CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING

Wednesday, November 13, 2019 at 7:00pm
Garfield Township Hall

3848 Veterans Drive

Traverse City, Ml 49684

Ph: (231)941-1620

ORDER OF BUSINESS

Call meeting to order
Pledge of Allegiance
Roll call of Board Members

o A w N

. 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.

Review and approval of the Agenda — Conflict of Interest

Minutes — October 23, 2019

Correspondence

Reports
a. Township Board

b. Planning Commissioners
c. Staff Report



8.

-

Unfinished Business

a. Public Hearing — PD2019-144 - Chick-fil-A C-G Rezoning

b. Public Hearing — PD2019-146 - Harris Hills Site Condominium SPR
c. PD2019-148 — Hickory Hills SUP Amendment — FOF

d. PD2019-145 — Habitat for Humanity SUP — Update

New Business

a. PD2019-147 — Lake Michigan Credit Union SPR
b. PD2019-149 — Village at LaFranier Woods PUD - Intro
c. PD2019-150 — Michigan State University Federal Credit Union SUP - Intro

Public Comment

Other Business

10. Items for Next Agenda — December 11, 2019

a. Adoption of 2020 Meeting Schedule
b. Conceptual Review — 3077 Garfield LLC
c. Other items TBD

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 23, 2019

Call Meeting to Order: Chair Racine called the meeting to order at 7:00pm at the
Garfield Township Hall, 3848 Veterans Drive, Traverse City, Ml 49684,

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

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

Absent: Steve Duell and Joe McManus
Staff Present: Deputy Planning Director Steve Hannon

e Public Comment (7:01)
None

2. Review and Approval of the Agenda — Conflict of Interest (7:34)
Fudge moved and Cline seconded to approve the agenda as presented.

Yeas. Fudge, Cline, DeGood, Robertson, Racine
Nays: None

3. Minutes (7:01)
a. October 9, 2019
Fudge moved and Robertson seconded to adopt the minutes of October 9
2019 as presented.

bl

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

4. Correspondence (7:02)
None

5. Reports (7:02)
Township Board Report
No reports

Planning Commissioners
No reports

Staff Report
No Reports
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Garfield Township Planning Commission Minutes October 23, 2019

6.

7

10.

Unfinished Business
None

New Business

a. Recap of Barlow Garfield Neighborhood Plan — Public Engagement
(7:03)
Deputy Planner Steve Hannon remarked that there was a public
engagement session held on October 215t to outline the Barlow Garfield
Neighborhood plans to the public. He gave an overview of what was
presented to the public which included economic challenges and the
housing types and infrastructure. He reviewed the survey results with
commissioners. Hannon added that Bob Gibbs will be in Garfield
Township for a presentation on November 5" which will discuss some
planning methods for large shopping areas.

b. Recap of MAP conference, MTA Event and Housing Summit (7:26)
Planner John Sych and Deputy Planner Steve Hannon both attended the
Michigan Townships Association Topics in Planning and Zoning; the
Michigan Association of Planning Conference for 2019 and the Northwest
Michigan Housing Conference. Hannon said that the Michigan Township
Association offered legal updates and he found that the township already
has a direction on many of the issues presented. At the Planning
Conference, topics such as visioning and neighborhood planning were
discussed. Hannon also talked about GIS mapping and presented some
mapping options to commissioners. Hannon said he attended several
sessions on housing and discussion took place on the different types of
housing and what was considered affordable workforce housing.

Public Comment (8:19)
None

Other Business (8:20)
None

items for Next Agenda — November 13, 2019 (8:21)

Chick-Fil-A Rezoning PH

Harris Hills Site Condominium PH

Hickory Hills SUP Amendment FOF

Habitat for Humanity ReStore Addition SUP Update

Lake Michigan Credit Union SPR

Village at LaFranier Woods PUD Intro

Michigan State University Federal Credit Union SUP Intro

@mopoooTw



Garfield Township Planning Commission Minutes October 23, 2019

11.  Adjournment
Fudge moved to adjourn the meeting at 8:26pm

Joe Robertson, Secretary
Garfield Township Planning
Commission

3848 Veterans Drive
Traverse City, Ml 49684
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PLUMBING and HEATING

“Business of Quality and Service”

“Charlevoix-the-Beautiful”
haggardsinc@hotmail.com

Date: October 28, 2013

To: Garfield Township Hall
3848 Veterans Dr.
Traverse City, M| 49684

RE: Application from Jesse E. Mitchel on behalf of Tim & Lisa Schaub requesting site pian for
Harris Hills project on 40 single family units being build. Parcel#05-007-021 00 & 05-008-022-02

1o Whorn it May Concern,

Upon reviewing the above Notice, i would like to exprass iy view on the above case’s
request. Haggard’s Plumbding & Heating is not opposed to the changed of tie prooerty aird/or
the request 1o the Zoning Board. If a property owner is fortunate enough to have the ability and
the resources in this time to either build and/or improve their existing property, it would cnly
help the economy continue to grow. It would prove positive for the local, county and state to
do ali we can to improve and promote growth in anyways possitle.

Sincerety,

/‘/L/\./
HN HAGGARD

P.O. Box 35 06238 U.S. 31 South  Charlevoix, Michigan 49720 Ph (231) 547-4046 Fax (231) 547-0364



9 9 ’
PLUMBING and HEATING

“Business of Quality and Service”

“Charlevoix-the-Beautiful”
haggardsinc@hotmail.com

Date: October 28, 2019

To: Garfield Township Hall
3848 Veterans Dr.
Traverse City, M| 49684

RE: Application Jennifier Santelli on behalf of Chick-Fill-A to amend zoning map on behalf of
Charter Township. Parcel#05-016-002-10 located at 3980 N. US-31°S.

Te Whom it May Concern,

Upon reviewing the above Notice, | wouid like to express my view on the above case's
request. Haggard’s Flumbing & Heating is not opposed to the changed of the property anajot
the request to the Zoning Board. If a property owner is forturate enough tc have the ability and
the resources in this time to either buiid and/or improve their existing property, it would oniy
heip the economy continue to grow. It would prove positive for the local, county and state to
do all we can to improve and promote growth in anyways possible.

AN
JOHN HAGGARD

P.O. Box 35 06238 U.S. 31 South  Charlevoix, Michigan 49720 Ph (231) 547-4046 Fax (231) 547-0364



Steve Hannon

From: Amy Simon

Sent: Monday, October 21, 2019 11:07 AM
To: Chuck Korn; John Sych; Steve Hannon
Subject: FW: Data From Feedback

From: webmaster@liaa.org [mailto:webmaster@liaa.org]
Sent: Monday, October 21, 2019 10:56 AM

To: Amy Simon

Subject: Data From Feedback

Re: Chick-fil-A Esteemed Officials: For your consideration and not requiring an answer. How did such
an intolerant organization get this far in their bid for a restaurant in Traverse City? In such a kind,
tolerant and vibrant city -- I am both surprised and confused. Yes, I understand that they have attempted

Essay: (only for the sake of the dollar) to "walk back" some of their past actions, donations, practices and
comments. Too late. We know their deeply intolerant core, one that does not match our acceptance of
diversity in Traverse City. Am I being as intolerant as they when I write they should have no presence
here? Perhaps. Is there an acceptable compromise? Perhaps... Respectfully, C. D. Feldkamp

Name: C.D. Feldkamp
Phone:
Email: cfdmoonshadowfarm@gmail.com

This email was automatically sent from Charter Township of Garfield, Grand Traverse County at http://www.carfield-twp.com/. This
data was submitted to the form Feedback on page http:/www.garfield-twp.com/comments.asp on 10/21/2019 10:55:40 AM.




Chick-fil-A C-G Rezoning — Planning Commission — Public Hearing 6 a

@ Charter Township of Garfield
Planning Department Report No. 2019-144

Prepared: November 6, 2019 Pages: 6

Meeting: November 13, 2019 Planning Commission Attachments: X

Subject: Chick-fil-A C-G Rezoning — Public Hearing

File No. 7-2019-03 Parcel Nos. 05-016-002-10, 05-016-007-10,
and portion of 05-016-007-00

Owner: Lobdell Enterprises, LLC

Applicant: Jennifer Santelli, Chick-fil-A, Inc.

Agent: Cheryl Scales, Progressive AE

PURPOSE OF APPLICATION:

The applicant requests to rezone two parcels, totaling 1.8 acres, from the C-L Local Commercial zoning
district to the C-G General Commercial zoning district via the zoning Map Amendment process, without
restriction. Based on input from Commissioners, part of a neighboring parcel owned by Grand Traverse
Memorial Gardens cemetery is to be considered as part of this rezoning application. These parcels are
described as:

e Parcel No. 05-016-002-10, located at 3980 N. US-31 South;
Parcel No. 05-016-007-10, located at 3980 N. US-31 South;

e The portion of Parcel No. 05-016-007-00, located at 3755 Veterans Drive, that is within 366 feet
of the right-of-way of US 31 and located between Parcel No. 05-016-002-10, No. 05-016-007-10,
and No. 05-016-002-00, with any remaining portion of this parcel to be zoned as R-1 — One
Family Residential

SUBJECT PROPERTY:

The subject property currently has a Flap Jack Shack restaurant on the front parcel, and a steel pole barn
on the rear parcel. If the rezoning is successfully achieved, the applicant plans to demolish these two
structures, construct a new Chick-fil-A restaurant on the site, and combine the parcels. These two parcels
are both on the Township border with the City of Traverse City. The portion of the neighboring parcel to
be considered borders these two parcels to the south and contains the access drive for these parcels. This
access drive is owned by the cemetery and would continue to serve as access for the two subject parcels.

Zoomed-out aerial view of the subject property (highlig

hted in blue, Township-City border in red)

.......

Page 1 0f 6
K:\Plan\Applications\2019\Z-2019-03 Chick-fil-A C-G Rezoning\PD Report 2019-144 Chick-fil-A C-G Rezoning-PC-PH.doex



Chick-fil-A C-G Rezoning — Planning Commission — Public Hearing

MASTER PLAN CONSIDERATIONS:

A key factor in considering a rezoning request is whether the request is consistent with the Master Plan.
In this case, the Master Plan shows the subject parcels with the “Commercial” designation on the Future
Land Use Map. The plan has only one commercial designation which is “intended to encompass a variety
of commercial zoning districts which may be appropriate on a case-by-case, property-by-property basis.”
Any of the commercial zoning districts (C-L, C-P, C-H, C-G, and C-O) are potentially compatible with
this designation.

The parcels are currently zoned as C-L, which the Zoning Plan describes as providing “nodal areas for
convenient, day-to-day retail shopping and service facilities, servicing persons in the adjacent residential
areas and designed in scale with surrounding residential uses.” The Zoning Plan includes considerations
for upzoning from the C-L district, stating that “the commercial designation does not contemplate the
various types or intensities of the commercial districts” and the Planning Commission should “evaluate
the adjacent land uses, their compatibility, the need for increased commercial, and combined intensity of
the change when rezoning to a more intense commercial designation™ (a full excerpt from the Zoning Plan
is provided below).

Page 2 of 6
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Chick-fil-A C-G Rezoning — Planning Commission — Public Hearing
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Commercial

Location and classification of subject property on Future Land Use Map (“FLUM"):
’ L w

Subject Property

Excerpt from Zoning Plan for subject property’s FLUM classification:

Master Plan Designation

Commercial

Current Zoning

C-L Local Commercial

Zoning Ordinance
District Intent

The C-L (Local Commercial) districts provide nodal areas for convenient, day-to-day retail
shopping and service facilities, servicing persons in the adjacent residential areas and designed in
scale with surrounding residential uses. The districts include areas of existing commercial use as
well as areas proposed and approved for such development. Due to their local service nature, C-L
districts are likely to be standalone or small collective sites located so as to have a minimum
impact upon the surrounding residential areas. C-L district regulations are designed to protect
abutting and surrounding residential areas by requiring certain minimum yard and area standards
which are compatible with those called for in the residential districts. These districts are also
intended to reduce automobile trips by permitting a limited group of commercial uses to be located
in close proximity to residential areas.

Potentially Compatible
District

C-0

Considerations for
Downzoning (Less
Density)

The C-L zoning classification is viewed more of a transitional commercial district, however, some
uses permitted in the district may be deemed too intense or incompatible with adjacent residential
uses. The C-O district should be considered as a possible alternative to a C-L designation.

Considerations for
Upzoning (More Density)

The commercial designation does not contemplate the various types or intensities of the
commercial districts. This increases the need for the Planning Commission to evaluate the adjacent
land uses, their compatibility, the need for increased commercial, and combined intensity of the
change when rezoning to a more intense commercial designation.

Page 3 of 6
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Chick-fil-A C-G Rezoning — Planning Commission — Public Hearing

SUBJECT AND SURROUNDING PROPERTY ZONING:

The parcels in the application and the portion of the cemetery parcel under consideration for rezoning are
currently zoned as C-L Local Commercial, shown below in pink. The rest of the cemetery parcel and
other neighboring sites are zoned R-1 One-Family Residential, shown in yellow. For sites further south
along US-31, the zoning is C-G General Commercial, shown in red. To the west, the site where Meijer is
located is zoned C-P Planned Shopping, shown in purple.

USES OF SUBJECT SITE AND SURROUNDING SITES:

The subject parcels are currently occupied by the Flap Jack Shack, a steel pole barn, and the access drive,
and are bordered by apartments in the City of Traverse City to the north, the rest of the cemetery parcel to
the east, Walgreens (across the access drive) to the south, and Meijer and Burger King to the west.

STAFF COMMENT:

Following a preliminary Staff analysis considering the subject site’s Master Plan classification, and the
zoning and uses of the subject site and surrounding sites, Staff is of the opinion that this Map Amendment
is certainly justifiable. The Amendment is consistent with the Master Plan and generally compatible with
adjoining zoning and uses. The proposed zoning would match the zoning of other commercial properties
to the south on this side of US 31. Also, the C-G district allows the same uses as the C-L district while
allowing for other types of development generally consistent with what is seen along US 31.

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.

Page 4 of 6
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Chick-fil-A C-G Rezoning — Planning Commission — Public Hearing

The applicant shall have the burden of justifying the amendment, mcluding identifying specific reasons
warranting the amendment, and providing any supporting data and information.

Master Plan Consistency

The master plan designation of the site is Commercial. Any of the commercial zoning districts (C-L, C-P,
C-H, C-G, and C-O) are potentially compatible with this designation. Planning Commissioners should
evaluate the adjacent land uses, their compatibility, the need for increased commercial, and the combined
intensity of the change when rezoning to a more intense commercial designation, as in the proposed C-L
to C-G rezoning.

Adverse Impacts on Neighboring Lands

Impacts of the proposed rezoning could be from new uses that are not currently allowed on this site that
would be allowed under C-G zoning. The following is a breakdown of uses permitted in the C-G district.
Uses allowed by right in C-G include all uses allowed by right in C-L, and the following:

Animal Kennels (indoor/outdoor permitted) Mortuaries

Automobile Dealerships, including outdoor sales fots Personal and Business Services

Bar, Tavern, Night Club Pet Grooming Establishment

Building Supply and Equipment Stores Printing, publishing, photographic reproduction,
blueprinting and related trades and arts

Bus Passenger Terminals and Stations Professional Studios

Business Colleges and Trade Schools Recreational Facility

Hospitals Restaurants without drive thru

Indoor Entertainment Center Retail Establishments

Mechanical amusement arcades Service and repair of motor vehicles, trailers, and boats

Merchandise Service Shop Theaters

Miniature golf, trampoline, or similar public amusement

Uses permitted by special conditions in C-G include all uses permitted by special use permit in C-L, and
in general subject to any standards and specific conditions for those uses, and the following uses subject
to any conditions listed therein:

Automobile Laundries

Hotels and Motels

Open air business uses such as retail sales of plant material not grown on site, sales of lawn furniture,
playground equipment and garden supplies

Outdoor Sales of new and used automobiles, trailers, boats

Pet shops, veterinary hospitals

Second Hand Stores

Sexually Oriented Businesses

Wholesale activities provided they are supplemental to retail sales

Temporary Outdoor Sales

Uses permitted by special use permit in C-G include the following, as subject to specific conditions:

Drive-In Businesses or Drive-Through Businesses Shopping Center

Free Standing Automobile Laundries on lots of less WECS

than 150 feet in width

Retail Fabricators Wireless Communication Facilities

Sale of Mobile Homes Planned Unit Development

Second Hand Stores with outdoor storage / sales Commercial District Housing Developments
Page 5 of 6
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Chick-fil-A C-G Rezoning — Planning Commission — Public Hearing

The Planning Commission may consider the potential adverse impacts of any of the uses listed above on
neighboring lands regarding the proposed rezoning.

Suitability as Presently Zoned

The subject site is zoned as C-L Local Commercial. This could be potentially considered as a transition
from the C-G General Commercial zoning to the immediate south and C-H Highway Commercial zoning
further south, to the residential across the border in the City of Traverse City. Notably, this cluster of C-L
zoning is the only C-L zoning on US 31 within the Township, with other C-L zoning on Barlow Street,
Veterans Drive, Long Lake Road, and elsewhere.

Changed Conditions
Any changes in conditions since the adoption of the zoning ordinance shall be considered as part of 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 historical and cultural places and areas.

Public Policy

As mentioned previously, the master plan designation of the site is Commercial. Any of the commercial
zoning districts (C-L, C-P, C-H, C-G, and C-O) are potentially compatible with this designation. Also,
the Garfield Township Strategic Plan includes a goal for economic development: “As part of a regional
hub in Northern Michigan, promote Garfield Township as a great place for business development and job
opportunities.”

Size of Tract

The size, shape, and characteristics of the tract shall be considered in relation to the affected neighboring
lands. The two parcels in the application total 1.8 acres, and the portion of the cemetery property is about
0.8 acres for a total of 2.6 acres.

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 purpose of the item being 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-2019-03.

Attachments:
1. Applicant Submittal: ALTA/NSPS Land Title Survey (2 pages)

Page 6 of 6
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T. C. RECORD-EAGLE, INC.
120 WEST FRONT STREET
TRAVERSE CITY MI 49684
(231)946-2000
Fax (231)946-8273

ORDER CONFIRMATION (CONT INUED)

Salesperson: DENISE LINGERFELT Printed at 10/23/19 11:09 by dling
Acct #: 5508 Ad #: 533826 Status: New
I CHARTERLFEV@I%SﬁIEEEEARFIELD —‘

GRAND TRAVERSE COUNTY, MICHIGAN
NOTICE OF PUBLIC HEARING

T0: THE RESIDENTS AND PROPERTY OWNERS OF GARFIELD CHARTER
TOWNSHIP, GRAND TRAVERSE COUNTY, MICHIGAN, AND ANY OTHER
INTERESTED PERSONS:

PLEASE TAKE NOTICE that the Charter Townshi p of Garfield Planning
Commission will hold a public hearing during its regular meeting on November
13, 2019, commencing at 7:00 p.m. at the Garfield Township Hall, 3848 Veterans
Drive, Traverse City, Michigan, 49684, as required under the provisions of the
Michigan Zoning Enabling Act.

PLEASE TAKE FURTHER NOTICE that the items to be considered at said public
hearing include, in brief, the following:

1. Consideration of an ars.]plicalion received from Jesse E. Mitchell on
behalf of Tim & Lisa Schaub requesting site plan review for Harris Hills,
a proposed site condominium development project. The P:Flan consists
of 40 total single-familg units to be built in two phases and is located on
two parcels at the southwest corner of Lone Tree and Harris Roads
parcels #05-007-021-00 & 05-008-022-02). The parcels are zoned
-2 - Two Family Residential.

2. Consideration of an application received from Jennifer Santelli on behalf
of Chick-fil-A, Inc. to amend the Zoning Ordinance and Zoning Map of
the Charter Township of Garfield, Grand Traverse County, Michigan, by
rezoning the following parcels from the G-L {Local Commercial) District
to the C-G (General Commercial) district.

a. Parcel No. 05-016-002-10, located at 3980 N. US-31 South,
described as:

PT NE 1/4 SEC 16 T27N R11W COM 804.92' W NE SEC COR
TH S 2 DEG 22' W 25542 TH ON CURVE TO LEFT 207.96'
(R=163' CH N 67 DEG 2' W DIST 194.14') TH S 76 DEG 24' W
42.74' TH ON CURVE TO RIGHT 135.57' (R=146.24" CH N 77
DEG 1" W DIST 130.77') TH N 39 DEG 31" E 210 TH S 89 DEG
31'E224.67' TO POB

b.  Parcel No. 05-016-007-10, located at 3980 N, US-31 South,
described as:

PRT NE 1/4 SEC 15 T27N R11W COM 701.23' W OF NE COR
THW 103.69' TH S 2 DEG 22' W 255.42' TH ON CURVE
RIGHT 54.96' éH: 163’ CH S 20 DEG 53'E 54.34') TH E 20' TH
N 13 DEG 46' £ 314.33' TO POB,

¢ The portion of Parcel No, 05-016-007-00, located at 3755
Veterans Drive, that is within 366 feet of the rizgm-of-way of US
31 and located between Parcel No. 05-016-002-10, No.

| 05-016-007-10, and No. 05-016-002-00, with any remaining
portion of this parcel to be zoned as R-1- One Family

Residential. Parcel No. 05-016-D07-00 is described as:

PRT OF NW 1/4 SEG 15 & NE 1/4 SEC 16 T27 N R11W GOM
NE COR SEC 16 TH S 2 DEG 16'W 1321.7' TH S 33 DEG 28'
499.32' TH S 58 DEG 36' W 125.45' TH ON CURVE LEFT
154.86' (R=521.34' CH UNK 154.3') TH N 87 DEG 44' W
937.63' THN 2 DEG 16' E 1472.55" TH ON CURVE LEFT
230.64' {R= 97' CH N 35 DEG 23' W 180.12') TH S 77 DEG 8'
W 57.86' TH ON CURVE RT 181.15' (R=212.24' CH N 74 DEG
59' W 175.78' TH N 39 DEG 28" E 66' TH ON GURVE LEFT
135.57" (R=146.24' GH N 77 DEG 1' W 130.77') TH N 76 DEG
24' E 42.74' TH ON CURVE RIGHT 207.96" (R=163' CH S 67
DEG 2' E 194.14') TH ON CURVE RIGHT 54.96' ( R=163' CH §
20 DEG 53'E54.34') THE 20 TH N 13 DEG 36' £ 314 33' TH
E 701.32' TO POB,

3. Such other and further matters as may properly come before the
Planning Commission at the public hearing.

You are invited to attend this hearing. |1 you are unable to attend, written
comment m$y be submitted to the Garfield Township PlanningACummission at
the Garfield Township Hall, 3848 Veterans Drive, Traverse City, Michigan, 49684,
up to the date of the hearing and may be further received by the Planning
Commission at said hearing. In ad ition, all materials relating to these requests
may be examined at the Garfield Township Planning Department office at the
above address during the Township's regular hours of 7:30am to 6:00pm, Mon-
day through Thursday.

