
GENOA CHARTER TOWNSHIP 
ZONING BOARD OF APPEALS 

May 26, 2026 
 6:30 P.M. 
AGENDA 

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

Approval of Agenda:   

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

1. 26-04…A request by Richard Garbacik, 4780 Chestnut Springs Dr., for rear yard variance and any other 
variances deemed necessary by the Zoning Board of Appeals, to construct a new single-family home. 

 
 
 
NEW BUSINESS: 
 

2. 26-06…A request by Donnie Beasley Bettes, 3430 Pineridge Lane for a waterfront yard variance and any 
other variances deemed necessary by the Zoning Board of Appeals, to construct a new deck. 

3. 26-07… A request by Matt and Nora Carroll, 1616 S. Hughes Road, for front and rear yard variances and 
any other variances deemed necessary by the Zoning Board of Appeals, to demolish an existing non-
conforming home and construct a new single-family home. 

 
 
 ADMINISTRATIVE BUSINESS: 

 
 

1. Approval of minutes for the April 21, 2026 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:  Carrie Aulette, Zoning Official 
DATE:  April 9, 2026 
RE: ZBA 26-04 

 

 

File Number:  ZBA#26-04 

Site Address:  4780 Chestnut Springs 

Parcel Number:  4711-33-401-025 

Parcel Size:   23.531 acres 

Applicant:   Richard Garbacik 

Property Owner:  Richard Garbacik Trust 

Information Submitted: Application, site plan, building plans 

Request:    Dimensional Variance 

Project Description:  Applicant is requesting a rear yard setback variance to construct a 
new single-family home with attached garage.  

Zoning and Existing Use: LDR (Low Density Residential), Single Family Residential 

Other: 
Public hearing was published in the Livingston County Press and Argus on Sunday April 5, 
2026 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, a Land Use Permit was issued on December 16, 2025 to build 
a new home. 

• See Record Cards.  
• The property is serviced by private well & septic. 

 

 



Summary 

The applicant is proposing to construct a new home. The initial proposed location of the 
home has extreme topographical challenges with a 20% slope rising from the front of the 
property towards the rear. Keeping the location at the required rear yard setback will 
require significant grade changes as well as larger foundation walls & retaining walls. 

Applicant has consulted with staff to determine the least amount necessary for a variance 
request.  

Variance Requests 

The following are the various sections of the zoning ordinance that variances are being 
requested from: 

Section 03.04.01: Residential Schedule of Area and Bulk Requirements.   

Required Rear Yard Setback:   60’    

Proposed Front Yard Setback: 40’ 

Proposed Variance Amount: 20’   

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 adherence to the rear yard setback requirement would 
not preclude construction of the proposed residence; however, it would necessitate significant 
modifications to the existing site grading. Compliance would require considerably taller foundation 
walls, which could result in a structure that is not consistent with the established architectural character 
of surrounding properties. Approval of the requested variance would provide reasonable relief to the 
applicant and is warranted to preserve and enable the reasonable use and enjoyment of a substantial 
property right, consistent with those afforded to similarly situated properties within the same zoning 
district and the immediate vicinity of the subject parcel. 
 

(b) Extraordinary Circumstances –The exceptional condition of the property relates to the lot’s topography. 
Although the parcel is relatively large, it contains designated wetland areas that limit buildable space. At 
the time of subdivision approval, it was determined that the identified location was the only feasible site 
for residential construction. Requiring compliance with the rear setback for LDR zoning would place the 
structure on the steepest portion of the lot, necessitating significant grading and site alteration. The 
requested variance represents the minimum relief necessary to accommodate reasonable construction. 
This hardship is not self-created, but rather arises from the natural characteristics and regulatory 
constraints affecting the property. 

 
(c) Public Safety and Welfare – The granting of this 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.  



 
(d) Impact on Surrounding Neighborhood – The proposed variance would have little or no impact on the 

appropriate development, continued use, or value of adjacent properties and the surrounding 
neighborhood.  

