
 
GENOA CHARTER TOWNSHIP 
ZONING BOARD OF APPEALS 

MAY 21, 2024 
 6:30 P.M. 
AGENDA 

 
Call to Order: 
 
Pledge of Allegiance: 
 
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. 24-13…A request by Dave and Karen Rebiger, 4371 Skusa Drive, for a fence height variance and an 
impervious variance and any other variance deemed necessary by the Zoning Board of Appeals, to allow 
a six-foot in height fence in the front yard.  
 

2. 24-14…A request by Steffan Ramage, 3771 Dorr Road, for side yard setback variance and any other 
variance deemed necessary by the Zoning Board of Appeals, to construct an attached garage. 
 

3. 24-15…A request by John T. Price, 145 Meadowview Drive, for front yard setback variance and any 
other variance deemed necessary by the Zoning Board of Appeals, to construct a covered porch. 
 

4. 24-16…A request by Gerald Wilson, vacant parcel 4711-03-200-018, for a wetland setback variance and 
any other variance deemed necessary by the Zoning Board of Appeals, to construct a shared driveway 
for four parcels. 
 

5. 24-17…A request by Symmetry Management, 3599 E. Grand River, for rear and side setback variances, 
a height variance and any other variance deemed necessary by the Zoning Board of Appeals, to 
construct a retaining wall. 
 

Administrative Business: 
1. Approval of minutes for the April 16, 2024 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:  May 15, 2024 
 
RE: ZBA 24-13 

 

STAFF REPORT  

File Number:   ZBA#24-13 

Site Address:   4371 Skusa Drive 

Parcel Number:  4711-27-103-061 

Parcel Size:    1.066 Acre 

Applicant:    Dave and Karen Rebiger 

Property Owner:   Same as applicant 

Information Submitted: Application, site plan, conceptual drawings 

Request:    Dimensional Variance 

Project Description:   Applicant is requesting a fence height and allowable impervious 
variance to install a 6-foot privacy fence in the front yard.  

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 May 5, 
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, the existing single-family home was built in 1990. 
• In 2012, a land use waiver was issued for a new roof. 
• In 2015, a land use waiver was issued for new siding and trim. 
• In 2018, a waiver was issued for a shed.  
• The property is serviced by public sewer and a private well.  
• See Real Record Card.  



 
Summary 
Applicant is seeking a fence height variance and allowable impervious variance to install a 6-foot privacy in the front 
yard due to the property being considered a through lot.  The property fronts on a public road (Skusa Drive) and a 
private platted road.      
 
Variance Requests  
The following is the section of the Zoning Ordinance that the variance is being requested from:  
11.03.04 (c) Fences and Walls  

(1) All fences and walls shall be located entirely on the property of the owner of the fence. 
Adjoining property owners may jointly apply for a fence permit for the purpose of 
constructing a fence on the common property line. 
 

(2) Unless specifically authorized elsewhere in this Ordinance, fences and walls located within 
the front yard in any residential zoning district shall not exceed three (3) feet in height, or be 
in excess of forty-nine (49) percent (%) solid or impervious.  

 
 

 

 

 

 

 

 

 

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 fence ordinance would prevent the 6-foot fence 
from being installed in the front yard.  It would not prevent the use of the property and it is not necessary for the 
preservation and enjoyment of a substantial property right similar to that possessed by other properties in the same 
zoning district and vicinity of the subject parcel.  
 

(b) Extraordinary Circumstances – There are no exceptional or extraordinary conditions of the property other than the 
property being considered a through lot due to the location on a public road and a private platted road. The need 
for the variance is 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. 

 
(d) Impact on Surrounding Neighborhood – The proposed variance will not interfere with or discourage the appropriate 

development, continued use, or value of adjacent properties and the surrounding neighborhood. 
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*** Information herein deemed reliable but not guaranteed***

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-27-103-066

00002022

00002023

00002024

TentativeTentativeTentativeTentative2025

Taxable
Value

Tribunal/
Other

Board of
Review

Assessed
Value

Building
Value

Land
Value

Year

Land Improvement Cost Estimates
Description                                 Rate        Size % Good     Cash Value
Wood Frame                                 37.61         120     98          4,423
                Total Estimated Land Improvements True Cash Value =          4,423

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
B NON LF         50.00 183.00 1.0000 0.0000  1100  100*                        0
D SURPLU NON LF  85.00 183.00 1.0000 0.0000   700  100*                        0
TRI-LAKE ACREAGE               1.066 Acres 58,533  100                    62,396
  * denotes lines that do not contribute to the total acreage calculation.
  135 Actual Front Feet, 1.07 Total Acres    Total Est. Land Value =      62,396

Land Value Estimates for Land Table 4303.TRI LAKES

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

PARCEL COMBINED WITH 27-103-061 INTO
27-103-066 4/2024
Split/Comb. on 04/24/2024 completed
04/24/2024 Duffy                   ;
Parent Parcel(s): 4711-27-103-061,
4711-27-103-062;
Child Parcel(s): 4711-27-103-066;
-----------------------------------------
---------
Split/Comb. on 09/08/2006 completed
09/08/2006 DUFFY                   ;
Parent Parcel(s): 4711-27-103-052;
Child Parcel(s): 4711-27-103-061,
4711-27-103-062;

Comments/Influences

SEC 27 T2N R5E SUPERVISORS PLAT OF
CONRADS SUB LOTS 29, 30 & 31 AND ALSO
PART OF LOT 5 OF SUPREVISORS PLAT OF
CONRADS SUB #2 DESCRIBED AS COMM AT NW
COR OF SAID LOT 5 TH N82*19'20"E 135 FT
TH S01*23'36"E 59.58 FT TH S88*04'52"W
134.37 FT TH N01*10'16"W 46.04 FT TO POB
CONT. .57 AC M/L 
PARCEL A
SPLIT ON 09/08/2006 FROM
4711-27-103-052;
Split/Combined on 04/24/2024 from
4711-27-103-061, 4711-27-103-062;

Tax Description

REBIGER DAVID & KAREN
4371 SKUSA DR
BRIGHTON MI 48116-9720

Owner's Name/Address

4371 SKUSA DR

Property Address

2025 Est TCV Tentative

NO STARTW12-04304/11/2012REROOFMAP #: V24-13

NO STARTW15-21412/17/2015SIDING/TRIMP.R.E. 100% 07/03/2007 

NO STARTW18-01602/26/2018SHEDSchool: BRIGHTON AREA SCHOOLS

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

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

04/30/2024



Class: BC
Effec. Age: 28
Floor Area: 2,026    
Total Base New : 485,709         E.C.F.
Total Depr Cost: 349,710       X  1.200
Estimated T.C.V: 419,652      

Cost Est. for Res. Bldg: 1  Single Family  BC              Cls BC     Blt 1990
(11) Heating System: Forced Heat & Cool
Ground Area = 1324 SF   Floor Area = 2026 SF.
Phy/Ab.Phy/Func/Econ/Comb. % Good=72/100/100/100/72
Building Areas
Stories      Exterior     Foundation           Size     Cost New   Depr. Cost 
2 Story      Siding       Basement              702                           
1 Story      Siding       Basement              622                           
                                             Total:      352,441      253,757
Other Additions/Adjustments
  Basement Living Area                         1200       67,488       48,591 
Plumbing
  3 Fixture Bath                                  1        7,171        5,163 
  2 Fixture Bath                                  1        4,804        3,459 
Porches
  CCP  (1 Story)                                 45        1,837        1,323 
Garages
Class: BC Exterior: Siding Foundation: 42 Inch (Unfinished)
  Base Cost                                     660       37,085       26,701 
  Common Wall: 1 Wall                             1       -3,272       -2,356 
Water/Sewer
  Public Sewer                                    1        2,009        1,446 
  Water Well, 200 Feet                            1       12,298        8,855 
Fireplaces
  Prefab 1 Story                                  1        3,848        2,771 
                                            Totals:      485,709      349,710
Notes: 
                ECF (4303 TRI LAKES NON LAKEFRONT) 1.200 => TCV:      419,652

Carport Area: 
Roof: 

Bsmnt Garage: 

Year Built: 
Car Capacity: 
Class: BC
Exterior: Siding
Brick Ven.: 0
Stone Ven.: 0
Common Wall: 1 Wall
Foundation: 42 Inch
Finished ?: 
Auto. Doors: 0
Mech. Doors: 0
Area: 660
% Good: 0
Storage Area: 0
No Conc. Floor: 0

 (17) Garage

CCP  (1 Story)45

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

 
 
 
 
 
 
1
 
 
 
 
 

 (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

 
2
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)

 
1200

 
 
 

 (9) Basement Finish

Conc. Block
Poured Conc.
Stone
Treated Wood
Concrete Floor

 
 
 
 
 

 (8) Basement

 Basement: 1324  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

 
 

(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: 4711-27-103-066

 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

 
 
 
3

 Room List

 Condition: Good

Remodeled
0

 Yr Built
 1990 

 Building Style:
 BC

Wood  FrameX

Single Family
Mobile Home
Town Home
Duplex
A-Frame

X
 
 
 
 

 Building Type

04/30/2024



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

Parcel Number: 4711-27-103-066, Residential Building 1 Printed on 04/30/2024







 

MEMORANDUM 

TO:   Genoa Township Zoning Board of Appeals 
FROM:  Amy Ruthig, Planning Director 
DATE:  May 15, 2024 
RE: ZBA #24-14 

 

File Number:  ZBA# 24-14 

Site Address:  3771 Dorr Road, Brighton 

Parcel Number:  4711-23-300-010 

Parcel Size:   5.0 Acres 

Applicant:   Steffan Ramage 

Property Owner:  Same as applicant 

Information Submitted: Application, site plan, elevations 

Request:    Side yard setback and Wetland Setback Variance 

Project Description:  Applicant is requesting a side yard setback to construct an 
addition to an existing single-family home.  

Zoning and Existing Use: Country Estates (CE), Single family dwelling and detached 
accessory structure are located on the property 

Other: 

Public hearing was published in the Livingston County Press and Argus on Sunday May 3, 
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, the home was built in 1973, remodeled in 2021. 
• In 2020, a wetland setback variance and a side yard setback variance were 

approved for two additions to the existing home.  The additions were never 
constructed. (See attached minutes) 

• In 2021, a land use waiver was issued for demolition of interior of home.  
• In 2021, a land use waiver was issued for interior work of home.  
• In 2023, a land use permit was issued for retaining walls.  
• The property will be serviced by a well and a septic system. 
• See Record Card. 



Summary: The applicant is requesting a side yard setback variance to construct an attached garage to an 
existing single-family home.    
Variance Requests: The following is the section of the Zoning Ordinance that the variance is being 
requested from:  

Sec.  3.04 DIMENSIONAL STANDARDS - Table 3.04.01 (CE 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 yard setback would 
prevent the applicant from constructing the addition in the proposed location.  The variance does not 
seem to provide substantial justice for there are quite a few homes in the surrounding area with 
conforming side yard setbacks. However, the lot width for the surrounding area is not as narrow as the 
applicant’s property.    