Garfield Township 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 Garfield Township. Individuals with disabilities
requiring auxiliary aids or services should contact Garfield Township by writing
or calling Lanie McManus, Clerk, Ph: (231) 941-1620, or TDD #922-4412

GARFIELD CHARTER TOWNSHIP PLANNING COMMISSION
(231) 941 - 1620

bcmber 27,2019-1T 533826
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SPR 2019-04 Harris Hills Site Condominium — Public Hearing 6 b

e} Charter Township of Garfield
% o4 Planning Department Report No. 2019-146
Prepared: November 6, 2019 Pages: 5
Meeting: November 13, 2019 Planning Commission Attachments: X
Subject: SPR 2019-04 Harris Hills Site Condominium — Public Hearing
File No. SPR 2019-04 | Parcel No. 05-007-021-00 & 05-008-022-02
Owner: Tim and Lisa Schaub
Agent: Jesse Mitchell, Bob Mitchell & Associates
BACKGROUND:

The Harris Hills site is located on two tax parcels at the southwest corner of Lone Tree and Harris Roads.
These two parcels were brought before the Planning Commission earlier this year for a request to rezone
the parcels from the A — Agricultural district to the R-2 — One- and Two-Family Residential district via
Zoning Map Amendment. The rezoning request was approved by the Township Board in June 2019,

PURPOSE OF APPLICATION:
The applicant intends to develop a site condominium on this property, with 40 total single-family units to
be built in two phases. Phase 1 would be built on the southern parcel with the first 21 units, and Phase 2
would be built on the northern parcel with the remaining 19 units. All units will connect to the municipal
water and sanitary sewer systems.

SUBJECT PROPERTY:
The subject property is highlighted below. The aerial imagery is from 2017 and shows significant tree
cover which has since largely been removed.

Zoomed-out aerial view of the subject propert (highlighted in blue):

Page 1 of §
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SPR 2019-04 Harris Hills Site Condominium — Public Hearing

Zoomed-in aerial view of subject property (highlighted in blue):
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STAFF COMMENT:

Since the previous meeting, the applicant has been working on completing other reviews including the
Township Engineer and Metro Fire. These agency reviews may be done concurrently with this review.
Information gathered as of this time indicates that the proposed general site layout is acceptable and that
the agency reviews going forward will not likely dramatically alter the final site design.

SITE CONDOMINIUM REVIEW CONSIDERATIONS:

Consultation

Section 429 B. of the Zoning Ordinance allows for the Planning Commission to consider input from the
Township Attorney and Township Engineer as needed in its review of a condominium development plan,
especially the master deed, deed restrictions, utility systems and streets, subdivision layout and design,
and compliance with the Condominium Act. The Township Engineer is reviewing the proposed storm
sewer, sanitary sewer, and water system layout.

Review Criteria
From Section 429 G. of the Zoning Ordinance, the Township shall consider a set of criteria for the review
of site condominiums. These criteria are as follows:

1) Compliance with Zoning District Regulations
The Harris Hills site is zoned as R-2 — One- and Two-Family Residential. Lots in the R-2 district
connected to public sewer have minimum requirements of 12,000 square feet in area and 80 feet
in width. Units 2-6 and Units 18-21 are all at the minimum 12,000 square feet in area and 80 feet
in width; the other units in Phase 1 exceed the minimum area requirement. Units 22-28 in Phase
2 are also at 12,000 square feet and all other units exceed the minimum area requirement.

Page 2 of 5
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SPR 2019-04 Harris Hills Site Condominium — Public Hearing

2)

3)

Lot width is measured at the front lot line for straight roads or at the setback line for a curvilinear
road or cul-de-sac. Unit 32 and Unit 36, both in Phase 2, have frontage on a curvilinear street and
appear to meet the required lot width, although both show the setback as 25 feet rather than the 30
feet required on R-2 lots for one-family with public sewer. Unit 10 has an odd-shaped frontage
based on its configuration at the end of a T-turnaround intersection; it may be necessary to find a
clear determination of how its frontage should be measured.

No more than one single-family dwelling is proposed per condominium lot. Required yards are
to be measured from the boundaries of the condominium lot. Setback dimensions are indicated
on the site plan and a typical unit detail, but the front yard setback is shown as 25 feet rather than
the 30 feet required on R-2 lots for one-family with public sewer. These requirements shall be
made part of the bylaws and recorded as part of the master deed.

Streets

The site will ultimately have two connections to the existing road system. Phase 1 will include a
connection to Zimmerman Road and Phase 2 will include a connection to Lone Tree Road. These
roads will be private roads maintained by the governing condominium association.

The primary road running north-south within the site will be Saint’s Drive, which will connect at
Lone Tree Road. An unnamed road running east-west will connect Saint’s Drive to Zimmerman
Road. In the southeast part of the site, an unnamed no-outlet street serves several units and ends
in a T-turnaround (hammerhead) intersection. Saint’s Drive will end in a temporary T-turnaround
for Phase 1, which will be removed for Phase 2. Also, for Phase 2, a street named Saint’s Lane
will connect to Saint’s Drive at two points and serve approximately nine housing units. The site
plan indicates there will be no road connection to Lone Beech Drive to the west. Section 521
(Street Design and Transportation) of the Zoning Ordinance includes a subsection (G) on the
connectivity of the street system in the Township. This subsection states that the streets within
any proposed subdivision shall provide for a continuous circuit of travel and connection to the
surrounding street network.

Connecting the proposed stub street to Lone Beech Drive would provide connection to the street
network as described above. Units 5 and 6 are proposed to have access on this stub street, which
may limit the ability for emergency access vehicles to service these units if not connected to the
street network. Furthermore, the Report and Decision Order for the approved Lone Tree Planned
Unit Development includes information indicating a future road connection to the east.

Natural Features

As mentioned above, much of the previous tree cover on this site had already been removed after
2017. The site plan indicates that there will be trees removed along the eastern edge of the site at
Units 7-10. To compensate for the removal of these trees, the site plan indicates that five trees
per unit will be planted on the hill after completion of earthwork. The tree line on the western
edge of the development will be protected. There are no known wetlands on the site.

Page 3 of 5
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SPR 2019-04 Harris Hills Site Condominium — Public Hearing

9

3)

6)

7)

8

Screening and Landscaping

To compensate for the removal of trees along the eastern edge of the development at Units 7-10,
the site plan indicates five trees per unit will be planted on the hill after completion of earthwork.
The tree line on the western edge of the development will be protected; this tree line provides the
screening from this site for the Lone Tree Planned Unit Development. According to Table 531.1
(Planting Requirements), there is no planting buffer required between two adjacent single-family
residential sites.

Zoning Ordinance Provisions

The site condominium project is subject to all provisions of this ordinance. Specifically, Article
5, Division 2 (Design Standards) establishes requirements for land development, infrastructure,
and site design. Section 521 (Street Design and Transportation) is addressed above. Section 523
(Stormwater Management) will be addressed by comments from the Township Engineer. Other
items of interest for this section include the following:

e Section 511: Driveways — All driveways shall be placed a minimum of 10 feet from the
property line and at least 12 feet wide. These are shown on the typical unit detail.

® Section 522: Pedestrian Circulation — Planning Commissioners may wish to consider the
provision of sidewalks or non-motorized pathways on this site, especially with regards to
the public health, safety, and general welfare as described below.

Access and Emergency Vehicles

The primary road running north-south within the site will be Saint’s Drive, which will connect at
Lone Tree Road. An unnamed road running east-west will connect Saint’s Drive to Zimmerman
Road. In the southeast part of the site, an unnamed no-outlet street serves several units and ends
in a T-turnaround (hammerhead) intersection. Saint’s Drive will end in a temporary T-turnaround
for Phase 1, which will be removed for Phase 2.

Metro Fire indicated that the T-turnaround design is acceptable for their needs. Developments
over 30 units require two connections to the road system for fire vehicle access. Phase 1 has 21
units and one connection to the existing road system. The total development after completion of
both phases will be 40 units with two connections to the surrounding road system.

Erosion and Storm Water Management
The Township Engineer is currently reviewing the storm water system. The site slopes down to
the northeast part of the site, near the corner of Lone Tree Road and Harris Road.

Public Health, Safety, and General Welfare

This criterion includes a provision regarding the intent and purpose of the Zoning Ordinance to
facilitate adequate provisions for a system of transportation, sewage disposal, safe and adequate
water supply, education, recreation and other public requirements. Providing housing units that
connect to public sewer and water systems helps meet this provision. Planning Commissioners
may wish to consider the provision of sidewalks or non-motorized pathways on this site.

Page 4 of 5
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SPR 2019-04 Harris Hills Site Condominium — Public Hearing

ACTION REQUESTED:
Several items described above warrant further attention, some of which may ultimately affect the design
of the site, including the following:

*  On the site plan, the front yard setback is shown as 25 feet rather than the 30 feet required on R-2
lots for one-family with public sewer.

* Streets in any proposed subdivision shall provide for a continuous circuit of travel and connection
to the surrounding street network. The proposed T-turnaround no-outlet street and the lack of a
connection to the Lone Tree Planned Unit Development do not provide any connectivity.

® The Planning Commissioners may wish to consider the provision of sidewalks or non-motorized
pathways on this site.

If the Planning Commissioners believe the above items, along with any outstanding items being reviewed
by other agencies, may affect the final site design, then they may wish to table this item until the final site
design is presented. If the Planning Commissioners believe these items can be resolved prior to the next
meeting and findings of fact can be prepared, then the following motion is suggested:

MOTION TO direct Staff to draft Findings of Fact for application SPR 2019-04.

Any additional information the Commissioners deem necessary should be added to this motion.

Attachment:
1. Site condominium plan for Harris Hills

Page 5 of 5
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T. C. RECORD-EAGLE, INC.
120 WEST FRONT STREET
TRAVERSE CITY MI 49684
(231)946-2000
Fax (231)946-8273

ORDER CONFIRMATION (CONTINUED)

Salesperson: DENISE LINGERFELT Printed at 10/23/19 11:09 by dling
Acct #: 5508 Ad #: 533826 Status: New
LEGAL NOTICE

CHARTER TOWNSHIP OF GARFIELD
GRAND TRAVERSE COUNTY, MICHIGAN
NOTICE OF PUBLIC HEARING

TO: THE RESIDENTS AND PROPERTY OWNERS OF GARFIELD CHARTER
TOWNSHIP, GRAND TRAVERSE COUNTY, MICHIGAN, AND ANY OTHER
INTERESTED PERSONS:

PLEASE TAKE NOTICE that the Charter Township of Garfield Planning
Commission will hold a public hearing during its regular meeting on November
13, 2019, commencing at 7:00 p.m, at the Garfield Township Hall, 3848 Veterans
Drive, Traverse City, Michigan, 49684, as required under the provisions of the
Michigan Zoning Enabling Act.

PLEASE TAKE FURTHER NOTICE that the items to be considered at said public
hearing include, in brief, the following:

1. Consideration of an application received from Jesse E. Mitchell on
behalf of Tim & Lisa Schaub requesting site plan review for Harris Hills,
a proposed site condominium development project. The plan consists
of 40 total single-family units to be built in two phases and is located on
two parcels at the southwest corner of Lone Tree and Harris Roads
parcels #05-007-021-00 & 05-008-022-02). The parcels are zoned
-2 - Two Family Residential.

2. Consideration of an application received from Jennifer Santelli on behalf
of Chick-fil-A, Inc. to amend the Zoning Ordinance and Zonin, Map of
the Charter Township of Garfield, Grand Traverse County, Mic E%an, by
rezoning the foliowing parcels from the C-L (Local Commercial) District
to the C-G (General Commercial) district.

. Parcel No. 05-016-002-10, located at 3980 N. US-31 South,
described as:

PT NE 1/4 SEC 16 T27N R11W COM 804.92' W NE SEC COR
TH § 2 DEG 22' W 255.42' TH ON CURVE TO LEFT 207.86'
(R=163' CH N 67 DEG 2' W DIST 194.14') TH S 76 DEG 24’ W
42.74' TH ON CURVE TO RIGHT 135.57' (R=146.24' CH N 77
DEG 1' W DIST 130.77') TH N 39 DEG 31' E 210' TH S 89 DEG
31'E224.67' TO POB

b. Parcel No. 05-016-007-10, located at 3980 N. US-31 South,
described as:

PRT NE 1/4 SEC 15 T27N R11W COM 701.23' W 0
THW 103.69' TH S 2 DEG 22' W 255.42' TH ON CU
RIGHT 54.96' &H: 163' CH S 20 DEG 53' E 54.34")
N 13 DEG 46' £ 314.33' TO POB,

¢. The portion of Parcel No. 05-016-007-00, located at 3755
Veterans Drive, that is within 366 feet of the rizqhi-oi-way of US
31 and focated between Parcel No. 05-016-002-10, No,
05-016-007-10, and No. 05-016-002-00, with any remaining
portion of this parcel to be zoned as R-1- One Family
Residential. Parcel No. 05-016-007-00 is described as:

PRT OF NW 1/4 SEC 15 & NE 1/4 SEC 16 T27 N R11W COM
NE COR SEC 16 TH S 2 DEG 16'W 1321.7' TH S 33 DEG 28' E
499.32' TH § 58 DEG 36' W 125.45' TH ON CURVE LEFT
154.86' (R=521.34' CH UNK 154.3') TH N 87 DEG 44' W
937.63' THN 2 DEG 16' E 1472.55' TH ON CURVE LEFT
230.64' (R=97' CH N 35 DEG 23' W 180.12") TH S 77 DEG §'
W 57.86 TH ON CURVE RT 181.15' (R=212.24' CH N 74 DEG
59' W 175.78' THN 39 DEG 28' E 66’ TH ON CURVE LEFT
135.57' (R=146.24' CH N 77 DEG 1' W 130.77") TH N 76 DEG
24' E 42.74' TH ON CURVE RIGHT 207.98' (R=163' CH § 67
DEG 2' E 194.14") TH ON CURVE RIGHT 54.96' ( R=163' CH §
20 DEG 53' E 54.34') THE 20" TH N 13 DEG 36" F 314.33' TH
E701.32' TO POB.

3. Such other and further matters as may properly come before the
Planning Commission at the public hearing.

NE COR
VE
THE20'TH

You are invited to attend this hearing. If you are unable 1o attend, written
comment m%y be submitted to the Garfield Township Planning Commission at
the Garfield Township Hall, 3848 Veterans Drive, Traverse City, Michigan, 49684,
up to the date of the hearing and ma&y be further received by the Planning
Commission at said hearing. In addition, all materials relating to these requests
may be examined at the Garfield Township Planning Department office at the
above address during the Township's regular hours of 7:30am to 6:00pm, Mon-
day through Thursday,

Garfield Township 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 Garfield Township. Individuals with disabilities
requiring auxiliary aids or services should contact Garfield Township by writing
or calling Lanie McManus, Clerk, Ph: (231) 941-1620, or TDD #922-4412

GARFIELD CHARTER TOWNSHIP PLANNING COMMISSION
(231) 941 - 1620

October 27, 2019-1T 533826




SITEPLAN
"HARRIS HILLS”

A SITE CONDOMINIUM
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B 404 WEST MAN STREET
oo o s%a-shhe KINGSLEY, MICHIGAN 49649
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"HARRIS HILLS”

A SITE CONDOMINIUM

DETAILS

TYPICAL UNIT

1":20°

PRO. SEWER

TYPICAL UNIT:

SINGLE

FAMILY

LI00 SO MINIMUM
W\ ATTACHED GARAGE 24' WIDE

MINIMUI
UNIT,

M TREE PLANTING IS 4 TREES PRE

PAVEDNCONCRETE DRIVEWAY

MAXIM

SETBA
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UTILIT)

UM HEIGHT OF STRUCTURE IS 35 FEET
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28
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WATER B SEWER(PUBLIC)

ELECT

GAS-
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RIC- UNDERGROUND CO-OP
UNDERGROUND CO-OP

UNDERGROUND

PROPOSED FINISH FLOOR ELEVATION FOR

EACH

HOME SHALL BE WITHIN 10 FEET OF
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REARIPROTECT)

T Lo 80" PROPOSED

UNIT BOUNGARYTT TR TS SINGLE
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HOME
SHOWN as
+-1100 5Q FT
FOOT PRINT

PROJECT NOTES:

ALL REQUIRED PERMITS FROM TOWNSHIP, COUNTY, B STATE
SHALL BE OBTAINED AND COMPLIED WITH.

TOWNSHIP AND COUNTY REVIEW OF STOWMWATER, PUBLIC
WATER & SANITARY SEWER, SITE GRADING 8 RESTORATION,
PUBLIC ROAD CONNECTIONS ARE CURRENTLY IN PROCESS.

EXTERIOR LIGHTING WILL LIMITED TO ALLOWED LIGHTING
FIXTURES, CONSISTENT WITH TOWNSHIP ORDINANCE FOR EACH

UNIT.
TRASH REMOVAL SHALL BE SINGLE DWELLING TRASH
RECEPTACLES
JOB NO. 20180395
- _ |BoB MITCHELL & ASSOCIATES
Wy PLANNING  +  EMGINEERING -  SURVEYING MANAGEMENT
Northwastern Wichigasn mn—u ‘Michigan
g b
o el
b i g ol e
SHEET 2 OF 2

SUBJECT PARCEL LEGAL DESCRIPTION:

Lands situated in mTwuhlpdGaﬂHd.countyurGrandﬁwusn
State of Michigan, described as:

Parcel 1:

Part of the Southeast 1/4 of Section 7, Town 27 North, Range 11 West,
Garfleld Township, Grand Traverss mmn. described as:

wammsmm-ofmdmndmnrsﬁznnm, thenca
North 89°29'32" West a distance of 658.25 feet to a point on the East 1/16
line of sald section; thence North 02°11'43" East along sald East 1/16 lina
8 distance of 662.14 feet to the East-West 1/4 line of sald section; thence
South §9°29'33" East along sald East-West 1/4 line a distance of 658,20
feet to the Point of Beginning.

AND
Parcel 2:

Part of the Southeast 1/4 of Section 7, Town 27 North, Range 11 West,
Garfleld Township, Grand Traverse County, Michigan, described as follows:
mﬁmnmmmﬂmdm?,mmm
02°11'29" East along tha East line of sald section a distance of 1,317.47
feet to the South 1/8 line of Section 7; thence continulng North 02°11'29°
East along said East line a distance of 6,43 fest to the Point of Beglnning;
thence North B9°29'29" West a distance of 658.29 feet to & point on the
East 1/16 line of sald Section 7; thence North 02°11'43* East along sald
East 1/16 Ilmidmﬂm.ﬁ'ﬁ;ﬂm%wﬂn‘Eﬂ(a
distance of 658.25 feet to the East line of sald section; thence South
02°11°29" West along sald East line 2 distance of 648.96 feet to the Point
of Beginning.

