CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING

Thursday, November 12, 2020 at 7:00 pm
Garfield Township Hall

3848 Veterans Drive

Traverse City, Ml 49684

Ph: (231) 941-1620

AGENDA
ORDER OF BUSINESS
Call meeting to order
Pledge of Allegiance
Roll call of Board Members

1. Public Comment
Public Comment Guidelines:
Any person shall be permitted to address a meeting of The Planning Commission, which is
required to be open to the public under the provision of the Michigan Open Meetings Act, as
amended. (MCLA 15.261, et.seq.) Public Comment shall be carried out in accordance with the
following Commission Rules and Procedures: a.) any person wishing to address the
Commission is requested to state his or her name and address. b.) No person shall be allowed
to speak more than once on the same matter, excluding time needed to answer Commissioner’s
questions. Where constrained by available time the Chairperson may limit the amount of time
each person will be allowed to speak to (3) minutes. 1.) The Chairperson may at his or her own
discretion, extend the amount of time any person is allowed to speak. 2.) Whenever a Group
wishes to address a Committee, the Chairperson may require that the Group designate a
spokesperson; the Chairperson shall control the amount of time the spokesperson shall be
allowed to speak when constrained by available time. Note: If you are here for a Public Hearing
please hold your comments until that Public Hearing time.

2. Review and approval of the Agenda — Conflict of Interest

3. Minutes — October 28, 2020

4. Correspondence

5. Reports
a. Township Board

b. Planning Commissioners
c. Staff Report

6. Unfinished Business
a. PD 2020-154 — Carter Lumber |-G Rezoning — Public Hearing
b. PD 2020-155 — Solar Energy Systems Zoning Ord Text Amendment — Public Hearing
c. PD 2020-153 — Oakleaf Village PUD - Final




7. New Business
a. PD 2020-151 — Child Care Centers, Major Thoroughfares ZO Text Amend — Intro
b. PD 2020-150 - Signs in Planned Unit Developments and the C-P District #2

8. Public Comment

9. Other Business

10. Items for Next Agenda — December 9, 2020
a. Carter Lumber |-G Rezoning — Findings of Fact
b. Child Care Centers, Major Thoroughfares ZO Text Amendment — Public Hearing
c. Ligon Bed and Breakfast — SUP Introduction

11. Adjournment

Joe Robertson, Secretary

Garfield Township Planning Commission
3848 Veterans Drive

Traverse City, Ml 49684

The Garfield Township Board will provide necessary reasonable auxiliary aids and services, such as
signers for hearing impaired and audio tapes of printed materials being considered at the meeting to
individuals with disabilities upon the provision of reasonable advance notice to the Garfield Township
Board. Individuals with disabilities requiring auxiliary aids or services should contact the Garfield

Township Board by writing or calling Lanie McManus, Clerk, Ph: (231) 941-1620, or TDD #922-4412.



CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING
October 28, 2020

Call Meeting to Order: Chair Racine called the October 28, 2020 Planning
Commission meeting to order at 7:00pm.

Pledge of Allegiance
The Pledge of Allegiance was recited by all in attendance.

Roll Call of Commission Members:
Present: Joe McManus, Steve Duell, Pat Cline, Joe Robertson, Robert Fudge, Chris
DeGood, and John Racine

Staff Present: Planning Director John Sych and Deputy Planning Director Steve Hannon

1. Public Comment (7:01)
None

2. Review and Approval of the Agenda — Conflict of Interest (7:01)
Planner John Sych asked commissioners to add item 9a, Ashland Park Storage
Units.

Duell moved and Fudge seconded to approve the agenda as amended adding
item 9a — Ashland Park Storage Units.

Yeas: Duell, Fudge, Robertson, McManus, DeGood, Cline, Racine
Nays: None

3. Minutes (7:01)
a. October 14, 2020
DeGood moved and Cline seconded to adopt the minutes of
October 14, 2020 as presented.

Yeas: DeGood, Cline, Robertson, Fudge, McManus, Duell, Racine
Nays: None

4. Correspondence (7:03)
a. PD 2020-146 Legislative Update on Sand and Gravel Mining
Planner Sych said that this was included in packets for commissioner
information.

b. PD 2020-147 Recap of Michigan Association of Planning Annual
Conference

A report was included in commissioner packets.
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5. Reports (7:05)
Township Board Report

Duell reported that the board approved Ordinance #37 and Ordinance #75 for a
public hearing on November 10t.

Planning Commissioners
No Report

Staff Report
No Report

6. Unfinished Business

None

7. New Business

Zoning Ordinance Use Chart Project — Definitions Discussion #3 and
Next Steps (7:14)

Commissioners finished their review of definitions for the Zoning
Ordinance Use Chart Project. Planning staff hopes to bring these
definitions back for final review and approval in January.

PD — 2020-141 Signs in Planned Unit Developments and the C-P
District (7:46)

Deputy Planner Steve Hannon said that he identified two issues with the
current zoning ordinance as it relates to signage. One issue is that the
township has historically treated a new sign in place of an old sign as a
replacement sign, rather than a new sign. The second issue is the
signage for PUD’s often refers to underlying zoning districts and the
township has several PUD’s with underlying zoning which does not match
the land use. He went on to say that the Planning Commission has
discretion in the PUD’s and the C-P district. Planning Commissioners
discussed the new proposed language intended to streamline the process.
Commissioners wanted to retain the latitude to allow for more square
footage for signage based on wall size and the latitude to make a decision
based on scale, bulk and location relative to the site and surrounding area.
A few minor language changes were suggested. Staff will revise based on
commissioner feedback and bring back for further review as soon as
possible.

PD-2020-148 ZO Amendment Discussion — Child Care Centers, Major
Thoroughfares (8:18)

Planner Sych said that the township recently received an application

for the building of Prince of Peace Lutheran Church to be located on the
east side of LaFranier Road. Churches are permitted in the A- Agricultural
District by Special Use Permit. Staff has identified two issues with the
proposed uses. Section 753, Institutional Uses, requires that one property
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10.

line be located on a major thoroughfare as defined in the ordinance.
LaFranier is classified by the National Functional Classification as a “minor
collector” and not a major arterial. There are several existing land uses in
the township which are located on Major or Minor collector roads. To
remedy the situation and bring all existing land uses into compliance, staff
recommends adopting some newer more detailed definitions of roads
which include definitions of the road and not the road names.

A second issue with the application is that a child care use is not currently
allowed in the A- Agricultural zoning district. Staff proposes an
amendment to allow the use by special permit. Commissioners were in
favor of the amendment. Staff will introduce in November and prepare for
a public hearing shortly thereafter.

d. PD 2020-144 - Redevelopment Ready Communities Update (8:36)
Deputy Planner Hannon provided the Redevelopment Ready
Communities baseline report, and gave background on the process up to
now. He added that Pablo Majano, the Michigan Economic Development
Corporation representative, presented the Baseline Report to the township
board and gave an overview of the program and the board passed a
resolution to proceed. Staff has already identified potential starting
projects which include a Master Plan Implementation Schedule, the CIP
Program, Development Review Forms and Township Website Updates.

Public Comment (8:42)
None

Other Business (8:42)

a. Ashland Park Storage Units
Planner Sych said that the Ashland Park developer originally included
some storage units on the plan and wants to replace the area originally
meant for office use for expansion to allow for more storage units.
Commissioners gave feedback on the possible major amendment and had
concerns with the lack of enough existing residential housing in the PUD
to offset the added storage units and the addition of another possible
access point to the development.

Items for Next Agenda — November 12, 2020 (8:53)

a. Public Hearing — Carter Lumber I-G Rezoning
b. Public Hearing — Solar Energy Systems Zoning Ordinance Text
Amendment

c. M Brothers Northern — SUP Intro Will not be on the agenda.
d. Oakleaf Village PUD - Final

Staff added that there may be an introduction on the proposed ordinance
amendments stemming from the Prince of Peace project.
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11.  Adjournment
Fudge moved and Cline seconded to adjourn the meeting at 8:57pm.

Joe Robertson, Secretary
Garfield Township Planning
Commission

3848 Veterans Drive
Traverse City, Ml 49684



Carter Lumber I-G Rezoning — Planning Commission — Public Hearing 6 a
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M Charter Township of Garfield

e 24 Planning Department Report No. 2020-154
Prepared: November 3, 2020 Pages: 7
Meeting: November 12, 2020 Planning Commission Attachments: X
Subject: Carter Lumber I-G Rezoning — Public Hearing
File No. 7-2020-05 | Parcel No. 05-025-014-00
Owner; Hammond Development Group
Applicant: Carter-Jones Companies, Inc.

PURPOSE OF APPLICATION:

This application requests the rezoning of one parcel at the southeast corner of Garfield Road and Hammond
Road, totaling 36.50 acres, from the A Agricultural zoning district to the I-G General Mixed-Use Industrial
Business zoning district via the zoning Map Amendment process, without restriction.

SUBJECT PROPERTY:

The subject property is currently undeveloped. The site has approximately 21.7 acres of upland and
approximately 14.8 acres of wetlands. Most of the wetlands are on the east side of the property. The upland
located at the west and south portions of the property is divided by a branch of Mitchell Creek traversing
diagonally across the parcel. The site has approximately 1,300 feet of frontage on Hammond Road and 600
feet of frontage on Garfield Road. The Garfield Heidbreder Industrial Park abuts the subject property on
the eastern and southern boundaries.

Zoomed-out aerial view of the subject proper. (highlighted in blue)
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Carter Lumber I-G Rezoning — Planning Commission — Public Hearing

MASTER PLAN CONSIDERATIONS:

A key factor in considering rezoning requests is whether the request is consistent with the Master Plan. In
this case, the Master Plan shows the subject parcel with an “Industrial” designation on the Future Land Use
Map. This future land use designation is intended to “remain primarily industrial in nature while allowing
a limited number of non-industrial uses that are envisioned as accessory or complimentary to existing and
future industrial uses of the districts.” When reviewing the Hammond Road corridor, “Industrial” is the
most common Future Land Use designation for the properties along the south side of Hammond Road, east
and west of Garfield Road. The wetland areas in this area are designated as “Agricultural/Rural Land” due
to their limitations for development.

The most compatible zoning districts for the “Industrial” designation are I-G General Mixed-Use Industrial
Business and I-L Limited Mixed-Use Industrial Business. R-M Mobile Home Residential is a potentially
compatible zoning district. The proposed zoning of I-G would be compatible with the Future Land Use on
the subject site and with other sites along the Hammond corridor and the surrounding Garfield Heidbreder
Industrial Park. An excerpt from the Zoning Plan for the I-G zoning designation is provided below.

Page 2 of 7
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Carter Lumber I-G Rezoning — Planning Commission — Public Hearing
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Excerpt from Zoning Plan for subject property’s FLUM classification:

Master Plan Designation

Industrial

[Requested] Zoning

I-G General Mixed-Use Industrial Business

Zoning Ordinance District
Intent

The intent of the General Mixed-Use Industrial Business (I-G) District is to remain
primarily industrial in nature while allowing a limited number of non-industrial uses that are
envisioned as accessory or complimentary to existing and future industrial uses of the
districts. Non-industrial uses of property within these districts are subject to industrial
impacts from adjacent parcels including, but not limited to, noise, dust, and vibrations.

Potentially Compatible District

R-M Mobile Home Residential/I-L Limited Mixed-Use Industrial Business

Page 3 of 7
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Carter Lumber I-G Rezoning — Planning Commission — Public Hearing

Considerations for Downzoning | The R-M district may be deemed compatible in various areas of the Township. These areas
(Less Density) could provide workforce housing in close proximity to manufacturing opportunities.
Nuisance issues should be considered for future residents when considering a change in
zoning to allow for residential uses. Generally, the 1-G and I-L districts should remain as
employment hubs and not changed to a commercial zoning.

Considerations for Upzoning In areas adjacent to I-L, consideration could be given to rezoning an area to a more intense
(More Density) zoning classification. The I-L district allows far more intense uses so consideration to
surrounding areas should be carefully scrutinized.