(b) Extraordinary Circumstances – The exceptional or extraordinary condition of the property is the 
existing location of the home, the narrowness of the lot and the wetlands that are located on the 
property.  Applicant should address if the proposed location is the only location on the property with 
the least amount of a variance setback and that it 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.   

(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, staff recommends the following conditions be placed 
on the approval: 

1. Structure must be guttered with downspouts.  
 

 

 
SINGLE FAMILY 

STRUCTURE 

 
Side Yard Setback 

REQUIRED YARD SETBACK  
40’ 

PROPOSED YARD 
SETBACKS 

 
25’1”’ 

REQUESTED YARD 
VARIANCEs  

 
14’11” 
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GENOA CHARTER TOWNSHIP 
ZONING BOARD OF APPEALS 
NOVEMBER 17, 2020 - 6:30 PM 

  
MINUTES 

  
Call to Order:  Chairman Rassel 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:  Greg Rassel, Michele Kreutzberg, Jean Ledford, Marianne McCreary, Craig Fons, and 
Amy Ruthig, Zoning Official. Absent was Bill Rockwell. 
 
Pledge of Allegiance:  The Pledge of Allegiance was recited. 
 
Introduction:  The members of the Board introduced themselves. 
  
Approval of the Agenda: 
 
Moved by Board Member Ledford, seconded by Board Member Kreutzberg, to approve the 
agenda with the withdrawal of Case # 20-25, A request by Metro Detroit Signs, 7799 
Conference 
Center Drive, for a variance to allow a third wall sign on an existing business. The motion 
carried unanimously. 
 
Call to the Public:   
 
The call to the public was made at 6:34 pm with no response. 
 
1. 20-22… A request by Catherine Richmond and Frederick Ort, 2742 Scottwood Place, for a 

retaining wall height variance to allow existing retaining walls in the rear yard. (Request for 
table). 

 
Moved by Board Member Ledford, seconded by Board Member McCreary, to table Case #20-
22 for Catherine Richmond and Frederick Ort, 2742 Scottwood Place until the next scheduled 
ZBA meeting of December 17, 2020 per the petitioner’s request. The motion carried 
unanimously. 
 
2. 20-23 … A request by Steffan Ramage, 3771 Dorr Road, for a side yard setback variance 

and a wetland setback variance to allow for an addition to an existing home. 
 
Mr. Steffan Ramage was present. He stated the property is five acres; however it is only 166 
feet wide. They are planning on reusing the existing foundation and adding on to the rear of the 
home.  The current garage is 28 feet from the side setback, so he is requesting to keep it in that 

amy
Highlight
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location.  They will be adding onto the home on each side of the existing porch on the rear of 
the home to expand the size of the master bedroom and bathroom; which is why they are 
requesting a wetland setback on the side of the home. It will be in line with the existing home on 
the side and rear.  They will be putting in a silt fence to protect the wetland during construction.   
Board Member McCreary questioned how the wetlands will be preserved after construction.  
What will be done to ensure more water does not flow into the wetland?  Mr. Ramage stated 
there will be gutters on the home and there will be hedges planted on the north side of the 
home.  His property is very flat so there is not a lot of runoff from that area. Ms. Ruthig stated 
that an inspection is done prior to the C of O being issued and at that time, they will determine 
that the wetlands were not disturbed and could require additional landscaping, etc. to be 
installed. 
 
Board Member Fons asked the applicant if there were other options to gain the square footage 
desired. Mr. Ramage stated that they could not move the home further toward the front because 
of the septic field and moving it to the south would encroach on the location of the well. They do 
not want to add a second story to the home. 
 
The call to the public was made at 6:51 pm with no response. 
 
Board Member McCreary believes the variance request is the least necessary and noted that 
the wetland line varies along the property line.  Board Member Fons stated that the home is 
currently non-conforming and knows that wetland borders vary; however, he is concerned that 
there would be more additions made to the home in the future that could continue to be further 
toward the wetland. It was noted that a condition could be placed on the variance approvals that 
no further additions or outbuildings are allowed on the property. 
 
Moved by Board Member McCreary, seconded by Board Member Ledford, to approved Case 
#20-23 for Steffan Rampage at 3771 Dorr Road for a side yard setback variance of 12 feet from 
the required 40 feet for a setback of 28 feet to allow for an addition to an existing home, based 
on the following findings of fact: 

● The current home will be reconstructed on the current perimeter foundation and will not 
change other than the 12 foot addition to the back portion of the home. 

● The hardship is that the current home sits in the location and this would appear to be the 
least invasive way to add on to the home while keeping in mind a minimum disturbance. 

● 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.  

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

● The natural drainage should be noted is currently a lawn and has been maintained as a 
lawn historically. 
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This approval is conditioned upon the following: 
1. No further wetland variances will be granted for this property. 
2. The applicant must obtain all required permits necessary for the addition and all interior 

work 
3. The property will be guttered with downspouts directed into dry wells or rain gardens 

containing native plants to help slow the flow of water to the wetlands. 
4. No work can be done on the home without proper permits. 
5. The applicant shall permanently demarcate and install educational signage to indicate 

the edge of the undisturbed natural area. This shall remain in perpetuity to ensure future 
owners do not further encroach. 

6. The entire remaining 20’ setback buffer area shall remain in a natural and undisturbed 
state and is not eligible for trail or recreational area exemptions. 

7. If used, the applicant shall utilize slow release and low phosphorus fertilizers. 
8. Silt fencing must be utilized during the construction phase, and the applicant must obtain 

all necessary approvals from the Livingston County Drain Commissioner. 
9. No other encroachments on the entire property are allowed. 

The motion carried unanimously. 
 
Moved by Board Member McCreary, seconded by Board Member Kreutzberg, to approved 
Case #20-23 for Steffan Rampage at 3771 Dorr Road for a wetland setback variance of five feet 
from the required 25 feet for a 20 foot wetland setback to allow for an addition to an existing 
home, based on the following findings of fact:: 

● Applicant is going to be using the same footprint that is in existence 
● The width of the property is narrower than most properties in the surrounding area and 

the variance is considered the least amount necessary. 
● The need for the variance is not self-created. 
● 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.  

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

This approval is conditioned upon the following: 
1. No further wetland variances will be granted for this property. 
2. The applicant must obtain all required permits necessary for the addition and all interior 

work 
3. The property will be guttered with downspouts directed into dry wells or rain gardens 

containing native plants to help slow the flow of water to the wetlands. 
4. No work can be done on the home without proper permits. 
5. The applicant shall permanently demarcate and install educational signage to indicate 

the edge of the undisturbed natural area. This shall remain in perpetuity to ensure future 
owners do not further encroach. 
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6. The entire remaining 20’ setback buffer area shall remain in a natural and undisturbed 
state and is not eligible for trail or recreational area exemptions. 

7. If used, the applicant shall utilize slow release and low phosphorus fertilizers. 
8. Silt fencing must be utilized during the construction phase, and the applicant must obtain 

all necessary approvals from the Livingston County Drain Commissioner. 
9. No other encroachments on the entire property are allowed. 

The motion carried unanimously. 
 
3. 20-24 … A request by Brian and Lynn Shelters, 3829 Highcrest, for front, side, rear and 

waterfront yard setback variances to construct a new single family home. 
 
Mr. Dennis Disner of Arcadian Design was present to represent the applicant.  They are 
planning to demolish the existing cottage and build a new single-family home.  The existing 
cottage is currently out of compliance on the waterfront and side yard setbacks.  The side yard 
setbacks will be brought closer to compliance.  The new structure will be further from the water 
than the existing cottage; however, the neighbor to the north built very close to the lake so that 
affects the applicant’s waterfront setback.  They are requesting a 10-foot variance from the 
formula that determined their waterfront setback.  They are attempting to stagger the three 
homes along the diagonal lakefront.  He understands the formula that establishes the lakefront 
setback, but it is harming his client.  If the neighbor to the north had built to the formula, they 
would not need a waterfront variance.  This home will be in between the setbacks of the two 
homes on either side of them.  The average setback in the area is 18.6 feet and they are asking 
for a variance of 3 feet less than that average.  They do not want to be harmed by the position 
of the neighbor’s home. 
 
The call to the public was made at 7:16 pm with no response. 
 
Moved by Board Member Kreutzberg, seconded by Board Member Ledford, to approve Case 
#20-24 for Brian and Lynn Shelters at 3829 Highcrest for a front yard variance of 13 feet, 6 
inches; a rear yard setback variance of 9.5 inches; a side yard variance of 1 foot; and a 
waterfront setback variance of 10 feet for the construction of a new single family home, based 
on the following findings of fact: 

● Strict compliance with  setbacks would unreasonably prevent the use of the property (or 
cause it to be unbuildable) 

● The variances will provide substantial justice in granting the applicant the same right as 
similar properties in the neighborhood. 

● The exceptional or extraordinary condition of the property is the narrowness of the lot. 
The need for the front, waterfront, rear and side yard setback variances is not self-
created and seems to be the least amount necessary. 

● The granting of the variances will not impair adequate light and air to adjacent 
properties, would not increase congestion or increase the danger of fire or threaten 
public safety or welfare. 
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*** Information herein deemed reliable but not guaranteed***

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-23-300-010

145,210C157,000113,00044,0002022

152,470C179,200135,20044,0002023

160,093C206,400153,90052,5002024

TentativeTentativeTentativeTentative2025

Taxable
Value

Tribunal/
Other

Board of
Review

Assessed
Value

Building
Value

Land
Value

Year

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
TABLE A                        5.000 Acres 21,000  100                   105,000
                         5.00 Total Acres    Total Est. Land Value =     105,000

Land Value Estimates for Land Table 4501.4501 (47010) BRIGHTON M & B

JB  11/02/2023 INSPECTED
LG  05/13/2022 INSPECTED
JB  10/28/2021 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 23 T2N R5E BEG AT A PT ON THE C.L. OF
DORR RD, N 0*18'15"W 1168.62 FT FROM SW
COR, TH N 0*18'15"W 166.62 FT, TH S
89*58' 30"E 1308.53 FT, TH S 0*26'E
166.62 FT, TH N 89*58'30"W 1308. 91 FT TO
POB, 5AC M/L

Tax Description

RAMAGE STEFFAN
3771 DORR RD
BRIGHTON MI 48116-9423

Owner's Name/Address

3771 DORR RD

Property Address

2025 Est TCV Tentative (6,400 MCL 211.

PW21-05405/26/2021DemolitionMAP #: V24-14

7 FINAL BLPW21-05505/28/2021Interior Work/RepairsP.R.E. 100% 10/07/2016 

7 FINAL BLP23-19710/12/2023FenceSchool: BRIGHTON AREA SCHOOLS

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

0.0BUYER/SELLER2442098821-NOT USED/OTHERQC10/06/19980LANGE, DENNIS

100.0BUYER/SELLER2016R-02718203-ARM'S LENGTHWD09/02/2016250,000RAMAGE STEFFANLANGE, DENNIS

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

05/15/2024



Class: C +10
Effec. Age: 25
Floor Area: 1,968    
Total Base New : 393,341         E.C.F.
Total Depr Cost: 296,438       X  1.020
Estimated T.C.V: 302,367      