JESSE E. MITCHELL PROFESSIONAL
SURVEYOR LICENSE NO. 54433

BOB MITCHELL AND ASSOCIATES, INC.
404 WEST MAIN STREET

KINGSLEY, MICHIGAN 49645




TOWN BOARD APPROVED 8718,/05

CHARTER TOWNSHIP OF GARFIELD
LONE TREE - PLANNED UNIT DEVELOPMENT
REPORT and DECISION ORDER
for Special Use Permit #2005-05

To:  Lone Tree Development, L.L.C.
830 E. Front St.
Traverse City, MI 49686

WHEREAS,

Application having been made by the above named for a Special Use Permit for a mixed use Planned
Unit Development, for the premises as described below, hereto zoned A1, Agricultural

The Northwest Quarter of the Southeast Quarter, and the West Half of

the East Half of the Southeast Quarter Section 7, Town 27 North, Range 11
West, being more fully described as: Commencing at the East Quarter
Cormer of said Section 7; thence South 89* 57' 06" West, 658.20 feet,
along the East-West Quarter of said Section and the centerline of

Lone Tree Road to the POINT OF BEGINNING; thence continuing

South 89* 57' 06" West, 1974.62 feet along the North line of said

Section 7 and Lone Tree Road; thence South 1* 39' 97" West, 1317.80
feet along the North-South Quarter line of Section 7, (previously

recorded as South 01* 39' 30" West, 1317.76 feet); thence North

89* 56' 47" East, 1316.63 feet along the South One-Eighth line of

said Section; thence South 1* 38' 31" West, 1317.52 feet, along

the East One-Eighth line of said Section 7; thence North 89* 56" 45"

East, 658.41 feet, along the South Section line, and the centerline of

North Long Lake Road; thence North 1* 38' 18" East, 2635.19 feet,

to the Point of Beginning. (* = degrees) Parcel Code No. 28 05 007 022 00

Subject to the rights- of way of North Long Lake Road over the Northerly
33 feet thereof, and Lone Tree Road over the Southerly 33 feet thereof,

WHEREAS, the proposed development encourages the innovative use of land as an overlay to
the existing zoning through the Planned Unit Development procedure, and the Township adopts this as
its Findings and Planned Unit Development Report; and

WHEREAS, the project has a variety in design and layout and type of structure; and

WHEREAS, the project achieves economy and efficiency in the use of land, natural resources,
energy, the provision of public services and utilities through design, the provision of on site public
services and connection to public services and utilities, and encourages useful open space; and

WHEREAS, the project is designed to insure the protection of natural resources, the health,
safety and welfare of the users of the development and the residents of the surrounding area and

community as a whole as can be evidenced by the reports and documents included and attached to this
Report and Decision Order; and

WHEREAS, the project encourages complementary relationships between zoning regulations
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TOCWN BOARD APPROVED 5/12/05
and other regulations affecting the development of land and state and Federal statutes, and in particular
that all permits for local, state and Federal laws have either been obtained or been assured; and

WHEREAS, the Planning Commission and Township Board’s review of the Reports and their
exhibits have revealed that the development will enhance on-site streams and wetlands or other
environmentally sensitive areas; and

WHEREAS, the uses within the development will be relatively limited, and, in any event, will
be connected to existing sanitary sewer lines, thus precluding the need to conduct further inquiry into the
suitability for and/or potential impact of septic and drainage discharges to the subsurface soils and/or
groundwater. Further, in light of the limited uses proposed for the development, there are no concerns
presented with respect to atmospheric discharges or air quality, and

WHEREAS, on the basis of the materials presented to the Planning Commission and Township
Board, as well as the Planning Commission and Township Board’s review thereof, it is found that the
proposed development in its as-built state is not likely to pollute, impair or destroy the environment
or the natural resources of the State of Michigan and that, accordingly, the issuance of the Special Use
Permit and the construction of this proposed development will not violate the Michigan Environmental
Protection Act.

WHEREAS, the project has been professionally designed using qualified professionals to
assure compatibility with adjacent uses of land and the natural environment, services and facilities
affected by the land use as is evidenced by the land use plan and the documentation and documents

attached; and

WHEREAS, the project promotes the use of land in a socially and economically desirable
manner and uses which will enhance the economic base of the community; and

WHEREAS, it has been demonstrated that the standards and conditions for such approval
as set forth in the Garfield Township Zoning Ordinance have been met through the site plan
presented and the studies attached and the Findings by the Planning Commission and Township

Board; and

WHEREAS, due notices having been given and public hearings having been held on said
Application, and the Township Planning Commission and Township Board having determined that the
requested Special Use Permit is appropriate, and in the best interest of the Township and meets the
specific and special standards as set forthin the Zoning Ordinance as required by Sections 16b and
16¢ of Public Act 184 of 1943, as amended, and

WHEREAS, the Township Planning Commission and Township Board having determined that
certain conditions upon the use of the premises are necessary to protect the health, safety and
welfare of Township residents, to uphold the spirit and purpose of the Zoning Ordinance, and to insure
that the development is harmonious and appropriate.

NOW, THEREFORE, BE IT RESOLVED as follows:

4N
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TOWN BOARD APPROVED 5/12/05

The Township Board does hereby issue this Report and Decision Order for the use of the above
referenced property, subject to the following requirements:

I. Development Plan. Subject to the requirements set forth in this Report and Decision Order, the
Applicant's Development Plan, comprised of the drawings set out in the Schedule below shall
constitute the Development Plan for the planned unit development.

Drawings Rev 4/21/05
| Page # | Name of Drawing Date Sheet |Scale
Development Plan Set
01PUD |Cover Page 5/4/05 1 N/A
02PUD |Preliminary Site Plan 5/4/05 lof2 [1"=100'
03PUD | Site Dimensioning Plan 5/4/05 3 1"=100'
04PUD | Analysis 5/4/05 4 N/A
05PUD | Existing Site Drainage Plan 5/4/05 5 1"=100'
06PUD | Proposed Site Drainage Plan 5/4/05 6 1"=100'
07PUD |Proposed Site Grading Plan 5/4/05 6A 1"=100'
08PUD | Water Utility Plan 5/4/05 7 1"=100'
09PUD | Sewer Utility Plan 5/4/05 8 1"=100'
10PUD |Landscape Plan 5/4/05 9 1"=100'
11PUD | Circulation Plan 5/4/05 10 1"=100'
12PUD | Typical Lone Tree Office Building (2 Pages) N/A N/A |N/A

2. Documentation. The representations made by the Applicant in its Application dated J anuary 21,
2005 and the documents appearing in the Schedule below, as attached hereto and incorporated herein
have been relied upon by the Township Board in making its determination in this matter. Itis a condition
of this Report and Decision Order that the Applicant shall abide by all representations in these
documents and may not deviate from these documents without the prior written consent of the Township
Board. The Schedule of Documents follow:

Documents Rev 4/21/05
PagelD |Document Name Pages | Date
Z;plication
OlApp |Table of Contents 1 N/A
02App |Application 1 N/A
03App |General Information 1 N/A
O4App |Legal Survey 1 2/3/04

KAPLANVPC\SUP\2005-05.LoneTree\RDO.PUD.wpd 3



TOWN BOARD APPROVED 5/12/05

06App |PUD Submission (Response) 10 1/21/05
07App |[Special Use permit (Response) 8 1/21/05
08App |Impact Assessment 6 1/21/05
09App |Traffic Impact Study 35 |2/05
Agency and Consultant Reviews

01Agn [G.T.C Road Commission, Mary Lajko ] 2/3/05
02Agn |G.T.C Drain Commissioner, Kevin P. McElyea 1 2/3/05
03Agn |G.T.C. Sheriff’s Office, Lt. Bryan Marrow 1 1/20/05
04Agn |G.T.M. Fire Department, Brian Belcher 2 2/7/05
05Agn |G.T.C. Department of Public Works, Chris Buday 1 2/3/05
06Agn [TCAPS, Gary Derrigan 2 2/4/05
07Agn |Dr. Rick Lyles Review of Lone Tree TIS 2 4/9/05
Correspondence

01Cor | Letter from URS, Laura Aylsworth-Bonzelet, P E. I 4 4/13/05

3. Further Conditions. This Report and Decision Order is subject to the following additional conditions:

a. Applicant shall obtain all other permits required by law including, a Grand Traverse County
Soil Erosion Permit, and a Grand Traverse County Road Commission Permit. Compliance with
those permits is a condition of the Report and Decision Order and the terms of those permits are
incorporated herein by reference. The Applicant shall engage in no activity relating to this project
which requires a permit from any governmental unit or agency until that permit has been obtained.

b. The development shall meet all of the requirements that may be imposed from time to
time by the Grand Traverse County Metro Fire Department.

c. Final development plans and documents shall be reviewed by the Township Code Enforcement
Officer, and the development shall meet all requirements of the Township as set out in this special
use permit, or if not specifically addressed in this Report and Decision Order, as regulated in the
Township Zoning Ordinance, including landscaping, lighting, signage and utility easements,
construction and related issues. Building floor elevations and heights shall be consistent with the
documents attached hereto. Any building floor or roof elevation changes between the
representations made in the documents attached hereto and the final development plans of greater
than five (5) feet shall be considered a major amendment to the Special Use Permit and shall be
approved prior to construction.

d. The applicant shall provide a bond, letter of credit or cash surety in a form and amount
acceptable and approved by the Township Code Enforcement Office before commencement of
operation or any phase of operation, for completion of site restoration, landscaping, irrigation,
lighting, parking and roadways, blacktopping, utilities, sidewalks, drainage and other site
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TOWN BOARD APPROVED 5/12/05
operation or any phase of operation, for completion of site restoration, landscaping, irrigation,
lighting, parking and roadways, blacktopping, utilities, sidewalks, drainage and other site
improvements when improvements are proposed for which such bonds, letter of credit or cash
surety are not required by other permitting agencies.

e. During site excavation the owner shall provide appropriate treatment at site construction road
entrances and exits to assure that soil is not carried onto adjacent road surfaces. Sweeping
equipment shall be readily available for use in the event any cleaning of area roadway services
is necessary as a result of project construction activity.

f. Based on the representations made and materials presented in the project application and by
the applicant at the Planning Commission public hearing, the applicant shall make arrangements
with the Grand Traverse Co. Road Commission to provide for the paving of Lone Tree Rd, a
public road, from its intersection with Harris Rd. to its intersection with westerly rd. entering the
project, and the paving of North Long Lake Rd., a public road, as a three land section, from its
intersection with Zimmerman Rd. to a point west of the projects west property line. The applicant
shall enter into a binding agreement with the Grand Traverse County road Commission for
completion of the road improvements and shall deposit all funds required of the developer with
the Road Commission prior to the issuance of a land use permit.

g. Prior to the issuance of any land use permit for the construction of any structures within the
project, the applicant shall provide the Township Code Enforcement Officer with copies of
project condominium documents, or other instruments, which will contain provisions which will
delineate and protect, in perpetuity, the common open space within the project for the use and
enjoyment of all, and will assure the construction and adequate maintenance in perpetuity of the
trails indicated on the development plan.

4. Violations and Notice Requirements. Any violation of these conditions shall serve as grounds for
revocation of the Special Use Permit issued by the Township. In the event of any such violation, the
Township shall give written notice to the Applicant by ordinary mail addressed to the Applicant at the
last address furnished to the Township by the Applicant. The Notice shall state that unless the violation
is corrected or resolved to the satisfaction of the Township within 30 days from the date of the Notice,
then the Township may revoke the Special Use Permit after hearing. In the event a hearing becomes
necessary, the Township shall establish the notice requirements and such other conditions with respect
to the hearing as the Township may deem appropriate. After the hearing, if the Township revokes the
Special Use Permit, then enforcement of the revocation may be made by application for appropriate relief
in Grand Traverse County Circuit Court and the Township may recover all of the costs, includin gattorney
fees, associated with or resulting from such violation or noncompliance.

5. Fees and Expenses. All fees and expenses charged to the Applicant pursuant to Township ordinance
shall be paid before the Special Use Permit becomes effective.

6. Non-vesting. The approval of this Report and Decision Order and the issuance of the Special Use
Permit by the Charter Township of Garfield shall not operate to vest in the Applicant any right to rely
upon any permission given herein until compliance has been had with all stated conditions herein.

K:\PLAN\PC\SUP\2005-05. LoneTree\RDO.PUD.wpd )



TOWN BOARD APPROVED 5/12/05

7. Alteration, Amendment or Cancellation of Special Use Permit. By compliance with the same
procedures required for the issuance of this Permit, including a public hearing, the Township may
alter, amend or cancel the Special Use Permit to the extent permitted by law.
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TOWN BOARD APPROVED 5/12/05
The undersigned hereby certifies that she is the Clerk of the Charter Township of Garfield Traverse City,

Michigan, and that the foregging Report and Decision Order was approved by the Township Board of the Charter
Township of Garfield on ( :);;,! g o7 , 2005.

N2y
Kay Scyﬂmacher, Clerk

STATE OF MICHIGAN
COUNTY OF GRAND TRAVERSE

Subscribed and sworn to before me this Vlday of~/< —C 2005, by Kay Schumacher, Clerk of the
Charter Township of Garfield.

P e J L

Margﬁr Johnson, Nomubhc

Leelanau’County, MI (Acting in Grand Traverse County, MI)
Comm. Exp. - Sept. 30, 2006

Applicant Lone Tree Development.L.L.C, hereby acknowledges receipt of the Report and Decision Order, that
he has read and understands all of the terms and conditions of the Report and Decision Order. The Applicant
agrees to comply with all of the terms and conditions thereof and further agrees that all of the terms and
conditions of said Permit shall be binding upon all other owners or occupants of the subject property.

Lone TregDevelopment, N\.L.¢Z

. \i—'d T~
o T cstereas
STATE OF MICHIGAN

COUNTY OF GRAND TRAVERSE

Subscnbed and s Z:rom to before me this Z VZZ day of (‘\/ et st , 2005, by /é: M ﬂ (7/

, of Lone Tree Development, L.L.C.

el ff

argaret son, Notaryo%hc
Leelanaw’County, MI (Acting in Grand Traverse County, MI)
Comm. Exp. Sept. 30, 2006
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Original Submittal Date 1-21-05
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Municipal | Development | Transportation



Lone Tree Planned Unit Development January 21, 2005
Special Use Permit

(m)That the plan provides for the proper expansion of existing facilities such as public
streets, drainage systems and water sewage facilities.

The proposed development will utilize existing water and sewer mains, roads and
accesses. On-site drainage systems have been designed to handle stormwater runoff
without impact on the surrounding lands. Expansion of the existing facilities is
therefore not proposed or required.

(n) That the submitted landscape plan is in accordance with Section 7.1 3.

Landscaping plans will be required for each commercial site as individual
development applications come forward. Those final landscaping plans will be
required to comply with the requirements of Section 7.13.

Landscaping plans are not applicable to the residential component of the
development.

(0) That parking layout will not adversely affect the flow of traffic within the site. or to
and from the adjacent streets.

The proposed road system has been designed to provide access for this development
to both North Long Lake Road and Lone Tree Road. This combination of access
points will provide sufficient access for the development upon full build out. This
matter is being further addressed under separate cover in the form of a traffic report.

Within the site, the commercial lands have been grouped at the south end of the site
with close and convenient access to North Long Lake Road. This design will
minimize commercial traffic within the residential areas of the site.

(p) That vehicular and pedestrian traffic within the site, and in relation to streets and
sidewalks serving the site. shall be safe and convenient,

Access to two separate public roads will ensure that safe vehicular access is available
for residential occupants of the development and their guests. The Master Plan
submitted with this application further demonstrates the integration possibilities
should adjacent development to the north and east proceed in the future.

Pedestrian traffic is accommodated within the development by means of an
integrated pedestrian pathway utilizing the 12 plus acres of open space and park area
provided by the development. This pedestrian system includes connection to the
West Senior High School lying to the west of the site.

>
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Q Gourdie-Fraser

LONE TREE

A Planned Unit Development

Impact Assessment

Property Description Parts of Section 7, Town 27 North, Range 11 West, Garfield Township,
Grand Traverse County, Michigan

The following impact assessment is provided in accordance with the requirements of Section
8.1.2(2)(d) of the Zoning Ordinance for Garfield Township. The numbering of this assessment
corresponds to the specific information requirements set out and correspondingly numbered in
the Zoning Ordinance.

& ENVIRONMENTAL SITE CHARACTERISTICS

Sheet 4 of the submitted drawings is a natural environment analysis prepared for the
subject parcel. As shown on that drawing, the site possesses a number of different
soil types, varying topography, and various land cover. No existing structures are
located on the site.

Existing topography is probably best illustrated on Sheet 5, which also shows the
existing drainage areas resulting from this topography. Generally described, the site
contains a series of knolls and valleys that result in numerous drainage paths and
discharge points onto adjacent lands. Site elevation resulting from this topography
drops nearly 100 feet across the full site from north to south.

Land cover on the site includes mature deciduous and mixed coniferous/deciduous
trees on the north-west corner, mature red pines along the western property line,
mature deciduous trees in the north-central portion of the site, a former orchard in the
central portion of the parcel covering approximately 3| acres, and a mixed conifer
plantation along the eastern portion of the parcel covering approximately 21 acres.

Despite the topography on site, wetlands are not a significant presence on the parcel.
Only one isolated wetland area has been identified in the west-central portion of the

site. This wetland area is not connected to any other nearby wetlands.

There are no other known environmental concerns on the site.



Lone Tree

January 21. 2005

[mpact Assessment

2

PROPOSED USES AND MAN-MADE FACILITIES

The Lone Tree planned unit development is located on a parcel of land 79.62 acres in
size and situated on the north side of North Long Lake Road, just west of the
Zimmerman Road intersection. The development as proposed is comprised of both
residential and commercial land uses. Of these, residential uses are most prominent.
120 single-family dwelling sites in site condominium form are proposed within the
development plan.

Commercial land uses are located on the north side of North Long Lake Road.
Approximately 5.95 acres of land has been set aside for commercial purposes.
Specific commercial tenants have not been identified at this time. It is anticipated
that, upon full build out, approximately 40,000 square feet of commercial space in 5
separate single story buildings will occur.

Throughout the Lone Tree planned unit development, open space/park areas have
been provided in a linear fashion. This design is intended to encourage the use of a
pedestnan trail system throughout the project, as shown on Sheet 2 of the submitted
drawings. Total park area, as called out on Sheet 3, is 12.22 acres.

Public water and sanitary sewer service is proposed for the project. Physical service
design is indicated on Sheets 7 and 8. As designed, the project will connect to
existing services in North Long Lake Road and will permit the eventual extension of
services across Lone Tree Road to the north.

RESIDENCY/EMPLOYMENT/TRAFFIC

The residential component of Lone Tree is comprised of 120 single-family residential
dwelling sites. Occupancy of these units is expected to be of a permanent nature and
is not expected to have seasonal fluctuations. Based on the average household size in
Garfield Township of 2.28 persons (Census 2000 statistics), Lone Tree can be
expected to have a resident population of approximately 274 persons.

Employment projections for the commercial space proposed are not known at this
time given that the specific tenants have not been identified. Approximately 40,000
square feet of commercial space is anticipated for this area of the development.

Traffic projections and anticipated impacts are being addressed in a report under
separate cover.

PHASING

Phasing of the project is not anticipated beyond the residential/commercial land use
sphit illustrated on the plans. The residential component of the development will take
place in a single first phase. As soon as commercial tenants are identified, detailed
plans will be brought back before the Township for approval. Timing of the
commercial phase will be dependent upon market forces.

Page 2 of 6



Lone Tree Tanuary 21, 2005

Impact Assessment
3. NATURAL FEATURES

Existing natural features are described under the environmental characteristics
heading in 1 above.

Site design has been based initially upon the site topography and natural conditions
of the property. Due to the varying topography over the site, all areas of steep slopes
cannot be avoided completely. Accounting for this feature, however, areas of steep
slopes have been avoided where possible and incorporated into park areas or the rear
of the site condominium lots where long term maintenance of the slopes is most
likely to occur.

Existing land use cover is intermittent over the site, and includes a mix of mature
coniferous and deciduous trees, former orchards, and coniferous plantation areas.
The most significant stands of trees, most notably those at the north-west corner of
the property and those along the western and eastern edges, have been placed at or on
the rear of proposed lots. Other areas, such as the former orchard area and conifer
plantation, are considered to have less natural importance and contain less preserved
open space area.

The proposed open space has been designed to incorporate a variety of terrain and
land cover. Park area 126 includes steeper slopes and orchard areas, park area 127
contains more moderate slopes and areas of mature deciduous and red pine woodlots,
park area 128 includes red pine woodlots, slopes and the only small wetland on the
site, and park area 129 includes more varied topography in the former orchard area.
All park areas are interconnected by a proposed pedestrian trail system as shown on
Sheet 2.

Existing and proposed drainage are shown on Sheets 5 and 6. To the extent possible,
existing drainage areas and overland flow directions have been maintained in the
final design. As necessary, drainage basins have been designed to catch overland
flow, slowing release down to pre-development levels. Post development flow
discharge will also utilize fewer discharge points than currently exist from the site.

6. SITE SERVICING

The development will be connected to both public water and sewer systems that are
located within the North Long Lake Road right of way. Both the public water and
the public sanitary sewer system are capable of servicing the project. Utility design
has provided for future connections at Lone Tree Road should such connections
become necessary.

The location and connection locations of the proposed water and sanitary sewer
servicing lines for the development are shown on Sheets 7 and 8.
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Lone Tree January 21, 2005
[mpact Assessment

7. SITE DRAINAGE

Site drainage and the proper treatment of stormwater flows will require a typical
sedimentation and retention basin design.

Existing site conditions and drainage patterns are identified on Sheet 5. Respecting
these drainage patterns to the extent possible, the proposed drainage system is
illustrated on Sheet 6. As shown, this drainage system will utilize a series of 5
drainage basins, 2 of which are split by the road system and connected by way of
storm structures.

The drainage system and retention basins will be designed to accommodate all
stormwater flows required by the County standards. The design and appearance of
these basins will allow their integration into the landscaping of the site.

8. SEWAGE TREATMENT

The development will be connected to the public sanitary sewer system. The public
sanitary sewer system is capable of handling the sewage treatment needs of the
project. Sheet 8 identifies the utility plan for this system.

9. NUISANCE CONSIDERATIONS

During site construction, increased noise, traffic and possibly dust levels will occur.
These impacts will be limited to the construction period and will not exceed typical
construction levels.

Following construction, the development will not discharge any unusual effluent
such as dust, fumes or smoke into the air. The development is not expected to create
noise, vibration or light pollution at a level that would impact surrounding lands.

The most significant impact likely to result from the development is that of an
increase In traffic in the general vicinity of the site. This issue has been separately
reviewed. A final traffic study is forthcoming with the findings of that review.

