIZE

COUNTY: 2.68

Understanding the demographics of a community is vital to 

sound policy making and planning. Demographics inform 

the trends in population, aging, migration, local economies, 

and much more. Master Plans rely on demographic analysis 

to better prepare for the issues and demands facing a 

community in the present and the future. The demographic 

makeup of a community contains valuable information that 

effects the types of resources, programming, and physical 

infrastructure required to meet the needs of residents and 

businesses. 

The demographic estimates in this section were largely 

compiled by SEMCOG staff using data from the U.S. 

Census Bureau’s American Community Survey 2014-2018 

5-Year Estimates.
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FIG.1.2.  POPULATION DISTRIBUTION BY  AGE 
(2015,2030, 2045)

TABLE 1.1.  POPULATION BY AGE  

Age 
Group

2015 2030 2045
Percent 
Change 

2015 - 45

Under 5 796 1,404 1,188 49.2%

5-17 3,391 3,312 3,867 14.0%

18-24 1,646 1,470 1,993 21.1%

25-54 7,571 11,149 12,859 69.8%

55-64 3,091 3,609 3,735 20.8%

65-84 3,499 6,692 7,146 104.2%

85+ 422 914 2,119 402.1%

Total 20,416 28,550 32,907 61.2%

Population
Proper planning for the future must consider the composition 

of the population and consider its likely future composition. 

Understanding where the Township has been and where it is 

likely to go is essential to projecting future needs.

Population 
In 2018, the Township has a total population of 20,186. 

The table below provides a summary of general population 

characteristics for the Township.

Source Text: ACS 2018

POPULATION FORECAST BY AGE  

Total Population 20,186

Median Age 45.6

Male 9,822 (49%)

Female 10,364 (51%)

FIG. 1.1.  POPULATION GROWTH YEAR 2045

Population Forecast
The chart and the table provide information about the percent 

distribution of age groups in 2015 and projected data for the 

years 2030 and 2040. The percent distribution of different 

age groups in Genoa is fairly consistent between 2030 and 

2040, even though the numbers indicate an alarming rise in 

the older adult population by 2045 (a 400% increase), The 

Township’s largest population cohort are adults aged 35-

59—people who are typically in the workforce and in their 

family-forming years (see Chart below).  The percent share of 

older adults to the total population is projected for a 6 percent 

increase from 2015 to 2045. The Township should consider 

policies to accommodate the needs of aging adults within the 

community. 

Population Growth Rate
According to SEMCOG forecasts, the total population of the 

Township is naturally expected to increase by 61 percent by 

the year 2045. However, as shown in the graph below, the 

rate of population growth is projected to steadily decline from 

2020. This decline usually happens with a higher death rate, 

lower birth rates, or higher migration rates. 
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17%

12%

12%

37%

39%

39%

15%

13%

11%

17%

23%

22%

2015

2030

2045
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Surrounding Communities
The demographic composition of the Genoa Township 

incorporates data about race, age, housing, population 

trends, income, education, and employment. This section 

compares the Township’s demographic characteristics to 

neighboring communities that share a border with Genoa. 

 TABLE 1.2.  SURROUNDING COMMUNITIES: POPULATION GROWTH 
(2000-2018)

Population 
2018

Population 
2010

Population 
2000

Population 
Change (2000-

2018)

Oceola Twp 13,991 11,936 8,362 67%

Howell 9,597 6,702 6,702 43%

Genoa Twp 20,186 19,821 15,866 27%

Livingston County 188,482 180,957 156,951 20%

Brighton 7,626 7,444 6,730 13%

Marion Twp 10,851 9,996 9,996 9%

Brighton Twp 18,570 17,791 17,673 5%

Hamburg Twp 21,602 21,165 21,165 2%

FIG. 1.3.   SURROUNDING COMMUNITIES: POPULATION, DENSITY, OLDER/YOUNG ADULTS

Persons per Acre
The cities of Howell and Brighton have higher population 

density (persons/acre) in the County which is expected for 

an urban community. Genoa maintains a similar density 

compared to surrounding Townships. See the graph below 

for more details. 

Population Growth
Many communities surrounding Genoa have been 

experiencing an increase in population since 2000. Oceola 

Township and the City of Howell have experienced the highest 

population growth between 2000 and 2018 followed by 

Genoa Township. However, Genoa Township has the largest 

population in the County after Hamburg Township. 

Older and Young Adult Population
Compared to surrounding communities, Genoa Township has 

a higher percentage of the aging population over 65 years 

and a comparable percentage of the population of people 

between ages 5 to 16. This distribution essentially focuses on 

dependent people who are unlikely the primary breadwinners. 

This indicates that there is a larger share of people dependent 

on the working-age group on the Township.  

Source: SEMCOG Community Profiles

Source: SEMCOG Community Profiles
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Population Cohort Analysis
It is essential to understand the population’s composition 

by age and sex to have a proper insight into demographic 

conditions and socio-economic trends. Genoa has an almost 

equal distribution of male and female population on average. 

However, the ratio varies with age (see chart to the left). As 

they age, the ratio of females to males is increasing.  

FIG.1.4.  POPULATION DISTRIBUTION BY AGE AND SEX

Race
The racial composition in Genoa is 

predominantly white at 94.7%, Genoa’s 

racial distribution is consistent with most 

of the surrounding communities except 

for the more diverse city of Howell. 

94.7%

95.0%

94.8%

94.6%

96.1%

94.6%

88.6%

86% 88% 90% 92% 94% 96% 98% 100%

Genoa Twp
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Brighton Twp

Brighton

Hamburg Twp

Marion Twp

Howell

Chart Title

Percent White Percent Black

Percent Asian Percent Hispanic

TABLE. 1.3.  SURROUNDING COMMUNITIES

Race and 
Hispanic 
Origin

Census 
2010

Percent 
of Pop-
ulation 
2010

ACS 
2018

Percent 
of Pop-
ulation 
2018

Percent-
age Point 
Change 
2010-
2018

Non-
Hispanic

19,398 97.9% 19,716 97.7% -0.2%

White 18,758 94.6% 19,120 94.7% 0.1%

Black 121 0.6% 114 0.6% 0.0%

Asian 203 1.0% 132 0.7% -0.4%

Multi-
Racial

231 1.2% 255 1.3% 0.1%

Other 85 0.4% 95 0.5% 0.0%

Hispanic 423 2.1% 470 2.3% 0.2%

Total 19,821 100.0% 20,186 100% 0.0%

FIG. 1.5.  RACE DISTRIBUTION: SURROUNDING 
COMMUNITIES
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Economy & Workforce

INCOME

$81,364
MEDIAN HOUSEHOLD INCOME

$45,356
PER CAPITA INCOME

5.5%
POVERTY RATE

COUNTY: $80,897

COUNTY: $38,399

COUNTY: 5.6%

WORKFORCE

TOP 5 INDUSTRIES (2020)

INFLOW-OUTFLOW

LIVING IN GENOA
EMPLOYED OUTSIDE

EMPLOYED IN GENOA
LIVING OUTSIDE

10,118 7,7651,631

Identifying trends in employment can help a community project 

future need for land for certain use categories and assess 

potential opportunities for economic development. This 

section provides a brief overview of the Township’s existing 

economic base. This plan also includes a market study that 

looks deeply at commercial demand and employment

TRANSPORTATION
Mode of Transportation to Work

Drove alone Carpooled or vanpooled

Public transportation Walked

Biked Other Means

Worked at home

87%
DROVE 
ALONE

29.3
AVERAGE COMMUTE 

TIME IN MINUTES

COUNTY: 32.5

Source: SEMCOG Community Profiles

HOUSING

$259,800
MEDIAN HOUSEHOLD 
VALUE

$1,101
MEDIAN GROSS RENT

COUNTY: $233,400

COUNTY: $1,011

78%
OWNER 

OCCUPIED

RETAIL

LEISURE&HOSPITALITY

INFORMATION & FINANCIAL ACTIVITIES

HEALTHCARE

CONSTRUCTION

17%

13%

13%

10%

9%

Source: U.S. Census Bureau, Center for Economic Studies, LEHD

Packet Page 152



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  1.21
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Households
In 2018, there are a total of 8,174 households in Genoa. 

A majority of the households are younger couples with no 

children (46%). A quarter of the households are families with 

children. The remaining quarter is split between younger and 

older adults who live alone. The average household size is 

consistent with surrounding suburban communities, between 

two and three persons per household. 

Educational Attainment
The highest levels of educational attainment result in a higher 

skill set and ultimately contribute to the local job growth. In 

general, about 73% of residents older than 25 years have 

some kind of associate of a higher degree past high school. 

Genoa has a higher percentage of bachelor degrees or higher 

graduates among the surrounding communities after Brighton 

Township. 

FIG. 1.8.  PERCENT BACHELORS DEGREE OR HIGHER: 
SURROUNDING COMMUNITIES

 TABLE 1.4.  HOUSEHOLD COMPOSITION: 
SURROUNDING COMMUNITIES

Average 
House-

hold Size

Percent 
House-
holds 
with 

Seniors

Percent 
House-
holds 
with 

Children

Percent 
Households 
with Internet 

Access

Livingston 2.63 28.9% 31.0% 85.7%

Genoa Twp 2.47 33.1% 29.3% 90.8%

Oceola Twp 2.87 26.5% 37.8% 95.6%

Brighton Twp 2.79 27.9% 34.6% 94.8%

Brighton  City 2.03 37.0% 19.3% 87.2%

Hamburg 2.58 30.9% 30.3% 93.7%

Marion Twp 2.89 27.9% 31.8% 90.8%

Howell City 2.12 24.9% 27.6% 81.1%

FIG 1.6.  EDUCATIONAL ATTAINMENT: GENOA

3.40%23.40%

23.50%

8%
27%

14.70%

Educational Attainment

Did Not Graduate High School High School Graduate

Some College, No Degree Associate Degree

Bachelor's Degree Graduate / Professional Degree

11%

14%

29%

46%

Live Alone, 65+
Live Alone, <65
2+ Persons, With children
2+ Persons, Without children

FIG. 1.7.  HOUSEHOLD COMPOSITION: GENOA

TOTAL HOUSEHOLDS: 8,174

Source: SEMCOG Community Profiles Source: SEMCOG Community Profiles

Source: SEMCOG Community Explorer Source: SEMCOG Community Explorer
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Genoa Township
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FIG. 1.9.  WORKFORCE DISTRIBUTION IN GENOA, 2020

Workforce
In 2020, Genoa Township produced a total of 12,202 jobs. The chart below shows the distribution of employment sectors for 

the Township. There is no dominant sector that contributes majorly to the local economy, however, the retail and hospitality 

sectors make up 35% of the total workforce. 

2040 SEMCOG Job Forecast by Sector
The percent contribution of each of these industries to the 

total employment within the Township is relatively identical 

since 2015 and is projected to remain the same with minimal 

variation in 2045. Refer to the table below for more details.  

Overall, there is a slight growth in total number of jobs are 

projected from 2015 to 2045 by 12 percent. Manufacturing 

jobs are projected to decrease by 28% by 2045. Except for 

retail and manufacturing, the remaining three of the top five 

industries are projected to increase over 20% by 2045. Refer 

to the table and the chart in the next page for more details. 

TABLE 1.5.   TOP FIVE INDUSTRIES

Industry Sectors
% Contribution 
to Township 
workforce (2020)

Pct Change 
2015-2045

Retail 17% -0.8%

Leisure and Hospitality 13% 20.8%

Information & Financial 
Activities

13% 22.4%

Healthcare 10% 26.9%

Construction 9% -9.7%

Source: SEMCOG Community Profiles
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0 500 1000 1500 2000 2500

Transportation, Warehousing, & Utilities

Professional and Technical Services &
Corporate HQ

Healthcare Services

Administrative, Support, & Waste Services

Information & Financial Activities

Leisure & Hospitality

Education Services

Public Administration

Other Services

Retail Trade

Natural Resources, Mining, & Construction

Wholesale Trade

Manufacturing

2045 2015

-28.3 %

% Change 2015-45

-14.3 %

-9.7%

6.3%

14.4%%

17.5%

22.7%

26.9 %

41.5 %

110.8 %

22.4%

20.8%

-0.8 %

Source: SEMCOG 2045 Regional Development Forecast

 TABLE 1.6.  DISTRIBUTION OF WORKFORCE BY INDUSTRY SECTOR (PAST, CURRENT AND FUTURE)

Industry Sector 2015 2020 2030 2040 2045
Change 

2015-2045
Pct Change 
2015-2045

Transportation, Warehousing, & Utilities 148 179 207 283 312 164 110.8%

Professional and Technical Services & Corporate HQ 814 808 932 1096 1152 338 41.5%

Healthcare Services 1,200 1261 1282 1455 1523 323 26.9%

Administrative, Support, & Waste Services 715 746 809 869 877 162 22.7%

Information & Financial Activities 1,457 1531 1608 1754 1783 326 22.4%

Leisure & Hospitality 1,615 1642 1772 1888 1951 336 20.8%

Education Services 371 393 406 424 436 65 17.5%

Public Administration 540 562 589 614 618 78 14.4%

Other Services 925 967 996 1000 983 58 6.3%

Retail Trade 2122 2032 1928 2177 2104 -18 -0.8%

Natural Resources, Mining, & Construction 1054 1086 993 963 952 -102 -9.7%

Wholesale Trade 329 276 264 280 282 -47 -14.3%

Manufacturing 782 719 621 584 561 -221 -28.3%

Total Employment Numbers 12072 12202 12407 13387 13534 1,462 12.10%

FIG.1.10. FORECAST: INDUSTRY SECTOR DISTRIBUTION IN 2045
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TABLE 1.7.   EMPLOYMENT WORKFORCE: 
SURROUNDING COMMUNITIES

Total Jobs
Percent 

Unemployed

Labor Force 
Participation 

Rate

SE Michigan 2,774,223 6.9% 63%

Livingston 
County

 85,073 4.2% 66%

Genoa Twp.  12,072 5.2% 66%

Brighton Twp.  10,791 3.3% 66%

Brighton  10,772 2.2% 60%

Howell  10,365 4.4% 60%

Hamburg Twp.  5,527 3.8% 67%

Oceola Twp.  2,202 3.1% 68%

Marion Twp.  2,017 3.3% 68%

Income 
Median household income and per capita income are typical 

metrics to determine the standard of living in a community. 

Genoa has a median household income of $81,364, which 

is almost equal to the county median. The Township has an 

average household size of 2.58 which explains the per capita 

income at 45, 356, 44 percent lower than the household 

income.  The Township has a lower poverty rate than the 

surrounding cities, but comparable to surrounding suburban 

Townships. 

TABLE 1.8.  INCOME DATA: SURROUNDING 
COMMUNITIES

Median 
Household 

Income
Poverty Rate

Per Capita 
Income

SE Michigan $59,494 $33,125 15.0%

Livingston County $80,897 $38,399 5.6%

Genoa Twp $81,364 $45,356 5.5%

Howell $45,760 $21,139 14.1%

Brighton $58,041 $39,694 7.8%

Marion Twp $85,746 $35,943 2.5%

Hamburg Twp $86,712 $42,606 4.8%

Oceola Twp $95,071 $37,329 3.7%

Brighton Twp $105,741 $46,136 2.6%
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FIG.1.11.  INCOME TRENDS: SURROUNDING 
COMMUNITIES

Workforce
The total number of jobs in the Township makes up 14% of 

the total jobs in the County. The Township’s unemployment 

rate is higher than the County and the surrounding 

communities. However, the labor force participation rate at 

66% is consistent with others and higher than the national 

average of 62.8%. A higher labor force participation rate 

and a lower unemployment rate indicate a successful local 

job market. These rates are impacted by demographic and 

economic trends. For example, adults aged 25-64, people 

who are typically in the workforce make up to 53% of the 

total Township population which explains the 66% labor 

participation rate. The percent share of this age group is 

projected to reduce to 50% in 2045.

Source: SEMCOG Community Profiles

Source: SEMCOG Community Profiles
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Travel Times
In 2018, the mean travel time for Genoa residents is  about 

28.1 minutes, which is 165% less than the county mean 

(27) and United states (26.1). Research has indicated that 

the amount of time spent commuting impacts quality of life. 

Genoa residents generally have short commute times with 

47% of the residents having commutes shorter than 24 

minutes. About 25% of the residents travel longer than 45 

minutes.

Transportation

Mode of Travel
In Genoa, the majority mode of travel to work is by car (approximately 87%) which is similar to national trends. This is followed 

by carpooling at 7%. The remaining modes of transportation are insignificant close to 1 percent each. 

Car Ownership
In Genoa, there are a total of 8,174 households. A majority 

of households (70%) have two cars available. A small 

percent(3%) do not own any motor vehicle. 

FIG.1.12. MODE OF TRAVEL: GENOA

5%

25.3%

44.5%

25.2%

Percent distribution of number of vehicles owned in Genoa

FIG. 1.13. CAR OWNERSHIP: GENOA

3%
27%

20%
12%

9%
16%

9%
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<5
5 to 14

15 to 24
25 to 34
35 to 44
45 to 59
60 to 89

90+

Chart TitleFIG.1.14. TRAVEL TIMES: GENOA

Source: SEMCOG Commuting Patterns

Source: SEMCOG Commuting Patterns
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Genoa Township experiences an decrease in its population during the daytime, as the number of workers that leave the 

Township for work is more than the number that come to the Township for work. Overall, the Township daytime population 

is about 12% greater than its permanent population.  Brighton City and Ann Arbor are the most common places of 

employment for Genoa residents outside the city. 

7,765 10,118
1,631

GENOA

Employed in 

the Genoa, 

living outside

Living in Genoa, 

employed 

outside
Living and employed in 

the Genoa

Jobs 7,765

Non-Working Residents 9,974

Age 15 and under 3,569

Not in labor force 5,749

Unemployed 656

Daytime Population . 17, 739

FIG.1.15. INFLOW-OUTFLOW COMMUTE PATTERNS: GENOA
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Community Facilities
Community Center (Township Hall)

The Township owns approximately 72 acres containing Township Hall, featuring large open space areas, trails, parks, athletic 

fields, pavilions, sled hill, playground equipment, and wetlands.  The surrounding land also provides the opportunity for other 

uses such as public open space, conservation and recreation.  In addition, two sites located near Latson Road and Grand River 

Avenue were dedicated as open space.  The Township is also seeking locations for future community parks, as detailed in the 

Parks and Recreation Plan.  

Fire + Police 

Genoa Township is serviced by the Brighton Area Fire Authority, which services a district that includes a  population of 46,000 

residents within Genoa Township, Brighton Township and the City of Brighton. There are five stations within the 74 square mile 

service district, two of which are located in Genoa Township. Station 34 is located on Dorr Road at I-96, directly adjacent to 

Township hall and Station 35 is located on Chilson Road on the west side of the Township. Genoa Township does not have its 

own police force and is instead covered by the Livingston County Sheriff’s Department and the Michigan State Police.

Source: Giffels Webster, 2020
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Oak Pointe/Tri-Lakes 
Sanitary sewer service was provided in the central portion of 

the Township around the Tri-Lakes area as a part of the Oak 

Pointe PUD.  The treatment plant was constructed by the 

developer and dedicated to the Township.  This system was 

combined with the Genoa-Oceola system with the Oak Pointe 

treatment plant being taken off-line and wastewater routed to 

the treatment plant on Chilson Road.  The system serves the 

ultimate build-out of Oak Pointe, Northshore and the existing 

residential areas surrounding the Tri-Lakes.  This system 

provided a benefit by not only serving the future development 

within the Oak Pointe PUD, but by also providing sanitary 

sewer service to the older lakefront subdivisions in the area. 

This has had a significant benefit for the water quality within 

the Tri-Lakes. As part of the Oak Pointe PUD, a public water 

system was also developed.  The system serves the Oak 

Pointe development and has been extended around to the 

north end of Crooked Lake to serve the Northshore PUD.  

The system has an Iron removal facility and a 150,000 gallon 

elevated storage tank in the Oak Pointe Golf Course. The 

Oak Pointe/Tri-Lakes systems are at capacity and only infill/

redevelopment are able to be accommodated

Utility Service Area 
The availability of utilities has made a significant impact on development patterns.  Most older developments use individual 

septic systems.  A high density of septic systems in areas with unsuitable soils, high groundwater or near bodies of water can 

have significant impact on the quality of the Township’s water resources. The septic tank leakage from older systems has most 

likely affected the quality of the Township’s wells, lakes, wetlands, and groundwater and limits development potential.  

In response to these problems, Genoa Township developed several public sanitary sewer systems for certain areas.  The 

provision of sanitary sewer has helped to overcome some of the problems associated with septic tank systems. See Maps 1.5 

and 1.6 for water and sewer coverage areas.

COMMUNITY FACILITIES

Northwest portion of Township 
Genoa and Oceola Townships jointly developed a sanitary 

sewer system, known as the Genoa-Oceola sanitary sewer 

system, that serves much of the Township along Grand River 

Avenue from the area around Lake Chemung to the City 

of Howell, north of I-96.  The treatment plant is located on 

Chilson Road, just north of the railroad. 

The plant was designed to accommodate future development 

of vacant land within the presently defined service district.  

The system is designed to accommodate the Land Uses 

indicated in the Master Plan.  Only sanitary wastewater is 

accepted at the wastewater treatment plant.  No industrial 

process flows are permitted. 

The Township also has a public water supply system along 

the Grand River Avenue.  The system serves areas north of 

I-96 between Lake Edgewood and the western Township 

border. The water system was developed as part of MHOG 

Water Authority, a four Township system that includes 

Marion, Howell, Oceola and Genoa Township.  There is a 

500,000-gallon water tower located by Cleary University in 

Genoa Township. 
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Brighton 
The Pine Creek PUD, adjacent to the City of Brighton, has 

public water and sanitary sewer service through a P.A. 425 

agreement with the City.  Water has also been extended 

to serve existing homes that had contamination problems 

with individual wells. There are currently no plans to extend 

Brighton water and sanitary sewer service to other areas of 

the Township. There is also a public water supply system at 

the eastern edge of the Township.  This system was originally 

developed to serve the Lake Edgewood condominium 

development and the Brighton Village Mobile home park.  

This system has been extended southward along Grand 

River Avenue to the City of Brighton.  This extension serves 

commercial development along Grand River Avenue near the 

Brighton I-96 interchange.  There is a 500,000-gallon water 

tower on Conference Center Drive, adjacent to I-96.  This 

water system is owned and operated by the City of Brighton. 

Lake Edgewood 
Sanitary sewers are provided in the eastern section of the 

Township, through a system known as the Lake Edgewood 

sanitary sewer system.  The system serves the greater area 

along the eastern portion of the Grand River Avenue corridor, 

west to Sylvan Glen.  The Sylvan Glen manufactured housing 

park is served by a private on-site package treatment plant, 

which ultimately will be connected to the Lake Edgewood 

system.

COMMUNITY FACILITIES
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COMMUNITY FACILITIES
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COMMUNITY FACILITIES
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• Collector:  The collectors serve to assemble traffic from 

local subdivision streets of residential neighborhoods 

and deliver it to the arterial.  Collectors will also serve to 

provide access to abutting properties.  Many individual 

subdivisions will contain one or more collector streets 

which funnel traffic from the local streets and connects 

with adjacent neighborhoods. 

• Local Road:  Local streets serve primarily to provide 

access to property and homes.  These roadways are 

generally short and discontinuous, and generally only 

provide connection to one or two collector streets. 

Constraints 

Several natural and fiscal constraints impact the development 

and efficiency of Genoa Township’s public roadway network.  

In a featureless environment, where no financial hindrances to 

development are present, the roadway system will most likely 

resemble a grid system, much like that which has developed 

in many Midwestern communities.  Genoa, however, is not 

a featureless environment, nor does it benefit from infinite 

resources.  

As such, the following considerations must be examined to 

plan, prioritize and program the Township’s transportation 

system: 

• I-96 limited access freeway;

• Water bodies;

• Wetlands;

• Topography;

• Rights-of-way;

• Financing availability; and

• Cost effectiveness of proposed improvements

Transportation 
Roadway Functional Classification 
Function, efficiency and safety of roadway movement in 

Genoa Township can be furthered through the establishment 

of a classification of roads and planning and designing these 

facilities for their specific purpose.  A functional system or 

hierarchy of roads provides for movement of traffic as well as 

access to specific sites. This hierarchy will range from major 

arterials such as Grand River Avenue, which primarily serves 

for cross-town movement, to local subdivision streets which 

serve to access individual homes. See Map 1.7.

This system defines the roles of each street, in terms of 

operational requirements; which is in turn translated into 

planning, management and physical design features. 

