
 
GENOA CHARTER TOWNSHIP 
ZONING BOARD OF APPEALS 

JANUARY 23, 2024 
 6:30 P.M. 
AGENDA 

 
Call to Order: 
 
Pledge of Allegiance: 
 
Elections of Officers: 
 
Introductions:  
 
Conflict of Interest: 

Approval of Agenda:   
 
Call to the Public: (Please Note: The Board will not begin any new business after 10:00 p.m)  
 

1. 24-01…A request by Dennis Danville, 822 Sunrise Park, for a side and rear yard setback variance and any other 
variance deemed necessary by the Zoning Board of Appeals to construct an addition to an existing home.  
 

2. 24-02…A request by Chew Land Management LLC, 3638 E. Grand River Ave., for a rear yard variance and any 
other variance deemed necessary by the Zoning Board of Appeals to construct two additions to the existing 
Arby’s Restaurant. 
 
 

Administrative Business: 
1. Approval of minutes for the December 19, 2023 Zoning Board of Appeals meeting. 
2. Correspondence 
3. Member Discussion 
4. 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. Anyone speaking on an agenda item will be limited to 2 minutes. 
 







MEMORANDUM 

TO:   Genoa Township Zoning Board of Appeals 
FROM:  Amy Ruthig, Planning Director 
DATE:  January 17, 2024 
 
RE: ZBA 24-01 

 

STAFF REPORT  

File Number:   ZBA#24-01 

Site Address:   822 Sunrise Park Drive 

Parcel Number:  4711-09-201-119 

Parcel Size:    .129 

Applicant:    Dennis Danville 

Property Owner:   Carlos Danville, 5442 Greenway Trenton, MI 48183  

Information Submitted: Application, site plan, drawings 

Request:    Dimensional Variance 

Project Description:   Applicant is requesting a side and rear yard setback variance to 
construction an addition to an existing single-family home. 

Zoning and Existing Use: LRR (Lakeshore Resort Residential) Single Family Dwelling 
located on property. 

Other: 
Public hearing was published in the Livingston County Press and Argus on Sunday 
January 7, 2024 and 300-foot mailings were sent to any real property within 300 feet of 
the property in accordance with the Michigan Zoning Enabling Act.   
 
Background 

The following is a brief summary of the background information we have on file: 

• Per assessing records there is no construction date of house. 
• A land use permit was issued in 2011 for a deck. 
• In 2016, a variance was granted for an enclosed deck.  
• A land use permit was issued in 2016 for an enclosed deck. 
• A land use permit was issued in 2020 for a fence. 
• See Record Card.  

 

 

 

 



Summary 

The applicant is seeking a side and rear yard setback variance to allow for a 280 sq. ft. addition to an 
existing single-family home.  Applicant has incorrect variance amount on the application.  Correct 
request is below. 

The alley located at the rear of home is a not platted and is not considered a road.   

Variance Requests 

The following is the section of the Zoning Ordinance that the variances are being requested from: 

Table 3.04.01 (LRR District):       

 

 

 

 

 

 

 

 

 

Summary of Findings of Fact- After reviewing the application and materials provided, I offer the 
possible findings of fact for your consideration: 

Please note that in order for a variance to be approved it has to meet all of the standards in 23.05.03.   

(a) Practical Difficulty/Substantial Justice –Strict compliance with the side and rear yard setback would 
not allow that applicant to construct the proposed addition.  There does appear to be other 
structures in the vicinity with reduced rear yard setbacks which   
 

(b) Extraordinary Circumstances – The exceptional or extraordinary condition of the property is the 
location of the existing home and narrowness of the lot. The need for the variance is not self-
created.  
 

(c) Public Safety and Welfare – The granting of these variances would not impair an adequate supply of 
light and air to adjacent property or unreasonably increase the congestion in public streets, or 
increase the danger of fire or endanger the public safety, comfort, morals or welfare of the 
inhabitants of the Township of Genoa.   

 
(d) Impact on Surrounding Neighborhood – The proposed variances may have an impact on the 

appropriate development, continued use, or value of adjacent properties and the surrounding 
neighborhood because the deck is so close to the neighbor. 

 
 
 

SINGLE FAMILY 
STRUCTURE 

One Side 
South  

Other 
Side  

Rear 

Setbacks of 
Zoning 

5’ 4.5’ 40’ 

Setbacks 
Requested 

Previously  
Approved 

4.5’ 29’ 

Variance Amount - .5’ 11’ 



 
Recommended Conditions 

If the Zoning Board of Appeals grants the variance requests staff recommends the following conditions 
be placed on the approval. 

N/A 
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• There is no practical difficulty. 
• The need for the variance is self-created. 
• The variance will not make the property more consistent with the vicinity. 
• The granting of this variance will not impair an adequate supply of air to 

adjacent properties or unreasonably increase the congestion on public streets or 
increase the danger of fire or endanger the public safety, comfort, morals or 
welfare of the inhabitants of the Township of Genoa. 

• The proposed variance would have no impact on the appropriate development, 
continued use or value of adjacent properties and the surrounding neighborhood. 

The motion carried unanimously. 
 

3. 16-31…A request by Dennis Danville, 822 Sunrise Park, for a variance 
to allow a covered or enclosed deck within principle building required 
side yard setbacks. 

 
Mr. Dennis Danville was present.  He stated the deck is existing, and he is not 
increasing the footprint.  He would like to screen in a section of the deck.  The screen 
will not block the views for the neighbors.  His home was built in the 1940’s and it does 
not meet today’s requirements.  He is asking for a five-foot variance on one side to 
allow a covered and enclosed deck. 
 