Within the commercially planned areas, additional lighting impacts and noise related
to snow removal could reasonably be expected. Such impacts will, however, be
restricted by existing ordinance standards for lighting and snow maintenance
procedures/hours. Additionally, considering the adjacent land uses, such impacts
will have minimal effect on the use and enjoyment of those properties. It is also
anticipated that light and noise impacts of the limited commercial elements included
in this planned unit development will be significantly less than those of the nearby

school.
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Lone Tree January 21, 2005
Impact Assessment

Addressing specifically snow maintenance procedures, the commercial sites will
comply with the requirements of the Township, including a limit on light snow
removal operations between the hours of 5:00 am and 6:00 am, and a general limit on
such operations to the hours of 6:00 a.m. to 11:00 p.m. Equipment operation wiil be
carried out in a manner that will minimize back-up beepers and engine noise. Snow
storage areas in accordance with Township standards will be identified for the
commercial sites at the time of detailed site plan submission.

10. SITE INTEGRATION

The subject site is located with frontage on North Long Lake Road and on Lone Tree
Road. Access to both roads has been incorporated into the project design.

Additionally, at the request of Township Planning Staff, a Master Plan drawing has
been prepared and submitted as part of this submission package (see Sheet 2). The
purpose of this Master Plan is to demonstrate the integration of this site with the
adjacent lands to the east that will remain possible upon approval of the Lone Tree
development. This Master Plan identifies the potential for a northerly extension of
Zimmerman Road, as well as the continued extension of a planned road network to
the east of that extension. This Master Plan, in our opinion, demonstrates that the
proposed design is fully capable of being integrated into the surrounding area in a
thoughtful and planned manner.

Concemning lands to the west, pedestrian access has been provided between the Lone
Tree development and the school property. This access will allow reasonable and
appropriate access for pedestrians between the school and this development. As a
connection to the internal road on the school site would serve only to establish a
convenient cut-through for traffic headed east from the school, however, vehicular
connection is not proposed.

Finally, the Master Plan also demonstrates the ability for this development to connect
to lands lying to the north. This future connection can be realized if and when
additional development occurs in this direction. Such connection could eventually
provide vehicular connection to Cedar Run Road.

1. AUTHOR
This impact assessment has been prepared by C. Bradley Kaye, AICP, Community

Planner, Gourdie-Fraser, 123 West Front Street, Traverse City, Michigan, 49684,
(231) 946-5874.
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Lone Tree January 21, 2005
Impact Assessment

1Z. SOIL EROSION AND SEDIMENTATION CONTROL

To develop the subject parcel, a significant area of land will require grading,
including cut and fill activities. Standard soil erosion and sedimentation control
measures will be put in place and maintained during all phases of construction and
until such time as the soils have been fully stabilized. Full soil erosion and
sedimentation control plans will be prepared to the satisfaction of the appropriate
authorities, including the Drain Commission, and all necessary permits will be
obtained from those authorities.

13. OUTSIDE LIGHTING

It is acknowledged that all site lighting will be required to comply with Township
standards, including shielding, spill, and intensity standards. Commercial site
lighting will be identified on detailed site plans submitted for approval as specific
tenants are identified. No residential lighting is proposed other than that which the
residential owners may place on individual lots.

14. DEED RESTRICTIONS

The sites within Lone Tree will be offered as site condominiums. A condominium
association will be established and appropriate documentation will be put in place.
Aside from normal considerations such as road maintenance, drainage system
maintenance, outdoor storage and accessory building limitations, no additional deed
restrictions are anticipated for the development.
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CHARTER TOWNSHIP OF GARFIELD
TOWN BOARD MEETING
MAY 12,2005 MINUTES

Lee Wilson, Chairman, called the Town Board Meeting to order on Thursday, May 12, 2005, at
7:00 p.m. at the Garfield Township Hall, 3848 Veterans Drive, Traverse City, Michigan.

Roll call of Board Members
Present: Lee Wilson, Kay Schumacher, Judy McManus, Brad Barnes, Joe McManus, Jim

Harvey, Leo Strait
Staff Present: Kent Gerberding, Marge Johnson, Gerry Harsch

Review and approval of the Agenda - Conflict of Interest

Leo Strait/moved, Jim Harvey/supported, PASSED, to approve the Agenda as amended, adding
County Commissioner under Reports, under Unfinished Business, change item c. to item d, and add
new item c. Cable Franchise Agreement, and under New Business, add Brian Bourdages, TCAPS
Youth Corps Program for Summer of 20035..

Consent Calendar

Joe McManus/moved, Kay Schumacher/supported, PASSED, to approve the Consent Calendar as
presented.

Minutes

April 28, 2005

Bills

General Fund $ 28,251.00
Fire Fund $ 648037

Gourdie Fraser
a. from Developer’s Escrow Fund $ 2,583.75

b. from Utility Receiving Fund § 509975
c. Engineering services, Garfield Lift Station No. 1
Upgrade & Garfield Road Interceptor Sewer Flow
Monitoring, forward to the DPW for payment out of
Bond Fund 439
d. Other Billings $ 715.00
Grand Total h) 9.753.50
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Sewer and Water Projects

a. Lift Station #1 Upgrade
Gourdie Fraser Project 04050

1. Contractor - Integrated Controls - Payment No. 4 $3,975.00
Forward to County DPW for payment out of Bond Fund 439

2. Contractor - Arms & Cole, Inc. - Payment No. 4 $51,110.27
Forward to County DPW for payment out of Bond Fund 439

Fourth of July Fireworks Program - 2005 Contribution $2,500.00

Correspondence

There was no correspondence.

Reports

Clerk

The April 2005 Clerk’s Report was submitted and placed on file. Traverse Outdoors will plant
perennials in the front of the townhall building before Memorial Day.

County Commissioner

Herb Lemcool reported on County activities - a Planning Director has been hired, 2006 budget is in
process, Physical Resources Committee is looking at extending Cass Road through the soccer fields,
creating an intersection as well as an entrance off of Brimley Road and working with the Road
Commission to determine whether permanent traffic signals at Rennie School and East Silver Lake
Roads should be installed Parks & Recreation is working on a master plan. The Septage Treatment
Plant will open on May 23, 2005. Randy Smith resigned from the Resource Recovery Council.

Unfinished Business

Public hearing - Application of Ron Walters, Lone Tree Development, LLC, 830 E. Front St.,
Traverse City. MI 49686 for a Special Use Permit to construct a planned unit development on 79.62
acres located on N. Long Lake Road and Lone Tree Dr.. Part of Parcel 28 05 007 022 00

Joe Elliott, 4333 Carlson Dr, from Gourdie Fraser represented the applicant and reviewed the plans
for the Lone Tree Planned Unit Development. The project consists of 90 single family condo units,
46 attached condo duplexes and 40,000 square feet of commercial development and over 25 acres
of open space. There is one access off of N. Long Lake Road, two off of Lone Tree Road and a
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future access to the east toward the Samuelson parcel. The site is described as having mature pine
and hardwood trees, long views, drainage outlets, rolling topography, and a vegetative buffer around
the perimeter of the property. A paved trail extends through the open space and connects to the
athletic fields at the high school. There is one and a half miles of informal foot trail for use by
residents and the cross country team. A formal playground is planned. A sidewalk system goes along
the attached housing and commercial areas for pedestrian use. Mass grading will not be required as
the roads work with the topography. Sewer and water will be extended to the site.

Mr. Elliott responded to questions from the Board. Lone Tree Road is a county road and will be
paved as part of the first phase. The roads in the project are private. Off-site road work will include
the construction of right turn lanes. The developer will be working with the Road Commission to
cost share a three lane section of North Long Lake Road. The Road Commission intends to take out
the traffic light at the high school and retain the traffic light at N. Long Lake Road and Herkner Road
where site distance is adequate.

Ron Walters, 830 E. Front Street, responded to questions from the Board. The developer intends
to include the Samuelson 40 acre parcel to the east in the Lone Tree Development. The
condominium association (commercial, multi-family and residential) will be expandable for future
development. The County Road Commission plans to construct a road from Zimmerman to Harris
Road. The developer will make it known to the purchasers of lots that the road will be extended from
one phase to the next phase. The commercial area is planned for professional businesses such as
medical and insurance offices.

The public hearing was opened. There was no public comment or correspondence received. The
public hearing was closed.

Discussion by the Board -

Brad Barnes said the revised plan is unique, has a large amount of open space which is being made
available to the public and a large number of trails for the size of the development.

Lee Wilson said the revised plan is a better concept than the original plan. He has no problem with
the developer prohibiting people from using the trail who vandalize or misuse it.

Brad Barnes/maoved, Kay Schumacher/supported, PASSED, to adopt the Findings of Fact for the
Lone Tree Planned Unit Development. Roll call vote: Yes: Lee Wilson, Kay Schumacher, Judy
McManus, Brad Barnes, Joe McManus, Jim Harvey, Leo Strait

Leo Strait/moved, Brad Barnes/supported, PASSED, to approve the Report Decision-Order for
Lone Tree Development SUP 2005-05 to construct a planned unit development on 79.62 acres
located on N. Long Lake Road and Lone Tree Dr., Part of Parcel 28 05 007 022 00. Roll call vote:
Yes: Lee Wilson, Kay Schumacher, Judy McManus, Brad Barnes, Joe McManus, Jim Harvey, Leo

Strait

ld
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Public Hearing - Amended and Restated Cable Television Ordinance No. 34 for Charter Township
of Garfield, Michigan

The Amended and Restated Cable Television Ordinance No. 34 was reviewed which supercedes and
replaces existing Ordinance No. 34 which was originally enacted in December of 1993

The public hearing was opened. There was no public comment or correspondence received. The
public hearing was closed.

Jim Harvey/moved, Brad Barnes/supported, PASSED, to adopt Amended and Restated Cable
Television Ordinance No. 34 for Charter Township of Garfield. Roll call vote: Yes: Lee Wilson, Kay
Schumacher, Judy McManus, Brad Barnes, Joe McManus, Jim Harvey, Leo Strait. No: None

Cable Franchise Agreement For Charter Township of Garfield, Michigan and CC Michigan, LLC
d/b/a Charter Communications

The Cable Franchise Agreement was reviewed. All of the provisions of the Amended and Restated
Cable Television Ordinance No. 34 are incorporated by reference. This is a non-exclusive franchise
agreement and is for a period of ten (10) years from the date of acceptance by the Grantee, unless
sooner renewed, revoked or terminated as herein provided.

Brad Barnes/moved, Judy McManus/supported, PASSED, to enter into the Cable Television
Franchise Agreement between the Charter Township of Garfield and Charter Communications.
Roll call vote: Lee Wilson, Kay Schumacher, Judy McManus, Brad Barnes, Joe McManus, Jim
Harvey, Leo Strait. No: None

Garfield Township Park Toilet Room & Pavilion Project

Jim Minster of Gourdie Fraser presented the conceptual drawing for the proposed 36' x 48' bathroom
pavilion facility for the township park on East Silver Lake Road. Cost estimates are approximately
$223,000.00, not including engineering and architectural services of $27,000.00. Additional costs
include a drainfield at $7.500.00, concrete basketball and tennis courts at $75,000.00 or an option
of asphalt for $50,000.00. The estimated total cost is between $300,000 and $325,000.

Discussion by the Board -

It was the consensus of the Board that the conceptual drawings for the pavilion project should be
revised as follows - construct the pavilion matching it with the existing pavilion with gable end roof
and metal under siding, sizing it for 10 tables and locating it near the bathrooms but not attached to
it. Retain the configuration of the two bathrooms, changing the women’s bathroom to two stalls with
one sink and the men’s bathroom to one stall, one urinal and one sink, cut the workshop off so it
aligns with the north wall of the bathroom, shrink the eaves to one foot, retain the office, include one
full basketball court, and one full tennis court, two half basketball and tennis courts on the side, and
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submit alternates for insulating the heated areas, and for basketball and tennis court surfaces.

New Business

Resolution 2005-06-T, Approving Method of Publication for all Township Notices, Ordinances and
Proceedings and Method of Publication of New Zonine Ordinance Prior to Final Adoption

This Resolution will be submitted at the next meeting.

TCAPS Youth Corps Program for Summer 2005

Brian Bourdages, TCAPS Community Public Service Coordinator, reviewed the 2004 TCAPS Youth
Corps Program. The Township provided a grant of $2,500.00 for that program. Mr. Bourdages is
requesting a grant of up to $7,000.00 from the Township for the 2005 program to fill the gap in
funding for one team from the alternative high school. Michigan Works has made a commitment to
provide funding for administration of wages and benefits for the students. With 36 hours a week
devoted to work for seven and a half weeks it constitutes a per labor cost to the Township of $3.25
an hour. The Conservation District would oversee all the work projects done on Township property

at the Commons.

Judy McManus suggested that Mr. Bourdages contact Karen Rosa, Chairperson of the Grand
Traverse County Chapter of the MTA Association about seeking some funding from that association.

Brad Barnes/moved, Jim Harvey/supported, PASSED, to approve a grant of $7,000.00 to TCAPS
Youth Corps Program for Summer of 2005 for §7,000.00 to come out of cablevision funds. Roll
call vote: Yes: Lee Wilson, Kay Schumacher, Judy McManus, Brad Barnes, Joe McManus, Jim

Harvey, Leo Strait. No: None.

Public Comment

There was no public comment.

Other Business

Board Meeting Room

The Board looked at the option of hooking monitors to the top of the board meeting table versus
cutting holes and mounting them into the table and agreed that the monitors should be hooked to the
top of the board meeting table, also that holes should be drilled in the table for the microphone cords.
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Adjournment

The meeting was adjourned at 9:05 p.m.

Lee F. Wilson, Supervisor Kay Schumacher, Clerk
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact 6 C
a u

S| Charter Township of Garfield

‘;J’g," Planning Department Report No. 2019-148
Prepared: November 6, 2019 Pages: 8
Meeting: November 13, 2019 Planning Commission Attachments: X
Subject: Hickory Hills Special Use Permit Amendment-Findings of Fact
File No. SUP-2017-04-A | Parcel No. 05-005-001-00
Applicant: City of Traverse City
Owner:; City of Traverse City

PURPOSE OF APPLICATION:

This application requests approval of an amendment of the Special Use Permit (*SUP™) to the Hickory
Hills recreational facility owned and operated by the City of Traverse City and located in Garfield
Township to permit additional uses on the site. Municipal recreational facilities are permitted in the P-R
Park and Recreation District with specific uses permitted by right and by special use permit. The City is
seeking to add new uses to the site. Furthermore, the City is requesting an amendment to its previously
approved landscaping plan for the parking lot at Hickory Hills.

Zoomed-out aerial ima

S |
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact

{ YSTATELRD)]

§ R BeSY

OVERVIEW

Hickory Hills was approved as a Special Use Permit (SUP) by the Garfield Township Planning
Commission on February 28, 2018. Part of the SUP approval included the Hickory Hills Master Plan.
While the Master Plan proposes winter and summer concepts that include events, it appears there was no
discussion, formal presentation, or approval of additional indoor and outdoor events as part of the SUP
application beyond the current use of the property. Current winter use of the property includes skiing and
current summer use of the property includes hiking and disc golf. Since approval in 2018, there have been
plans and efforts by the City to implement more of the Master Plan and expand use of the park in the
summer months, including banquets. Amendment of the SUP will ensure that any potential impacts of
these additional uses are addressed.

Proposed additional uses that require SUP approval include:
* Banquet Center (with and/or without an outside tent for wedding, corporate and non-profit

rentals)

Challenge Course / Ropes Course (year round)

Climbing Wall (indoor or outdoor, year round)

Guest Services Building (food/beverage, rentals, etc.)

Lodge (with and/or without an outside tent)

Nature Center

Summer Camps for Kids

Yoga Retreat

Zip Line Course

Ice Rink (winter)

Events proposed for the site include:

* Four (4) seasonal events are planned at Hickory Hills, including cross-country skiing, disc golf,
running, and mountain biking.
¢ 15 to 26 non-winter season rentals for weddings, corporate events, and non-profit events.
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:

In the section that follows, staff offers comments on issues being of potential concern. The City has
supplemented its application with a letter dated September 25, 2019 that provides clarifications on the
issues of parking, banqueted events, and noise.

Facilities and Tents:

Phase 1 of the project, which has been nearly completed, includes construction of a new lodge, utilities
and infrastructure, parking lot and maintenance building. Phase 2 will include a challenge course/ropes
course, climbing wall and zip line. Future development may include a nature center and a summer camp
location. In addition to built facilities, the applicant proposes temporary tents that will be used for some
seasonal events. Three tent locations are shown to illustrate the locations on the attached Landscape
Sheet, but only one large tent per special event will be allowed.

Hickory Hills is approximately 130 acres in area and is often wooded in areas that abut neighboring
properties. Some of the impact of the uses and events on the site will be minimized by the terrain and
natural features. However, other impacts such as noise and overflow parking may need to be mitigated.

Banqueted Events:
The facility will be limited to 26 banquet style events each year during the non-ski months of April to
November. The events will be limited to a total attendance of 325 people.

Access:

Vehicular access to Hickory Hills is through a residential neighborhood in both the City and Township.
The property is accessed by a single point of ingress and egress from Randolph Street. This location is
approximately 0.8 miles west of Madison Street, the nearest major cross street. Based on previous reports,
apparently speeding traffic along Randolph Street has been a concern of neighboring property owners
over the years.

Parking:
Total on-site parking includes 182 spaces. On-site parking threshold is 143 spaces for special events, with
39 spaces being reserved for park users.

For banqueted events, total attendance will be limited to 325 people. By limiting total attendance to this
level, there will be one parking space for every 2.27 people which is consistent with the Zoning
Ordinance requirement for a similar use (bar, brewery, night clubs).

For special events outside of the ski season, there will be a limited number “signature events.” Signature
events will be ticketed and have a limited number of participants allowed to register based on parking
supply. Signature events will require a parking plan including the use of shuttle services with off-site
locations. City Parking Services staff will also be utilized for these events.

For limited special events during the ski season, overflow parking may occur on Randolph Street. In these
situations, the City will work with the County Road Commission to ensure ingress and egress is
maintained for emergency service vehicles and other vehicles.

Landscaping:

The Hickory Hills improvements are concentrated in a mostly forested area. Although the applicant
installed landscaping, the majority of the buffer standards required by Section 530 of the Zoning
Ordinance were waived under Section 530.H(1), due to the topography and vegetation providing an
established screen or buffer which is equal, or superior, in its ability to meet the intent of the Section.
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact

The applicant, however, is seeking an amendment to the proposed landscaping for the new parking lot.
Attached is the original landscaping plan dated December 1, 2017. The revised landscaping plan is dated
July 5, 2019. At its meeting on September 11, 2019, the Planning Commission approved the revised
landscaping plan dated July 5, 2019 — project plan number 2018-10.

Noise:
One concern about outdoor events is the impact of noise onto adjacent properties. As part of its permit

requirements for events in the City’s Park and Public Land Use Policy, the following provisions address
potential noise issues:

(g) Time of Events. The Permit shall specify the days and hours of the event. Unless
otherwise indicated in the Permit, all Events are limited to the hours of 10:00 am and
10:00 pm daily. The City Manager may approve a time extension for good reason.

(h) Time of Amplified Sound. Unless otherwise allowed in the Permit, amplified music
or sound shall be limited to no more than a total of six hours including normal breaks
taken between the beginning and end of individual music performances between 10:00
am and 10:00 pm.

(i) Noise. The Application shall include a current, active plan for the containment of
noise and vibration attributed to the Event. Special conditions may be placed on any
amplified sound to preserve the rights and enjoyment of those adjacent or near the Event.
The City noise ordinance applies to all Events. This shall include but not be limited to
amplified music and speech, construction, and sounds emanating from groups or crowds
connected with the Event. No person shall cause, suffer, allow, or permit the operation of
any amplified sound reproduction device in such a manner that it crosses a real property
line of the park and raises the total sound levels by the permissible sound level limits set
forth below when measured within a building.

AMPLIFIED SOUND REPRODUCTION DEVICE
MAXIMUM PERMISSIBLE SOUND LEVEL LIMITS

Indoors across a real property line
dB(C) ABOVE
INTERIOR AMBIENT SOUND LEVEL

Week nights 10:00 p.m. - 7:00 a.m. Weekend nights 11:00 p.m and 9:00 a.m.
3 dB(C)
All other times
6 dB(C)

FINDINGS OF FACT:
At its October 9, 2019 meeting, the Planning Commission unanimously passed a motion directing Staff to
prepare Findings of Fact for the application which are provided below for your consideration:

A special use is permitted only if the applicant demonstrates that:

(1) The proposed use will be consistent with the purpose and intent of the master plan and this Ordinance,
including all regulations of the applicable zoning district;

The Planning Commission may find this standard to be met for the following reasons.
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact

e Hickory Hills, an active recreation facility owned and operated by the City of Traverse City, is
designated Recreational by the Township Master Plan and zoned P-R Park-Recreation according
to the Township Zoning Ordinance.

e A Master Plan for Hickory Hills was adopted in 2014 which includes the proposed uses identified
as part of this application. Any additional uses will require an amendment to the Special Use
Permit.

(2) The proposed use will be designed, constructed, operated and maintained so as to be compatible,
harmonious, and appropriate with the existing or planned character and uses of the neighborhood,
adjacent properties and the natural environment;

The Planning Commission may find this standard to be met for the following reasons:

e Hickory Hills has been in existence since 1952 primarily as a winter ski area. With this
application, more year round events and activities will occur including a banquet center (with
and/or without an outside tent for wedding, corporate and non-profit rentals), challenge course /
ropes course (year round), climbing wall (indoor or outdoor, year round), guest services
(food/beverage, rentals, etc.), lodge (with and/or without an outside tent), nature center, summer
camps for kids, yoga retreat, zip line course, and ice rink (winter). Events proposed for the site
include four (4) seasonal events, including cross-country skiing, disc golf, running, and mountain
biking and 15 to 26 non-winter season rentals for weddings, corporate events, and non-profit
events.

e While Hickory Hills is an active recreation facility, it does cover 130 acres of wooded terrain
which provide ample buffering and setbacks from adjacent uses, including nearby single family
residential uses. However, the facility may create some negative off-site impacts such as noise or
spillover parking on the roadway.

e The City of Traverse City Park and Public Land Use Policy provides a mechanism to manage
events and activity at the facility and to mitigate these potential impacts.