• Expressway:  I-96 serves as the principal route between 

the residential population of Genoa Township and major 

activity centers throughout the region.  

• Major Arterial:  The Grand River Avenue Corridor is 

the major roadway through Genoa Township.  This 

roadway serves a vital function towards connecting the 

Township with the adjacent cities of Brighton and Howell.  

Because of the amount of traffic on Grand River Avenue, 

commercial uses have developed along this corridor. 

• Minor Arterial:  There are a number of roadways which 

move traffic throughout the Township and provide 

connections with other adjacent communities including 

Brighton Rd., Chilson Rd., and Latson Rd.  These 

roadways also provide access from other areas of Genoa 

Township to Grand River Avenue.   These roadways serve 

for longer trips within the Genoa Township and adjacent 

communities.  Like Grand River Avenue, the primary 

function of these roads is to move traffic.  Access to 

these roads must be managed in order to maintain safe 

and effective movement. 

COMMUNITY FACILITIES
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COMMUNITY FACILITIES

MAP 1.5.  NATIONAL FUNCTIONAL CLASSIFICATIONRoadway Capacity and Volume 
Livingston County’s 2001 Transportation and Land Use 

Plan included a brief discussion on road volume and 

efficiency. It was noted that the efficiency by which an 

area’ s circulation system operates is typically measured 

by the degree to which motorists are delayed in their 

travel. Future traffic operations are analyzed by comparing 

projected traffic volumes to the capacity of the road 

network. 

Capacity refers to the number of vehicles that can 

travel through an intersection or segment of roadway 

during a specified time period. Generally, roadway 

operations and capacity are analyzed during peak hours 

of traffic. A graduated scale of “A” through “F” is used 

by transportation engineers to describe the general flow 

of traffic (also known as Level of Service, or LOS) for a 

specific roadway segment. Typically, an LOS of “C” or 

better is considered acceptable. An LOS of “E” or “F” 

represents a roadway with long, inconvenient delays. 

Roadway capacity is dependent on several factors: 

pavement condition and material, roadway width and 

number of lanes, topography, roadway design setting, 

the location and frequency of curb cuts, speed limits 

and other traffic controls, sight distance limitations, and 

intersection designs. 

Genoa Township may wish to meet with the Livingston 

County Road Commission to better understand how 

their data concerning traffic volume counts (or vehicle 

“trips”) for county primary and local roads, translates into 

observed levels of service. This will help both the Township 

and road agency better plan for future development, as 

well as help residents understand how travel on their local 

roadways may change in the future. 
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Natural Features
Genoa Township is fortunate to have abundant natural resources, including lakes, open spaces, woodlands, and wetlands. 

These natural resources make up a local ecosystem that includes wildlife habitat and important components that contribute to 

clean water and air. The presence of these natural features add to the quality of life for Genoa Township residents, who benefit 

from not only their aesthetic beauty, but also from opportunities for active and passive recreation. With ongoing residential, 

commercial, and industrial development occurring in the Township over the past 20-plus years, there is a need to be proactive 

in the preservation of these natural features.

Livingston County inventoried high-quality natural areas throughout the county in 2004 and a recent update to that initial report 

in 2022 identified and ranked remaining high-quality natural areas. The county’s Planning Department uses the prioritized land 

areas as they review township zoning amendments and rezoning cases, playing a role in how natural resources are preserved 

and protected in Genoa Township. Maps of these areas in the county and the Township from the “Livingston County’s High-

Quality Natural Areas Assessment” document are provided in the Appendix. 

Soils, topography, woodlands, rivers, lakes, creeks, wetlands, and floodplains have a direct relationship with the Land Use 

in Genoa Township. Each type of Land Use is influenced by the Township’s natural features. In the Master Planning process, 

the optimum arrangement of Land Uses should maintain the Township’s natural resources and physical features for future 

generations, while balancing the needs of the community for housing and businesses.

The following is an overview of some of the major natural features that are prevalent throughout the Township.  As development 

occurs, the following features should be considered in addition to other site-specific conditions that may be pertinent to each 

individual location.

Geology
Since the last ice age (about 12,000 years ago), the soils in Genoa Township have formed as a result of a number of soil forming 

factors.  These include water drainage, wind, slopes, climate, biological activity and human activity. The soils and geology in the 

Township are characteristic of glacially formed landscapes consisting mainly of moraines (hills of glacially deposited sands and 

gravel) and till plains (mixed soil materials deposited by glacier advance and retreats).  These soil types can include a range of 

rock sizes from gravel to fine sand and may also include fine clay and silts. The underlying bedrock is a grey shale known as 

the Coldwater Formation.  

Topography
As noted in the previous Master Plan, there are areas of significant topography in the southern and eastern portions of the 

Township that may present constraints to development.  Development in areas with steep slopes may result in a significant 

change in the natural functions of the hillside, whether by mechanical cuts and fills or the removal of natural vegetation. If 

drainage flows are altered, erosion can occur, causing further instability and sedimentation in waterways. 

To protect against erosion, there should be proactive site planning prior to development that continues through construction. 

Care should be taken to ensure that grading is minimized and vegetation, and top soil are protected.
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Septic Suitability
Because there are many areas of Genoa Township that rely 

on individual septic systems, the location of septic systems on 

proper soils is extremely important.  Inspection and approval 

for use of a septic system is under Livingston County’s 

jurisdiction and ultimately their responsibility to maintain 

high standards of review to prevent system complications 

or failures.  Septic field failures are often the result of poor 

soil permeability, high water table or excessive slope.  Soils 

such as compacted clays and silts will not allow wastewater 

to percolate, a high water table prohibits adequate filtering 

and excessive slope does not provide adequate percolation.

NATURAL FEATURES

Soils
Genoa Township was historically a resort and farming 

community. Over the years, much of the farmland has been 

converted to residential, commercial and industrial uses.  

There is still active farmland in the northeast corner of the 

Township and in the western portion of the Township.  The 

prime farmland is in the northern portion of the Township.   

Construction costs and risks to the environment can be 

minimized by developing areas with suitable soils.  Poor soils 

present problems such as poor foundation stability and septic 

limitations.  

Drainage 
Development on poorly drained soils increases development 

costs, maintenance costs, and will lead to sanitary problems.  

Development costs are increased due to additional 

foundation, road and septic preparation.  Maintenance costs 

and problems will be associated with septic field failures, 

flooded basements and impact to roads from frost action.   

Map 1.9 illustrates draining for soils, which range from 

“excessively drained,” where water is removed very rapidly, 

to “sub-aqueous,” which are soils under a body of water 

(there are only a few of these areas). Soils in the Township are 

generally considered “moderately well drained,” where soils 

are only wet for a short time. Along water courses, some less 

well-drained soils exist.

Foundation Stability
Soil areas that do not provide stable foundations may 

experience shifting building foundations, cracked walls and 

cracked pavement and roadways.  These problems often 

result in increased development and maintenance costs or, in 

extreme cases, structural failure. 
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NATURAL FEATURES
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NATURAL FEATURES

Tree Canopy
Wooded areas can be found throughout the Township. 

Wooded areas also serve significant environmental functions 

that need to be acknowledged. These functions include 

watershed protection, air quality protection, noise abatement, 

and weather protection.

Watershed Protection. 

A wooded area can be of great value to a watershed area. 

The canopy of trees aid in breaking the force of precipitation, 

thereby decreasing erosion, which is further inhibited by the 

fibrous root system of the understory plants. Woodlands can 

also reduce the volume of stormwater runoff, which helps 

reduce flooding. In addition, precipitation is retained and 

recharged into groundwater reserves by the woodland.

Air Quality Protection. 

Woodlands improve air quality and afford protection from 

wind and dust. Leaves and branches moderate the strength 

of winds and, when moistened with dew or rainwater, reduce 

suspended particles in the air, which are later washed off with 

rainwater. Plants also serve to moderate the effect of chemical 

pollutants in the air by absorbing some ozone, carbon dioxide, 

and sulfur dioxide.

Noise Abatement. 

A dense stand of trees can significantly cut noise from 

adjacent factories or highways by six to eight decibels per 

100 feet of forest. Moreover, the moderating effects of forests 

on temperature and wind can significantly cut the sound-

carrying capacity of the atmosphere.

Weather Protection. 

The resilience of woodlands creates a micro-climate around 

the tree stand itself. Woodland qualities, which moderate and 

buffer temperature, precipitation, runoff, wind, and noise, are 

features of this micro-climate effect. The benefits of this micro-

climate effect to surrounding urban and suburban areas can 

be significant. 

An urban area devoid of vegetation is the exact opposite of 

the forest micro-climate. It increases the range of temperature 

fluctuations much like the climatic extremes of a desert. The 

sun’s energy striking streets and buildings is changed into 

heat, further increasing the temperature on a hot day; at 

night, the buildings lose heat and offer no protective cover 

from night chill or winter winds. Thus, if woodlands are 

interspersed among built-up areas, the effects of their micro-

climates can be felt in adjacent urban areas, moderating 

fluctuations in temperatures by keeping the surrounding air 

cooler in the summer and daytime and warmer in the winter 

and evening.

Wildlife habitat.
Woodlands provide essential shelter and food for deer, 

raccoon, rabbits, pheasants and other birds and animals.  

The opportunity to observe wildlife in a natural setting has 

educational benefits for Township residents.

Township’s natural character.

There is a significant amount of mature vegetation along 

many of the road corridors that pass through the Township.  

Woodlands located near the roadway contribute to a 

natural/rural atmosphere in a number of ways. The impact 

of vegetation on the motorist will be greater because of the 

close proximity to the roadway.  A greater mass of vegetation 

will be within the forward view of the motorist.  Other 

features such as buildings will have a less dominant impact 

on the streetscape because they fall behind the vegetative 

foreground.  Taller trees will provide a sense of enclosure, 

providing a defined space bounded by vegetation.  There is 

also a significant amount of vegetation along most lakes and 

streams throughout the area.

The Township currently protects woodlands through 

provisions in the Zoning Ordinance that restrict clearing of 

woodlands on a site prior to site plan approval.  During site 

plan review, woodlands are required to be inventoried and 

the design is required to demonstrate preservation of natural 

features.  As a condition of site plan approval, trees are 

required to be protected during construction with root-zone 

fencing.  The Township also has landscaping regulations that 

require the planting of greenbelts and street trees for any new 

development.  Landscape materials used should be native to 

Michigan and a variety of species should be used for street 

trees to minimize the impact of disease.   
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NATURAL FEATURES

MAP 1.7.  TREE CANOPY
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NATURAL FEATURES

Wetlands
Wetlands serve a variety of important functions which not 

only benefit the natural environment but also the community.  

Some of the primary values which wetlands contribute are as 

follows: 

• Mitigate flooding by detaining surface runoff.

• Control soil erosion and sedimentation loading in rivers 

and lakes.

• Provide links with groundwater.

• Improve water quality which is degraded by such things 

as:

 o Nutrients and chemicals from fertilizers and pesticides 

used in agriculture and landscaping/lawn care;

 o Polluted urban run off from roads, parking lots, 

industrial and other commercial activities;

 o Treated effluent from waste water treatment facilities;

 o Erosion and sedimentation resulting from agricultural 

and construction activities.

• Function as highly productive ecosystems in terms of 

wildlife habitat and vegetation. Serve a variety of aesthetic 

and recreational functions.

The largest interconnected series of wetlands are located 

along the Chilson Creek corridor in the western portion of 

the Township There are also numerous kettle depressions 

scattered throughout the Township. (See Map 4) 

Types of Wetlands

There are four types of wetlands predominate within the 

boundaries of Genoa Township: 

1. (Emergent wetlands with rooted cattails, bulrushes and 

sedge grasses; 

2. Scrub/shrub wetlands, 

3. Bogs; and 

4. Forested wetlands with an over-story of trees and an 

under-story of shrubs.  

As water levels rise and fall from year to year, some ecological 

succession may be occurring as the wetlands shift from 

emergent marsh to forested wetlands. 

Development

Future development in areas surrounding these wetlands 

could significantly impact wetland resources.  Therefore, 

developers and Township officials should evaluate alternative 

designs to minimize any potential for impact.  This is best 

done by initially considering wetland resources as constraints 

to development.  The relative weight of these constraints must 

also account for other environmental and socio-economic 

constraints.  Minimization of impacts to these resources 

should take into account the cost of avoidance and the 

property rights of the individual.  If impact is unavoidable, then 

mitigation should include an analysis of retaining or enhancing 

the wetland values to be lost. 

Wetland areas are valuable as natural buffers between 

residential and commercial Land Uses.  They contribute 

significantly to the aesthetic character of the community.  By 

incorporating wetlands as part of the future development, 

they will continue to maintain open and green space as well 

as contribute to retaining the rural setting.   

Wetland Regulation

Any wetlands greater than five acres in size or contiguous 

with a waterway are regulated by the Michigan Department 

of Environment, Great Lakes and Energy (EGLE) through the 

Goemaere-Anderson Wetland Protection Act, Public Act 203, 

as amended.  Any activity which requires these regulated 

wetlands be filled or drained requires a permit from EGLE  

Permits will generally not be granted unless the issuance is in 

the public interest and necessary to realize the benefits derived 

from the activity.  If a wetland fill permit is granted, mitigation 

should be required such as creating new wetlands within the 

same drainage way or enhancement of existing wetlands.  In 

addition to this, Genoa Township Zoning Ordinance contains 

wetland standards that  are stricter than the state in order to 

save wetlands over 2 acres plus a natural/undisturbed buffers 

adjacent to any regulated wetland. 
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NATURAL FEATURES

Lakes, Rivers and Streams
Lakes are among the Township’s most valuable natural 

resources of the community.  The largest and most significant 

lakes in the Township are Lake Chemung, East Crooked 

Lake and West Crooked Lake.  The numerous lakes provide 

recreational opportunities such as boating, fishing and 

swimming.  The quality of these water features enhances the 

value of adjacent property for residential opportunities. Areas 

surrounding many of the larger lakes in the Township have 

been developed for smaller lot resort and residential uses. 

These areas were initially developed with resort cottages on 

small lots with individual septic drain fields.  Over time these 

areas have been converted to year-round homes.  

Areas surrounding the lakes have soil conditions that are not 

well suited for drain fields due to poor soil texture and a high 

water table.  The combination of the natural soil characteristics 

and increased residential use of the lake areas may lead to 

significant problems with septic tank systems.  The septic tank 

leakage began affecting the quality of wells and the lakes.  In 

response to these problems, Genoa Township has provided 

sanitary sewer to serve the most intensely developed areas 

around Lake Chemung and the Tri-Lakes.

Chilson Creek is the major stream in the Township that flows 

from the north down to the Huron River in Hamburg Township 

in the south.  Ore Creek in the southeastern corner of the 

Township, near the city of Brighton also drains to the Huron 

River in the south. Associated with the creeks are corridors of 

adjacent wetlands.  The creeks and wetlands are important 

for surface drainage, groundwater recharge and wildlife 

habitat.  Alteration of the creeks and wetlands can contribute 

to flooding, poor water quality, insufficient water supply and 

loss of valuable wildlife habitat. 

County Drains and Districts
The Township is part of eight drainage Special Assessment 

Districts (SAD), a majority of those are private. The County 

Drains for Marion & Genoa, and Genoa & Oceola are the 

largest drains. Refer to next page for location of these drains.  

For more information, please refer to https://www.livgov.com/

drain/Pages/county-drains.aspx. 

Marion Genoa Drain 

The Genoa Township is of the Marion Genoa drain drainage 

district which includes a part of Marion and Genoa  Townships 

and the City of Howell. The county open drain is primarily 

located in the northwest corner of the Township. 

According to Livingston County website, each drainage district 

is supported by a drain special assessment that covers the 

cost of maintaining the county-owned portion of the drainage 

system.  A drainage district is a legally established area of land 

that benefits from a common outlet, which are determined by 

historical records and the natural topography of the land and 

rarely correspond to political boundaries, such as Townships.

Genoa Oceola Drain
This drain runs along the Oceola and Genoa Township 

boundary. It is approximately 9,943 linear feet, of which 

approximately, 6,208 linear feet is located in the Oceola 

Township. 
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Watersheds
The protection of regional watersheds is critical for maintaining 

wildlife habitat, mitigating stormwater and protecting 

groundwater. Genoa Township is comprised of land in both 

the Shiawassee and Huron River watersheds. This means 

that anywhere in Genoa Township, all of the water under or on 

a particular piece of the land drains to either the Shiawassee 

or Huron River. Generally, the northwest half of the Township 

belongs to the Shiawassee River Watershed, while the 

southeast half drains to the Huron River.  

Shiawassee River Watershed

According to the Shiawassee Conservation District, the 

Shiawassee River Watershed covers 742,400 acres of 

agriculture, urban, forest and natural areas. The Shiawassee 

Conservation District developed a Mid-Shiawassee River 

Watershed Plan in 2002, and updated it in 2012. This  

Watershed boasts many special resources including one of 

the best preserved warm-water river systems in the southern 

Great Lakes. The watershed supports 59 species of fish 

and 12 species of freshwater mussel. Three categories of 

wildlife support hunting and/or recreation in the watershed: 

Openland (quail, pheasant, rabbit, white-tailed deer); 

Woodland (squirrels, ruffed grouse, woodcocks, white-tailed 

deer); and Wetland (muskrat, beaver, ducks, geese, minks). 

There are six county parks within Shiawassee County and 

a 100-acre YMCA outdoor education center along the river. 

There are 11,000 acres of wetlands in the watershed, with an 

average size of 4.5 acres. There are approximately 12,000 

septic systems in the watershed, in Shiawassee County. 

Huron River Watershed 
According to Huron River Watershed Council (hwrc) website, 

the Huron River Watershed spans a land area of more than 

900 square miles and drains water to the Huron River through 

hundreds of tributary creeks and streams. The river itself flows 

more than 125 miles from its headwaters at Big Lake, near 

Pontiac, to its mouth at Lake Erie. About 1200 miles of creeks 

and streams flow into the Huron’s main branch. The river’s 

drainage area includes seven Michigan counties (Oakland, 

Livingston, Ingham, Jackson, Washtenaw, Wayne, Monroe), 

63 municipal governments, and six hundred and fifty thousand 

residents. The spectrum of Land Use and water environments 

ranges across remote natural preserves, cultivated farmland, 

urban and industrial centers, suburban sprawl, and an equal 

diversity of lakes, ponds, wetlands, creeks, and streams. 

• Chilson Creekshed. Chilson Creek flows through land 

enriched by glaciers with deep deposits of sand and 

gravel and is part of the lake belt that stretches through 

Livingston and Oakland Counties.  It is one of the smaller 

major drainages in the Huron River, draining only 17 square 

miles. Chilson Creek eventually empties into Zukey Lake, 

which opens into Strawberry Lake, part of the Chain of 

Lakes of the Huron River. The entire creekshed lies in 

Hamburg and Genoa Townships, Livingston County.

• Hay Creekshed. Hay Creek flows through land enriched 

by glaciers with deep deposits of sand and gravel. What 

was once oak-hickory forests and oak barrens on higher 

ground and inland wet prairie in low lying areas and along 

the creek was first converted to farm fields and today is 

mostly single family homes spread out throughout the 

landscape and clustered around the lakes, M-36, and 

Swarthout Road. The Hay creekshed is one of the smaller 

major drainages in the Huron River, draining only 12 

square miles, 8 of which is considered the main branch.  

The majority of the creekshed is in Hamburg Township, 

Livingston County, with only the tips of a couple tributaries 

in Putnam and Genoa Townships. The Huron River 

Watershed Council asks local communities to help with 

data collection and monitoring in this creekshed.

• South Ore Creekshed. South Ore Creek’s main stem 

and its tributaries total 36 miles of waterways. The main 

branch starts at the outflow of Maxfield and Long Lakes. 

From there, flows south through the City of Brighton, 

through Brighton State Lake Recreation Area, and then 

drains into the main branch of the Huron River. Initial 

European settlement centered on the transformation 

of the open barrens for agricultural production and the 

forested areas for timber. Over the past few decades 

agriculture has been quickly diminishing as land has 

transferred to suburban uses. The Huron River Watershed 

Council notes that dams on the lower half of South Ore 

Creek are a likely cause of many of the creek’s problems 

(which include altering the stream’s hydrology and 

degrading fish and insect habitat) and recommends that 

the local governments in charge of these dams need to 

look carefully at these structures and determine if their 

presence is worth the environmental cost and if dam 

management could be conducted to mimic more natural 

stream flows.
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MAP 1.10. CREEKSHEDS IN GENOA TOWNSHIP, HURON RIVER WATERSHED

Source: Huron River Watershed Council
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Ground Water
Important factors in the evaluation of groundwater are the quantity and quality of the water.  Quantity or yield standards for a 

typical residential or commercial use range from 7 gallons per minute to 20 gallons per minute.  Water is generally available in 

sufficient quantity and will not likely be a factor in limiting growth. Water quality is a more important factor than water availability. 

Water hardness, iron content, salinity and septic field contamination are hazards encountered in Genoa Township.  

Groundwater Contamination

Potential sources of groundwater contamination can result from all of the various Land Uses within Genoa Township.  The level 

of threat of groundwater contamination will vary based on 1) the susceptibility of groundwater to contamination due to geologic 

features, 2) contamination loading rates based upon Land Use and hazardous materials management and 3) the amount and 

type of hazardous materials utilized within the Township. 

Major sources of groundwater contamination are as follows: 

• Buried wastes in landfills discharge liquids referred to as leachate which can enter groundwater.

• Agricultural fertilizers and pesticides often infiltrate the soil surface and enter groundwater.

• Urban storm water run-off from buildings, streets and parking lots contains contaminants that infiltrate the soil and enter 

waterways.

• Septic drain fields release sewage effluent into the soil through seepage beds.

• Spills and leakage of hazardous materials such as underground storage tanks and spills of hazardous materials will infiltrate 

the soil surface and enter groundwater if not properly contained. State and county requirements will need to be adhered to 

for any facility within the Township that involves the use, storage or disposal of hazardous materials.  Facilities for storing 

hazardous materials should have secondary containment and a pollution incident prevention plan.
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Potential Environmentally Impacts 
Sites
According to Livingston County Health Department records, 

there are a few contaminated sites within the Township 

which pose environmental problems.  Michigan Public Act 

307 provides for identification, risk assessment, evaluation 

and cleanup of sites of environmental contamination in 

the State.  Sites are identified through information from 

concerned citizens, environmental groups, industry, local 

health departments, EGLE staff and others.  From this 

process a priority list was and will continually be, updated.  

This list is used in part to develop funding recommendations 

to undertake response activities utilizing state funds when 

the parties responsible for the contamination are unwilling or 

unable.   

Six Act 307 Sites have been identified in Genoa Township.  

These are located in industrial and commercial areas, with the 

majority in the northwest corner of the Township near the city 

of Howell.  These locations are planned to remain in industrial, 

commercial or public Land Uses. 

A closed landfill is purported to be located on the south side 

of Brighton Road, east of Chilson Road.

Impervious Surfaces
Impervious surfaces include roads, buildings and other 

hard-packed surfaces that prevent rain and snow from being 

absorbed into the ground. This can have an effect on local 

streams, both in water quality and stream flow as well as 

flooding. As more stormwater runoff occurs, it is collected 

by drainage systems that combine curbs, storm sewers, and 

ditches to carry stormwater runoff directly to streams. The 

more developed a watershed area is, there is an increased 

likelihood of more frequent and more severe flooding as well 

as higher contamination of this water.

The Impervious Surfaces map illustrates areas of the 

Township that are built or otherwise developed, either with 

buildings, roads or other structures. The intensity with which 

land is developed coincides with the built environment - more 

intense commercial uses along the Grand River corridor, with 

less developed areas off the main roads.
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MAP 1.12. IMPERVIOUS SURFACES
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Existing Land Use
Genoa Township is predominantly comprised of single-

family residential Land Uses (See Map 1.13). Non-residential 

development is concentrated largely in the north portion of 

the Township, along the Grand River corridor, where it is 

roughly anchored by the cities of Howell and Brighton. While 

some Land Use categories have changed in size over the 

past 8-10 years, most of this change has been to single 

family residential. Descriptions of the existing Land Uses are 

provided below and changes from the 2012 Master Plan are 

noted:

Agricultural & Rural Residential

This Land Use category includes both lands actively used for 

agricultural purposes as well as large lot residential areas. This 

category totals 9,461 acres, or almost 41% of the Township.

Single-Family Residential

This category includes single-family residential on lots less 

than three acres. This type of residential development is 

dispersed throughout the area. This category includes about 

3,774 acres, or 16% of the Township. 