Cost Est. for Res. Bldg: 1  Single Family  C               Cls  C 10  Blt 1973
(11) Heating System: Forced Heat & Cool
Ground Area = 1968 SF   Floor Area = 1968 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      Siding/Brick Basement            1,368                           
1 Story      Siding/Brick Slab                  600                           
                                             Total:      317,668      238,238
Other Additions/Adjustments
  Basement Living Area                         1025       38,581       28,936 
  Basement, Outside Entrance, Below Grade            1        2,687        2,015 
Plumbing
  3 Fixture Bath                                  1        4,876        3,657 
  Extra Sink                                      2        1,994        1,495 
Water/Sewer
  1000 Gal Septic                                 1        5,106        3,829 
  Water Well, 200 Feet                            1       11,276        8,457 
Porches
  CCP  (1 Story)                                 54        1,692        1,269 
Fireplaces
  Direct-Vented Gas                               1        3,171        2,378 
Unit-in-Place Cost Items
  GENERATOR                                       1        6,290        6,164    *98% Good
                                            Totals:      393,341      296,438
Notes: 
                 ECF (4501 (47010) BRIGHTON M & B) 1.020 => TCV:      302,367

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

CCP  (1 Story)54

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

 
 
 
 
 
 
 
 
 
 
 
1

 (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

 
2
 
 
 
 
 
 
2
 
 
 
 
 

 (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)

 
1025

1
 
 

 (9) Basement Finish

Conc. Block
Poured Conc.
Stone
Treated Wood
Concrete Floor

 
 
 
 
 

 (8) Basement

 Basement: 1368  S.F.
 Crawl: 0  S.F.
 Slab: 600  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: 4711-23-300-010

 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
Brick/Siding
Insulation

 
 
 
X

 (1) Exterior

Basement
1st Floor
2nd Floor
Bedrooms

 
 
 
3

 Room List

 Condition: Good

Remodeled
2021

 Yr Built
 1973 

 Building Style:
 C

Wood  FrameX

Single Family
Mobile Home
Town Home
Duplex
A-Frame

X
 
 
 
 

 Building Type

05/15/2024



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

Parcel Number: 4711-23-300-010, Residential Building 1 Printed on 05/15/2024



Total Estimated True Cash Value of Agricultural Improvements / This Card: 11809   / All Cards: 11809

Comments:

$ 11,809Est. True Cash Value

59% Good

X  0.980E.C.F.

Description, Size X
 Rate X %Good = Cost

Itemized ->

Unit-In-Place ->

Items ->

$ 0+ Unit-In-Place Items

$ 12,050Depreciated Cost

59/100/100  59.0Phy./Func./Econ. %Good

$ 20,424Cost New

40 x 30 = 1200Length/Width/Area

No Heating/Cooling Heating System

10Height

4 Wall,  140# of Walls, Perimeter

AverageQuality/Exterior

D,PoleClass/Construction

 Year Built

Farm Utility BuildingsBuilding Type

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

Agricultural Improvement Card 1 of 1 Printed onParcel Number: 4711-23-300-010 05/15/2024







MEMORANDUM  
 
TO:   Genoa Township Zoning Board of Appeals 
FROM:  Amy Ruthig, Planning Director 
DATE:  May 14, 2024 
 
RE: ZBA 24-15 

 

STAFF REPORT  

File Number:   ZBA#24-15 

Site Address:   145 Meadowview Drive 

Parcel Number:  4711-06-201-030 

Parcel Size:    0.402 

Applicant:    John T Price  

Property Owner:   Debra Turner and John Price, 145 Meadowview Drive, Howell 

Information Submitted: Application, site plan, conceptual drawings 

Request:    Dimensional Variance 

Project Description:   Applicant is requesting a front yard setback variance to 
construct a covered porch on an existing home.    

Zoning and Existing Use: SR (Suburban Residential) Single Family Dwelling located on 
property. 

Other: 
Public hearing was published in the Livingston County Press and Argus on Sunday May 5, 
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, the existing single-family home was built in 1968, 
updated in 2003. 

• In 2020, a land use permit was issued for a carport. 
• The property utilizes a well and public sewer system. 
• See Real Record Card.  



 
Summary 
Applicant is seeking a front yard setback variance to construct a covered porch at the front of an existing home.  
There appear to be zoning ordinance violations on the property in regards to the storage and parking of trailers.     
 
Variance Requests 
The following is the section of the Zoning Ordinance that the variance is being requested from: Table 3.04.01 (SR 
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 setbacks would prevent the covered front porch 
from being constructed.  It would not prevent the use of the property and it is not necessary for the preservation 
and enjoyment of a substantial property right similar to that possessed by other properties in the same zoning 
district and vicinity of the subject parcel. There appear to be no other parcels in the vicinity with reduced front yard 
setbacks.  
 

(b) Extraordinary Circumstances – There are no exceptional or extraordinary conditions of the property. Granting of the 
variance would not make the property consistent with other properties in the vicinity. The need for the variance is 
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. 

 
(d) Impact on Surrounding Neighborhood – The proposed variance will not interfere with or discourage 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 requests, staff recommends the following conditions be placed on the 
approval:  

1. The property shall be brought into compliance with the storage of trailers within 14 days of approval.   

If the Zoning Board of Appeals denies the variance requests, staff recommends the following conditions be placed on the 
denial:   

1.  The property shall be brought into compliance with the storage of trailers within 14 days of denial. 

 
SINGLE FAMILY 

STRUCTURE 

 
Front Yard Setback 

REQUIRED YARD SETBACK  
40’ 

PROPOSED YARD 
SETBACKS 

 
36’ 

REQUESTED YARD 
VARIANCEs  

 
4’ 















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

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-06-201-030

108,465C113,90091,40022,5002022

113,888C127,000104,50022,5002023

119,582C138,400110,90027,5002024

TentativeTentativeTentativeTentative2025

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 A> A SITE VALUE               60000  100                      60,000
  100 Actual Front Feet, 0.40 Total Acres    Total Est. Land Value =      60,000

Land Value Estimates for Land Table 4000.4000 EASTDALE WESTDALE

JB  10/02/2020 INSPECTED
JB  05/09/2019 REVIEWED R
LM  08/11/2014 DATA ENTER

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.

 
 
 
 
 
 
 
 
 
 
 
 
 

Public
Improvements

Vacant ImprovedX

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

Comments/Influences

SEC. 6 T2N, R5E, "EARL LAKE HEIGHTS NO.
1" LOT 30

Tax Description

TURNER DEBRA & PRICE JOHN
145 MEADOWVIEW DR
HOWELL MI 48843-8606

Owner's Name/Address

145 MEADOWVIEW DR

Property Address

2025 Est TCV Tentative

MAP #: V24-15

P.R.E. 100% 04/18/2019 

P20-15008/31/2020Detached AccessorySchool: HOWELL PUBLIC SCHOOLS

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

100.0BUYER/SELLER2008R-026177 03-ARM'S LENGTHPTA07/30/2008162,000BANISTER ELISA FJAROS, SARAH & DANIEL

0.0BUYER/SELLER2016R-02158015-LADY BIRDWD07/05/20160BANISTER ELISA LTS 9.3BANISTER ELISA F

100.0BUYER/SELLER2019R-00879103-ARM'S LENGTHWD04/04/2019215,000TURNER DEBRA BANISTER ELISA LTS 9.3

0.0BUYER/SELLER2019R-01208709-FAMILYQC05/15/20190TURNER DEBRA & PRICE JOHN TURNER DEBRA

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

05/14/2024



Class: C
Effec. Age: 28
Floor Area: 1,326    
Total Base New : 305,114         E.C.F.
Total Depr Cost: 219,682       X  1.010
Estimated T.C.V: 221,879      

Cost Est. for Res. Bldg: 1  Single Family  C               Cls  C     Blt 1968
(11) Heating System: Forced Heat & Cool
Ground Area = 1326 SF   Floor Area = 1326 SF.
Phy/Ab.Phy/Func/Econ/Comb. % Good=72/100/100/100/72
Building Areas
Stories      Exterior     Foundation           Size     Cost New   Depr. Cost 
1 Story      Siding/Brick Basement            1,170                           
1 Story      Siding/Brick Slab                  156                           
                                             Total:      210,739      151,732
Other Additions/Adjustments
  Basement Living Area                          830       31,241       22,494 
Plumbing
  3 Fixture Bath                                  1        4,876        3,511 
Porches
  WGEP (1 Story)                                213       16,599       11,951 
  CCP  (1 Story)                                 55        1,721        1,239 
Garages
Class: C Exterior: Siding Foundation: 42 Inch (Unfinished)
  Base Cost                                     520       24,310       17,503 
  Common Wall: 1 Wall                             1       -2,819       -2,030 
Water/Sewer
  Public Sewer                                    1        1,568        1,129 
  Water Well, 200 Feet                            1       11,276        8,119 
Fireplaces
  Interior 1 Story                                1        5,603        4,034 
                                            Totals:      305,114      219,682
Notes: 
                      ECF (4000 EASTDALE WESTDALE) 1.010 => TCV:      221,879

Carport Area: 
Roof: 

Bsmnt Garage: 

Year Built: 
Car Capacity: 
Class: C
Exterior: Siding
Brick Ven.: 0
Stone Ven.: 0
Common Wall: 1 Wall
Foundation: 42 Inch
Finished ?: 
Auto. Doors: 0
Mech. Doors: 0
Area: 520
% Good: 0
Storage Area: 0
No Conc. Floor: 0

 (17) Garage

WGEP (1 Story)
CCP  (1 Story)

213
55

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

1
 
 
 
 
 
 
 
 
 
 
 

 (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

 
2
 
 
 
 
 
 
 
 
 
 
 
 

 (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)

 
830

 
 
 

 (9) Basement Finish

Conc. Block
Poured Conc.
Stone
Treated Wood
Concrete Floor

 
 
 
 
 

 (8) Basement

 Basement: 1170  S.F.
 Crawl: 0  S.F.
 Slab: 156  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: 4711-06-201-030

 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

 
 
 
3

 Room List

 Condition: Good

Remodeled
2003

 Yr Built
 1968 

 Building Style:
 C

Wood  FrameX

Single Family
Mobile Home
Town Home
Duplex
A-Frame

X
 
 
 
 

 Building Type

05/14/2024



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

Parcel Number: 4711-06-201-030, Residential Building 1 Printed on 05/14/2024







 

MEMORANDUM 

TO:   Genoa Township Zoning Board of Appeals 
FROM:  Amy Ruthig, Planning Director 
DATE:  May 15, 2024 
RE: ZBA 24-16 

 

File Number:  ZBA#24-16 

Site Address:  Vacant parcel, Golf Club Road (4711-03-200-018) 

Parcel Number:  4711-03-200-018 

Parcel Size:   5.0 Acres 

Applicant:   Gerald Wilson 

Property Owner:  Jerry Wilson and Michael Dwyer, 698 Indiana St. Howell  

Information Submitted: Application and site plan 

Request:    Wetland Setback Variance to install a shared driveway to allow 
for property to be split. 

