CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING

Wednesday, August 14, 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

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 Board Rules and Procedures: a.) any person wishing to address the Board 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 — July 24, 2019

. Correspondence

. Reports
a. Township Board

b. Planning Commissioners
c. Staff Report

. Unfinished Business

a. PD 2019-97 Alpers SUP Renewal — Public Hearing



b. PD 2019-98 Chelsea Park West PUD Amendment — Public Hearing
c. PD 2019-105 Grand Traverse Leisure — Plan Review Application

7. New Business
a. PD 2019-95 Traverse City Senior Living — Conceptual Review
b. PD 2019-96 LaFranier Hammond Conditional Rezoning — Conceptual Review
c. PD 2019-99 Hickory Hills SUP Amendment — Introduction
d. PC 2019-100 Harris Hills Site Condominium - Introduction

8. Public Comment

9. Other Business

10. 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
July 24, 2019

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

Roll Call of Commission Members:

Present. Robert Fudge, Joe Robertson, Pat Cline, Chris DeGood, Steve Duell, and Joe
McManus

Absent and Excused: John Racine

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

1. Review and Approval of the Agenda — Conflict of Interest (7:01)
Duell moved and Robertson seconded to approve the agenda as presented.

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

2. Minutes (7:01)
a. July 10, 2019
Fudge moved and Cline seconded to adopt the minutes of July 10,
2019 as presented

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

s Correspondence (7:01)
None

4. Reports (7:02)
a. Township Board Report

Duell commented on the procedures of the Planning Commission and
Township Board as it related to the Terra Energy development.
Commissioners will address it tonight under item 5b. The different
procedure would save developers one month of time. The Green US 31
rezoning was denied and the French Manor project was approved. A five-
year extension lease was approved for the YMCA. Zoning Ordinance text

amendments were introduced and the Cass Road Drain project was
discussed.

b. Planning Commissioners
No reports
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C.

Staff Report
Sych commented on the YMCA building and the township plans for that
building.

5. Business to Come Before the Commission

a.

PD 2019-92 Grand Traverse Leisure — Proposed Outdoor

Display SPR Application Follow Up (7:13)

Planning Director John Sych said they realized that the report written on
behalf of Grand Traverse Leisure was interpreted differently by the
Planning Department than it was by the Planning Commission. Deputy
Planning Director Hannon said that Section 613A(1)(c) should be the
deciding factor in this case. The phrase “permitted in the district” refers to
the commercial uses which allow the Planning Commission to approve a
display area if the commercial use is allowed in the district. Hannon said
that the application should solely be based on Section 613A(1)(c)for the
outdoor display area and that Section 320B(7) and Section 765 do not
apply to this case since outdoor sales is not the primary use. Planning
Commissioners commented on outdoor display, outdoor sales and
outdoor storage. Commissioners discussed sales and display being the
same concept and agreed that the definitions of sales and display need
more clarity. The planning department is asking for a re-introduction of
this request, allowing the applicant to designate a specific area for the
display and then taking up the subject more in depth at a later date. Don
Alford the co-owner of the company commented on what would be
displayed. Commissioners agreed to re-introduce the request at the next
regularly scheduled meeting.

PD 2019-93 Development Review Procedures (7:53)

Planning Director Sych said that the timing of the procedures for a review
of a development application hinders the speed of the entire process. Now
it takes approximately 4 months to get a development through the
process. A proposed procedural amendment would allow for projects
without major issues to proceed more quickly through the process, while
still allowing the Planning Commission more time to proceed on projects
that have major issues. The Findings of Fact would be reviewed at the
Planning Commission’s second meeting of the month, cutting time from
the entire process. This procedure would only be beneficial if the
applicant’s project was problem free. Commissioners discussed the
timelines for developers. Staff said that they would work to draft some
guidelines for the application process.

Sign Discussion Continued (verbal) (8:38)

Deputy Planner Hannon reviewed an example of a conforming sign
ordinance with Planning Commissioners. He said that some of the
concepts may need to be clarified along with the definitions. Regulations
for common signs and their definitions need to be addressed. The sign
ordinance cannot refer to the content of signs because of free speech. He
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gave examples of what should be included in a good and legal sign
ordinance and added that a one page summary chart would be a good
idea and make the entire subject easy for the public to understand. He
asked for guidance from commissioners on how to proceed with changes
to the Garfield Township Ordinance. Suggestions included waiting on the
entire process or working on the sign ordinance in chunks.

Barlow Garfield Neighborhood Plan Update (verbal) (9:13)

Planning Director Sych said that there will be a draft of the proposed plan
at the end of August for commissioner review and a possible public
session for comments in October. A visual preference survey will be done
for the public showing design elements and different types of buildings.

7. Public Comment (9:18)

None

8. Items For Next Agenda — August 14, 2019 (9:18)

@000 UTw

Chelsea Park West PUD Amendment — Public Hearing

Alpers SUP Renewal — Public Hearing

Harris Hills Site Condominium — Introduction

Hickory Hills SUP Amendment - Introduction

Traverse City Senior Living — Conceptual Review

NE Corner of LaFranier/Hammond — Conceptual Review

Grand Traverse Leisure — Re-Introduce Outdoor Display SPR Application

Duell asked about another public comment time on the agenda.

9. Adjournment

Fudge moved to adjourn the meeting at 9:28pm.

Joe Robertson, Secretary
Garfield Township Planning
Commission

3848 Veterans Drive
Traverse City, Ml 49684



Alpers Excavating Sand and Gravel Pit-Special Use Permit Renewal-Planning Commission-Public Hearing

.E:"\

gy Charter Township of Garfield
;;-;za Planning Department Report No. 2019-97

Prepared: August 5, 2019 Pages: 5

Meeting: August 14, 2019 Planning Commission Attachments: X

Subject: Alpers Excavating Sand and Gravel Pit-Special Use Permit Renewal-Public Hearing
File No. SUP-2008-02-B | Parcel Nos. 28-05-019-001-00 and 28-05-018-041-00
Applicant/Owner: | Alpers Excavating, Inc.

BRIEF OVERVIEW:

e 2767 Zimmerman Road (north of Silver Lake Road)
e Approximately 63 acres in area

e Existing sand and gravel mining operation

[ ]

A-Agricultural

PURPOSE OF APPLICATION:

This application requests approval of an extension of an existing Special Use Permit for an existing sand
and gravel pit. Sand or Gravel Pits, Quarries are permitted via Special Use Permit in the A-Agricultural
district. In addition to the requirements of Section 423 Special Use Permits, Sand or Gravel Pits, Quarries
are subject to supplemental use regulations and conditions in Section 774 of the Zoning Ordinance.

Zoomed-out aerial ima,

ge of the subject property (prope

rty lines highlighted in blu

e).
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Alpers Excavating Sand and Gravel Pit-Special Use Permit Renewal-Planning Commission-Public Hearing

Zoomed-in aerial image of t

| g

he subject property (property lines highlighted in blue):
- _.‘-’ g v { 15 "‘, : [ :

BACKGROUND:

It is our understanding that this sand and gravel pit has been in operation by Alper’s since the 1960°s. The
Planning Commission approved SUP #98-04 for Alper’s Excavating with conditions in 1998. The permit
had a condition to expire with ten (10) years of the approval date. In 2008, the Planning Commission
approved SUP#2008-02 which extended the permit for another 10 years. As a condition of the previously
approved SUP, there was a requirement that the SUP may be reviewed and renewed as follows:

Upon the expiration of two (2) years from the date upon which this Special Use Permit
was originally issued the Township may, to the extent deemed necessary or advisable by
and through the Planning Commission, review the terms and conditions of this Special
Permit, and may alter or amend such terms and conditions as may be appropriate to
assure that the standards upon which the issuance of this Special Use Permit was
originally based continue to be met, and to otherwise insure that the spirit and purpose of
the Township Zoning Ordinance is upheld. Notwithstanding the foregoing the terms of
this Special Use Permit shall expire ten (10) years from the date upon which this Special
Use Permit was originally issued. Nothing herein, however, shall prevent the permit
holder from applying for a new Special Use Permit at that time.

Since the renewal in 2008, it appears that there was one (1) formal complaint in 2012 regarding
operations at the subject location. It appears that any issues were resolved and there have been no formal
complaints regarding the subject operations on file at the Township since that time.

ZONING COMPLIANCE OVERVIEW:

In addition to meeting the approval criteria in Section 423.E of the Zoning Ordinance, Section 774 states
that all sand and gravel pits, quarries shall be established and maintained in accordance with all applicable
Federal and State laws and regulations. Garfield Township has determined that extraction of natural
resources by mining in zoning districts other than the I-L Limited Industrial and A-Agricultural will result
in very serious consequences under the standards set forth in Silva v Ada Township, 416 Mich 153

Page 2 of §
K:\Plan\Applications\2019\SUP-2008-02-B Alpers Gravel Pit Zimmerman Rd\PD Report 2019-97 Alpers Gravel Pit SUP Extension PC PH.docx



Alpers Excavating Sand and Gravel Pit-Special Use Permit Renewal-Planning Commission-Public Hearing

(1982), and as further codified at MCL 125.3205. Therefore, the Township has only allowed mining in
these two zoning districts subject to a property owner obtaining a special use permit and also subject to
the following supplemental use regulations.

However, to the extent that there is a determination under MCL 125.3205 by a court of competent
jurisdiction that the Township must allow mining of natural resources to occur in a zoning district that is
not I-L or A, these supplemental use regulations shall still apply to the mining activity regardless of
location:

1. The Planning Commission may require the applicant to file a performance bond of sufficient
amount to assure completion of the work following excavation, as required by this Ordinance.

As a condition of the previously approved SUP, the applicant was required to provide a bond
which may be reviewed and updated by the Township every two years. The applicant recently
secured an updated proposal from Team Elmer’s in the amount of $54,000 to restore the existing
pit with slopes of one on three or less and apply topsoil to the existing slopes and floor of the pit.
The amount of the proposal is $54,000. The applicant has offered to supply a cash surety
agreement in the amount of $54,000.

2. No fixed machinery shall be erected or maintained within one hundred (100) feet of any property
or street line.

A crusher is located in the southern half of the property and is located approximately 500 feet
from the nearest property line. A screen is located in the northern half of the property and is
located approximately 390 feet from the nearest property line.