Multiple-Family Residential

This category includes attached townhomes, apartment 

buildings, and manufactured housing parks. There are 

approximately 450 acres of multiple family residential or about 

two percent of the Township.

Commercial

Commercial uses in the Township are located primarily along 

the Grand River Avenue frontage. Grand River Avenue is 

the most heavily traveled roadway in Genoa Township. As a 

result, small regional shopping centers, individual business 

establishments and small offices have developed along this 

segment. Commercial/office use comprises about 940 acres 

of land, or four percent of the Township.

Industrial

Existing industrial uses are located north of I-96 on the south 

side of Grand River Avenue between Chilson and Latson. 

There are a number of small to medium sized industrial uses 

dispersed along the Grand River Avenue corridor. The largest 

industrial area is the partially developed 200 acre Grand Oaks 

Industrial Park just west of Latson Road between I-96 and 

Grand River Avenue. In total, about 233 developed acres of 

industrial land, or about one percent, exist in the Township, .

Public/Quasi-Public
Areas designated as Public/Quasi-Public include public uses 

such as Township Hall, governmental buildings, churches and 

schools. These are dispersed throughout the Township with 

a high concentration of government facilities in the northwest 

corner towards the City of Howell. There is a total of about 

438 acres of public land, or two percent in the Township.

Parks

This classification includes areas such as golf courses, 

miniature golf centers, recreational vehicle campgrounds, 

parks, ski areas, MDNR lake access sites, playgrounds, 

trails, athletic fields, and the Brighton Recreation Area which 

together total 2,550 acres, or 11% of the Township.

Vacant land 

Vacant land comprises about 2,386 acres or ten percent of 

the Township.

Transportation, Communication and Utilities

These uses comprise about 239 acres or one percent of the 

Township.

Note. A small amount of the Township is considered “not 

parceled” and is considered “miscellaneous.”
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MAP 1.13. EXISTING LAND USE
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TABLE 1.9.  PERCENT DISTRIBUTION OF EXISTING LAND USE CATEGORIES

ELU category in GIS Acres 2020 Percent of Land 
Use 2020

Agricultural / Rural Residence 9,461 40.7

Multi Family Residential (Condo, multi and mobile) 445 1.9

Commercial (hospitality, medical, mixed, office, retail) 939 4.0

Industrial 233 1.0

Public (inst, Parking) 438 1.9

Parks (recreation and golf) 2,550 11.0

Single Family Housing 3,774 16.2

Transportation/Communication/Utilities 239 1.0

Vacant 2,387 10.3

Water 1,499 6.4

Not parceled 1,307 5.6

Total 23,272 100.0
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Leadership Visioning Summary
The Master Plan update process was re-started in July 

2021 with a joint meeting with members of the Planning 

Commission, Township board, ZBA and Staff. The purpose 

of the “Leadership meeting” was to understand how the 

current leadership of the Township felt, and what board and 

committee members would like the Master Plan to focus on. 

The group completed two exercises in order to identify and 

prioritize Township’s strengths and weaknesses.

Step 1. Identify

The first asked Individuals to write down what they felt were 

strengths and weaknesses within the community with a specific 

focus on residential and non-residential (primarily commercial) 

areas. Post-it notes were placed in two categories: strengths 

(“what’s working”) and weaknesses (“what needs work).” 

Step 2. Prioritize

For the second exercise, participants were given dots and 

asked to vote on the top 5 strengths and weaknesses as 

counted in the previous exercise. 

TABLE 2.1.  GENOA TOWNSHIP STRENGTHS AND 
WEAKNESSES

Strengths
What is working?

Weaknesses
What needs 
work?

Residential

Variety of housing 
Lack of starter/age in place 

homes

Zoning code enforcement Affordability

High quality subdivisions 

(PUD)

Road/connectivity to 

commercial 

Large lots
Pedestrian connections 

(sidewalks/bikes)

Non-residential

Variety of businesses/divers 

tax base
Vacancies/state of buildings

Good zoning standards 
/Lack of groceries/ variety 

of retail 

Good planning Traffic 

Source: Giffels Webster
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TABLE 2.2.  RESIDENTIAL STRENGTHS & WEAKNESSES

Strengths: What is working? Weaknesses: What needs work?

Topic No. of votes Topic No. of votes

Variety of housing 9 Lack of starter/age in place homes 12

Zoning code enforcement 6 Affordability 6

High quality subdivisions (PUD) 5 Road/connectivity to commercial 6

Large lots 5 Pedestrian connections (sidewalks/bikes) 6

Waterfront homes 4 Small business growth / downtown 4

Location 4 Density/big city vibe 2

Tax base 3 Zoning restrictions 2

Natural feature preservation 2 Broadband 2

Variety of retail (near res) 1 Green development 1

Not many vacancies 1 Safety 1

Density 1 Lake access for non-residents 1

Schools 1

Safe and Friendly 1

TABLE 2.3.  NON-RESIDENTIAL STRENGTHS & WEAKNESSES

Strengths: What is working? Weaknesses: What needs work?

Topic No. of votes Topic No. of votes

Variety of businesses/divers tax base 9 Vacancies/state of buildings 11

Good zoning standards 9 Lack of groceries/ variety of retail 6

Brighton-Howell connector (location) 5 Traffic 6

Good planning 5 Commercial zoning enforcement 5

Twp government/staff 2 Sidewalks/connectivity 4

Access to grand river bus. 2 Industrial/commercial requirements 2

Medical/professional services 2 Lack of professional jobs 2

Large commercial opportunities 1 Broadband/technology 2

Occupancy 1 Lack of senior center 1

Interest in area/demographics 1 Commercial outside GR corridor 1

Cross easement disconnects 1

Inconsistent tax rates 1

"Rural forever" attitude 

Source: Giffels Webster
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Genoa Township conducted an open house on November 10, 

2021, at the Township Hall to collect input for the Master Plan 

update. A summary of existing conditions of the Township 

that includes current demographic data, local economy, 

natural features is provided for context. A summary of the 

market assessment summary that was initially conducted in 

2020 and updated in 2021 is also included. 

The information provided at the open house was hosted on a 

website that was made available for the residents for a week 

following the open house. The website included a survey 

with the same questions asked at the open house. This was 

intended to provide an extended opportunity for the residents 

to provide input at their convenience.

The information and the questions at the open house were 

framed based on Planning Commission’s guidance and input 

from their October 25, 2021. At that meeting, the Planning 

Commission discussed the community’s identity, vision, 

and goals for the next 10-15 years. They supported the 

idea of identifying and protecting the community character. 

Community character guides the way we regulate the 

development and redevelopment of land. 

Open house participants (in-person and online) were asked 

about their perception of community, potential locations to 

identify gateways around the Township, preference about their 

housing styles, recommended non-motorized improvements, 

and their general thoughts of 2015 adopted future Land Use 

map and proposed goals. Majority of questions were rating-

based. 

Representatives from the Township’s various boards and 

commissions attended the meeting.  Approximately 40 people 

participated in-person; there were 285 views of the project 

website between November 7-December 7. Seventeen 

responses were gathered. A number of participants provided 

their responses in groups. Most participants are within the 

55-74 age group, living in a household of two adults and no 

kids. 

Open House Summary

Source: Giffels Webster, 2021
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Community Character. 
Participants were asked to identify three things they identify/

love about Genoa and things that would make people more 

connected with Genoa. A majority of residents identify the 

Township as a small town with access to nature, recreation 

and a quiet place to raise family with convenient access to 

urban communities. Participants supported maintaining the 

rural character, creating more annual community events and 

providing affordable housing. This was also the top priority 

goal.

Gateways. 
Gateways reinforce community identity. The respondents 

were provided potential gateway locations and precedent 

images of elements that contribute to a gateway. A majority of 

the responses supported creating gateways at entry points to 

the Township along Grand River Avenue by using landscape 

elements. 

Rural/Recreation areas, 4.6

District hubs, 4.9

Other entry points to the Township, 5.6

Entry points to the Township - Grand River, 6.6

FIG. 2.1.POTENTIAL GATEWAYS

3.2 3.5 3.7
4.2 4.5 4.8

6.7

Buildings Art Bridges Boulevards/Special street pavement Banners Lighting Landscaping

FIG. 2.2.  PREFERRED GATEWAY ELEMENTS

BUILDINGS ART BRIDGES STREETS BANNERS LIGHTING LANDSCAPING

Transportation Connectivity. 
A greenways plan was prepared a number of years ago for southeast Livingston County.  This plan illustrates a prioritized non-

motorized system of paths and conservation corridors containing significant natural features. The respondents were asked if 

they agree with recommended priority ratings. The response was neutral. The responses indicate a strong support for sidewalk 

connections along Challis, Chilson Road and safe non-motorized access to elementary schools.
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Housing. 
The residents were presented images of different single-family styles including the typical front projecting garage style. There 

was clear support for side-entry garage-style housing. The response was split when asked about their preference to allow 

accessory dwelling units within single-family districts. 

Missing Middle Housing. 
It is a range of multi-unit or clustered housing types compatible in scale with single-family homes that help meet the growing 

demand for walkable urban living. The participants were introduced to different style of missing middle housing using precedent 

images and asked their like on a scale of 1 to 10 (1 being ‘I don’t like it all). They support a need for diverse housing in general 

within the Township with cottage court style and attached townhomes as their preferred style. 

Duplex: stacked, 1.2

Fourplex: stacked, 1.4

Triplex stacked, 1.4

Courtyard Building, 1.6

Multiplex Medium, 1.8

Duplex: side-by-side, 2.1

Attached Townhouse, 3.2

Cottage Court, 3.4

1

Side-entry garage, 4.1

Recessed garage, 2.6

Recessed garage with detached look, 2.4

Front-projecting garage, 1.5

1

FIG. 2.3.  PREFERRED SINGLE FAMILY HOUSING STYLES

FIG. 2.4.  PREFERRED MISSING MIDDLE HOUSING STYLES
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Existing uses that could
attract other compatible
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Areas that the township
should focus on the
creation of special
districts

Grand River Corridor. 
This poster was intended to get high-level input about identifying areas along Grand River Avenue for creating a potential 

special district (mixed-use town center developments). Seven locations were provided for input. Examples of potential uses are 

provided. There is strong support for Latson/Grand River intersection followed by Chilson/Grand River intersection. 

FIG. 2.5.  PUBLIC INPUT-GRAND RIVER CORRIDOR

Source: Giffels Webster, 2021
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PUBLIC INPUT

Transportation, 2.2

Economic Development, 2.7

Community Identity, 2.8

Housing & Neighborhoods, 2.9

Public Facilities and Services, 3.2

Natural Features, 4.4

1

Future Land Use. 
A copy of the 2015 Future Land Use Map was provided and the participants were asked to identify if there are any areas where 

they envision a different use in the Township than what is shown on the map currently. There were no areas recommended for 

change. However, a majority of respondents emphasized their support to keep the area near Brighton Lake Road and Chilson 

Road as low-density residential. 

Goals and Objectives. 
The participants were provided a list of six goals (Housing is proposed to be added with this update, the rest of the goals were 

updated from the previous Master Plan). They were asked to rate them by their importance. The goal related to Natural feature 

is rated as most important by participants. 

FIG. 2.6.  PRIORITY GOALS

Source: Giffels Webster, 2021
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PUBLIC INPUT

Source: Giffels Webster, 2021
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Market Assessment Summary

Historical housing development 
• Livingston County annually permitted a range of new 

housing units from a low of 174 units to 826 units between 

2011 and 2020.

 o Genoa Township annually permitted a range from 6 

units permitted in 2011 to 183 in 2017

• The County averaged 672 total units permitted and 78 

multi-family structures from 2011 through 2020.

 o Genoa Township permitted an average of 28 single 

family units per year from 2010 to 2020 

 o Genoa Township average 18 multi-family units per 

year, although all were constructed in 2017 

• About 88 percent of the permitted units were single-

family structures.

 o 77% of the units permitted in Genoa Township were 

single family 

Residential property trends
Livingston County and Genoa Township 

Home Sales 

• For homes built before 2000, The average sale price is 

about $456,000. The average unit is 2,527 square feet.  

The average sale price per square foot is $181.

 o 78% of the housing stock in the Township was built 

prior to 2000

• For homes built from 2000 to 2020, the average price is 

about $579,000. The average unit is 2,500 square feet. 

The average sale price per square foot is $231.

 o 28% of the housing stock in the Township was built 

after 2000

Rentals 

• The average one-bedroom unit is 795 square feet and 

rents for $1,111 per month. The average rent per square 

foot is $1.40 per month.

• The average two-bedroom unit is 1,075 square feet and 

rents for about $1,325 per month. The average rent per 

square foot is $1.25 per month.

• The average three-bedroom unit is 1,325 square feet and 

rents for about $1,450 per month. The average rent per 

square foot is $1.09 per month. 

• The average rent in Genoa Township in 2020 was $1,126 

, indicating slightly lower prices in the Township than 

surrounding communities 

The following is a summary of the economic assessment, which was conducted throughout 2020 and early 2021 to reflect 

post-pandemic spending behavior.  The evaluation is based on historical data, a survey of area residents conducted during 

this effort, property trends, and other information provided by the Chesapeake Group. The focus is on both current and future 

market conditions for residential and non-residential activity.

Genoa Township is located in Livingston County, between the cities of Brighton and Howell, and has an estimated population 

of about 20,300 in roughly 8,200 households, or about 11% of the county’s population. 
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Residential Survey Findings 
(Based on 270 unique survey responses) 

• The annual mean average household income is $149,600. 

• The majority of households have incomes between 

$30,000 and $80,000.

• There is a range of household income levels from $20,000 

to more than $250,000 annually.

• The majority have lived in their current home for at least 

ten years. 

• Over 25% have lived in their home for less than five years, 

with 46% of these having lived there for two years or less.

Commercial/Nonresidential market / Land Use 

• Residents generally purchase goods in either Brighton or 

Howell.

• Meijer and Kroger dominate the grocery market. The 

combined market share for the two is 82 percent.

• 69% of respondents indicated their shopping habits will 

not change due to COVID-19

 o 10% Now use pick-up service versus shopping in 

person and will likely continue after virus threat has 

diminished

• Pre Covid-19, more than one-half to two-thirds of all 

households purchased and ate dinner or lunch outside 

the home at least once a week.

 o About one-third of lunch and dinner trips are to 

establishments in Genoa

 o Most residents (91%) don’t typically travel further 

than 15 minutes for dinner 

Entertainment and Outdoor recreation 

• Before Covid-19, about one-third of the Genoa area 

households sought some form of entertainment outside 

the home at least twice a month. 

 o About 16 percent went to movie theaters at least 

twice a month.

• Many participate in some form of outdoor recreation 

regularly. Other than walking, about four in ten do not 

generally participate in outdoor recreation.

Housing 

• Key housing data for projections of future demand 

defined through the survey follows.

• The preponderance of homes in the area has three and 

four bedrooms.

• 99% of the responding households own their homes.

• 92%t live there full-time, but 80 percent live there at least 

ten months in a year.

• The average respondent’s home is about 2,500 square 

feet. However, about one in four live in homes less than 

2,000 square feet.

• A significant minority - about 37 percent - defined a 

possible move to a different house in the next five years.

• Households likely to move are mainly, but not exclusively, 

those with primary income earners 55 years of age or 

older.

• The majority of those that may move are unlikely to move 

outside of Michigan.

 o For those seeking larger units in the future, the 

current average unit is 1,650 square feet.

 o For those seeking similar-sized units in the future, the 

current average unit is 2,300 square feet.

 o For those seeking smaller units in the future, the 

current average unit is 2,650 square feet.

• Also, 17 percent of the households have one or more 

members that will probably move from their current home 

to create a separate household in the next three years. 

Those moving out create potential demand for new 

housing if the members can be captured in the Genoa 

area.

Employment and labor force 

• About 44 percent of the households responding to the 

survey did not have any member employed full-time. 

About one-half of these households had one or more 

employed part-time or employed at more than one part-

time job.

• Almost one in three households defined Covid-19 as 

impacting current employment among their members. 

Impacts include unemployment, diminished hours, 

diminished contract work, etc.

MARKET ASSESSMENT SUMMARY
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Demand Forecast
Understanding Economic Forecasting Models and 

Marketable Opportunities

The economic forecasting methods used here, which 

model a potential range of marketable opportunities in 

commercial, office, and residential space, rely on property 

trends, historical, local and regional data, and a survey 

of area residents conducted during summer, 2020. They 

assess the overall Genoa market and its potential growth 

and determine how much potential economic activity that 

could occur inside the Township and is occurring outside 

of the Township. 

No community will capture all marketable activity and 

space. Furthermore, economic conditions continue to 

change; in most cases, generally speeding processes 

already impacting the economy before Covid-19. 

Purchasing online was growing rapidly prior to Covid-19, 

resulting in the exportation of dollars; the online purchasing 

rate sped up since the pandemic. Large proportions of 

office and workspace were being built in or simply moved 

to homes, and more people were working from remote 

locations before Covid-19; as with spending habits, the 

speed of change has accelerated.

This is important context for understanding all forecasting 

numbers in this plan. The demand forecasts are not a 

simple estimate of what is expected to be built in Genoa 

Township, but are rather an estimate of what could be built 

in the market based on forecast demand; The Township 

will capture some fraction of this.

MARKET ASSESSMENT SUMMARY

Housing 

Between 100 and 200 new non-single-family housing units 

could be added to the rooftops within the Township. The new 

housing units would be geared toward independent living 

for seniors and young households, with the latter containing 

workspace. Included could be semi-detached, townhome, 

duplex, and other related units. The units’ locations should 

contribute to walkability and serve existing residents who 

would move to a previously defined scaled smaller unit from 

within the Genoa area. Such new units would most likely free 

up existing units to attract younger households.

Retail goods and services 

The survey indicates an opportunity to diminish the exportation 

of dollars from Genoa Township residents, particularly in 

food, food services, and linked entertainment activity. Genoa 

Township residents are expected to support between an 

additional 300,000 and 326,000 square feet of retail goods 

and related services space by 2030. Most commercial 

opportunities are appropriate for land/parcels/structures 

associated with the core of Genoa Township or vacant space 

near residential concentrations.

Multi-tenant office space 

New office space demand is sufficient to generate between 

20,000 and 30,000 square feet of space, accommodated in 

vacant space, new development, and homes.  The opportunity 

does not include those in the health care arena, such as 

outpatient infusion or surgery centers, or inclusion of higher 

educational institution space in Genoa Charter Township.

100-200
Additional non-

single family units

HOUSING RETAIL OFFICE
150,000 - 170,000 sq. ft. 

+ Recapture of select categories; 
Retail Goods & Services, with 

appropriate  entertainment

20,000-  to 30,000 

sq. ft. 
Including co-working 

space

The following figure summarizes the 

additional marketable activity for the 

Township by 2045. 

The estimates are conservative, 

tending to understate demand to 

ensure Return-On-Investment for 

both the private and public sectors.

FIG 2.7.  COMPOSITE CONSERVATIVELY ESTIMATED OPPORTUNITIES
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Goals and Objectives

Goals are general guidelines that explain what the community wants to achieve. Goals are usually long-term and 

represent global visions such as “protect the Township’s natural resources.” Goals define the “what,” “why,” and “where,” 

but not the “how.”  Identifying obstacles to overcome is also useful in defining goals. 

Objectives identify the milestones that mark progress in achieving goals and provide more of the “how” goals will 

be implemented. For example, with a goal of “protect the Township’s natural resources,” an objective to “maintain the 

Township’s tree cover” is something that may be measured and tracked over time.   

Action items are more specific and define the steps to accomplish objectives and attain the identified goals. The 

most effective action strategies will include who will tackle that task and when it should be accomplished. Using the above 

example objective of maintaining tree cover, one action strategy might be: “Using the Township’s GIS data, map the current 

tree cover in the Township.” 

The overall goals of this Master Plan are to:

• Accommodate a variety of Land Uses in a logical pattern and complement community goals, the surrounding Land Uses, 

environment, capacity of roads and the sanitary sewer, and public water system capabilities.

• Provide land owners with reasonable use of their land in a manner that is compatible with adjacent Land Uses and the 

overall Land Use plan for the Township and the capacity of infrastructure.

• Promote harmonious and organized development consistent with adjacent Land Uses.

• Develop and maintain flexible codes and ordinances to meet the needs of current and future residents

• Manage development by maintaining a growth boundary to encourage efficient use of land, protect farmland and natural 

features, and allow the efficient provision of public services, utilities, and infrastructure.

Packet Page 201



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  2.16

GOALS & OBJECTIVES

Housing & Neighborhoods
Pattern of Development. Genoa Township is largely comprised of single-family homes, many of 

which are on large, rural lots. Housing is dispersed throughout the Township, with concentrations near 

the cities of Brighton and Howell.  

Character. Housing and neighborhoods influence the character of the Township through the placement 

of homes on lots, the size of lots, the space between homes and the architectural designs, materials 

and colors of homes.  

Variety. The housing types in Genoa Township are predominantly single-family, owner-occupied 

homes, but multi-unit housing options are available. To accommodate current and future residents, 

the Township will continue to offer a variety of home types in terms of size, style and location, ensuring 

that housing is available for a variety of ages, abilities and income levels.  

Infrastructure. Neighborhoods will be strengthened by well-maintained infrastructure, including local 

roads, water, sewer and utilities that will be improved as needed to meet the needs of Township 

residents, while respecting the established natural features setbacks.  

Connectivity. Neighborhoods near commercial nodes and connected neighborhoods will enable 

residents to minimize vehicular travel as well as maintain social networks with their neighbors.  

Objectives 
• Allow the pattern of homes on large rural lots to continue where it exists, particularly south of I-96. 

• Focus new housing on concentrated areas near already-developed areas.

• Ensure new development is of high quality and design. 

• Ensure that housing is available near transportation corridors, goods and services. 

• Encourage student housing associated with Cleary College. 

• Encourage housing for older residents near medical facilities as well as goods and services. 

• Encourage the ongoing maintenance and upkeep of housing.

• Support older residents who wish to stay in their homes as long as possible. 

• Allow existing lakefront homes to be improved and expanded without compromising the 

established character of the lake neighborhoods or water quality.

• Limit impact of short-term housing rentals.

Measures of Success. How can the Township track progress towards the goals? 

• The variety of housing types (single-family, two-family, etc.) increases 

• There is a range of housing at various price points 

• The number of housing units within ½ mile of Grand River Avenue increases 

• The amount of open space south of I-96 remains constant 

• Tree cover increases

• Water quality of local water bodies improves

1
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2
GOALS & OBJECTIVES

Economic Development
Job Creation. Grand River Avenue is a well-developed commercial and transportation corridor in 

the Township that provides local jobs and employment. Quality industrial and technology-based 

development near Grand River and at I-96 Interchange areas in the Township will help diversify the 

tax base with room for future expansion, where not in conflict with surrounding Land Uses. Utilities, 

including broadband services, support local businesses and residents with home-based businesses. 

Mix of Goods and Services. Genoa Township is centrally located in Livingston County, offering a 

wide variety of goods, services and jobs to residents and visitors. The Township will strive to attract 

new businesses that lead towards the creation of “hubs” of activity. Work with hospitals and service 

providers to coordinate programming and leverage synergies to recruit compatible users that will 

promote the Grand River Corridor east as a community health hub

Development. Development and redevelopment will be strategically located, primarily along the 

Grand River corridor to provide employment, shopping and recreational opportunities for current 

and future residents of the Township. High-quality site and building design will contribute to strong 

neighborhoods, vital shopping districts, and desirable employment centers. Support residents who 

work from home, either on a full-time or part-time basis.

Objectives: 

• Allow flexibility of uses in the Grand River corridor. 

• Ensure uses that rely on the interstate highway for logistics/transportation have adequate access. 

• Work with property owners to identify and locate compatible/complementary users in concentrated 

areas to promote a thriving economic ecosystem. 

• Strengthen the reputation of Genoa Township in the region for business development and job 

creation.  

• Ensure adequate housing for the local workforce to support economic development. 

• Support local broadband and technology services that will allow residents to work from their 

homes.

Measures of Success. How can the Township track progress towards the goals? 

• Commercial building permits increase 

• Sign permits increase 

• The number of jobs in the Township increases 

• The number of residents who work in the Township increases 

• The number of housing units within ½ mile of Grand River Avenue increases
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GOALS & OBJECTIVES

Natural Features
Environment. The character of Genoa Township is distinctly defined by significant, sensitive natural 

amenities such as water bodies, wetlands, slopes, mature trees and natural ecosystems. This local 

ecosystem supports flora and fauna as well as the residents who call the Township home. The 

Township will engage the community with efforts to protect its local environment and protect the 

quality of the community’s lakes and water resources from overcrowding and overuse. 