Zoning and Existing Use: Rural Residential (RR), vacant property. 

Other: 

Public hearing was published in the Livingston County Press and Argus on Sunday May 3, 
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, the property is vacant. 
• The property will be serviced by a well and a septic system. 
• See Record Card. 



Summary 
 
The applicant is requesting a variance from the required 25-foot undisturbed natural features setback to 
install a shared driveway to allow for the property to be split into 4 new parcels.     

Variance Requests 

The following is the section of the zoning ordinance that the variance is being requested from as well as 
the criteria applicable for your review of the variance in this regard. 

13.02.04 Genoa Township Wetland Protection Standards  

(d) Required 25-foot setback: An undisturbed natural setback shall be maintained twenty-five (25) 
feet from a MDEQ determined/regulated wetland. Trails and recreational areas may be allowed in the 
wetland setback. Any site grading or storage within the wetland protection setback area shall require a 
Special Land Use Permit according to Article 19; provided that no such activity shall be allowed within 
ten (10) feet of a regulated wetland unless specifically approved by the Planning Commission. 

13.02.05  Variances from the Wetland Setback Requirement 

In considering a variance for the wetland setback, the applicant must demonstrate to the Board of 
Appeals: 

(a) the setback is not necessary to preserve the wetland's ecological and aesthetic value. 
(b) the natural drainage pattern to the wetland will not be significantly affected; 
(c) the variance will not increase the potential for erosion, either during or after construction; 
(d) no feasible or prudent alternative exists and the variance distance is the minimum necessary to 
allow the project to proceed; or 
(e) MDEQ permit requirements have been met and all possible avoidable impacts to wetlands have 
been addressed. 

 
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 13.02.05.   

(a) Evidence should be provided that the setback is not necessary to preserve the wetland's ecological 
and aesthetic value. The application indicates that a wetland specialist has determined that the 
wetlands have low ecological and aesthetic value. 
 

(b) The natural drainage pattern could be affected due to the proposed driveway being located in an 
area that has only been a farm path.  Additional information should be provided in regards to the 
need for culverts which would have a greater impact to the wetland buffer. 
 

(c) Applicant has stated that proper soil erosion control measures will be followed during construction.  
Wetland buffer could be permanently demarcated with signage to indicate the edge of the 
undisturbed natural area and could remain in perpetuity to ensure future owners do not further 
encroach.  
  

(d) Although the applicant indicates compliance with BAFD in regards to the width of the shared 
driveway, the BAFD does not review shared driveways and the ordinance requirement is 16 feet 



with the ability to be reduced down to 12 feet in order to preserve wetlands. The driveway should 
be reduced to an approved width to the minimum amount necessary.  
 

(e) A MDEQ permit is not needed for a work inside in the 25-foot natural features setback from the 
wetland. 
 
Recommended Conditions 

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

1. The applicant shall permanently demarcate and install signage to indicate the edge of the 
undisturbed natural area.  This shall remain in perpetuity to ensure future owners do not further 
encroach.  

2. The entire remaining setback buffer area shall remain in a natural and undisturbed state and is 
not eligible for trail or recreational area exemptions.  

3. Silt fencing must be utilized during the construction phase, and the applicant must obtain all 
necessary approvals from the Livingston County Drain Commissioner.  

4. No other encroachments on the entire property are allowed. 
5. All existing storage on site which is an ordinance violation shall be removed prior to split 

approval.   
 

If the Zoning Board of Appeals denies the variance requests staff recommends the following 
conditions be placed on the denial: 

1. All existing storage on site which is an ordinance violation shall be removed within 14 days.  

 

 

 

 
 

 



::s;., : 
_· �-
. .'•

' 
. • '  

.,,_ ,,. 
� 

·*"'
' . < . . 

... 

' 

. ' . !".:: 
' , 

.. ·._ ... 
-,..: 

Subject Property

amy
Line







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

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-03-200-018

88,195C91,400091,4002022

92,604C97,700097,7002023

97,234C115,1000115,1002024

TentativeTentativeTentativeTentative2025

Taxable
Value

Tribunal/
Other

Board of
Review

Assessed
Value

Building
Value

Land
Value

Year

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
TABLE A                       15.920 Acres 14,455  100                   230,120
                        15.92 Total Acres    Total Est. Land Value =     230,120

Land Value Estimates for Land Table 4502.4502 (47060) HARTLAND M & B

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
 
 
 
 
 
 
 
 
 
 
 

Public
Improvements

VacantXImproved 

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

NO SEWER SERVICE AVAILABLE, SEE ATTACHED
LETTER FROM GREG

Comments/Influences

SEC. 3 T2N, R5E,COMM NE COR TH
N88*24'05"W 1777.81 FT TO POB TH
N88*24'05"W 201.76 FT TH S01*20'49"W 1320
FT TH S88*24'05"E 659.19 FT TH
N01*20'49"E 884 FT TH N88*24'05"W 326.43
FT TH N01*20'49"E 238 FT TH N88*24'05"W
132 FT TH N01*20'49"E 198 FT TO POB CONT.
16.1  AC M/L SPLIT FR 004 & 011 9/01
PARCEL E/CORR 10/04 
-----------------------------------------
-------------------------------------
SEC 3 T2N R5E COMM NE COR TH N88*15'19"W
1777.81 FT TO POB TH S01*44’02”E 198 FT
TH N88*15’19”E 132 FT TH S 01*44’02”E 238
FT TH N88*15’19”E 327.08 FT TH
S01*48’59”E 869.30 FT TH S88*20’50”W
661.65 FT TH N01*43’48”W 1304.24 FT TH
N88*15’19”E 201.22 FT TO POB CONT 15.92
AC M/L SPLIT FR 004 & 011 9/01 PARCEL E

Tax Description

WILSON JERRY & DWYER MICHAEL
698 INDIANA ST
HOWELL MI 48843-1777

Owner's Name/Address

VACANT

Property Address

2025 Est TCV Tentative

MAP #: V24-16

P.R.E.   0%  

School: HARTLAND CONSOLIDATED SCHS

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

100.0BUYER/SELLER2010R-01225610-FORECLOSUREPTA04/19/2010190,000CALKA JASON & ROBINFIRST NATIONAL BANK IN HOWE

0.0BUYER/SELLER2016R-01734621-NOT USED/OTHERWD03/31/20151CS GOLF LLCCALKA JASON & ROBIN

0.0BUYER/SELLER2019R-02126321-NOT USED/OTHERQC08/12/20191WILSON JERRY & DWYER MICHAEWILSON JERRY

100.0BUYER/SELLER2019R-02117920-MULTI PARCEL SALE REFWD08/12/2019175,000WILSON JERRY CS GOLF LLC

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

05/15/2024







 

MEMORANDUM 

TO:   Genoa Township Zoning Board of Appeals 
FROM:  Amy Ruthig, Planning Director 
DATE:  May 15, 2024 
RE: ZBA 24-16 

 

File Number:  ZBA#24-16 

Site Address:  Vacant parcel, Golf Club Road (4711-03-200-018) 

Parcel Number:  4711-03-200-018 

Parcel Size:   5.0 Acres 

Applicant:   Gerald Wilson 

Property Owner:  Jerry Wilson and Michael Dwyer, 698 Indiana St. Howell  

Information Submitted: Application and site plan 

Request:    Wetland Setback Variance to install a shared driveway to allow 
for property to be split. 

Zoning and Existing Use: Rural Residential (RR), vacant property. 

Other: 

Public hearing was published in the Livingston County Press and Argus on Sunday May 3, 
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, the property is vacant. 
• The property will be serviced by a well and a septic system. 
• See Record Card. 



Summary 
 
The applicant is requesting a variance from the required 25-foot undisturbed natural features setback to 
install a shared driveway to allow for the property to be split into 4 new parcels.     

Variance Requests 

The following is the section of the zoning ordinance that the variance is being requested from as well as 
the criteria applicable for your review of the variance in this regard. 

13.02.04 Genoa Township Wetland Protection Standards  

(d) Required 25-foot setback: An undisturbed natural setback shall be maintained twenty-five (25) 
feet from a MDEQ determined/regulated wetland. Trails and recreational areas may be allowed in the 
wetland setback. Any site grading or storage within the wetland protection setback area shall require a 
Special Land Use Permit according to Article 19; provided that no such activity shall be allowed within 
ten (10) feet of a regulated wetland unless specifically approved by the Planning Commission. 

13.02.05  Variances from the Wetland Setback Requirement 

In considering a variance for the wetland setback, the applicant must demonstrate to the Board of 
Appeals: 

(a) the setback is not necessary to preserve the wetland's ecological and aesthetic value. 
(b) the natural drainage pattern to the wetland will not be significantly affected; 
(c) the variance will not increase the potential for erosion, either during or after construction; 
(d) no feasible or prudent alternative exists and the variance distance is the minimum necessary to 
allow the project to proceed; or 
(e) MDEQ permit requirements have been met and all possible avoidable impacts to wetlands have 
been addressed. 

 
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 13.02.05.   

(a) Evidence should be provided that the setback is not necessary to preserve the wetland's ecological 
and aesthetic value. The application indicates that a wetland specialist has determined that the 
wetlands have low ecological and aesthetic value. 
 

(b) The natural drainage pattern could be affected due to the proposed driveway being located in an 
area that has only been a farm path.  Additional information should be provided in regards to the 
need for culverts which would have a greater impact to the wetland buffer. 
 

(c) Applicant has stated that proper soil erosion control measures will be followed during construction.  
Wetland buffer could be permanently demarcated with signage to indicate the edge of the 
undisturbed natural area and could remain in perpetuity to ensure future owners do not further 
encroach.  
  

(d) Although the applicant indicates compliance with BAFD in regards to the 24’ width of the shared 
driveway, the BAFD typically requires a 20-foot wide shared driveway. The Township ordinance 



requirement is 16 feet with the ability to be reduced down to 12 feet in order to preserve wetlands. 
The driveway should be reduced to an approved width to the minimum amount necessary. An 
approval letter should be provided by the Brighton Area Fire Dept. indicating that they are requiring 
the 24-foot wide drive. A MDEQ permit is not needed for a work inside in the 25-foot natural 
features setback from the wetland. 
 
Recommended Conditions 

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

1. The applicant shall permanently demarcate and install signage to indicate the edge of the 
undisturbed natural area.  This shall remain in perpetuity to ensure future owners do not further 
encroach.  