SUBJECT SITE AND SURROUNDING PROPERTY ZONING:
The subject property is currently zoned A Agricultural, shown in green. Surrounding zoning is as follows:

North: C-L Local Commercial and R-3 Multiple Family Residential
Northeast: I - Industrial (City of Traverse City Zoning)

East: I-L Limited Mixed-Use Industrial Business

South: I-L Limited Mixed-Use Industrial Business

Southwest: A Agricultural

West: I-G General Mixed-Use Industrial Business

Zoning classifications for subject site and surrounding sites

City of Traverse City i
I - Industrial

Page 4 of 7
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Carter Lumber I-G Rezoning — Planning Commission — Public Hearing

USES OF SUBJECT SITE AND SURROUNDING SITES:
The subject site is currently undeveloped. Uses of the surrounding sites are as follows:

North: Shell Gasoline Station and Hammond Place Condominiums

Northeast: Traversefield Industrial Park (City of Traverse City)

East: Wetlands/woodland, American Waste facility, and other industrial businesses

South: Record Eagle facility, other industrial businesses, and wetlands/open space

Southwest: Wetlands/woodland

West: Consumers Energy substation, two single family homes, undeveloped parcels,
light industrial businesses, and United States Postal Service facility across Garfield
Road

STAFF COMMENT:

Upon preliminary review of the Master Plan and Future Land Use designation for the subject site, context
of zoning and future land uses of the surrounding neighborhood, and other factors, Staff is of the opinion
that this Map Amendment is justifiable. The Amendment is consistent with the Master Plan and generally
compatible with the adjoining zoning and land uses. The proposed zoning would match that of the parcels
immediately west across Garfield Road and is compatible with parcels to the east and south. The subject
parcel meets the minimum lot size and lot width dimensional requirements in the 1-G district.

The primary concern for this site will be the development of the site and its relation to the existing wetlands
and streams. From the State of Michigan Department of Environment, Great Lakes, and Energy Wetland
Map Viewer, the following excerpt notes wetlands in green, soil areas which include wetland soils in
yellow, and wetlands and soil areas which include wetland soils are striped.
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Carter Lumber I-G Rezoning — Planning Commission — Public Hearing

PRELIMINARY APPROVAL CRITERIA DISCUSSION:
To focus the discussion on the factors relevant to approving a Map Amendment, the following approval
criteria are included below for reference:

Section 421.E Approval Criteria of Zoning Map Amendment

In its review of an application for rezoning, the Township should consider, but is not necessarily limited to,
the criteria as defined in § 421.E (1) Master Plan Consistency through § 421.E (8) Other Factors. No single
factor is controlling; instead, each must be weighed in relation to the other standards.

The applicant shall have the burden of justifying the amendment, including identifying specific reasons
warranting the amendment, and providing any supporting data and information to address the following:

Master Plan Consistency

The Master Plan designation of the site is mainly Industrial with wetland areas on the site
designated as Rural/Agricultural. Either of the industrial zoning districts (I-G or I-L) are potentially
compatible with this designation. Generally, the I-G and I-L districts should remain as employment
hubs and not changed to a commercial zoning. The site is surrounded by other parcels which have
a Master Plan designation of Industrial and serve as employment hubs, including the adjacent
Garfield Heidbreder Industrial Park.

The Master Plan further states that R-M Mobile Home Residential may be deemed compatible in
various areas of the Township planned for Industrial. These areas could provide workforce housing
in close proximity to manufacturing opportunities.

Adverse Impacts on Neighboring Lands

The Township shall consider the nature and degree of an adverse impact upon neighboring lands.
The proposed rezoning is generally consistent with the uses of the surrounding area which include
a significant area for industrial type uses along with a developed industrial park. There are two
adjacent single-family homes that front on Garfield Road. Buffering between any non-residential
development and these homes is required by the Zoning Ordinance.

Suitability as Presently Zoned
The subject site is currently zoned A Agricultural and is currently undeveloped. None of the site
and adjacent parcels are used for agricultural purposes.

Changed Conditions
Any changes in conditions since the adoption of the zoning ordinance shall be considered as part
of this rezoning request. There has been no change in conditions regarding this rezoning request.

Health, Safety, and Welfare

Commissioners shall consider the application as it relates to the public health, safety, and general
welfare, and how the proposal may affect any nearby historical and cultural places and areas. Due
to the onsite creek and wetlands, stormwater management (including required setbacks, natural
buffers, and stormwater systems) for any development will be essential in protecting the water
quality of the creek and wetlands. There appear to be no nearby historical or cultural places or
areas.

Public Policy
Certain public policies in favor of the rezoning may be considered. Hammond Road is an essential
east-west transportation corridor. Non-commercial uses within the Hammond Road corridor allow
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Carter Lumber 1-G Rezoning — Planning Commission — Public Hearing

for needed development space while not drawing increased traffic typically found with commercial
uses. Other measures, such as access management, will help reduce the impact on traffic flows.

Size of Tract

The size, shape, and characteristics of the tract shall be considered in relation to the affected
neighboring lands. The subject site is 36.5 acres with approximately 1,300 feet of frontage on
Hammond Road and 600 feet of frontage on Garfield Road. The lot meets the minimum
dimensional standards for the proposed I-G district. Of the total acreage, approximately 21.7
acres of the parcel or 60% of the total parcel area is upland and useable for development.

Other Factors
Any other factors relevant to the application under state law may be considered by Commissioners
as part of this rezoning request.

ACTION REQUESTED:

The item is placed on tonight’s agenda to hold a public hearing on the rezoning application. If, following
the public hearing, the Planning Commission is prepared to direct Staff to draft Findings of Fact for the
application, then the following motion is suggested:

MOTION TO direct Staff to draft Findings of Fact for application Z-2020-05.

Attachments:
1. Permitted uses in A zoning district
2. Permitted uses in I-G zoning district
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SECTION 325 A (AGRICULTURAL)

PURPOSE The A (Agricultural) districts provide areas for agricultural operations and low intensity land uses.
These districts are composed primarily of unsubdivided lands that are vacant or are in agricultural use with some
dwellings and accessory uses. The A districts are suitable for large tracts of open space, agricultural areas,
woodlands and fields. They are designed to promote the protection of the existing natural environment and to
preserve, enhance and stabilize the essential characteristics and economical value of these areas as agricultural
lands. The A districts may be used to encourage development in and near the core areas of the township by
limiting the development densities of parcels less suited for intensive development. The A districts may also be
used to protect natural resources and environmentally sensitive areas by preserving these areas for low intensity
land uses.

A. USES PERMITTED BY RIGHT:

(1) Agricultural Operations

(2) Cemeteries

(3) Dwelling, Single Family

(4) Home Industry

(5) Home Occupations

(6) Pet Grooming Establishment

(7) Roadside Stands

(8) (Reserved)

(9) Publicly Owned and Operated Parks

(10) Raising and keeping small animals such as poultry, rabbits, and goats

(11)Raising and keeping livestock, such as cattle, hogs, horses, ponies, sheep and similar livestock upon a lot
having an area not less than ten (10) acres, except feeder lots

B. USES PERMITTED BY SPECIAL CONDITIONS:

(1) Adult Foster Care, Family Home (<7) subject to §707

(2) Child Care, Family Home (<7) subject to §718

(3) Child Care, Small Group Home (7-12) subject to §719

(4) Farm Market subject to § 741

(5) Keeping of horses subject to § 752

(6) Medical Marihuana Residential Cultivation subject to § 758

(7) Stormwater containment on split-zoned properties to support non-agricultural uses provided Low Impact
Development standards are used to the satisfaction of the Planning Commission and Township Engineer

(8) Tenant house for full-time farm employees associated with the principal use of the property as an
agricultural operation

(9) Personal Energy Conversion System subject to § 770

Charter Township of Garfield Zoning Ordinance Article 3, Page 3-42



C. USES PERMITTED BY SPECIAL USE PERMIT:

(1) Adult Foster Care, Small Group Home (7-12)

(2) Adult Foster Care, Large Group Home (13-20)

(3) Airports and Airfields

(4) Bed & Breakfast— See § 714

(5) (Reserved)

(6) Campgrounds

(7) (Reserved)

(8) Drive-In Theaters— See § 736

(9) Game or Hunting Preserves operated for profit

(10) Golf Courses and Country Clubs, not including stand-alone golf-driving ranges and miniature golf courses,
subject to § 749

(11) Greenhouses and nurseries selling at retail on the premises

(12) Incinerators

(13) Institutional Uses and Structures— See § 753

(14) Kennels— See § 756

(15) Livestock Auction Yards

(16) Essential Service Facilities — See § 737

(17) Raising of Fur Bearing Animals for profit

(18) Reserved

(19) Recreational Field Complex— See § 772

(20) Reserved

(21) Sand or Gravel Pits, Quarries— See § 774

(22) Sawmills

(23) Veterinary hospitals

(24) Wireless Communication Facilities — See § 792

(25) Wind Energy Conversion System (WECS) — See § 780

Charter Township of Garfield Zoning Ordinance Article 3, Page 3-43
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(2)
3)

(4)
®)
(6)
7)
(8)
©)

SECTION 323 1-G (GENERAL MIXED USE INDUSTRIAL BUSINESS)

PURPOSE The intent of the General Mixed Use Industrial Business (I-G) District is to remain primarily
industrial in nature while allowing a limited number of non-industrial uses that are envisioned as
accessory or complimentary to existing and future industrial uses of the districts. Non-industrial uses of
property within these districts are subject to industrial impacts from adjacent parcels including, but not

limited to, noise, dust, and vibrations.

USES PERMITTED BY RIGHT:

Accessory Uses, including retail sales of products

warehoused or produced on the premises
Animal Kennels (indoor/outdoor)

Auto Service, including:

(a) Mechanics

(b) Body Shops

(c) Detailing

(d) Tire Sales and Service

Catering Establishment

Contractor’s Establishment

Data Centers and Computer Operations
Indoor Entertainment Center
Manufacturing (Light)

Reserved

(10) Passenger Terminal
(11) Pet Grooming Establishment
(12) Photographic reproduction, blueprinting, or

related trades and arts

(13) Printing and publishing (i.e. newspaper)
(14) Public Utility Structures

Charter Township of Garfield Zoning Ordinance

(15) Public Areas, Public Parks, and Public and Private
Conservation Areas

(16) Recreational Facility

(17)Sawmill and Lumber Processing (indoor)

(18) Taxi Terminal and Dispatch Center

(19) Veterinary Hospitals

(20) Warehouses, including but not limited to:

(a) Storage facilities for sand, gravel, stone, and
contractor’s equipment
(b)  Small warehousing establishments, with
totally enclosed storage
(c)  Wholesale Operations
(d) Distribution Centers
(21) Reserved

Article 3, Page 3-33



B. USES PERMITTED BY SPECIAL CONDITIONS:
Automobile showroom (indoor sales and display only)
Central Dry Cleaning Plant provided there is no retail customer contact

(1)
(2)
@)
4)
®)
(6)

Limited Residential - See § 616

Medical Marihuana Cultivation Facility subject to § 757
Outdoor storage as principal use provided that the use is within a fenced and properly screened area
Research and Design, provided there is no use of materials having high toxicity, radioactivity, or

explosive properties, including but not limited to:

(@) Engineering

(b) High Tech Research

(c) Trade or Industrial Schools

(d) Business Colleges

(e) Industrial, Research, or Business Park

(7) Accessory automobile sales related to principal mechanic and body shop uses, provided that no
additional signage for the sale of the vehicles is permitted and that no more than three vehicles are

permitted to be displayed for sale at any point.

C. USES PERMITTED BY SPECIAL USE PERMIT:

(1)

(2)
()
(4)
®)
(6)
7

®)

)

Auto Service, including:

(a) Automobile Laundries - See § 712

(b) Gasoline Service Stations - See § 748

(c) Oil Change Facilities

Institutional Uses and Structures - See § 753
Limited Residential - See § 616

Mortuary- See § 764

Mechanical Amusement Arcades

Offices

Parking Facility (i.e. ramp; accessory to principal
use)

Processing Operations not otherwise identified in
§ 323(A) or (B)

Professional Studios

Charter Township of Garfield Zoning Ordinance

(10) Retail, including:
(a) Building Supply/Equipment Store
(b) Equipment Sales and Service See § 740
(c) Furniture Store
(d) Low-Volume Retail
(e) Reserved
(f) PetShop
(g) Retail Dry Cleaning Operation (including
direct retail customer pickup)
(h) Automobile Dealerships
(11) Truck or Rail Freight Terminal
(12) WECS - See § 780
(13) Wireless Communication Facilities See § 792

Article 3, Page 3-34



Requirements for Siting Solar Energy Systems — Public Hearing — Planning Commission — November 12, 2020 6 ° b .