Sustainable Development. The Township recognizes the importance of long-range planning 

combined with strategic actions to meet the current needs of residents and business owners without 

compromising the ability of future generations to meet their needs too. Particularly with respect to 

its many lakes, wetland and woodlands, the Township strives to protect and preserve the natural 

environment, recognizing the way in which it supports community health, promotes a prosperous 

economy, and a creates a vibrant and equitable community for all.  

Resiliency.  The Township seeks to be resilient with respect to environmental hazards, recognizing 

ways in which ongoing, persistent stresses, that impact the community over time as well as sudden, 

single events that disrupt the day-to-day functioning of the community.  

Objectives: 

• Protect natural areas by limiting development to areas with existing infrastructure and strictly 

enforcing the natural features setback.

• Create strategies to conserve water and energy and reduce waste.

• Protect the Township’s groundwater resources by increasing wellhead protection and undertaking 

measures to prevent groundwater pollution.  

• Concentrate development so there is minimal conflict between the man-made and natural 

environment. 

• Establish Land Uses that are compatible with designated open space.

• Identify ongoing environmental stresses, such as invasive species, in the community and the 

potential for sudden events, such as flooding, and prepare plans to mitigate their impacts. 

• Increase tree cover and reduce impervious surfaces in developed areas to better manage 

stormwater and mitigate impacts of climate change. 

• Monitor septic capacity to ensure lake front properties are properly maintained and direct new 

development to areas that have sufficient facilities.

Measures of Success. How can the Township track progress towards the goals? 

• The amount of open space in the community remains constant 

• Tree cover is maintained or increases 

• Impervious surfaces decrease 

• Water quality improves in local bodies of water

3
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GOALS & OBJECTIVES

Transportation
Multi-modal. Genoa Township’s transportation network is comprised of regional and local roads, 

highways, sidewalks and multi-use trails and pathways. Together, these modes of transportation offer 

residents and visitors the ability to work, shop, dine and recreate. Transit options will be accessible to 

support local residents and businesses. 

Cooperative. A safe, equitable, efficient transportation system will be maintained, in conjunction with 

county and state road agencies, in a cost-efficient manner that enhances the character of the Township, 

supports multiple modes of travel and meets the mobility needs of residents of all ages and abilities. 

Regional traffic through Township will have minimal conflict on local streets, utilizing traffic calming 

techniques. 

Local. Local roads will be maintained and improved to support safe travel within neighborhoods as well 

as to provide access to community facilities, goods and services. The development of new commercial 

and residential uses will be concentrated along the Grand River corridor to allow residents opportunities 

to walk rather than drive personal vehicles as well as accommodate walking between uses to reduce 

traffic congestion. Changes in development will be supported by related road improvements.

Objectives: 

• Maintain the pathway along Grand River Avenue through the Township. 

• Allow and encourage the mix of commercial and residential uses along the Grand River corridor. 

• Partner with county and state road agencies to support non-motorized travel, improve safety and 

mitigate traffic congestion. 

• Partner with local and regional agencies to develop transit options. 

• Create a Complete Street network in the Township to allow residents opportunities to safely access 

community destinations through a variety of modes, including additional pathways and crossings.

• Prioritize the Dorr Road highway crossing for pedestrian accommodations when improvements are 

made.

 

Measures of Success. How can the Township track progress towards the goals? 

• Traffic crashes decrease 

• Pathways increase 

• The number of residents with access to non-motorized transportation facilities increases 

• The number of residents with access to transit services increases 

• The number of residents who work in the Township increases 

• The number of housing units within ½ mile of Grand River Avenue increases

• The number of bus stops increases (LETS)

• The number of pedestrian crossing signals in the Township increases 

4
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GOALS & OBJECTIVES

Public Facilities and Services
Infrastructure. The Township will continue to provide utility improvements only in locations best suited 

for development to support managed growth and provide a growth boundary to ensure development 

is consistent with infrastructure planning. The Township will encourage resilient and sustainable 

infrastructure facilities, including alternative energy production, to ensure adequate services are 

available for current and future residents and businesses.

Community-building. The Genoa Township Park is a centrally located full-service park and open 

space are that will continue to meet the needs of current and future residents with a wide variety of 

active and passive recreational opportunities. This park serves as a hub for community activities and 

is an identifiable place that promotes the identity of Genoa Township. 

Partnerships. Public services are provided by not only Genoa Township, but also with assistance 

from the adjacent Townships and the cities of Brighton and Howell to provide area residents with high 

quality community services and facilities. 

Objectives: 

• Plan for infrastructure improvements and ongoing proactive management of local utilities, facilities 

and roads. 

• Partner with local agencies to ensure long-term management of local infrastructure. 

• Maintain and enhance recreational amenities at the Township Park to accommodate the needs of 

current and future residents of all ages and abilities. 

• Partner with adjacent communities, local agencies and the county to provide recreational facilities 

and programs for residents. 

• Identify alternative funding sources for infrastructure and recreation improvements. 

• Encourage installation of alternative energy facilities, including solar, where appropriate.

Measures of Success. How can the Township track progress towards the goals? 

• The number of residents using the Township Park increases 

• Revenues from utilities cover associated expenses of maintenance and improvements 

• The amount of alternative funding increases

• The number of electric vehicle charging stations increases

5
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Future Land Use Categories
Housing
There are six residential Land Use designations intended to 

provide a variety of housing options in terms of style and price 

range for current and future residents of all ages and abilities in 

Genoa Township. Intended densities range from one dwelling 

per five acres to 8 dwellings per acre and are applied in a way 

that is consistent with the Township’s goals. Areas intended 

to reinforce the rural character of the Township have limited 

utility access and will serve for large-lot residential homes; 

these areas are only intended for residential uses or small-

scale neighborhood-serving non-residential uses. To advance 

the Township’s walkability and economic development goals, 

different housing types, from small-lot single-family homes to 

multiplexes and mixed use residential, are envisioned in areas 

that can support such development, with available utilities, 

and offer destinations to which local residents can walk. 

Agricultural/Country Estate: The intent of this designation 

is to protect lands for agricultural use or to permit limited 

development with single family homes. 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 low density 

residential development. This classification is recommended 

for single family residences on lots no smaller than 5 acres.

Rural Residential: This designation identifies areas to be 

developed 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. These areas are only intended for residential uses or 

small-scale neighborhood-serving non-residential uses. This 

classification is recommended for single family residences on 

lots no smaller than 2 acres or clustered development with a 

net density of 1 unit per acre.

Low Density Residential: This designation is for single 

family residential development located between rural 

residential areas and the more developed areas of the 

Township. While these areas are not planned for sewer 

service, they have fewer environmental constraints found 

in the Rural Residential. These areas are only intended for 

residential uses or small-scale neighborhood-serving non-

residential uses. 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 single family residential uses: 

the older homes around Lake Chemung and the Tri- Lakes 

area and newer, small lot, single family subdivisions located 

within the more urbanized area of the Township. Secondly are 

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 feet 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-family 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. New residential 

development should be located close to goods, services and 

job centers and should accommodate residents of all ages 

and abilities. Development will be at a density consistent with 

the infrastructure and land capabilities but will not exceed a 

density of 5 units per acre. 
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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 and 

should primarily be located along the Grand River Corridor.  

Development should respond to infrastructure and land 

capabilities and should not exceed 8 units per acre unless 

designed to minimize impacts on adjacent uses by limiting 

impervious surfaces, adding green space and including 

community gathering spaces. This designation includes 

existing manufactured housing/mobile home parks; no new 

mobile home park areas are anticipated. 

Commercial
The Township is planning for commercial development that 

serves both residents and visitors. A small-scale, low-intensity 

type of commercial closer to existing residential neighborhoods 

that may include goods, services and limited office uses will 

serve local residents. The Grand River Corridor will serve both 

local residents and, closer to the cities of Howell and Brighton 

as well as near the freeway, visitors and regional residents. 

In the corridor, commercial uses will include goods, services, 

offices and, in “hub” or “district” areas, residential uses. 

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, and beauty/barber shops, and 

small retail strips. Low trip-generating professional office uses 

(not medical) will serve not only local users of such services, 

but also will allow local residents the opportunity to work 

closer to home. 

Interchange Commercial:  Rather than typical interchanges 

where gas stations and fast food establishments are built 

piecemeal with little consideration for aesthetics, the intent of 

this designation is to promote planned development of these 

interchange commercial uses with high quality architecture. 

The Latson interchange is envisioned to be the premier exit 

for travelers along I-96: a destination where they can get out 

of their vehicles to walk around, dine, and shop.

FUTURE LAND USE

• Appropriate uses include fast food, sit-down restaurants, 

gas stations, retail, and entertainment

• This area may be subject to design guidelines promoting 

walkability, increased landscaping standards, pedestrian- 

scale building siting and massing, and outdoor dining/

gathering.

• Very few access points: each development shall provide 

access connections to adjacent properties so that there 

may be a shared access connection to a future traffic 

signal.

Interchange Campus: The intent is to create a district 

in the I-96 corridor that will accommodate large-scale 

institutional campuses close to the interchange without leap- 

frog development further south. The Future Land Use Map 

includes a “future transition area” south of this designated 

area. The Township will evaluate when it is appropriate to 

allow more intensive development in this area, based on 

surrounding development, demand for growth, and the ability 

for the area to accommodate the additional demands on 

utilities, transportation network and public services.

• Possible principal uses alone or in combination: medical 

center/clinics, higher education satellite, corporate offices, 

high-tech research & development (with no external 

impacts), indoor sports center, conference center/hotel, 

health clubs, office centers, or senior living. Ancillary 

uses that have a direct connection to the principal use 

are allowed and should be part of the overall plan, such 

as limited restaurants and professional services when 

included as part of an overall development.

• Any large-scale development should be a well-planned, 

campus-like setting, planned in close coordination with 

the Township. Upon submittal of the first development 

proposal for this area, an overall development plan 

must be provided. This plan shall guide development in 

the interchange campus area including signs, access/

circulation, building design, landscape, and streetscape.

See the Appendix for additional information about this area as 

developed in the 2013 Master Plan.
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Industrial
Industrial: The intent is to develop industrial uses such 

as research, wholesale and warehouse activities and light 

industrial operations which manufacture, compound, 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.

Research and Development: 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. There are two areas 

designated as R&D: one in the eastern end of Grand River 

near Euler Road that is partially developed and the second 

in the northwest, bounded by I-96 and the railroad, bisected 

by Chilson Road. These may be good areas to consider for 

alternative energy facilities, notably solar energy. Particularly 

along the Chilson Road corridor, as the eastern portion is 

land-locked with the highway and railroad. This area could 

serve as workforce housing, if it had non-motorized access 

over the railroad to Victory Drive or Grand Oaks Drive.

Other
Public/Quasi-Public: These are institutional 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, ski hills, 

campgrounds and private parks. Because they are primarily 

located in residential areas, should these uses cease, any 

future redevelopment is anticipated to be consistent with low 

density residential and compatible with the surrounding area.

Redevelopment of Public/Quasi-Public and Private 
Recreational Sites:
Development pressures may lead to a demand for some 

public sites or private recreational property to be developed 

What are “regional” uses? 
 

Regional uses are typically located in geographic 

area, or “regional centers,” intended to serve as 

the focal points of regional commerce, identity, 

and activity. They cater to many neighborhoods 

and communities and serve a significantly larger 

population than the community in which they are 

located. 

 

Regional centers contain a diversity of uses such as 

corporate and professional offices, retail commercial 

shopping centers and malls, government buildings 

(county or district-serving), major health facilities, 

major entertainment and cultural facilities and 

supporting services. Housing may be integrated with 

commercial uses to serve as workforce, support 

services, recreational uses, open spaces, and 

amenities. 

 

Regional centers, typically, provide a significant 

number of jobs and many non-work destinations 

that generate and attract a high number of vehicular 

trips. They are typically high-density places whose 

physical form is substantially differentiated from the 

lower-density neighborhoods of the community. 

Such uses are ideally located with convenient 

access to major thoroughfares and freeways that 

can sustain high vehicle travel without generating 

traffic on local streets (i.e. contained to Grand River 

and 96).

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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East Grand River District

This district covers the area from the Township’s eastern border 

(north of Herbst) west to the I-96 interchange. It includes 

the “lake district,” where public access to Lake Chemung is 

provided on Grand River Avenue and also the “health hub,” 

which is a potential development area centered around St. 

Joseph Mercy Health Center. Both of these recognizable 

amenities offer opportunities to locate jobs, retailers, 

restaurants, recreation/entertainment, office and residential 

uses in a way that focuses on and supports community 

health. Buildings are intended to be one- to two-stories and 

sites developed in a way that minimizes the importance of 

the automobile and prioritizes the pedestrian. Housing in this 

area could focus on housing for older residents, providing 

them easy access to nearby medical facilities as well as other 

goods and services.

FUTURE LAND USE

Grand River Corridor Mixed Use
This designation generally covers most of Grand River Avenue as it runs east-west through the northern part of Genoa Township 

and intends to allow flexibility of Land Uses while ensuring quality development and redevelopment. In these areas, commercial 

and residential uses, provided in a horizontal or vertical mixed use development pattern, will complement each other, creating 

“hubs” or “districts” of mutually supportive uses. It is envisioned that people may live near their places of work as well as near 

goods, services and entertainment uses and visitors to the areas who arrive by car can park once and walk to a variety of 

destinations.  Site layout, landscaping, building design and connectivity will be important. Throughout these areas, walkability is 

encouraged, and identifiable “places” will be created to reflect a unique identity to Genoa Township. 

A mix of uses may occur as vertical mixed-use, horizontal mixed-use or a mix of the two in one development. Vertical mixed-

use is intended to allow for a combination of different uses in the same building where non-residential uses occupy the bottom 

portion of the building and residential on upper floors. Horizontal mixed-use allows commercial and residential uses on adjacent 

parcels that together may create a “hub” or district. Buildings will range from one to three stories and be set back from single 

family neighborhoods when they’re adjacent to the corridor. Screening to buffer single family neighborhoods from noise, light 

and traffic will also be important; however, pedestrian access should be maintained. Placemaking elements, such as street 

lights, trees and furnishings, along with public art and signage, will help reinforce the identity of this important corridor.

A variety of housing is envisioned in these areas as an alternative to some of the larger lot residential areas elsewhere in the 

Township. Housing in the mixed use areas will be smaller homes on smaller lots and multi-family dwellings. This housing will 

generally be more affordable than larger homes on larger lots, easier to maintain and serve a broad range of age groups, from 

college students to young professionals and older residents.

Regional commercial uses, such as auto-oriented uses (including fast-food) are only intended at interchange uses and where 

otherwise currently existing along Grand River Avenue. See page 3.34 for more details. 

West Grand River District

This district will reach from the I-96 interchange at the east 

end to the western boundary of the Township, west of Golf 

Club Drive. This area is envisioned for a higher intensity of 

commercial and residential uses than the East Grand River 

District. Currently developed with general commercial and 

office along Grand River, this area is intended to continue to 

promote these uses that are supported by area and regional 

residents as well as pass-by traffic along Grand River Avenue, 

including interchange traffic from I-96. Buildings of one- to 

three-stories are envisioned, with higher and larger buildings 

set back from single family residential. Residential uses could 

range from attached units to stacked flats and will contribute 

to the workforce and customer base for the district. 
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MAP 3.1.   CHANGES TO FUTURE LAND USE MAP
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FUTURE LAND USE

MAP 3.2.  FUTURE LAND USE PLAN
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Growth Area Boundary
The 2013 Master Plan establishes a growth boundary. 

Areas within the growth boundary include the Grand River 

Avenue/I-96 corridor between Brighton and Howell and areas 

surrounding the City of Brighton. This section includes the 

relevant text from the previous plan. The growth boundary 

is not intended to be static, but should be evaluated on a 

regular basis. In the future, the Township should consider 

updating the growth boundary based on the criteria listed in 

the following page. 

At this time, there is considerable development pressure along 

Latson, south of the primary growth area to Crooked Lake 

Road, but the Township is not ready to extend the primary 

growth area nor infrastructure at this time. This is an area to 

be reviewed in the next 5-year review of the Master Plan.

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 the following:

• Efficient Land Use,

• Protection of farmland and natural areas,

• Efficient provision of utilities, services and infrastructure,

• An efficient transportation system,

• Locations for economic growth, and

• Diverse housing options.

The growth boundary marks the separation between rural 

and urban areas and defines land that can efficiently support 

urban services such as sewer, water and roads. Secondary 

growth areas are also provided 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 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 acre or clustered developments at an 

overall density of two 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.

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.

Planned development. This Master Plan Update plans for 

a mix of uses along Grand River, all of which is located inside 

the growth boundary and currently has the public utility and 

transportation infrastructure to support development. This 

higher density corridor will form compact, walkable areas for 

housing, shopping, employment, cultural and recreational 

activities.

An extension of utilities south of I-96 to the Latson subarea 

was a determining factor in the planned Land Uses for that 

area. After the interchange is completed, the area should be 

monitored annually for potential development and proposed 

expansion of the growth boundary south. This intent is 

supported by the associated zoning standards. These 

standards include evaluation factors to allow for expansion as 

the Township feels is appropriate. 
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Criteria for updating 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 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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 The overall intent of the 

Housing Plan is to outline 

a strategy to ensure that 

the housing needs of 

Township’s current and 

future residents will be 

met. The Housing Plan 

refines the residential Land 

Use designations identified 

in the Land Use Plan. 

Housing Plan
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Housing Types
Single-family detached housing is the predominant housing 

type in the Township, making up 66 % of all units. See the 

image below for more details. Since 2010, the number of 

single family homes increased while the other type of housing 

reduced. However, the change in both cases is insignificant. 

TABLE 3.1.  HOUSING DATA: SURROUNDING 
COMMUNITIES

Owner-
Occupied 

housing unit 
rate, 

2014-18

Median value of 
owner-

Occupied 
Housing units, 

2014-18

Median 
gross 
rent, 

2014-18

United States 64%  $204,900  $1,023 

Michigan 71%  $146,200  $850 

Livingston County 85%  $233,400  $1,011 

Genoa Township 83%  $259,800  $1,101 

Oceola Township 90%  $239,700  $1,209 

Brighton Township 96%  $278,300  $1,130 

Brighton City 60%  $194,600  $1,005 

Hamburg Township 93%  $244,300  $1,017 

Marion Township 94%  $244,300  $1,017 

Current Housing
Housing represents the strength of the local economy and 

overall community appeal. Older housing reflects the physical, 

historic and social context of a community. The age of 

housing influences local housing policies for rehabilitation and 

redevelopment. Older houses require additional maintenance 

and upkeep, and may also require upgrades to ensure energy 

efficiency, barrier free access and increased livability for aging 

adults.  In 2018, of the Township’s 8,732 housing units, 78% 

were owner-occupied, 16% were occupied by renters and 

6% remained vacant.  This is consistent with the county rates 

(see table)

Housing Age
Most householders moved into their homes between 2010 

and 2014 (28.9%), followed by 2000 to 2009 (22.5%) (See 

Chart below). The inflow of new householders drastically 

dropped from 2016 to a low of 4.4% in 2017. This corresponds 

with the age of housing in Genoa. Most of the houses in the 

Township are older than 30-40 years older, a majority being 

built during the years 1980 to 1999. Housing construction 

almost stopped since 2010. 

FIG.3.1.  YEAR HOUSEHOLDER MOVED: GENOA
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FIG.3.3.  HOUSING TYPES: GENOA

4.4%

9.8%

28.9% 28.0%

18.4%

10.5%

2017 or
later

2015 to
2016

2010 to
2014

2000 to
2009

1990 to
1999

1989 or
earlier

FIG.3.2.  YEAR HOUSING BUILT: GENOA
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Housing Value
The median housing value in 2018 in Genoa Township was 

$259,800 (see Table). The Township has seen a reduction of 

3.6% in housing values since 2010.  The Township housing 

and rental rates are comparable to surrounding communities. 

The median housing value is 78% higher than the state. 

Source: SEMCOG Community Profiles
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Age of Housing

MAP 3.4.  AGE OF HOUSING
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Housing Density

MAP 3.5.  HOUSING DENSITY
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According to the assessment, approximately between 100 

and 200 new non-single-family housing units could be added 

to the rooftops within the Township. The demand forecast is 

not a simple estimate of what is expected to be built in Genoa 

Township but are rather an estimate of what could be built 

in the market based on forecast demand; The new housing 

units would be geared toward independent living for seniors 

and young households, with the latter containing workspace. 

Included could be semi-detached, townhome, duplex, and 

other related units. The units’ locations should contribute to 

walkability and serve existing residents who would move to a 

previously defined scaled smaller unit from within the Genoa 

area. Such new units would most likely free up existing units 

to attract younger households.

HOUSING PLAN

Housing Forecast
The Chesapeake Group conducted a market survey 

throughout 2020 and early 2021to understand both current 

and future market conditions for residential and non-

residential activity. Refer to ‘Market Assessment Summary’ 

on page for more details. The market assessment that 

followed the survey included some key housing data and 

future projections of housing demand. 

As part of the current Master Plan update, an open house 

was conducted on November 10, 2021, at the Township 

Hall. Among other topics, the attendees were asked about 

their thoughts about future housing developments within 

the Township. There is a clear support for diverse housing in 

general within the Township such as cottage court style and 

attached townhomes. 

The primary factors that contribute to housing demand are 

housing affordability and demographics shifts. Proximity 

to employment and better school districts also impact the 

housing demand.  While the demand for single family homes 

is constant for families with kids, the demand for missing 

middle housing for aging population is growing, which is 

consistent with national trends. 

According to the market survey, about thirty seven percent of 

total respondents, anticipate a possible move to a different 

house in the next five years, unlikely outside of Michigan. 

The primary reason for moving is either trying to downsize 

(those with primary income earners 55 years of age or older) 

or growing families or those who are ready to move out of 

their current home to create a separate household. The total 

population of older people aged between 64-85 is projected 

to increase by 104% by 2045 from 2015. This is a significant 

number that would be looking to downsize.
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Missing Middle Housing

“Missing Middle” housing” is a term coined by Daniel Parolek of Opticos Design, Inc. in 2010. Parolek defines this type of 

housing as follows: 

“Well-designed, simple Missing Middle housing types achieve medium-density yields and provide high-quality, marketable 

options between the scales of single-family homes and mid-rise flats for walkable urban living. They are designed to meet the 

specific needs of shifting demographics and the new market demand and are a key component to a diverse neighborhood. 

They are classified as “missing” because very few of these housing types have been built since the early 1940s due to regulatory 

constraints, the shift to auto-dependent patterns of development, and the incentivization of single-family home ownership.”

Missing Middle Housing is a range of multi-unit or clustered housing types compatible in scale with single-family homes that help 

meet the growing demand for walkable urban living. Characteristics of these housing types include: 

• Walkable (homes are set in walkable context) 

• Medium density but lower perceived density 

• Smaller, well-designed units 

• Smaller footprint and blended densities
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Duplex Side-by-side

A small (1 to 2-story), detached structure that consists of two dwelling units arranged 

side-by-side, each with an entry from the street. This type may include a rear yard. 

Duplex Stacked

A small (2 to 2.5-story), detached structure that consists of two dwelling units arranged 

one above the other, each with an entry from the street 

Fourplex Stacked

A detached (2 to 2.5-story) structure with four dwelling units, two on the ground floor 

and two above, with shared or individual entries from the street. This type may include a 

rear yard

Attached Townhouse

A small-to medium-sized attached structure that consists of 2 to 16 multi-story dwelling 

units placed side-by-side.  Entries are on the narrow side of the unit and typically face a 

street or courtyard.

Cottage Court

A group of small (1 to 1.5-story*), detached structures arranged around a shared court 

visible from the street. The shared court is an important community-enhancing element 

and unit entrances should be from the shared court. It replaces the function of a rear yard.

Courtyard Multifamily

A medium-to-large sized (1 to 3.5-story*) detached structure consisting of multiple side-

by-side and/or stacked dwelling units oriented around a courtyard or series of courtyards. 

The courtyard replaces the function of a rear yard and is more open to the street in low 

intensity neighborhoods and less open to the street in more urban setting.

Multiplex Medium. 

A detached (2 to 2.5-story) structure that consists of 5 to 12 dwelling units arranged 

side-by-side and/or stacked, typically with a shared entry from the street.

Triplex Stacked. 

A small-to-medium (3 to 3.5-story) sized detached structure that consists of 3 dwelling 

units typically stacked on top of each other on consecutive floors, with one entry for the 

ground floor unit and a shared entry for the units above.