(3) The proposed use will not be detrimental, hazardous or disturbing to existing or future adjacent uses or
to the public welfare by reason of excessive traffic, noise, dust, gas, smoke, vibration, odor, glare, visual
clutter, electrical or electromagnetic interference;

The Planning Commission may find this standard to be met for the following reasons:

e With the increased recreational activity and events such as weddings and banquets, noise and
parking may be the most potential problematic conditions experienced at the subject site.
Management of these issues is essential to maintaining quality of life for the surrounding
residential uses. It is imperative that the City manage activities and events on the site to reduce
these potential problems.

e For events and activities at Hickory Hills which exceed on-site parking, a parking plan will be
required by the City as part of the event application process and address spillover parking along
Randolph Street.

e For events and activities at Hickory Hills, it is expected to the City will manage any potential
noise issues. Events will be limited between 10:00 a.m. and 10:00 p.m. The Township noise
ordinance will apply to this property.

(4) Potential adverse effects arising from the proposed use on the neighborhood and adjacent properties
will be minimized through the provision of adequate parking, the placement of buildings, structures and
entrances, as well as the provision and location of screening, fencing, landscaping, buffers or setbacks;
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact

The Planning Commission may find this standard to be met for the following reasons:

The parking area was determined to be compliant with the Zoning Ordinance as part of the
previous Special Use Permit application. Events will be limited to 325 attendees which equals to
one parking space for every 2.27 people. This standard is consistent with the Zoning Ordinance
requirement for a similar use (bar, brewery, night clubs). A parking plan is required for
management of parking for any events and activities.

Due to the size of the subject site and existing natural vegetation, site improvements were
designed in a manner to avoid adverse effects to neighboring properties.

(5) The proposed use will retain as many natural features of the property as practicable, particularly where
the natural features assist in preserving the general character of the neighborhood;

The Planning Commission may find this standard to be met for the following reasons:

The property encompasses approximately 130 acres of heavily wooded terrain and includes many
natural features, including streams.

All structures are located in a manner that will mitigate any disturbances to the adjacent property
owners by retaining the wooded areas for buffering.

Additional protection of the natural features will be maintained.

(6) Adequate public and private infrastructure and services such as streets, water and sewage facilities,
drainage structures, police and fire protection, and schools, already exist or will be provided without
excessive additional requirements at public cost;

The Planning Commission may find this standard to be met for the following reasons:

Randolph Street, a public street, provides the only ingress and egress to the subject site. At times
this single point of access has been problematic with overflow parking. Furthermore, due to its
length and the low density of residential uses in the area, there have been excessive speeds by
motorists on the street. Enforcement of speed limits on the street and parking plan for events that
create excessive parking demand need to be in place. The County is responsible for speed limit
enforcement on Randolph Street. The City is responsible for requiring parking plans based on
events and activities at Hickory Hills. Most events occurring at Hickory Hills will be ticketed
events and limit the number of attendees to 325. Current parking is sufficient for those events. For
a limited number of non-ticketed events during the ski season, overflow parking may occur on
Randolph Street. In these situations, the City will work with the County Road Commission to
ensure ingress and egress is maintained for emergency service vehicles and other vehicles.

With newer infrastructure upgrades to the site made as part of its renovation, other services are
provided adequately to the subject site.

(7) The establishment, maintenance, or operation of the proposed use shall not be detrimental to or
endanger the public health, safety, morals, comfort, or general welfare;

The Planning Commission may find this standard to be met for the following reasons:

All new amenities proposed have been designed to improve the public health, safety and welfare
of the park users.
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact

e Maintenance and operation of the park will be improved by incorporating new structures,
improved pedestrian circulation, separating of vehicular and pedestrian movement, and increased
parking and lighting.

(8) The public interest and welfare supporting the proposed use shall be sufficient to outweigh individual
interests that are adversely affected by the establishment of the proposed use;

The Planning Commission may find this standard to be met for the following reasons:
e As a public park, a publicly developed and supported Master Plan was prepared for Hickory Hills
to guide improvements.

e This public initiative to improve Hickory Hills is a public interest.

(9) Adequate measures shall be taken to provide ingress and egress so designed as to minimize traffic
hazards and to minimize traffic congestion on the public roads;

The Planning Commission may find this standard to be met for the following reasons:

e For limited special events during the ski season, overflow parking may occur on Randolph Street.
In these situations, the City will work with the County Road Commission to ensure ingress and
egress is maintained for emergency service vehicles and other vehicles.

(10) Adequate measures shall be taken to provide vehicular and pedestrian traffic within the site, and in
relation to streets and sidewalks servicing the site in a safe and convenient manner; and

The Planning Commission may find this standard to be met for the following reasons:

e Parking and non-motorized improvements were made to the subject site that improve overall
circulation and emergency service access.

(11) The proposed use shall not impede the orderly development and improvement of surrounding
property for uses permitted within the zoning district.

The Planning Commission may find this standard to be met for the following reasons:

e The surrounding properties are generally planned and developed as low density residential on
large lots which are compatible with Hickory Hills.

ACTION REQUESTED:
The purpose of tonight’s meeting is to consider Findings of Fact for the application. Following
consideration and Commissioner discussion, the following motion is offered for consideration:

MOTION THAT the Findings of Fact for application SUP-2017-04-A, as presented in
Planning Department Report 2019- and being made a part of this motion, BE ADOPTED.

The following motion is recommended to approve the project, subject to the conditions as noted below,
and subject to conditions which are routinely added to all approvals:

MOTION THAT application SUP-2017-04-A BE APPROVED, subject to the following
conditions:
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Hickory Hills Special Use Permit Amendment-Planning Commission-Findings of Fact

1. All final reviews from agencies with jurisdiction shall be provided prior to any Land
Use Permits being issued.

2. For banquet and other similar events, total attendance will be limited to 325 people.

3. Parking plans will be required for all events, including the use of shuttle services and
management of overflow parking as needed.

4. Events will be limited to the hours of 10:00 a.m. to 10:00 p.m.

5. The applicant shall provide two (2) full-size plan sets, one (1) 11x17” plan set, and one
electronic copy of the full application (in PDF format) with all updates as required by the
conditions of this approval and indicating compliance with all provisions of the Zoning
Ordinance.

6. The applicant shall record promptly the amended Report and Decision Order (RDO) and any
amendment to such order with the Grand Traverse County Register of Deeds in the chain of
title for each parcel or portion thereof to which the RDO pertains. A copy of each recorded
document shall be filed with the Township within ninety (90) days of final approval by the
Township or approval shall be considered to have expired.

Any additional information that the Planning Commission determines to be necessary should be added to
this motion.

Attachments:
1. Hickory Hills Special Use Permit Amendment Application - Impact Assessment
2. Letter dated September 25, 2019 from Derek Melville, City of Traverse City Parks & Recreation
Superintendent
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City of Traverse City

Hickory Hills Special Use Permit Amendment Application
This application is to amend the Special Use Permit SUP2017-04 authorized by the Garfield
Township Planning Commission on February 28, 2018

Impact Assessment

A written illustrative description of the environmental characteristics of the site prior to
development, i.e., topography, soils, vegetative cover, drainage, streams, creeks or ponds.

The site consists of sands with slopes varying from 2 to 45 percent. There is a flowing drainage
ditch with wetland complexes that were located and mapped by our environmental consultant
and shown on the drawings. There are both open areas and forested areas on the site.

Types of uses and other man-made facilities.

The site is a recreation area used for alpine and Nordic skiing, walking and hiking, disc golf, day
camp, small parties, weddings, gatherings and similar activities. The existing and new buildings
on site include the old lodge, old maintenance pole building, small sheds and timing huts,
outdoor fire pits, the new lodge and the new maintenance building.

We anticipate that temporary tents will be used for some our seasonal events. Our Parks &
Public Land Use Policy will dictate frequency and size of tents allowed. Please refer to the
attached copy of the Land Use Policy and the Landscape sheet which provides more details on
event policies and proposed tent placement. Three tent locations are shown to illustrate the
primary locations anticipated, but only one large tent per special event would be allowed.

The number of people to be housed, employed, visitors or patrons and vehicular and
pedestrian traffic.

The lodge is expected to have up to 10 employees at a given time. Winter visitors to the Lodge
are estimated to be between 14,000 and 16,000, or approximately 4,000 per month. Visitors to
the lodge outside of the ski season will vary by the month depending on facility reservation
levels, with estimated averages ranging from 700 to 900 visitors a month or 5,600 to 7,200
annual visits. Additional patrons will visit the park for traditional park use of walking, hiking and
disc golf activities that are not associated with lodge use and are not included in the use
estimates. The new lodge has an occupancy capacity of 136 persons.

Follow us on Facebook, Twitter, & Instagram ¢ CityofTC ¢ www.traversecitymi.gov



Phasing of the project including ultimate development proposals.

Phase 1 included the new lodge, lodge utilities/ancillary support and infrastructure, as well as
parking improvements and the new maintenance building. Phase 2 will include enhanced
recreational opportunities including a Challenge Course/Ropes Course, Climbing Wall and a Zip
Line. Other potential improvements include the addition of a Nature Center and a Summer
Camp location for children.

Natural features which will be retained, removed and/or modified including vegetation,
drainage, hillsides, streams, wetlands, woodlands, wildlife and water. The description of the
areas to be changed shall include their effect on the site and adjacent properties. An aerial
photo may be used to delineate the areas of change.

The existing wetland and all lands within the 25’ buffer of the wetlands, trees and steep slope
features were retained during construction. Trees were removed as part of the recreational
expansion and there are plans for additional tree and vegetation planting going forward.

The method to be used to serve the development with water and sanitary sewer facilities.

A well and septic system were installed to serve the lodge and the new maintenance facility
that includes a staff and public restroom. The well is classified as a Type II-B well permitted
through the Grand Traverse County Health Department. The septic system features a grease
trap, septic tanks, a flow equalization and dosing tanks, and a subsurface disposal field.

The method to be used to control drainage on the site and from the site. This shall include
runoff control during periods of construction.

Drainage from the site is controlled by primarily collecting runoff in a series of small basins
within the parking area. Yard drains are present in the space around the lodge and the
maintenance building to collecting surrounding hard surface and building runoff. A series of
underdrain piping connects the basins. These underdrains provide for runoff storage,
infiltration, and conveyance to the larger infiltration basins.

Storm water runoff is directed to the several basins throughout the parking lot as well as the
last large basin. The storm water system is designed to exceed Garfield Township capacity. The
exceedance is from not including the infiltration deduction in the calculations of the basin
volumes. Overflows of the basins are designed to flow to the existing drain and culvert on the
south side of the existing access drive. To mitigate overflow impacts to the Meadows that was
experienced during the spring runoff, an additional basin with slow release drain and stone
drain channel was constructed.



The method to be used to control any increase in effluent discharge to the air or any increase
in noise level emanating from the site. Consideration of any nuisance that would be created
within the site or external to the site whether by reason of dust, noise, fumes, vibration,
smoke or lights.

Post construction use of the property will remain the same for the winter period and there will
be no change in use or increase in noise emanating from the site. Activities such as snow
making, ski slope grooming and skiing activities will remain. For the spring, summer and fall
period there will be events scheduled in the lodge and seasonal events outside as well with an
impact that matches existing operational noise levels. All events will be required to comply
with Garfield Township noise ordinances in place as well as the City of Traverse City Parks and
Public Land Use policies. There will be no additional expected chances on the property to create
changes in existing dust, noise, fumes, vibration or smoke.

If the public sewers are not available to the site, the Applicant shall submit a current approval
from the Health Department or other responsible public agency indicating approval of plans
for sewage treatment.

The Grand Traverse County Health Department approved the construction of a septic drain field
area for onsite wastewater dispersal that was completed as part of Phase 1 of this project. An
indication of how the proposed use conforms with existing and potential development
patterns and any adverse effects.

The proposed use is consistent with the June 2, 2014 Hickory Hills Master Plan which has been
previously approved by Garfield Township. Recent development and planned future
development include the following, with no expected adverse effects:

Spring/Summer/Fall Use

Amphitheatre (outside event entertainment)
Banquet Center (with and/or without an outside tent) (wedding, corporate & non-profit
rentals)

Challenge Course/Ropes Course

Climbing Wall

Guest Services Building (food/beverage, rentals, etc.)
Lodge (with and/or without an outside tent)

Nature Center

Summer Camp for Kids

Yoga Retreat

Zip Line Course

Wintertime Use

Amphitheatre (outside event entertainment)
Challenge Course

Climbing Wall



Ice Rink

Life or tow-accessed downhill ski terrain, tubing hills, sledding hills, or mountain bike runs
Lodge

Nature Center

Outdoor Lighting

We plan on hosting 4 seasonal events at Hickory Hills for the major activities onsite including
cross-country skiing, disc golf, running and mountain biking. These events would comply with
all City of Traverse City Parks and Public Land Use policies. Each event would use the lodge as
well as temporary facilities outdoors (tents, portable restrooms, etc.) to support the event
activities

We anticipate that during the non-winter season we’ll host between 15 and 26 rentals for
weddings, corporate events and nonprofit events. The Multi-Season Recreation Master Plan
anticipated 6,686 visits annually for these events.

Total on-site parking includes 182 spaces. On-site parking threshold is 143 spots for special
events, with 39 spots being maintained for park users. Events with parking needs that exceed
our on-site parking will be required to formalize a parking plan. We have reached out to the
Grand Traverse County Road Commission to restrict parking to the north side of Randolph only
for events, and we’ll require collaboration with alternate parking options though shuttle
services and off-site parking to meet the demand in excess of what our facility can offer.

Name(s) and address(es) of person(s) responsible for preparation of statement.
City of Traverse City, Derek Melville, 625 Woodmere Ave. Traverse City, M| 49686
City of Traverse City, Tim Lodge, 400 Boardman Ave. Traverse City, Ml 49686

Description of measures to control soil erosion and sedimentation during grading and
construction operations and until a permanent ground cover is established.
Recommendations for such measures may be obtained from the County Soil Conservation
Service.

Soil erosion and sedimentation control measures for the site include silt fence, erosion control
blankets and seeding have taken place on most of the surfaces that were disturbed during
construction.

Type, direction, and intensity of outside lighting.

All exterior lighting for the buildings and parking area is LED direct cutoff, see drawings for
footcandle levels and fixture types. Outdoor lighting meeting the Township requirements was
included with the new alpine slope development. Additional lighting of the Nordic trails
meeting the Township requirements is anticipated.

General description of deed restrictions (including easements), if any.
There is an easement for the septic drain-field.



. : GERALD “BUCK” WILLIAMS BLDG
Clty Of Traverse Clty 625 Woodmere Avenue
Traverse City, MI 49686
_ _ (231) 922-4900
Department of Public Services cTvy
TRAVERSE CITY

September 25, 2019

John C. Sych, AICP

Director of Planning

Garfield Township

3848 Veterans Drive

Traverse City, MI 49684
RE: Hickory Hills Special Use Permit (SUP) 2017-004 Amendment Request

Dear John:

This letter provides additional information for the consideration of our application to amend the
Special Use Permit 2017-04 for Hickory Hills. Through the public hearing on September 11,
2019 and a follow-up meeting with Garfield Township Planning staff, we’ve identified a few
main areas that needed additional clarification for the Garfield Township Planning Commission.
Please include this supplemental information as part of our formal application.

1. Parking: Parking has been noted as a concern of the Planning Commission and some
residents and we believe we have adequate solutions to address a majority of the issues. Our new
parking facilities are the direct result of best practice recommendations for ski areas from our
professional consultant SE Group, as well as City staff reviews of past parking levels at large
events. We were recommended to have 157 spaces and we built capacity for 182 spaces. Within
the large parking area adjacent to the loge we have 143 spots and we have 39 spots in the parking
area closest to the entrance. When designing the new parking areas we were limited by natural
features that are not obvious when looking at aerial photographs. Delineated wetlands are
present immediately to the west of our new parking lot limits which limited the ability to expand
westerly. Additionally, we felt preserving the natural forest at the end of Randolph Street was
best for the environment and also preserved a buffer for the residential neighbor adjacent to the
park. Expanding to the north would require significant additional tree removal and earth work,
and expanding east is impossible due to the property line. With these facts in mind, we are
proposing the following considerations to address the parking concerns.

A. For banqueted events we will limit total attendance allowed of up to 325 people. By
limiting total attendance to this level, we will have one parking space for every 2.27
people in the large lot, which is consistent with Garfield Township zoning regulations for
spaces of similar use (bar, brewery, night clubs). The limit on attendance will be
included as part of the contract the city holds with the event organizer.

Follow us on Facebook, Twitter, & Instagram ¢ CityofTC + www.traversecitymi.gov



B. For special events outside of the ski season, we’re proposing a few “signature events”
at Hickory Hills that will generate revenue to support the park. These events will be
ticketed and limited in number of participants allowed to register based on parking
supply. If the events grow in popularity that exceeds parking and we have the ability to
expand participation levels, we would require shuttle services to be used, similar to what
is required of the Cherry Festival Meijer Festival of Races. As hosts of these events, we
would have the ability to require participants to check in at an off-site location such as
Willow Hill Elementary or a Munson Healthcare parking lot, for which we already have
secured conceptual approval from each entity. For the events that require parking
management strategies, we’d utilize the expertise of our City Parking Services staff to
implement solutions that meet any SUP parking stipulations.

C. For limited special events during the ski season, including Grand Traverse Ski Club
Sunday races and TCAPS community ski races, we propose to maintain the ability to
allow for overflow parking onto Randolph Street while maintaining ingress and egress
clearance for emergency service vehicles and other vehicles. These events are not
ticketed and the ability to allow for community participation in these activities is part of
what makes Hickory Hills special. These events are family oriented, limited to normal
operating hours and would be limited to 10 days each ski season. The inability to allow
for overflow parking onto Randolph would likely limit community participation in the
event. The City is committed to working with the Road Commission to improving and/or
limiting parking on Randolph for such events, but we are currently not the entity
responsible for Randolph Street outside of the City limits.

2. Banqueted Events: We are requesting permission to host 26 banquet style events each year at
Hickory Hills in the non-ski months of April — November. We have enlisted the services of
Events North, a local Event Management consultant who identified we’d likely secure 7 to 10
events the first few years of offering rentals, but could have the potential to host up to 15
weddings and 11 corporate/non-profit events each year as awareness of our services grow.

These banqueted events are invite only and would use the lodge, a tent, or a combination of the
two. As mentioned previously, for these events we would limit total attendance to 325 people,
which addresses the parking concerns for these activities. These events will be required to sign a
contract that binds them to our rules which will include parking regulations, noise requirements,
etc. We would hold the ability to financially penalize any event that breaks our rules, as well as
have the ability to end an event prior to its completion if rules are broken. During these events
we will have City representation on site through the duration of the activity, ensuring compliance
of all rules in place.

3. Noise: Within our Parks & Public Land Use Policy we have a standard for addressing noise at
permitted events. We propose to use that same language for events at Hickory Hills. The
verbiage is pasted below for your review.

Time of Events: The Permit shall specify the days and hours of the event. Unless
otherwise indicated in the Permit, all Events are limited to the hours of 10:00 am and
10:00 pm daily. The City Manager may approve a time extension for good reason.



Time of Amplified Sound: Unless otherwise allowed in the Permit, amplified music
or sound shall be limited to no more than a total of six hours including normal breaks
taken between the beginning and end of individual music performances between 10:00
am and 10:00 pm.

Noise: The Application shall include a current, active plan for the containment of

noise and vibration attributed to the Event. Special conditions may be placed on any
amplified sound to preserve the rights and enjoyment of those adjacent or near the Event.
The City noise ordinance applies to all Events. This shall include but not be limited to
amplified music and speech, construction, and sounds emanating from groups or crowds
connected with the Event. No person shall cause, suffer, allow, or permit the operation of
any amplified sound reproduction device in such a manner that it crosses a real property
line of the park and raises the total sound levels by the permissible sound level limits set
forth below when measured within a building.

AMPLIFIED SOUND REPRODUCTION DEVICE
MAXIMUM PERMISSIBLE SOUND LEVEL LIMITS
Indoors across a real property line
dB(C) ABOVE INTERIOR AMBIENT SOUND LEVEL

Week nights 10:00 p.m. - 7:00 a.m. Weekend nights 11:00 p.m. and 9:00 a.m.
3 dB(C)

All other times
6 dB(C)

Amphitheater: As clarification, in our application we included the amphitheater as a
potential for the future at Hickory Hills. The assumption was that amphitheater meant we
would have outdoor music as part of an event, such as live music in coordination with a
wedding. We are not intending to create a music venue for music festivals. If we remove
amphitheater from the list of activities allowed as part of the SUP, but maintain the
ability to have music during our events, we are willing to retract amphitheater from our
list of future uses.

Thank you for the ability to provide additional information for this amendment. Please let us
know if you have any follow-up questions that we can address for you.

~—~Sincerely,
R

City of Traverse City
Derek Melville, MSE Parks & Recreation Superintendent



Habitat for Humanity Addition Special Use Permit — Update 6_ d_

Charter Township of Garfield
Planning Department Report No. 2019-145

Prepared: November 6, 2019 Pages: o

Meeting: November 13, 2019 — Planning Commission Attachments: [}

Subject: Habitat for Humanity Special Use Permit — Update

File No. SUP-2019-04 | Parcel No. 28-05-015-054-00

Applican/Owner: | Habitat for Humanity

Agent: JML Design Group Ltd.