 
 
 

Recommended Conditions 

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

1. Structure must be guttered with downspouts.  
2. Any retaining walls will require additional approvals and permits. 

 

 

 

  





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

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-33-401-025

160,000S160,0000160,0002023

160,000S160,0000160,0002024

164,960C192,5000192,5002025

169,413C192,5000192,5002026

Taxable
Value

Tribunal/
Other

Board of
Review

Assessed
Value

Building
Value

Land
Value

Year

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
<Site Value B> LAKE FRONT SITE           385000  100                     385,000
1000 Actual Front Feet, 23.53 Total Acres    Total Est. Land Value =     385,000

Land Value Estimates for Land Table 4053.4053 CHESTNUT SPRINGS

JB  11/05/2025 INSPECTED
JB  11/07/2024 INSPECTED
JB  03/10/2021 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.

 
 
X
 
 
 
 
 
 
 
 
 
X

Public
Improvements

Vacant ImprovedX

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

SPLIT/COMB. ON 04/05/2019 COMPLETED
04/05/2019 DUFFY                   ;
PARENT PARCEL(S): 4711-33-400-003,
4711-34-300-005;
CHILD PARCEL(S): 4711-33-401-001,
4711-33-401-002, 4711-33-401-003,
4711 33 401 004  4711 33 401 005

 
 
 
 
 
 
 
 
 
 
 
 

Comments/Influences

SEC 33/34 T2N R5E CHESTNUT SPRINGS SITE
CONDOMINIUM UNIT 25
SPLIT/COMBINED ON 04/05/2019 FROM
4711-33-400-003, 4711-34-300-005;

Tax Description

GARBACIK RICHARD TRUST
8917 MISSION DR
BRIGHTON MI 48116

Owner's Name/Address

4780 CHESTNUT SPRINGS DR

Property Address

2026 Est TCV 385,000 TCV/TFA: 0.00

P23-10807/18/2023Residential New ConstructiMAP #: 

P23-22511/27/2023Residential New ConstructiP.R.E.   0%  Qual. Ag.

P25-21812/16/2025Residential New ConstructiSchool: PINCKNEY COMMUNITY SCHOOLS

StatusNumberDateBuilding Permit(s)Zoning: LDRClass: RESIDENTIAL-VACANT

100.0BUYER/SELLER2022R-02483103-ARM'S LENGTHWD09/09/2022375,000DEKROUB RENEE & ANTHONYCHESTNUT DEVELOPMENT LLC

100.0BUYER/SELLER2023R-01642803-ARM'S LENGTHWD08/29/2023395,000GARBACIK RICHARDDEKROUB RENEE & ANTHONY

0.0BUYER/SELLER20023R-02261514-INTO/OUT OF TRUSTQC10/11/202310GARBACIK RICHARD TRUSTGARBACIK RICHARD

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

04/09/2026



Class: A
Effec. Age: 0
Floor Area: 0        
Total Base New : 0               E.C.F.
Total Depr Cost: 0             X  0.900
Estimated T.C.V: 0            

Cost Est. for Res. Bldg: 1  Single Family  A               Cls  A     Blt 2025
(11) Heating System: Forced Heat & Cool
Ground Area = 0 SF   Floor Area = 0 SF.
Phy/Ab.Phy/Func/Econ/Comb. % Good=100/100/100/100/100
Building Areas
Stories      Exterior     Foundation           Size     Cost New   Depr. Cost 
Other Additions/Adjustments
                                            Totals:            0            0
Notes: 
                       ECF (4053 CHESTNUT SPRINGS) 0.900 => TCV:            0

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

  

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

 
 
 
 
 

 (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: 0  S.F.
 Slab: 0  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

X
 

(4) Interior

Eavestrough
Insulation
Front Overhang
Other Overhang

X
X

 0
 0

 (3) Roof (cont.)

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

Residential Building 1 of 1 Printed onParcel Number: 4711-33-401-025

 Chimney: 

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
Vinyl
Insulation

 
 
 
X
X

 (1) Exterior

Basement
1st Floor
2nd Floor
Bedrooms

 
 
 
3

 Room List

 Condition: Good

Remodeled
0

 Yr Built
 2025 

 Building Style:
 A

Wood  FrameX

Single Family
Mobile Home
Town Home
Duplex
A-Frame

X
 
 
 
 

 Building Type

04/09/2026







Proposed deck to be 
185' from waters edge





MEMORANDUM 

TO:   Genoa Township Zoning Board of Appeals 
FROM:  Carrie Aulette, Zoning Official 
DATE:  May 19, 2026 
 
RE: ZBA 26-06 

 

STAFF REPORT  

File Number:   ZBA#26-06 

Site Address:   3430 PIneridge 

Parcel Number:  4711-22-202-017 

Parcel Size:    0.336 Acres 

Applicant:    Donnie Beasley Bettes  

Property Owner:   Donnie Beasley Bettes  

Information Submitted: Application, site plan, conceptual drawings 

Request:   Dimensional Variance 

Project Description:   Applicant is requesting a variance to have deck extend into the 
require waterfront yard setback. 