2. The entire remaining setback buffer area shall remain in a natural and undisturbed state and is 
not eligible for trail or recreational area exemptions.  

3. Silt fencing must be utilized during the construction phase, and the applicant must obtain all 
necessary approvals from the Livingston County Drain Commissioner.  

4. No other encroachments on the entire property are allowed. 
5. All existing storage on site which is an ordinance violation shall be removed prior to split 

approval.   
 

If the Zoning Board of Appeals denies the variance requests staff recommends the following 
conditions be placed on the denial: 

1. All existing storage on site which is an ordinance violation shall be removed within 14 days.  
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*** Information herein deemed reliable but not guaranteed***

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-03-200-018

88,195C91,400091,4002022

92,604C97,700097,7002023

97,234C115,1000115,1002024

TentativeTentativeTentativeTentative2025

Taxable
Value

Tribunal/
Other

Board of
Review

Assessed
Value

Building
Value

Land
Value

Year

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
TABLE A                       15.920 Acres 14,455  100                   230,120
                        15.92 Total Acres    Total Est. Land Value =     230,120

Land Value Estimates for Land Table 4502.4502 (47060) HARTLAND M & B

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
 
 
 
 
 
 
 
 
 
 
 

Public
Improvements

VacantXImproved 

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

NO SEWER SERVICE AVAILABLE, SEE ATTACHED
LETTER FROM GREG

Comments/Influences

SEC. 3 T2N, R5E,COMM NE COR TH
N88*24'05"W 1777.81 FT TO POB TH
N88*24'05"W 201.76 FT TH S01*20'49"W 1320
FT TH S88*24'05"E 659.19 FT TH
N01*20'49"E 884 FT TH N88*24'05"W 326.43
FT TH N01*20'49"E 238 FT TH N88*24'05"W
132 FT TH N01*20'49"E 198 FT TO POB CONT.
16.1  AC M/L SPLIT FR 004 & 011 9/01
PARCEL E/CORR 10/04 
-----------------------------------------
-------------------------------------
SEC 3 T2N R5E COMM NE COR TH N88*15'19"W
1777.81 FT TO POB TH S01*44’02”E 198 FT
TH N88*15’19”E 132 FT TH S 01*44’02”E 238
FT TH N88*15’19”E 327.08 FT TH
S01*48’59”E 869.30 FT TH S88*20’50”W
661.65 FT TH N01*43’48”W 1304.24 FT TH
N88*15’19”E 201.22 FT TO POB CONT 15.92
AC M/L SPLIT FR 004 & 011 9/01 PARCEL E

Tax Description

WILSON JERRY & DWYER MICHAEL
698 INDIANA ST
HOWELL MI 48843-1777

Owner's Name/Address

VACANT

Property Address

2025 Est TCV Tentative

MAP #: V24-16

P.R.E.   0%  

School: HARTLAND CONSOLIDATED SCHS

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

100.0BUYER/SELLER2010R-01225610-FORECLOSUREPTA04/19/2010190,000CALKA JASON & ROBINFIRST NATIONAL BANK IN HOWE

0.0BUYER/SELLER2016R-01734621-NOT USED/OTHERWD03/31/20151CS GOLF LLCCALKA JASON & ROBIN
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www.safebuilt.com 

May 13, 2024 
 
 
Zoning Board of Appeals 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Board Members: 
 
At the Township’s request, we have reviewed the materials submitted seeking a dimensional variance for 
the construction of a retaining wall for the existing commercial center at 3599 Grand River Avenue. 
 
The proposal entails a retaining wall in the rear (northerly) and westerly side yard with a maximum height 
of 11’.  
 
Per Section 11.04.03(j), the following variance is needed from the retaining wall regulations of the 
Zoning Ordinance: 
 

• A retaining wall in the required rear and side yard with a height of 11’ (where a maximum of 6’ is 
allowed). 

 
It is worth noting that the Planning Commission recently approved the site plan for the property with a 
ZBA approval of the retaining wall height as a condition. 
 
SUMMARY 
 
1. Significant topographic changes create difficulty for strict compliance with retaining wall regulations 

(practical difficulty). 
2. The wall will preserve existing mature vegetative screening between the commercial development 

and adjacent residential properties (substantial justice). 
3. The Board could view strict compliance as unnecessarily burdensome (practical difficulty). 
4. The property contains significant topographic changes in the northwest corner (extraordinary 

circumstance). 
5. Given the nature of the project and property, we do not anticipate issues with the supply of light and 

air or to traffic and public safety (public safety and welfare). 
6. The project will allow for a compliant emergence fire access drive without disrupting the existing 

vegetative screen between commercial and residential uses (public safety and welfare). 
7. The wall will be on the inside of the commercial property, so any views from the residential property 

will be of vegetation and a screen fence, and not an 11’ masonry wall (impact on surrounding 
neighborhood). 

 
 
 
 
 
 
 

Attention: Amy Ruthig, Planning Director 
Subject: Grand River Plaza – Dimensional Variance Review  
Location: 3599 Grand River Avenue – north side of Grand River Avenue, west of Latson Road 
Zoning: RCD Regional Commercial District 



Genoa Township ZBA 
Grand River Plaza 

Dimensional Variance Review 
Page 2 
 

 
Aerial view of site and surroundings (looking north) 

 

VARIANCE REVIEW 

 

We have reviewed the request in accordance with the dimensional variance review criteria of Section 
23.05.03, as follows: 
 
1. Practical Difficulty/Substantial Justice.  A variance is not necessary to maintain the existing 

commercial operation of the site; however, the significant topographic changes in the rear yard impact 
the owner’s ability to install the required emergency fire access drive and maintain existing mature 
vegetation to screen the residential uses to the north. 
 

As noted in the submittal materials, a compliant wall could be accommodated, but it would require 
grading up to the property line, which would require removal of the existing mature vegetation 
between the commercial site and adjacent residential properties. 
 
In our opinion, the Board could view strict compliance as unnecessarily burdensome and fair to both 
the owner and other owners in the immediate area. 
 

2. Extraordinary Circumstances.  The property contains significant topographic changes in the 
northwest corner of the site.  
 

3. Public Safety and Welfare.  Given the nature of the proposal, granting of the variance will not 
impair the supply of light and air to adjacent properties, nor will it unreasonably impact traffic or 
public safety. 

 
Part of the need for the wall is to provide a 20’ wide drive around the rear of the building for 
emergency fire access without forcing the removal of existing mature vegetation. 

 
4. Impact on Surrounding Neighborhood.  The wall will help to preserve existing mature vegetation, 

which provides enhanced screening between the site and adjacent residential to the north. 
 

The wall will be on the inside of the commercial property, so any views from the residential property 
will be of vegetation and a screen fence (not an 11’ masonry wall). 
 

 

 

 

 

 

Subject site 



Genoa Township ZBA 
Grand River Plaza 

Dimensional Variance Review 
Page 3 
 
Should you have any questions concerning this matter, please do not hesitate to contact our office. 
 
Respectfully, 
SAFEBUILT 
 
  
  
Brian V. Borden, AICP 
Michigan Planning Manager 



Genoa Charter Township Board Meeting 
May 6, 2024 
Unapproved Minutes 
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Moved by Lowe, supported by Croft to approve the Consent Agenda as presented. The motion 
carried unanimously. 
1. Payment of Bills: May 6, 2024 

 
2. Request to approve the April 15, 2024 regular meeting minutes. 

 
Approval of Regular Agenda: 

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

3. Consideration of a recommendation for approval of an environmental impact 
assessment dated March 19, 2024 associated with a site plan for a proposed building 
addition and related façade, parking and site improvements for an existing multi-
tenant shopping center. The property is located at 3599 and 3669 Grand River 
Avenue, north side of Grand River Avenue, west of Latson Road. The request is 
petitioned by Symmetry Management. 

 
Mr. Brent Lavanway of Boss Engineering; Mr. Frank Jarbou of Symmetry Management, the 
property owner, his son Gabriel Jarbou; and Mr. Robert Jordan from Serenity Architecture were 
present. 
 
Mr. Lavanway provided a review of the proposed project. They will be making facade, parking 
lot, landscaping, and stormwater improvements. They are adding a paved driveway to connect 
the two parcels. 
 
Mr. Jarbou stated that the Big Lots and Family Farm and Home stores will not be receiving 
facade improvements, but the parking lot in front of them will be redone. They are proposing to 
have Hobby Lobby occupy the large space, but he is not sure what the other tenants will be. 
 
Ms. Hunt is very pleased that the drainage issue to the rear of the site will be improved for the 
residents there.  
 
Mr. Dhaenens hopes that a shared parking agreement can be done with the Arby’s tenant in the 
front of the property. 
 
Ms. Lowe thanked Mr. Jarbou for being a good neighbor. She is glad the parking lot will be 
repaved. 
 
Mr. Jordan showed colored renderings and provided building material samples.  
 

DRAFT
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Unapproved Minutes 
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Supervisor Rogers confirmed that the applicant is aware of the concerns and comments from 
the township planner and engineer. 
 
Moved by Dhaenens, supported by Lowe, to approve the Environmental Impact Assessment 
dated March 19, 2024 for Symmetry Management for proposed façade improvements and 
addition to an existing multi-tenant shopping center. The property is located at 3599 and 3669 
Grand River Avenue, north side of Grand River Avenue, west of Latson Road, based on the 
following conditions: 
1. The applicant shall comply with the Township Engineer’s concerns as stated in the April 1, 

2024 letter. 
2. The drive aisle parking and runoff easements between the two properties shall be put in 

place and shared with the Township prior to land use permit issuance. 
3. The applicant shall obtain a variance from the ZBA for the nine-foot high retaining wall. 
4. Township staff shall be given physical samples of material samples vs. photographs. 
The motion carried unanimously. 
 
4. Consideration of a recommendation for approval of an environmental impact 

assessment dated April 9, 2024 associated with a site plan amendment for revisions 
to the previously approved site grading on a 4.32-acre parcel (4711-06-200-101) on the 
north side of Grand River Avenue, just west of Char-Ann Drive. The request is 
petitioned by Chestnut Development. 

 
Mr. Alan Pruss with Monument Engineering, and Steve Gronow of Chestnut Development, were 
present. Mr. Pruss provided a review of the project. They would like to prepare the site for sale. 
They will be installing a berm and replacing trees that were removed. He noted that some of the 
small trees on the south side of the berm have been removed. He advised Ms. Ruthig. 
 
Ms. Hunt is disappointed that these trees were removed. She encourages the Board to include 
the eight conditions by the Planning Commission if this item is approved this evening. Mr. Pruss 
and Mr. Gronow agreed to comply with the conditions. 
 