The call to the public was made at 7:32 pm. 
 
Ms. Lyn Hewitt of 837 Sunrise Park stated she is in support of the enclosure as long as 
it stays within the footprint of the existing deck. 
 
Chairman Dhaenens noted that letters have been received from four neighbors who are 
in support of this variance; two of whom live on either side of Mr. Danville. 
 
The call to the public was closed at 7:35 pm. 
 
Moved by McCreary, seconded by Ledford, to approve Case #16-31 for 822 Sunrise 
Park by Dennis Danville for a five-foot side-yard setback variance to allow a covered 
and enclosed deck within the principle building required side-yard setback based on the 
following findings of fact: 

• Strict compliance with the setback does not unreasonably prevent the use of the 
property. 

• Granting the variance would provide substantial justice. 
• Granting of this variance will not be restricting views of the surrounding homes. 
• The extraordinary circumstances are the location of the existing home and the 

narrowness of the lot as it exists.   
• Granting this variance could impair an adequate supply of light and air to 

adjacent properties, but not unreasonably increase the congestion on public 
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streets or increase the danger of fire or compromise the comfort, morals or 
welfare of the inhabitants of the Township. 

• Granting the variance will not  have an impact on the continued use or value of 
adjacent properties. 

• Granting the variance will not have a negative impact on surrounding properties. 
The motion carried unanimously. 
 

4. 16-32…A request by Brian Lahaie, 2862 Stanwood Place, for rear and 
side yard variances in order to build an attached garage addition to an 
existing home. 

 
Mr. Lahaie was present.  He is asking for two variances to build a 28x32 garage 
addition.  He noted that his lot is oddly shaped.  The new addition is three feet higher 
than the existing garage and home.  He will use the same materials that are currently 
on the home.  He has spoken to his neighbors and they are in support of these 
variances. 
 
Board Member Tengel does not see a practical difficulty.  He feels the addition can be 
shifted or made smaller and then there would not be a need for a variance. 
 
After a brief discussion, Mr. Lahaie asked to have his request postponed until the next 
meeting to review the plans and possibly change the location and/or size of the 
addition. 
 
The call to the public was made at 7:55 pm with no response. 
 
Moved by Tengel, seconded by Ledford, to postpone Case #16-32 from Brian Lahaie 
until the next regularly-scheduled ZBA meeting of October 18, 2016 per the petitioner’s 
request.  The motion carried unanimously. 
 
16-33…A request by Scott Bederka, 3783 Highcrest, for a waterfront 
variance to construct a covered deck for a new construction home. 
 
Mr. Scott Tarkleson, the builder, and Mr. Scott Bederka, the homeowner, were present.  
Mr. Tarkleson stated that the measurement for the setback has to be from the closest 
part of the lake and he made an error when calculating the need for a variance, which 
is why they did not make this request when they were before the Board in May.  They 
would like to build a covered deck. 
 
The call to the public was made at 8:01 pm with no response. 
 
Moved by Ledford, seconded by McCreary, to approve Case #16-33 from Scott 
Tarkleson, builder, and Scott Bederka, owner, at 3783 Highcrest for a 4.2 foot 



















*** Information herein deemed reliable but not guaranteed***

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-09-201-119

43,507C84,50042,10042,4002021

44,942C88,10053,30034,8002022

47,189C103,90064,10039,8002023

TentativeTentativeTentativeTentative2024

Taxable
Value

Tribunal/
Other

Board of
Review

Assessed
Value

Building
Value

Land
Value

Year

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
B SURPLUS LF     50.00 102.00 1.0000 1.0000  1500  100                    75,000
H LKVIEW SURPLU   5.00 102.00 1.0000 1.0000   900  100                     4,500
   55 Actual Front Feet, 0.13 Total Acres    Total Est. Land Value =      79,500

Land Value Estimates for Land Table 4302.SUNRISE PARK

JB  04/18/2023 REVIEWED R
JB  10/02/2020 INSPECTED
JB  08/08/2017 INSPECTED

Who     When       What

Level
Rolling
Low
High
Landscaped
Swamp
Wooded
Pond
Waterfront
Ravine
Wetland
Flood Plain
REFUSE

 
 
 
 
 
 
 
 
 
 
 
 
X

Topography of 
Site

Dirt Road
Gravel Road
Paved Road
Storm Sewer
Sidewalk
Water
Sewer
Electric
Gas
Curb
Street Lights
Standard Utilities
Underground Utils.

 
 
X
 
 
 
 
 
 
 
 
 
 

Public
Improvements

Vacant ImprovedX

The Equalizer.  Copyright (c) 1999 - 2009.
Licensed To: Township of Genoa, County of
Livingston, Michigan

Comments/Influences
SEC. 9 T2N, R5E, SUNRISE PARK LOT 107

Tax Description

DANVILLE DENNIS TRUST
5442 GREENWAY DR
TRENTON MI 48183-7206

Owner's Name/Address

822 SUNRISE PARK

Property Address

2024 Est TCV Tentative

NO STARTP11-08007/01/2011WOOD DECKMAP #: HEALY

NO STARTP16-19810/07/2016PORCHP.R.E.   0%  

P20-10607/13/2020FenceSchool: HOWELL PUBLIC SCHOOLS

StatusNumberDateBuilding Permit(s)Zoning: LRRClass: RESIDENTIAL-IMPROVED

0.0BUYER/SELLER2023R-02290909-FAMILYQC11/28/20080DANVILLE DENNIS TRUSTDANVILLE, CARLOS

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

12/21/2023



Class: C
Effec. Age: 35
Floor Area: 861      
Total Base New : 152,796         E.C.F.
Total Depr Cost: 104,327       X  1.300
Estimated T.C.V: 135,625      