3 All uses shall be enclosed by a fence or suitable plantings six (6) feet or more in height for the
entire periphery of the property.

As noted on the site plan, the site has extensive existing vegetation surrounding the site including
evergreens and mature trees.

4. No slope shall exceed an angle with the horizontal of forty-five degrees (45°).

Two site profiles or cross-sections have been provided as part of the site plan but it is unclear
where these profiles are located on the site. The site plan notes a maximum of 45 degree slopes
during mining operations.

3. At all stages of operations, pits or quarries shall be completely and continually drained of water
when not in use or supervised by a watchman. All slopes and banks shall be graded and treated to
prevent erosion or any other potential deterioration.

As a condition of the previously approved SUP, all slopes, excluding the active mining area, shall
not exceed 45 degrees during the mining operation, and shall not exceed 3 to 1 upon completion
of the mining operation.

6. No building shall be erected on the premises except as temporary shelter for machinery or field

office.
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Alpers Excavating Sand and Gravel Pit-Special Use Permit Renewal-Planning Commission-Public Hearing

It appears that no additional buildings have been erected. An existing house and pole barn
fronting Zimmerman Road are located on the site, but appear to be have been in place prior to the
commencement of the mining operation.

7. The Planning Commission shall establish routes for truck movement to and from the site in order
to minimize the wear on public streets and to prevent hazards and damage to properties in the Township.
That portion of access roads within the area of operation shall be provided with a dustless surface.

As a condition of the previously approved SUP, unpaved roads and all other unpaved surfaces on
which vehicles are driven with the site shall be treated with dust suppressants in the event road
dust, at any time, under any circumstance, carries beyond the property boundary of the
Applicant’s property. As noted above, there have been no formal complaints to the Township
related to dust since 2012.

Further conditions of the SUP stated noise from trucking operations as measured at neighboring

property lines shall not exceed the noise levels generated by general truck traffic on Zimmerman
Road.

8. All installations shall be maintained in a neat, orderly condition so as to prevent injury to
property, any individual, or the Township in general.

It appears that the operations of the sand and gravel mining operation are maintained in a neat,
orderly condition.

9. Proper measures, as determined by the Planning Commission, shall be taken to minimize the
nuisance of noise and flying dust or rock. Such measures may include limitations upon the practice of
stockpiling excavated materials on the site.

As a condition of the previously approved SUP, mining operations including, but not limited to,
excavation, crushing, filling and grading, shall be conducted only between the hours of 7:00 a.m.
and 7:00 p.m. Truck loading and other truck activity are limited to the hours of 7:00 a.m. to
sunset, but no later than 9:00 p.m. Provided, however, occasional truck loading and trucking may
occur at hours beyond sunset when unusual circumstances require it.

10. When excavation and removal operations are completed, the excavated area shall be graded so
that no gradients in disturbed earth shall be steeper than a slope of three (3) to one (1) in horizontal-
vertical gradient. A layer of arable top soil shall be spread over the excavated area to a minimum depth
of four (4) inches in accordance with an approved contour plan furnished by the applicant. The area shall
be seeded with a perennial rye grass, or other similar soil-holding materials, and maintained by the
applicant until the area is stabilized.

As a condition of the previously approved SUP, the existing mined pit as depicted on the site plan
may be expanded into the proposed ten (10) year projection area, but new pits which are not a
continuous expansion of the existing operation are expressly prohibited.

Further conditions of the SUP stated site restoration shall take place on a continuous basis as
areas are mined to their maximum extent. During site restoration a minimum of four inches of top
soil shall be applied to excavated areas. Restored areas shall be immediately re-vegetated with a
suitable grass and native plant mix.
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Alpers Excavating Sand and Gravel Pit-Special Use Permit Renewal-Planning Commission-Public Hearing

Staff recommends that the conditions of the previously approved SUP be maintained in any consideration
of a renewal of the SUP.

ACTION REQUESTED:

The purpose of this agenda item is to hold a public hearing on the application. If, following an
opportunity for applicant presentation and Commissioner discussion, the Commission is prepared to
direct Staff to prepare Findings of Fact, the following motion is offered for consideration:

MOTION TO direct Staff to prepare Findings of Fact for application SUP-2008-02-B,
submitted by Alpers Excavating, Inc., for extension of an existing Special Use Permit for
an existing sand and gravel pit at 2767 Zimmerman Road.

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

Attachments:
1. Letter from Crain Engineering LLC dated August 6, 2019
2. Plan set provided by applicant dated July 5, 2019
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. . . 7622 Bott Road
Crain Engineering, LLC Buckley, MI 49620

T : . Ph: 231-947-7255
Engineeting, Consulting & Design Cell: (231) 632-4207

crainengineeringlic@gmail.com

August 6, 2019

Mr. John Sych, Planner
Charter Township of Garfield
3848 Veterans Drive
Traverse City, Ml 49684

RE: Alpers Mining Plan update
Dear John:

Please find attached the revised siteplan of the Alpers Mining plan for the
Zimmerman Road property. The shown modifications to the last approved plan
are:

e The main mining area has been expanded to the north( this area is just
south of the existing access drive into the mining area) Access drive has
not changed location from previous approved plan.

e Crusher location has moved to the North, but still located in the lower
elevation of the mining area. This will be for producing road gravel
South mining banks to be reclaimed
Material stock pile areas shown in original 10 year project mining areas
Material screen located in 10 projection area
All screening and earth berm still in place as were approved by last
approval. '

If there is anything further needed, please let me know.

Crain Engineering, LLC.

<

e
William Crain, P.E.
Project Manager

Our Mission: To provide our clients the product they want with the professional services they need.
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Chelsea Park West PUD Major Amendment Public Hearing—August 14, 2019 Planning Commission

@) Charter Township of Garfield
:yd Planning Department Report No. 2019-98

6. b.

Prepared: August 1, 2019 Pages: 5

Meeting: August 14, 2019 Planning Commission Attachments:  [X]

Subject: Chelsea Park West PUD Major Amendment Public Hearing

Applicant: Bennett Donaldson/JB Donaldson Company

Owner: Russell Broad

File No. SPR 2000-09-H | Parcel No. 05-021-066-00
PURPOSE OF APPLICATION:

A request to amend a Planned Unit Development (PUD) is being considered according to Section 423.G
of the Zoning Ordinance. Staff has determined that this amendment constitutes a major amendment which
requires a public hearing and Planning Commission approval. The Chelsea Park PUD was approved in
2000. The PUD has seen several minor amendments since 2000. The application requests an amendment
to the Chelsea Park West PUD to increase the number of multiple family units from 172 multiple family
units to 192 multiple family units for a total of 20 additional units. The proposal includes changing the
building types from one (1) 8-unit building, two (2) 16-unit buildings, three (3) 20-unit buildings, and
three (3) 24-unit buildings to eight (8) 24-unit buildings. The project will be built in four (4) phases of
construction.

SUBJECT PROPERTY:

The subject parcel is approximately 19.31 acres and located in the Chelsea Park PUD north off Hartman
Road, east of US-31. Existing zoning of the parcel is A-Agricultural. The future land use designation of
the parcel in accordance with the Master Plan is High Density Residential.
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Chelsea Park West PUD Major Amendment Public Hearing—August 14, 2019 Planning Commission

Aerial im

age of the subject property (property lines highlighted in blue):

ik { - _7__ o I

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:
In the section that follows, staff offers the following comments regarding site design and compliance with
the Zoning Ordinance:

Phased Development
The application proposes four phases of development starting at the southern end of the subject site and
moving northward:

* Buildings #1 and #2 Phase 1
e Buildings #3 and #4 Phase 2
e Buildings #5 and #6 Phase 3
e Buildings #7 and #8 Phase 4

60 Percent Requirement

With an application to amend an approved PUD, the application shall include written consent to the
application by the owner(s) of at least sixty (60) percent of approved development sites or land area
within the planned development. A letter dated July 18, 2019 was received from Russell Broad of Broad
Rentals LLC which meets this requirement.

Ingress and Egress:
Ingress and egress is provided directly onto Chelsea Lane. Chelsea Lane is the main entrance to the
Chelsea Park PUD off Hartman Road. Additional access will be available to the east from Chelsea Park.

Vehicular and Bicycle Parking:

Multiple family dwellings have a minimum parking requirement of 1.5 spaces per dwelling unit and a
maximum of 2.0 spaces per dwelling unit. 347 parking spaces are proposed. At 192 units, the average is
1.8 spaces for dwelling unit.

Page 2 of 5
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Chelsea Park West PUD Major Amendment Public Hearing—August 14, 2019 Planning Commission

Wherever off-street parking is required, a minimum of two bicycle parking spaces are required. For
parking areas with greater than twenty-five (25) motor vehicle spaces, bicycle parking shall be provided
on a basis of two spaces per twenty-five motor vehicle parking spaces. Bicycle parking locations and
design details have been provided. The following changes regarding proposed locations are
recommended:

Move the bike rack on Essex Court to the southwest corner of Building #2

Move the bike rack located east of Building #2 to the northwest corner of Building #3
Move the bike rack located north of Building #5 to the northwest corner of Building #5
Provide an additional bike rack at the southwest corer of Building #8

Provide a small bike rack near the entrance to the Clubhouse

e © o o o

Pedestrian Circulation:

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.

According to Section 522, the Township Engineer and Planning Director may modify a requirement for a
non-motorized pathway in Township Section 21, in whole or in part, if, in their mutual opinion,
unfavorable physical conditions exist. However, the requirement of pathway construction may not be
waived entirely. Only the Planning Commission shall make the determination to modify a pathway
requirement.

According to the Non-Motorized Plan map, Hartman Road is identified to have a bike lane/route.

Landscaping:

“Type C” buffers are required along the property lines. Existing trees along the north, south and some of
the west property lines will be maintained. It appears that the evergreens along the south side of the
property were planted as part of the initial development phase of the Chelsea Park PUD. While the site
plan shows existing trees west of Building #1, there are few if any actual plantings at this location. Staff
recommends providing evergreens, similar to the evergreens along the south side of the property, at the
back side of Building #1 which faces Hartman Road. Staff further recommends increasing the number of
shrub plantings in the parking lot areas.