MY Charter Township of Garfield
~ Planning Department Report No. 2020-155

Prepared: November 4, 2020 Pages: 1
Meeting: November 12, 2020 Planning Commission Attachments:  [X]
Subject: Requirements for Siting Solar Energy Systems — Public Hearing

STAFF COMMENT:

The Planning Commission discussed proposed regulations for solar energy systems at their June, July, and
August study sessions in response to increased interest in solar energy systems, particularly solar arrays, in
the region. The proposed Zoning Ordinance amendment was introduced at the October 14, 2020 meeting.
Commissioners were mostly comfortable with the proposed amendment with a minor change in language.
The proposed amendment would add new regulations for solar energy systems and include new additional
language for essential service facilities.

For clarification, Staff removed the third item from the definitions for “Solar Energy System, Accessory”
(The footprint of the system does not exceed one acre) and “Solar Energy System, Primary” (The footprint
of the system exceeds one acre). The remaining language adequately distinguishes between the two types
of solar energy systems based on their function rather than size.

The affected sections of the Zoning Ordinance, including proposed changes, are attached to this report.

ACTION REQUESTED:

Following discussion and the public hearing, if the Commissioners feel that the proposed amendment to the
Zoning Ordinance, as attached to this report, is appropriate, then the following motions are offered for your
consideration:

MOTION THAT the proposed amendment to the Garfield Township
Zoning Ordinance, as attached to Planning Department Report 2020-155,
BE ADOPTED, and

MOTION THAT the proposed amendment to the Garfield Township
Zoning Ordinance, as attached to Planning Department Report 2020-155,
BE RECOMMENDED FOR ADOPTION by the Township Board.

Attachments:
1. Proposed amendment to the Garfield Township Zoning Ordinance, including proposed changes.

Page 1 of 1
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SECTION 201 GENERAL DEFINITIONS

For the purpose of this Ordinance, certain terms or words used herein shall be interpreted or defined as
follows:

Solar Collector Surface: Any part of a solar energy system that absorbs solar energy for use in the system’s

transformation process. The collector surface does not include frames, supports, and mounting hardware.

Solar Energy: Radiant energy received from the sun that can be collected in the form of heat or light by a
solar energy system.

Solar Energy System: A system (including solar collectors and ancillary equipment) either affixed to a

permanent principal or accessory building or functioning as a freestanding structure, that collects, stores,
and distributes solar energy for heating or cooling, generating electricity, or heating water. Solar energy
systems include, but are not limited to, photovoltaic (PV) power systems and solar thermal systems. Solar
energy systems shall not be considered essential services. Solar energy systems do not include a panel or
panel array less than 10 square feet.

Solar Energy System, Accessory: A solar energy system that meets the following:

(1) The system is an accessory use of the property.
(2) The system is primarily used for generating electricity for on-site use.

Solar Energy System, Primary: A solar energy system that meets the following:

(1) The system is the primary use of the property.
(2) The system is primarily used for generating electricity for sale and distribution off-site.

Solar Equipment, Ancillary: Any accessory part or device of a solar energy system that does not require

direct access to sunlight, such as but not limited to batteries, electric meters, converters, or water heater

tanks.



SECTION 737 ESSENTIAL SERVICE FACILITIES

This Section is intended to permit the installation of Essential Service Facilities in any zoning district subject

to conformance with this zoning ordinance, township ordinance, and/or State law, and in such a manner

that the health, safety and welfare of the Township will not be adversely affected. Essential services should

also be installed in cognizance of existing and projected demands for such services.

A.  MINOR ESSENTIAL SERVICES

(1

()

Minor Essential services shall be permitted by right within the Township, subject to regulation
as provided by law of the State of Michigan, and/or in any ordinance of the Township.

Except as otherwise restricted by this ordinance, the following are considered Minor Essential
Service Facilities and are permitted in all zoning districts:

(@) Underground or aboveground utility facilities such as water mains, sewer mains and lift
stations, electrical, gas, cable television and broadband distribution lines and transformers,
switches, utility boxes and other equipment associated with the services provided that are
designed to serve primarily Garfield Township and any adjacent community and provided
the height above grade of any facility does not exceed fifty (50) feet.

(b)  Any other facilities similar in scale and scope to the above, as determined by the Director
of Planning, shall be considered a Minor Essential Service Facility.

(c) Essential Service Facilities other than those described above shall be considered Major
Essential Service Facilities.

B. MAJOR ESSENTIAL SERVICES

(M

@)

Major Essential Service Facilities are public service facilities which, because of their size or

nature, are more likely to have an adverse impact on surrounding properties or the community

as a whole. Major Essential Service Facilities may be permitted by special use permit in any
zoning district provided it is demonstrated that the requirements of this section and all other
applicable sections of this ordinance are satisfied.

In considering applications for the placement of any Major Essential Service Facilities the

Township shall consider the effects of the proposed project upon the health, safety and welfare

of the Township, as existing and anticipated; and the effect of the proposed project upon the

Master Plan. In addition, the following specific standards shall be reviewed as they may apply

to the application:

(a) An applicant proposing a Major Essential Service Facility in a residential district shall
demonstrate that there are no other feasible and prudent alternatives than to locate the
Major Essential Service Facility in the proposed location. Furthermore, the applicant shall
show that all reasonable efforts to locate the Major Essential Service Facility in an adjacent
zoning jurisdiction have proven impracticable or an incompatible land use as determined
by the Planning Commission.

(b) Allabove ground major essential service facilities shall be located in conformance with the
yard, lot width and lot area standards of this ordinance.

(c)  With the exception of elevated water storage facilities and electrical transmission towers



and poles, major essential service facilities shall not exceed the maximum height
requirements of the zoning district in which they are located.

(d) Major essential service facilities located out-of-doors shall to the extent possible be
screened from view from adjoining properties and from road rights-of-way.

(e) Equipment buildings intended to house major essential service facilities, such as well
houses, pump buildings or equipment shelters, shall be constructed of face brick,
decorative masonry, cement board or wood lap siding designed to resemble nearby
structures. Provided, that a side of such equipment building that is not visible from a
public right-of-way, may be constructed of common cement block or metal panels, if
further screened with evergreen landscaping.

(f)  Any above ground Major Essential Service Facility shall be fully secured from
unauthorized entry either by construction of the facility itself or through fencing which
meets the requirements of this ordinance.

(g) Compliance with the Township Non-Motorized Plan is required.

(h) A Major Essential Service Facility located on a vacant parcel shall be considered the
principal use of that parcel.

(i)  Anabove ground Major Essential Service Facility which is fenced or which is housed in an
equipment building shall include a sign placard of not more than two square feet which
shall indicate the owner or operator’s name, address and emergency contact information.
In addition, such facilities shall include any required hazard warning signage.

(3) Any Major Essential Service Facility which has reached the end of its useful life or has been
abandoned consistent with this Section of this Ordinance shall be removed and parcel owners
shall be required to restore the site.

(a) Absent a notice of a proposed date of decommissioning or written notice of extenuating
circumstances, a Major Essential Service Facility shall be considered abandoned when it
fails to operate continuously for more than one year. The property owner shall physically
remove the installation no more than one-hundred and eighty (180) days after the date of
discontinued operations.

(b) The property owner shall notify the Township and the Planning Commission by certified
mail of the proposed date of discontinued operations and plans for removal.

(c) If the property owner fails to remove the installation within 180 days of abandonment or
the proposed date of decommissioning, the Township is permitted to enter the property
and physically remove the installation.

(d) Any decommissioning of a Major Essential Service Facility shall include at minimum:

(i) Physical removal of all Major Essential Service Facility equipment, structures,
buildings, security barriers, and transmission lines from the site.

(i) Disposal of all solid and hazardous waste in accordance with local, state and
federal waste disposal regulations.

(ii) Stabilization and re-vegetation of the site as necessary to minimize erosion.



SECTION 775 SOLAR ENERGY SYSTEMS

It is the intent of this Section to permit solar energy systems by regulating their siting, design, and

installation to protect public health, safety, and welfare, to ensure compatibility with adjacent land uses,

and to protect active farmland, prime soils, and forested properties.

A. ACCESSORY SOLAR ENERGY SYSTEMS

(1)

(2)

)

(4)

®)

Accessory solar energy systems shall be permitted by right in any zoning district for on-site
use.

Ground mounted solar energy systems shall only be in a side or rear yard and shall meet or
exceed required yard setbacks. Placement of ground mounted solar energy systems is not
permitted within the required front yard.

Roof mounted solar energy equipment shall be Jocated so as not to increase the total height of
the structure above the maximum allowable height of the structure on which it is located, in
accordance with the applicable zoning district height regulations.

Ground mounted solar energy systems shall not exceed 10 feet in height and shall be securely
anchored into the ground.

Solar panels shall be placed and arranged such that reflected solar radiation or glare shall not
be directed onto adjacent buildings, properties or roadways.

B. PRIMARY SOLAR ENERGY SYSTEMS

o)

@)

©)

(4)

)

(6)

@)

(8)

©)

Primary solar energy systems may be permitted by special use permit in any zoning district
provided it is demonstrated that the requirements of this section and all other applicable
sections of this Ordinance are satisfied.

All structures and equipment for a primary solar energy system shall be 100 feet from any front
property line and 50 feet from any side or rear property line.

Ground mounted solar energy systems shall not exceed 15 feet in height and shall be securely
anchored into the ground.

Solar panels shall be placed and arranged such that reflected solar radiation or glare shall not
be directed onto adjacent buildings, properties or roadways.

Primary solar energy systems shall not include any image except to identify the manufacturer
or operator of the solar energy system. All signage shall conform to the requirements of this
Ordinance.

All utility collection lines from the primary solar energy system shall be placed underground.
Primary solar energy systems shall provide a Type “D” buffer for all adjacent land uses as
required in Section 531.G of this Ordinance.

The primary solar energy system operator shall maintain the facility in good condition,
including but not limited to structural repairs and integrity of security measures and
maintaining site access to a level acceptable to local emergency response personnel.

The applicant for a primary solar energy system shall provide a form of surety, either through
escrow account, bond, or otherwise, to cover the cost of removal of the system in the event the

Township removes the installation as authorized in this section. The applicant shall submit a



fully inclusive estimate of the costs associated with removal, prepared by a qualified engineer.
The amount shall include a mechanism for calculating increased removal costs due to inflation.
The amount and form of financial surety is to be determined by the Planning Commission, but
in no event to exceed more than 125 percent of the cost of removal and compliance with the
additional requirements set forth herein. The amount of financial surety shall be reviewed by
the Planning Commission every 10 years and may be adjusted by the Planning Commission to
reflect increased cost of removal and compliance with the additional requirements set forth
herein.

(10) Any primary solar energy system which has reached the end of its useful life or has been
abandoned consistent with this Section of this Ordinance shall be removed and parcel owners
shall be required to restore the site.

(a) Absent a notice of a proposed date of decommissioning or written notice of
extenuating circumstances, a primary solar energy system shall be considered
abandoned when it fails to operate continuously for more than one year. The property
owner shall physically remove the installation no more than one-hundred and eighty
(180) days after the date of discontinued operations.

(b) The property owner shall notify the Township and the Planning Commission by
certified mail of the proposed date of discontinued operations and plans for removal.

(c) If the property owner fails to remove the installation within 180 days of abandonment
or the proposed date of decommissioning, the Township is permitted to enter the
property and physically remove the installation.

(d) Any decommissioning of a primary solar energy system shall include at minimum:

(i) Physical removal of all aboveground primary solar energy systems and
ancillary solar equipment, structures, equipment, security barriers, and
transmission lines from the site.

(ii) Disposal of all solid and hazardous waste in accordance with local, state and
federal waste disposal regulations. Any hazardous material in the solar
panels, electronics and parts are required to provide proper disposal and
profiling and documentation of the disposal.

(iii) Stabilization and re-vegetation of the site as necessary to minimize erosion.