BRIEF OVERVIEW:

2487 Rice Street (corer of Rice Street and Cass Road)

1.62 acres in area

Expansion of existing building and construction of new accessory storage building
I-G General Industrial zoning district

BACKGROUND:

This application requests approval of a Special Use Permit (“SUP”) to expand an existing retail building,
including construction of an accessory storage building, and add office uses at 2487 Rice Street. The
building was formerly the Excel Office Interiors retail store and was recently purchased by Habitat for
Humanity, which has continued to use the building for retail operations. Retail businesses and offices are
permitted via SUP in the I-G district.

Zoomed-out aerial image of the subject property (property lin
————— — 7 BT 4457 % - j PR

es highlighted in blue):
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Habitat for Humanity Addition Special Use Permit — Update

Zoomed-in aerial image of the subject property (property lines highlighted in blue):

T :
: e

2o P T

The project was introduced at the September 11, 2019 Planning Commission meeting. A public hearing
was held at the October 9, 2019 meeting, after which the application was tabled to allow the applicant to
address several outstanding issues as listed in the planning report for that meeting.

SITE DESIGN OVERVIEW:

This application is for a proposed expansion of the existing building on this site, with all construction at
the back of the building, and some changes in the general building appearance. The additional space
allows for offices and storage. The applicant also plans to construct a separate pole barn sometime in
2020 for additional storage at the back of the property.

In approving any special use permit pursuant to Section 423, the Planning Commission may impose such
reasonable standards, conditions, or requirements, in addition to or that supersede any standard specified
in this ordinance, as it may deem necessary to protect the public interest and welfare. Such additional
standards may include, but need not be limited to:

a) Financing;

b) Availability of adequate public facilities or services:

¢) Dedication of land;

d) Reservation of land;

e) Creation of special assessment districts;

f) Creation of restrictive covenants or easements:;

g) Special setbacks;

h) Yard requirements;

1) Increased screening or landscaping requirements;

j) Area requirements;

k) Development phasing; or

1) Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of
environmentally sensitive areas, and similar characteristics.

Page 2 of 4
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Habitat for Humanity Addition Special Use Permit — Update

Outstanding items needing to be addressed by the applicant include the following. There are several
discrepancies between Sheet C-1 and Sheet C-2, both of which are labeled as “Site Plan,” which will need
to be addressed and corrected.

Lighting / Photometric Plan

A lighting and photometric plan was provided. The site plan shows that three existing light poles will be
removed and replaced. No changes are proposed to the existing light fixtures. Lighting requirements are
in Section 517 and include the following:

* Shielding and Filtration. Lighting fixtures shall provide a glare free area beyond the property line
and light shall be confined to the lot from which it originates. All fixtures shall have full cut-off
and shall not direct light upwards. The light pole is shown with a downward-directed fixture.

¢ Illumination. Average illumination levels shall not exceed 3.0 foot-candles for the main parking
area, 2.0 foot-candles for the peripheral parking area, 5.0 foot-candles for the main drive areas,
and 20.0 foot-candles directly below the lighting fixture. Illumination shall also not exceed 1.0
foot-candles adjoining another nonresidential zoning district along a local street or property line.
From the information provided, it appears that these standards are met.

e Color Temperature. All proposed lamps shall emit light measuring 3,500 K or warmer on the
Kelvin scale. No information on color temperature is provided.

¢ Pole Height. All pole-mounted lighting shall not exceed the maximum permitted height of the
zoning district. The proposed pole height is 18 feet which meets the maximum height.

Storm Water

The applicant has included a letter explaining that the existing site storm water is controlled through two
catch basins in the existing parking lot, with the site graded to the catch basins. The existing catch basins
appear to be 4 feet in diameter and 6 feet deep and connected with a plastic 6-inch pipe, according to the
recent investigation by the applicant. Storm water control is still subject to review and approval by the
Township Engineer.

Landscaping

Sheet C-1 shows three new trees proposed as additional landscaping. The existing landscaping is shown
on the site plan but does not have any details on size or species. According to Section 530.C (Greenspace
Areas, Generally — Expansions), when a building or parking lot is enlarged, the requirements of
greenspace apply on an incremental basis such that landscaping shall be required in the same proportion
that the enlarged building area or off-street parking area has to the development (e.g., a 10% increase
requires 10% of the required landscaping).

The existing building is 12,387 square feet and the proposed addition is 1,768 square feet. The building
will be increased by 14.3% and thus 14.3% of the required landscaping is required. Sheet C-1 indicates
that existing landscaping will be increased by 20% due to the proposed building increasing by 20% and
says that 495 square feet of new landscaping is proposed. The relevant landscaping standards for this site
include the following:

¢ Buffer. The primary uses on the site will be commercial and office, which both require a buffer
of Type “B” when adjacent to an industrial use. The site is bordered on all sides by industrial
uses. A Type “B” buffer consists of the following:

Page 3 of 4
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Habitat for Humanity Addition Special Use Permit — Update

o Two large trees, one medium or small tree, and 4 shrubs per 100 linear fi. of greenspace
©  Minimum width of 10 feet
o Ground cover (e.g. lawn space) on areas not used for parking

* Parking Area Landscaping. This section applies to all parking areas of more than ten (10) spaces
including the following requirements:
©  Minimum width of 10 feet on the parking area perimeter where not adjacent to a building
and planted according to buffer requirements (no additional planting requirements)

According to Section 530.H, the Planning Commission, as the approval authority for a special use permit,
may waive or adjust any requirement of this section based on certain criteria listed in this subsection.

Several items need to be added or corrected on the site plan, including:

Bicycle Parking

A new bicycle rack is proposed. Sheet C-1 shows it near the northeast corner of the building and Sheet
C-2 shows it near the northwest comer of the building. Two (2) bicycle spaces are required, which will
be provided by the bicycle rack.

Snow Storage Area Calculations

According to Section 551.E (6), snow storage areas shall be provided at 10 square feet per 100 square feet
of parking area. According to Sheet C-1, the existing parking area is 25,101 square feet, and 2,670 square
feet of snow storage, or 10.6%, is proposed. There is an existing access easement where the snow storage
area is proposed, which provides access to the neighboring site to the east. The applicant should consider
alternative locations for snow storage to maintain access to this easement.

Parking Calculations

The site plan shows two different parking calculations with the more intensive requirements shown on
Sheet C-2. Based on the information on Sheet C-2, the site will have a total of 10,110 square feet of store
space, and furniture and appliance stores require 1 space for every 800 square feet. The site will have a
total of 4,044 square feet of office space, and offices require 1 space for 200 square feet. A total of 33
spaces are required and 41 spaces are provided.

Building Storage Height
The proposed storage building will be 22 feet high, as indicated on Sheet C-2, which meets the maximum
structure height of 35 feet.

ACTION REQUESTED:

The Planning Commission may wish to see resolution to several items described above, including storm
water and location of snow storage, and additional details on items such as lighting, landscaping, and
contradictions between Sheet C-1 and C-2. If Commissioners believe these items can be resolved prior to
the next meeting and findings of fact can be prepared, then the following motion is suggested:

MOTION TO direct Staff to draft Findings of Fact for application SUP 2019-04.

Any additional information the Planning Commissioners deem necessary should be added to this motion.

Attachments:
1. 117 x 177 site plan set provided by applicant dated October 28, 2019
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Lake Michigan Credit Union-Site Plan Review-November 13, 2019 Planning Commission

Bs)| Charter Township of Garfield

Y

.| Planning Department Report No. 2019-147

=

7.4.

Prepared: November 4, 2019 Pages: 4

Meeting: November 13, 2019 Planning Commission Attachments: X
Subject: Lake Michigan Credit Union

Applicant: Lake Michigan Credit Union

Owner: Northpointe Motors

File No. SPR-2019-06

Parcel No. 05-016-016-20

PURPOSE OF APPLICATION: .

Applications for development within the C-H Highway Commercial district shall be reviewed by the
Planning Commission for compliance with Article 4, § 424 - Site Plans and Article 5 — Development
Standards.

BACKGROUND:
The approximately 0.97-acre project site is located at 3650 N. US-31 South, east off US-31 across from
Franke Road. The site is currently the Northpointe Motors automobile dealership.

The proposed development is for a 3,362 square feet financial institution building with a drive-through.
Financial institutions with drive-throughs are permitted as a use by right in the C-H Highway Commercial
district.

Zoomed-out aerial image of the subject property (property lines highlighted in blue):

3
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Lake Michigan Credit Union-Site Plan Review-November 13, 2019 Planning Commission

Zoomed-in aerial image of the subject property (property lines highlighted in blue):

ANy ) .‘\‘ \ \.‘:.‘:“. \‘\\ \ \'.‘ \\ \\. \‘_ \\ \ \ \\:1

\ \\ \ ¥

i,

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance:

Site Development Requirements:

Uses within the C-H District must adhere to specific site development requirements including external
access, transition strips, and service roads. The subject site will be utilizing an existing driveway which is
more than 150 feet from the nearest intersection and appears to meet the external access requirements. No
transition strip is required as the subject site does not abut a residential or agricultural zone. The existing
driveway is a joint driveway that also serves the businesses located to the north and will serve the
proposed two hotels located to the east. A reconfigured version of the joint driveway will provide
improved access without creating any additional driveways onto US-31. Staff is recommending that a
discussion ensue between all affected property owners to determine if a better flow of traffic can be
designed. Should a joint driveway be developed, submission and Township review, approval, and
recording of a joint driveway easement agreement, including its design and layout, and a joint driveway
maintenance agreement, will be required.

Drive-in and Drive-through Uses Regulations and Conditions

Section 730 regulates drive-in and drive-through uses. Queuing requirements, drive-in and drive-through
businesses shall be designed to accommodate the maximum number of queuing vehicles that may be
expected to seek service at any one time without queuing onto an adjacent thoroughfare, including service
drives. The determination as to the required queuing spaces shall be established by the Planning
Commission based upon the anticipated number of vehicles likely to queue while waiting for service. The
Planning Commission may require more than twelve (12) queuing spaces based upon evidence presented
to it, but in no event shall the required number of queuing spaces be reduced below twelve (12).

The site plan indicates three (3) drive-through lanes. Twelve (12) total queuing spaces are provided.

Page 2 of 4
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Lake Michigan Credit Union-Site Plan Review-November 13, 2019 Planning Commission

Section 730 further states that the site shall have been found to be a suitable site for a drive-in or drive-
through establishment, with regard to traffic safety, by a registered engineer with an educational
specialization in traffic engineering.

Wetland and Shoreline Regulations: Since there are known wetlands associated with Kids Creek which
traverse the front of the subject parcel, clarification and any documentation regarding the
regulated/unregulated nature of the wetlands on the site and permitting may be needed. The proposed
development meets the Supplemental Shoreline Regulations including the building being set back
seventy-five (75) feet and parking and drive areas set back fifty (50) setback from the stream.
Furthermore, a buffer strip is provided thirty-five (35) feet from the stream.

Parking:

According to Section 551, financial institutions have a minimum parking requirement of 1 for each two
hundred (200) square feet of floor area and a maximum requirement of 1 for each one hundred (100)
square feet of floor area. Twenty-one (21) parking spaces are provided which is permitted within the
range of parking requirements.

Bicycle Parking:
Section 522 requires that two (2) bicycle parking spaces be provided for every twenty-five (25) off-street
parking spaces. A minimum of two bicycle parking spaces are required.

Pedestrian Circulation:

Section 522 requires pathways and interior sidewalks. While not having direct access to the existing bike
pathway along US-31, a sidewalk is needed to extend from the front of the proposed building to the
pathway.

Landscaping:

The “Type D™ buffer along the west property line meets quantity requirements and intent of the
Ordinance. The “Type B” buffers along the south and east property lines meet the quantity requirements
and intent of the Ordinance. The “Type B” buffer required along the north property line has not been
provided. The site plan states the northern property line is, “currently adequately screened with trees and
shrubs on the neighboring property. Any additional plantings within this planting area would conflict with
existing plantings on neighboring property.” This buffer is still required but may be deferred until the
design of the joint driveway is determined.

Lighting:
The site plan shall note that all proposed lamps shall emit light measuring 3,500 K or warmer (between 0
K and 3,500 K) on the Kelvin scale.

Water/Sanitary Sewer:
The site will be served by an existing 12” municipal water line and a 10~ sanitary sewer line.

Stormwater:
Parking lot and roof stormwater runoff will be managed onsite via an underground system. Stormwater
review by the Township Engineer will be required prior to the issuance of a Land Use Permit.

Snow Storage:
In accordance with Section 551 of the Ordinance, a snow storage area is provided.

Page 3 of 4
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Lake Michigan Credit Union-Site Plan Review-November 13, 2019 Planning Commission

RECOMMENDATION:
If the Planning Commission is comfortable with the site plan, the following motion would be appropriate:

THAT application SPR-2019-06, submitted by Lake Michigan Credit Union to construct
a financial institution with drive-through service on parcel no. 05-016-016-20, BE
APPROVED, subject to the following conditions:

1. Clarification and any documentation regarding the regulated/unregulated nature
of wetlands on the site.

2. Provide statement that the site is suitable for a drive-in or drive-through
establishment, with regard to traffic safety, by a registered engineer with an
educational specialization in traffic engineering.

3. Installation of a sidewalk from the front of the proposed building to the existing
pathway along US-31.

4. Installation of two bicycle parking spaces.

5. The site plan shall note that all proposed lamps shall emit light measuring 3,500
K or warmer (between 0 K and 3,500 K) on the Kelvin scale.

6. Submission and Township review, approval, and recording of a joint driveway
casement agreement, including its design and layout, and a joint driveway
maintenance agreement.

7. Review and approval by the Township Engineer for the stormwater system.

Attachments:
1. Site Plan for Lake Michigan Credit Union dated October 30, 2019
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Village at LaFranier Woods PUD Introduction-November 13, 2019 Planning Commission 7 " b-

@ Charter Township of Garfield
€2/ Planning Department Report No. 2019-149

Prepared: November 4, 2019 Pages: g/
Meeting: November 13, 2019 Planning Commission Attachments: 4
Subject: Village at LaFranier Woods PUD Introduction

Applicant: RW Properties I LLC

Owner: Louis G. and Marvel R. LaFranier Trusts

File No. PUD 2019-01

Parcel No. 05-023-041-00

SUBJECT PROPERTY:
e 2242 LaFranier Road, north of Hammond Road
e 3319 acres in area
e Currently undeveloped open and wooded land
* A-Agricultural zoning

PURPOSE OF APPLICATION:

The application proposes a Planned Unit Development (PUD) for senior living including detached
cottages, congregate residential buildings and assisted living residences. The applicant is requesting
approval via the PUD process as it allows for certain flexibility in development of the property.

PROCEDURE:
Planned unit development applications shall be reviewed in a two-step process in accordance with
§426.B. Preliminary Review and Decision and with §426.C Final Review and Decision.

Preliminary review shall establish proposed land uses, project density, site layout and design, proposed
vehicular and pedestrian circulation patterns, natural resource protection areas, open space, land use
buffers, grading, storm water management patterns, and site servicing. Final engineering is not required
for preliminary review and decision.

The Planning Commission shall hold a public hearing on the development application. Following review
and public hearing on the application, the Planning Commission shall make a preliminary
recommendation to the Township Board on whether to approve or deny the request for preliminary
planned unit development approval. Preliminary recommendation of a planned unit development shall
specify all conditions that must be satisfied prior to submission of the planned unit development under §
426.C., Final Review and Decision.

Upon receipt of the Planning Commission’s recommendation, the Township Board may hold a public
hearing on the application for preliminary planned unit development approval and may specify additional
conditions or requirements that shall be satisfied prior to submission of the planned unit development
under § 426.C. Final Review and Decision.

Preliminary plans may not be changed or amended except as required by final engineering.
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Village at LaFranier Woods PUD Introduction-November 13, 2019 Planning Commission

Note: The subject parcel (05-023-041-00) is approximately 40 acres. The parcel will be split resulting in
approximately 33 acres for the subject development.

Aerial image of the su

bject property (property lines highlighted in blue):
] H r 1 27 = Tis = T bt 3

Aerial image of the subject property (property lines highlighted in blue):
R—— e E— — —

NIl | ST T
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Village at LaFranier Woods PUD Introduction-November 13, 2019 Planning Commission

STAFF COMMENT:
This is the introductory meeting for the application, intended to identify and outline broader issues for
your consideration as the application moves forward into the public process.

Uses:
A planned unit development may include any principal and other use(s) permitted by right, permitted
under special condition or permitted by special use permit in the zoning district where the land is located.
The Township Board may also authorize principal and other uses not permitted in the zoning district
where the land is located, provided appropriate findings of fact are made demonstrating that:
(a) The proposed uses, within the context of the overall development plan, are
harmonious and compatible with the planned uses of the site and the surrounding area, as
provided for within the master plan:
(b) The proposed density is in accordance with the policies and objectives set out in the
master plan; and
(¢) In areas where the surrounding lands have been substantially developed in accordance
with a particular land use character, pattern and density, the planned unit development
shall be consistent and compatible with that existing land use character, pattern and
density.

The proposed development has two uses, congregate housing and assisted living, which are not permitted
in the A-Agricultural zoning district where the land is located. However, the proposed uses are presented
as an overall complete plan, meet the requirements of the master plan, and are compatible with the
existing and developing land use pattern in the area.

Scope of Authority — Dimensional Standards.:

A planned unit development may alter and establish lot size limits, required facilities, buffers, open space
areas, density limits, setback requirements, height limits, building size limits, offstreet parking
regulations, landscaping rules, miscellaneous regulations, and intensity limits where such regulations or
changes are consistent with the intent and standards of the PUD section of the zoning ordinance.

Proposed Development and Phasing:
The proposed development would be comprised of the following buildings in four phases:
* Phase 1: One (1) three-story building complex containing 116 independent living units.
¢ Phase 2: Four (4) one-story duplex and eight (8) one-story fourplex independent cottages totaling
40 units.
® Phase 3: One (1) one-story building complex containing 113 assisted living units.
* Phase 4: One (1) three-story building complex containing 116 independent living units.

Based on this configuration, 385 total units are proposed. The site plan notes 393 units but the total of the
four phases equals 385 units.

Overall Design:

The proposed development is a large-scale development broken into four major phases. The pattern
results in a pod-like form that is functional. While there are certain constraints that require this form, it
may be possible to make slight adjustments that would provide a more cohesive, overall design. The main
drive through the development could provide a stronger gateway extending the boulevard further east
with sidewalks on both sides. The boulevard could then terminate at a central area with a large gazebo or
other defining structure. This central area could be a gathering space for residents for events (i.e.,
concerts, picnics). Furthermore, the building in phase #4 could be moved farther to the south to
accommodate central gathering area.
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Agency Review:

Agency reviews of the PUD application will include Grand Traverse Metro Fire Department, Grand
Traverse County Department of Public Works, Grand Traverse County Road Commission, and Grand
Traverse County Soil Erosion and Sedimentation Control.

Master Plan Considerations:

The subject site is designated as High Density Residential by the current Township Master Plan with a
planned density of 6 to 10 units per acre. Land to south and west is also designated as High Density
Residential. Land to the north is designated as Professional Office and land to the east is designated as
Low Density Residential with a planned density of 1 to 3 units per acre.

Minimum Site Size:
The minimum site size for a Planned Unit Development is 20 acres. The application is proposing a
development on 33.19 acres.

Site Accessibility:
A planned unit development shall be directly accessible from major thoroughfares as designated on the
Major Thoroughfare Plan for the Township. The Township may authorize a project that does not have
direct access to a major thoroughfare, provided appropriate findings of fact are made demonstrating that:
(a) The project is directly accessible from a public road of suitable design and
construction to handle any anticipated traffic that will be generated by the project;
(b) The anticipated traffic volumes are not reasonably expected to result in adverse
impacts for those uses and properties along the public road system; and
(c) The efficiency and safety of the overall public road system will not be negatively
impacted.

LaFranier Road is designated as a Minor Collector in the currently adopted Township Master
Thoroughfare Plan based on the National Functional Classification (NFC). LaFranier Road was
redesigned as a three-lane roadway to accommodate expected residential development in the area. The
proposed use is consistent with the existing and developing areas along LaFranier Road.

Open Space:

A planned unit development shall be designed to incorporate a minimum of 20% useable open space to
supplement the residents of the PUD and/or Garfield Township. These areas are anticipated to provide
recreational opportunities such as parks, trails, playgrounds, and other similar opportunities. Of the 33.19
net acreage of the subject site, 6.6 acres of open space is provided which meets the 20% requirement.
While the open space requirement is met, a considerable portion of the open space is marked for
stormwater retention and does not provide a usable amenity.

Density:
The proposed density is 11.5 units per acre. In comparison with other development densities in the
vicinity are as follows:

* Ridge 45 Apartments (east side of LaFranier Road) 8.8 units per acre

* Manitou Woods Apartments (west side of Garfield Road) 9 units per acre

® Sugar Plum Apartments (west side of Garfield Road) 8 units per acre
Height:

The maximum building height in the A-Agricultural district is 2-1/2 stories/35 feet. Building heights for
the proposed buildings are as follows:
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¢ Phase 1 Congregate Housing: 3 stories/37°-6”
* Phase 2 Cottage Housing: 1 story/16°-8"

® Phase 3 Assisted Living: 1 story/24°-0”

* Phase 4 Congregate Housing: 3 stories/37°-6"

In the R-3 Multiple Family Residential District, the maximum building height is 3 stories/40 feet.