Zoning and Existing Use:  LRR (Lakeshore Resort Residential) 

Other:  

Public hearing was published in the Livingston County Press and Argus on Sunday May 
10, 2026 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 Township Records, the home was built in 1957 
• Per Township Records, a permit was issued for a detached garage in 2008, a 

variance was granted for a front yard setback. A sunroom addition was 
constructed in 2009 

• The parcel is serviced by municipal sewer & private well 
• See Assessing Record Card.  

Summary: The applicant is requesting a variance from Article 11.04.03 Decks. Applicant 
is proposing to replace a deck on the lakefront side of the home, the new deck will 
encroach into the waterfront yard.  The proposed deck will be approximately 185’ from 
the shoreline. 



 

Variance Requests 

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

Article 11.04.03 Section A, Decks  

Decks, Balconies, Porches, and Similar Structures.  Decks, balconies, porches or similar structures are 
permitted only when they are attached to or abutting buildings that are occupied by a use permitted in 
the particular zoning district.   

1) Attached or abutting covered or enclosed decks, balconies, porches or similar 
structures with an open or enclosed roof and/or walls or enclosure shall be 
considered to be part of the building for purposes of determining setbacks with the 
exception of one (1) pergola or gazebo as regulated in Section 11.04.03(a)(3) below.  

2) Required Setbacks:  When attached or abutting the building uncovered decks and 
similar structures without a roof, walls or other form of enclosure shall be permitted 
within all principal structure non-required yards. Within the principal structure 
required yard, attached or abutting uncovered decks, balconies and similar 
structures without a roof, walls of other form of enclosure shall be permitted as 
follows: 

(D)  Waterfront Yard:  Attached or abutting uncovered decks, balconies and similar structures without a 
roof, walls or other form of enclosure may extend a maximum fifteen (15) feet into the required 
waterfront yard provided that a minimum fifteen (15) foot wide open space greenbelt shall be provided 
between the deck and the closest edge of the shoreline.  

Allowed Waterfront Yard Deck Encroachment:   15’   
Proposed Waterfront Yard Deck Encroachment: 20’   
Proposed Variance Amount:    5’ 

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 of the ordinance would prevent the 
applicant from installing the size of deck proposed, although does not restrict the use of the 
property as a single-family home. Approval would provide substantial justice as neighboring 
properties appear to have similar structures that are constructed in the waterfront yard. The 
applicant has worked with staff to determine the least amount necessary. 

(b) Extraordinary Circumstances – The property is a nonconforming lake lot. The applicants home is 
positioned quite a ways back from the water due to the ridge line and topography of the lot. 

(c) Public Safety and Welfare –Staff does not believe the deck would have an impact on the public 
safety and welfare of Genoa Township residents.  

(d) Impact on Surrounding Neighborhood – Staff does not believe the deck will have an impact on the 
surrounding neighborhood. It should not be visible from the road or adjacent properties 

 
 
 
 
 



Recommended Conditions 

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

1. There shall be no further encroachments into the waterfront yard. 

 

























Printed on 05/15/2026Parcel Number: 4711-22-202-017 Jurisdiction: GENOA CHARTER TOWNSHIP County: Livingston

Grantor Grantee Sale
Price 

Sale
Date

Inst.
Type

Terms of Sale Liber
& Page

Verified
By

Prcnt.
Trans.

BETTES JEFFREY & DONNIE BETTES BEASELY DONNIE RLT 1 08/17/2017 QC 14-INTO/OUT OF TRUST 2017R-024369 BUYER/SELLER

SUGAMOSTO, PETER & OLLIE BETTES JEFFREY & DONNIE 120,000 05/25/1994 WD 03-ARM'S LENGTH 18330032 BUYER/SELLER

Property Address
3430 PINERIDGE LN

Owner's Name/Address
BETTES BEASELY DONNIE RLT
3430 PINERIDGE LN
BRIGHTON, MI 48116-7405