Cost Est. for Res. Bldg: 1  Single Family  C               Cls  C     Blt 1945
(11) Heating System: Forced Air w/ Ducts 
Ground Area = 696 SF   Floor Area = 861 SF.
Phy/Ab.Phy/Func/Econ/Comb. % Good=65/100/100/100/65
Building Areas
Stories      Exterior     Foundation           Size     Cost New   Depr. Cost 
1.25 Story   Siding       Crawl Space           661                           
1 Story      Siding       Slab                   35                           
                                             Total:      116,504       75,727
Other Additions/Adjustments
Porches
  WSEP (1 Story)                                224       11,650       10,834    *93% Good
Deck
  Treated Wood                                  290        5,548        3,606 
  Treated Wood                                  348        6,250        5,812    *93% Good
Water/Sewer
  Public Sewer                                    1        1,568        1,019 
  Water Well, 200 Feet                            1       11,276        7,329 
                                            Totals:      152,796      104,327
Notes: 
             ECF (4305 SUNRISE PARK NON LAKEFRONT) 1.300 => TCV:      135,625

Carport Area: 
Roof: 

Bsmnt Garage: 

Year Built: 
Car Capacity: 
Class: 
Exterior: 
Brick Ven.: 
Stone Ven.: 
Common Wall: 
Foundation: 
Finished ?: 
Auto. Doors: 
Mech. Doors: 
Area: 
% Good: 
Storage Area: 
No Conc. Floor: 

 (17) Garage

WSEP (1 Story)
Treated Wood
Treated Wood

224
290
348

TypeArea

 (16) Porches/Decks

Interior 1 Story
Interior 2 Story
2nd/Same Stack
Two Sided
Exterior 1 Story
Exterior 2 Story
Prefab 1 Story
Prefab 2 Story
Heat Circulator
Raised Hearth
Wood Stove
Direct-Vented Gas

 
 
 
 
 
 
 
 
 
 
 
 

 (15) Fireplaces

Appliance Allow.
Cook Top
Dishwasher
Garbage Disposal
Bath Heater
Vent Fan
Hot Tub
Unvented Hood
Vented Hood
Intercom
Jacuzzi Tub
Jacuzzi repl.Tub
Oven
Microwave
Standard Range
Self Clean Range
Sauna
Trash Compactor
Central Vacuum
Security System

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 (15) Built-ins

 Lump Sum Items:

Public Water
Public Sewer
Water Well
1000 Gal Septic
2000 Gal Septic

 
1
1
 
 

 (14) Water/Sewer

Average Fixture(s)
3 Fixture Bath
2 Fixture Bath
Softener, Auto
Softener, Manual
Solar Water Heat
No Plumbing
Extra Toilet
Extra Sink
Separate Shower
Ceramic Tile Floor
Ceramic Tile Wains
Ceramic Tub Alcove
Vent Fan

 
1
 
 
 
 
 
 
 
 
 
 
 
 

 (13) Plumbing

Few Ave.XMany 

No. of Elec. Outlets

Min Ord.XEx. 

 No./Qual. of Fixtures

Amps Service0

 (12) Electric

Central Air
Wood Furnace

 
 

Forced Air w/o Ducts
Forced Air w/ Ducts 
Forced Hot Water
Electric Baseboard
Elec. Ceil. Radiant
Radiant (in-floor)
Electric Wall Heat
Space Heater
Wall/Floor Furnace
Forced Heat & Cool
Heat Pump
No Heating/Cooling

 
X
 
 
 
 
 
 
 
 
 
 

Elec.
Steam

 Oil
Coal

 Gas
Wood

X

 (11) Heating/Cooling

 Joists: 
 Unsupported Len:  
 Cntr.Sup: 

 (10) Floor Support

Recreation   SF
Living       SF
Walkout Doors (B)
No Floor     SF
Walkout Doors (A)

 
 
 
 
 

 (9) Basement Finish

Conc. Block
Poured Conc.
Stone
Treated Wood
Concrete Floor

 
 
 
 
 

 (8) Basement

 Basement: 0  S.F.
 Crawl: 661  S.F.
 Slab: 35  S.F.
 Height to Joists: 0.0

 (7) Excavation

    

 (6) Ceilings

 Kitchen: 
 Other: 
 Other: 

 (5) Floors

H.C.XSolid Doors:

Small OrdXLg 

Size of Closets

Min OrdXEx 

Trim & Decoration

Plaster
Wood T&G

 
 

Drywall
Paneled

 
 

(4) Interior

Eavestrough
Insulation
Front Overhang
Other Overhang

 
 

 0
 0

 (3) Roof (cont.)

*** Information herein deemed reliable but not guaranteed***

Residential Building 1 of 1 Printed onParcel Number: 4711-09-201-119

 Chimney: Brick

Asphalt ShingleX

Gambrel
Mansard
Shed

 
 
 

Gable
Hip
Flat

X
 
 

 (3) Roof

Wood Sash
Metal Sash
Vinyl Sash
Double Hung
Horiz. Slide
Casement
Double Glass
Patio Doors
Storms & Screens

 
 
 
 
 
 
 
 

Large
Avg.
Small

 
X
 

Many
Avg.
Few

 
X
 

 (2) Windows

Wood/Shingle
Aluminum/Vinyl
Brick
 
Insulation

X
 
 
 

 (1) Exterior

Basement
1st Floor
2nd Floor
Bedrooms

 
 
 
2

 Room List

 Condition: Good

Remodeled
0

 Yr Built
 1945 

 Building Style:
 C

Wood  FrameX

Single Family
Mobile Home
Town Home
Duplex
A-Frame

X
 
 
 