Setbacks:
Setbacks of 50 feet on the front yard and 30 feet on all side and rear yards are provided.

Landscaping and Natural Features:

Landscaping and buffers are provided. The site is presently undeveloped and generally level with some
wooded areas. There is a low area to the southeast corner of the site. There are no significant natural
features,

Non-Motorized Circulation:

Sidewalks have been noted within the development. Additional walking paths in the open space area are
recommended as an amenity to residents. Section 522 of the Ordinance states public pathways shall be
constructed for all new development, re-developments, and amendments to previously approved site
development plans, including substantial additions or improvements to existing buildings with a
construction cost of twenty thousand dollars ($20,000.00) or more within a twelve-month period. The
type of pathway required shall be determined through the adopted Garfield Township Non-Motorized
Plan. According to the Non-Motorized Plan map, LaFranier Road is designated to have sidewalks along
the frontage of the subject parcel.

Vehicular Circulation:

The site plan proposes one driveway off LaFranier Road with a secondary emergency driveway located to
the north. A main drive bisecting the property will serve four development areas. To meet the intent of
Section 512 Access Management and Restrictions in the Zoning Ordinance, the development plan should
connect the frontage of the subject parcel to the adjacent properties to the north and south. Non-motorized
connection to south may also be considered to connect with future development via cross-access
easements.

Parking:
339 total parking spaces are provided. A breakdown of the parking is as follows:
® The independent living apartments and cottages are proposed to have one (1) parking space for
each unit. Housing for the elderly allows for one (1) parking space for each unit.
e The assisted living facility is proposed to have sixty-seven (67) parking spaces. For this facility
the range of parking is one (1) for each four (4) beds to one (1) for each two (2). The maximum
parking permitted is 57 parking spaces.

Lighting:

Details on the lighting pole was supplied, however a complete lighting plan is needed including exterior
lighting locations with area of illumination illustrated by point values on a photometric plan, Kelvin
rating, as well as the type of fixtures and shielding to be used.

Signs:

Details on the main entry sign was supplied, however a complete sign plan is needed indicating the
location, size and specifications of all signs and advertising features, including cross sections and any
directional signs.

Page 5 of 7
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Village at LaFranier Woods PUD Introduction-November 13, 2019 Planning Commission

Snow Storage:
While snow storage locations have been shown, snow storage calculations should be provided to
determine that the designated locations are sufficient.

Stormwater:
Parking lot and roof stormwater runoff will be managed onsite via an underground system. Stormwater
review by the Township Engineer will be required.

Traffic Impact Analysis:
Section 618 of the Zoning Ordinance states a traffic impact report shall be required for any major
development, special use permit, or site plan under the following described conditions:
(1) A proposed rezoning that could generate 150 or more directional trips during the peak
hour or at least 1,000 more trips per day than the most intensive use that could be
developed under existing zoning;
(2) A proposed development that will generate 150 or more directional trips during the
peak hour or at least 500 trips per day; or
(3) A proposed development for a S-acre or larger site; or
(4) Upon determination by the Director of Planning, or by the Planning Commission, that
a report is necessary to determine needed road improvements or to determine that unsafe
or hazardous conditions will not be created by the development as proposed.

The purpose of the traffic impact report is to identify the impacts on capacity, level of service (LOS), and
safety, which are likely to be created by a proposed development. A traffic impact report should identify
the improvements needed to:

(1) Ensure safe ingress to and egress from a site:

(2) Maintain adequate street capacity on adjacent public streets;

(3) Ensure safe and reasonable traffic operating conditions on streets and at intersections

in the vicinity of a proposed development;

(4) Avoid creation of or mitigate existing hazardous traffic conditions;

(5) Minimize the impact of nonresidential traffic on residential neighborhoods in the

community; and

(6) Protect the substantial public investment in the existing street system.

An initial estimate of the proposed development by staff believes that more than 2,000 trips will be
generated per day. Staff recommends that a traffic impact report be required.

ACTION REQUESTED:
Following an opportunity for applicant presentation and review by the Planning Commission, it would be
appropriate at a minimum to accept the application. The following motion is recommend for that action:

THAT Application PUD 2019-01 submitted by RW Properties I, LLC BE ACCEPTED.

If the Planning Commission is comfortable with the level of information submitted to date and does not
anticipate significant changes to the application materials, you may wish to schedule a public hearing for
the next regular meeting date. The following motion is recommended if you are prepared to take that
action.

THAT application PUD 2019-01 be scheduled for a public hearing at the regular meeting
of the Garfield Township Planning Commission on December 11, 2019.

Page 6 of 7
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Village at LaFranier Woods PUD Introduction-November 13, 2019 Planning Commission

If the Planning Commission requires additional information or significant changes to the site plan prior to
reviewing and deciding upon the application, the application should be tabled.

Any additional information that the Planning Commission determines to be necessary should be added to
this motion.

Attachments:
1. Project Narrative and Impact Statement dated October 10, 2019
2. 11" X 177 plan set provided by applicant dated October 10, 2019

Page 7 of 7
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THE VILLAGE AT LAFRANIER WOODS - A Senior Living Community

1. Applicant: RW Properties |, L.L.C.
950 Taylor Avenue
Grand Haven, Ml 49417
Phone: 616-842-2425, ext. 21 — Shirley Woodruff

2. Property Owner: Louis G. and Marvel R. LaFranier Trusts
15532 Bluff Road
Traverse City, Ml 49686
Phone: 231-250-1896 — Dixie Roethlisberger

3. The Applicant has control of the property under a Purchase Agreement, there are no other
know options or liens on the property.

4. Property Information: 2242 LaFranier Road
Traverse City, MI
Part of Parcel #28-05-023-041-00
33.94 total gross acres and 33.19 total net acres
Frontage on LaFranier Road: 992.85 feet
Dimensions: 992.85 feet x 1318.42 feet x 1319.11 feet x 518.74 feet x 325 feet x
800 feet

5. The Site Plan was prepared by:
Chip Ironside
Progressive North LLC
422 E. Mitchell Street, Unit 4B
Petoskey, Ml 49770
Phone: 231-487-9290

6. The development will be completed as a PUD which will include various types of housing,
services and amenities for seniors aged 55 and older. The development will include:
Phase #1 - 116 independent senior Congregate Apartments
20 independent senior Cottages
Phase #2 — 20 independent senior Cottages
Phase #3 — 62 Assisted Living Residences
Phase #4 — 116 independent senior Congregate Apartments
Phase #5 — 52 Assisted Living Residences

7. Project Phasing:

Phase #1 Commencement March 2020 and completion June 2021
Phase #2 Commencement in 2021 and completion in 2022
Phase #3 Commencement in 2022 and completion in 2023
Phase #4 Commencement in 2023 and completion in 2024

Phase #5 Commencement in 2024 and completion in 2025



T RAN S NAT l O N Contact l_nfnrmation: _
570 Seminole Road, Suite 102
TITLE AGENCY Muskegon, Ml 49444
Ph: 231-737-9111
Suzanne Balcom 231-737-9111
sbalcom@transmi.com

COMMITMENT FOR TITLE INSURANCE
Schedule A

Ref: 2242 LaFranier Rd (Parcel A - 33.93 acres), Traverse City, MI 49686
1. Commitment Date: February 20, 2019 at 8:00 am Commitment No.: 266348LKS

2. Policy or Policies to be issued:
2006 ALTA Owner's Palicy
Policy Amount: $24,000,000.00
Proposed Insured: LaFranier Woods Limited Dividend Housing Association Limited
Partnership, a Michigan limited partnership

ALTA Loan Policy - 6/17/06 WITHOUT EXCEPTIONS

Policy Amount $20,000,000.00
Proposed Insured Michigan State Housing Development Authorityits successors
and/or assigns

3. The estate or interest in the land described or referred to in this Commitment
is: Fee Simple

4. Title to the estate or interest in the land is at the Effective Date vested in

An undivided one-half (1/2) interest to the Trustee(s) of The Louis G. LaFranier
Revocable Inter Vivos Trust and an undivided one-half (1/2) interest to the Trustee(s)
of The Marvel R. LaFranier Revocable Inter Vivos Trust

5. The land referred to in this Commitment is described as follows
Located in the Township of Garfield, County of Grand Traverse, State of Michigan,

SEE ATTACHED EXHIBIT "A"

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to

Issue Policy, the Commitment Conditions; Schedule A: Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions
Countersigned by:

ORT Form 4690-A 6/06
Schedule A 3
ALTA Commitment for Title Insurance ﬂb&fb{
Underwritten by Old Republic National Title Insurance Company

Sharlene Shineidecker
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Exhibit “A”

PARCEL A:

Part of the Northwest 1/4 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West,
Garfield Township, Grand Traverse County, Michigan, being described as: Commencing at the
South 1/4 corner of said Section; thence North 00°57'30" East, along the North and South 1/4
line, 1642.85 feet to the point of beginning; thence North 00°57'30" East, continuing along the
North and South 1/4 line, 992.85 feet to the East and West 1/4 line; thence South 88°21'44"
East, along the East and West 1/4 line, 1318.42 feet to the West line of Carriage Hills; thence
South 00°56'41" West, along the West line of Carriage Hills, 1319.11 feet; thence North
88°18'28" West 518.74 feet; thence North 00°57'30" East 325.00 feet; thence North
88°18'28" West 800.00 feet to the point of beginning.

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment fo
Issue Policy, the Commitment Conditions, Schedule A; Schedule B, Part | — Requirements; and Schedule B, Part Il — Exceptions

© ORT Form 4690 A-6/06 revised 8-1-16

Schedule A

ALTA Commitment for Title Insurance

Underwritten by Old Republic National Title Insurance Company



Owner-Agent Approval Form

This document dated as of October 8, 2019 serves as the Charter Township of Garfield ‘s authorization
to accept and act on the PUD Application submitted by RW Properties I, LLC.

AGENT: RW Properties I, L.L.C.
950 Taylor Avenue, Grand Haven, Ml 49417

Phone: 616-842-2425, ext. 21 — Shirley Woodruff, Authorized Agent

OWNER: Louis G. and Marvel R. LaFranier Trust, u/a/d June 24, 1993, as amended

15532 Bluff Road, Traverse

Phone: 231-250-1896 — Dixie Roethlisberger, Trustee

=

Dixie Roethlisberger, Trustee

STATE OF MICHIGAN )
)SS.
COUNTY OF GRAND TRAVERSE )

The foregoing Owner-Agent Approval Form was acknowledged before me this CI :l'_l\ day of
October, 2019, by Dixie Roethlisberger, Trustee of the Louis G. and Marvel R. LaFranier Trust, u/a/d June

24, 1993 on behalf of said Trust.
()@)\/M @ ﬂfdvm be o

Notary Public, Gm r’\.(\ _\if AV S0 County, mi
My Commission Expires: B} . l (o .&)OQS

_—
Actingin County, Ml

CARRIE A ZINKE
Notary Pubtic - State of Michigan

County of Grand Traverse
My Commission Expires Feb 16, 2025
Acting in the County of
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266348LKS

Exhibit "A”

PARCEL A:

Part of the Northwest 1/4 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West,
Garfield Township, Grand Traverse County, Michigan, being described as: Commencing at the
South 1/4 corner of said Section; thence North 00°57'30" East, along the North and South 1/4
line, 1642.85 feet to the point of beginning; thence North 00°57'30" East, continuing along the
North and South 1/4 line, 992.85 feet to the East and West 1/4 line; thence South 88°21'44"
East, along the East and West 1/4 line, 1318.42 feet to the West line of Carriage Hills; thence
South 00°56'41" West, along the West line of Carriage Hills, 1319.11 feet; thence North
88°18'28" West 518.74 feet; thence North 00°57'30" East 325.00 feet; thence North
88°18'28" West 800.00 feet to the point of beginning.

This page is only a part of a 2016 ALTA Commitment for Titke Insurance. This Commitment is not valid without the Notice, the Commitment to
Issue Policy, the Commitment Conditions; Schedule A; Schedule B, Part | — Requirements; and Schedule B, Part Il — Exceptions.

ORT Form 4690 A-6/06 revised 8-1-16

Schedule A

ALTA Commitment for Title Insurance

Underwritten by Old Republic National Title Insurance Company
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Narrative
Residential PUD Request for The Village at Lafranier Woods

Justification for Request:

We are secking the Residential PUD as a way to tie the proposed development together
and allow for coordination of the three elements of the Senior Continuum of Care
Campus concept. Since the proposed use is not specifically defined within the ordinance,
the PUD is the ideal classification. If all three components of the development are
coordinated and effectively operate as one senior living -community as we propose, they
will offer a greater benefit to the residents and citizens of Garfield Township. The
commonality of design, ownership and management will provide an opportunity for our
seniors to age in place and not be forced to move as their needs change.

The following section takes excerpts from the zoning ordinance and follows with our
explanation of how the development will meet the requirement. The answers will be
written in red italic font to distinguish it from the language of the Ordinance.

423.E Approval Criteria
A special use is permitted only if the applicant demonstrates that:

(1) The proposed use will be consistent with the purpose and intent of the master plan and
this ordinance, including all regulations of the applicable zoning district; 7his land use is
in line with the master plan’s goals and specific objectives of providing a wide variety of
housing types as well as affordable housing options via state and federally administered
programs. It will also provide single-bedroom apartment units and accessible housing
options for seniors which are in high demand in the Township.

(2) The proposed use will be designed, constructed, operated and maintained so as to be
compatible, harmonious and appropriate with the existing or planned character and uses
of the constructed, operated and maintained so as to be compatible, neighborhood,
adjacent properties and the natural environment; /1'e believe our design adapts very well
to the character of the property by tying all of the design elements and circulation of the
three uses together in a unified design. Our architects have chosen materials and colors
in order to ensure compatibility of design and use with the neighboring properties.

(3) The proposed use will not be detrimental, hazardous or disturbing to existing or future
adjacent uses or to the public welfare by reason of excessive traffic, noise, dust, gas,
smoke, vibration, odor, glare, visual clutter, electrical or electromagnetic interference; /7'e
do not anticipate the proposed land use to have any adverse or detrimental effects to the
public or to existing or future adjacent uses. With regard to traffic levels, we anticipate
the additional traffic that would be generated based upon similar developments to easily
be met by the recently upgraded roads.

(4) Potential adverse effects arising from the proposed use on the neighborhood and
adjacent properties will be minimized through the provision of adequate parking, the
placement of buildings, structures and entrances, as well as the provision and location of
screening, fencing, landscaping, buffers or setbacks; 7he site has been designed with
adequate parking in mind and in line with the local ordinance. Placement of buildings,



Narrative
Page 2 of §

structures, entrances and, landscaping were all done to minimize any potential adverse
effects.

(5) The proposed use will retain as many natural features of the property as practicable,
particularly where the natural features assist in preserving the general character of the
neighborhood; We have designed the site in a way to minimalize impact to the natural
character of the land. We will be trying to preserve as much of the boundaries and
wooded areas as possible.

(6) Adequate public and private infrastructure and services such as streets, water and
sewage facilities, drainage structures, police and fire protection, and schools, already
exist or will be provided without excessive additional requirements at public cost;
Designers worked with local utility and service providers to ensure the site would meet
their standards and there was adequacy to serve.

(7) The establishment, maintenance, or operation of the proposed use shall not be
detrimental to or endanger the public health, safety, morals, comfort, or general welfare;
The construction and ongoing operating will not endanger public health, safety, morals,
comfort, or general welfare.

(8) The public interest and welfare supporting the proposed use shall be sufficient to
outweigh individual interests that are adversely affected by the establishment of the
proposed use; The development will provide quality and affordable housing to meet the
growing demand for smaller and accessible housing options for Garfield Township
seniors providing them with a Continuum of Care Community to allow them to safely age
in place.

(9) Adequate measures shall be taken to provide ingress and egress so designed as to
minimize traffic hazards and to minimize traffic congestion on the public roads;

Charter Township of Garfield Zoning Ordinance Article 4, Page 4-24 4 single boulevard
entry is designed for ingress and egress from the development and is aligned with the
entrance into the multi-family development located across from the PUD on the west side
of LaFranier. The design was approached in such a way to minimize traffic congestion
and hazards for both the residents and general public alike.

(10) Adequate measures shall be taken to provide vehicular and pedestrian traffic within
the site, and in relation to streets and sidewalks servicing the site in a safe and convenient
manner; -7he site is designed with walkability and the safety of the residents in mind. This
incorporates visible and defined sidewalks throughout the entire site as well as along the
property frontage on Lafranier.

(11) The proposed use shall not impede the orderly development and improvement of
surrounding property for uses permitted within the zoning district. 7he development
would not impede the orderly development of surrounding property.

426.A.1 Generally

An application for a planned unit development may be submitted on any parcel or
contiguous parcels within the Township where the site meets one (1) or more of the
following criteria:

(a) Mixed or varied uses are proposed that cannot be achieved under a single zoning
district; The proposed site incorporates 3 distinct separate uses. Standalone independent
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cottage units, independent congregate care apartments, and assisted living residences.
(b) The site exhibits unusual topography or a unique setting within the community; 7/e
site does not include unique topography or a unique setting within the community.

(c) Innovation and variety of design are proposed that are not achievable under the
current zoning districts of this ordinance; The unique nature of the separate uses that
come together to complete the senior living campus are currently not achievable under
any of the current existing zoning districts.

(d) Additional amenities are made possible by and incorporated within the development;
The sharing of amenities such as dining services, housekeeping, laundry, and activities
across the multiple uses are uniquely enabled thought the use of the PUD.

(e) A substantial public benefit is proposed within or as a result of the project; 7/e
project will generate both affordable housing units and additional senior housing units
for the township. Both of these are presented as goals in the current Five-Year Master
Plan.

(f) A cross-jurisdictional development is proposed that warrants flexibility in terms of
design and layout N/4

426.A.3 Site Accessibility

A planned unit development shall be directly accessible from major thoroughfares as
designated on the Major Thoroughfare Plan for the Township. The Township may
authorize a project that does not have direct access to a major thoroughfare, provided
appropriate findings of fact are made demonstrating that:

(a) The project is directly accessible from a public road of suitable design and
construction to handle any anticipated traffic that will be generated by the project; 7he
project is directly accessible from Lafranier Road, and with its recent improvements will
easily handle any traffic generated by the development.

(b) The anticipated traffic volumes are not reasonably expected to result in adverse
impacts for those uses and properties along the public road system; 7/e anticipated
traffic volumes from the proposed use should not have an adverse effect on other
properties along the road. Due to the inclusion of on site services, the use of bus trips for
outings and grocery runs, and the limited mobility of our residents we do not anticipate
any issues.

(c) The efficiency and safety of the overall public road system will not be negatively
impacted. The efficiency and safety of the overall public road system will not be
negatively impacted.

426.E.1 Scope of Authority — Uses

A planned unit development may include any principal and other use(s) permitted by
right, permitted under special condition or permitted by special use permit in the zoning
district where the land is located. The Township Board may also authorize principal and
other uses not permitted in the zoning district where the land is located, provided
appropriate findings of fact are made demonstrating that:

(a) The proposed uses, within the context of the overall development plan, are
harmonious and compatible with the planned uses of the site and the surrounding area, as
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provided for within the master plan; Addressed previously in regard to section 423.E
(b) The proposed density is in accordance with the policies and objectives set out in the
master plan; and While the proposed density is higher than allowed under multifamily
residential, the average household size in an age restricted (55+) community is also
much smaller with over 75% of households being one person in size. The Master Plan
also laid forth the objective to consider incentives such as density bonuses to encourage
the development community to include accessible housing.

(c) In areas where the surrounding lands have been substantially developed in accordance
with a particular land use character, pattern and density, the planned unit development
shall be consistent and compatible with that existing land use character, pattern and
density. While the majority of the Lafranier family parcel remains undeveloped we feel
that the land use, character, and density proposed is in character with recent and
proposed development along Lafranier Road.

426.E.4 Criteria

In order to foster the attractiveness of a planned unit development and its surrounding
neighborhoods, preserve property values, provide an efficient road and utility network,
ensure the movement of traffic, implement comprehensive planning, and better serve the
public health, safety, and general welfare, the following criteria apply to planned unit
developments. These criteria shall neither be regarded as inflexible requirements, nor are
they intended to discourage creativity or innovation.

(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; Charter
Township of Garfield Zoning Ordinance Article 4, Page 4-44 Previously addressed in
423.E.2

(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;
Previously addressed in 423.E.6

(c) The uses and development are warranted by the design of additional amenities made
possible with, and incorporated by, the development proposal; Previously addressed in
426.4.1.d

(d) Insofar as practicable, the landscape shall be preserved in its natural state by
minimizing tree and soil disturbance and removal; 7o the largest extent possible we plan
to leave as much existing soil and trees in place and maintain as much of the natural
boundaries and barriers as possible.

(e) Existing important natural, historical and architectural features within the
development shall be preserved; N/4

() 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; Previously
addressed in 423 .E.2

(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
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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;
Previously addressed in 423.E.9/10

(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; Landscaping
design was done to create natural feeling buffers from neighboring parcels and the
differing uses within the development. It was also done to create a pleasant walkable
community that people are proud to be a resident of.

(i) The development consolidates and maximizes useable open space; 7/e site plan was
designed to maximize open green spaces while still proving proper infrastructure for the
residents.

(j) The benefits of the development are not achievable under any single zoning
classification; and Previously addressed in 426.4.1.a

(k) The development is compatible with the intent and purpose of the adopted master
plan. Previously addressed in 423.E. 1
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SUP-2019-06 Michigan State University Federal Credit Union — Introduction

B Charter Township of Garfield
B 2o Planning Department Report No. 2019-150

7. c.