There are existing deciduous trees that stretch from the south end of the property to the north lining both
sides of what is proposed to be Essex View Drive. Similar to the evergreens along Hartman Road, these
trees appear to have been planted as part of the initial development phase of the Chelsea Park PUD. Due
to the design layout of Essex View Drive, these trees may need to be relocated, but still could be used
within the proposed development.

As a Special Use Permit, the Planning Commission does have the authority to require additional
landscaping at any location if determined to be necessary to meet the intent of the Ordinance.
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Below is the view looking east across Hartman Road to the site of Building #1

Lighting:

The lighting plan needs to include area of illumination illustrated by point values on a photometric plan.
Pursuant to Section 517 of the Ordinance, all proposed lamps shall emit light measuring 3,500 K or
warmer (between 0 K and 3,500 K) on the Kelvin scale. All proposed lamps, both pole lights and wall
pack lights, are proposed at 3,000 K.

Dumpster Enclosure:
Four dumpster locations are provided. Dumpster enclosure details have been provided.

Sewer and Water:
Municipal sewer and water is proposed to service the site.

Stormwater:
Parking lot stormwater runoff will be managed completely onsite via four stormwater retention basins.

Snow Storage:
Snow storage areas need to be identified. Ten (10) square feet of snow storage is required per one
hundred (100) square feet of parking.

Building Heights:
Heights of the proposed buildings, clubhouse and accessory buildings have been noted.

Amenities:

In the original approved PUD for Chelsea Park West, the Clubhouse was identified as having an outdoor
pool. In this site plan, the originally proposed outdoor pool has been replaced with a covered fire pit/TV
outdoor area with radiant heaters.

There are two proposed outdoor patio/grill areas. One is located between Buildings #1 and #2 and one is
located between Buildings #7 and #8. A dog park is proposed west of Building #7.

A walking path has been proposed around the wetland area. Information regarding the playground has
been provided.

Signage.
A sign plan indicating the location, size and specifications of all signs and advertising features, including
cross sections should be provided. The proposed location is currently occupied by mature and well
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manicured landscaping. It is recommended that the Chelsea Park sign be relocated to the north corner of
Chelsea Lane and Essex View.

Recommended sign location noted by arrow in below right photo.

RECOMMENDATION:

The purpose of this item being placed on tonight’s agenda is to hold a public hearing on the major
amendment application. If, following the public hearing, the Planning Commission is prepared to direct
Staff to draft Findings of Fact for the application:

MOTION TO direct Staff to prepare Findings of Fact for application SPR 2000-09-H for
consideration at the September 11, 2019 Regular Meeting of the Planning Commission
subject to the following items being completed:

1. Relocate three of the bicycle parking locations and add two additional locations.

2. Provide evergreens, similar to the evergreens along the south side of the property, at
the back side of Building #1 which faces Hartman Road and increase the number of
shrub plantings in the parking lot areas.

3. Identify snow storage areas.

4. Relocate the proposed entry sign as recommended.

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

Attachments:
1. Letter from Russell Broad of Broad Rentals LLC dated July 18, 2019
2. 11”7 X 177 plan set for entry sign provided by applicant dated July 24, 2019
3. 247 x 36" plan set provided by applicant dated July 23, 2019
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Broad Rentals LLC
700 Broad Road
Traverse City, M| 49685

July 18, 2019

John Sych, Township Planner
Garfield Township

3848 Veterans Drive
Traverse City, M| 49684

Dear Mr. Sych,

Please accept this letter as confirmation that Broad Rentals LLC and Broad
Condominium LLC, owners of the property at Hartman Road and Chelsea Park,
part of the Chelsea Park PUD in Garfield Township, approves of the application for
Chelsea Park West PUD Major Amendment by the applicant, Bennett Donaldson,
JB Donaldson Company. The proposed PUD Amendment concerns the property
owned by Broad Rentals at Hartman Road (PID: 28-05-021-066-60). | am in
agreement with the proposed amendment.

If you have any questions, please let me know. Thank you and have a nice day.

Sincerely,

Gl bt DNl

Russell L Broad, Member
Broad Rentals LLC

Broad Condominium LLC
231-218-4965
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SPR 2019 -03 Grand Traverse Leisure — August 14, 2019 Planning Commission 6 C
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% Charter Township of Garfield
Planning Department Report No. 2019-105

4 -*-.'
- ;, " sl
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Prepared: August 7, 2019 Pages: 2

Meeting: August 14, 2019 Planning Commission Attachments: O

Subject: Grand Traverse Leisure — Proposed Outdoor Display Site Plan Review Application
Applicant: Don Alford

Owner: Bonnie Beckman

File No. SPR-2019-03

Parcel No. 05-060-002-00

PURPOSE OF APPLICATION:

The application requests site plan review for a proposed outdoor display at the existing Grand Traverse
Leisure site. The site is currently used for commercial retail and the application describes their desire to
designate two areas for outdoor display of some large items.

One display area is already an impervious surface as three parking spaces to the left of the entrance drive
and would be converted from asphalt to concrete. The other display area would be newly constructed of
concrete and consist of approximately 900 square feet of new impervious surface in the front yard. New
landscaping is also proposed along the front lot line.

SUBJECT PROPERTY:

The site is located at 565 W. Blue Star Drive, east of US-31 and north of S. Blue Star Drive. The site is
zoned C-G General Commercial and bordered by other sites zoned C-G to the west (across US-31), north,
and south, and sites zoned I-G General Industrial to the east.
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Aerial view of subject property (north facing
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SPR 2019 -03 Grand Traverse Leisure — August 14, 2019 Planning Commission

BACKGROUND:

Section 613 A. (1) (c) of the Zoning Ordinance allows the Planning Commission to “approve designated
areas of product display for large inventory items (boats, campers, trailers, snowmobiles, RV’s, swing
sets, or similar items) or sales of natural vegetation in the front yard or side yard area for commercial
uses, if permitted in the district.” Retail establishments are permitted in the C-G district, so the Planning
Commission may approve an area for product display if it finds such area appropriate.

The Planning Commission first reviewed this application at the July 10, 2019 meeting. At the time, there
was confusion over how to interpret the exact language of certain parts of the Zoning Ordinance. The
applicant withdrew the application at that meeting with the understanding that this proposal could not be
considered by the Planning Commission. After further review of the Zoning Ordinance, the proposal is
eligible for consideration, and some sections of the Zoning Ordinance that were cited in the previous
review actually do not apply to this case. At the July 24, 2019 meeting, these issues were clarified and it
was determined the proposal would return to the Planning Commission at the August 14, 2019 meeting.

SITE PLAN REVIEW CRITERIA:
An administrative site plan or site development plan shall conform to all provisions of this ordinance and
to the following site development standards which shall be reflected on the site plan:

a) Site Design. All buildings and structures shall be designed to be harmonious with the character
of the neighborhood. The site design shall minimize adverse effects upon adjacent sites. The
application includes proposed landscaping along the front lot line in the form of a 2-foot tall
hedge row 10 feet away from the display area. This hedge row would not interfere with the grass
on the rest of the yard or the existing septic field. The site plan does not indicate any details
about the proposed hedge row. Based on the site having about 130 feet of frontage without
landscaping, about 35-40 plantings of a hedge shrub, such as a grow-low sumac or similar, would
provide the desired screening.

Based on Section 530.H of the Zoning Ordinance, the Planning Commission as the approving
body for this site plan may waive or adjust any requirement in Section 530 Greenspace Areas,
Generally.

b) Impervious Surfaces. The total impervious surface should be limited on the site to the extent
practical. The total amount of new impervious surface is just over 900 square feet.

RECOMMENDATION:
If the Commissioners are comfortable with the proposed display area as described, then the following
motion is recommended:

MOTION THAT application SPR 2019-03 BE APPROVED, subject to the following
conditions:

1. A final site plan shall be submitted administratively, which shall contain the
landscaping details including which species, how many of each, the spacing at
planting, maintenance considerations, and any other details necessary to comply
with the planting material requirements of the Zoning Ordinance.

Page 2 of 2
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Traverse City Senior Living-Planning Commission-Conceptual Review 7 P
| ]

@Y Charter Township of Garfield
‘;J"‘ Planning Department Report No. 2019-95
Prepared: August 1, 2019 Pages: 3
Meeting: August 14, 2019 Planning Commission Attachments: X
Subject: Traverse City Senior Living-Conceptual Review
Applicant: Jeff Black/Ryandrew LLC
STAFF COMMENT:
This application is for conceptual review of a proposed Planned Unit Residential Development

application for a senior housing complex located on North Long Lake Road at the southwest corner of
North Long Lake Road and Harris Road.

The property is mostly open, rolling land with clusters of existing trees. A portion of the property has

been
areas

previously used for sand and gravel mining. The surrounding area is a mix of open land, forested
and low density single family residential. The proposed Harris Hills residential site condominium is

proposed to the west of the subject property.

The proposed development would be comprised of the following:

One main, two-story building complex containing 50 independent living units, 60 assisted living
units and a commons area with kitchen

One one-story building contain 24 memory care units

20 duplexes for independent senior living (40 total units)

One maintenance building

One gazebo on a proposed pond feature at the center of the site

Based on this configuration, 174 total units are proposed.

Zoomed-out aerial photo of subject property (property lines highlighted in red with the development area

highlighted in blue):

= ¥ I
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Traverse City Senior Living-Planning Commission-Conceptual Review

»

Parcel Configuration

The subject parcel (05-008-022-03) is approximately 170 acres and extends from south of Harris Road
north to Cedar Run Road. The area proposed for development is a subarea of the parcel and covers
approximately 35 acres. Any approval would only apply to the development area.

Development Approval

The property is zoned A-Agricultural. The property is designated Agricultural/Rural Land by the Master
Plan. The applicant is considering Planned Unit Residential Development (PURD). After further review
by staff, a PURD application would not be acceptable at this site since the property is not zoned
residential. However, a Planned Unit Development (PUD) application could be considered 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;

b) The site exhibits unusual topography or a unique setting within the community;

¢) Innovation and variety of design are proposed that are not achievable under the current zoning
districts of this ordinance;

d) Additional amenities are made possible by and incorporated within the development;

€) A substantial public benefit is proposed within or as a result of the project;

f) A cross-jurisdictional development is proposed that warrants flexibility in terms of design and
layout.