Tax Description
SEC. 22 T2N, R5E CRANDALL'S CROOKED LAKE
HEIGHTS NO. 1 LOT 17

Comments/Influences

Class: RESIDENTIAL-IMPRO Zoning: LRR Building Permit(s) Date Number Status

School: BRIGHTON AREA SCHOOLS Other: See Work Description 11/10/2021 PW21-120 7 FINAL BLDG

P.R.E. 100% 12/22/2004 ADDITION 08/27/2009 09-080 NO START

MAP #: V26-06 GARAGE 09/23/2008 08-121 NO START

2027 Est TCV 605,739 TCV/TFA: 538.91

X Improved Vacant

Public
Improvements

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

Topography of 
Site

Level
Rolling
Low
High
Landscaped
Swamp
Wooded
Pond

X Waterfront
Ravine
Wetland
Flood Plain

X REFUSE

Who     When       What

JB 12/13/2021 INSPECTED

Land Value Estimates for Land Table 4306.4306 TRI LAKES LAKE FRONT

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
 A TRI LAKES LF  50.00 225.00 1.0000 1.0000  5000  100                   250,000
   B SURPLUS LF  15.00 225.00 1.0000 1.0000  3500  100                    52,500
65 Actual Front Feet, 0.34 Total Acres       Total Est. Land Value =     302,500

Year Land
Value 

Building
Value 

Assessed
Value 

Board of
Review 

Tribunal/
Other 

Taxable
Value 

2027 151,300 151,600 302,900 121,742C

2026 151,300 151,600 302,900 121,742C

2025 141,500 149,900 291,400 118,542C

2024 146,300 134,100 280,400 114,978C



Residential Building 1 of 1 Parcel Number: 4711-22-202-017 Printed on 05/15/2026

 (11) Heating/Cooling

X Gas Oil Elec.
Wood Coal Steam

Forced Air w/o Ducts
X 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

Central Air
Wood Furnace

 (12) Electric

0 Amps Service

 No./Qual. of Fixtures

Ex. X Ord. Min

No. of Elec. Outlets

Many X Ave. Few

 (13) Plumbing

Average Fixture(s)
1 3 Fixture Bath
1 2 Fixture Bath
Softner, Auto
Softner, Manual
Solar Water Heat
No Plumbing
Extra Toilet
Extra Sink
Separate Shower
Ceramic Tile Floor
Ceramic Tile Wains
Ceramic Tub Alcove
Vent Fan

 (14) Water/Sewer

Public Water
1 Public Sewer

1 Water Well

1000 Gal. Septic

2000 Gal. Septic

Lump Sum Items:

 Building Type

X Single Family
Mobile Home

Town Home

Duplex

A-Frame

X Wood Frame

Building Style:

C

Yr Built Remodeled

1952 0

Condition: Good

 Room List
Basement
1st Floor

2nd Floor

2 Bedrooms

 (1) Exterior

X Wood/Shingle
Aluminum/Vinyl

Brick

X Insulation

 (2) Windows

Many Large
X Ave. X Ave.

Few Small

Wood Sash
Metal Sash

Vinyl Sash

Double Hung

Horiz. Slide

Casement

Double Glass

Patio Doors

Storms & Screens

 (3) Roof

X Gable Gambrel
Hip Mansard

Flat Shed

X Ashphalt Shingle
Chimney: Brick

 (3) Roof (cont.)

Eavestrough
Insulation

0 Front Overhang

0 Other Overhang

(4) Interior

Drywall Plaster
Paneled Wood T&G

Trim & Decoration

Ex X Ord Min

Size of Closets

Lg X Ord Small

Doors Solid X H.C.

 (5) Floors

Kitchen: 
Other: 

Other: 

 (6) Ceilings

 (7) Excavation

Basement: 1124 S.F.
Crawl: 0 S.F.

Slab: 0 S.F.

Height to Joists: 0.0

 (8) Basement

Conc. Block
Poured Conc.