Missing Middle Housing Types

Data & Image source: Opticos Design, Inc. 
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Current Development Patterns
Genoa Township has longstanding interest in preserving and maintaining natural features and open spaces. The zoning tools 

that are available to maintain rural character within low-density residential areas include ones that encourages cluster and open 

space developments with a modest reduction in lot sizes and larger green buffers between the lots and the roads rights-of-way 

The Township also recognizes the need for allowing for diverse housing within the community. The current Zoning Ordinance 

encourages two-family duplex homes where appropriate. Medium-density and higher-density districts allow for townhomes and 

apartment buildings. The density varies for medium/high-density districts vary from 5 to 8 units per acre. The ordinance allows 

for flexibility in design standards with a residential planned unit development, but this does not necessarily allow for an increase 

in density. Well-planned and designed residential developments are not always defined by density alone and the Township may 

wish to explore refining the PUD standards for additional flexibility. 

The market analysis results indicate an increasing demand for smaller units in walkable settings for current residents in order 

to downsize. The table below provides a summary of recommended housing styles in applicable future Land Use categories. 

Minimum density for developments should be guided by the building form, open space standards and other design features 

consistent with the underlying zoning. Such flexibility in housing styles would allow for residents to age in place. It is noted that 

these housing types may be inconsistent with lake lots as they are typically smaller in size.

 TABLE 3.2.MISSING MIDDLE HOUSING- USE RECOMMENDATIONS

Large Lot 
Rural Res

Low Density 
Res

Small Lot 
Single Family

Med Density 
Res

High Density 
Res

Grand River 
East

Grand River 
West

Duplex Side-by-side Y Y Y Y Y

Duplex Stacked Y Y Y Y

Fourplex Stacked Y Y Y Y

Attached Townhouse Y Y Y Y

Cottage Court Y Y Y Y Y

Courtyard Multi-family Y Y Y Y

Multiplex Medium Y Y Y Y

Triplex Stacked Y Y Y Y

Applying Missing Middle Housing Strategies 
The majority of existing Land Use in Genoa is rural residential (40.7%). Single-family housing occupies another 16 percent. Less 

than five percent is reserved for multiple family development along the Grand River corridor. The Township intends to preserve 

the agricultural/low-density areas south of Grand River Avenue. There is limited potential to meet the future needs of missing 

middle housing within existing residential districts. The Township may consider a permitting duplex and cottage court style 

housing within small lot single family districts to increase affordable housing stock, in appropriate locations, where additional 

density is supported by infrastructure and transportation facilities.   More multi-family options in areas that are currently reserved 

for office development or underutilized for commercial development will help increase housing stock in the Township.  The future 

Land Use plan recommends creating mixed-use districts along the Grand River corridor.   

Accessory Dwelling Units Recommendations

In neighborhoods with designs reflective of later suburban development styles, where attached garages are more typical, 

accessory dwelling units may be more appropriately permitted as additions to the principal home. In either case, owner 

occupancy of one of the units should be required. The Township may also consider phasing these units in by permitting only a 

small number per year to observe implementation and fine-tune its regulations accordingly.
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Above figure illustrates in a generalized way how uses may mix in a traditional neighborhood, with a park and public or 

quasi-public use establishing a center with small-scale convenience uses. Thoroughfares at the edge of the neighborhood 

serve as boundaries, with more intensive non-residential uses along these roads. The neighborhood is roughly half a mile 

across, which provides for a ten-minute walk from end to the other. This is a general guideline and will not apply neatly to 

all neighborhoods.

FIG.3.4.  TRADITIONAL NEIGHBORHOOD UNIT CONCEPT

Traditional Neighborhood Development

Planning in the late 20th Century tended to emphasize the total separation of residential and non-residential uses. This led 

to a sprawling, auto-dependent development style that requires the use of a personal vehicle to accomplish even small daily 

errands. Modern planning often envisions Traditional Neighborhood Development (TND) as a method for developing new 

neighborhoods and communities in the style of a traditional village, with amenities in easy walking distance from most homes. 

However, the same principles that guide TND in a new development context can also be used to guide infill development and 

redevelopment.  In establishing its vision for complete neighborhoods, the plan recognizes that the non-residential uses that 

are desirable in neighborhoods are those that most directly serve the local residents of the neighborhood. Many of these same 

uses, such as corner shops, may also provide employment for people who live nearby. High intensity residential developments 

can support neighborhood commercial businesses as well. 

Packet Page 225



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  3.20

HOUSING PLAN

Attainable Housing
When communities have a wide spectrum of housing options to support residents, they can accomplish many goals. The 

availability of “attainable” housing helps accommodate everyone from young adults who are just beginning to live on their own, 

to families looking to grow, to older residents looking to downsize while staying in the community.  It also provides for workforce 

housing. While there is no universal definition of “attainable housing,” the term was recently defined by the Urban Land Institute 

as “nonsubsidized, for-sale housing that is affordable to households with incomes between 80 and 120 percent of the area 

median income (AMI).”  

Overview
In many communities, young adults and the elderly have limited housing options due to a combination of their lower income 

levels along with the pricing and availability of housing. This kind of financial challenge can impact people of all ages.  

The general rule of thumb based on guidance from the U.S. Department of Housing and Urban Development is to spend a 

maximum of 30% of a household’s income on housing costs, yet many people find themselves spending more on housing, 

leaving less of their income available for other household expenses.  Finding attainable housing can be challenge and it can 

stress family finances. 

The figure below demonstrates that nearly half of all renter households and about a quarter of owner households are cost 

burdened.  Cost burdened is defined as households spending more that 30 percent of income on housing.  In 2001, only slightly 

more that 40 percent of renters were cost burdened.

Source: Joint Center for Housing Studies at Harvard University, The State of the Nation's Housing 2018

FIG. 3.5.  ATTAINABLE HOUSING
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What does this mean for Genoa Township? 
As noted above, attainable housing has been defined as nonsubsidized, for-sale housing that is affordable to households 

with incomes between 80 and 120 percent of the area median income (AMI).”  The Livingston County 2019 median 

household income was $84,221 The numbers below and in Figure 18 are based on providing attainable housing in the 

Livingston County regional market:

• MINIMUM VALUE. 80% of the median family income = $67,377.  With 30% of income spent on housing, $1,684 per 

month is available.  A home loan valued about $332,553 (based on 4.5% interest and 30 year mortgage) is attainable 

at this income level.

• MAXIMUM VALUE. 120% of the median income = $101,065.  With 30% of income spent on housing, $2,526 per 

month is available. A home valued about $498,534 (based on 4.5% interest and 30 year mortgage) is attainable at this 

income level.

Housing Costs and Supply
Housing costs are on the rise. According to the National 

Association of Home Builders, the median price of a new-

construction home was $375,000 in April 2020, up from 

$325,100 in October 2018.  The median price for existing 

homes was $280,600, up from $257,500 in 2018.  The cost 

of new construction is driving the overall cost of housing 

higher.

The supply of multifamily for-sale housing is decreasing. 

Multifamily for-sale housing has historically represented 

about 20 to 25 percent of total multifamily permits.  This 

type of housing is often more attainable because of its 

lower cost.  In the past 8 years, multifamily for-sale housing 

has represented 6 to 7 percent of total permits, reflecting a 

significant post-Great Recession decline.

New construction has delivered larger homes with more 

bedrooms even though household size was dropping. 

“Although one- or two-person households make up more 

than 60 percent of total households, nearly 50 percent of 

the homes delivered are four bedrooms or more. Less than 

10 percent of the homes offer fewer bedroom options like 

one and two bedrooms,” as noted by ULI. 

 The same ULI report notes that small housing, under 1,400 

square feet, has historically represented about 16 percent 

of new construction, but in the last cycle, it has averaged 

closer to 7 percent. When combined with the next size 

category, 1,400 to 1,800 square feet, the overall distribution 

of “small homes” has declined from just under 40 percent to 

22 percent.   Homes over 2,400 square feet have increased 

from 32 percent to 50 percent of new construction since 

1999, according to the ULI .

Urban Land Institute (ULI) is a leading provider of research and analysis on issues that affect housing .https://bit.ly/AttainableHousing-ULI

$84,221
Detroit 

Area Median 
Income (AMI) $67,377

80% of AMI

$1,684 per month

$332,553
Minimum Attainable 

Home Value*

$101,065
120% of AMI

$2,526 per month

$498,534
Maximum Attainable 

Home Value*

FIG. 3.6.  ESTIMATED ATTAINABLE HOME VALUE FOR GENOA TOWNSHIP
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While housing alone is traditionally deemed affordable when 

consuming no more than 30% of income, the Center for 

Neighborhood Technology’s Housing and Transportation 

Index (H+T Index) incorporates transportation costs—

usually a household’s second-largest expense—to show that 

location-efficient places can be more livable and affordable. 

It is suggested that transportation expenses total less than 

15% of household income. The H +T Index calculates a 

variety of costs associated with transportation and includes 

car ownership and car use. Based on the expected miles 

driven per year for the area (25,000), an average of $3.50 

per gallon and a annual auto ownership cost of $12,236 per 

vehicle, the H+T index estimates approximately $16,300 

per vehicle. Using the county’s median income noted on 

the previous page, this transportation cost is approximately 

20%. 

The Master Plan addresses attainable housing by targeting 

a wide variety of housing options that go beyond single-

family detached housing.  Examples include multi-family 

dwellings, manufactured housing, and missing middle 

housing types, which are house-scale building with multiple 

units (duplexes, quadplexes and cottage court bungalows).  

This variety of housing types will expand the number of 

homes available across many price points.

Additionally, reducing the minimum square footage of 

requirement for new homes will provide builders and buyers 

with more variety, including small footprint homes that cost 

less to acquire and maintain. 

Finally, providing opportunities for job creation and 

workplaces near residents may allow some residents to 

reduce their miles driven per year, making living in Genoa 

Township more affordable.
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Commercial Corridor Development
Economic development goals and policies are often found in community Master Plans.  They provide general guidance, and 

some may include detailed action strategies to target specific geographic areas or programs.  In Genoa Township, there is a 

history of focusing development and economic activity in and around the Grand River Corridor. This remains desirable – to 

make best use of existing infrastructure, build upon the successes of existing development and to provide opportunities for 

development where it is desired, alleviating development pressure in other parts of the Township.

This chapter is divided into three sections: Market Opportunities, Grand River Corridor Redevelopment and Redevelopment 

Sites. The Market Opportunities section will present opportunities for Genoa Township and begin to identify action strategies 

to capitalize on those opportunities. The Grand River Corridor Redevelopment section will present an overall vision for the 

redevelopment of the corridor. These first two sections provide the foundation for the final section that takes three sites and 

offers strategies for development that is consistent the overall goals of this Master Plan.

FIG. 3.7.  GRAND RIVER AVENUE CORRIDOR - AERIAL IMAGE
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Market Opportunities
The Market Assessment chapter summarizes existing conditions and provides an economic forecast. The forecasting methods 

used here, which model a potential range of marketable opportunities in commercial, office, and residential space, rely on 

property trends, historical, local and regional data, and a survey of area residents conducted during the summer of 2020. While 

this survey took place in the early months of the COVID-19 health pandemic, respondents were prompted to consider activity 

pre-COVID. The assessment also considers the overall Genoa market and its potential growth to determine how much of the 

potential economic activity that could occur inside the Township may be occurring outside of the Township. 

It’s important to note that economic conditions continue to change; in most cases, generally speeding economic trends already 

impacting the economy before COVID-19. Purchasing online was growing rapidly prior to COVID-19, resulting in the exportation 

of dollars; the online purchasing rate sped up since the pandemic. Large proportions of office and workspace were being built 

in or simply moved to homes, and more people were working from remote locations before COVID-19; as with spending habits, 

the speed of change has accelerated. This is important context for understanding all forecasting numbers in this plan. The 

demand forecasts are not a simple estimate of what is expected to be built in Genoa Township but are rather an estimate of 

what could be built in the market based on forecast demand; The Township will capture some fraction of this. No community 

will capture all marketable activity and space.

Housing 

Between 100 and 200 new non-single-family housing units could be added to 

the rooftops within the Township. The new housing units would be geared toward 

independent living for seniors and young households, with the latter containing 

workspace. Included could be semi-detached, townhome, duplex, and other related 

units. The units’ locations should contribute to walkability and serve existing residents 

who would move to a previously defined scaled smaller unit from within the Genoa area. 

Such new units would most likely free up existing units to attract younger households.

Retail goods and services 

The survey indicates an opportunity to diminish the exportation of dollars from Genoa 

Township residents, particularly in food, food services, and linked entertainment activity. 

Genoa Township residents are expected to support between an additional 300,000 

and 326,000 square feet of retail goods and related services space by 2030. Most 

commercial opportunities are appropriate for land/parcels/structures associated in and 

around Grand River Avenue and I-96.

Multi-tenant office space 

New office space demand is sufficient to generate between 20,000 and 30,000 

square feet of space, accommodated in vacant space, new development, and 

homes.  The opportunity does not include those in the health care arena, such as 

outpatient infusion or surgery centers, or inclusion of higher educational institution 

space in Genoa Charter Township.

FIG. 3.8.MARKET OPPORTUNITIES
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Temporary pop-up storefronts in stand-alone or strip 

commercial can also play a role in filling vacancies as they 

happen. Cargo trailers, sheds, and tents have all been used to 

create temporary spaces – and can be done in ways that look 

intentional, rather than ramshackle. In addition, big box and 

large-scale commercial buildings could be repurposed and 

divided myriad ways to support a variety of small businesses, 

from retailers to other business support services. 

Local Capacity investment 

One of the biggest challenges for any start-up or growing 

business is access to capital. While banks, credit unions and 

other financial institutions can provide a traditional source 

of capital, new opportunities to raise funds exist through 

crowdfunding. This means building investment funds from 

a “crowd” of people and is especially important for women, 

people of color, startup businesses and those with little or a 

less than perfect credit history. 

Most people are now aware of donation-based crowdfunding 

like Go-Fund-Me, in which people make a donation to 

support an individual, group or activity with no expectations 

of a return on that donation. Reward-based crowdfunding 

platforms like Kickstarter encourage donations in exchange 

for “perks” or other products. In contrast, an investment-

based crowdfunding opportunity allows investors to invest 

in privately-owned businesses who offer a security through 

the Securities and Exchange Commission (SEC). There are 

federal regulations that support this type of investment. In 

Michigan, the Michigan Invests Locally Exemption (MILE), 

allows small businesses to raise capital by reaching out to 

Michigan residents to invest in their companies. 

Another option employed by more than a handful of 

communities in Michigan is to form a local investment group 

that can purchase, invest, and inject dollars into projects 

where the investors can become partners or make loans to 

entities to facilitate investment. This is better managed on a 

smaller scale and may be more attractive than MILE due to 

lower reporting and SEC requirements.

Housing 

To hold the existing residents and provide them with the 

opportunities they seek for living conditions; Genoa Township 

needs to ensure that development regulations afford the 

opportunity and foster in strategic locations housing for 

smaller units in a walkable environment.

Providing for densities supportive of townhomes, duplexes, 

and related physical forms and condominium or other non-

traditional ownership positions allows for mitigation of the 

physical need and cost or burden on the individual household.

Should an active adult community be acceptable to Genoa, 

the development would likely be between 700 and 1,500 

housing units. The product would be primarily independent 

living but could support aging in place within the same 

development. This development would potentially pump 

millions of new dollars into the local economy, creating an 

increased demand for retail activity, including restaurants, 

and professional services. This increased demand would 

expand the opportunity for entrepreneurship and grow the 

labor force, attracting younger households. The East Grand 

River Area could be marketed as a “health hub,” serving older 

residents and businesses that support healthy living for all 

Genoa Township residents.

Commercial 

While the pandemic and ongoing labor market shortages are 

impacting restaurants, the preservation of existing restaurant 

kitchens is key to reinvigorating the market as soon as COVID-

19’s impact wanes and the industry rebounds. The Township 

should work with property owners and restaurateurs to 

maintain kitchens, facilitating reopening or sales when the 

market returns. Outreach to hospitality and culinary programs 

and affiliated schools could facilitate a transition and assist 

with re-marketing the facilities and properties.

Genoa Township can differentiate itself from Brighton and 

Howell and generate excitement and activity through furthering 

pop-up space and incubator development. Off-street parking 

can be used to create temporary pop-up spaces that can 

spur outside visitation and entrepreneurship. 

Grand River Corridor Redevelopment
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Background

Location 

The site is located on Grand River Avenue, on the southeast 

side of the intersection at Bendix Avenue,  near the east end 

of the Township. The 4.24-acre site is currently vacant and 

is zoned OS - Office Service. Parcels south of this site are 

developed with office uses, with an automobile dealership 

and other auto-related uses further south, leading to the 

Grand River/I-96 interchange. There is an apartment complex 

to the north, across Bendix, and an attached single-family 

development south across Grand River Avenue.

Future Land Use

In the previous Master Plan, this area was designated 

Office and envisioned various forms of office uses, including 

professional, medical and financial. However, with this Master 

Plan Update, this area is designated as mixed use, given 

the adjacency of the general commercial to the south and 

multifamily to the north.  

Redevelopment Concept 

This site presents an opportunity to integrate a mix of uses on 

site within the context of a larger district. The medical/office 

campus to the north along Grand River, multifamily directly 

north, single family to the east and office/commercial to the 

south make this site an ideal area for a mixed-use transitional 

development. The  market study indicted demand within 

the Township could support development between 700 and 

1,500 assisted living housing units. The market study also 

suggested that new office space demand in Genoa Township 

is sufficient to generate between 20,000 and 30,000 

square feet of space, accommodated in vacant space, new 

development, or within homes (work from home). Given the 

proximity to the medical and residential uses just north/west 

along Grand River, this site presents an opportunity to support 

new office or commercial space in a compact, walkable 

development anchored by larger users like the St. Joseph 

Mercy Brighton Health Center. A mix of uses that includes 

senior-focused housing could be combined with other uses 

to serve those residents.  

Redevelopment Sites

SITE 1:  GRAND RIVER @ BENDIX
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Building Form
Mixed use developments can take many different forms, 

including vertical mixed use that “stacks” uses among multiple 

stories in a building or buildings (left), as well as horizontal 

mixed use, which organizes uses in multiple building on a 

single site. Both development types should include project 

specific regulations designed to properly balance uses on site, 

provide pedestrian and vehicular connections, include shared 

open space or public spaces and recognize the importance 

of flexible parking requirements. Intentional site design to 

maximize the mobility of older residents should include 

safe, convenient and comfortable sidewalks and pathways, 

adequate lighting, barrier-free access to site furnishings such 

as benches, and bicycle parking.

Transportation
All parts of the site should be served by a shared use pathway 

that connects to adjacent sidewalks/pathways, roadways 

and sites.  It is anticipated that vehicular access will tap into 

the existing street network on both Grand River and Bendix.

Sustainability
Development on this site should be based on a framework 

of sustainable building and site design practices that offers 

a model for development and redevelopment elsewhere 

in the Township. The use of low-impact design, pervious 

paving materials, and native landscape materials should be 

prioritized. 

Development of the District 
Zoning for the parcel is currently OS: Office Service district 

and allows professional and medical office uses; retail and 

residential uses are not permitted. A new mixed use zoning 

district should be considered to allow for the flexibility of uses 

while ensuring that standards are in place to promote quality 
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Background

Location 

This site is located on the south side of Grand River Avenue 

west of Parkway Drive and originally the site of the Grand 

River Golf Range & Putt Putt, now revamped as Tap-In’s.. The 

area around this site is developed with strip-type commercial 

and auto-oriented uses including fast-food restaurants with 

drive-throughs and auto-service uses. Some general/regional 

commercial uses, including Kohl’s and Tractor Supply, are 

also located nearby.

Future Land Use

The previous Master Plan designated general commercial 

on this site, which envisioned clustered, rather than a 

commercial strip, pattern of development, to create a buffer 

from nearby residential areas.  Suggested uses included larger 

grocery stores, restaurants and retail shopping centers. This 

Master Plan Update designates this area as mixed use and 

anticipates a vertical and/or horizontal mixing of commercial 

and residential uses. On this site, with its limited visibility to 

Grand River Avenue, it is expected that this site would best 

accommodate residential uses.

Redevelopment Concept 

Throughout the planning process, Genoa Township residents 

and officials cited the need to provide opportunities for 

investment and reinvestment along the Grand River Corridor. 

In addition, there is a need and desire for smaller housing 

units in a walkable environment. Given the Township’s interest 

in supporting current and future residents of all ages and 

abilities, development of this site may provide an opportunity 

for smaller housing units in a compact, yet natural setting. 

There are many existing businesses in this corridor that could 

serve residents’ daily needs at a development in this location. 

Grocery stores, drug stores, and restaurants are within easy 

reach. Smaller-scale commercial uses that serve the local 

community could be added as infill development to the east 

across Parkway Drive in a way that buffers new residential 

development. Commercial redevelopment of the driving range 

facility and parking lot could provide goods and services for 

local residents.

Building Form

SITE 2:  GRAND RIVER @ PARKWAY
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Here, a range of housing types is possible, including attached 

dwellings such as townhomes, row housing as well as stacked 

dwellings. Residential buildings could be 3-4 stories in height 

are consistent with the adjacent apartments to the west. 

New development should be made of high-quality building 

materials on all sides and provide green space for residents. 

Commercial development along Grand River should also be 

comprised of quality materials; while parking may be provided 

in the front of buildings, pedestrian-scaled buildings and 

features should be included.

Transportation
The site is proximate to the I-96/Latson Road interchange 

and affords easy regional access. All parts of the site should 

be served by a shared use pathway that connects to adjacent 

sidewalks/pathways, roadways and sites.  It is anticipated 

that vehicular access will maintain access to Grand River 

and Parkway Drive. Pedestrian connections between existing 

development and new housing would offer residents the 

opportunity to walk or bike to many businesses in the corridor. 

The ability to incorporate physical activity into their daily lives 

helps residents stay healthy; providing alternatives to driving 

offers older residents a sense of independence as well.

Sustainability
Development on this site should be based on a framework 

of sustainable building and site design practices that offers 

a model for development and redevelopment elsewhere 

in the Township. The use of low-impact design, pervious 

paving materials, and native landscape materials should be 

prioritized. 

Development of the District 
This type of development is currently zoned PRF, which only 

allows clustered residential development on the same site as a 

recreational use. This parcel could be rezoned to a new mixed 

use zoning district, which would allow for the flexibility of uses 

while ensuring that standards are in place to promote quality 

materials, walkability and protection of open spaces. The 

mixed use designation does not necessarily mean that every 

site should contain a mix of uses, but adjacent parcels should 

contain compatible uses aimed at promoting walkability for 

both local residents and regional visitors.
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Background

Location 

This 4.19-acre parcel is located on the south side of Grand 

River, east of Chilson Road. The ~43,000 sq.-ft commercial 

space is currently vacant and was previously used as the 

Great Escape Family Fun Center. The parcel is zoned General 

Commercial (GC) and has approximately 100 parking spaces 

on site. Surrounding uses include strip commercial and stand-

alone commercial uses, including an automobile dealership to 

the east. Single family neighborhoods are found to the north 

of commercial uses on Grand River Avenue and between 

Chilson and commercial uses on the south side of Grand 

River Avenue. 

Future Land Use

In the previous Master Plan, this site was designated for 

general commercial uses, which include businesses that 

serve the requirements of the community at large including 

Genoa Township, Howell, Brighton, and pass-by traffic along 

Grand River.  The current Master Plan designates this area 

as mixed use and intends to provide flexibility for reuse of 

existing commercial structures and sites along with a mix of 

residential and commercial uses.

Redevelopment Concept 

It is envisioned that future redevelopment will seek to reuse 

the existing structure and parking area. Residential uses are 

not anticipated, but instead commercial activities that can 

provide needed goods and services are envisioned. This 

site could present an opportunity for startup uses, such as 

through a food truck lot or pop-up retail spaces that have the 

potential to move into other spaces along the corridor. 

SITE 3:  GRAND RIVER @ CHILSON
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Building Form
 It is expected that the existing structure on the site will remain, 

at least in the near term. 

Transportation
Improvements to promote walkability, such as connections 

to the shared use path along Grand River and improved 

pedestrian connections between adjacent uses, are expected.

Sustainability
The site could be improved by removing some of the asphalt 

parking area and adding more trees and enlarging landscape 

areas. Any new development on this site should be based on 

a framework of sustainable building and site design practices 

that offers a model for development and redevelopment 

elsewhere in the Township. The use of low-impact design, 

pervious paving materials, and native landscape materials 

should be prioritized.