The proposed density is 4.9 units per acre. In comparison with other PUDs in the vicinity, the Lone Tree
PUD is approximately 3.4 units per acre and the Brookside Commons PUD is approximately 4.8 units per
acre.

Page 2 of 3
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Traverse City Senior Living-Planning Commission-Conceptual Review

Vehicular Access and Circulation

The site is proposed to have direct access from North Long Lake Road and Harris Road. A circular road is
proposed with two cul-de-sacs off the circular road. While no access is being proposed to the west, the
subject property abuts the area planned for the extension of Zimmerman Road north to Harris Road.
Additional right-of-way will most likely be needed to provide for the extension of Zimmerman Road.

Pedestrian Access and Circulation:

Walking paths and sidewalks would be recommended within the development. 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, Long Lake
Road is identified to have a bike lane/route

Vehicular and Parking
130 total parking spaces are provided. A breakdown of the parking is as follows:
¢ The independent living apartments are proposed to have one (1) parking space for each unit for a
total of fifty (5) spaces which is acceptable.
¢ The assisted living facility is proposed to have one (1) parking space for every two units for a
total of thirty (30) spaces which is acceptable.
e The memory care facility is proposed to have one parking space for every four (4) units for a total
of six (6) spaces which is acceptable,
e Forty-four (44) parking spaces are provided for visitors and staff.

Landscaping:
Existing landscaping has been identified and will be able to be credited toward the complete landscaping
plan when submitted.

Water/Sewer:

While not identified on the plan, it is assumed that the plan will utilize the existing water main and
sanitary lead.

Stormwater:
A stormwater plan was not provided for this conceptual review, but one will be required as part of the
formal plan submittal. A pond is proposed at the center of the subject parcel.

ACTION REQUESTED:
The conceptual review process is intended to provide an opportunity for dialogue between the Planning
Commission and the applicant. No formal action is requested.

Attachments:
1. Conceptual site plan provided by applicant dated June 26, 2019

Page 3 of 3
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Duplex Villas
40 Villas Total

Possible Stepped
Retaining Wall

Duplex Villas
wl Walk-out Basement
@Pond

Two-Story Assisted Living
80 Suites Total

PROPOSED SITE PLAN

Two-Story Service/
Commercial Kitchen

One-Story Memory Care
24 Suites Total

Two-Story Independent Living
50 Suites Total

Malntentance Bldg.

Parking Count:
Independent Living Apartments

Provided: 50 spaces
{1space per Uni)
Assisted Living
Provided: 30 spaces
(1 space per 2 Units)
Memory Care
Providad: 6 spaces
(1 space per 4 Units)
StaffiVisitor
Provided: 44 Spaces
(30 staff? 14 Visitor)

Total Parking Provided: 130

June 26, 2018

RDL

ARCHITECTS

RDL ARCHITECTS

16102 Chagrin Blvd. Suite 200
Shaker Heights, Ohio 44120
T: 216-752-4300 F: 216-752-4301

www.rdlarchitects.com

Traverse City Senior Living
TRAVERSE CITY, MI

NS £ DY

SCALE: 1" = 2000°

[] 0or 0




LaFranier Hammond Conditional Rezoning-Planning Commission-Conceptual Review 7 b
L ] [ ]

B Charter Township of Garfield
'}..'?’J Planning Department Report No. 2019-96

p_

Prepared: August 1, 2019 Pages: 4
Meeting: August 14, 2019 Planning Commission Attachments: 4
Subject: LaFranier Hammond Conditional Rezoning-Conceptual Review
Applicant: William L. Carey

STAFF COMMENT:

This application is for conceptual review of a proposed conditional rezoning request that would facilitate
construction of a 7,200-square foot gas service station, convenience store, and food service on an
approximately 7.40-acre parcel at the northeast corner of LaFranier and Hammond Roads.

The subject parcel is currently undeveloped. It is mostly open with clusters of existing trees. Land to the
east, north and west is undeveloped. Land to the south is occupied by commercial and industrial
businesses.

The subject parcel is zoned A-Agricultural. Pursuant to the Township Master Plan, the future land use
designation for the subject parcel is High Density Residential (6 to 10 units per acre).

Zoomed-out aerial photo of subject property (the parent parcel property lines are highlighted in blue
while the subject property lines highlighted in red):

Page 1 of 4
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LaFranier Hammond Conditional Rezoning-Planning Commission-Conceptual Review

Zoomed-in aerial photo of subject property (the parent parcel property lines are highlighted in blue while
the subject property lines highlighted in red):

R-1 One-Family Res

R-3 Multi-Family Res

A - Agricultural

C-L Local Commercial

PEEEEEE
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LaFranier Hammond Conditional Rezoning-Planning Commission-Conceptual Review

Conditional Rezoning

Pursuant to Section 422 of the Zoning Ordinance, the conditional rezoning procedure is designed to
recognize that there are certain instances where it would be in the best interests of the Township, as well
as advantageous to property owners seeking a change in zoning, if certain conditions could be proposed
by property owners as part of a request for a rezoning. This section provides a process consistent with the
provisions of the Michigan Zoning Enabling Act by which an owner seeking a rezoning may voluntarily
propose conditions regarding the use and/or development of land as part of the rezoning request.

An owner of land may voluntarily offer, in writing, conditions relating to the use and/or development of
land for which a rezoning is requested. This offer may be made either at the time the application for
rezoning is filed or may be made at a later time during the rezoning process.

The procedure for approving a conditional rezoning is the same as is required for a rezoning.

Future land use designation of the subject parcel and surrounding area is shown below:

Low Density Residential

Page 3 of 4
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LaFranier Hammond Conditional Rezoning-Planning Commission-Conceptual Review

Master Plan

The High Density Residential designation provides areas for medium- to high-density single- and two-
family residential dwelling units mixed with a variety of multi-family residential dwelling types,
including apartments where adequate public facilities and services exist with capacity to serve such
development. The districts are composed mainly of areas containing an existing mix of these dwelling
types, as well as areas within which such development appears likely and desirable. They are intended to
encourage more intensive development in and near the core areas of the Township. Design should
encourage a neighborhood environment for family life and include uses such as schools, places of
worship, and parks that will promote a sense of community, urban vitality, and the efficient provision of
infrastructure. Zoning district regulations should allow for market and design flexibility, while preserving
the neighborhood character and permitting applicants to cluster development in order to preserve
environmentally sensitive and natural land areas. Most compatible zoning district for this designation is
R-3 Multi-Family Residential and potentially compatible with R-1 One-Family Residential and R-2 Two-
Family Residential. Land uses generally permitted in the R-3 district include residential uses, adult and
child care facilities, and institutional uses. None of these districts permit commercial uses.

Access Management

Pursuant to Section 512 of the Zoning Ordinance, only one (1) driveway is permitted to a County road per
existing parcel. Some relief regarding access to Hammond Road is provided in the Zoning Ordinance due
to existing wetlands. In this case, one (1) driveway to Hammond Road east of the wetlands and one (1)
driveway to Hammond Road west of the wetlands is permitted. However, with the parcel split made at the
southwest corner of the parent parcel, any development on this site would need to be coordinated with the
access for the parent parcel along Hammond Road so that only one (1) driveway is constructed west of
the wetlands.

Water/Sewer Services:
Existing water main and sanitary sewer services are available nearby.

ACTION REQUESTED:
The conceptual review process is intended to provide an opportunity for dialogue between the Planning
Commission and the applicant. No formal action is requested.

Attachments:

1. Exhibit A — Land survey

2. Exhibit B — Project narrative

3. Conceptual site plan provided by applicant dated June 10, 2019
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DESCRIPTION

PARCEL “C”

DESCRIPTION: A parcel of land situated in the Township of Garfield, County of Grond
Traverse, State of Michigan and described as follows to—wit:

Part of South One—half of the Southeast One—Quarter of Section 23, Town 27 North,
Range 11 West, more fully described as Beginning at the South One—Quarter corner of
soid Section 23; thence Nerth 00°57'30" East, along the North and South
One—Quarter line of said section, 450.00 feet; thence South 88'13'41" East, 250.80
feet; thence North 00°57'30” East, 150.00 feet; thence South 88'13'41" Eost, 350.00
feet; thence South 01°02'05" West, 600.00 feet, to the South line of said section;
thence North 8813'41" West, along the South line of sald section, 600.00 feet, to the
Point of Beginning. Contains 7.40 Gross Acres of land.

SUBJECT TO the right of way of Lafranier and Hammond Road over and across the
Westerly and Southerly porticns thereof.

SUBJECT TO all agreements, covenants, easements, right—of—-ways, reservations and
restrictions of record, if any.

REMAINDER PARCEL

DESCRIPTION: A parcel of land situcted in the Township of Garfield, Ceounty of Grand
Traverse, State of Michigan and described as follows to—wit:

Part of South COne-half of the Southeast One—Quarter of Section 23, Town 27 North,
Range 11 West, more fully described os Commencing at the South One—Quarter corner
of said Section 23; thence North 00'57'30” East, along the North and South
One~Quarter line of said section and the Centerline of LaFranier Road, 450.00 feet, to
the Point of Beginning; thence continuing along sald One—Quarter line, North 00'57°30"
East, 867.85 feet, to the South One—Eighth line of said section; thence South
8818'28" East, olong said One—Eighth line, 1318.74 feet, to the East One~—Eighth line
of said section; thence continuing along the South One~Eighth line, South 8817'12"
East, and boundary of Carriage Hill Plat, 1314.98 feet, to the East Section Line of
said section and the Centerline of Garfield Road; thence South 01'03'08” West,
108B.00 feet, along said East Section Line: thence North 88°13'41" West, 495.00 feet;
thence South 01°03'09" West, 233.00 feet, to the South Section Line and the
Centerline of Hammond Road; thence North 8813'41” West, 1536.60 feet, along said
South Line; thence North 01°02'05” East, 600.00 feet; thence North 8813'41" West,
350.00 feet; thence South 00'57'30" West, 150.00 feet; thence North 8813'41" West,
250.80 feet, to the Point of Beginning. Contains 69.68 Grass Acres of land.