 

 Building Type

12/21/2023



*** Information herein deemed reliable but not guaranteed***

Parcel Number: 4711-09-201-119, Residential Building 1 Printed on 12/21/2023







MEMORANDUM 

TO:   Genoa Township Zoning Board of Appeals 
FROM:  Amy Ruthig, Planning Director 
DATE:  January 18, 2024 
 
RE: ZBA 24-02 

 

STAFF REPORT  

File Number:   ZBA#24-02 

Site Address:   3639 E. Grand River Avenue 

Parcel Number:  4711-05-400-029 

Parcel Size:    1.095 Acres 

Applicant:   Chew Land Management, LLC. 3253 Owen Road, Fenton 

Property Owner:   Same as applicant 

Information Submitted: Application, site plan, conceptual drawings 

Request:    Dimensional Variance 

Project Description:   Applicant is requesting a rear yard setback variance to construct 
an addition to the existing Arby’s Restaurant.       

Zoning and Existing Use: RCD (Regional Commercial District) a drive through restaurant 
currently occupies the parcel. 

Other: Public hearing was published in the Livingston County Press and Argus on Sunday 
December 3, 2023 and 300-foot mailings were sent to any real property within 300 feet 
of the property in accordance with the Michigan Zoning Enabling Act.   

Background 

The following is a brief summary of the background information we have on file: 

• Per assessing records the existing restaurant was constructed in 1992. 
• In 2023, applicant submitted an application to the Planning Commission for the 

proposed addition and elevation revisions.  
• January of 2024, the applicant was before the Planning Commission for the 

project and it was tabled for further information.  See attached minutes.  
• The parcel is serviced by public sewer and water. 
• See Assessing Record Card.  

 

 

 

 



 

Summary 

The applicant is requesting a rear yard setback variance to construction a 364 sq. ft. addition. The 
applicant is currently in the process of seeking Planning Commission approval for the proposed addition 
and elevation revisions.  The ZBA application does not require Planning Commission approval prior to 
rendering a decision.  

The existing building currently has a non-conforming rear yard setback.  Staff could not determine if ZBA 
approval was granted for the current location of the existing building.   When determining the setback 
variance request, staff determined the setbacks from the existing building location.  

Variance Requests 

The following is the section of the Zoning Ordinance that the variance is being requested from: 

Table 7.03.01  
DIMENSIONAL STANDARDS – COMMERCIAL DISTRICTS DIMENSIONAL STANDARDS (RCD) 
 

 
 

 

 

 

 

 

 

Summary of Findings of Fact- After reviewing the application and materials provided, I offer the 
possible findings of fact for your consideration: 

Please note that in order for a variance to be approved it has to meet all of the standards in 23.05.03.   

(a) Practical Difficulty/Substantial Justice –Strict compliance with the zoning ordinance would prevent 
the applicant from constructing the proposed addition.  Granting of the variance would provide 
substantial justice since there are other commercial buildings with reduced setbacks in the vicinity.   
 

(b) Extraordinary Circumstances – The exceptional or extraordinary condition of the property is a non-
conforming and irregular shaped lot that reduces the depth of the building envelope and location of 
existing building. The variance amount seems to be the least amount necessary and is not self-
created.      

 
(c) Public Safety and Welfare – The granting of the variance will not impair an adequate supply of light 

and air to adjacent property or unreasonably increase the congestion in public streets, or increase 
the danger of fire or endanger the public safety, comfort, morals or welfare of the inhabitants of the 
Township of Genoa.   

 

COMMERCIAL 
STRUCTURE 

Rear Yard  
Setback 
Service 
Building 

Rear Yard 
Setback 

New Entry  

Required 
Setbacks 

50’ 50’ 

Setback 
Amount  

46.9 43’4” 

Variance 
Amount 

3.1’ 6’8” 



(d) Impact on Surrounding Neighborhood – The proposed variance would have no impact on the 
appropriate development, continued use, or value of adjacent properties and the surrounding 
neighborhood since the home is proposed to be constructed within the same footprint of the 
existing home and previously approved addition.   
   

 
 
Recommended Conditions 

If the Zoning Board of Appeals grants the variance requests staff recommends the following conditions 
be placed on the approval. 

1. Must receive Planning Commission approval prior to land use permit issuance.   
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Unapproved Minutes 
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2. The applicant proposes the inclusion of multiple bright colors on the mainly white and red 
building. 

3. He asked the applicant to confirm that no changes to building materials are proposed. Mr. 
Shwartz stated the building materials will not change. 

4. He asked the applicant to confirm that the changes are only proposed to the front and west 
side of the building. Mr. Schwartz stated if their proposal is approved, they would like to 
change the other two sides. 

5. Section 12.01.05 requires that building colors “relate well and be harmonious with the 
surrounding area” and that “subtle earth tone colors shall be used.” 

6. In his opinion, the proposed façade changes do not meet the requirements of the Zoning 
Ordinance. 

 
Vice-Chairman Rauch noted that the addition of a red fence next to the outdoor seating is also 
being proposed.  
 
The call to the public was made at 6:40 pm with no response. 
 
Commissioner Dhaenens stated the fluorescent colors are too bright. They should be toned 
down. He will not be able to support this as presented. He would like to see a different proposal. 
 
Vice-Chairman Rauch stated that the Township’s zoning ordinance states a consistent design 
throughout the area, which includes earthtones and clean lines. He is not in support of the 
proposal as presented. He also noted that he is not in favor of the existing red accents on the 
building. 
 
Commissioner McCreary agrees. 
 