Development of the District 
As noted previously, a new mixed use district should be 

created to promote the flexibility and mixing of uses intended. 

In this case, allowing for temporary pop-up uses, food trucks 

and other business incubation models, should be included.
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Recent economic and cultural trends show an explosion in 

the popularity of food trucks, mobile vendors, pop-up shops 

and other short-term commercial uses over the past several 

years. These uses may take up space in a vacant storefront, 

outdoor space or mobile unit. Holiday and seasonal shopping 

are frequently drivers of temporary or short-term retailing but 

increasingly, retailers and restaurateurs are using temporary 

spaces and mobile units to try out new ideas and business 

models. These may include new or even existing businesses 

trying experiential retailing, where the experience of shopping 

and dining are as important as the food, beverage and goods 

being sold.

Retail marketplaces – a concentrated area of multiple temporary 

vendors – can really generate interest in communities. One 

highly successful example is the Showfields in Manhattan (its 

flagship location – other Showfields locations include LA and 

Miami); this 15,000 square foot space where pop-up partners 

are curated and pay a monthly fee (rather than rent) to test out 

their businesses. Other examples include individual seasonal 

pop-up shops like those found in Detroit, Walloon Lake Village 

and Hyannis, MA.

Beyond traditional retail and restaurant uses, media companies 

are getting in on the action and experimenting with media/

entertainment pop-ups. Netflix and other media companies 

are creating interactive, immersive events around popular TV 

shows, films and music that combine food, beverage and 

goods with pop culture sensations.

While the recent health pandemic accelerated trends in 

retailing that have been building in recent years, the pandemic 

itself hit the restaurant industry hard. Businesses and workers 

alike are trying to reinvent themselves and looking for new 

opportunities. 

COMMERCIAL CORRIDOR DEVELOPMENT

Pop Up, Temporary and Mobile Uses

“The reinvention of retail is still in its early phases, but what is happening with the pop-up 

trend is a near-perfect microcosm of where retail is going in the Age of Experience.” 

 - 2019 report by real estate consulting firm Cushman Wakefield 

Walloon Lake

Town center food truck event
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Benefits of Temporary Retailing
Temporary retailing may offer low-cost way to wade into the 

pool of business ownership or grow existing businesses. 

Temporary retailing: 

• Provides an opportunity to increase jobs and businesses 

without committing to buying or leasing space.  

• Increases activity in struggling business districts by 

creating a dynamic environment where people gather 

around the availability of new and fresh food and other 

goods. 

• Spreads the word about new activity through the use of 

social media by temporary vendors.

• Signals to other potential businesses that the community 

is adapting to the evolving economy and supporting 

entrepreneurship; communities that anticipate the 

demand from businesses and consumers may also find 

that this flexibility signals receptivity to new business 

models.

• They are a way for restaurateurs to test the local market 

for future bricks-and-mortar facilities. Mobile food trucks 

offer opportunities to interact with a potential market, to 

test recipes, pricing, and see if the restaurant is a fit with 

the community. 

• Locating within our outside of existing businesses allow 

emerging businesses to benefit from greater exposure 

and foot traffic while existing retailers get the upside of 

increased foot traffic from curious shoppers interested in 

new offerings.

COMMERCIAL CORRIDOR DEVELOPMENT

Campus Martius Park, Detroit

Showfields manhattan untapped, Newyork
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Container Village 342 MLK Drive Bergen Lafayette Jersey City NJ. Source:Jersey City

Food turck event, Royal Oak
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Arts and culture
The earliest human experiences include expressions of art 

and the creation of cultures that define a group of people. 

There is no one definition of art; expressions of art include 

the visual, such as painting, drawing, photography or 

sculpture, as well as the performed, such as music, theater, 

dance and film. Art includes the spectrum from the written 

word and storytelling to animation and textiles. It includes 

industrial design, architecture and graphic design industries. 

The definition of “culture” is “all that is fabricated, endowed, 

designed, articulated, conceived or directed by human beings, 

as opposed to what is given in nature. Culture includes both 

material elements (buildings, artifacts, etc.) and immaterial 

ones (ideology, value systems, languages).” 

According to the American Planning Association (APA), 

planners in the past have used art and culture as a “community 

revitalization tool,” but today, there is recognition that arts and 

cultural opportunities have tremendous potential to contribute 

to broader social, economic, and environmental aspects of 

community life.  The APA states that arts and culture provide 

a medium to:

• Preserve, celebrate, challenge, and invent community 

identity;

• Engage participation in civic life;

• Inform, educate, and learn from diverse audiences; and

• Communicate across demographic and socioeconomic 

lines.

Arts & cultural activities – vast and innumerable – support 

individual health and wellbeing, promote community identity 

through placemaking and catalyze economic development.

The City of Fort Wayne’s Art Master Plan, Art for All, notes 

that “public art provides the intersection between our past, 

present, and future, and also has the power to transform a 

city because neighborhoods gain social, economic, and 

cultural value through public art.”  The plan identifies the value 

art brings to a community: 

Economic Value: Enhancing the identity and character of 

(the community) through public art directly supports cultural 

tourism and economic development strategies, which can 

attract and retain residents. 

Social Value: When people see themselves reflected in their 

civic spaces, they have a sense of attachment that allows 

them to feel ownership and respect. 

Cultural Value: Public art has the power to create uniqueness 

through the reflection of the local history and culture, which 

gives communities a sense of place and identity. Public art 

provides a visual mechanism for understanding other cultures 

and perspectives, creating social cohesion and encouraging 

civic engagement. Through the reinforcement of culture, 

public art acts as a catalyst for unity and social engagement.

Health and Wellbeing
Over the past several years, studies throughout the world 

have shown the value of arts and culture on individual and 

community health. In a 2018 report, the United States 

Department of Art and Culture (USDAC), a non-governmental 

grassroots action organization, cites several of these studies 

that include wide-ranging data to support the power of art on 

health and wellness. 

The report concludes, “we understand human connection, 

meaning-making, creativity, and purpose as key contributions 

to individual and collective well-being and therefore as 

powerful modes of prevention.”   The report concludes with 

the following findings:

• The arts can help keep us well, aid our recovery and 

support longer lives better lived.

• The arts can help meet major challenges facing health 

and social care: aging, long-term conditions, loneliness 

and mental health.

• The arts can help save money in the health service and 

social care.
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COMMERCIAL CORRIDOR DEVELOPMENT

Economic impact of arts and culture
The nonprofit organization Americans for the Art provides research data on the impact of arts and culture in communities. Their 

2018 report on the economic impact of the arts (supported by the US Bureau of Economic Analysis) found that nonprofit arts 

and culture industries generated $166.3 billion in total economic activity and supported 4.6 million jobs in 2015.  The report 

notes that findings show that the arts are an “industry that supports jobs, generates government revenue and is a cornerstone 

of tourism.” The economic impacts are substantial in Michigan. In 2017, the arts and culture industries added 2.8% or $13.9 

billion to the state’s economy and employed 121,330 workers (about 3% of Michigan’s employment). These workers earned 

wages and benefits totaling over $7.6 billion. 

Strategies for Communities 
To support community health and wellness, placemaking efforts and the local economy, communities should look for ways to 

support local arts and cultural activities. Some strategies may include:

• Understand the community’s arts and cultural assets: identify arts-related organizations and for-profit businesses as 

well as cultural organizations. 

• Promote community arts and cultural assets: Leverage assets to attract and retain residents and businesses.

• Support arts-related businesses: Tap into the skill sets and synergies of local arts-related businesses; facilitate discussions 

with businesses to identify opportunities for support.

• Information Hub: Encourage the development of an umbrella organization to serve as the “hub” of information on activities 

and events, as well as learning and volunteer opportunities.

• Promote interaction in public space: design, manage and program public space with people in mind. Include citizen 

participation in these elements to ensure buy-in and ongoing support.

• Encourage civic celebrations: Partner with community organizations to host annual or seasonal events such as festivals 

or farmers markets; tap into the social, ethnic, and economic diversity found in the community.

• Encourage youth in the community: Provide opportunities for young people to create and participate in arts and cultural 

events and activities. Keep in mind that engaging the youth of the community also often engages adults.

• Resources: Provide human and financial resources to support local arts and culture organizations.

• Public art: Support temporary and permanent public art projects; explore creating a public art fund tied to new development.

• Incubator Spaces: Create incubator space for arts-related organizations and for-profit businesses as well as cultural 

organizations.

Packet Page 243



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  3.38

Gateways
What are Gateways?
• Announce a point of arrival

• They can be located on a public or private property (or 

combination)

• They could be for people arriving by vehicle or on foot/

bicycle

Why are Gateways important?
• Reinforce community identity

• Creates anticipation for what is ahead

• Provide a sense of place Why is Community Character 

important?

Community Character
Community character guides the way we regulate the 

development and redevelopment of land. For example, rules 

on building placement, like setbacks, have an impact on the 

spaces between buildings whether those spaces are private 

or public open space. In addition, community character can 

guide appearance and landscape standards and these can 

vary throughout the Township.

Why is Civic Identity important?

Creating and nurturing civic identity is critical for effective 

and efficient local governance. A civic identity can instill pride 

in residents that encourages them to vote in local elections 

as well as participate as Township board/ commission 

members. A solid, recognizable civic identity works with 

community character to support economic development 

both for business attraction and retention. It can also support 

local institutions who may rely on people from outside the 

community to understand where they operate.

COMMERCIAL CORRIDOR DEVELOPMENT

Based on the input from the open house, the Township should focus on 
creating gateways along Grand River Corridor and entry points into the 

Township. 

Packet Page 244



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  3.39

Placemaking
Placemaking means intentionally creating quality places that 

people seek out to live, work and play. It is a process of 

creating and nurturing quality places that have a strong sense 

of place. As it becomes increasingly easier to live and work 

anywhere, people will choose quality places that are: 

• Safe

• Connected

• Welcoming

• Conducive to authentic experiences

• Accessible; people can easily circulate within and to and 

from these locations

• Comfortable; they address cleanliness, character, and 

charm

• Sociable; they have a physical fabric that encourages 

people to connect with one another

• Able to promote and facilitate civic engagement. 

Because authenticity is a critical component of placemaking, 

arts and culture unique to a community are key ingredients in 

creating quality places.  The Kresge Foundation is a strong 

advocate for placemaking in communities and focuses on 

the role that art and culture play. They establish the following 

guiding premises : 

• Creativity, aesthetic expression and the impulse to create 

meaning are evidence of our humanity and serve as 

community assets from which to build.

• Participation in arts and culture takes many forms and 

occurs in a wide range of venues—parks, community 

centers, churches and public spaces. People attend 

art events and buy art. But they also make, teach, learn 

and support arts and culture in myriad ways, from the 

amateur to professional realms.

• Our societal tendency is to focus on art products, but it is 

also imperative to recognize and appreciate the creative 

process. Process can be as important as, or in some 

cases, more important than art product.

• Artists have many kinds of relationships with communities, 

often helping people find their voice and expression or 

lending a different perspective when framing or devising 

solutions to community issues.

• Arts-and-culture activity is intrinsically important and 

contributes to a wide range of community dynamics, 

conditions and issues. 

COMMERCIAL CORRIDOR DEVELOPMENT
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Complete Streets
Complete Streets is a term used to describe a transportation network that includes facilities for vehicles, pedestrians, cyclists, 

and other legal users of all ages and abilities. In 2010, Michigan passed Complete Streets legislation to encourage and justify 

the development of Complete Streets  in communities. At that time, Michigan’s Planning Enabling Act was also amended to 

require comprehensive plans to address Complete Streets. 

Over the past several years, Genoa Township has been working on completing its sidewalk/shared use path network. The 

Township recently completed the network on Grand River Avenue, allowing for pedestrian and bicycle travel along this important 

corridor. The Livingston County Planning Department has also prepared a greenway manual for the Livingston County Greenways 

Initiative. The manual outlines goals, and objectives of greenways and standards for greenway development within the county. 

This chapter provides a summary of relevant information the Township can refer to plan for the overall system of streets and 

roads in a community that provides for the movement of people and goods from places both inside and outside the community. 

This chapter summarizes general  recommendations and emphasizes the importance of communities adopting Complete Streets 

Policy. The 2013 Township Master Plan includes recommendations about motorized and non-motorized improvements within 

the Township. The Township should consider evaluating those recommendations and updating them as required. The Township 

should consider other planning and outreach efforts to prepare a comprehensive complete streets policy for the Township.  

COMPLETE STREETS

Relevant Plan References
• Crosstown Trail- Howell Area Non-motorized Trail Study, 2003 

• Southeast Livingston Greenways, 2000

• Grand River Avenue Access Management Study

• Bicycle and Pedestrian Travel Plan for Southeast Michigan: A Plan for SEMCOG and MDOT’s Southeast Michigan Regions, 

2014

Refer to page 1.5 for more details about the plan and related recommendations. The implementation strategies chapter 

summarizes corresponding complete street strategies. 

Communities that adopt Complete Streets policies recognize that

• Complete Streets provide transportation choices, allowing people to move about their communities safely and easily. 

• Complete Streets policies acknowledge the problems with current transportation facilities. 

• Implementing Complete Streets strategies will make communities better places to live and work. 

Packet Page 248



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  3.43

COMPLETE STREETS

STREETSCAPE
Protective streetscape 
including trees and 
street lights to provide 
shade, create buffer and 
contribute to a sense of 
safety and security

CROSS WALKS 
Crosswalks, pedestrian 
pavement markings, and 
crosswalk signals make 
it safer for pedestrians to 
help slow motorized traffic

TRAFFIC CALMING
Curb extensions or 
bump-outs and other 
traffic calming devices 
slow vehicular traffic, 
and alert drivers to the 
presence of pedestrians

TRAFFIC SIGNALS
Traffic signals with 
pedestrian signal heads 
and audible crossing 
signals for visually 
impaired pedestrians 
to safely cross major 
roadways

WAYFINDING
Wayfinding signs 
help people on foot 
or bicycles to identify 
the route to important  
destinations and civic 
spaces

SIDEWALKS 
Sidewalks for pedestrians 
to link neighborhoods, 
schools, civic uses, 
and other destinations 
together

ROAD DIET
This involves reducing 
either the width or 
number of travel lanes to 
make space for shoulder 
or bike path

TRANSIT STOPS
Our dependence on the 
automobile increases 
air and water pollution 
resulting from motor 
vehicles and the 
impervious surfaces of 
roads

GREEN SPACE
Green spaces encourage 
community interaction 
and provide opportunities 
to rest

Image Source: Street Mix; Exhibit prepared by: Giffels Webster

BIKE LANES
Protected bike lanes 
increase the level of 
comfort and encourage 
more users

FIG 3.9.  COMPOSITE CONSERVATIVELY ESTIMATED OPPORTUNITIES

The graphic below illustrates elements of complete streets - but not every street needs to contain every element. In Genoa 

Township, many of these elements are not appropriate, but provided here for future reference and education. Throughout a 

community’s transportation network, there may be opportunities to provide facilities for pedestrians, bicyclists and users of 

transit (where applicable).
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1. Reduce pedestrian accidents by increasing the safety factor. 
2. Improve perceptions of the safety of non-motorized travel, which 

strongly influences decisions about alternative modes of travel for 
many.

3. Reduce either the width or number of travel lanes to make space 
for shoulder or bike paths will improve safety (road diet). 

1. Promote walking or biking to school to lower child obesity rates.
2. Encourage activities to counteract a sedentary lifestyles, which 

have been shown to be associated with a host of long-term health 
problems.

3. Add sidewalks, bike paths and access to transit to increase levels 
of physical activity.

1. Address equity concerns by designing facilities that are safe, 
accessible, and welcoming for all users, particularly for the elderly, 
the disabled, and children.

1. Reduce dependence on the automobile to lower air and water 
pollution resulting from motor vehicles and the impervious surfaces 
of roads.

2. Promote a shift away from automobile travel. Studies have shown 
that 5 to 10 percent of urban automobile trips can reasonably be 
shifted to non-motorized transport. 

1. Design residential and local business districts with traffic calming 
measures to provide safe pedestrian access and increase 
consumer activity.

2. Implement Complete Streets policies as placemaking strategies for 
economic development and community revitalization.

COMPLETE STREETS

Safety

Health

Access

Environment

Economy

On an average, a 
pedestrian was killed in 

the US every 88 minutes in 
traffic crashes in  2017

Between 1989 and 2018, 
child obesity rates rose 
dramatically, while the 

percentage of walking or 
biking to school dropped

54% of older American 
living in inhospitable 

neighborhoods say they 
would walk and ride more 
often if things improved

Carbon-dioxide emissions 
can be reduced by 20 

pounds per day or more 
than 

4,800 pounds in a year per 
each commuter by using 
transit instead of driving

 Nearly 
40 percent of merchants 

reported increase in sales, 
and 60 percent more area 
residents shopping locally 
due to reduced travel time 

and convenience
Prepared by Giffels Webster , data compiled from multiple sources. 

FIG. 3.10. BENEFITS OF COMPLETE STREETS
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COMPLETE STREETS

Design Considerations
The usage rate of any non-motorized facility by diverse 

groups of users depends on the level of comfort the path 

provides. Level of comfort typically depends on various 

stress factors such as vehicular traffic speed, volume and 

the time of the day. Safely designed pedestrian/bicycle 

lanes lead to more users and less accidents. 

Level of Traffic Stress
The Mineta Transportation Institute developed a rating 

system to rate the “stress levels” users experience. The 

‘Level of Traffic Stress’ (LTS) ratings range from 1 (lowest 

stress) to 4 (highest stress and discomfort) and are based 

on factors such as the speed and volume of vehicle traffic, 

the number of travel lanes, the size and complexity of 

intersections, and the types of bicycle facilities provided. 

Type of Ridership
A study completed by Roger Geller for the Portland Office 

of Transportation identified Four type(s) of users which 

correlates with the LTS ratings. The type of riders are 

categorized by their level of comfort riding on different types 

of facilities.

All Ages and Abilities
National Association of City Transportation Officials 

(NACTO) developed an ‘All Ages & Abilities’ criteria for 

selecting and implementing bike facilities. All Ages and 

Abilities facilities are defined by three primary factors: safety, 

comfortability and equitability. This guide helps communities 

design facilities with appropriate traffic calming measures 

based on contextual factors such as vehicular speeds 

and volumes, user type and level of comfort to reduce 

accidents and increase ridership. Another good resource 

for determining the right type of facility for a particular route 

is the ‘Bikeway Selection Guide’ created by US Department 

of Transportation Federal Highway Administration.  

FIG. 3.11. ALL AGES AND ABILITIES

Source Text: National Association of City Transportation Officials 
(NACTO)
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COMPLETE STREETS

SHARED USE PATHS

BUFFERED BIKE LANES

BIKE LANES

BIKE ROUTES

1. Shared use paths are used by pedestrians as well as bicycle users
2. 8 feet min. width with 5-10 feet planted buffer
3. Ideal traffic speeds less than 25 miles per hour
4. Wider Right-of-way widths
5. Pavement surfaces should be based on anticipated usage vol-

umes
6. Comfortable for all ages and abilities

1. Bike lanes separated by buffers defined by pavement markings and 
parallel parking

2. 8 feet min. two-ways or 5 feet min. one-way with 5 feet painted 
buffer

3. Ideal traffic speeds from 20-25 miles per hour
4. Limited Right-of-way widths
5. Add vertical delineation such as candlestick bollards for increased 

level of perceived protection
6. Comfortable for most adults

LTS-1 
Interested, but Cautious Riders

1. Dedicated bike lanes that are adjacent to traffic lanes
2. 8 feet min. two-ways or 5 feet min. one-way with 5 feet
3. Ideal traffic speeds more than 25 miles per hour
4. Dedicated bike lanes that are adjacent to traffic lanes
5. Limited Right-of-way widths
6. Reduce curbside and intersection conflicts through access man-

agement
7. Comfortable for confident bicyclists, who prefer not to share 

with the vehicles

1. Identifying a specific route as a ‘Bike Route’ is the simple alternative 
when immediate infrastructure improvements to roadway network 
are not feasible

2. Wayfinding signage such as ‘share the road’ or directional signage 
can be installed to guide the users to destinations or other connec-
tions

3. Traffic calming measures are required to manage speeds
4. Uncomfortable for most users

LTS-2
Interested, but Concerned Riders

LTS-3
Enthused and Confident Riders

LTS-4 
Strong and Fearless Riders

FIG. 3.12. LEVEL OF TRAFFIC STRESS AND TYPE OF RIDERSHIP

Prepared by Giffels Webster 
Data Source: Mineta Transportation Institute & Roger Geller for the Portland Office of Transportation
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COMPLETE STREETS

Ten Principles of Complete Streets Policy

V
IS

IO
N

Vision and intent
Includes an equitable vision for how and why the community wants to complete its streets. Specifies 
need to create complete, connected, network and specifies at least four modes, two of which must 
be biking or walking.

D
E

S
IG

N Diverse users
Benefits all users equitably, particularly vulnerable users and the most under-invested and underserved 
communities.

Design
Directs the use of the latest and best design criteria and guidelines and sets a time frame for their 
implementation.

Land Use and 

context sensitivity
Considers the surrounding community’s current and expected Land Use and transportation needs.

IM
P

LE
M

E
N

TA
T

IO
N

Performance 

measures
Establishes performance standards that are specific, equitable, and available to the public.

Commitment in all 

projects and phases
Applies to new, retro-fit/reconstruction, maintenance, and ongoing projects.

Clear, accountable 

expectations

Makes any exceptions specific and sets a clear procedure that requires high-level approval and public 
notice prior to exceptions being granted.

Jurisdiction
Requires inter agency coordination between government departments and partner agencies on 
Complete Streets.

Project selection 

criteria
Provides specific criteria to encourage funding prioritization for Complete Streets implementation.

Implementation 

steps
Includes specific next steps for implementation of the policy.

Data Source: National Complete Streets Coalition (NCSC) 
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Complete Streets Objectives for Genoa Township
The basic objectives of a “complete street” system in Genoa Township from 2013 Master Plan for Land Use are listed below. 

These objectives are consistent with  other recommendations summarized in the preceding pages. 

Provide a Variety of Travel Routes. 
Those walking or biking are more likely to do so when they feel safe and comfortable. Therefore, a variety of routes should be 

provided so non-motorized facilities are planned along roads with travel conditions that would naturally attract such activity. 

This involves providing connections from neighborhoods to schools, the Township Hall campus, and recreation in and near the 

Township. See page  3.41 for more details. 

Provide for Safe Travel Along the Street. 
A variety of options may be considered to facilitate non-motorized and/or transit travel, in addition to moving vehicular traffic. 

Depending on the context, bike lanes, cycle tracks, sidewalks and pathways can all assist in moving pedestrian and bicycle 

traffic. See page 3.38 for more details. 

Provide for Safe Travel Across the Street. 
Where travel along the road is often considered in non-motorized planning, it is often the travel across the street that can deter 

non-motorized activity, such as busy arterials like Grand River. The goal is to provide some convenient places to cross where 

the pedestrian is very obvious to the driver. See page 3.39 for more details. 

Different Types for Different Folks. 
While experienced bicyclists prefer riding in the travel lane or along its right edge, less experienced riders prefer a bit more 

protection. Since one goal is to encourage people to bicycle more frequently, a system that meets the needs of those potential 

users is important. Therefore, bike lanes, buffered bike lanes, and separated pathways should be part of an overall bikeway 

system. See page 3.40 for more details. 

COMPLETE STREETS

Packet Page 254



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  3.49

COMPLETE STREETS

MAP 3.6.  NON-MOTORIZED FACILITIES
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Sustainability & Resiliency

Communities must be prepared to anticipate the local 

effects of regional climate trends. According to the United 

States Environmental Protection Agency, climate change 

is already impacting many sectors of our communities. At 

a minimum, increases in air temperature and precipitation, 

combined with other factors, have caused impacts in the 

Great Lakes region including:

• Increased risk of heat-stress to equipment, 

infrastructure, and people, especially those who work 

outdoors or are otherwise vulnerable.

• Increased flooding and coastal erosion.

• Reduction in water quality due to increased occurrences 

of toxic algae blooms.

• Changes to the usability of water infrastructure like 

docks and piers.

• Economic impact to industries like forestry, fishing, 

crop production, tourism, manufacturing, energy 

production, and recreation.

• Expanded commercial navigation season as ice 

coverage continues to decline on the Great Lakes

Effects of Climate Change
A changing climate has far-reaching implications for 

Michigan’s agricultural and tourism economies, waterfront 

development, and communities with older stormwater 

management infrastructure. Locally, within the last decade, 

Oakland County has experienced multiple heavy rain events 

that have led to property damage and decreased mobility 

and must anticipate that more flooding will occur in the 

future, damaging property, impairing access to parts of the 

Township, and creating financial distress for local residents 

and businesses.