Moved by Lowe, supported by Ledford, to approve the Environmental Impact Assessment 
dated April 9, 2024 for revisions to the previously approved site grading on a 4.32-acre parcel 
(4711-06-200-101) with the following conditions:  
1. The Impact Assessment shall be reviewed for the revision and approved by Township staff. 
2. The project shall be completed north to south. 
3. Required berm and landscaping must be completed within 14 days of any tree removal. 
4. Trees that are to remain shall be marked. 
5. A performance guarantee shall be submitted prior to land use permit issuance. 
6. Site plan overages shall be paid prior to land use permit issuance. 
7. Staff recommends that the silt fence line shall be adjusted to ensure protection of trees that 

are to be preserved. 

DRAFT
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● The township engineer shall review and approve the plans. 
● The Impact Assessment shall be reviewed for the corrections and approved by township 

staff. 
● The project shall be completed from north to south 
● A performance guarantee shall be submitted prior to land use permit issuance. 
The motion carried unanimously. 
 
Moved by Commissioner Rassel, supported by Commissioner McCreary, to approve the 
Amended Site Plan dated April 3, 2024 for revisions to the previously approved site grading on 
a 4.32-acre parcel (4711-06-200-101) on the north side of Grand River Avenue, just west of 
Char-Ann Drive, with the following conditions: 
● Review by staff prior to submission to the Township Board. 
The motion carried unanimously. 
 
NEW BUSINESS: 
 
OPEN PUBLIC HEARING #3…Consideration of a site plan application and environmental 
impact assessment for a proposed façade improvement and addition to an existing multi-tenant 
shopping center. The property is located at 3599 and 3669 Grand River Avenue, north side of 
Grand River Avenue, west of Latson Road. The request is petitioned by Symmetry 
Management. 
A. Recommendation of Environmental Impact Assessment (3-19-24) 
B. Recommendation of Site Plan (3-19-24) 
 
Mr. Brent Lavanway of Boss Engineering; Mr. Frank Jarbou of Symmetry Management, the 
property owner; and Mr. Robert Jordan from Serenity Architecture were present. 
 
Mr. LaVanway provided a review of the proposal. They will be adding landscape islands and 
landscaping, adding a boulevard entrance where the current traffic signal is located, adding a 
20,000 building addition on the far west portion of the site, expanding the detention basin, 
planting an addition 90 trees and 200 shrubs, adding a paved driveway to connect the two 
parcels, and adding two out lots. They are reducing the number of parking spaces from 900 to 
680, which must be approved by the Planning Commission; however, the ordinance does allow 
for shared parking. 
 
Mr. Jarbou provided a history of his company. They are a redevelopment company that 
transforms and adds value to existing properties. They have secured a large tenant and have 
serious interests in the other locations. He reviewed the updates that will be made to the 
building and the site. 
 
Black and white elevations and colored material example photos were presented. 
Commissioner McCreary would like to see sample materials and not a photograph. 
 

amy
Highlight
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Mr. Borden stated that the Planning Commission can approve the site plan. It does not have to 
go before the Township Board. He reviewed his letter dated April 2, 2024. 
1. The two separate parcels should be combined as part of this project; however, the applicant 

seeks to keep them separate. Mr. Jarbou stated they can have two different debts if the 
parcels are separate and shared access and parking can be accomplished with easements. 
Ms. Ruthig noted keeping the properties separate could affect the setbacks for the two 
proposed out lots. 

2. The façade improvements do not include three of the existing tenant spaces. Future 
changes to these spaces will be subject to review and approval by the Township. 

3. Building design, including materials and color, are subject to review and approval by the 
Planning Commission. 

4. Crosswalk striping should be added across the drive aisle connection to Dave’s Hot 
Chicken. Mr. Jarbou agreed to add this. 

5. The Commission may reduce the amount of parking required based on different peak usage 
for the variety of businesses included in the development. He noted that they are not asking 
for the largest amount of parking reduction as is allowed. 

6. The three light poles in the northwest corner of the property must be reduced in height to not 
more than 20 feet high. They are currently 30 feet. 

7. The landscape plan is slightly deficient in greenbelt and buffer zone plantings; however, the 
Commission may modify requirements since numerous existing, mature trees are being 
preserved. He noted that it has four separate frontages so it is difficult to identify locations 
for additional plantings. 

8. There are three evergreen trees on the landscape plan that are unaccounted for in the plant 
list. 

9. The gate on the waste receptacle enclosure must be changed from chain link fencing to 
wood per the ordinance. 

10. The applicant must address any comments provided by the Township Engineer or Brighton 
Area Fire Authority, including any comments on the traffic study. 

 
Mr. Barber reviewed his letter dated April 1, 2024. 
They have addressed his previous concerns, but he noted that after final site plan approval, the 
water main and sanitary sewer construction plans must be provided to MHOG Sewer and Water 
Authority for their review and approval and permitting with EGLE. 
 
He reviewed the Traffic Impact Study, although the pass-by rates used in the trip generation 
forecast are not the latest information available from ITE (pass-by rates within the 11th edition of 
Trip Generation should be used, not those from the Handbook which is older information), the 
trip generation forecast for the site would be considered conservative, as it does not consider 
internal capture reductions. He does not see much gain from a corrected report and finds this to 
be acceptable. 
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The Brighton Area Fire Marshal’s letter dated March 27, 2024 states, “Based on the submitted  
documents, all required revisions have been corrected for compliance except for the clear width 
dimension of the rear access drive. The applicant is field verifying the bollard and transformer 
pad locations along with drive dimensions. They have committed to making the appropriate 
revisions to provide the proper clear 20’ width along the rear.” 
 
Mr. Jarbou believes that the amount of parking they are proposing is sufficient for the types of 
tenants they anticipate occupying these spaces.  
 
Commissioner Dhaenens asked why the applicant did not agree to the shared access 
agreement with the owner of Arby’s. Mr. Jarbou stated that when his company first purchased 
this property, he reached out to the Arby’s owners on many occasions to work on the shared 
parking agreement and they never responded. Those owners then needed the agreement so 
they contacted him, but he did not want to help. 
 
The call to the public was made at 9:39 pm. 
 
Ms. Amy Sheehy of 3560 Snowden Lane stated her property backs up to the old Elder Beerman 
building. She would like the drainage to be repaired. Their property gets flooded. She is happy 
with the plans.  
 
The call to the public was closed at 9:41 pm. 
 
Mr. Jarbou stated he has spoken to Ms. Sheehy regarding the drainage. He advised Ms. Ruthig 
that they purchased the property so they own it and they own the drainage problem. 
 
There was a discussion regarding the proposed nine-foot- high retaining wall on the rear of the 
site. The maximum height allowed is six feet, so a variance is going to be needed.  
 
Moved by Commissioner Dhaenens, supported by Commissioner Rassel, to approve the Site 
Plan dated March 19, 2024 for Symmetry Management for proposed façade improvement and 
addition to an existing multi-tenant shopping center. The property located at 3599 and 3669 
Grand River Avenue, north side of Grand River Avenue, west of Latson Road, based on the 
following conditions:  
● The drive aisle parking and runoff easements between the two properties shall be put in 

place and shared with the township 
● Crosswalk striping shall be added on the Dave’s Hot Chicken Driveway 
● Three light poles on the northwest side of the site are to be compliant with the township 

ordinance 
● The discrepancy of three evergreens shall be corrected and approved by staff 
● The waste receptacle gate shall be updated to comply with the township ordinance 
● The applicant shall obtain a variance from the ZBA for the nine-foot high retaining wall. 
● Township staff shall be given physical samples of material samples vs. photographs. 
The motion carried unanimously. 
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Moved by Commissioner Dhaenens, supported by Commissioner Rassel to recommend to the 
Township Board approval of the Environmental Impact Assessment dated March 19, 2024 for 
Symmetry Management for proposed façade improvement and addition to an existing multi-
tenant shopping center. The property located at 3599 and 3669 Grand River Avenue, north side 
of Grand River Avenue, west of Latson Road, based on the following condition:  
● The applicant shall comply with the township engineer’s concerns. 
The motion carried unanimously. 
 
ADMINISTRATIVE BUSINESS: 
 
Staff Report 

Ms. Ruthig stated there will be five cases on the May meeting agenda.  

The developer of the Latson PUD is requesting to amend the uses proposed. The township and 
the consultants are reviewing the proposal. 

Approval of the March 11, 2024 Planning Commission meeting minutes 

Needed changes were noted. 
 
Moved by Commissioner McCreary, seconded by Commissioner Rassel, to approve the 
minutes of the March 11, 2024 Planning Commission Meeting as amended. The motion 
carried unanimously. 
 
Member Discussion 
 
Commissioner McCreary stated that planning training says the site plan approval should be 
obtained prior to seeking a variance. Mr. Borden said that a site plan review should be done 
prior to obtaining a variance; it does not need to be approved, just reviewed. 
 
Adjournment 
 
Moved by Commissioner Rassel, seconded by Commissioner McCreary, to adjourn the meeting 
at 10:04 pm. The motion carried unanimously.  
 
 
 
Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
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SITE DATA
PARCEL # 4711-05-400-031(13.76 AC) & 4711-05-400-032(12.74 AC)
HOWELL, MI
GENOA TOWNSHIP
ZONING: REGIONAL COMMERCIAL DISTRICT (RCD)

GENERAL COMMERCIAL DISTRICT
- MIN. LOT AREA: 1 ACRE

- MIN. LOT WIDTH: 150 FT

- BUILDING SETBACK:(FOR PROPOSED BUILDING)
REQUIRED PROVIDED
FRONT: 70 FT 366.1 FT
SIDE: 15 FT 89.9 FT 
REAR: 50 FT 155.2 FT

-PARKING SETBACK: PROVIDED
FRONT: 20 FT 155.8 FT
SIDE: 10 FT 19.9 FT
REAR: 10 FT 20.3 FT

-MAX LOT COVERAGE: PROVIDED
PARCEL AREA: 1,154,340 SFT (26.5 AC)
BUILDING: 35% 242,470 SFT (21.0%)
IMPERVIOUS: 75% 865,457 SFT (75.0%)*
*INCLUDES FUTURE BUILDOUT AREA

-MAX BUILDING HEIGHT: 35 FT (2 STORIES) 32 FT

GENERAL NOTES
1. ALL OUTDOOR LIGHTS SHALL BE SHIELDED TO REDUCE GLARE AND SHALL

BE ARRANGED TO NOT INTERFERE WITH THE VISION OF PERSONS ON
ADJACENT ROADWAYS OR ADJACENT PROPERTY.

2. ALL SIGNS SHALL MEET LOCAL MUNICIPALITY ORDINANCE REQUIREMENTS.
3. THE BUILDING ADDRESS SHALL BE A MINIMUM 6" HIGH LETTERS OF

CONTRASTING COLORS AND BE CLEARLY VISIBLE FROM THE STREET. THE
LOCATION AND SIZE SHALL BE VERIFIED PRIOR TO INSTALLATION.

4. A KEY BOX/KNOX BOX SHALL BE LOCATED NEAR THE FRONT ENTRY AT
EACH TENANT SPACE (FINAL LOCATION TO BE DETERMINED BETWEEN THE
OWNER & FIRE MARSHALL).