Commissioner McBain stated this would be a great design for a downtown area. There are other 
ways to accent the building with different colors. 
 
Mr. Schwartz asked if he could propose different designs for the township to review. Mr. Rauch 
advised him to contact Ms. Ruthig. 
 
Moved by Commissioner Dhaenens, supported by Commissioner Rassel, to table the review of 
the sketch plan dated December 7, 2023 for façade revisions to the existing Dave’s Hot Chicken 
Restaurant located at 3667 E. Grand River Avenue, to allow the applicant to meet with township 
staff to develop other designs. The motion carried unanimously. 
 
OPEN PUBLIC HEARING # 2…Consideration of a site plan application, environmental impact 
assessment and site plan for an expansion, remodel and exterior site improvements for the 
existing Arby’s Restaurant located at 3639 E. Grand River Avenue, between Grand Oaks Drive 
and Cleary Drive. The request is petitioned Chew Inc, dba Arby’s. 
A. Recommendation of Environmental Impact Assessment (12-13-23) 
B. Recommendation of Site Plan (12-13-23) 
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Mr. Jamie Crawford, the owner, and Ms. Cheryl Ball, the architect, were present. Ms. Ball stated 
Arby’s Corporate is requiring them to update the interior and exterior of the building. She 
provided the site plan, showing the new location of the entrance drive. She presented colored 
renderings. They have applied for a variance from the ZBA for the rear yard setback. 
 
With regard to Mr. Borden’s letter addressing the excessive EIFS, she has a revised proposal to 
reduce it to 31.4 percent, which is closer to the 25 percent limit. 
 
Mr. Borden reviewed his letter dated January 2, 2024. 
1. The building materials include an excessive amount of EIFS and he noted Ms. Ball’s 

comments this evening. 
2. Building materials and color scheme are subject to approval by the Planning Commission. 
3. The required drive-through stacking spaces block circulation at the main drive aisle. 

Alternatives should be explored to mitigate this condition. 
4. The plan is deficient on parking spaces so the applicant must provide the Township with a 

shared parking agreement to address this deficiency. He suggests the parallel spaces be 
removed from the plan. 

5. He suggests additional shrubs be provided to create a hedgerow that better screens the 
front yard parking spaces. 

6. Required landscape areas are deficient in both widths and plantings; however, the 
Commission may waive or modify the landscaping requirements, per Section 12.02.13. 

7. There are minor discrepancies between the plant schedule and landscape plan that need to 
be corrected. 

8. The petitioner is requesting two wall signs, where one is permitted. The Planning 
Commission may allow a second wall sign.  

9. He is requesting the applicant amend the sign detail to note that the existing nonconforming 
pole sign will be removed and replaced with a monument sign. 

10. The applicant must also address any comments provided by the Township Engineer and/or 
the Brighton Area Fire Authority. 

 
Ms. Byrne reviewed her letter dated January 3, 2024. 
1. Approval from the Brighton Area Fire Authority should be provided prior to site plan 

approval, which has been obtained. 
2. A detail should be provided for the proposed parking stripping. 
 
The Brighton Area Fire Authority Fire Marshal’s letter dated December 20, 2023 stated that he 
has no outstanding concerns. 
 
Vice-Chairman Rauch understands that the Arby’s brand has changed since this building was 
built and this site is a challenge to meet those changes. He asked if there is a possibility to swap 
this property with some property to the rear. Mr. Crawford stated he did approach the owner of 
the shopping center; however, their cost for the property was too high.  
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There was a discussion regarding the drive thru stacking. Mr. Crawford advised there are issues 
sometimes, but the cars needing to back out of a space wait for the drive thru car to move 
forward. 
 
Commissioner Dhaenens agrees with Vice-Chairman Rauch’s idea of the land swap. He would 
like the Township to be involved in the conversation between the petitioner and the land owner. 
Mr. Crawford stated he needs to meet the spring 2024 deadline from Arby’s corporate.  
 
Commissioner McCreary also agrees with Vice-Chairman Rauch’s idea. It is a forward thinking 
idea and could be a positive for the applicant, the property owner, and the township.  
 
Vice-Chairman Rauch asked the commissioners their opinions on the current issues with the 
existing site, such as the parking, drive thru stacking, etc. Mr. Borden stated it is always the 
desire to improve sites; however, the parking issues are minor and if they do not pose problems 
at this time, he recommends allowing them to remain. All commissioners agreed to allow the 
existing angled parking, but the parallel parking must be removed. 
 
The call to the public was made at 7:33 pm with no response. 
 
Ms. Ball stated that she will comply with all the requirements in Mr. Borden’s review letter.  
 
After a discussion regarding the outstanding issues, the commission and the applicant decided 
to table the item this evening. 
 
Moved by Commissioner Dhaenens, supported by Commissioner Chouinard, to table the 
review of an expansion, remodel and exterior site improvements for the existing Arby’s 
Restaurant located at 3639 E. Grand River Avenue to allow the applicant to address the 
feedback this evening regarding the amount of EIFS, the drive-thru stacking, the possibility of a 
shared parking agreement, plantings, and to contact staff to facilitate a discussion between the 
applicant, the township, and the property owner. The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3…Consideration of a site plan application, environmental impact 
assessment and site plan for a proposed car wash with 2 automatic bays, 4 self-service bays 
and 5 vacuum stations located within the existing Genoa Outlots PUD. The property is located 
on a vacant 1.39 acre site (parcel#4711-09-200-028), southwest corner of Grand River Avenue 
and Lawson Drive. The request is petitioned by Springborn Properties. 
A. Recommendation of Environmental Impact Assessment (10-31-23) 
B. Recommendation of Site Plan (12-18-23) 
 