As the frequency and intensity of severe weather events 

continues to increase, communities will experience 

economic disruption. For instance, while the frost-free 

season has nominally increased, farmers in many of 

Michigan’s agricultural communities have not benefited in 

recent years due to abnormally late frosts (such as those in 

mid-May, 2020) or heavy rain events, which have damaged 

early crops or delayed planting of late crops. Rising 

temperatures and more very hot days may affect the timing 

of summer festivals and tourism. 

It is becoming critical to include concepts of resiliency and sustainability into Land Use plans. Though they are related, resiliency 

and sustainability are not the same. 

Sustainability is the well-established concept that focuses on decreasing or eliminating the detrimental 

future impacts of our current activity. 

Resiliency recognizes that our built environment will be subject to stresses and is the practice of designing 

that environment in a way that can endure those stresses. Some threats are ongoing, persistent stresses, while 

others are sudden shocks or single events that disrupt the day-to-day functioning of the community. 

As we plan for the future, many of the challenges we will face are related either directly or indirectly to our place in larger 

systems, both natural and man-made. We often have little direct local control over these systems, but adapting to change and 

discovering our role in contributing to the health of these systems is nonetheless essential to planning for a community that can 

survive and thrive even in the face of the most severe challenges. Resilient communities are not only preparing for weather and 

climate-related shocks, but are also preparing for economic and health shocks as well. In 2020, we saw the impacts of a global 

pandemic on local community health, education, recreation, commerce, technology and social connectivity. These impacts 

touched everyone’s lives in big and small ways and may have lasting impacts in our communities.
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 SUSTAINABILITY & RESILIENCY

This Master Plan recognizes the importance of additional planning efforts needed to ensure the Township is resilient and 

sustainable. Future planning should include a public outreach process in two basic parts: education and input. Education 

includes making community members aware of potential threats and the process of planning for them, with an emphasis 

on outreach to the most vulnerable members of the community. The input process should offer the opportunity for residents 

and other stakeholders such as municipal staff and business owners to engage in detailed, focused conversations regarding 

resiliency planning issues. It is important for the community to engage in vigorous outreach through multiple channels to get 

people involved. 

Extreme heat
Average temperatures in the Great Lakes region rose 2.3 degrees Fahrenheit from 1951 

through 2017. Extreme heat is dangerous for vulnerable populations and can also tax 

electrical infrastructure, leading to power outages, which in turn can increase the risk for 

the people most prone to succumbing to heat. Designating specific locations with backup 

power sources (such as municipal halls, libraries, and schools) as cooling stations can provide 

vulnerable residents with an essential escape from the heat. There may be a need to provide 

transportation to cooling stations for those with limited mobility options. 

Severe winter storms
As temperatures rise, winter precipitation levels are anticipated to rise as well, and mixed 

precipitation events with more heavy ice may become more common. Severe winter storms 

can result in power outages, impeded mobility, damage to structures and trees, and lost 

economic productivity. Municipal costs for snow removal should be included in budget 

planning. While storms are the primary focus of future concern, communities also benefit 

from planning for extreme cold—locations designated as cooling stations in the summer can 

become warming stations in the winter. 

Heavy rain and flooding
Heavy rain events are already more common in Michigan than they were in the mid-to-late 

20th Century, having increased by 35 percent from 1951 to 2017, as total annual precipitation 

increased by 14 percent. They are anticipated to become even more common in the future. 

Public health emergencies
The 2020 COVID-19 pandemic brought with it unprecedented economic disruption, forced 

short-term changes in social habits, destroyed numerous small businesses, and led to a 

very large increase in unemployment in a very short time period. Planning for public health 

emergencies needs to consider the many dimensions of the social fabric that are heavily 

impacted, including the availability of medical services, government’s ability to continue 

functioning under quarantines or stay-at-home orders, and the locations and numbers of 

vulnerable populations. Local police, fire, and ambulance services may be particularly taxed 

in a future public health emergency.
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SUSTAINABILITY & RESILIENCY

Damage to natural systems
Human activity is rarely in balance with the natural systems it occurs within. While resource 

extraction and pollution offer two very obvious examples of human activity, nearly all modern 

human development activity has some impact on natural systems, including loss of habitat, 

interruption of habitat, and increased emissions due to greater travel distances as develop-

ment moves outward into wild places. A combination of rising temperatures and agricultural 

runoff that changes the nutrient balance in major water bodies has led to much higher fre-

quency of toxic cyanobacteria and algae blooms, particularly in Lake Erie. These blooms 

can impair drinking water quality and limit recreational opportunities, including fishing and 

watersports. 

Unanticipated events
No community can plan for every possible future event or scenario. This is why developing 

resiliency, improving sustainability, understanding vulnerabilities, and identifying emergency 

resources is so important. 

Drought
We most frequently think of drought as a prolonged period without precipitation. While this 

kind of drought is certainly possible in the future in Michigan, the more likely effects of the 

changes the state is experiencing will be changes in seasonal distribution of storms with 

precipitation. Winter rainfall will become more common, snowpack overall may decrease, 

and stream levels will peak earlier in the year, affecting water availability and the timing of 

groundwater recharge. Drought is exacerbated by higher temperatures, which lead to in-

creased evaporation rates; even with higher average rainfall, land may become drier, and 

as rain becomes less frequent in the hottest summer months, mid-summer drought could 

become a regular challenge. Dry conditions bring with them the possibility of wildfires, which 

are not uncommon in rural Michigan but could grow in scale and intensity in coming years. 

It is important to understand the community’s water sources and how extended periods of 

drought might affect water availability. 

Food systems
As the climate changes and weather patterns shift accordingly, planting and harvesting con-

ditions become less predictable, and the potential for crop losses increases. In 2019, unusu-

ally heavy rains across much of Michigan made planting during the typical time difficult for 

many farmers. While the number of frost-free days has increased by an average of 16 days 

across the Great Lakes region from 1951 to 2017, the timing of those extra days has not 

uniformly added to the growing season. In recent years, unexpected late freezes after earli-

er-than-usual warm weather lead to the loss of large portions of fruit crops such as apples 

and cherries. 
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SUSTAINABILITY & RESILIENCY

Regional climate trends indicate that southeast lower Michigan is poised to see stronger and more frequent storms, in addition 

to higher temperatures. The figure below shows how these two measures have been trending steadily over the last 100 years. 

With increasing precipitation, more frequent extreme heat days and an overall rise in average temperature, communities should 

be planning for what this mean locally and how their most venerable populations are situated to survive. 

Southeast lower Michigan Annual Percipitation (left) and Anerage Annuale Air Tempertature (right) from 1895-2016 

Addressing Resiliency: Identifying Vulnerable Populations 
Resilient communities anticipate likely shocks, understand trends in stressors, and prepare for potential worst-case 

scenarios. Understanding where a community is physically most vulnerable to specific events and understanding 

which members of the community are likely to be most vulnerable in each case is key to effective planning. Vulnerability 

assessments have been used across Michigan to identify vulnerabilities within a community and to develop tools 

communities can use to foster resiliency in their policy decisions.  A vulnerability assessment looks at exposure to risk 

and sensitivity to risk. 

Exposure demonstrates the land, property, and neighborhoods that are most likely to be impacted by flooding, heat, 

or other severe weather. Low lying land, land near bodies of water, areas with large swaths of pavement, neighborhoods 

with few trees, and sections with older homes all suffer from high levels of exposure. 

Evaluating exposure to risk asks: where is the environmental risk the greatest? 

Sensitivity demonstrates the members of the population that are most likely to be impacted by severe weather. 

The most sensitive populations are the elderly, young children, people with medical conditions, those living in poverty 

(especially the homeless) and people who work outdoors. People who live alone, regardless of their economic status, 

are also at higher risk 

Evaluating sensitivity to risk asks: who in my community is most likely to experience the adverse effects from that risk? 
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SUSTAINABILITY & RESILIENCY

Mitigating Risks 
Next to placing land into various zoning districts, site plan 

review is the most powerful planning and natural resource 

protection tool. Easily enforced, site plan review is a way 

for communities to ensure what is approved on a site plan 

is what will be built. When large projects are proposed or 

when small projects are proposed in or adjacent to sensitive 

natural resources, some communities require applicants to 

submit an environmental assessment, which details the 

impact of the proposed development on natural resources. 

Communities that have plans and zoning regulations 

based on a solid environmental inventory are able to set 

the threshold for future environmental assessments at a 

defensible level. Without such a basis, an environmental 

assessment may be considered arbitrary, as there is little 

context for the requirement. An environmental assessment 

can be a valuable source of information, and in some cases 

an important tool for ensuring that new development is 

designed in such a way that unavoidable environmental 

impacts are properly mitigated. Environmental assessment 

can also be viewed as an affirmative tool for helping a local 

government meet its responsibility for preventing pollution, 

impairment or destruction of the environment.

 

Stormwater Management 
The Township’s existing water features play an important 

role in managing storm water. Several creeks and streams, 

which connect the Townships natural water system, 

meander through the Township, connecting lakes and 

wetlands with each other, and then conveying storm water 

run-off. 

Impervious Surfaces 
Because development replaces pervious ground with Because development replaces pervious ground with 

impervious pavement and buildings, water runs off the impervious pavement and buildings, water runs off the 

surface rather than permeating naturally through the ground. surface rather than permeating naturally through the ground. 

As stormwater drains across pavement, it picks up pollutants As stormwater drains across pavement, it picks up pollutants 

such as automobile fluids, fertilizers, and sediment and such as automobile fluids, fertilizers, and sediment and 

conveys them into a storm drain. If a storm drain is directly conveys them into a storm drain. If a storm drain is directly 

connected to a creek, the creek receives polluted water which, connected to a creek, the creek receives polluted water which, 

in turn, can degrade water quality and wildlife habitat. This, in in turn, can degrade water quality and wildlife habitat. This, in 

turn, degrades streams and water quality unless managed in turn, degrades streams and water quality unless managed in 

an ecologically-sound manner. Ordinance standards that limit an ecologically-sound manner. Ordinance standards that limit 

impervious surface coverage, or regulate materials used to impervious surface coverage, or regulate materials used to 

construct impervious surfaces, can address this at a site plan construct impervious surfaces, can address this at a site plan 

individual site level. individual site level. 

Portions of southeast Michigan receive their drinking water Portions of southeast Michigan receive their drinking water 

from surface water sources. Because stormwater heats up from surface water sources. Because stormwater heats up 

the longer it sits on hot, impervious surfaces, it can also the longer it sits on hot, impervious surfaces, it can also 

impact aquatic organisms that depend on cool or cold-impact aquatic organisms that depend on cool or cold-

water habitats. Lastly, water volume is greater for surface water habitats. Lastly, water volume is greater for surface 

stormwater; therefore, it reaches the stream much faster. The stormwater; therefore, it reaches the stream much faster. The 

increased volume and speed erode stream banks and impairs increased volume and speed erode stream banks and impairs 

the stream’s ability to support aquatic vegetation and wildlife.the stream’s ability to support aquatic vegetation and wildlife.

Natural Shoreline Dynamics
Runoff is one of the primary concerns regarding the shoreline Runoff is one of the primary concerns regarding the shoreline 

dynamics and water quality of inland lakes. Runoff can carry dynamics and water quality of inland lakes. Runoff can carry 

fertilizer and other undesirable substances into the water,fertilizer and other undesirable substances into the water,

some of which can cause an overgrowth of aquatic plants some of which can cause an overgrowth of aquatic plants 

and alter the natural ecosystems in these lakes. It is crucial to and alter the natural ecosystems in these lakes. It is crucial to 

protect natural ecosystems by managing development on the protect natural ecosystems by managing development on the 

shoreline and in the watersheds of inland lakes. Communities shoreline and in the watersheds of inland lakes. Communities 

can create best practices to protect inland lakes from erosion can create best practices to protect inland lakes from erosion 

and runoff damage by encouraging the use of permeable and runoff damage by encouraging the use of permeable 

pavement and growing native plants along the shoreline and pavement and growing native plants along the shoreline and 

in the watershed. in the watershed. 

Sustainable Development Strategies
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Zoning Plan

Community Master Plans illustrate the vision for 

the future and contain guiding principles that help 

a community create land development policies and 

make Land Use decisions. In Michigan, the value 

of the Master Plan as an important community 

document is recognized, which is why the state 

of Michigan requires the Master Plan be reviewed 

every five years. The Township should check in on 

their progress regularly and ensure the vision and 

guiding principles are still relevant.

Master Plan

A Zoning Ordinance regulates the use of land. 

Adopting regulations that support the goals of the 

Master Plan helps ensure that future development 

will be in line with the community’s goals and 

vision. It is also helpful to develop an itemized 

implementation guide for a Master Plan. The 

Zoning Ordinance is one of the primary tools for 

implementing a Master Plan; there should be a 

clear connection between Master Plan goals and 

the Zoning Ordinance. Many of the Land Use 

recommendations, goals and objectives found in 

the Master Plan can be aided by amendments to 

the Township’s Zoning Ordinance.

Zoning Ordinance
Long range vision that guides 

community policy
Legal framework that regulates 

development

RELATIONSHIP BETWEEN MASTER PLAN AND ZONING ORDINANCE

@Giffelswebster, Inc. 
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ZONING PLAN

TABLE 4.1.  ZONING PLAN

2022 Future Land Use Category Zoning District Notes

Housing

Agricultural/Country Estate
Agricultural District (AG) 

Country Estate District (CE) 

Rural Residential Rural Residential (RR)

Low Density Residential
Low Density Residential (LDR) 

Lakeshore Resort Residential (LRR) 

Small Lot Single Family Residential Suburban Residential (SR)

Medium Density Residential

Urban Residential (UR) 

Medium Density Residential (MDR) 

Manufactured Housing Park (MHP)

High Density Residential High Density Residential (HDR)

Commercial

Neighborhood Commercial
Neighborhood Services District (NSD) 

General Commercial District (GCD) 

Interchange Commercial Interchange Commercial (ICPUD) District

Interchange Campus Interchange Campus (CAPUD) District

Mixed Use

East Grand River District Town Center Overlay District (TCOD) New Category

West Grand River District New Categories New Category

Industrial

Industrial Industrial District (IND)

Research and Development Office Service District (OSD)
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Action Strategies
The thoughtful preparation and adoption of any plan would be of diminished value without a program of implementation 

strategies. The implementation strategies of this chapter will assist the Township in putting the key recommendations of the  

Master Plan to work. The implementation program is based on the goals and objectives discussed earlier. A specific Zoning Plan 

outlines steps that can be taken toward implementation through amendments to the Zoning Ordinance. 

The best plans are those that are implemented in a consistent, incremental, and logical manner. The implementation matrix 

that follows is designed to show how the goals of the  Master Plan are fulfilled by action strategies. All boards, commissions, 

and authorities are encouraged to read through all of the strategies to understand how they all work together to create a better 

community to live, work, and play.
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The tables that follow assign actions to the goals and objectives, leaving room to establish priority levels for short-term, mid-

term, and long-term items as the next step following adoption of this plan. This chapter should be reviewed periodically and 

at least annually to assess progress and adequately budget for specific strategies. Each action should have a “lead,” a board, 

commission, group, or individual who is responsible for project initiation and coordination.

TABLE 4.3. IMPLEMENTATION MATRIX CATEGORIES 

Matrix Categories Definitions 

Action Strategy The actions necessary to carry out goals and objectives 

Lead Body Identifies the primary party responsible for accomplishing the action strategy 

Time Frame Identifies and prioritizes the time frame for the action strategy to be implemented. 

Supporting Partners Identifies other parties involved in the accomplishment of the action strategy 

Abbreviations

PD - Planning Department 
PC - Planning Commission
TB - Township Board
NA - Not Applicable
LCRC - Livingston County Road Commission
MDOT - Michigan Department of Transportation

 TABLE 4.2. IMPLEMENTATION ACTION ITEMS

Action Strategy Description

Zoning
These are items requiring zoning amendments and will generally be led by staff and the Planning 

Commission. 

Advocacy

These will be items involving education of the community, including residents, business owners, 

property owners, developers and design professionals. They will be led by a combination of 

staff, boards and commissions. This may also involve Township staff and officials working with 

county and state officials to coordinate plans and funding, as appropriate.

Capital Improvement 
These involve large capital investments, such as equipment, projects or studies, that require 

inclusion into the Township’s Capital improvement plans in order to determine the most efficient 

time and method of completion and may involve multiple municipal departments.

Other 
Other items may involve research, study and further evaluation by staff and/or other boards 

and commissions.

Implementation Matrices 

In order to illustrate the connection between goals, objectives and action strategies, each of the implementation matrices that 

follow align with the  goals, which are noted at the top of each matrix. Within each matrix, the action items are broken into 

subcategories intended to assist with identification and prioritization. Not all goals contain action items within each subcategory 

and some goals are repeated as they can advance more than one goal. The matrix subcategories include: 

After adoption, the Planning Commission will assign time frames or priorities to the action items. 
These time frames are intended as guides and may be adjusted as resources allow or as other issues 
arise. Generally, short time frames are intended as three years or less; medium–to-long time frames 
are more than three years.
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Goal 1 | HOUSING & NEIGHBORHOODS

Objectives

• Allow the pattern of homes on large rural lots to continue where it exists, particularly south of I-96. 

• Focus new housing on concentrated areas near already-developed areas  .

• Ensure new development is of high quality and design. 

• Ensure that housing is available near transportation corridors, goods and services. 

• Encourage student housing associated with Cleary College. 

• Encourage housing for older residents near medical facilities as well as goods and services. 

• Encourage the ongoing maintenance and upkeep of housing.

• Support older residents who wish to stay in their homes as long as possible. 

• Allow existing lakefront homes to be improved and expanded without compromising the established character of the 

lake neighborhoods or water quality.

• Limit impact of short-term housing rentals.

ACTION STRATEGIES
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ACTION STRATEGIES

Goal 1 | HOUSING & NEIGHBORHOODS

Type of Action Strategy Lead Body Time Frame
Supporting 

Partners

Zoning Action Strategies

1.1
Review zoning map to ensure it is consistent with existing and planned utility extensions; 
prioritize any areas that should be updated.

PC PD, TB

1.2
Review the Zoning Map to ensure that a variety of housing types are allowed within 
walking distance of shopping, dining, entertainment, recreation, and employment that 
encourage younger as well as older residents to remain.

PC PD, TB

1.3
Consider how the Zoning Ordinance may need to change to permit smaller single-family 
homes and expand opportunities for attached single-family homes

PC PD, TB

1.4
Explore ordinance changes to permit small attached accessory dwelling units with single-
family homes.

PC PD, TB

1.5

Consider adopting flexible alternative zoning standards that allow development projects 
to meet specific Master Plan goals, such as reducing parking standards for multi-family 
housing near transit stops or multi-modal transportation facilities (including shared use 
pathways). 

PC PD, TB

1.6
Update the Zoning Ordinance to encourage housing near Cleary College and medical 
facilities that promote and support a healthy walkable environment. 

PC PD, TB

1.7
Enable residents to age in place by creating zoning standards that encourage the 
development of active adult housing in a variety of styles, including single-family homes 
and mixed-use development. 

PC PD, TB

1.8
Update lakefront zoning regulations as needed to ensure new homes and additions to 
existing homes fit the context (mass and height) of lakefront neighborhoods and water 
and sewer systems can accommodate additional development. 

PC PD, TB

1.9
Develop appearance standards for residential dwellings to maintain high-quality 
architecture throughout the Township.

PC PD, TB

1.10

Review list of permitted and special land uses in the Zoning Ordinance and consider 
whether there are uses that no longer are appropriate or uses that should be added. 
Consider if any uses could have specific conditions that may make review/approval 
clearer and more consistent.

PC

Advocacy Action Strategies

1.10
Complement active-adult developments with nearby entertainment and community 
recreation opportunities.

TB PD

1.11
Support older residents who wish to age in place by identifying  home repair program 
resources for residents and consider sourcing volunteer labor to assist homeowners who 
are unable to perform work themselves.

TB PD

1.12
Work with local elected officials and state representatives to promote the Townships posi-
tion “regarding short term rental regulation” at the state level and explore options for local 
regulation.    

TB PD

1.13
Work with local elected officials and state representatives to promote the Townships posi-
tion at the state level and explore options for local regulation.  

PD PC, PD

1.14
Promote policies and programs to make housing more accessible to the elderly and 
mobility challenged individuals.

TB

1.15

Pursue strategies to make Genoa Township an “Age-Friendly Community,” Including 
supporting public transportation, attracting goods and services that support a variety of 
ages in the community, promoting community health strategies, encouraging social and 
civic engagement for people of all ages.

TB PD

Capital Improvement Action Strategies

1.16
Evaluate infrastructure, including broadband, water, sewer, roads and multi-use path-
ways, to ensure housing is connected and supported as appropriate.

TB PD
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Goal 2 | ECONOMIC DEVELOPMENT

Objectives

• Allow flexibility of uses in the Grand River corridor. 

• Ensure uses that rely on the interstate highway for logistics/transportation have adequate access. 

• Work with property owners to identify and locate compatible/complementary users in concentrated areas to promote a 

thriving economic ecosystem. 

• Strengthen the reputation of Genoa Township in the region for business development and job creation.  

• Ensure adequate housing for the local workforce to support economic development. 

• Support local broadband and technology services that will allow residents to work from their homes.

Type of Action Strategy Lead Body Time Frame
Supporting 

Partners

Zoning Action Strategies

2.1
Assess the Zoning Ordinance and amend as needed to provide for small neighborhood 
uses, including retail, food establishments, and office spaces, adjacent to residential 
areas to encourage walkability and minimize traffic congestion

PC PD, TB

2.2
Create mixed use overlay zoning district(s) in designated areas along Grand River to 
promote a mix of uses and ensure building and site design support the desired walkable, 
vibrant district hubs.

PC PD, TB

2.3
Assess the Zoning Ordinance and amend as needed to reinforce appearance standards 
for new development

PC PD, TB

Advocacy Action Strategies

2.4
Develop a property inventory by working with property owners to provide information on 
available properties on the Township’s website

PD

2.5
Establish regular meeting dates with the Livingston County Road Commission to monitor 
and discuss the local road network and identify areas for desired improvement 

PD LCRC

2.6
Develop a business retention and recruitment program to support the ongoing health and 
sustainability of the local businesses district.

TB PD

2.7
Develop annual survey to better understand the needs of the business community and 
ways in which the Township can provide support.

PD

2.8 Prioritize development in the Grand River corridor over other areas of the Township. TB PD

2.9
Prioritize development at the S Latson interchange area before extending south into 
transition area.

TB PD

Capital Improvement Action Strategies

2.8
Evaluate infrastructure, including broadband, water, sewer, roads and multi-use 
pathways, to ensure housing is connected and supported as appropriate.
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Goal 3 | NATURAL FEATURES

Objectives

• Protect natural areas by limiting development to areas with existing infrastructure and strictly enforcing the natural features 

setback

• Create strategies to conserve water and energy and reduce waste  

• Protect the Township’s groundwater resources by increasing wellhead protection and undertaking measures to prevent 

groundwater pollution.  

• Concentrate development so there is minimal conflict between the man-made and natural environment. 

• Establish Land Uses that are compatible with designated open space 

• Identify ongoing environmental stresses, such as invasive species, in the community and the potential for sudden events, 

such as flooding, and prepare plans to mitigate their impacts. 

• Increase tree cover and reduce impervious surfaces in developed areas to better manage stormwater and mitigate 

impacts of climate change. 

• Monitor septic capacity to ensure lake front properties are properly maintained and direct new development to areas that 

have sufficient facilities.

Type of Action Strategy Lead Body Time Frame
Supporting 

Partners

Zoning Action Strategies

3.1
Create a Zoning overlay district to encourage and allow for flexible site design to further 
reduce impervious surface within and adjacent to lakes, floodplains and wetlands 

PC PD, TB

3.2
Review the existing residential Cluster Option standards in conjunction with constructed 
projects to gauge how they have achieved the intended open space preservation; 
evaluate if any refinements to standards are needed.

PC PD, TB

3.3
Assess the Zoning Ordinance standards for stormwater management to ensure 
alignment with best practices.

PC PD, TB

Advocacy Action Strategies

3.4
Promote cluster developments where development pressure exists to preserve open 
space, natural features and viewsheds.

TB PD

Capital Improvement Action Strategies

3.5
Identify parcels adjacent to the environmentally sensitive areas and budget for grant and 
funding opportunities for acquisition and enhancement as appropriate. 