5. ONE SIDE OF THE STREET SHALL BE MARKED AS A FIRE LANE AND SHALL
HAVE APPROPRIATE SIGNAGE.

6. ACCESS ROADS TO THE SITE SHALL BE PROVIDED AND MAINTAINED DURING
CONSTRUCTION.

7. ACCESS ROADS SHALL BE CONSTRUCTED TO BE CAPABLE OF SUPPORTING
THE IMPOSED LOAD OF FIRE APPARATUS WEIGHING AT LEAST 84,000 LBS.

8. A MINIMUM VERTICAL CLEARANCE OF 13.5 FEET SHALL BE MAINTAINED
THROUGHOUT THE SITE. THIS INCLUDES ENCROACHMENTS FROM LARGE
TREE CANOPIES, LIGHTING, ETC.

9. DURING THE CONSTRUCTION PROCESS, THE BUILDING WILL BE EVALUATED
FOR EMERGENCY RESPONDER RADIO SIGNAL STRENGTH. IF COVERAGE IS
FOUND TO BE QUESTIONABLE OR INADEQUATE; AN APPROVED
CONTRACTOR SHALL BE HIRED TO PERFORM A GRID TEST OF THE FACILITY.
IF THE SIGNAL STRENGTH COVERAGE IS FOUND TO BE NON-COMPLIANT, AN
APPROVED EMERGENCY RESPONDER RADIO COVERAGE SYSTEM SHALL BE
PROVIDED IN THE BUILDING.

10. SITE LIGHTING SHALL BE PLACED ON TIMERS TO BE OFF DURING NON-USE
HOURS TO THE EXTENT POSSIBLE WHILE MAINTAINING SITE SAFETY. SITE
LIGHTING SHALL BE PROGRAMMED TO TURN OFF AT NIGHT WHEN 
ACTIVITIES ARE NO LONGER OCCURRING ON THE PROPERTY.

11. DELIVERIES SHALL BE ARRANGED FOR OFF PEAK HOURS TO AVOID
POTENTIAL VEHICULAR CONFLICTS.

PARKING CALCULATIONS:

SHOPPING CENTER :

- 1 SPACE FOR EACH 250 SFT GROSS RETAIL FLOOR AREA       
(FOR FIRST 50,000 SFT)

- 1 SPACE FOR EACH 275 SFT  GROSS RETAIL FLOOR AREA
(FOR AREA BETWEEN 50,000 TO 450,000 SFT)

GROSS FLOOR AREA = 242,470 SFT * 85% = 206,100 SFT *
*(GROSS RETAIL FLOOR AREA)

FIRST 50,000 SFT:  50,000 SFT / 250 = 200 SPACES
REMAINDER SFT:  156,100 SFT / 275 = 568 SPACES

REQUIRED: 200 + 568 = 768 SPACES
PROVIDED: 680 SPACES (56 OF WHICH ARE ADA SPACES)
(THIS IS A 12% REDUCTION OF SPACES)
REDUCTION BY PLANNING COMMISSION SOUGHT (UP TO 30% ALLOWED)
GIVEN THE MIX OF USERS WITHIN THE SHOPPING CENTER

SI
TE

 P
LA

N

6

FUTURE DEVELOPMENT AREA NOTE:

ON THE SOUTH SIDE OF THE PARKING LOT, AN AREA HAS BEEN IDENTIFIED
AS FUTURE DEVELOPMENT AREA. A DEPICTION OF TWO DRIVE-THRU USES
ARE SHOWN AS A PLACEHOLDER FOR A VISUAL REPRESENTATION OF WHAT
COULD FIT WITHIN THIS FUTURE DEVELOPMENT AREA. THE OVERALL SITE
IMPERVIOUS CALCULATIONS ACCOMMODATE THE FUTURE DEVELOPMENT
AREAS AS SHOWN. THESE BUILDINGS WILL BE MADE AS A SEPARATE SITE
PLAN UNDER SEPARATE COVER.  THEY ARE SHOWN FOR
REPRESENTATIONAL PURPOSES AND TO SHOW THE ULTIMATE INTENT OF
THE FINAL DEVELOPMENT OF THE SITE AND TO ENSURE THE SITE HAS BEEN
DESIGNED (UTILITIES, SITE CIRCULATION, ETC) TO ACCOMMODATE THESE
FUTURE USES.

VARIANCE NOTE:

PER SECTION 11.04.03 (j)(4)(ii): A VARIANCE IS REQUIRED FOR THE
PROPOSED RETAINING WALL AT THE NORTH SIDE OF THE PROPERTY.
ORDINANCE MAX HEIGHT IS 6'. PROPOSED MAX HEIGHT IS
APPROXIMATELY 11'.

G:\22-262\DWG\SP\22-262-1 SHEETS SP.dwg, 4/18/2024 11:52:29 AM, danh
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*** Information herein deemed reliable but not guaranteed***

LIVINGSTONCounty:GENOA CHARTER TOWNSHIPJurisdiction: Printed onParcel Number: 4711-05-400-031

3,521,437C5,059,8003,859,3001,200,5002022

3,769,400S3,769,4002,718,9001,050,5002023

3,804,200S3,804,2002,753,7001,050,5002024

TentativeTentativeTentativeTentative2025

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      432800     15        215,534
Commercial Local Cost Land Improvements
Description                       Rate        Size % Good Arch Mult     Cash Value
  WELL/WATER                  4,475.00           1     72       100          3,222
  SEPTIC/SEWER                4,400.00           1     72       100          3,168
                Total Estimated Land Improvements True Cash Value =        221,924

                               * Factors *
Description   Frontage  Depth  Front  Depth  Rate %Adj. Reason             Value
GRAND RIVE 3.50 SQ. FT.    600257 SqFt  3.50000  100                   2,100,900
                        13.78 Total Acres    Total Est. Land Value =   2,100,900

Land Value Estimates for Land Table 2003.2003 GRAND RIVER FRONTAGE

JB  10/06/2020 INSPECTED
DLR 11/11/2010 INSPECTED

Who     When       What

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

X
 
 
 
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
X
X
X
X
X
X
X
 
 
 

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 BEG COS, TH N87*E 1284.64
FT, TH S2*E 132.27 FT, TH S87*W 632.61 FT
 TH S2*E 591.41 FT, TH N87*E 34 FT, TH
S2*E 225 FT TH S25*W 148.6 FT, TH N64*W
30 FT, TH N25*E 141.07 FT, TH N2*W 104.48
FT, TH S87*W 287.12 FT, TH S2*E 110.7 FT,
TH N64*W 261.42 FT, TH N25*E 109.22 FT,
TH N2*W 187.64 FT, TH S87*W 196.72 FT, TH
N2*W 540.07 FT TO POB PAR E 13.88 AC M/L
SPLIT 8/91 FROM 006, 007 020 & 021

Tax Description

HOWELL FAMILY VENTURES LLC
GR HOWELL LLC
29592 BECK RD
WIXOM MI 48393

Owner's Name/Address

3599 E GRAND RIVER

Property Address

PW18-10707/11/2018Tent Sale/Temporary Event2025 Est TCV Tentative

PW19-09807/08/2019Tent Sale/Temporary EventMAP #: V24-17

P19-11408/07/2019Tenant Build-OutP.R.E.   0%  

PS19-01508/07/2019Wall SignSchool: HOWELL PUBLIC SCHOOLS

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

0.0BUYER/SELLER1742011621-NOT USED/OTHERQC09/24/19930

100.0BUYER/SELLER2014R-03244903-ARM'S LENGTHWD10/21/201410,450,000GR PLAZA LLCDEVELOPERS DIVERSIFIED REAL

100.0BUYER/SELLER2022R-01306003-ARM'S LENGTHWD04/13/20228,525,000HOWELL FAMILY VENTURES LLCGR PLAZA LLC

Prcnt.
Trans.

Verified
By

Liber
& Page

Terms of SaleInst.
Type

Sale
Date

Sale
Price

GranteeGrantor

05/14/2024



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: 20        Perimeter: 1451
 
Base Rate for Upper Floors = 76.78
 
(10) Heating system: Complete H.V.A.C.    Cost/SqFt: 33.69   100%
Adjusted Square Foot Cost for Upper Floors = 110.47
 
Total Floor Area: 116,885             Base Cost New of Upper Floors = 12,912,287
 
                                      Reproduction/Replacement Cost = 12,912,287
Eff.Age:28   Phy.%Good/Abnr.Phy./Func./Econ./Overall %Good: 43 /100/100/100/43.0
                                             Total Depreciated Cost =  5,552,283
 
Unit in Place Items                      Rate Quantity Arch  %Good     Depr.Cost
      /CIMS/DOC/LOAWA                   20.61     1300 1.00     43        11,521
 
ECF (2014  MAIN COMMERCIAL)              0.950 => TCV of Bldg:  1  =   5,285,614
    Replacement Cost/Floor Area= 110.70      Est. TCV/Floor Area= 45.22

  **  **  Calculator Cost Data  **  **
Quality: Average  
Heat#1: Complete H.V.A.C.             100%
Heat#2: Package Heating & Cooling     0%
Ave. SqFt/Story: 116885
Ave. Perimeter: 1451
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: 100
Type: Average

LowXAve. Above Ave. High 

Construction Cost

Comments:

Overall Bldg
Height

 

Year Built
Remodeled

1994
 

Depr. Table    : 3%
Effective Age  : 28
Physical %Good: 43
Func. %Good   : 100
Economic %Good: 100

Class: C
Floor Area: 116,885
Gross Bldg Area: 116,885
Stories Above Grd: 1
Average Sty Hght : 20
Bsmnt Wall Hght  

Desc. of Bldg/Section: 
Calculator Occupancy: Stores - Discount

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

Commercial/Industrial Building/Section 1 of 1 Printed onParcel Number: 4711-05-400-031 05/14/2024
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GENOA CHARTER TOWNSHIP 
ZONING BOARD OF APPEALS 

April 16, 2024 - 6:30 PM 
  

MINUTES 
  

Call to Order: Chairperson McCreary called the regular meeting of the Zoning Board of Appeals 
to order at 6:31 pm. The members and staff of the Zoning Board of Appeals were present as 
follows: Bill Rockwell, Craig Fons, Marianne McCreary, Jean Ledford, Michele Kreutzberg and 
Amy Ruthig, Planning Director. 

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: 

Ms. Ledford noted that Case #24-10 was requested to be withdrawn, “of Venture Designs” 
should be removed from Case #24-08, and the Case #’s for Items #4 and Items #5 are 
reversed. Item #4 should be Case #24-12 and Item #5 should be Case #24-11. 

Moved by Board Member Ledford, supported by Board Member Kreutzberg, to approve the 
agenda as corrected. The motion carried unanimously. 

Call to the Public:  

The call to the public was opened at 6:34 pm with no response. 
 
Chairperson McCreary reviewed the criteria necessary for a variance to be approved. 
 