Stone

Treated Wood

Concrete Floor

 (9) Basement Finish

402 Recreation   SF
Living       SF

1 Walkout Doors (B)

No Floor     SF

0 Walkout Doors (A)

 (10) Floor Support

Joists: 
Unsupported Len:  

Cnts.Sup: 

 (15) Built-ins

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) Fireplaces

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 Ga

 (16) Porches/Decks

Area Type

240 Composite

 (17) Garage

Year Built: 2008
Car Capracity: 
Class: C
Exterior: Siding
Brick Ven.: 0
Stone Ven.: 0
Common Wall: Detache
Foundation: 42 Inch
Finished ?: 
Auto. Doors: 0
Mech. Doors: 0
Area: 600
% Good: 90
Storage Area: 0
No Conc. Floor: 0

Bsmnt Garage: 

Carport Area: 

Roof: 

Cost Est. for Res. Bldg: 1  Single Family  C               Cls  C  5  Blt 1952
 
(11) Heating System: Forced Air w/ Ducts
Ground Area = 1124 SF   Floor Area = 1124 SF.
Phy/Ab.Phy/Func/Econ/Comb. % Good=75/100/100/100/75

Building Areas

Stories      Exterior     Foundation           Size     Cost New   Depr. Cost 
1 Story      Block        Basement              804                           
1 Story      Siding       Basement              320                              *92%
                                             Total:      196,405      155,069
Other Additions/Adjustments

  Basement, Outside Entrance, Below Grade            1        2,754        2,065 

Plumbing
  2 Fixture Bath                                  1        3,026        2,269 

Garages
Class: C Exterior: Siding Foundation: 42 Inch (Unfinished)
  Base Cost                                     600       24,822       22,340    *90%

Water/Sewer
  Public Sewer                                    1        1,480        1,110 
  Well, 200 Feet                                  1       10,669        8,002 

Deck
  Composite                                     240        4,843        4,456    *92%

  Recreation Room                               402        7,702        5,776 

                                            Totals:      251,701      201,087
Notes: 

<<<<< Calculations too long.  See Valuation printout for complete pricing. >>>>>

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

Class: C +5

Effec. Age: 25

Floor Area: 1124

Total Base New: 251,701 E.C.F.

Total Depr Cost: 201,087 X 1.508

Estimated T.C.V.: 303,239







MEMORANDUM 

TO:   Genoa Township Zoning Board of Appeals 
FROM:  Carrie Aulette, Zoning Official 
DATE:  May 19, 2026 
 
RE: ZBA 26-07 

 

STAFF REPORT  

File Number:   ZBA#26-07 

Site Address:   1616 S Hughes Road 

Parcel Number:  4711-11-302-004 

Parcel Size:    0.517 Acres 

Applicant:     Matt & Nora Carroll/Joseph Valenti, Forest Ridge Construction  

Property Owner:   Matt & Nora Carroll  

Information Submitted: Application, site plan, conceptual drawings 

Request:   Dimensional Variance 

Project Description:   Applicant is requesting a variance to demolish and rebuild a 
home. 

Zoning and Existing Use:  LRR (Lakeshore Resort Residential) 

Other:  

Public hearing was published in the Livingston County Press and Argus on Sunday May 
10, 2026 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 Township Records, the home was built in 1963 & remodeled in 2008 
• A ZBA was approved in 1997 for an addition 
• The parcel is serviced by municipal sewer & private well 
• MHOG Utility Director has reviewed survey and has no issue with placement of 

the home 
• See Assessing Record Card  

Summary: The applicant is requesting a variance from Article 3.04 Dimensional 
Standards. Applicant is proposing to demolish the current non-conforming home and 
rebuild a new home with attached garage on a crawlspace. The new build will be reducing 
the number of non-conformities on the lot. 



 

Variance Requests 

The following is the section of the Zoning Ordinance that the variance is being requested from:  
Sec.  3.04 DIMENSIONAL STANDARDS  

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

Minimum Front Yard Setback 35’ 

Requested Front Setback 20’ 

Variance Amount  15’ 

Minimum Shoreline Setback 184.3’ 

Requested Shoreline Setback 182.5 

Variance Amount  1.8’ 

Table 3.04.02 
Shoreline Setback 

 
Condition 

Required Setback from Shoreline or Ordinary High Water Mark of a Lake* 
Principal Building  

Sites lacking public sanitary sewer Minimum 100 feet 

Sites connected to public sewer Minimum 70 feet 

Sites connected to public sewer in Lakeshore 
Resort Residential Dist. 

Minimum 40 feet or consistent with the setbacks of adjacent principal 
buildings, whichever is greater as determined by the Zoning Administrator.  
If the setbacks of adjacent principal buildings vary because of irregular 
shoreline, the setback shall be the average of all lots within 500 feet along 
the shoreline or 40 feet whichever is the greater. 