SUBJECT TO the right of way of LaFranier Road, Hammond Road, and Garfield Road,
over and across the Westerly, Southerly, and Easterly portions thereof.

SUBJECT TO all agreements, covenants, easements, right—of—ways, reservations and
restrictions of record, if any.
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EXHIBIT B
Conceptual Review

Grayling Partners, LLC has been organized for the purpose of constructing a co-
development gas station, convenience store and fast food restaurant with drive-thru
service on the northeast corner of Hammond Road and LaFranier Road. The site is
under contract and a lot split, creating the seven 7-acre corner subject tract has been
approved by Garfield Township.

The tract is currently zoned agricultural. According to the Garfield Township Master
Plan the subject parcel and its parent parcel has been designated as multi-family
residential. Grayling Partners is seeking a rezoning of this parcel to general commercial.

Prior to contracting to acquire the subject parcel, Grayling Partners, LLC conducted a
market study of the thoroughfares leading to and from Traverse City. The LLC
determined that the subject parcel is located at an underutilized intersection given
existing traffic counts, residential growth and its proximity to downtown Traverse City,
the airport, shopping districts and industrial centers. The subject site lends itself well to
a co-development business model.

As noted above, the property is under contract by Grayling Partners, LLC conditioned
upon rezoning, special use and site plan approval. The proposed use of the 7-acre site
should compliment, and not adversely affect, the current surrounding uses as well as
the proposed future uses designated in the township master plan. To the immediate
east and north of the 7-acre site, is the parent parcel. The parent parcel is vacant and,
as indicated above, presently designated in the master plan for multi-family use. To the
west of the subject parcel and adjacent to LaFranier Road there has been extensive
development of multi-family housing. To the west and south of the subject site is an
industrial zone with the primary occupant being the Grand Traverse County Road
Commission. Immediately south of the subject site, adjacent to Hammond Road is a
business commercial district.

It is important to understand that the subject site is naturally contoured so as to
separate itself from the remaining portion of the parent parcel. Surrounding the 7-acre
site, there is a large wooded and low line buffer zone that conforms to the lot split
boundaries approved by the township. Itis unlikely, given the existing natural contours,
that the subject site would ever be integrated into a master development scheme
utilizing the entire, and original, parent parcel.

The intersection of LaFranier and Hammond is currently not served by a co-
development store. There are not any no gas stations, convenience stores, or fast food
restaurants at the intersection. The site, if the use is approved by Garfield Township,
will serve to compliment and satisfy the needs of the reasonably large and immediate
residential population existing west and south of the subject site. As the remaining
parent parcel is developed for multi-family residential, it will also be accommodated by



the convenience of gas, food and other daily life necessities present at the co-
development business. Likewise, the commercial and industrial districts south and west

of the development site will benefit by the services and goods offered by the co-
development store.

In accord with the philosophy of Garfield Township zoning, the proposed co-
development use will combat the adverse consequences such as traffic congestion, air
pollution and social separation that frequently occur with vast acreages of single use
zoning. The proposed rezoning will promote mixed uses. The conditional nature of the
rezoning request will give the township a high degree of design control.

The current zoning for the subject site as agricultural is unsuitable. This is a relatively
small piece of property in the context of agricultural use and does not appear capable of
being used in that fashion today. Further, the future use proposed in the township’s
master plan does not seem realistic for the subject parcel. The subject parcel is
naturally separated from the balance of the parent parcel by a wooded draw prevents
integration into a larger multi-family development plan. Further, the location of the
subject parcel, at the corner of two busy roadways, suggests that it is otherwise not
well-suited for residential occupation.

The subject site is substantially larger in size than is necessary to accommodate the
proposed uses of a co-development business. Accordingly, generous setbacks and
buffer areas have been presented in the proposed site plan. The subject site, used as a
co-development business location, effectively reduces the intensity of use of the site. In
other words, the size of the site is not being maximized by improvements. The
preliminary site plan that accompanies the instant application sets forth the boundaries
of the development site, the total number of acres in the proposed project, the number
of acres to be developed, the square feet of the commercial use, the general
topography of the site, as well as the number of acres preserved as open or buffer. As
to each of the aforementioned factors, the site is developed in a manner which has the
least impact on the environment and traffic congestion. Further, the proposed site
development will maximize conveniences for the large local and immediately adjoining
residential population as well as the adjacent commercial work force. The co-
development uses present an ideal transition from multi-family residential through
industrial and commercial/retail.

The rezoning request will be a conditional rezoning. The applicant’s offer of conditions
corresponds strictly with the proposed preliminary site plan. Conditions for rezoning
offered by the applicant include not changing or adding to the original footprint of the
building or other improvements as proposed in the preliminary site plan. The applicant
will agree not to alter the initial uses and will, at all times, comply with landscaping and
drainage requirements. No variances from the zoning, special use and site plan
requirements will be needed. Finally, the applicant offers to not modify the elevations of
the improvements without first seeking approval from the township.



OF CONSTRUCTION. (1-800— 487-7171}

2 STL LAYOUT 15 PARALLEL TO THE SOUTM PROPERTY UNE.
(CENTERLIE OF HAMMOND ROAD)

| N - 3
| 3 CONTRACTOR /5 AESPONSELE FOR THE RIMOVAL OF ALL CONSTRUCTION
AND DEUOLTON MATOUALS FROM THE STE.

5 ALL CONSTRUCTION SHALL BE W ACCORDANCE WTH TWESE PLANS,
THE WRITTEN SPLCIICATIONS FOR THS PROJCT AND WM DE
MAUNCPAL STANDARDS FOR CARFIELD TOWNSHP,

B AL WORM SMALL BE IN COWMFORMANCE WTH WIOSHA

7. AL TRAFPIC CONTROL SHALL BE N ACCORDANCE WITH MULTCS

SITE INFORMATION

i ZONING INFORMATION LANDSCAPING (SECTION 530)

; CURRDNT Zowm. A—AcmCUL WL LANDSCAPING SHALL BE PER SECTION 530 0F

H e v 0 S couRAL Tk EARRELD TOWVEAE OROMANCE A OUREENTS

1 REGULATIONS: SECTION 320

3 e T i PHF LIGHTING (SECTION 517)
Y TARD SETBACK = 40 FEETAYs PP ALL LIGHTING SHALL MEET ORONANCE SCCTION 17 OF

— SOL YARD SETBACK = 23 FEET (804 PWOP ) THE GARFIELD TOWNSHIP ORDINANCE

! sk SINAGE

| e - Son 1AL BE FICE STANONG 4N SHALL

X [PARKING (SECTION 351)

_ ﬂ\E SF. FOR GAS STATION LEH

3 3 BURDNG WL BE SERVED WITH PUBLC WATER

| A0 PO MEETARWIT/OMME T CONTACT HAS EEN ESTABUISED WiH THE
PROPOSID PARKING: LOCAL UTILTIY AUTHORITY AKD THE AVALABLE
4500 GAS STATION: 4300,/7%0 SPACES. WATER (10 THE NORTH) AND SPWER (TD TWE WEST)
700 SF. REST/DTHRU: 2700,/150 SACES WL BE DENTFED DURMG SITE PLAM APPROVAL

TUTML SPACEE NECHRED = 10518 =38 J0es TORM WA’ TION 523)

TUTAL CURRENT PARKIMNG REQURED = 38 SPACTS ALL DN-SITE DRAMAGE SMALL BF CONTROLLED AMD
TOTAL H.C. RECURED= T SPACES (1 VAN ACCES) DETWHED PER SECTION 523 OF THE GARFIELD TOWNSHP
ZONMG DRDINANCE AMD GRAND TRAVERSE COUNTY STANDARDS

LEGEND

@ PARKING COUNT
cuRmENT ToNBeG: e REGULAR SIDEMALK
A3 AT ALY RESDNMAL

P LiGHT POLE
e ENSTIVG A5 LINE

ROOSTIOE 480.00°

e

Toran

—_ ENISTING SAMITARY PRESSURE FAIN

[

REMSIONS
SCAIP TIgH

GATE

oE:
08 /2813 | ConCEP TN, REVEW,

LAFRANIER ROAD

TRAVERSE CITY, MICHIGAN

VICINITY MAP

NE CORNER OF HAMMOND AND LAFRAINER

U G A
\

SITE PLAN FOR ZONING MAP AMENDMENT
COMMERCIAL - GAS STATION/FOOD SERVICE

GRAPHIC SCALE o o oare |
BASEIO1406

* : = - * - BEFORE YOU DIG | |5 PRACTICAL ENGINEERS, INC.[& WILLIAM L CAREY i | LT M
e e 1 CALL MISS DIG £ 209 HELEN WHITE D g TS 101.406

oo ) 1-800-482—-7171 & LAKE AWM, I 493650 & 2373 1-75 BUSINESS LOOP oAawi gy __SKR

Wah = {TOLL FREE) & PHONE (231) 2755066 & GRAYLING, MICHICAN cHEDHrD By _SKR SHEET NO.

FAX.  (231) 278-507¢ 4
: o enera | C2.0 /




Hickory Hills Special Use Permit Amendment-Planning Commission-Introduction

@) Charter Township of Garfield
2.4 Planning Department Report No. 2019-99

Prepared: August 1, 2019 Pages: 5
Meeting: August 14, 2019 Planning Commission Attachments: 4
Subject: Hickory Hills Special Use Permit Amendment-Introduction
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.

Page 1 of 5
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Hickory Hills Special Use Permit Amendment-Planning Commission-Introduction

Zoomed-in aerial image of the subject property (property lin

es highlighted in blu
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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 and outdoor concerts. Amendment of the SUP will ensure that any
potential impacts of these additional uses are addressed.

Proposed additional uses that require SUP approval include:

Amphitheatre (outside event entertainment, year round)
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.

Page 2 of 5

K:\Plan\Applications\2019\SUP 2017-04-A City of Traverse City Hickory Hills\PD Report 2019-99 Hickory Hills SUP-PC-INTRO.docx



Hickory Hills Special Use Permit Amendment-Planning Commission-Introduction

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:
In the section that follows, issues that staff considers being of potential concern at this point:

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.