Oakleaf Village of Garfield Township PUD Final Review-November 12, 2020 Planning Commission 6 6.

j Charter Township of Garfield

ez J Planning Department Report No. 2020-153
Prepared: November 5, 2020 Pages: 5
Meeting: November 12, 2020 Planning Commission Attachments: &
Subject: Oakleaf Village of Garfield Township PUD — Final Review
Applicant: Wallick Communities
Owner: OTTO, LLC
File No. PUD 2020-01
Parcel No. 05-018-013-00

SUBJECT PROPERTY:
® 5143 North Long Lake Road, west of Zimmerman Road
e 52.56 acres in area
e Currently undeveloped open land
L]

A-Agricultural zoning

PURPOSE OF APPLICATION:
The application proposes a Planned Unit Development (PUD) for senior living campus including the
following:
e Phase 1 — 154 units
o 155,000 square-foot one-story and two-story licensed Adult Care Facility (50
Independent Living Apartments, 60 Assisted Living, and 24 Memory Care units)
o 20 Independent Living detached villas
o 1,800 square-foot maintenance building
e Phase 2 — 75 units
o 33 detached single-family homes
o Addition to Adult Care Facility (30 Assisted Living and 12 Memory Care units)
Based on this configuration, 229 total units are proposed.

Aerial image of the subject property (property lines highl

{ o ; e i B S

ighted in blue):

L
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PROCEDURE:

PUD applications are reviewed in a two-step process. Preliminary Approval for the Oakleaf Village PUD
was granted by the Township Board on July 14, 2020. The applicant is now returning for Final Approval
of the PUD application. The Planning Commission will be conducting a final review and making a
recommendation at this meeting. Upon receipt of the Planning Commission’s recommendation, the
Township Board will hold a public hearing before consideration of approval at its meeting on December

8, 2020.

AGENCY REVIEWS:

The following agency reviews have been conducted:
¢ Township Engineer — Water and Sewer Review
e Township Engineer — Stormwater Review
e Qrand Traverse County Road Commission
e Grand Traverse County Metro Fire Department
e Grand Traverse County Soil Erosion & Sedimentation Control

FINDINGS OF FACT:

1) An application has been received to develop a 229-unit Planned Unit Development (PUD) for
senior living (including an adult care facility and detached villas) and single-family residential
dwellings.

2) The proposed development will be comprised of the following two phases:

a.

b.

Phase 1 — 154 units containing a 155,000 square-foot one-story and two-story licensed
Adult Care Facility (50 Independent Living Apartments, 60 Assisted Living, and 24
Memory Care units), 20 Independent Living detached villas, and an 1,800 square-foot
maintenance building

Phase 2 — 75 units containing 33 detached single-family homes and an Addition to Adult
Care Facility (30 Assisted Living and 12 Memory Care units)

3) The subject parcel is 52.56 acres located at 5143 North Long Lake Road.

Section 426.E(4) Criteria

(a) The uses will be compatible with the natural environment, and with adjacent and surrounding
land uses and properties, and will not have an adverse economic, social or environmental impact
on adjacent and surrounding land uses and properties;

Finding: The Planning Commission finds that this standard HAS BEEN MET because the
application proposes a variety of senior living and single family residential housing units
which are compatible with surrounding institutional, multi-family, and single-family
residential uses; are located on a large parcel which will provide open space and
landscaping between uses; and will not have an adverse impact on adjacent or
surrounding properties.

(b) The uses will be compatible with the capacity of existing public services and facilities, or of
planned and feasible future public services and facilities, and such use is consistent with the
public health, safety and welfare of the Township residents;

Finding: The Planning Commission finds that this standard HAS BEEN MET. The
proposed development is located in an area with a variety of existing institutional, office,
and residential uses and will be adequately served by existing available services,

Page 2 of §
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including water and sewer services. Other agency reviews have been conducted to ensure
that road design and emergency service requirements have been met.

(c) The uses and development are warranted by the design of additional amenities made possible
with, and incorporated by, the development proposal;

e Finding: The Planning Commission finds that this standard HAS BEEN MET. The
proposed development includes outdoor amenities such as a multi-use path, pocket
neighborhood parks, outdoor patio, gazebos, pickleball courts and water features. The
development will include many indoor amenities for residents including 24-hour care and
security, state of the art dining and exercise facilities, multi-purpose room used for movie
nights and large group activities, bistros and pubs, classes, planned indoor and outdoor
activities, beauty salon and barbershop, and large living rooms to gather with friends and
family.

(d) Insofar as practicable, the landscape shall be preserved in its natural state by minimizing tree and
soil disturbance and removal;

e Finding: The Planning Commission finds that this standard HAS BEEN MET. The
proposed development has an extensive landscaping plan that utilizes existing trees
where possible, provides landscaped buffers with adjacent properties and creates an
attractive visual aesthetic for the site.

(e) Existing important natural, historical and architectural features within the development shall be
preserved;

e Finding: The Planning Commission finds that the standard HAS BEEN MET because the
applicant has made reasonable efforts to provide open space on the property. The
previous use of the site was farmland with no identifiable features.

(f) Proposed buildings shall be sited harmoniously to the terrain and to other buildings in the vicinity
that have a visual relationship to the proposed buildings;

e Finding: The Planning Commission finds that the standard HAS BEEN MET because the
proposed building setbacks are compatible and create a residential campus setting for all
the uses. Building architecture, street layouts, signs, park features, and landscaping create
a unified look for the development.

(g) With respect to vehicular and pedestrian circulation and parking, special attention shall be given
to the location and number of access points to public streets, minimizing potential motorized/non-
motorized conflict points, width of interior drives and access points, general interior circulation,
separation of pedestrian and vehicular traffic, and the arrangement of parking areas that are safe
and convenient and, insofar as is practicable, do not detract from the design of proposed
structures and neighboring properties;

¢ Finding: The Planning Commission finds that the standard HAS BEEN MET because the
proposed roadways, drives, sidewalks, and walking paths are laid out in a cohesive
manner, including safe and separate areas for pedestrians and vehicles. Two previous
issues have been resolved:
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i. The Road Commission approved a public street connection in Phase II between
the two adjacent neighborhoods, Heritage Estates and Eaglehurst Estates.

ii. The applicant prepared a Traffic Impact Report. Based on the Report and as
required by the Road Commission, the applicant designed the appropriate
improvements along North Long Lake Road for Phase I. A two-way left-turn
lane will be constructed along Long Lake Road from Lone Pine Drive to
Zimmerman Road to provide a continuous center lane from the high school
driveway to Zimmerman Road. However, for Phase II, the Road Commission
would like an evaluation performed for the project impact on Zimmerman Road
prior to construction.

(h) Landscaping is provided to ensure that proposed uses will be adequately buffered from one
another and from surrounding public and private property and, where applicable, to create a
pleasant pedestrian scale outdoor environment;

e Finding: The Planning Commission finds that the standard HAS BEEN MET because
consistent landscaping is proposed that is attractive and serves to provide buffers where
needed.

(i) The development consolidates and maximizes useable open space;

e Finding: The Planning Commission finds that the standard HAS BEEN MET because the
development plan provides approximately 12.6 acres of open space. Common areas and
activities have also been identified, including a multi-use path, pocket neighborhood
parks, outdoor patio, gazebos, pickleball courts and water features.

(j) The benefits of the development are not achievable under any single zoning classification; and

e Finding: The Planning Commission finds that the standard HAS BEEN MET because the
development plan presents a mixed-use development which is not achievable under any
single zoning district.

(k) The development is compatible with the intent and purpose of the adopted master plan.

¢ Finding: The Planning Commission finds that the standard HAS BEEN MET because the
development plan remains generally consistent with the Master Plan and surrounding
existing land uses. The planned density for the PUD is approximately 4.4 units per acre.
Planned unit developments in the vicinity have densities ranging from 3.4 to 4.8 units per
acre.

ACTION REQUESTED:

The following motion is offered for consideration:

MOTION THAT the Findings of Fact for application PUD 2020-01, as presented in
Planning Department Report 2020-153, BE ADOPTED.

The following motion is recommended to grant final approval for the project in accordance with Section
426 of the Zoning Ordinance.

Page 4 of 5
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MOTION THAT Application PUD 2020-01, submitted by Wallick Communities for the
Oakleaf Village of Garfield Township PUD, BE RECOMMENDED FOR FINAL
APPROVAL by the TOWNSHIP BOARD subject to the following condition:

1. An updated traffic analysis will be required for Phase Il of the PUD prior to its
construction to determine needed improvements for the Zimmerman Road entrance.

Attachments:

1.

SEy h g L) 9

Township Engineer (GFA) — Water and Sewer Review — November 3, 2020

Township Engineer (GFA) — Stormwater Review — November 5, 2020

Township Engineer (GFA) — Private Road Review — November 5, 2020

Grand Traverse County Road Commission Permit — November 5, 2020

Grand Traverse Metro Fire Department — October 21, 2020

Grand Traverse County Soil Erosion & Sedimentation Control — October 14, 2020
Conclusions and Recommendations from Traffic Impact Study prepared by Progressive AE —
August, 2020

Oakleaf Village of Garfield Township PUD Plan Set — October 30, 2020

Page 5 of 5

K:\Plan\Applications'2020\PUD 2020-01 Oakleaf Village of Garfield Township\PD Report 2020-153 Qakleaf Village PUD FOF.docx



Engineering 123 West Front Streef

Surveying Traverse City, Michigan 49684
Testing & 231946 5874 @
Operations 231946 3703

November 3, 2020

Charter Township of Garfield
Attn: Chuck Korn, Supervisor
3848 Veterans Drive

Traverse City, Michigan 49684

RE: Oakleaf Village- Phase |
Water Main and Sanitary Sewer Extension
GFA No. 20231

Dear Mr. Korn,

We have reviewed the plans for the proposed water and sewer system improvements associated with the
above referenced project. The review was based on the current standards adopted by Garfield Township
in conjunction with the Grand Traverse County Department of Public Works as well as Michigan
Department of Environmental Quality requirements, Ten State Standards and accepted engineering
practice for this area. The plans were prepared by Landtech and dated 10-19-20.

A preliminary review was conducted by GFA with comments and revisions submitted via email. A revised
sent of plans were submitted to our office dated 10-30-2020. The revised plans are found to be acceptable
and the following general comments are to be acknowledged with a letter of understanding.

DESCRIPTION OF THE PROPOSED PROJECT

The project consists of approximately 3,800 linear feet and 350 linear feet of 8-inch water main and 6-
inch water main (respectively), hydrants and service leads and 2,530 linear feet of 8-inch sanitary sewer
main including manholes and service leads. Infrastructure is to connect to available existing
infrastructure and provide extension to extension to service an independent and assisted living facility
complex located along North Long Lake Road just east of Zimmerman Road. Phase | includes
construction of twenty (20) villas and one (1) main building providing 60 assisted living units, 50
independent living units and 24 memory care units.

IMPACT ON THE EXISTING SYSTEM

SANITARY SEWER SYSTEM

The Garfield Township sanitary sewer collection system is divided up into eight (8) distinct service areas,
designated by name according to the primary trunkline running along the respective road. In this case
the proposed development would be immediately serviced by the Wyatt Road Service District. The
extension proposes to connect to the existing sanitary sewer system at one (1) location, Manhole No.
951 located in the Eaglehurst Development. From this location, the flow will follow the 8-inch diameter
gravity sewer system flowing south through the Heritage Estates development, transition to a 12-inch
diameter flowing east along Wyatt Road, then northeast to Franke Road, then east to US-31 and north
along US-31 to the political boundary of the City of Traverse City. This flow then discharges directly into

Neighbors building srong communities since 1948
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the Traverse City Front Street Lift Station (No. 1), located along Front Street west of the Wellington
Street intersection. Review of the downstream capacity, the immediate 8” sanitary sewer and siphon on
M37 both have a remaining available capacity of approximately 200 GPM. A preliminary evaluation of
the sanitary systems capacity, with respect to the demands required to serve the extension that are
projected to be around 60 GPM support the ability for the Township to accept and process the sanitary
sewer flows. A further review will be completed and submitted to EGLE for acceptance and permitting
of the development at a later date at which time GFA will complete a more in depth analysis of the
sewer capacity.

WATER SYSTEM

The Garfield Township water distribution system is divided up into five (5) distinct service districts with
the limits defined by the existing infrastructure that services the users. In this case the proposed
developed would be immediately serviced by the Heritage District. The Development proposed to

connect to the existing 12” watermain along North Long Lake Road and the existing 8” watermain in
Eaglehurst.