  

Paved parking areas All paved parking areas shall be setback a minimum 25 feet from any 
shoreline. 

 

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 application of the ordinance would prevent the 
applicant from reasonably constructing the proposed home on the property. Granting the requested 
variance would provide substantial justice, as neighboring properties appear to maintain similar 
setback conditions. The applicant has worked closely with staff to ensure the request represents the 
minimum relief necessary to allow reasonable use of the property. 



(b) Extraordinary Circumstances – The subject property is a nonconforming lake lot located along an 
irregular shoreline. Due to the unique configuration of the shoreline and lot layout, strict compliance 
with the required setback standards limits reasonable placement of improvements while 
maintaining consistency with the established development pattern of surrounding properties. 

(c) Public Safety and Welfare –Staff does not believe the proposed home would have an impact on the 
public safety and welfare of Genoa Township residents. If anything, the new build could be of 
benefit to the public safety and welfare as the current home sits only 5’ from the road. 

(d) Impact on Surrounding Neighborhood – Staff believes the proposed home will have a positive 
impact on the surrounding neighborhood.  

 
 
 
 
Recommended Conditions 

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

1. The structure must be guttered with downspouts. 
2. Silt fence to be maintained during construction phase. 
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Printed on 05/15/2026Parcel Number: 4711-11-302-004 Jurisdiction: GENOA CHARTER TOWNSHIP County: Livingston

Grantor Grantee Sale
Price 

Sale
Date

Inst.
Type

Terms of Sale Liber
& Page

Verified
By

Prcnt.
Trans.

CARROLL MATTHEW J CARROLL MATTHEW & NORA TR 0 02/26/2013 QC 21-NOT USED/OTHER 2013R-011355 BUYER/SELLER

DISLERS NIKOLAIS & COURTN CARROLL MATTHEW J 325,000 11/10/2011 WD 03-ARM'S LENGTH 2011R-034424 BUYER/SELLER 100.00

US BANK NATIONAL ASSOC DISLERS NIKOLAIS & COURTN 155,000 12/12/2008 PTA 03-ARM'S LENGTH 2008R-034336 BUYER/SELLER 100.00

CROWTHER, DEAN A. US BANK NATIONAL ASSOC 266,327 08/07/2007 PTA 10-FORECLOSURE BUYER/SELLER

Property Address
1616 S HUGHES RD

Owner's Name/Address
CARROLL MATTHEW & NORA TRUST
1616 S HUGHES RD
BRIGHTON, MI 48114-7306

Tax Description
SEC. 11 T2N, R5E, SUPERVISOR'S PLAT OF
BEACON SHORES NO. 2 LOT 17, LOT 18 EXC. E
35 FT. THEREOF

Comments/Influences

Class: RESIDENTIAL-IMPRO Zoning: LRR Building Permit(s) Date Number Status

School: HOWELL PUBLIC SCHOOLS RES MISCEL 07/13/2009 W09-056 NO START

P.R.E. 100% 11/10/2011 ADDITION 01/14/1998 98-012 NO START

MAP #: V26-07

2027 Est TCV 905,199 TCV/TFA: 274.64

X Improved Vacant

Public
Improvements

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

Topography of 
Site

Level
Rolling
Low
High
Landscaped
Swamp
Wooded
Pond

X Waterfront
Ravine
Wetland
Flood Plain

X REFUSE

Who     When       What

Land Value Estimates for Land Table 4300.4300 LAKE CHEMUNG LAKE FRONT

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
    A LAKEFRONT  40.00 180.00 1.0000 1.0000  4000  100                   160,000
   B SURPLUS LF  85.00 180.00 1.0000 1.0000  2800  100                   238,000
125 Actual Front Feet, 0.52 Total Acres      Total Est. Land Value =     398,000

Year Land
Value 

Building
Value 

Assessed
Value 

Board of
Review 

Tribunal/
Other 

Taxable
Value 

2027 199,000 253,600 452,600 220,050C

2026 199,000 253,600 452,600 220,050C

2025 165,800 219,400 385,200 214,265C

2024 123,800 220,100 343,900 207,823C
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 (11) Heating/Cooling