Events:

The City of Traverse City’s Park and Public Land Use Policy requires permits for events in City parks
and public lands. Events are categorized as High Impact Events or Low Impact Events. High Impact
Events are high profile events such as multi-day festivals. Low Impact Events include weddings, family
reunions, walks/running races and other events.

Low Impact and High Impact uses/events are processed differently and have different requirements as
outlined in the Park and Public Land Use Policy. Low Impact uses/events are approved by the Parks and
Recreation Division. High Impact uses/events are approved by the City Clerk’s Office. In some cases, the
City Commission must approve High Impact event permits; and the Parks and Recreation Commission
may also be required to review an application. In review of this Policy, it is clear that the City has a
defined process and criteria for managing uses/events.

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. The posted speed limit is 25 mph.

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. In the previous SUP application, there were reports of overflow
parking occurring along Randolph Street. The improved parking lot was to address this concern.

For events at Hickory Hills which exceed on-site parking, a parking plan is required as part of the event
application process. While not explicitly provided in the application document, this should be considered
as a condition for any SUP approval.

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

Page 3 of §
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Hickory Hills Special Use Permit Amendment-Planning Commission-Introduction

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.

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 dated
July 5, 2019 is attached.

Section 532 of the Zoning Ordinance addresses parking area landscaping. Section 532 does require one or
more canopy trees for each 100 square feet of interior landscaping area. In the original SUP application,
17 trees were proposed for the interior landscaping areas. In addition, 32 trees were proposed along the
east side of the parking lot area. In the revised landscaping plan, the trees have been replaced with lower
growing shrubs.

Pursuant to Section 530.H, the approval authority, in this case the Planning Commission, may waive or
adjust any landscaping requirements provide one or more conditions exist. Applying the condition stated
in Section 530.H(1), the existing vegetation (i.e., mature trees surrounding the parking area) on the site
may be considered enough to waive the tree requirement for the interior landscaping area.

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)
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Hickory Hills Special Use Permit Amendment-Planning Commission-Introduction

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-2017-04-A for an amendment to the Special Use
Permit for Hickory Hills BE SCHEDULED for public hearing for September 11, 2019.

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. City of Traverse City Park and Public Land Use Policy
3. 117x17” landscape plan dated December 1, 2017
4. 117x17" landscape sheet dated July 5, 2019

Page 5 of 5
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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. Thereis 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 11-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 im pacts 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 downbhill 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, Ml 49686
City of Traverse City, Tim Lodge, 400 Boardman Ave. Traverse City, MI 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.



The City of Traverse City GOVERNMENTAL CENTER S

400 Boardman Avenue ™
Traverse City, MI 49684 %
Office of the City Clerk (231) 922-4480 oy

teclerk@traversecitymi.gov

I. PURPOSE

CITY OF TRAVERSE CITY

PARK AND PUBLIC LAND USE POLICY

The purpose and intent of this Policy are as follows:

(a)

(b)
(c)

(d)

(e)

()

(2)

(h)

The purpose of this Policy is to manage and regulate Events (High Impact Events
and Low Impact Events) including those sometimes known as festivals, on City
parks and other city property, excluding streets.

It is intended to regulate them as to time, place, and manner and not as to content.

It is recognized and appreciated that Events and festivals have become an
important addition to the culture and vitality of Traverse City, and that they make
a valuable contribution to the economic and social well-being of the City.

It is recognized and appreciated that the City’s parks and open spaces are used by
residents and visitors for recreational enjoyment in their natural state.

It is acknowledged that the City is charged with the responsibility to manage its
assets, including City parks, responsibly and equitably so that they may be
enjoyed for all of the purposes above described and further that overuse of City
parks may result in damage which prevents any use of the parks.

This Policy is intended to strike a balance between use of City parks and other
city property for organized Events and recreational enjoyment in order to protect
all City parks for their individual primary purposes and in particular, the Open
Space for its primary and historic purpose of passive recreation and open space,
i.e., free of structures and obstructions.

It is intended to keep bay front parks available for views of Grand Traverse Bay
both from that space and across that space for the rest of the City.

It is recognized that the summer daylight hours are the most desirable time of the
year to protect this Open Space use.

It is recognized that the National Cherry Festival has an important place in the
history and society of Traverse City and that the Cherry Festival’s interruption of
the Open Space primary use has long been recognized as a benefit to and an
integral party of this City’s culture, making that interruption justified.
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It is recognized that the Traverse City Film Festival has an important place in
Traverse City and that the Film Festival’s interruption of the Open Space primary
use is de minimus as it primarily occurs during the evening hours and outside of
the most desirable time to protect the Open Space use.

It is important to recognize that even sites that have accommodated High Impact
Events are for general public recreational use first, thus the regular use of a park
must be respected.

Most City parks accommodate a variety of uses including both active and passive
recreational opportunities that may occur on a casual and/or organized level.

The majority of parks have not been designed to accommodate large-scale Events, as
many lack the necessary amenities, such as, washrooms, parking, and/or access to
water or power to support High Impact Events.

In addition, most parks have differing features and requirements; thus, what is
appropriate in one park may not be appropriate in another.

An objective of this Policy is to match events to an appropriate park site. This is
accomplished by delegating to the City Manager the authority to establish
Individual Park Guidelines and determine which parks are eligible for High
Impact Events and which parks are eligible for other categories of Events.

It sets forth the conditions within which sponsors and users of City parks may use the
City of Traverse City’s parks and seeks to protect the citizens of Traverse City’s use
and investment in its City parks.

It regulates the frequency of Events in parks and establishes priority for
holding Events.

DEFINITIONS

The following words and phrases shall have the corresponding definitions:

(a) “City Clerk™ means the person acting as City Clerk of the City of Traverse City or his

or her designee.

(b) “City Manager” means the person acting as City Manager of the City of Traverse City

or his or her designee.

(c) “Parks” means those City-owned and officially dedicated parks as shown on the

attached map or public land owned by the City of Traverse City, excluding streets.

(d) “Parks and Recreation Division™” shall mean the City of Traverse City Parks and

Recreation Division, under the direction of the Parks and Recreation Superintendent.

K:\teclerk'\city commission policies\park & public land 2
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(e) “Parks and Recreation Commission™ shall mean the City of Traverse City Parks and
Recreation Commission, which is established under Chapter 277 of the City’s
ordinances, appointed by the City Commission for the City of Traverse City and
serves in an advisory capacity.

(f) “Event” means a planned activity to use a park and other city property, excluding
streets. This includes those activities which have an attraction to the public, such as
games or amplified sound. Events are categorized as High Impact Events or Low Impact
Events.

(g) “Park Use Permit” or “Permit” means a permit granted by the City to regulate park
properties and other city property, excluding streets, used for Events.

(h) “Open Space™ means the park located north of Grandview Parkway, from Parking Lot
VB on the West to the Marina and Marina Seasonal Parking Lot on the East.

(1) “City Sponsored Event” means an event where the City of Traverse City completes
and submits the Permit Application.

(j) “High Impact Event” means an event generally considered to be open to the public
regardless of whether a fee for admission is charged with one or more of the
following elements: use of City personnel requested or required; commercial or for-
profit financial benefit; includes significant infrastructure such as set up of large
tents, stages, amusements, concessions etc.; sale of alcohol.

(k) “Low Impact Event” means an event two days or less in duration, excluding set up
and tear down with no commercial or for-profit financial benefit, which does not
include use of city personnel, sale of alcohol or significant infrastructure in the park.

III. PERMIT REQUIRED

An Event shall not be held or announced as going to be held at a park and/or other city property,
excluding streets, until and unless a Park and Public Land Use Use Permit has been issued
pursuant to this Policy.

IV. NATIONAL CHERRY FESTIVAL

Because of its unique place in the history and culture of Traverse City, the National Cherry Festival
is allowed annually for up to eight (8) consecutive days, excluding set-up and tear-down, which will
be addressed in the Letter of Understanding, and is exempt from other provisions of this Policy.
The National Cherry Festival will only be allowed if there is a Letter of Understanding with the
City addressing the entire operation of the National Cherry Festival at the Open Space, other City
sites and parks. The National Cherry Festival shall have first priority on park usage even if its
application is received after another application for the use of the same park.

V. TRAVERSE CITY FILM FESTIVAL

K:\teclerk\city commission policies\park & public land 3
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Because of its demonstrated benefit to the City of Traverse City and its de minimus impact on the
primary purpose of the Open Space, the Traverse City Film Festival is allowed annually for up to
eight (8) consecutive days, excluding set-up and tear-down, which will be addressed in the Letter of
Understanding, and is exempt from other provisions of this Policy provided that the Traverse City
Film Festival’s use of the Open Space continues to have a de minimus impact on the primary
purpose of the Open Space as determined by the City Manager. The Traverse City Film Festival
will only be allowed if there is a Letter of Understanding with the City addressing the entire
operation of the Traverse City Film Festival at the Open Space, other City sites and parks. The
Traverse City Film Festival shall have first priority on park usage even if its application is received
after another application for the use of the same park, except for the application of the National
Cherry Festival.

V1. HIGH IMPACT EVENTS
High Impact Events are subject to the following:

(a) A High Impact Event may have a duration of up to three (3) consecutive days,
excluding set-up and tear-down, which will be addressed in the Permit Application.
Additional days may be requested in the Permit Application for a total of eight (8)
consecutive days, excluding set-up and tear-down. The proposed permit holder for
any High Impact Event with a duration of more than three (3) consecutive days
(excluding set-up and tear-down) shall contract with the City for cost reimbursement
and other obligations to the City; such contracts must be approved by the City
Commission. High Impact Events shall be allowed three (3) days for set-up and
tear-down combined. Any event that requires more than three (3) days for set up
and tear down, shall receive approval from the City Commission. The permit holder
shall be charged for each day they are utilizing the park, including for set up and tear
down. The City Clerk shall provide a copy of the application and a synopsis for all
first-time High Impact Events to the Parks and Recreation Commission; the Parks
and Recreation Commission shall review the application and provide any
recommendations or comments for consideration of review of the application to the
City Clerk; for applications that require City Commission approval, the Parks and
Recreation Commission recommendations/comments shall be provided to the City
Commission.