Mr. Patrick Cleary of Boss Engineering, Mr. Russ Springborn, the owner, and Mr. Dave 
Richardson of Lindhout & Associates, the architect, were present. 
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*** Information herein deemed reliable but not guaranteed***

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-05-400-029

345,200S345,200145,300199,9002021

258,200S258,200T330,900131,000199,9002022

271,110C345,200145,300199,9002023

TentativeTentativeTentativeTentative2024

Taxable
Value

Tribunal/
Other

Board of
Review

Assessed
Value

Building
Value

Land
Value

Year

Land Improvement Cost Estimates
Description                                 Rate        Size % Good     Cash Value
D/W/P: Asphalt Paving                       3.32       40300     43         57,532
Commercial Local Cost Land Improvements
Description                       Rate        Size % Good Arch Mult     Cash Value
  WELL/WATER                  4,475.00           1     70       100          3,132
  SEPTIC/SEWER                4,400.00           1     70       100          3,080
                Total Estimated Land Improvements True Cash Value =         63,744

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
GRD RIVR1600    262.00 182.00 1.0000 0.9539  1600  100                   399,891
  262 Actual Front Feet, 1.10 Total Acres    Total Est. Land Value =     399,891

Land Value Estimates for Land Table 2003.GRAND RIVER FRONTAGE

DLR 11/11/2010 INSPECTED

Who     When       What

Level
Rolling
Low
High
Landscaped
Swamp
Wooded
Pond
Waterfront
Ravine
Wetland
Flood Plain

 
 
 
 
 
 
 
 
 
 
 
 
 

Topography of 
Site

Dirt Road
Gravel Road
Paved Road
Storm Sewer
Sidewalk
Water
Sewer
Electric
Gas
Curb
Street Lights
Standard Utilities
Underground Utils.

 
 
 
 
 
 
 
 
 
 
 
 
 

Public
Improvements

Vacant ImprovedX

The Equalizer.  Copyright (c) 1999 - 2009.
Licensed To: Township of Genoa, County of
Livingston, Michigan

Comments/Influences

SEC 5 T2N R5E COMM AT S1/4 COR TH
N02*00'53"W 1927.24 FT TH S64*46'02"E
429.85 FT TO POB TH N02*56'41"W 110.70 FT
TH N87*03'19"E 287.12 FT TH S02*56'41"E
104.48 FT TH S25*13'58"W 141.07 FT TH
N64*46'02"W 250.16 FT TO POB CONT. 1.11
AC M/L SPLIT FR 007 8/91 CORR LEGAL 11/00
PARCEL  C

Tax Description

CHEW LAND MANAGEMENT LLC
3253 OWEN RD
FENTON MI 48430-1755

Owner's Name/Address

3639 E GRAND RIVER

Property Address

2024 Est TCV Tentative

MAP #: V24-02

P.R.E.   0%  

NO STARTW17-04605/02/2017COMM MISCELSchool: HOWELL PUBLIC SCHOOLS

StatusNumberDateBuilding Permit(s)Zoning: RCDClass: COMMERCIAL-IMPROVED

100.0BUYER/SELLER2020R-04640903-ARM'S LENGTHWD12/08/20201,200,000CHEW LAND MANAGEMENT LLCJ & J MANAGEMENT

100.0BUYER/SELLER2020R-04640903-ARM'S LENGTHWD12/08/20200CHEW LAND MANAGEMENT LLCJ & J MANAGEMENT

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

01/18/2024



Bsmnt Insul. Thickness 

 (40) Exterior Wall:

 (39) Miscellaneous:

 (14) Roof Cover:

 (13) Roof Structure:   Slope=0 

Incandescent
Fluorescent
Mercury
Sodium Vapor
Transformer

 
 
 
 
 

Flex Conduit
Rigid Conduit
Armored Cable
Non-Metalic
Bus Duct

 
 
 
 
 

Few
Average
Many
Unfinished
Typical

 
 
 
 
 

Few
Average
Many
Unfinished
Typical

 
 
 
 
 

Fixtures:Outlets:

 (11) Electric and Lighting:

Hand Fired
Boiler

 
 

Coal
Stoker

 
 

Gas
Oil

 
 

 (10) Heating and Cooling:

 (9) Sprinklers:

Urinals
Wash Bowls
Water Heaters
Wash Fountains
Water Softeners

 
 
 
 
 

Total Fixtures
3-Piece Baths
2-Piece Baths
Shower Stalls
Toilets

 
 
 
 
 

Few
None

 
 

Average
Typical

 
 

Many
Above Ave.

 
 

 (8) Plumbing:

 (7) Interior:

 (6) Ceiling:

 (5) Floor Cover:

 (4) Floor Structure:

 (3) Frame:

Block Brick/Stone Poured Conc.X

Footings  (2) Foundation:

 (1) Excavation/Site Prep:

<<<<<                     Calculator Cost Computations                     >>>>>
  Class: C    Quality: Average
Stories: 1    Story Height: 10        Perimeter: 204
 
Base Rate for Upper Floors = 204.35
 
(10) Heating system: Complete H.V.A.C.    Cost/SqFt: 33.32   100%
Adjusted Square Foot Cost for Upper Floors = 237.67
 
Total Floor Area: 1,750               Base Cost New of Upper Floors =    415,923
 
                                      Reproduction/Replacement Cost =    415,923
Eff.Age:26   Phy.%Good/Abnr.Phy./Func./Econ./Overall %Good: 68 /100/100/100/68.0
                                             Total Depreciated Cost =    282,828
 