The proposed development will be directly served by the newly constructed ground storage tank, sized
at 1,000,000 gallons (1.0 MG), located off Cedar Run Road. The tank maintains water pressure
(minimum 40 psi) to the system users but is restricted to surface elevation of 1005 and less. This zone
provides domestic and fire suppression to the users it serves. The storage facility for this district is a 2.25
million gallon underground tank located off McRae Hill Road, just south of Silver Pines Road, which
supplies the new Tank via Garfield Booster Station No. 3, located along Silver Pines Road (west of McRae
Hill Road). The overall capacity of this service district is limited by the firm capacity of Garfield Booster
Station No. 3 rated at 2,300 gpm (3.31 MGD). The current Maximum Day Usage for the district is 2.21
MGD. Hydrant testing results recently completed for the area indicated available flows of 1,500 GPM
with static and working pressures of 75 and 45 psi respectively.

A preliminary evaluation of the water system capacity, with respect to the demands required to serve
the extension that are projected to be around 0.0435 MGD and support the ability for the Township to
accept and provide adequate water service. It should be noted the Township is in the process of
reorganizing pressure districts on this side of town and there is potential that a portion of this
development will need to be serviced by the upper pressure district (station no. 5). There was limited
information available to the number of stories and required fire flow for the development and once
received modifications to the service may be necessary. A further review will be completed and
submitted to EGLE for acceptance and permitting of the development at a later date at which time GFA
will complete a more in-depth analysis.

General Comments

1. All design standards shall comply with the Current Standards adopted by Grand Traverse County
Sewer and Water Systems. Copies may be obtained from the Grand Traverse County
Department of Public Works.

2. All construction standards shall comply with the Current Grand Traverse County Specifications
and Details for Sewer and Water System. Copies may be obtained from the Grand Traverse
County Department of Public Works.

Oakleaf Village- Utility Review-10-29-20 20f4
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3. Please ensure all local regulatory permits including Soil Erosion and EGLE NPDES Permits are
obtained. Please ensure Township receives copies of issued permits.

4. Please ensure all easements have been obtained and recorded with the Township prior to final
acceptance of the utilities.

5. Please ensure the Grand Traverse County DPW and Fire Department has reviewed the proposed
plans and accepted.

6. Please note per the Grand Traverse County BPW requirements:

“Any water main and sewer main meeting requirements applicable to public water mains
and sewer mains which services two or more separate buildings or dwellings shall be
deemed a public water main unless the buildings are part of a singly-owned industrial or
commercial complex or a public complex where future division of ownership is not
anticipated, and the extension of the system will not be required by the Township”

Please clarify if the buildings are to be owned by one common entity and the intentions for
installation of water meters for each of the buildings.

7. The installation of watermain, sewer main, hydrants, valves, and manholes shall not be installed
within proposed sidewalk, and/or asphalt that would inhibit access by the DPW. Please ensure
that there are no obstructions that would prohibit access. If this cannot be complied with,
please note the DPW is not responsible for any costs associated with replacement of such
infrastructure such as the parking lot, dumpster pad and access drives. It appears some of the
hydrants are in close proximity to the proposed sidewalk.

8. Please also note the following: In order for a developer to obtain their building permit and
begin site work all permits must be issued including benefit fee payment to the DPW. However,
the DPW cannot accept this payment unless the infrastructure is either in place (water / sewer
main) or a bond is provided by the developer equivalent to 100% of the cost of the
utility. Please contact the DPW if you need further clarification, etc.

9. Two (2) Benchmarks must be provided on each plan sheet.

10. Please note per the BPW design standards all utilities are to be extended to the limits of the
property if topography permits. Per notes identified on the plans, with the succession of Phase
I, the applicant agrees to extend applicable sanitary sewer and watermain to the limits of their
property.

11. Proposed easements shall be shown on the drawings for the utilities. Please note that a 20’
minimum are to be provided to facilitate access for the DPW centered over each pipe. This
includes, hydrants, leads, etc. Final easements upon completion of project shall be surveyed,
sealed and recorded prior to acceptance of the utility.

12. This review does not evaluate the ability to provide basement and/or second story service for
either water or sewer. Our review is limited to review to ensure adequate finish floor service is
sufficient to meet 10 State Standards. The applicant is responsible to ensure sufficient pressures
and capacity are sufficient for both basement and second story in compliance with Michigan
Plumbing Code.

At this time GFA finds the application and proposed plans acceptable and recommend approval by both
the Township Planning Commission and Township Board. It is requested the applicant provide a formal
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acknowledgement letter of the above items along with submission of five (5) copies of signed and sealed
plans and specifications and one (1) pdf copy respectively.

We appreciate the opportunity to assist the Township during the approval of this project. If you have any
questions, please don’t hesitate to contact me at (231) 946-5874.

Sincerely,

Jennifer Hodges, P.E. Mark Maguire, P.E.

Project Manager Project Engineer
CC:

Mr. John Sych, Garfield Township
Mr. John Urbain, PE — Landtech
Mr. Jeff Black, Rembrandt Construction
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| Engineering 123 West Front Streei

Surveying Traverse City, Michigan 49684
Testing & 231946 5874 @
Operations 2319463703 @

November 5, 2020

Mr. Michael Green, Zoning Administrator
Charter Township of Garfield

3848 Veterans Drive

Traverse City, M| 49684

RE: Oakleaf Village- Phase |
Storm Water Review
GFA No. 20321

Dear Mr. Green,

The following summarizes of GFA’s storm water review of the of the plans for the Oakleaf Village - Phase
I. Revised plans and storm water management summary were prepared by Landtech and dated 10-30-
30 and 10-29-30, respectively. The submitted items were in response to GFA’s initial storm water review
dated 10-27-20. We have reviewed the plans for their accordance to Garfield Township’s Storm Water
Control Ordinance Number 49, hereinafter referred to the Ordinance. A summary of our review is as
follows.

EXISTING CONDITIONS
Site & Storm Water Conditions

1. The existing terrain is undulating with and drainage sheds south from North Long Lake road. The
parcel is approximately 52.5-ac of undeveloped land.

2. The undulating land forms localized natural depressions in the south part of the property where
existing runoff can be stored and seep into the ground.

3. No apparent outlet is available for the site.

4. Ageotechnical report and soil borings were completed for this project and indicate granular
soils and no ground water was encountered in the study.

PROPOSED SITE PLAN

The proposed plan shows phased development of the site. Phase | is currently proposed and develops the
north half of the property which consists of 29.9 ac. The phase includes twenty (20) cottages and one
larger multi-use building (congregate building). A network of paved private drives and parking is shown
throughout. Primary access to the site is with a divided commercial drive off North Long Lake Road.
Emergency access is provided off N. Long Lake Rd east of the main entrance. Drainage of the access drives
shed on-site. A storm water management plan is proposed that consists of a series of piping and
catchbasins that collect stormwater to convey to an onsite centrally located storm water retention basin.

Neighbors building sTrong communities since 1948
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Determination of Surface Runoff
1. Storm water is managed on-site with a system of paved roads, storm sewer, and one retention
basin. The storm sewer collects drainage and routes all drainage from the proposed phase to the
retention basin located in the south-middle of the property.

2. The hydrology method used is the CN method (SCS)

3. A HydroCAD Model was used to calculate the surface runoff volumes. The design rainfall and
depths used appear acceptable. Back to back 100-year events were evaluated for the proposed
retention basin.

4. Drainage areas are clearly shown on the plans and show management of the entire developed
area.

5. Some minor off-site drainage is included in the calculations as well.

Conveyance system

Storm sewer calculations were provided.

2. The calculations show the system meeting ordinance requirements to convey the 10-year and
indicate no adverse effects from the 25-year flows.

3. Storm sewer pipe is ADS N-12 pipe and is an MDOT approved smooth lined plastic pipe.

4. Pipe sized, roughness, and slopes meet Ordinance criteria.

5. The plans do not depict how the stormwater is collected and managed from the building roofs or
if footing drains are to be installed. It is recommended the applicant address this comment and
consider incorporating gutters and downspouts to connect into the proposed storm network.

6. Approval for the driveway shall be obtained by the GTCRC which may require a cross culvert to
installed at the entrance. Applicant responsible to coordinate and provide if required in addition
to permit to Township for their files.

Storm Water Facilities

Retention Basin:

1. The retention basin is shows sufficient storage for the back-to-back 100 year event.

The design high water level is shown and is well below the adjacent buildings.

3. It's noted that 6-in/hr infiltration rate is modeled at the pond. This is reasonable the soils for the
area and supported by the testing results.

4. Per the ordinance, the applicant checked the condition where infiltration is zero. A flooded area
was shown in the southerly PH Il part of the property. An existing sanitary manhole and some low-
lying neighboring properties are within this zone. No adverse change from existing conditions are
expected.

5. The proposed forebays to the retention basin exceed the required volume.

6. The retention pond water depth is less than five feet deep. Therefore, no additional safety
measures area required.

7. Itis noted the provided calculations apply for Phase | only. Connections during future phases will
require additional analysis and be evaluated at the time of submittal for consideration.

[N ]
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Erosion Control

8. Sufficient measures for erosion control are present on the plans. It is recommended the Design
Engineer should provide provisions in the Plans to address slopes graded in excess of 3:1 (three
feet of horizontal to one feet of vertical change). It is suggested the use of Turf Reinforcement
Matting (TRM) in the event that mulch blanketing is not adequate to stabilize grading slopes.

9. The applicant is responsible to obtain SESC and NPDES NOC permit and provide copies to the
Township for their files.

Maintenance
10. A Site Maintenance Plan and Budget was included and appears to be acceptable. Document to
be recorded and copy provided to the Township.
11. Please clarify the plan for maintenance of the central pond. Are there means to prevent
stagnation and mosquito breeding such as a fountain?
12. Snow storage shows adequate management. No storage is planned within the proposed basin.

RECOMMENDATION

The plans are considered approved as submitted subject to the applicant provided corrective revisions to
the plans and /or clarification to address our comments noted above.. At this point it is requested the
Applicant submit a final signed and sealed copy of the revised plans with corrections (as applicable) to the
Township.

We appreciate the opportunity to assist the Township during the approval of this project. If you have any
questions, please don’t hesitate to contact me at (231) 946-5874.

Sincerely,

GFA

Jennifer Hodges, P.E. Mark Maguire, P.E.

Project Manager Project Engineer
CC:

Mr. John Sych, Garfield Township
Mr. John Urbain, PE — Landtech
Mr. Jeff Black, Rembrandt Construction

Oakleaf Village - SW Review-11-05-20 (002)
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Engineering 123 West Front Street

0 Surveying Traverse City, Michigan 49684
Testing & 231944 5874 @
Operations 2319446 3703 &

November 5, 2020

Mr. Michael Green, Zoning Administrator
Charter Township of Garfield

3848 Veterans Drive

Traverse City, M1 49684

RE: Oakleaf Village — Phase | Private Road Review
Garfield Township, Grand Traverse County, Michigan
Job # 20321

Dear Mr. Green,

We have reviewed the road plans for Phase | of the Oakleaf Village development in Garfield Township.
The plans reviewed were prepared by Landtech and dated 10-30-20. Garfield Township Article 5
Development Standards section 521 Street Design and Transportations was refenced in this review. Based
upon our review on behalf of Garfield Township with respect to the private roads, we offer the following
comments.

Proposed

1. The plans for Phase | propose the construction of a network roads for circulation to service to the
large multi-use building, parking areas, and twenty single-unit cottages. The roads also provide a
means of circulation or fire apparatus. They are detailed as follows.

e Minimum paved width shown is 24’ and meet or exceed table 5-10 requirements. A majority
of these roads have a 26’ paved width thus complying with the Ordinance

e It's noted the access road to assisted living overflow parking lot is 22’ wide. This area is
considered exempt from table 5-10 width regulations as it’s not part of the circulation route
nor considered a road.

® Access is provided with a divided commercial drive entrance off North Long Lake Road along
with a gated emergency assess drive located east of this entrance. A dead-end is provided at
the south limits of Phase | to accommodate future extension to Phase Il

e The Private roads need to be constructed within private easements for ingress / egress a
minimum of 48’. The plans shall be updated to reflect these easements. The easements upon
completion of the project are to be recorded with copies provided to the Township.

2. The plans show Phase Il as future and proposes, a traditional residential development is proposed.
Thirty-three 33 units (lots) are shown with network of roads. A preliminary review is as follows

e 24’ paved width and 66’ easements are planned and meet table 5-10 requirements.

e Two points of access are provided off Zimmerman road and PH | road networks.

e Future connections to the Eaglehurst Estates and Heritage Estate are shown as well
promoting connectivity as required in the ordinance.

e A further more indepth review of Phase Il will be completed upon time of application.
Preliminarily it appears to comply with the ordinance.