TB PD
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Goal 4 | TRANSPORTATION

Objectives

• Maintain the pathway along Grand River Avenue through the Township. 

• Allow and encourage the mix of commercial and residential uses along the Grand River corridor. 

• Partner with county and state road agencies to support non-motorized travel, improve safety and mitigate traffic congestion. 

• Maintain local roads under Township jurisdiction. 

• Partner with local and regional agencies to develop transit options. 

• Create a Complete Street network in the Township to allow residents opportunities to safely access community destinations 

through a variety of modes, including additional pathways and crossings.

• Prioritize the Dorr Road highway crossing for pedestrian accommodations when improvements are made 

Type of Action Strategy Lead Body Time Frame
Supporting 

Partners

Zoning Action Strategies

4.1
Update the zoning standards for non-motorized pathways and sidewalks to increase the 
width of shared use paths (called “bike paths” in the ordinance to 10 feet wide. 

PC PD

4.2
Update parking standards to promote adaptive reuse of unused parking areas, promote 
the installation of EV infrastructure, and accommodate the recent trends of drive up and 
curbside pickup uses while mitigating the impacts to pedestrian circulation.  

PC PD

Advocacy Action Strategies

4.3 Adopt a complete streets policy and ordinance as recommended in this plan. TB PD

4.4
Work with the Livingston County Road Commission to ensure the  safe sharing of the 
road for motorized and non-motorized activity. 

TB PD. LCRC

4.5

Partner with county and state road agencies and the surrounding communities (Marion 
Township, Oceola Township, Brighton Township and Hamburg Township)  to monitor the 
transportation network and coordinate potential road improvements in and around the 
Township to mitigate traffic congestion from changes in development.

TB PD

Capital Improvement Action Strategies

4.6
Coordinate non-motorized improvements with other capital improvements to create cost 
efficiencies.

TB PD

4.7 Address pedestrian connectivity through the Latson interchange areas. PC PD

4.8

Coordinate with MDOT and the Livingston County Road Commission to ensure the 
reconstruction of any bridge within the Township, particularly Dorr Road and others 
traversing I-96, should be designed and built to accommodate non-motorized 
infrastructure 

TB
TB, 

LCRC &
MDOT
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Goal 5 | PUBLIC FACILITIES AND SERVICES

Objectives

• Plan for infrastructure improvements and ongoing proactive management of local utilities, facilities, and roads. 

• Partner with local agencies to ensure long-term management of local infrastructure. 

• Maintain and enhance recreational amenities at the Township Park to accommodate the needs of current and future 

residents of all ages and abilities. 

• Partner with adjacent communities, local agencies, and the county to provide recreational facilities and programs for 

residents. 

• Identify alternative funding sources for infrastructure and recreation improvements. 

• Encourage installation of alternative energy facilities, including solar, where appropriate.

Type of Action Strategy Lead Body Time Frame
Supporting 

Partners

Zoning Action Strategies

5.1
Identify areas that are suitable for alternative energy facilities and create/update the 
Zoning Ordinance standards to accommodate solar, wind and electric vehicle charging 
facilities, where appropriate.

PC PD

Advocacy Action Strategies

5.2
Review and update the Township recreation plan every five years, consistent with the 
Michigan Department of Natural Resources standards

TB PD

5.3
Ensure that parks and recreation facilities are accessible for residents of all ages and 
abilities by conducting an accessibility audit and incorporating needed upgrades into 
future recreation plans

TB PD

5.4
Develop a marketing plan, and work with state utility providers, such as DTE and 
Consumers Energy, to attract solar energy facilities to identified areas in the Township. 

TB PD

Capital Improvement Action Strategies

5.5
Coordinate capital improvement plans (CIP) with Parks and Recreation projects to 
maximize efficiency 

TB PD

5.6
Establish a capital improvement policy and update it annually to align with Township 
budget approval

TB PD

5.7 Identify grant opportunities and include matching funds in CIP budgeting TB PD

5.8
Explore the development of combined or adjoining school, park, and recreational facilities 
to ensure maximum and efficient use and to reduce land costs

TB PD
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I-96/LATSON ROAD SUBAREA PLAN (2013)

5-20   Future Land Use 

EE..    II--9966//LLaattssoonn  RRooaadd  SSuubbaarreeaa  PPllaann  

At the time this Master Plan update was prepared, a new full service 
I-96 interchange was under construction at Latson Road.  The new 
interchange includes 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, renamed to S. Latson 
Road, would be improved to a paved, two lane roadway from the 
railroad south to Chilson Road.  Grand Oaks Drive and Beck Road 
have been realigned to accommodate the interchange ramps. 

With the development of the new interchange, Latson Road will be 
an important gateway to both north and south Genoa Township. 
Access to the area south of I-96 will dramatically change, 
necessitating a specific subarea plan to guide development 
decisions.  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 travelers, protect
the significant investment of the interchange, and allow some
well-managed intensification of land use near the
interchange.

 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 established rural and suburban residential areas
south of I-96 through preservation of natural features,
limiting density and preventing the intrusion of nonresidential
uses outside of identified boundaries where land use change
has been planned.

 Identify a secondary area along S. Latson Road where some
additional land use change may be considered once a
principal use has been established and approved.

The Latson Road Subarea Plan includes the following 
recommendations for when the interchange is completed, as 
illustrated on the subarea map (See Map 10): 

 The land on the east and west side of Latson Road between I-96
and Grand River Avenue is planned for Regional Commercial
and will be rezoned for a mixed-use PUD (NR-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.

PPllaannnniinngg  ffoorr  tthhee  LLaattssoonn//NNiixxoonn  
RRooaadd  CCoorrrriiddoorr  wwhheenn  tthhee    
II--9966  iinntteerrcchhaannggee  iiss  ccoommpplleetteedd::  

• MMaannaaggee  ttrraaffffiicc  aanndd  aacccceessss  
aarroouunndd  iinntteerrcchhaannggee..  

• CCrreeaattee  ccoommmmuunniittyy  
ggaatteewwaayy  wwiitthh  ddiissttiinnccttiivvee  
cchhaarraacctteerr..  

• DDiivveerrssiiffiieedd  mmiixxttuurree  ooff  llaanndd  
uusseess..  

• HHiigghh  qquuaalliittyy  aarrcchhiitteeccttuurree..  

• SSttrreeeettssccaappee  aanndd  
llaannddssccaappiinngg  
iimmpprroovveemmeennttss  aalloonngg  
LLaattssoonn  aanndd  GGrraanndd  RRiivveerr..  

• PPrrootteecctt  cchhaarraacctteerr  ooff  rruurraall  
rreessiiddeennttiiaall  nneeiigghhbboorrhhooooddss  
ssoouutthh  ooff  II--9966..  

• RReeeevvaalluuaattee  tthhee  ppllaann  yyeeaarrllyy  
ttoo  rreessppoonndd  ttoo  
ddeevveellooppmmeenntt  aanndd  mmaarrkkeett  
ffaaccttoorrss..  
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I-96/LATSON ROAD SUBAREA PLAN (2013)

5-21   Future Land Use 

 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 areas immediately south of the interchange along S. Latson
Road are planned for Interchange Commercial, as described in
Section B above. This area is intended to accommodate the
needs of interstate traffic and should complement, not duplicate
the commercial areas north a long Latson and Grand River.

 The areas adjacent to the Interchange Commercial area as
depicted on the map are planned for Interchange Campus uses.
This area can be served by utility extensions and is intended to
be a well-planned, campus setting.

 Residential development along S. Latson Road south of the
Interchange Campus area will remain at large lot residential
densities.  The intent is to protect the residential character and
natural features through lower density development (Future
Transition Area on Map X).

 As the areas designated for Interchange Commercial and
Campus are approved for significant development, areas south
currently planned residential should be reevaluated for potential
supporting uses, conditional upon the utility and roadway
capacities, as shown as Future Transition Area on Map 10. This
plan is intended to be flexible, balancing the impacts of new
development on the infrastructure system, accommodating new
uses dependent on surrounding uses, and limiting the negative
impacts on existing nearby uses.

SSoouutthh  LLaattssoonn  IInntteerrcchhaannggee  DDeessiiggnn  GGuuiiddeelliinneess  
SSttrreeeettssccaappee  
Streetscape improvements, such as street lights, landscaping, 
wayfinding signage, and pathways, should be integrated into the 
interchange commercial and campus developments.  This will 
contribute to the unified, high-quality development the Township 
would like to project at the new interchange.   
 As part of the development of the South Latson campus, a

landscaped median should be installed south of the railroad. 
This will not only help beautify the corridor but improve safety 
by restricting left-turns.  

Interchange Commercial 
Examples 

Packet Page 276



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  A.4

I-96/LATSON ROAD SUBAREA PLAN (2013)

5-22   Future Land Use 

 Ornamental street lighting should be included along South
Latson and within the new development itself to contribute
toward the site’s unified design.

 South Latson should be well landscaped, not only in the
median, but along the frontage, with street trees and knee
walls or hedgerows screening parking.

 Gateway and wayfinding signs should be installed at the
interchange welcoming visitors to the Township and directing
them to major landmarks.  This signage should be consistent
with that proposed along Grand River and for the Town
Center. Elements of a gateway entrance sign should include
lighting, landscaping, and masonry material.

 Pathways should be installed on both sides of South Latson
and connect to the interior of the site. Buildings and parking
should all have pedestrian connections to the pathway
network.

AAcccceessss  aanndd  CCiirrccuullaattiioonn  
In order to efficiently accommodate new traffic that is likely to result 
from new development, having a coordinated circulation and access 
plan is essential. 
 A signalized intersection should be located approximately ¼

mile south of the railroad at Sweet Road. This should be the 
primary entrance to campus Area A as identified on the 
Subarea Map. 

 An additional entrance to Area A should be located halfway
between the signalized intersection and the railroad tracks
and be right-in/right-out.

 Area A’s ring road should be sensitive of the
wetland/wooded area in its southeast corner and provide
stub roads for future connections to the south.

 Area B should be accessed via the newly realigned Beck
Road which can be extended and configured into a loop
road.

 Area B’s loop road should be sensitive to the wetland/natural
areas at the south of the site.

 Auxiliary campus uses on the east side of South Latson across
from Area A should be primarily accessed via the signalized
intersection. Additional access points north and south of the
signalized intersection should be right-in/right-out. A
frontage road will help provide convenient access for these
businesses and should continue south for future connections.

 No access points other than Beck Road should be allowed on
South Latson at the interchange north of the railroad tracks.
Businesses fronting South Latson at this location should share
access off Beck Road.

Senior living campus 

Parking screening 
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I-96/LATSON ROAD SUBAREA PLAN (2013)

5-22   Future Land Use 

 Ornamental street lighting should be included along South
Latson and within the new development itself to contribute
toward the site’s unified design.

 South Latson should be well landscaped, not only in the
median, but along the frontage, with street trees and knee
walls or hedgerows screening parking.

 Gateway and wayfinding signs should be installed at the
interchange welcoming visitors to the Township and directing
them to major landmarks.  This signage should be consistent
with that proposed along Grand River and for the Town
Center. Elements of a gateway entrance sign should include
lighting, landscaping, and masonry material.

 Pathways should be installed on both sides of South Latson
and connect to the interior of the site. Buildings and parking
should all have pedestrian connections to the pathway
network.

AAcccceessss  aanndd  CCiirrccuullaattiioonn  
In order to efficiently accommodate new traffic that is likely to result 
from new development, having a coordinated circulation and access 
plan is essential. 
 A signalized intersection should be located approximately ¼

mile south of the railroad at Sweet Road. This should be the 
primary entrance to campus Area A as identified on the 
Subarea Map. 

 An additional entrance to Area A should be located halfway
between the signalized intersection and the railroad tracks
and be right-in/right-out.

 Area A’s ring road should be sensitive of the
wetland/wooded area in its southeast corner and provide
stub roads for future connections to the south.

 Area B should be accessed via the newly realigned Beck
Road which can be extended and configured into a loop
road.

 Area B’s loop road should be sensitive to the wetland/natural
areas at the south of the site.

 Auxiliary campus uses on the east side of South Latson across
from Area A should be primarily accessed via the signalized
intersection. Additional access points north and south of the
signalized intersection should be right-in/right-out. A
frontage road will help provide convenient access for these
businesses and should continue south for future connections.

 No access points other than Beck Road should be allowed on
South Latson at the interchange north of the railroad tracks.
Businesses fronting South Latson at this location should share
access off Beck Road.

Senior living campus 

Parking screening 

5-23   Future Land Use 

 Access to the Future Transition Area should be integrated into
the overall circulation plan for Areas A and B.

 Further access management standards are included in the
Township’s zoning ordinance and MDOT’s Access
Management Manual

BBuuiillddiinngg  aanndd  SSiittee  DDeessiiggnn  
In order to establish a cohesive, high-quality campus at the South 
Latson interchange, it will be important to have consistent building 
and site design features. 
 Entrances should be well defined and easily accessible by

pedestrians. 

 Buildings should orient toward South Latson where possible
with parking given a less dominant presence along the
corridor.

 Parking should be buffered with landscaping or decorative
fencing.

 Understanding that a user like a hospital may need several
stories for its patient wings, this plan seeks not to require a
maximum building height. More importantly, any new
building built along South Latson fronting the corridor should
be built at a pedestrian scale at its Latson frontage.

 Stormwater should be consolidated and  treated through
low-impact design and retention ponds that contribute to the
existing natural character of the site.

 Building orientation should be sensitive to wetlands and
existing natural features and be situated to maximize the
sight lines and pedestrian access to enjoy them.

 Materials should be of high quality brick, stone, glass, or
similar, reflective of a well-designed modern research park
or medical campus.

 Loading zones and waste receptacles should be well
delineated and appropriately screened (see zoning
ordinance).

 Lighting should be directed downward and fully shielded to
eliminate an outward or upward glare, providing for
adequate public safety without overly illuminating a site or
building.

 Site lighting should consist of decorative fixtures, such as
goose neck fixtures, and be architecturally integrated with the
building style, materials and color.  Pole fixtures should be
located within landscaped islands or behind the curb or
sidewalk.

 Monument signs should be well landscaped and have
masonry bases.

Low-impact design 

Wall-mounted sign and lighting 
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I-96/LATSON ROAD SUBAREA PLAN (2013)

5-24   Future Land Use 

 Signs should be comprised of an interesting design that adds
interest to the business and the streetscape.  Signs that have
the appearance of a box sign are discouraged.

 Signs should be architecturally integrated with their
surroundings in terms of size, shape, color, texture and
lighting and not promote visual competition with other signs
in the area.

Monument sign 
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I-96/LATSON ROAD SUBAREA PLAN (2013)
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I-96/LATSON ROAD SUBAREA PLAN (2013)
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I-96/LATSON ROAD SUBAREA PLAN (2013)
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Concept Plan

This Concept Plan is meant to illustrate the principles of 
the Future Land Use categories of Interchange Campus 
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plan that will be built as indicated, but as a reference for 
the general circulation, building, greenspace, and 
connectivity/access concepts for the redevelopment of this 
area.
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APPENDIX

Livingston County High-Quality Natural 
Areas Assessment Maps (2022)

Packet Page 284



FEBRUARY 2023 2022 GENOA TOWNSHIP MASTER PLAN    |  A.12

LIVINGSTON COUNTY HIGH-QUALITY NATURAL AREAS ASSESSMENT MAPS (2022)

Figure 12. Livingston County High Quality Natural Areas – 2021 

52 Livingston County High Quality Natural Areas Assessment
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LIVINGSTON COUNTY HIGH-QUALITY NATURAL AREAS ASSESSMENT MAPS (2022)
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Genoa Charter Township
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Interstate
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Priority Class and Score

Priority 1 (17 - 45)

Priority 2 (11 - 16)
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High Quality Natural Areas are defined as places on the landscape dominated by native
vegetation that have various levels of potential for harboring high quality natural areas and
unique natural features. Scoring criteria used to prioritize sites included: total size, size of core
area, length of stream corridor, landscape connectivity, restorability of surrounding land, parcel
fragmentation, vegetation quality, and biological rarity score.

Data Sources: Livingston County GIS, Natural Features Inventory (MNFI) Biotics Database, SEMCOG
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MEMORANDUM 
TO:   Honorable Board of Trustees 

FROM: Kelly VanMarter, Township Manager 
 
DATE:  April 12, 2023 
  
RE: MiSignal    

 

For discussion on Monday please find attached a letter from MiSignal requesting a deviation 
from the existing Agreement for Broadband service in our un-served and under-served areas.     
The original agreement was for a Township investment of $750,000 in ARPA funds of which 70% 
($525,000) was released immediately with 15% ($112,500) released after Segment 1 was 
complete and the remaining 15% ($112,500) to be released after completion of Phase 2.   To 
date, 85% of funds have been released with $112,500 remaining for the completion of Phase 2.   
MiSignal is asking to amend the agreement to release the remaining $112,500 to complete the 
project.   

Staff has requested additional information regarding the permits and the service priority areas.  
In addition, we have requested a draft addendum to the agreement for the Township Attorney 
to review.   While I await these additional documents, we are seeking your input on considering 
a release of the remaining funds. 

I look forward to discussing this with you.   Please let me know if you have any questions.     
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711 Byron Rd. 
Howell, MI 48843 

517-234-3434 
 
 
 

Genoa Township Fiber Optic 
 

MiSignal is proposing a release of funds for the remaining Fiber Optic Project in Genoa 
Township. Since the pandemic MiSignal has seen many changes in the industry that can be 
attributed to inflation, cost of goods, and the lowering of workforce in the industry. 

 
Currently MiSignal has $112,500 remaining to complete this project and due to changes in 3rd 

party company standards these funds are needed to complete this Fiber Optic build in Genoa 
Township. Contractors and Utility companies are now requiring funds to be paid up front 
before work can be done. These funds are to be used to complete the sections listed in Exhibit 
1,2, and 3 

 
With these funds being released for use, these areas will be able to be serviced in 90 days from 
the release of permits for the areas listed in exhibits 2 and 3, will service 886 address. The 
proposed change is to release funds prior to the areas being completed per the Genoa/MiSignal 
agreement. 

 
MiSignal has currently built over 16 miles of fiber in Genoa township and currently services over 
349 homes/businesses. With the release of these funds MiSignal will be able to service another 
886 addresses. The first area to be completed within 45 days can be seen in Exhibit 1. During this 
time MiSignal will have permitting submitted and approved from DTE for the areas listed in 
Exhibit 2 and Exhinit 3. 

 
Areas listed in Exhibit 1 will have service to customers with in 45 days of the release of funds. 
This means that MiSignal will be able to provide service to customers within this area on or 
before May 16th 2023. 

 
The total number of customers that will be serviced by MiSignal for the area in Exhibit 1 will be at 
minimum 242 customers that are made up of homes that are either unserved or underserved 
residents. This area is the priority one as permits have already been approved and construction is 
already in place. 

 
The second priority area is show in Exhibit 2 and will be completed within 60 days of permits 
being release from DTE. This area has minimal make ready required of DTE and is roadside 
accessible. This area will serve at minimum 343 residents. 

Packet Page 289



The third priority area is show in exhibit 3 and will be completed within 60 days of permits 
being release from DTE. This area has minimal make ready required of DTE and is roadside 
accessible. This area will serve at minimum 301 addresses. 

 
 
Exhibit 4 shows the current MiSignal Fiber Optic Footprint where we are currently able to service 
customers with 1 Gigabit Internet service. MiSignal has currently built over 16 miles serving over 
300 addresses that are made up of residents and businesses.  
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Exhibit 1 
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Exhibit 2 
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Exhibit 3 
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Exhibit 4 
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GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting 
November 1, 2021 

MINUTES 

Supervisor Rogers called the Regular Meeting of the Genoa Charter Township Board to order at 
6:30 p.m. at the Township Hall with the Pledge of Allegiance.  The following members were present 
constituting a quorum for the transaction of business:  Bill Rogers, Paulette Skolarus, Jean Ledford, 
Terry Croft, Jim Mortensen and Diana Lowe.  Also present were: Township Manager Michael 
Archinal; Township Attorney Joe Seward; and ten persons in the audience.  Hunt was absent.  

A Call to the Public was made with the following response:  Theresa Coloske – I am opposed to the 
gravel pit on the DNR property.  I will be here at every meeting until this can be voted on. 

Consent Agenda: 

Moved by Lowe and supported by Mortensen to approve the payment of bills as requested.  The 
motion carried unanimously.   

1. Payment of Bills: November 1, 2021 

Regular Agenda: 

Moved by Ledford and supported by Croft to approve for action all items listed under the regular 
agenda.  The motion carried unanimously.  

2. Request to Approve Minutes: October 18, 2021 

Moved by Ledford and supported by Lowe to approve the Minutes of October 18, 2021 and move 
review the October 25, 2021 comments from the Clerk to be reviewed with Item 7 on this evening’s 
Agenda.  The motion carried unanimously.  

 3. Request for approval of the proposed 2022 Howell Area Parks and Recreation Authority 
budget presented by Tim Church, HAPRA Director. 

Tim Church was introduced to the Board.  He provided an update on the Budget for Howell Area 
Parks and Recreation Authority expenditures and revenue for the fiscal year.  714 township residents 
participate in the Recreation Programs. Moved by Lowe and supported by Mortensen to approve 
the increase of financial participation for Genoa Township from $110,000.00 to $115,000.00.  The 
motion carried unanimously.   

4. Request for approval of a contract with MiSignal Inc. for broadband services for unserved 
and underserved areas in the Township. 

Josh Rowe presented his proposed agreement for the Fiber Optic Broadband Project to the board.  
This service will provide certain areas of the Township that are either unserved or underserved with 
high speed broadband services.  Funds from the American Rescue Plan are specifically made 
available to local units of government to accelerate deployment of broadband services.  The first 
phase will be from Grand River and Chilson Road to Brighton Road.  

Packet Page 295

kelly
Highlight



GENOA CHARTER TOWNSHIP BOARD – Regular Meeting – Nov. 1, 2021 
 

2 
 

Seward – The Township will not be the facility owners and video services are provided by F.C.C.   

Skolarus - The Township will invest $750,000.00 from the ARP funds toward this project and have 
MiSignal build and install the high-speed broadband facilities.   

Mortensen asked for clarification of the net effect.  Josh Rowe - MiSignal will provide this service 
with symmetrical upload and download speeds of 100 Gbps.  Rogers commended Skolarus, Archinal 
and Seward for working through the process. 

Moved by Skolarus and supported by Lowe to approve the amendments to the agreement as 
discussed adding “Charter” to the agreement with reference to Genoa Township in the first 
paragraph.  The motion carried unanimously. 

5. Request for approval of a METRO Act permit application for access and ongoing use of 
public ways by MiSignal. 

Moved by Ledford and supported by Lowe to approve the Metro Act permit application with 
consistent signatures on the agreement and a modification to paragraph 2.6 with “MiSignal will be 
responsible for maintaining the facilities in the Public Ways.”  The amended application was voted 
and carried unanimously. 

6. Request for approval of proposed 2022 employee benefits as presented by Human 
Resources Manager Kim Lane. 

Kim Lane addressed the board with a review and recommendations for 2022 Benefit Year.  The 
increase in cost is expected to be 5.5% with Blue Cross Blue Shield renewal with Delta Dental 
renewing coverage at the same rate as last year. Blue Cross has a high individual deductible and low 
co-pays. As a result, the Township offers EHIM to all employees. 

Moved by Ledford and supported by Croft to accept the recommendation for the proposed 
employee benefits.  The motion carried unanimously.  

7. Discussion regarding Board of Trustees minutes. 

Rogers – A copy of MTA was provided as a guide regarding the Minutes. It states the clerk or an 

outside source can take the minutes.   Skolarus – My comments erroneously attached to the Minutes 

should have been attached to Item 7 for discussion.   I would like the board to set parameters with 

reference to Calls to the Public.  The Clerks from the Livingston County Clerks Association thought 

it wasn’t necessary to name all of the people that spoke at the public meeting but to provide an 

overview of what was presented.  Croft Lowe – Why would we ask their names if we don’t put them 

in the Minutes?  Skolarus – That is my question to the Board.  Comment Cards could be an option.   

Mortensen stated he is not sure their name and address needs to be recorded but you might want to 

know how many are citizens and how many are not.   Rogers – Every Board I sat on it asks for a 

name and address. The address doesn’t need to be a part of the minutes but the names should be 

there as they have presented their case and would like to be recognized.  Croft Lowe - We do follow 

Roberts Rules of Order.   

Archinal – If someone takes time from their busy schedules to come and say something to us, it is 

customer service to show on the records their information, not necessarily the address but at least 
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