(b) A High Impact Event shall only be held on a City park if it is a park that the City
Manager has determined to be eligible for High Impact Events based on its size,
surroundings and history.

(c) Except for the Open Space, eligible parks may have only one High Impact Event
with a duration of more than three (3) consecutive days per year.

(d) The Open Space may have one High Impact Event with a duration of more than
three (3) consecutive days between Memorial Day weekend and Labor Day
weekend in addition to the National Cherry Festival and the Traverse City Film
Festival.
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(e)

(H
(g)

(h)

(1)

)

High Impact Events may coincide with another Event if all Events mutually agree to
share the same park in writing and provide a copy of their written agreement with
the Permit Application. The written agreement shall become part of any permit
issued.

There shall be a suitable period of time between scheduled Events at a park.

No more than two High Impact Events shall be held per park per month. If a High
Impact use spans two months, it shall be counted against the month where the
greatest number of days are used (including setup, tear down, and actual event
dates); if a tie, then it shall be counted against the month in which the first day of
park use occurs (including setup).

For Clinch Park and the Open Space, with the exception of the National Cherry
Festival and Traverse City Film Festival, there may be one High Impact Event in
June, none in July, and one in August.

There shall be no High Impact Events in city parks on Memorial Day and Labor
Day and the preceding Friday, Saturday and Sunday; and there shall be no High
Impact Events in city parks on Independence Day, the day before and the day after
Independence Day.

No High Impact Event in the Open Space may use more than two quadrants as
defined by the map on file with the City Clerk and attached hereto.

VII. LOW IMPACT EVENTS

(a)

(b)

(c)

Examples of Low Impact Events include but are not limited to weddings, family
reunions and walks/running races which do not include commercial activity, picnics,
school functions.

A Low Impact Event may be held on a City park only if it is a park that the City
Manager has determined to be eligible for such an Event based on its size,
surroundings and history and there shall be a suitable period of time between
scheduled Events at a park.

Low Impact Events may coincide with another Event if all Events mutually agree to
share the same park in writing and provide a copy of their written agreement with
the Permit Application. The written agreement shall become part of any permit
issued.

VIII. EXEMPT ACTIVITIES

General public use for recreation is exempt if it does not involve the reserving or setting aside of
any park or part of a park and does not include organized games, fixed signs, sound broadcasting
equipment, tents, bleachers or similar items. Brief use for movie or television production and
other photographic activities is exempt unless in the opinion of the City Manager the activity
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will disrupt normal use. City-sponsored Events and instructional recreation programs endorsed
by the City are exempt. Permission for an exempt activity is automatically revoked if the user
violates any law, ordinance or park rule or regulation adopted pursuant to the Traverse City Code
of Ordinances.

IX. PERMIT APPLICATIONS

Permit applications must be completed by the Applicant and the person or sponsoring
organization who will be the Permit Holder and submitted to the City parks and Recreation
Division. The Parks and Recreation Division shall forward fees collected to the Treasurer's
Department. The Parks and Recreation Division shall administer all Low Impact Events.
Applications regarding all other Events shall be forwarded by the Parks and Recreation Division
to the City Clerk’s Office immediately upon receipt for processing. Such applications and the
submittal of the applications shall comply with the following:

(a) Time. Applications shall be filed ninety (90) days before an Event that is a High
Impact Event. If an Application is filed more than one year before the Event, it shall
be renewed in writing on the dates directed by the City Manager or it may be deemed
untimely and withdrawn. If an Application is not submitted in compliance with the
90 day deadline, the application process may not be completed in time for the event
to be held. The City may deny a permit automatically if the Application is not timely
submitted.

(b) Signature. The application shall be signed under oath or affirmation by the adult
person who will attend and be in charge of the Event and activity or who can bind the
organization requesting the permit.

(c) Permit Holder. The application shall specify the name, address, and telephone
number, cell phone number, e-mail address of the Permit Holder who shall be the
sponsoring organization or individual and other information deemed relevant or
necessary.

(d) Fee. All applications, except for fee-exempt Low Impact applications, shall be
accompanied by a non-refundable park useage application-processing fee. The City
Commission by resolution and after recommendation of the City Manager shall
establish application fees. The application fee shall be paid at the time of making the
application. Applications submitted without the required fee shall automatically be
deemed incomplete. Payment for any services to be provided by the City over normal
service may be charged to the Applicant or Permit Holder. The application and
permit fee shall be set by the City Commission by resolution. Certain High Impact
Event applicants, when required, shall submit a security deposit in an amount
determined by the City Clerk. The City Clerk may require such a deposit to be made
in the form of a bond or certified check.

(e) Insurance. Unless waived by the City Clerk or City Commission, all Permit Holders
shall provide insurance as follows:
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and
City

(2)

(3)

4

Comprehensive general liability insurance - $1,000,000 per occurrence
such additional insurance and coverages as may be required by the
Clerk for special activities.

The policy shall name the City of Traverse City as an additional insured in
the policy coverage and shall include an endorsement to the policy naming
the City of Traverse City as additional insured. Any amendment to or
cancellation of such insurance shall require no less than thirty (30) days
written notice provided to the City Clerk of such cancellation and/or
amendment.

The duration of the insurance shall encompass the total length of time any
equipment is placed on City property or the duration of the event,
whichever is longer.

Suitable proof of insurance shall be submitted to the City Clerk prior to
the Event taking place. In addition, the Applicant and Permit Holder shall
execute a hold harmless and indemnification provision agreeing to hold
the City and its officials, employees and volunteers harmless and to
indemnify the City in the event of a claim resulting solely or partially from
the Event or activity applied for.

() Description of Event. The Event shall be described with such detail as required on
the forms supplied. The description shall include a detailed site plan.

(g) Noise Containment Plan. A plan for noise and vibration containment shall
accompany the application.

(h) Filing Date. An application shall not be deemed to be filed until the City Clerk, or
for low impact events, the Parks and Recreation Division staff, states in writing that it
is complete. The date of such writing shall be the date of filing of that application.
Once an application has been deemed complete. High Impact Events shall be
processed in accordance with the City Clerk’s procedure; Low Impact Events shall be
processed by the Parks and Recreation Division in accordance with that Division’s

procedure.

X. PRIORITY OF APPLICATIONS

Applications for Events shall be considered and decided on a first come-first serve basis as of the
date they are filed and deemed complete. An application shall be decided promptly after it has been
properly and completely filed. Permit Holders with granted reservation requests shall have the
scheduling priorities and rights as provided in this Policy.

XI.  RESERVATION REQUESTS

If an Applicant wishes

to hold an Event annually, after it is held for the first time the Permit Holder
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may request that the dates be reserved at a particular park for subsequent years. Reservation
requests may be granted if a prior Permit has not been violated, the Permit Holder has fulfilled all
obligations to the City and the Event has not created any unreimbursed expense or burden to the
City. A non-refundable reservation fee established by the City Commission may be charged. If
dates are reserved, an application from that Permit Holder will be given preference over all other
applications for those dates and park. If the Reservation holder has not been issued a Permit or
entered into a contract with the City for the Event at least 120 days before the Event is scheduled to
occur, the Reservation shall be void. Reservation requests for more than three (3) years in advance
will not be accepted. Reservation requests may be revoked by the City Manager based on the
health, safety and welfare of the City, such as construction or development activities at that park,
the elimination or reduction of City employees or resources needed to service the Event, or any
reason stated in this Policy for not granting the initial request or permit application.

XII. REVIEW OF PERMIT APPLICATIONS

(a) Permit applications for High Impact Events shall be approved or denied by the City Clerk or
his or her designee after a staff review of the permit application in accordance with the procedure
adopted by the City Clerk. Permit applications for Low Impact Events shall be approved or
denied by the Parks and Recreation Division. The reviewing department/division may add
conditions to any permit issued. Whenever there is ambiguity as to the application of this policy,
city staff shall apply it in the most restrictive fashion.

(b) Appeal. Any person denied a Permit pursuant to the provisions of this Policy may appeal to
the City Manager in writing, stating the reasons why the Permit should be granted. The City
Manager shall respond to the appeal in writing within 10 days of receiving it. The City Manager
may grant or deny the Permit. An Applicant may appeal the decision of the City Manager to the
City Commission in writing, stating the reasons why the Permit should be granted. The City
Commission may grant or deny the Permit after a public hearing at the next available City
Commission meeting, and such decision shall be final. The City Commission may elect on its
own motion to review any determination of the City Manager, City Clerk or Parks and
Recreation Division in granting or denying a Permit.

XIII. STANDARDS

The standards for granting approval of a Permit application are the following:

(a) The activity is consistent, or can be by imposing conditions agreed to by the applicant
be made consistent, with City guidelines that apply to the park where the Event will
take place. Individual Park Guidelines shall be adopted by the City Manager.

(b) The activity will not unreasonably interfere with or detract from the general public’s
enjoyment of the park or nearby public land.

(c) The activity will not unreasonably disturb normal activity on surrounding private
land.
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(d) The activity will not unreasonably interfere with or detract from the promotion of the
public health, welfare, safety and recreation.

(e) The activity does not cause a violation of any law, ordinance, rule, or regulation.

(f) The facilities desired have not been reserved for other use on the date and hour
requested in the application.

(g) The activity will not cause damage to water, beaches, trees, benches, landscaping or
other natural or man-made components of the park.

(h) The activity does not entail extraordinary or burdensome expense of operation by the
City.

(1) The activity does not materially impact the characteristics or functions of
environmentally sensitive resources or properties.

(J) The activity will not be exclusive, in whole or in part, but will be open to the general
public without charge. Sporting contests such as volleyball may charge a participant
fee.

(k) The activity shall not occur so soon before or after another Event that it creates a
burden on the park facility, City staff or resources, or so soon that it unreasonably
impedes the primary general public use of the park.

(I) The Event complies with all other provisions of this Policy.

XIV. GENERAL CONDITIONS

The following general conditions apply to all Events. Additional special conditions may
be imposed in the Permit. All terms and representations specified in the permit
application are automatically special conditions to the Permit unless changed or
superseded by the general conditions or an additional condition.