Neaighbors building sfrong communities since 1948
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3. Driveway entrances will need to meet GTCRC review. Site distance does not appear to have been
evaluated and is subject to approval by GTCRC. Copies of permits shall be provided to the
Township for their files

4. The proposed cross-section appears to comply with the Township and GTCRC requirements.

* The light duty pavement section is comprised of a six-inch 22A compacted gravel base
beneath a 13A leveling and top course placed at 165 pounds per square yard each. 18”
MDOT CL Il sand is indicate as underlying the gravel base. Consideration to modify
pavement to LVSP is suggested as it is more industry standard and GTCRC approved.

e The heavy duty pavement section is comprised of a eight-inch 22A compacted gravel base
beneath a 13A leveling and top course placed at 220 and 165 pounds per square yard
each. 18” MDOT CL Il sand is indicate as underlying the gravel base. Consideration to
modify pavement to LVSP is suggested as it is more industry standard and GTCRC
approved.

5. The road profile is graded to accommodate the existing terrain and ranges from 0.5% to 8.00%
slopes. A maximum slope of 8.93% is shown at the drive entrance to North Long Lake Road
although steep it does comply and is less than the ordinance requirements of 9%.

6. The plans do not indicate the proposed design speed. The road profile was reviewed and found
not compliant with AASHTO at 25 MPH for vertical curves K values at some points. It's reasonable
to assume that a lower design value can be considered however unclear and needs to be clarified.

Maintenance

The Ordinance requires that private roads be maintained by adjoining property owners or users who shall
enter into and record an agreement for the joint maintenance of the road in a reasonably safe
condition. The developer shall provide appropriate documents to the Township prior issuance of a land
use permits.

Certification

The developer shall provide a written certification, signed and sealed by their engineer, certifying the
design, construction and installation is compliant with the ordinance prior to issuance of a land use permit.

Connectivity

Cross-access agreements may become necessary for future connections to Eaglehurst Estates and
Heritage Estates.

Summary

We find the proposed private road meets the ordinance and recommend approval subject to receiving
GTCRC communications, bond, and copies of final signed and sealed plans addressing the above
comments.

Please do not hesitate to contact our office with any questions regarding this letter or if you need
additional information.

Respectfully Submitted,

GFA



Oprg el s

Jennifer Hodges, P.E. Mark Maguire, P.E.
Project Manager Project Engineer
cc:

Mr. John Sych, Garfield Township
Mr. John Urbain, PE — Landtech
Mr. Jeff Black, Rembrandt Construction



Grand Traverse County Road Commission

CRA 100 (03/2005) 1881 LaFranier Road Application No. 13007
Traverse City, Ml 49696-0000 Permit No. 2020-000536
Phone: 231-922-4848 Issue Date 11/03/2020

Fax: 231-929-1836

APPLICATION AND PERMIT TO CONSTRUCT, OPERATE, USE AND/OR MAINTAIN
WITHIN THE RIGHT-OF-WAY OF; OR TO CLOSE, A COUNTY ROAD
APPLICATION

An applicant is defined as an owner of property adjacent to the right-of-way, the property owner's authorized representative; or an
authorized representative of a private or public utility who applies for a permit to construct, operate, use, and/or maintain a facility within
the right-of-way for the purpose outlined within the application. A contractor who makes application on behalf of a property owner or utility
must provide documentation of authority to apply for a permit.

OTTC, LLC - Oakleaf Village TBD
5161 Silver Pines Rd
Traverse City, Ml 49685-0000

APPLICANT

Phone(s): 740-632-8373___ - -

EMail: mdicarlantonio@wallick.com

Applicant/Contractor request a permit for the following work within the right of way of a county road:
Commercial - Commercial Drive

CONTRACTOR

LOCATION: County Road North Long Lake Between Herkner
Township Garfield Section Side of Road South
DATE: Work to beginon _ 11/03/2020  Work to be completed by 11/03/2021

| certify and acknowledge that (1) the information contained in this application is true and correct, (2) the commencement of the work
described in this application shall constitute acceptance of the permit as issued, including all terms and conditions thereof and, (3) if this

permit is for commercial or residential driveway work, | am the legal owner of the property that this driveway will serve, or | am the
authorized representative.

And Zimmerman
Property ID 28-05-018-013-00

Applicant's Signature: On File Contractor's Signature:

Title: Date: Title: Date:

PERMIT
The term "Permit Holder" in the terms and conditions set forth on the reverse side hereof, refers to the applicant and the contractor,
where applicable. By performing work under this permit, the Permit Holder acknowledges and agrees that this permit is subject to all the
rules, regulations, terms and conditions set forth herein, including on the reverse side hereof. Failure to comply with any of said rules,

FEET AMOUNT PTN DATE
YPE OUN RECEIPT NO Letter of Credit

Commercial R( 300.00 Surety Bond O
Retainer Letter O
Approved Plans on File O
O
O

O

< << =< <=

Certificate of Insurance
Attachments/Supplemental Specifications

REQUIREMENTS
B < B I K1 <
ZZZZ2ZZ

OTHER REQUIREMENTS: Oakleaf Village

Permit to install 2 commercial drives per GTCRC standards as per submitted plans 10/23/2020. Permit valid upon GTCRC
approved contractor.

Proper signage and traffic control to comply with MMUTCD standards. No work allowed in County Road ROW during a snow/ice event.
Work with in the ROW from Nov.1 thru March 31, requires daily verbal permission from the Road Commission. Erosion control to be
established which may include top soil, grass seed, and mulch blanket. Prior approval from the GTCRC is required for a shoulder or lane
closure. Temporary lane closure must comply with MMUTCD standards. GTCRC is to be nofified 48hrs in advance of the start of work.

GTCRC must be notified and approve the start of any construction on N. Long Lake Rd.

Permit for Phase one. Phase two to be reassessed by the GTCRC at the time development is proposed. Phase 2 entrance off
Zimmerman Rd may require a left turn lane with future build out.

Refering to the TIS 88270001, page 15, a two-way left-turn lane is to be constructed along N. Long Lake Rd from Lone Pine Dr to

Page 10of 3



Grand Traverse County Road Commission

CRA 100 (03/2005) 1881 LaFranier Road Application No. 13007
Traverse City, Ml 49696-0000 Permit No. 2020-000536
Phone: 231-922-4848 Issue Date 11/03/2020

Fax: 231-929-1836

Zimmerman Rd to provide a continuous center turn lane from the High School driveway to Zimmerman Rd. Refer to Plan page C-3.4.

Before work starts within the road ROW, developer to provide legal Release-of-Right-of-way records to the GTCRC.

Recommended for Issuance By: Approved By:
s P <,~.’/;/"
Title: Lraffic Services Supervisor Date: 11/03/2020 Title: Date:

Page 2 of 3



GRAND TRAVERSE METRO FIRE DEPARTMENT

FIRE PREVENTION BUREAU

897 Parsons Road ~ Traverse City, Ml 49686
Phone: (231) 922-2077 Fax: (231) 922-4918 ~ Website: www.gtfire.org Email; Info@atfire.org

SITE PLAN REVIEW RECORD
Site Plan Review # 2

ID# P-1249-M6858 DATE: 10/21/2020
PROJECT NAME: Oakleaf Village of Garfield Township

PROJECT ADDRESS: 5143 N. Long Lake Rd.

TOWNSHIP: Garfield

APPLICANT NAME: Michael DiCarlantionio

APPLICANT COMPANY: Wallick Communities

APPLICANT ADDRESS: 160 W. Main, Ste 200

APPLICANT CITY: New Albany STATE: OH ZIP: 43054

APPLICANT PHONE: 740-632-8373 FAX #

REVIEW FEE:

Reviewed By: Kathy Fordyce, Plan Reviewer

This review is based solely on the materials submitted for review and does not encompass
any outstanding information. Compliance with all applicable code provisions is required
and is the responsibility of the permit holder. Items not listed on the review do not negate
any requirements of the code nor the compliance with same. Inspection requests must be
made a minimum of 48 hours prior to needed inspection. This plan review is based on the
2015 International Fire Code, as adopted.
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,-“i""’“_f':"“’-' GRAND TRAVERSE METRO FIRE DEPARTMENT

FIRE PREVENTION BUREAU

897 Parsons Road ~ Traverse City, Ml 49686
Phone: (231) 922-2077 Fax: (231) 922-4918 ~ Website: www affire.orqg Email: Info@atfire.org

SITE PLAN REVIEW
FOR PHASE I OF OAKLEAF VILLAGE

ID# P-1249-M6858 DATE: 10/21/2020

1. 3310.1 Required access.
Approved vehicle access for fire fighting shall be provided to all construction or
demolition sites. Vehicle access shall be provided to within 100 feet (30 480 mm) of
temporary or permanent fire department connections. Vehicle access shall be provided by
either temporary or permanent roads, capable of supporting vehicle loading under all
weather conditions. Vehicle access shall be maintained until permanent fire apparatus
access roads are available.
- Approved vehicle access for fire fighting shall be provided before combustible
material arrives on site and construction begins.

2. 3312.1 Water supply when required.
An approved water supply for fire protection, either temporary or permanent, shall be
made available as soon as combustible material arrives on the site.
- Approved water supply for fire protection shall be made available before
combustible material arrives on site and construction begins.

3. 505.1 Address identification.
New and existing buildings shall be provided with approved address identification. The
address identification shall be legible and placed in a position that is visible from the
street or road fronting the property. Address identification characters shall contrast with
their background. Address numbers shall be Arabic numbers or alphabetical letters.
Numbers shall not be spelled out. Each character shall be not less than 4 inches (102 mm)
high with a minimum stroke width of 1/2 inch (12.7 mm). Where required by the fire
code official, address identification shall be provided in additional approved locations to
facilitate emergency response. Where access is by means of a private road and the
building cannot be viewed from the public way, a monument, pole or other sign or means
shall be used to identify the structure. Address identification shall be maintained.
-Provide address on the street side of buildings under construction as well as
permanently post construction.

4. 505.2 Street or road signs.
Streets and roads shall be identified with approved signs. Temporary signs shall be
installed at each street intersection when construction of new roadways allows passage by
vehicles. Signs shall be of an approved size, weather resistant and be maintained until
replaced by permanent signs.



GRAND TRAVERSE METRO FIRE DEPARTMENT

FIRE PREVENTION BUREAU

897 Parsons Road ~ Traverse City, MI 49686
Phone: (231) 922-2077 Fax: (231) 922-4918 ~ Website: www.gtfire.org Email: Info@agtfire.org

5. 503.3 Marking.
Where required by the fire code official, approved signs or other approved notices or
markings that include the words NO PARKING—FIRE LANE shall be provided for fire
apparatus access roads to identify such roads or prohibit the obstruction thereof. The
means by which fire lanes are designated shall be maintained in a clean and legible
condition at all times and be replaced or repaired when necessary to provide adequate
visibility.
- Placement of NO PARKING-FIRE LANE signs shall be determined prior to
occupancy.

6. 503.6 Security gates.
The installation of security gates across a fire apparatus access road shall be approved by
the fire chief. Where security gates are installed, they shall have an approved means of
emergency operation. The security gates and the emergency operation shall be
maintained operational at all times. Electric gate operators, where provided, shall be
listed in accordance with UL 325. Gates intended for automatic operation shall be
designed, constructed and installed to comply with the requirements of ASTM F 2200.

7. 103.5 Fire apparatus access road gates.
Gates securing the fire apparatus access roads shall comply with all of the following
criteria:
1.Where a single gate is provided, the gate width shall be not less than 20 feet (6096
mm). Where a fire apparatus road consists of a divided roadway, the gate width shall be
not less than 12 feet (3658 mm).
2.Gates shall be of the swinging or sliding type.
3.Construction of gates shall be of materials that allow manual operation by one person.
4.Gate components shall be maintained in an operative condition at all times and replaced
or repaired when defective.
5.Electric gates shall be equipped with a means of opening the gate by fire department
personnel for emergency access. Emergency opening devices shall be approved by the
fire code official.

6. Methods of locking shall be submitted for approval by the fire code official.
7.Electric gate operators, where provided, shall be listed in accordance with UL 325.
8.Gates intended for automatic operation shall be designed, constructed and installed to
comply with the requirements of ASTM F 2200.

- Locking method for the gate shall be determined prior to final inspection.

Project may proceed with township approval process.