1. 24-08…A request by Robert Dow of 5425 Wildwood Drive, for a side and waterfront yard 

setback variance and any other variance deemed necessary by the Zoning Board of 
Appeals, to allow an existing covered patio on an existing home. 

 
Mr. Dow stated the existing house was built in 1930. The property is very narrow so parking is 
difficult. The garage will allow for parking. He is also requesting approval for the existing patio 
roof. This is not an approved covered patio as no permit was received or approved for this. If the 
patio roof is not approved, then he will have to move the solar panels to the house roof and he 
isn’t able to do that. 
 
Board Member Kreutzberg asked the applicant if the roof on the patio is temporary to hold the 
solar panels until the garage roof is completed and then they will be moved there. Mr. Dow 
stated the roof on the patio is his priority this evening so he can keep the solar panels. 
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Chairperson McCreary noted that there were previous variance requests that were denied 
before Mr. Dow owned the home. Mr. Dow stated he would like to make the house more 
conforming. He asked the Board for feedback on what would be allowed.   
 
Board Member Kreutzberg stated that there is only a mortgage survey and not an engineered 
survey so the township is unsure where the house is located in relation to the property lines. 
Board Member Rockwell agrees. He will not vote for approval of these requests without a 
survey.  
 
Mr. Dow agreed to have the garage variance tabled this evening but would like the patio 
reviewed for approval. Mr. Rockwell reiterated that he would not be able to approve the patio 
without the survey. Mr. Dow requested that approval for the patio be granted contingent upon 
him submitting the engineer survey. The Board agreed that they need the survey before 
approving a variance. 
 
Moved by Board Member Rockwell, supported by Board Member Kreutzberg, to table Case 
#24-08 until the May 21, 2024 Zoning Board of Appeals meeting. The motion carried 
unanimously. 
 
2. 24-09…A request by Nancy Dykema, 4053 Homestead Drive, for side yard setback variance 

and a height variance and any other variance deemed necessary by the Zoning Board of 
Appeals, to build a new home. 

 
Ms. Dykema stated their lot is very narrow at the road. The existing home is non-conforming on 
either side, and she will be increasing the setbacks with the new home. 
 
Chairperson McCreary questioned if the overhangs have been included in determining the 
setback. Ms. Ruthig stated, yes, and they are allowed to be into the setback. Chairperson 
McCreary advised the applicant that if she would like to install a full-house generator, she would 
have to comply with the ordinance. Ms. Ruthig stated generators can encroach into the setback 
two feet but are not allowed on the road side of the property. 
 
Ms. Dykema confirmed that the house and the shed in the front will be removed.  
 
The call to the public was opened at 7:07 pm with no response. 
 
Moved by Board Member Ledford, supported by Board Member Rockwell, to approve Case 
#24-09 for 4053 Homestead Drive for Nancy Dykema for a north side yard setback variance of 5 
feet from the required 10 feet for a north side yard setback of 5 feet and a south side yard 
setback variance of 3.3 feet from the required 10 feet for a south side yard setback of 6.7 feet to 
demolish the existing home and two existing road side sheds and constructed a new single 
family home, based on the following findings of fact: 
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● The practical difficulty is that strict compliance with the setbacks would cause the 
applicant to be unable to construct the proposed single family home. Other homes in the 
vicinity have reduced side yard setbacks that will support substantial justice and is 
necessary for the preservation and enjoyment of a substantial property right possessed 
by other properties in the same vicinity 

● The granting of the variances 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. 

● The proposed variances would have little impact on the appropriate development, 
continued use, or value of adjacent properties and the surrounding neighborhood. 

The approval is conditioned upon the following: 
1. The structure to be guttered with downspouts. 
2. If retaining walls are required, they must adhere to the township zoning ordinance and 

receive a land use permit. 
The motion carried unanimously. 
 
3. 24-10…A request by MITTS LLC, 5776 E. Grand River Avenue, for a front yard setback 

variance and any other variance deemed necessary by the Zoning Board of Appeals, to 
allow barrier-free parking near the building entrance. (REQUEST TO WITHDRAW) 

 
4. 24-12…A request by 1015 Latson Road LLC, 1111 S. Latson Road, for a setback variance 

and any other variance deemed necessary by the Zoning Board of Appeals, to allow for a 
drive-thru. 

 
Mr. Brent LaVanway from Boss Engineering and Mr. Travis O’Connor, representing the property 
owner, were present. 
 
Chairperson McCreary advised the Board Members that this was recommended to be approved 
by the Planning Commission; however, it was conditioned upon this variance being approved.  
 
Mr. LaVanway provided a review of the project and the property. A drive-thru is allowed as a 
special use; however, a variance is needed because of the distance between this property and 
Panda Express, which has an existing drive-thru. He stated the applicant had purchased the 
property and was in the process of planning its development but the Panda Express was 
approved and built first. This drive thru is over 700 feet from the Panera Drive through and over 
800 feet from the Panda Express, but the ordinance states 500 feet from lot line to lot line. The 
parcel is only 88 feet from the Panda Express Parcel 
 
This will not have a negative impact on the surrounding area. It was recommended for approval 
by the Planning Commission and approved by the Township Board. The practical difficulty is the 
configuration of the Panda Express Parcel and how it came in after this property was purchased 
and the planning began. 
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They have worked with the township, Brighton Area Fire Authority, and Livingston County Road 
Commission regarding the two entrances. The entrance that is directly across from the Wal Mart 
driveway will be the primary entrance and the entrance to the north, on the car wash parcel, will 
be the secondary and will be a right on and right out. They are required to have both of these 
entrances from the LCRC.  
 
Ms. Ruthig stated that township staff are working with O’Reilly’s for an easement from them for 
the second entrance and then the right in/right out will be removed.  
 
Mr. O’Connor stated there is no committed tenant for this space. Mr. LaVanway stated in 
developments such as this, a coffee shop is an anchor, and they want to have a drive thru. 
Having a coffee shop helps the marketing for the other tenants. Ms. Ruthig advised that a coffee 
shop is the only use that is allowed in this space. 
 
Mr. Rockwell stated that this is not zoned for a drive thru, but it’s allowed through a special use, 
and now they are asking for a variance. Ms. Ruthig stated it is zoned for a coffee shop with a 
special use. In a different zoning district, a drive-thru would not be allowed. The applicant is not 
asking for a variance from the zoning district. She added that a fast-food restaurant would not 
be allowed here. 
 
Board Member Fons noted that there are seven lanes of roadway between the two drive thru 
windows and the Panda Express lot has an irregular shape. 
 
Mr. LaVanway stated that part of the traffic study included the intersection of Latson Road and 
Grand River, and traffic signal timing issues will need to be done to improve the traffic score at 
this location. These types of uses are local uses, and not destinations, so the drive-by traffic are 
people who would be traveling in this area already.  
 
Board Member Rockwell is not in favor of the increase in traffic in this area.  
 
The call to the public was opened at 7:37 pm with no response. 
 
Moved by Board Member Kreutzberg, supported by Board Member Fons, to approve Case #24-
12 submitted by 1015 Latson Road LLC for 1111 Latson Road a drive-through setback variance 
of 412 feet from the required 500 feet for a setback of 88 feet, to allow construction of a drive-
thru coffee shop within 500 feet of another drive-thru restaurant, based on the following findings 
of fact: 
● Strict complaint with the setbacks would unreasonably restrict use of the property. This 

variance will provide substantial justice, is the least necessary and would make the property 
consistent with other restaurants in the area. 
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● The need for variance is driven by a proposed use, extraordinary size and depth of parcel, 
which reduce the list of permissible uses. Site plan approval was recommended from the 
Planning Commission and granted by the Township Board. 

● Granting of this variance would not impair adequate light or air to adjacent properties, would 
not increase congestion or increase danger of fire or threaten public safety or welfare. 

● Proposed variance would have little impact on appropriate development, continued use or 
value of adjacent properties and surrounding neighborhood. 

This approval is conditioned upon the following: 
1. As noted by project engineering traffic and pavement impact modifications must be 
implemented as recommended by the Livingston County Road Commission and MDOT. 
The motion carried (Fons - yes; Kreutzberg - yes; Rockwell - no; McCreary - yes; Ledford 
- yes). 
 
5. 24-11…A request by Michael Brown, 4655 Sweet Road, for a side yard setback variance 

and any other variance deemed necessary by the Zoning Board of Appeals, to allow solar 
panels to remain. 

 
Mr. Brown stated that if the solar panels were put in a location to meet the ordinance, it would 
have completely blocked their view of the lake. He thought that the solar panel company was 
going to obtain the correct permits prior to placing them on the side of the house. That company 
is now out of business. He has spent $45,000 and it would cost another $20,000 to have them 
moved, but then they would block his view of the lake. He has listed his home for sale and will 
build a new home on another parcel that he owns on Sweet Road. 
 
Chairperson McCreary confirmed that the solar panel company is out of business. 
 
Board Member Kreutzberg stated that the solar panels are on top of the septic tank and within 
view of the neighbor.  
 
There was a discussion regarding the actual location of the solar panels on the property as 
there is a discrepancy of the survey and the information that was provided by the applicant. The 
variance needed is 22 feet, and the setback is 18 feet. 
 
Board Member Rockwell noted that the property to the east of Mr. Brown’s may be developed 
one day and the panels would be within view of that neighbor. 
 
The call to the public was opened at 8:07 pm. 
 
Mr. Wade Migliore, who owns property near Mr. Brown stated he was not aware that the solar 
panels were there. He does not have an issue with them. He agreed to sell Mr. Brown part of his 
property adjacent to him to ensure that he meets the ordinance. 
 
The call to the public was closed at 8:09 pm. 
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Chairperson McCreary stated that Mr. Brown hired a company to obtain the permits and install 
the solar panels and they did not do it. This is not his fault.  
 
There was a discussion regarding the property sale, widening the road, granting access to Mr. 
Brown to his vacant property, etc. Mr. Brown, Mr. Migliore, and township staff will meet so this 
item will be postponed this evening. 
 
Moved by Board Member Kreutzberg, supported by Board Member Fons, to postpone Case 24-
11 until the July 23, 2024 ZBA meeting at the petitioner’s request. The motion carried 
unanimously. 
 
Administrative Business: 
 
1. Approval of minutes for the February 20, 2024 Zoning Board of Appeals meeting.  
 
Chairperson McCreary noted one change was needed. 
 
Moved by Board Member Ledford, supported by Board Member Kreutzberg, to approve the 
minutes of the February 20, 2024 Zoning Board of Appeals meeting as corrected. The motion 
carried unanimously. 
 
2. Correspondence 
 
Ms. Ruthig stated there will be one case on the May agenda. 
 
3. Member Discussion 
 
There were no items to discuss this evening. 
 
4. Adjournment 
 
Moved by Board Member Fons, supported by Board Member Rockwell, to adjourn the meeting 
at 8:25 pm. The motion carried unanimously. 

   
 
 

Respectfully submitted: 
 
 
 
 
Patty Thomas, Recording Secretary 
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