(a) Equipment and Signs. No other property, equipment or signs are to be used by
participants in the park, public land, and adjacent property or water except as
listed in the permit. No signs shall be erected in violation of any City
ordinance. Placement of such equipment shall be coordinated with the City
Manager. Unless authorized by the City Manager, all property, equipment and
signs shall be removed from the park on any day during which the Event, setup,
or removal is not being conducted.

(b) Cleanup. The Applicant and Permit Holder shall promptly and completely
cleanup and restore the site immediately following the Event or activity.
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(c) Set Up and Removal. Set up and removal shall occur promptly and the time
allowed therefor shall be restricted in the Permit.

(d) City Cost. Damage to public properties or the City’s cost incurred in cleanup
and repair shall be the responsibility of the Applicant and the Permit Holder.
Payment of any such assessment shall be due within thirty (30) days. The City
Manager may require a bond, letter of credit, or cash deposit as security for
cleanup and restoration.

(e) Tents. If tents are used, the tent material shall be composed of noncombustible
and flame-resistant fabric in accordance with the City Fire Code and erected to
meet wind load requirements of the State Construction Code.

(f) Advertising. Any advertising or public announcements of the Event that occurs
before all necessary approvals from the City have been obtained, is not
permitted. No signs are allowed in the City rights-of-way.

(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.

(1) 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
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Week nights All other times
10:00 p.m. - 7:00 a.m.
Weekend nights
11:00 p.m and 9:00 a.m.

3 dB(C) 6 dB(C)

(j) Excavation. No digging, staking or any other ground disturbing activity shall be
performed except as authorized in the permit and upon prior notification to the
City Manager. Trenching, excavating, or other disturbance of the ground surface
will require the applicant to notify MISS DIG to appropriately mark all areas
where obstructions exist prior to disturbing the surface area.

(k) Trash and Toilets. Portable toilet and trash receptacles shall be provided, as
necessary, for all Events based on the anticipated size of the Event. These shall
be provided at the expense of the Permit Holder. The number, type and location
of all receptacles and toilets shall be listed on the Permit. At least one portable
toilet must be ADA compliant/handicap accessible. The Permit Holder is
responsible for the clean up of the area and removal of trash from the site.

(1) Recycling. It shall be the policy of the City of Traverse City to encourage
recycling whenever possible. The mandatory provision of an area(s) utilizing
source separation containers for primary recycling materials shall be provided at
all High Impact Events. A list of primary recycling materials shall be determined
by the City Manager. The number and location of such area(s) shall be shown on
the Permit.

(m)Commercial Activity. Only incidental commercial activity is allowed for Low
Impact Events. All such incidental commercial activity shall be under the control
of the Permit Holder and shall not be operated independently by third parties
unless the third party operated commercial activity is allowed in the Permit.

(n) Vehicles. No trucks or other motor vehicles are allowed at the park except in
designated parking lots or except those conveying specialized equipment for the
Event and allowed in the Permit.

(0) Lights. No strobe lights or flashing lights are allowed. All lighting shall be
directed at the Event and to the extent practical away from areas where the
activity is not occurring. Portable or vehicle mounted generators are not allowed
unless shielded from view and hearing by appropriate means approved by the City
Manager.

(p) Site Plan.  Applicants shall provide a detailed site plan depicting facility

locations, if any, to be used or installed during the Event.
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XV.

(q) References. In the event an applicant does not have history with the city in
conducting an event, the city may require three (3) professional references be
provided and verified by the City Clerk; additionally, in such instance, the
applicant shall deposit with the City the City’s anticipated out-of-pocket expenses
prior to the permit being issued.  If three (3) professional references are not
available, an event planning committee consisting of at least three (3) city
residents shall be established by the applicant; and the contact information for the
event planning committee shall be provided on the application.

REVOCATION OF USE

In addition to the penalties provided by Ordinance, a Permit may be revoked in writing at
any time by the City Manager if it is determined that the holding of the Event authorized
by the permit is no longer in the best interest of the public health, safety and welfare, or
there has been a misrepresentation in the application or any material misstatement by the
Applicant, or there has been a failure to follow this Policy, or other City ordinance, State
law, or any condition attached to a Permit. The Applicant or Permit Holder whose Permit
is revoked by the City Manager may appeal to the City Commission in writing within
three (3) days. All activities under the permit will be suspended pending such appeal.
Anyone acting pursuant to a permit that has been revoked or suspended shall be deemed
to be trespassing, may be removed by City Police, and may, at the discretion of the City
Manager, be charged with criminal trespass. In the event that a Permit has been revoked
pursuant to the provisions of this section, the Applicant or Permit Holder shall be not be
granted a Permit under this policy for two years following the date of revocation.

[ hereby certify that the above Policy was adopted by the
City Commission on March 16, 1998, and was amended in
its entirety, at a regular meeting of the City Commission on
March 17, 2008, and December 17, 2012, at a regular
meeting of the City Commission and amended at the
December 16, 2013, regular meeting of the City
Commission and February 3, 2014, Regular Meeting of the
City Commission, at the Commission Chambers,
Governmental Center, 400 Boardman Avenue, Traverse
City, Michigan.

Ayl 7

Benjamin C. D{I/arentette, City Clerk ’
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SPR 2019-04 Harris Hills Site Condominium Introduction

@Y Charter Township of Garfield
2.4 Planning Department Report No. 2019-100

Prepared: August 7, 2019 Pages: 3
Meeting: August 14, 2019 Planning Commission Attachments: O
Subject: SPR 2019-04 Harris Hills Site Condominium Introduction
File No. SPR 2019-04 | Parcel No. 05-007-021-00
Owner: Tim and Lisa Schaub

igent: 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 ultimately approved by the Township Board at the
June 25, 2019 meeting.

PURPOSE OF APPLICATION:

The initial intention of the applicant was to develop both parcels as a site condominium with municipal
water and sanitary sewer after completing the rezoning process. Based on site and budget constraints, the
applicant now intends to develop the northern parcel as its own site condominium. This project as
currently proposed would include 16 new single-family homes on individual wells and septic 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 property (highlighted in yellow):

&

Page 1 of 3
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SPR 2019-04 Harris Hills Site Condominium Introduction

Zoomed-in aerial view of subject property (highlighted in yellow):

SITE CONDOMINIUM REVIEW CONSIDERATIONS:

Consultation

Section 429 B. of the Zoning Ordinance allows 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. Other agencies will also review the plan as needed.

The Township Engineer has reviewed this proposal and is expected to provide a letter with comments
regarding the required connection to the available public sewer. The Lone Tree PUD west of Harris Hills
has available water and sewer. There is also a public water line to the east of the site.

Review Criteria
From Section 429 G. of the Zoning Ordinance, the Township shall consider a set of criteria for the review
of site condominiums. The criteria most relevant to this case are as follows:

1) Compliance with Zoning District Regulations

The proposed development shows 16 new single-family residential units on the northern parcel.
For one-family units without public sewer, the R-2 district has a minimum lot size of 15,000
square feet and minimum lot width of 100 feet. The 16 lots shown are all at least 15,000 square
feet in area. Units 1-7 and 14-16 have lot widths of at least 100 feet. Units 8, 9, 12, and 13 are
located along the curve of the road where the lot width is measured from the front setback line
instead of at the front lot line. Units 8, 12, and 13 in particular appear to be slightly shorter than
the minimum width. Units 10 and 11 are also on a straight road but do not meet the minimum
100-foot width requirement.

Page 2 of 3
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SPR 2019-04 Harris Hills Site Condominium Introduction

2) Streets
The only proposed access point to the site is at Lone Tree Road. Saint’s Drive runs north-south
with a stub to the south for future development. Saint’s Lane provides a loop within the site.

3) Natural Features, Screening, and Landscaping
As stated above, the aerial imagery from 2017 shows extensive tree cover on the site but most of
these trees have since been cleared. There are generally still trees surrounding the perimeter of
the site which will act as a buffer to the adjacent neighborhoods.

4) Access
The site will be served by private roads, Saint’s Drive and Saint’s Lane, with one connection to
Lone Tree Road. Access for emergency access vehicles should reflect any comments from the
relevant agencies.

5) FErosion and Storm Water
The site plan indicates that the review of storm water is currently in progress. The site slopes to
the northeast and there is a retention pond indicated at the back of Unit 12.

STAFF COMMENT:

The initial intention from the applicant was to develop both parcels as one site condominium with about
35 single-family units all connected to water and sewer. The applicant has encountered difficulty in
regards to the cost of water and sewer connection based on the topography of the site, which has led to
their current proposal. However, as mentioned above, the Harris Hills site is expected to be required to
connect to the available public sewer system.

If the intention still is to eventually develop both parcels, then it likely would be beneficial to create a
proposal for both parcels now with two phases. This would allow the entire site to operate under one
condominium association, master deed, and bylaws. It would also allow the entire project to be approved
at one time instead of requiring future approvals, which is beneficial given that a site condominium
development requires a public hearing and eventual Township Board approval.

ACTION REQUESTED:

There are several items mentioned above that warrant clarification before a public hearing is scheduled
for this project. If the Planning Commission is prepared to table this application, then the following
motion is suggested:

MOTION THAT application SPR 2019-04, submitted by Jesse E. Mitchell for a site
condominium development at Parcel #05-007-021-00 BE TABLED; until the following
issues are resolved:

1. Connect to the available public sewer system if required;
2. Ensure all lots meet the minimum width requirements; and
3. Indicate a plan for the phased development of both parcels

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

Attachment: Site plan for Harris Hills

Page 3 of 3
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GAS- UNDERGROUND CO-0F
JESSE E. MITCHELL PROFESSIONAL PHONE-  UNDERGRO
- Bos MITCHELL & ASSOCIATES SR Ueck o T2 GROUND
ek 2 ™l AND ASSOCIATES, INC.
Mickigsn  Central Michigan 3 PROPOSED FINISH FLOOR ELEVATION FOR
Y yore 3 e 3 404 WEST MAIN STREET EACH HOME SHALL BE WITHIN 10 FEET OF
gy e s KINGSLEY, MICHIGAN 49649 EXISTING GRADE.
oty e-am
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