ECF (2009 RESTFASTFOOD)                  0.900 => TCV of Bldg:  1  =     254,545
    Replacement Cost/Floor Area= 237.67      Est. TCV/Floor Area= 145.45

  **  **  Calculator Cost Data  **  **
Quality: Average  
Heat#1: Complete H.V.A.C.             100%
Heat#2: Complete H.V.A.C.             0%
Ave. SqFt/Story: 1750
Ave. Perimeter: 204
Has Elevators:
 
         *** Basement Info ***
Area:
Perimeter:
Type:
Heat: Hot Water, Radiant Floor
 
          * Mezzanine Info *
Area #1:
Type #1:
Area #2:
Type #2:
 
          * Sprinkler Info *
Area:
Type: Average

LowXAve. Above Ave. High 

Construction Cost

Comments:

Overall Bldg
Height

 

Year Built
Remodeled

1992
 

Depr. Table    : 1.5%
Effective Age  : 26
Physical %Good: 68
Func. %Good   : 100
Economic %Good: 100

Class: C
Floor Area: 1,750
Gross Bldg Area: 1,750
Stories Above Grd: 1
Average Sty Hght : 10
Bsmnt Wall Hght  

Desc. of Bldg/Section: 
Calculator Occupancy: Restaurants - Fast Food

*** Information herein deemed reliable but not guaranteed***

Commercial/Industrial Building/Section 1 of 1 Printed onParcel Number: 4711-05-400-029 01/18/2024



*** Information herein deemed reliable but not guaranteed***

Parcel Number: 4711-05-400-029, Commercial/Industrial Building 1 Printed on 01/18/2024
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GENOA CHARTER TOWNSHIP 
ZONING BOARD OF APPEALS 
December 19, 2023 - 6:30 PM 

  
MINUTES 

  

Call to Order: Vice Chairman Rockwell called the regular meeting of the Zoning Board of 
Appeals to order at 6:30 pm. The members and staff of the Zoning Board of Appeals were 
present as follows: Bill Rockwell, Michele Kreutzberg, Craig Fons, and Amy Ruthig, Planning 
Director. Absent were Marianne McCreary and Jean Ledford. 

Pledge of Allegiance:  The Pledge of Allegiance was recited. 

Introduction:  The members of the Board and staff introduced themselves. 

Conflict of Interest:  None 

Approval of the Agenda: 

Moved by Board Member Kreutzberg, seconded by Board Member Fons, to approve the 
agenda as presented. The motion carried unanimously. 

Vice-Chairman Rockwell advised the applicants that due to there only being three of the five 
board members present this evening, in order for a case to be approved, it will require a 
unanimous vote by all members present. Applicants have the option to have their case tabled 
until a future meeting when there is a full board present. 

Call to the Public:  

The call to the public was opened at 6:31 pm with no response. 
 
1. 23-37…A request by Shane Sumner, 1583 S. Hughes, for a front yard variance and any 

other variance deemed necessary by the Zoning Board of Appeals to construct a deck with 
a pergola. 

 
Mr. Sumner stated that he made an error and was not aware of the requirements for 
constructing the deck and pergola so it was built without permits and approval. It was a concrete 
porch with metal railings. The upgrade is an improvement for him and anyone entering and 
exiting the home. It would not cause any public safety issues, it is well built, and would not pose 
any obstruction for any vehicle to enter or exit his property from Hughes Road.  
 
Board Member Kreutzberg questioned the tarp structure on the property. Mr. Sumner stated this 
is a temporary cover for his boat. She noted that this will need to be removed as it is considered 
a structure and a third structure is not permitted on the property. Ms. Ruthig confirmed this is 
correct and if Mr. Sumner would like it to remain, he would need to apply for an additional 
variance. 
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Board Member Fons stated that many requests for three structures on properties of this size 
have been denied. 
 
The call to the public was opened at 6:44 pm with no response. 
 
Moved by Commissioner Kreutzberg, supported by Commissioner Fons, to approve Case #23-
37 for Shane Sumner at 1583 S. Hughes Road for a front yard variance of 16 feet 6 inches from 
the required 20 feet for a front yard setback of 3 feet 6 inches to retain a deck with a pergola, 
based on the following findings of fact: 
● Strict compliance with the setbacks would unreasonably restrict the intended use of the 

property. The variance will provide substantial justice and would make the property 
consistent with other properties and homes in the area as there are other homes with 
reduced front yard setbacks. 

● The property is a non-conforming lot with non-conforming home placement. The location of 
the front door dictates the positioning of the porch. Granting this variance would not impair 
adequate light or air to adjacent properties, would not increase congestion or increase 
danger or fire or threaten public safety or welfare. 

● The variance would have little or no impact on the appropriate development, continued use 
or value of adjacent properties and surrounding neighborhood. 

The approval is conditioned upon: 
1. A land use application will be submitted within fifteen business days of ZBA approval with 

the required documentation. 
2. A building permit from the Livingston County Building Department will be applied for within 

fifteen business days after receiving the land use permit from Genoa Charter Township. 
3. If permits are not applied for in the required time frame, then the deck must be removed. 
4. The additional detached accessory structure must be removed; however, if a variance 

request is filed within thirty days, it can remain until the case is heard. 
5. If conditions are not met, enforcement action will commence. 
The motion carried unanimously. 
 
2. 23-38…A request by Ken Tyler, vacant parcels 4711-29-100-008 and 4711-29-300-001  on 

Coon Lake Road, a variance to not require a perk test prior to a split of property and any 
variance deemed necessary by the Zoning Board of Appeals. 

 
Mr. Tyler is requesting to waive the requirement to have the perk tests done prior to splitting his 
property because they are unsure as to where the homes will be built on the properties as each 
parcel will be between five to seven acres. Also, the splits have not been approved.  
 