Prepared:

November 6, 2019 Pages: X

Meeting:

November 13, 2019 Planning Commission Attachments: X

Subject:

SUP-2019-06 Michigan State University Federal Credit Union — Introduction

File No.

SUP-2019-06 | Parcel No. 05-016-012-00 & 05-016-013-00

Owner:

Michigan State University Federal Credit Union

Agent:

Gosling Czubak Engineering Sciences, Inc.

BRIEF OVERVIEW:

3750 N.US 31

4.62 acres, combined for two parcels

Existing uses include offices and a vacant site
C-G General Commercial zoning district

PURPOSE OF APPLICATION:

This application requests approval of a Special Use Permit (“SUP™) for a financial institution including a
drive-through. Drive-in or drive-through businesses not otherwise identified are permitted via special use
permit in the C-G district.

SUBJECT PROPERTY:

The site is located on the east side of US 31, just south of Big Boy and across from Meijer. The applicant
plans to merge the two subject parcels, demolish the existing buildings, and construct a new building for a
financial institution with drive-through. There are two access drives for the site, one drive for each of the
existing parcels. The proposed drive-through would include three drive-through service lanes at the back
of the site.

Page 1 0f 6
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SUP-2019-06 Michigan State University Federal Credit Union — Introduction

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:

In approving any special use permit pursuant to Section 423, the Planning Commission may impose such
reasonable standards, conditions, or requirements, in addition to or that supersede any standard specified
in this ordinance, as it may deem necessary to protect the public interest and welfare. Such additional
standards may include, but need not be limited to:

a) Financing;

b) Availability of adequate public facilities or services;

c) Dedication of land;

d) Reservation of land;

e) Creation of special assessment districts;

f) Creation of restrictive covenants or easements;

g) Special setbacks;

h) Yard requirements;

1) Increased screening or landscaping requirements;

j) Area requirements;

k) Development phasing; or

1) Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of
environmentally sensitive areas, and similar characteristics.

Section 730 of the Zoning Ordinance outlines several specific regulations and conditions for drive-in and
drive-through uses, including the following:

Service and dining may be in automobiles or outdoors, but all other activities shall be carried on within a
building.

The site plan shows three drive-through service lanes at the back of the building and two ATM
lanes near the southern edge of the site. Service will be provided to customers in automobiles; all
other proposed activities would be inside the building.
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SUP-2019-06 Michigan State University Federal Credit Union — Introduction

A setback of at least sixty (60) feet from the right-of-way line of any existing or proposed street shall be
maintained.

The drive-through lanes are proposed for the back of the building; setbacks are at least 60 feet.

Ingress and egress points shall be located at least fifty (50) feet from the nearest edge of the traveled
portion of any intersecting streets.

There are no intersecting streets within 50 feet.
Pedestrian areas shall be clearly marked and maintained.

The site plan shows internal sidewalks around the front and sides of the building and a designated
connection to the pathway on US 31, using part of one of the existing access drives.

Only one (1) ingress-egress drive shall be allowed per major thoroughfare.

There are two existing ingress-egress drives for this site. The southern drive will be the primary
ingress-egress drive and accommodate two-way traffic. The northern drive appears to only allow
for one-way traffic going out of the site and includes a designated connection to the pathway on
US 31. Since there are two existing parcels, each has had their own access drive.

All parking requirements shall comply with Article 5 of this Ordinance.

Financial institutions have a minimum parking requirement of 1 space for each 200 square feet of
floor area and a maximum 1 space for each 100 square feet of floor area. The proposed building
will be 10,131 square feet, giving a minimum of 51 spaces and a maximum of 102 spaces. There
will be 58 total parking spaces, including 4 barrier-free, as well as 1 loading space.

Bicycle parking shall be provided at the rate of 2 spaces per 25 motor vehicle spaces. There are 3
bike racks proposed which will give space for 6 bicycles.

For buildings at least 2,000 square feet up to 12,500 square feet of gross floor area, the site shall
have one small loading space at least 10 feet wide by 20 feet long, which is shown on the north
side of the site.

Notwithstanding the dimensional standards of this Ordinance, lots used for drive-in businesses and drive-
in or drive-through restaurants shall have a minimum width of one hundred (100) feet.

Upon combination of the parcels, the lot width will be 460 feet.

Queuing requirements, drive-in and drive-through businesses shall be designed to accommodate the
maximum number of queuing vehicles that may be expected to seck service at any one time without
queuing onto an adjacent thoroughfare, including service drives. The determination as to the required
queuing spaces shall be established by the Planning Commission based upon the anticipated number of
vehicles likely to queue while waiting for service. The Planning Commission may require more than
twelve (12) queuing spaces based upon evidence presented to it, but in no event shall the required number
of queuing spaces be reduced below twelve (12).

There are three drive-through service lanes. The site plan does not specifically show if twelve
(12) cars can be accommodated but there appears to be enough space at the rear and side of the
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site. There are also two ATM lanes at the southern end of the site, but these are not considered to
be drive-through lanes. To allow for queuing in the ATM lanes, the ATM may be shifted to the
east to accommodate queuing vehicles.

Notwithstanding the provisions of this section, the queuing of vehicles onto the traveled portion of a
public roadway providing access to the business establishment such that queuing interferes to an extent
with the free flow of traffic on the traveled portion of that roadway shall subject the Special Use Permit
holder to enforcement action, including fines, injunctive relief and/or revocation of the Special Use
Permit.

This requirement shall be enforced as needed as part of the operation of the site.

The site shall have been found to be a suitable site for a drive-in or drive-through establishment, with
regard to traffic safety, by a registered engineer with an educational specialization in traffic engineering.

The applicant shall provide information demonstrating that this requirement is met.

Other site plan elements include the following:

Natural Features

The site is adjacent to Kids Creek and to wetlands. Specifically, the site is near state-regulated wetlands
which could potentially be subject to wetland delineation identification and certification from EGLE. The
proposed area for redevelopment of the site does not have any significant natural features.

Building Dimensions
The proposed building height will be 25.31 feet, which meets the maximum height of 35 feet in the C-G

district. The site plan shows the building setback envelope and that the building will fit within all of the
setbacks.

Cross-Access
The parking lot will have two stubs for future connections to neighboring sites allowing for cross-access

and ingress-egress between sites. As part of this process, an easement shall be recorded to document the
Cross-access agreement.

Snow Storage

The site plan identifies the total parking lot area as 41,500 square feet. Snow storage is required as a rate
of 10 square feet per 100 square feet. The southern and eastern parts of the site near the detention basis
are designated as the snow storage area, totaling 4,330 square feet to meet this standard.

Storm Water Management
Storm water management is subject to review and approval by the Township Engineer.

Signage
An entry wall sign and ground sign are proposed. In the C-G district, the following signs are permitted:

e One freestanding sign. For a lot of this width, the freestanding sign may be up to 80 square feet
in area per sign face. The sign must be set back 10 feet from all lot lines. The sign proposed is a
monument sign, which shall have a maximum height of 10 feet. The proposed sign is 50 square
feet per sign face, set back 33.5 feet from the nearest lot line, and is just under 8 feet in height.
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One wall sign. The maximum area is 100 square feet or 20% of the wall area, whichever is less.
The proposal includes on wall sign on the front of the building at 32 square feet.

Signs are subject to a sign permit application and review.

Lighting / Photometric Plan

The electrical site plan shows the proposed lighting for the site. Lighting requirements are in Section 517
and include the following:

Shielding and Filtration. Lighting fixtures shall provide a glare free area beyond the property line
and light shall be confined to the lot from which it originates. All fixtures shall have full cut-off
and shall not direct light upwards. The light poles as shown on Polebase Detail 1 are downward
directed, but the proposed flood lighting is not downward directed.

[llumination. Average illumination levels shall not exceed 3.0 foot-candles for the main parking
area, 2.0 foot-candles for the peripheral parking area, 5.0 foot-candles for the main drive areas,
and 20.0 foot-candles directly below the lighting fixture. Illumination shall also not exceed 1.0
foot-candles adjoining another nonresidential zoning district along a local street or property line.
Based on the photometric plan provided, the proposed lighting would meet these standards.

Color Temperature. All proposed lamps shall emit light measuring 3,500 K or warmer on the
Kelvin scale. No information on color temperature is shown.

Pole Height. All pole-mounted lighting shall not exceed the maximum permitted height of the
zoning district. The proposed pole height is 22 feet, including the base structure, which meets the
maximum height of 35 feet in the C-G district.

Landscaping and Screening
The plan includes extensive new landscaping proposed as part of the site redevelopment. The relevant
landscaping standards for this site include the following:

Buffer. The primary use on the site and adjacent sites is commercial. Commercial uses require a
Type “B” buffer between them. A Type “B” buffer consists of the following:
o Two large trees, one medium or small tree, and 4 shrubs per 100 linear ft. of greenspace
o Minimum width of 10 feet
o Ground cover (e.g. lawn space) on areas not used for parking

Parking Area Landscaping. This section applies to all parking areas of more than ten (10) spaces
including the following requirements:
o Minimum width of 10 feet on the parking area perimeter where not adjacent to a building
and planted according to buffer requirements (no additional planting requirements)

The landscape plan includes a total of 13 large deciduous trees, 17 small deciduous trees, 15 evergreen
trees, 32 deciduous shrubs, and 38 evergreen shrubs, along with grasses and other ground cover. Based
on the information provided on the landscape plan, these buffer standards appear to be met.

Trash Enclosure
The dumpster and enclosure will be in the northeast corner of the site, just beyond the drive-through area.
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Development Impacts

An Impact Assessment was submitted with the application. As mentioned above, the site is near wetlands
to the east and the site development must not negatively impact these wetlands. The site is served by the
existing municipal water and sewer systems.

ACTION REQUESTED:

The purpose of the introductory meeting is to accept the application and to identify any concerns that
should be addressed prior to holding a public hearing on the application. As such, following an
opportunity for applicant presentation and Commissioner discussion, the following motion is offered for
consideration:

MOTION THAT application SUP-2019-06 for a Special Use Permit for a financial
institution including a drive-through at 3750 N. US 31 BE SCHEDULED for a public
hearing for December 11, 2019.

Any additional information the Commissioners deem necessary should be added to this motion.
Attachment:

1. 117 x 177 site plan set from applicant dated October 10, 2019
2. Impact Assessment submitted October 10, 2019
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engineering sciences, inc. Environmental Services

Special Use Permit Application
Supplemental Attachment
For
Michigan State University Federal Credit Union
3750 N. US-31

Impact Assessment:

* A written illustrative description of the environmental characteristics of the site prior to
development, i.e., topography, soils, vegetative cover, drainage, streams, creeks or ponds.

The site is currently two parcels which are currently and historically developed with general
commercial buildings. The two parcels will be combined into one for this proposed credit
union. The overall topography of the site is fairly flat with paved parking areas with slopes
generally ranging from 1%-3% to facilitate drainage. There is approximately 85 feet of US-
31 right-of-way between the back of curb and property line through which Kid’s Creek flows.
The creek is carried under the existing driveways servicing the site by 48-inch corrugated
steel culverts. Vegetative cover in this area consists of a mixture of trees grass, and native
plants. Storm water from the site currently drains to two catch basins which discharge to a
storm water basin at the northeast interior corner of parcel 2 behind the existing office
building. The east side of the site contains a wetland area and wooded cover. Another
tributary of Kid’s Creek is present at the very north point of parcel 2 and cuts through the
wetland. Soils at the site are identified by the USDA Natural Resources Conservation
Service as the Edwards muck series (Es). Soil borings conducted over the site generally
identified fine silty sands and gravels.

* Types of uses and other man-made facilities.

The proposed use for the requested building is a financial institution (credit union). A three-
lane drive through connected to the building is proposed. A two-lane stand alone ATM drive
through is also proposed on the site. Currently the site has three buildings. One is a multi-
tenant office building, one is a chiropractic practice (Smith Chiropractic & Wellness), and the
third building is a storage building. The south parcel previously had a building believed to
be a flooring retailer which has been razed.

* The number of people to be housed, employed, visitors or patrons and vehicular and
pedestrian traffic.

Itis estimated that approximately 25 employees could be present at this credit union to
service a mixture of drive-through and walk in customers during a typical business day.

1280 Business Park Drive, Traverse City, Ml 49686-8607
231-946-9191 800-968-1062 Fax: 231-941-4603



* Phasing of the project including ultimate development proposals.
The project will be developed in one phase.

* Natural features which will be retained, removed and/or modified including vegetation,
drainage, hillsides, streams, wetlands, woodlands, wildlife and water. The description of the
areas to be changed shall include their effect on the site and adjacent properties. An aerial
photo may be used to delineate the areas of change.

The area that is proposed to be developed for the building, drive through, ATM, and parking
is the general area that is currently or has previously been developed for this site. A small
undeveloped area between the existing developed area and wetlands will be utilized for the
detention basin for this site. Required setbacks from Kid's Creek will provide additional
buffer between the parking area and the creek. The existing wetlands and wooded area to
the east (rear) of the site will be retained. Required landscape buffers will be provided
along the adjacent properties. Future connections to the neighboring properties are also
provided for.

* The method used to serve the development with water and sanitary sewer
facilities.

Municipal water and sewer exist along the US-31 corridor and currently serves the site. The
sewer service from the building can be connected to the existing inspection manhole for the
office building. New water service will need to be tapped from the main to provide fire
suppression protection and domestic service.

* The method to control drainage on the site and from the site. This shall include
runoff control during construction periods.

Storm water will be collected by catch basins and storm sewer piping. Underground
storage is proposed in two areas of the parking lot which connects to a new detention basin.
Storm water is slowly released from the detention basin to the wetland area to the north.
The combined storage volume and release rate provided meets the Garfield Township
Stormwater Control Ordinance.

* If public sewers are not available to the site, the Applicant shall submit a current
approval from the Health Department or other responsible public agency indicating approval
of plans for sewage treatment.

Not applicable.
*The method used to control any increase in effluent discharge to the air or any
increase in noise level emanating from the site. Consideration of any nuisance that would

be created within the site or external to the site whether by reason of
dust, noise, fumes, vibration, smoke or lights.

~ GoslingCz uha
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The proposed use at this site will not cause any increase in effluent discharge to the air or
noise level emanating from the site. Typical construction noises can be expected during the
removal of the existing structures and construction of the proposed building and
improvements.

* An indication of how the proposed use conforms with existing and potential development
patterns and any adverse effects.

The proposed use is a consistent with development patterns along this US-31 corridor. The
underlying credit union use proposed is a permitted use by right of the zoning district. The
proposed drive through use requires obtaining the Special Use Permit. 4-Front Credit
Union is a similar use with a drive through just south west of this site within the same zoning
district. No adverse effects are anticipated with the proposed use.

* Name and address of person responsible for preparation of this statement.

Robert M. Verschaeve, P.E.

Gosling Czubak Engineering Sciences, Inc.
1280 Business Park Drive

Traverse City, Michigan 49686
231-946-9191

email: rmverschaeve@goslingczubak.com

* Description of measures to control soil erosion and sedimentation during grading and
construction operations and until a permanent ground cover is established.
Recommendations for such measures may be obtained from the County Soil Conservation
Service.

The disturbed areas for this project will be kept to the minimum required to construct the
proposed improvements. Silt fence will be installed at the limits of disturbance and at
critical areas to prevent sediment from leaving the site. Inlet protection will be placed at
catch basins as they are constructed. Additionally, contractors will follow soil erosion and
sedimentation control permit requirements.

* Type, direction and intensity of outside lighting.

The exterior lighting details are as shown on the electrical site plan drawing. A photometric
plan of the exterior building lighting is included as part of this drawing.

* General description of deed restrictions (including easements) if any.

There are typical utility easements that provide service to this parcel. The existing site
survey sheet identifies these.

° L),
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Basis for Determination:

1.) General Standards (Section 8.1.3)

a.) Be designed, constructed, operated and maintained so as to be harmonious, compatible,
and appropriate in appearance with the existing or intended character of the general vicinity
and that such a use will not change the essential character of the area in which it is
proposed.

The proposed building is compatible and harmonious with the neighboring uses in the
general vicinity of this general commercial zoning district. Similar financial institutions with
drive throughs and restaurants with drive throughs exist nearby.

b) Not be hazardous or disturbing to existing or future uses in the same general vicinity and
will be a substantial improvement to property in the immediate vicinity and to the community
as a whole.

The proposed financial institution use will not be hazardous or disturbing to existing or
future uses as it is proposed in this district. As previously pointed out, there are similar uses
nearby in the general vicinity. This use will provide a positive development to this site as
part of it is vacant from an old building that was razed years ago. The community will
benefit from the additional jobs and consumer choice brought by this institution.

c) Be served adequately by essential facilities and services, such as highways, streets,
police, fire protection, drainage structures, refuse disposal, water and sewage facilities, or
schools.

The existing municipal water and sewer infrastructure is in place to easily service the
proposed building and provide sufficient water for fire suppression. The change in use of
the site should have almost no effect on the surrounding highways and streets. Refuse
disposal will be accomplished with a dumpster unit in an attractive enclosure.

d) Not create excessive additional requirements at public cost for public facilities and
services.

The costs of all proposed improvements will be paid for by the property owner.
e) Not involve uses, activities, processes, materials, and equipment or conditions of
operation that will be detrimental to any persons, property, or the general welfare by fumes,

glare or odors.

The financial institution character of the proposed use and the activities associated with it
should not be detrimental to the general welfare of persons or properties within the vicinity.

i p—— [ ] {' L L
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2.) Specific Standards (Section 8.1.3)

a) That the applicant may legally apply for site plan review.
The applicant is the owner of the parcels and has full legal rights to make this application.
b) That all required information has been provided.

The applicant believes all required information as well as supplemental supporting
information has been provided.

¢) That the proposed development conforms to all regulations of the zoning district in which
it is located.

The applicant believes this is true.

d) That the plan meets the requirements of Garfield Township for fire and police protection,
water supply, sewage disposal or treatment, storm drainage and other public facilities and
services.

The applicant believes this is true. Reviews and permits will be applied for as required as
the project progresses.

e) That the plan meets the standards of other governmental agencies where applicable, and
that the approval of these agencies has been obtained or is assured.

The applicant believes this is true. All necessary permits will be obtained prior to
construction.

f) That natural resources will be preserved to a maximum feasible extent, and that areas to
be left undisturbed during construction shall be so indicated on the site plan and at the site
per se.

There is no disturbance to the existing wetland proposed and this will be protected and
enhanced by the proposed storm water control for the site. Additional buffer to Kids Creek
along US-31 will also be realized due to the required setbacks.

g) That the proposed development property respects floodways and flood plains on or in the
vicinity of the subject property and open space areas as designated on the future land use
map of Garfield Township.

The property is not within a floodway, floodplain and there are no Township identified open
spaces on site.

g 1 [} --‘ I: 3
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h) That the soil conditions are suitable for excavation and site preparation, and that organic,
wet or other soils which are not suitable for development will either be undisturbed or
modified in an acceptable manner.

Soil conditions are suitable for construction by virtue of the property being currently
developed. A geotechnical soils investigation has been completed which identifies soils as
suitable for construction.

i) That the proposed development will not cause soil erosion or sedimentation problems.

Soil erosion and sedimentation control measures are shown on the plans and are designed
to meet local standards and construction best practices.

J) That the drainage plan for the proposed development is adequate to handle anticipated
storm water runoff, and will not cause undue runoff onto neighboring property or
overloading of water courses in the area.

Storm water management is handled through a series of connected underground storage
chambers and a detention basin. Discharge is controlled by a slow release structure which
keeps the rates blow what is allowed. The discharge is directed to the lowest portion of the
existing wetland on the site.

k) That grading or filling will not destroy the character of the property or the surrounding
area, and will not adversely affect the adjacent or neighboring properties.

Site grading is limited to what is necessary to construct drainable parking and drive areas.
The elevations are close to the existing elevations. Adverse impact to neighboring
properties is not anticipated.

I) m) That phases of development are in a logical sequence, so that any one phase will not
depend upon a subsequent phase for adequate access, public utility services, drainage or
erosion control.

The development will not be phased and will be constructed at one time.

n) That the plan provides for the proper expansion of existing facilities such as public
streets, drainage systems and water sewage facilities.

No expansion of public streets, drainage systems, water, or sewage facilities are required or
proposed.

o) That landscaping fences or walls may be required by the Planning Commission in
pursuance of the objectives of this Ordinance.

The plans do not call for landscaping fences or walls, and it is the Applicant’s opinion that
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none are required by the Ordinance. Required landscaping is provided and detailed in the
included Landscaping Plan.

p) That parking layout will not adversely affect the flow of traffic within the site, or to and
from the adjacent streets.

The parking layout for the site has been designed to work with the existing access drives
servicing the site. The flow is consistent with what is typical for this type of use to serve
customers and employees.

q) That vehicular and pedestrian traffic within the site, and in relation to streets and
sidewalks serving the site, shall be safe and convenient.

The traffic with the site works with the existing access drives servicing the site. A safe and
convenient direct connection for bicyclists and pedestrians using the regional trail along US-
31 is also proposed.

r) That outdoor storage of garbage and refuse is contained, screened from view and located
so as not to be a nuisance to the subject property or neighboring properties.

Refuse storage for the proposed store is accomplished with a dumpster pad screened with
a masonry enclosure. Itis located behind the building in an accessible location that isn’t a
nuisance to neighboring properties.

s) That the proposed site is in accord with the spirit and purpose of this Ordinance and not
inconsistent with, or contrary to, the objectives sought to be accomplished by this Ordinance
and the principles of sound planning.

The proposed use at this site is in accord with the spirit and purpose of the Ordinance. The
use is allowed by the zoning and supported by the Master Plan at this location.
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