X Gas Oil Elec.
Wood Coal Steam

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

X Forced Heat & Cool

Heat Pump

No Heating/Cooling

Central Air
Wood Furnace

 (12) Electric

0 Amps Service

 No./Qual. of Fixtures

Ex. X Ord. Min

No. of Elec. Outlets

Many X Ave. Few

 (13) Plumbing

Average Fixture(s)
3 3 Fixture Bath
1 2 Fixture Bath
Softner, Auto
Softner, Manual
Solar Water Heat
No Plumbing
Extra Toilet
Extra Sink
Separate Shower
Ceramic Tile Floor
Ceramic Tile Wains
Ceramic Tub Alcove
Vent Fan

 (14) Water/Sewer

Public Water
1 Public Sewer

1 Water Well

1000 Gal. Septic

2000 Gal. Septic

Lump Sum Items:

 Building Type

X Single Family
Mobile Home

Town Home

Duplex

A-Frame

X Wood Frame

Building Style:

C

Yr Built Remodeled

1963 2008

Condition: Good

 Room List
Basement
1st Floor

2nd Floor

4 Bedrooms

 (1) Exterior

X Wood/Shingle
Aluminum/Vinyl

Brick

X Insulation

 (2) Windows

Many Large
X Ave. X Ave.

Few Small

Wood Sash
Metal Sash

Vinyl Sash

Double Hung

Horiz. Slide

Casement

Double Glass

Patio Doors

Storms & Screens

 (3) Roof

X Gable Gambrel
Hip Mansard

Flat Shed

X Ashphalt Shingle
Chimney: Brick

 (3) Roof (cont.)

Eavestrough
Insulation

0 Front Overhang

0 Other Overhang

(4) Interior

Drywall Plaster
Paneled Wood T&G

Trim & Decoration

Ex X Ord Min

Size of Closets

Lg X Ord Small

Doors Solid X H.C.

 (5) Floors

Kitchen: 
Other: 

Other: 

 (6) Ceilings

 (7) Excavation

Basement: 0 S.F.
Crawl: 2156 S.F.

Slab: 0 S.F.

Height to Joists: 0.0

 (8) Basement

Conc. Block
Poured Conc.

Stone

Treated Wood

Concrete Floor

 (9) Basement Finish

Recreation   SF
Living       SF

Walkout Doors (B)

No Floor     SF

0 Walkout Doors (A)

 (10) Floor Support

Joists: 
Unsupported Len:  

Cnts.Sup: 

 (15) Built-ins

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) Fireplaces

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 Ga

 (16) Porches/Decks

Area Type

72 WCP (1 Story)
480 Treated Wood

128 Wood Balcony

 (17) Garage

Year Built: 
Car Capracity: 
Class: C
Exterior: Siding
Brick Ven.: 0
Stone Ven.: 0
Common Wall: 2 Wall
Foundation: 42 Inch
Finished ?: 
Auto. Doors: 0
Mech. Doors: 0
Area: 360
% Good: 0
Storage Area: 0
No Conc. Floor: 0

Bsmnt Garage: 

Carport Area: 

Roof: 

Cost Est. for Res. Bldg: 1  Single Family  C               Cls  C     Blt 1963
 
(11) Heating System: Forced Heat & Cool
Ground Area = 2156 SF   Floor Area = 3296 SF.
Phy/Ab.Phy/Func/Econ/Comb. % Good=70/100/100/100/70

Building Areas

Stories      Exterior     Foundation           Size     Cost New   Depr. Cost 
1 Story      Siding       Crawl Space         1,376                           
2 Story      Siding       Crawl Space           780                           
1    Story   Siding       Overhang              360                           
                                             Total:      400,440      280,308
Other Additions/Adjustments

Plumbing
  3 Fixture Bath                                  2        9,400        6,580 
  2 Fixture Bath                                  1        3,145        2,201 

Deck
  Treated Wood                                  480        7,440        5,208 

Balcony
  Wood Balcony                                  128        5,869        4,108 

Garages
Class: C Exterior: Siding Foundation: 42 Inch (Unfinished)
  Base Cost                                     360       18,374       12,862 
  Common Wall: 2 Wall                             1       -5,434       -3,804 

Porches
  WCP (1 Story)                                  72        4,419        3,093 

Water/Sewer
  Public Sewer                                    1        1,538        1,077 
<<<<< Calculations too long.  See Valuation printout for complete pricing. >>>>>

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

Class: C

Effec. Age: 30

Floor Area: 3296

Total Base New: 456,279 E.C.F.

Total Depr Cost: 319,395 X 1.588

Estimated T.C.V.: 507,199
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