S0rN@ npEhv i 9 - (om

GRAND TRAVERSE COUNTY ENVIRONMENTABHEAKTH - E s et | [Amount: $25.00

- .\i ¥ ,’ 1
SOIL EROSION AND SEDIMENTATION CONTROL C Y e | Receipth: BIEET
SITE DETERMINATION FORM UCT 1.3 29y Received By: Ay
PART 91, SOIL EROSION & SEDIMENTATION CONTROL, ACT 451 OF 1894, S =t
AS AMENDED & GTCHD SOIL EROSION SEDIIMENTATION CONTROL oammnmdﬁ- ¢

Vironmental nape
{ -*‘Cc_‘u"‘i,-; ]

Project Type: O Residential O Multi-Family X Commercial
Project Address: 9143 N Long Lake Rd City, Zip: Traverse City, Mi 49685
Tax #: 28- 05-018-013-00 Twp: Garfield Section: 18 Town: 27 Range: 11
Subdivision: Lot:
Size of Earth Change: 30 acres Start Date: 5-2021 Completion Date: 10-2024

Name & Distance to Nearest Surface Water, Wetland or Drain; &Stimated 6,500 to S Twin Lake/pond
Describe Project: _Senior Living Development: Independent, Assisted and Memory Care, Independent Cottages

*** DETERMINATIONS MUST BE SUBMITTED WITH AN ACCURATE SITE PLAN OF PROPOSED WORK***

Owner's Name: OTTC, LLC

Owner's Mailing Address: 5161 Silver Pines Rd City, State, Zip: TC, Ml 49685
Owner’s Phone: 2R S Owner’s email:

Vernea™ S g ) Zyy0a] .\1‘\_:—* \\_ \\ e ;- ‘)‘-3“\(; ; ey jo-% - 2c 1<

Applicant (if otherthah owner): Wallick Cornmunitles

Address: 160 W Main St., Ste 200 City, State, Zip: V€W Albany, OH 40354
Phone: [40-632-8373 Emgi:_mdicarIantonio@waIlick.com
**Signature: Date:

DEPARTMENT USE ONLY: COMPLETED BY SANITARIAN
THE FOLLOWING CRITERIA DO NOT APPLY:

SOM PA 451, PART 91 REQUIREMENTS GTCHD SESC REQUIREMENTS ;
Within 500" of Lake or Stream Within 500’ of Regulated Wetland B/SIopes of 20% or greater
O Disturb 1 acre or more ¥ Within 500’ of a County Drain O.Group D Hydrologic Soils

Comments: /\)\96'!*’5'{' fogle L/g%fhaw\ 225 Lust Cuplors | ff{'r%wj
C;JGDJJ\.M NI ecE L&)f-’"z' /nM/g LL){’r/_I -7/6& - Z-:WLMA-—{—
érm »—\\vs‘ (TS N o I S L 5\.:'-311-:\ Ve Con ¥y Cl("auAS

B/OFFJCE REVIEW [ FIELD REVIEW

Based on information provided by the Land Owner, the requirement for a Soil Erosion/Sedimentation Control (SESC) Permit has been
reviewed in accordance with Part 91, Act 451 of 1994 and the Grand Traverse County Soil Erosion and Sedimentation Control
Ordinance, as amended. Grand Traverse County Health Department, County Enforging Agency, has determined that a SESC Permit is:

0O NOT REQUIRED REQUIRED
Sanitarian Reviewer: ;L—C';\""‘:) \'\ Date: 'IO! !‘-1/ 29

KAEH\Soil Erosion\Forms and Documents\GTC11D SESC SITE DETERMINATION FORM .docx May 2019



CHAPTER 4

CONCLUSIONS AND RECOMMENDATIONS

The chapter summarizes the results of the analyses performed as part of the study. Recommendations to
improve the surrounding roadway network are also presented.

Conclusions
Based on the analyses performed as part of this study, the development of the Qakleaf Village site will have
little to no impact to the surrounding roadway network. The findings of this study are as follows:

Existing Conditions

The existing conditions capacity analyses show the signalized intersections within the study area are
currently operating at an overall LoS "C” or better during the morning and afternoon peak-hours. All
individual movements at the signalized and unsignalized intersections currently operate at LoS “D” or
better during the morning and afternoon peak-hours, except for the following movements.

* The southbound left-turn movement at the high school exit driveway currently operates at LoS “E”
during the morning and afternoon peak-hours. This would be considered acceptable and is attributed
to the 120-second cycle length and the signal timing favoring east-west traffic along Long Lake Road.

e The southbound approach movements at the Long Lake Road/Zimmerman Road intersection
currently operate at LoS “E” and LoS “F” during the morning and afternoon peak-hours. This would be
considered acceptable as these are low volume movements and the signal timing favors the east-
west movements along Long Lake Road and the northbound left-turn movement from Zimmerman
Road.

Future (2023) and Future (2028) Conditions

The future (2023) and future (2028) conditions capacity analyses show all signalized intersections are
anticipated to continue to operate at an overall LoS “C” or better during the morning and afternoon peak-
hours. All individual movements at the signalized and unsignalized intersections are anticipated to
continue to operate at LoS “D” or better during the morning and afternoon peak-hours, except for the
same movements as existing conditions shown above.

The application of MDOT's turn lane warrant guidelines show an eastbound right-turn lane would not be
warranted at the proposed driveway to Long Lake Road after the completion of Phase | or Phase Il.
Similarly, neither a northbound left-turn lane nor a southbound right-turn lane would be warranted at the
proposed Phase Il driveway to Zimmerman Road.

Recommendations
The following is a list of recommendations to mitigate the impact of the Oakleaf Village development and
improve operations within the study area:

* As proposed, a two-way left-turn lane should be constructed along Long Lake Road from Lone Pine
Drive to Zimmerman Road to provide a continuous center lane from the high school driveway to
Zimmerman Road.

* No additional improvements would be recommended to mitigate the impacts of the proposed
development.

Traffic Impact Study 88270001
Qakleaf Village TIS 15 Progressive AE
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Child Care Centers, Major Thoroughfares ZO Text Amend — Intro — Planning Commission — November 12, 2020 7 ° a °

@Y Charter Township of Garfield

{ e
e ? Planning Department Report No. 2020-151
Prepared: November 4, 2020 Pages: 3
Meeting: November 12, 2020 Planning Commission Attachments: []
Subject: Child Care Centers, Major Thoroughfares ZO Text Amendment — Introduction
BACKGROUND:

The Township recently received an application for the building of the Prince of Peace Lutheran Church for
a site on the east side of LaFranier Road, located immediately south of the Village of LaFranier Woods
Planned Unit Development. The site is zoned A-Agricultural. Churches are considered an Institutional Use
and are permitted in the A-Agricultural District by Special Use Permit with conditions.

In addition to a church sanctuary and fellowship hall, the church is proposed to include a child development
center. During its Completeness Review of the application, staff identified two issues with the proposed
uses based on the current Zoning Ordinance requirements:

® A church, regulated as an Institutional Use, is required to be located on a major thoroughfare based
on Section 753. A major thoroughfare is defined as an arterial route for through traffic which has
been classified as such in the Master Plan. The Master Plan classifies LaFranier Road as a Minor
Collector, not an arterial road, and so the proposed church would not be permitted.

e The Zoning Ordinance defines Child Care Center separately from Institutional Use and does not
permit Child Care Centers in the A-Agricultural district.

Staff and the Planning Commission discussed these issues at the study session on October 28, 2020. Staff
suggested updating the definitions so that major thoroughfares would include both “arterial” and “collector”
roads and that the road definitions would be based on the National Functional Classification (NFC) system
as used by the Michigan Department of Transportation (MDOT). Staff also suggested allowing Child Care
Centers in the A-Agricultural zoning district via Special Use Permit.

The Planning Commission agreed to introduce the proposed changes at this meeting. The proposed Zoning
Ordinance changes are described on the following pages and would impact Section 201 General Definitions
and Section 325 A (Agricultural), subsection C. Uses Permitted by Special Use Permit.
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Child Care Centers, Major Thoroughfares ZO Text Amend — Intro — Planning Commission — November 12, 2020

For Section 201 General Definitions, make the following changes:

Existing

Proposed

Highway: A street, defined herein, which is under the
jurisdiction of the Michigan Department of
Transportation. Highways may also be classified as
freeways and interstates.

Highway: See “Road, Highway”

Major Thoroughfare: A public street, the principal use
or function of which is to provide an arterial route for
through traffic, with its secondary use or function
being the provision of access to abutting property, and
which has been classified as such in the Master Plan.

Major Thoroughfare: See “Road, Major
Thoroughfare™

Road. Arterial: The following roads are Arterial Roads:
Barlow; Cass; Garfield; Hammond; Keystone;
LaFranier; N. Long Lake; N. Silver Lake; W. Silver
Lake; W. South Airport

Road, Arterial: Any road designated as an “Other
Principal Arterial” or “Minor Arterial” on the National
Functional Classification (NFC) system as defined by
the Michigan Department of Transportation (MDOT).

Road, Collector: Any road designated as a “Major
Collector” or “Minor Collector” on the National
Functional Classification (NFC) system as defined by
the Michigan Department of Transportation (MDOT).

Road. Highway: Any road designated as an
“Interstate” or “Other Freeway” on the National
Functional Classification (NFC) system as defined by
the Michigan Department of Transportation (MDOT).

Road, Local: Any road not considered a State
Highway, Arterial Road or Primary Road

Road, Local: Any road designated as “Local” on the
National Functional Classification (NFC) system as
defined by the Michigan Department of Transportation
(MDOT), including public and private roads.

Road, Major Thoroughfare: Any road designated as
either an arterial road or a collector road.

Road, Primary: The following roads are Primary
Roads: Bamnes; Birmley; Cedar Run; E. Silver Lake;
Hartman; Park; Silver Pines; Rennie School; Townline;
Zimmerman;

Road. Primary: See “Road, Collector”
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Child Care Centers, Major Thoroughfares ZO Text Amend — Intro — Planning Commission — November 12, 2020

For Section 325 A (Agricultural), in subsection C. Uses Permitted by Special Use Permit, amend item (7)
from (Reserved) to Child Care Center — § 720 as follows:

(1) Adult Foster Care, Small Group Home (7-12)

(2) Adult Foster Care, Large Group Home (13-20)

(3) Airports and Airfields

(4) Bed & Breakfast— See § 714

(5) (Reserved)

(6) Campgrounds

(7) Child Care Center — § 720

(8) Drive-In Theaters— See § 736

(9) Game or Hunting Preserves operated for profit

(10) Golf Courses and Country Clubs, not including stand-alone golf-driving ranges and miniature golf
courses, subject to § 749

(11) Greenhouses and nurseries selling at retail on the premises
(12) Incinerators

(13) Institutional Uses and Structures— See § 753

(14) Kennels— See § 756

(15) Livestock Auction Yards

(16) Essential Service Facilities — See § 737

(17) Raising of Fur Bearing Animals for profit

(18) Reserved

(19) Recreational Field Complex— See § 772
(20) Reserved

(21) Sand or Gravel Pits, Quarries— See § 774
(22) Sawmills

(23) Veterinary hospitals
(24) Wireless Communication Facilities — See § 792
(25) Wind Energy Conversion System (WECS) — See § 780

ACTION REQUESTED:
If, following Commissioner discussion, the Commission is prepared to schedule the draft changes to Section
201 and 325 of the Zoning Ordinance for public hearing, the following motion is suggested:

MOTION THAT the draft changes to Section 201 and 325 of the Zoning Ordinance, as
included in Planning Department Report 2020-151, BE SCHEDULED for public hearing
for the December 9, 2020 Planning Commission Regular Meeting.

Any additional information the Planning Commission deems necessary should be added to the motion.
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Signs in Planned Unit Developments and the C-P District #2 — Planning Commission 7 . b »

M=) Charter Township of Garfield

;«,‘?? Planning Department Report No. 2020-150

Prepared: November 4, 2020 Pages: 6

Meeting: November 12, 2020 Planning Commission Attachments: [ ]

Subject: Signs in Planned Unit Developments and the C-P District #2
BACKGROUND:

At the October 28, 2020 study session, the Planning Commission discussed potential changes to the sign
regulations within Planned Unit Developments (PUDs) and in the Planned Shopping (C-P) zoning district.
The impetus for these changes came from reviewing issues identified from several recent sign proposals
and Staff review of sign regulations in the Zoning Ordinance and Township practices.