Board Member Fons stated that the zoning ordinance is in place in order to protect the people of 
the Township. If someone is interested in purchasing one of these properties, they should know 
that it perks. 
 
Board Member Kreutzberg agrees with Board Member Fons. This would be setting a precedent. 
It is a want and not a need. 
 
The call to the public was opened at 7:06 pm with no response. 
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Moved by Commissioner Kreutzberg, supported by Commissioner Fons, to deny Case #23-38 
for Ken Tyler of 5200 Richardson Road for vacant parcels 4711-29-100-008 and 4711-29-300-
001  on Coon Lake Road for a variance to not require a perk test prior to a split of property, 
based on the following findings of fact: 
● There are no extraordinary conditions that would eliminate the need for perk tests. 
● The need for the variance is self-created. 
● Citing Article 20.04.06 - Septic and Well. For land divisions, documentation is required from 

the Livingston County Health Department on the suitability of the lots to accommodate 
individual wells, septic and reserve. 

The motion carried unanimously. 
 
3. 23.39… A request by Crystal Gardens and Joe Thomas, 5768 E. Grand River, for a front 

yard setback variance and any other variance deemed necessary by the Zoning Board of 
Appeals to replace an existing nonconforming sign. (APPLICATION WITHDRAWN) 

 
4. 23-40…A request by Peter Wood, 4021 Homestead, for a front, two sides and a waterfront 

setback variance and any other variance deemed necessary by the Zoning Board of 
Appeals to construct a new home. 

 
Mr. Wood stated that his project started with additions to the original home. He received 
variances for this work; however, after the project began, he learned that all of the floors of the 
original home were at different levels, the floorboards were rotted and the crawl space was 
contaminated. He decided to demolish the original house and rebuild it. He is now requesting 
additional variances. The existing home was non-compliant so the new home will also be non-
compliant because it will be within the same footprint. 
 
Mr. David Hazen, the architect, provided a review of the design and structure of the new home. 
 
The call to the public was opened at 7:23 pm with no response. 
 
Moved by Commissioner Kreutzberg, supported by Commissioner Fons, to approve Case #23-
40 for Peter Wood of 4021 Homestead for a front yard setback variance of 25 feet from the 
required 35 feet for a front yard setback of 10 feet, a side yard setback variance of 1.5 feet from 
the required 10 feet for a side yard setback variance of 8.5 feet, another side yard setback 
variance of 1.4 feet from the required 5 feet for a side setback of 3.6 feet, and a waterfront 
setback variance of 20.75 feet from the required 57.25 feet for a waterfront setback of 36.50 feet 
to construct a single family home, based on the following findings of fact: 
● Strict compliance with the setbacks would unreasonably restrict the intended use of the 

property or cause it to be unbuildable. The variance will provide substantial justice and 
would make the property consistent with other properties and homes in the area with 
reduced setbacks. The proposed home location will be on the original footprint along with 
the previously approved addition.  

● The variances are necessary due to the extraordinary circumstances, such as the non-
conforming irregular lot size with a reduced building envelope and the original footings can 
be utilized. 

● Granting these variances would not impair adequate light or air to adjacent properties, would 
not increase congestion or increase danger or fire or threaten public safety or welfare. 
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● The variance would have little or no impact on the appropriate development, continued use 
or value of adjacent properties and surrounding neighborhood. 
This approval is conditioned upon the following: 

1. The structure must be guttered with downspouts. 
2. A land use permit is required for the construction of the new home. 
3. Any retaining walls will require a land use permit and shall meet the Zoning Ordinance. 
4. Lot coverage shall adhere to the Zoning Ordinance requirements. 
The motion carried unanimously. 
 
Administrative Business: 
 
1. Approval of minutes for the November 21, 2023 Zoning Board of Appeals meeting.  
 
Moved by Board Member Kreutzberg, seconded by Board Member Fons, to approve the 
minutes of the October 17, 2023 Zoning Board of Appeals meeting as presented. The motion 
carried unanimously. 
 
2. Correspondence 
 
Ms. Ruthig stated there will be one case on January’s meeting agenda. 
 
3. Member Discussion 
 
There were no items to discuss this evening. 
 
4. Adjournment 
 
Moved by Board Member Fons, seconded by Board Member Kreutzberg, to adjourn the 
meeting at 7:30 pm. The motion carried unanimously. 

   
 
 

Respectfully submitted: 
 
 
 
 
Patty Thomas, Recording Secretary 

 
 
 
 


	AGENDA
	1. Approval of minutes for the December 19, 2023 Zoning Board of Appeals meeting.

	Packet.pdf
	ZBA plot combo compress 12.19.23.pdf
	01 Arby's Howell, MI 6081 cover 12.18.23 C1.0
	02 Howell Arby's #6081 survey CS.0 12.13.23
	03 Howell Arbys #6081 exist CEX1.0 12.13.23
	04 Howell Arbys #6081 site new C1.1 12.13.23
	05 Howell Arbys #6081 site DET C1.2 12.13.23
	06 Howell Arbys 6081 C1.3 lg site12.18.23
	07 Arby's Howell, MI 6081 rev photo 12.18.23 C1.4
	08 Howell Arbys #6081 landC1.5 12.13.23
	09 Howell Arbys 6081 D1.1 demoplan 12.18.23
	10 Howell Arbys 6081 A1.1 new plan 12.18.23
	11 Howell Arbys 6081 EX2.0 12.18.23
	12 Howell Arbys #6081 elev color A2.1 12.13.23
	13 Howell Arbys #6081 elev matl A2.2 12.13.23