The Planning Commission indicated their desire to see a clear set of base regulations while providing the
Commissioners a clear set of criteria for when they have discretion and how to weigh the different factors.
The most recent sign review did not allow for much flexibility given the current set of criteria. Planning
Commissioners wanted to allow for some flexibility based on the size of the building and wanted to clarify
that the applicant should be responsible for making the case as to why the Planning Commission should use
its discretion to waive sign requirements.
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Signs in Planned Unit Developments and the C-P District #2 — Planning Commission

The following table describes the current PUD and C-P sign regulations in the Township and the proposed
changes given the feedback from the Planning Commission:

Section 630.G. — Signs Permitted in the C-P Planned Shopping Center Commercial Districts:

Current

Proposed

In the C-P District the following signs shall be
permitted:

In the C-P District the following signs shall be
permitted:

(1) Applicability. This section shall apply to all new

signs, which shall include the following:

(a) Removal and replacement of a sign structure.

(b) Removal and replacement of wall sign
channel letters.

The following shall not be considered new signs:

(a) Changing the sign face or the sign copy on a
sign within an existing sign structure.

(b) Repair of an existing sign.

(1) Signs permitted as of right.

(a) One (1) wall sign is permitted per exterior
storefront. Tenants occupying corner spaces
may utilize one sign per elevation with a
maximum of two signs. The maximum wall
sign area shall be the lesser of 100 square feet
or 20% of the area to which the sign is
attached.

(b) One (1) 100 square foot freestanding sign is
permitted per public roadway for the specific
development.

(2) Signs permitted by right.
(a) Residential Uses.

(i) Wall Signs. One (1) sign for a home
occupation or professional service; no
illumination of signs is permitted;
maximum of 3 square feet per sign.

(ii) Freestanding Signs. One (1) freestanding
monument sign per roadway entrance to
the development; maximum of 16 square
feet per sign. Signs may be illuminated
as regulated by Section 630.M.(7) of this
Ordinance. The sign may be placed upon
an architectural entrance feature provided
the height of the entrance feature does not
exceed 6 feet and is setback 15 feet from
the property line.

(b) Office Uses.

(i) Wall Signs. One (1) sign per building;
maximum of 40 square feet per sign.

(ii) Freestanding Signs. One (1) sign per
roadway entrance to the development;
maximum of 40 square feet per sign.

(¢) Commercial Uses.

(i) Wall Signs. One (1) sign per exterior
storefront. The maximum area per sign
shall be the lesser of 100 square feet or
20% of the area of the wall to which the
sign is attached. Businesses occupying
corner spaces are permitted one (1) sign
on the additional exterior wall.

(ii) Freestanding Signs. One (1) sign per
roadway entrance to the development;
maximum of 100 square feet per sign.
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Signs in Planned Unit Developments and the C-P District #2 — Planning Commission

(2)

Signs which may be approved by the Planning

Commission as a routine agenda item:

(a) Internal directional signs of not more than six
(6) square feet in sign face area. Such signs
shall be located at logical locations such as
service drive intersections or service drive /
drive aisle intersections. The location and
quantity of said signs shall be subject to
Planning Commission approval and clearly
indicated on an overall site plan.

(3) Signs subject to Planning Commission approval.

(a) Internal directional signs with a maximum of
6 square feet per sign. Such signs shall be
placed at logical locations to facilitate traffic
within the site. The location and quantity of
internal directional signs shall be subject to
Planning Commission approval and clearly
indicated on an overall site plan.

(b) The Planning Commission shall have the
ability to modify any of the standards in
Section 630.G.(2) provided all the following

District (and may not be approved by the Planning

Commission pursuant to paragraph (3) above):

(a) All signs described in §630.P.

(b) Cabinet signs.

(c) Changeable copy signs and Billboard signs.

(d) Signs with exposed neon or other exposed
lighting source.

(3) Any proposed sign(s) not meeting the standards in criteria are met. Any modification of these
Paragraph (1)(a) above may be approved by the standards shall be applicable for only the
Planning Commission if the Planning Commission lifespan of the sign in question and shall not
determines that all of the following standards are be transferable to any other sign or lot, shall
met; not be considered to be a variance, and shall
(a) The proposed sign(s) shall be designed as an not run with the land. The decision of the

integral part of the development, with letter Planning Commission shall be applicable to
size and location proportional to the overall only the specific application and shall not be
design. considered to set precedent.

(b) The Planning Commission determines that the (i) The proposed sign(s) shall be designed as
maximum sign standards of the C-P district do an integral part of the development and
not provide for the reasonable use of the compatible with the overall design.
planned shopping center. (i1) Any proposed sign shall be found by the

(c) The proposed sign(s) is (are) appropriate for Planning Commission to be appropriate in
the site, compatible with surrounding land scale, bulk, and location relative to the
uses, and necessary for the reasonable use of site and shall be found to be compatible
the planned shopping center. with surrounding land uses.

(d) The permitted sign(s) is (are), in the (iii) The sign does not block the view of other
determination of the Planning Commission, nearby signs to the extent that it would
the minimum increase(s) necessary to ensure harm the ability of other businesses in the
that the proposed sign(s) is appropriate in surrounding neighborhood to operate.
scale, bulk and location relative to the site and (iv) For a wall sign, the building is set back
surrounding land uses. greater than two hundred (200) feet from

(e) All approved modifications from the required the centerline of the nearest roadway, or
sign standards shall be specific to the sign(s) the wall to which the sign is attached is
approved by the Planning Commission. greater than five hundred (500) square

(f) The requested increase in wall sign area shall feet, and the requested increase in wall
not exceed fifty (50) percent over that allowed sign area is not fifty (50) percent greater
in Subsection (1)(a). than that allowed in Section 630.G.(2).

(v) There are other unique circumstances or
existing conditions on the site preventing
the applicant from installing a sign that
complies with this Section.

(4) The following signs are Prohibited in the C-P (4) The following signs are prohibited in the C-P

district under any circumstances.

(a) All signs described in §630.P

(b) Cabinet signs.

(c) Changeable copy signs and Billboard signs.

(d) Signs with exposed neon or other exposed
lighting source (excepting "gooseneck" style
downward illumination of non-internally
illuminated signs).
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Signs in Planned Unit Developments and the C-P District #2 — Planning Commission

Section 630.J. — Planned Development Signs

Current

Proposed

All proposed signs within a Planned Unit Development
shall be submitted to the Planning Commission for
final review and approval. Within such developments,
the following signs may be permitted:

All proposed signs within a Planned Unit Development
shall be submitted to the Planning Commission for
final review and approval. Within such developments,
the following signs may be permitted:

(1) Applicability. This section shall apply to all new

signs, which shall include the following:

(a) Removal and replacement of a sign structure.

(b) Removal and replacement of wall sign
channel letters.

The following shall not be considered new signs:

(a) Changing the sign face or the sign copy on a
sign within an existing sign structure.

(b) Repair of an existing sign.

(1) Signs allowed as by right. The greater of:

(a) All signs permitted by the underlying zoning
district, and subject to the same limitations
thereof,

(b) Freestanding signs.

(i) One (1) development sign of not more
than 40 (forty) square feet in sign face
area per development entry.

(c) Wall signs. One (1) primary forty (40) square
foot wall sign for each approved non-
residential structure, plus one (1) secondary
twenty (20) square foot wall sign.

(2) Signs permitted by right.
(a) Residential Uses.

(i) Wall Signs. One (1) sign for a home
occupation or professional service; no
illumination of signs is permitted;
maximum of 3 square feet per sign.

(ii) Freestanding Signs. One (1) freestanding
monument sign per roadway entrance to
the development; maximum of 16 square
feet per sign. Signs may be illuminated
as regulated by Section 630.M.(7) of this
Ordinance. The sign may be placed upon
an architectural entrance feature provided
the height of the entrance feature does not
exceed 6 feet and is setback 15 feet from
the property line.

(b) Office Uses.

(i) Wall Signs. One (1) sign per building;
maximum of 40 square feet per sign.

(ii) Freestanding Signs. One (1) sign per
roadway entrance to the development;
maximum of 40 square feet per sign.

(¢) Commercial and Industrial Uses.

(i) Wall Signs. One (1) sign per exterior
storefront. The maximum area per sign
shall be the lesser of 100 square feet or
20% of the area of the wall to which the
sign is attached. Businesses occupying
corner spaces are permitted one (1) sign
on the additional exterior wall.

(i) Freestanding Signs. One (1) sign per
roadway entrance to the development;
maximum of 100 square feet per sign.
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Signs in Planned Unit Developments and the C-P District #2 — Planning Commission

(2) Signs which may be approved by the Planning

Commission as a routine agenda item:

(a) Internal directional signs of not more than six
(6) square feet in sign face area. Such signs
shall be located at logical locations such as
service drive intersections or service drive /
drive aisle intersections. The location and
quantity of said signs shall be subject to
Planning Commission approval and clearly
indicated on an overall site plan.

(3) Signs which may be allowed subject to Planning
Commission approval following a public hearing:
The Planning Commission shall have the authority
to increase the maximum wall sign standards
permitted under subsection (1), above, based upon
appropriate findings of fact demonstrating that
each of the following criteria are met:

(a) The maximum sign standards of subsection
(1) do not provide for the reasonable use of
the parcel as provided for within the planned
unit development.

(b) The proposed modification is appropriate for
the site, compatible with surrounding land
uses, and necessary for the reasonable use of
the parcel as provided for within the planned
unit development.

(c) The increase in permitted sign standards are,
in the determination of the Planning
Commission, the minimum increase(s)
necessary to ensure that the proposed sign(s)
is appropriate in scale, bulk and location
relative to the site and surrounding land uses.

(d) All approved modifications from the required
sign standards shall be specific to the sign(s)
approved by the Planning Commission.

(e) The requested increase in wall sign area shall

not exceed fifty (50) percent over that allowed

in Subsection (1) or the underlying zoning
district, whichever is greater.

(5) Signs subject to Planning Commission approval.

(a) Internal directional signs with a maximum of
6 square feet per sign. Such signs shall be
placed at logical locations to facilitate traffic
within the site. The location and quantity of
internal directional signs shall be subject to
Planning Commission approval and clearly
indicated on an overall site plan.

(b) The Planning Commission shall have the
ability to modify any of the standards in
Section 630.1.(2) provided all the following
criteria are met. Any modification of these
standards shall be applicable for only the
lifespan of the sign in question and shall not
be transferable to any other sign or lot, shall
not be considered to be a variance, and shall
not run with the land. The decision of the
Planning Commission shall be applicable to
only the specific application and shall not be
considered to set precedent.

(1) The proposed sign(s) shall be designed as
an integral part of the development and
compatible with the overall design.

(i1) Any proposed sign shall be found by the
Planning Commission to be appropriate in
scale, bulk, and location relative to the
site and shall be found to be compatible
with surrounding land uses.

(iii) The sign does not block the view of other
nearby signs to the extent that it would
harm the ability of other businesses in the
surrounding neighborhood to operate.

(iv) For a wall sign, the building is set back
greater than two hundred (200) feet from
the centerline of the nearest roadway, or
the wall to which the sign is attached is
greater than five hundred (500) square
feet, and the requested increase in wall
sign area is not fifty (50) percent greater
than that allowed in Section 630.G.(2).

(v) There are other unique circumstances or
existing conditions on the site preventing
the applicant from installing a sign that
complies with this Section.

(4) The following signs are Prohibited in Planned
Developments (and may not be approved by the
Planning Commission pursuant to paragraph (2)
above):

(a) All signs described in §630.P.

(b) Changeable copy signs and Billboard signs.

(c) Signs with exposed neon or other exposed
lighting source (excepting "gooseneck" style
downward illumination of non-internally
illuminated signs).

(4) The following signs are prohibited in Planned

Developments under any circumstances.

(a) All signs described in §630.P

(b) Changeable copy signs and Billboard signs.

(c) Signs with exposed neon or other exposed
lighting source (excepting "gooseneck" style
downward illumination of non-internally
illuminated signs).
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Signs in Planned Unit Developments and the C-P District #2 — Planning Commission

ACTION REQUESTED:

At this point, this information is provided for further review and discussion by the Planning Commission.
If the Planning Commission is generally comfortable with these proposed changes to the sign regulations,
then Staff can prepare a proposed Zoning Ordinance amendment to incorporate those changes to introduce
at the next Planning Commission meeting.
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