CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING

Wednesday, November 9, 2016 @ 7:00 pm
Garfield Township Hall

3848 Veterans Drive

Traverse City, MI 49684

Ph: (231) 941-1620

AGENDA

Call Meeting to Order

Roll Call of Commission Members

I, Review and Approval of the Agenda - Conflict of Interest

2. Minutes
a. October 26, 2016 - Special meeting
b. October 26, 2016 - Regular meeting

3. Correspondence
4, Reports

a. Township Board
b. Planning Commissioners
¢.  Planning Department

5. Business to Come Before the Commission
a. PD 2016- 67 - TC Medical Properties Sign Request
b. PD 2016-68 - Ashland Park- Continued discussion
c. PD 2016-69 - Master Plan Discussion

6. Public Comment
7. Items for Next Agenda

a. Ashland Park
b. Master Plan

8. Adjournment

Joe Robertson, Secretary

Garfield Township Planning Commission
3848 Veterans Drive

Traverse City, MI 49684

Garfield Township will provide necessary reasonable auxiliary aids and services, such as signers for hearing impaired and audic
tapes of printed materials being considered at the meeting to individuals with disabilities upon the provision of reasonable advance
notice to Garfield Township. Individuals with disabilities requiring auxiliary aids or services should contact Garfield Township by
writing or calling Lanie McManus, Clerk, Ph: (231) 941-1620, or TDD #922
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CHARTER TOWNSHIP OF GARFIELD
SPECIAL PLANNING COMMISSION MEETING
October 26, 2016

Call Meeting to Order: Chairman Racine called the meeting to order at 5:36pm at the
Ashland Park PUD, Birmley Road entrance. The Ashland Park PUD has an address of
1503 North Garfield Road Traverse City, Ml 49696.

Roll Call of Commission Members:
Present: Kit Wilson, Chris DeGood, Pat Cline, Joe Robertson, Gil Uithol and John
Racine

Absent and Excused: John Nelson
Staff Present: Rob Larrea

1. Review and Approval of the Agenda — Conflict of Interest (5:37)
Uithol moved and Wilson seconded to approve the agenda as presented.

Yeas: Uithol, Wilson, Cline, DeGood, Robertson, Racine
Nays: None

2. Minutes
None

3. Correspondence (5:38)
None

4, Business to Come Before the Commission
a. Ashland Park — Commissioners visited the site to familiarize themselves
with the Ashland Park PUD amendment proposal. Commissioners hiked
the hill and treed area located in the SW corner of Phase 3, and discussed
the setbacks, road location, tree stands and utility layout.

5 Public Comment (6:11)
None

6. Items For Next Agenda (6:12)
a. Ashland Park discussion continued
b. Master Plan discussion

7. Adjournment
Wilson moved to adjourn the meeting at 6:18.
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Garfield Township Planning Commission Minutes October 26, 2016 Special Meeting

Joe Robertson, Secretary
Garfield Township Planning
Commission

3848 Veterans Drive
Traverse City, Ml 49684



CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING
October 26, 2016

Call Meeting to Order: Chair Racine called the meeting to order at 7:00pm at the

Garfield Township Hall, 3848 Veterans Drive, Traverse City, M| 49684.

Roll Call of Commission Members:

Present: Kit Wilson, Chris DeGood, Pat Cline, Joe Robertson, Gil Uithol and John
Racine

Absent and Excused: John Nelson

Staff Present: Rob Larrea

1.

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

Yeas: Uithol, Wilson, Cline, DeGood, Robertson, Racine
Nays. None

Minutes (7:01)

a. October 12, 2016 Regular Meeting Minutes
Wilson moved and DeGood seconded to approve the October 12, 2016
Regular Meeting Minutes as presented.

Yeas: Wilson, DeGood, Uithol, Cline, Robertson, Racine
Nays: None

Correspondence (7:02)
None

Reports (7:02)
Township Board Report

Wilson said that she had no report.

Planning Commissioners
None

Planners Department
None

Business to Come Before the Commission

a. Ashland Park — Continued Discussion (7:02)
The applicant requests to amend Phase Two and Phase Three of the
Ashland Park PUD. The most significant request is to replace the
proposed multifamily units with single family lots. The amendment
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Garfield Township Planning Commission Minutes October 26, 2016

requests to lower the density by 87 units, which would result in a decrease
in impervious surface, and surface water runoff. Due to the decrease in
intensity and expansion of an already approved single family use,
Planning Commissioners could view this request as a minor amendment.

The Planning Commissioners held a site visit meeting this evening to
familiarize themselves with the property’s topography, tree stands and
utility layout. The applicant has requested to maintain all setbacks as
originally approved and in turn has provided sidewalks on both sides of
the single family homes that will connect to pathways throughout the
project. A proposed connection to the Traditions and Birmley Estates
development's were discussed. Ben Brower, representative for the
applicant, shared the tree removal calculations and said that over 400 new
trees would be planted in the proposed development with 85 already in
place. Commissioners assumed that the treed area to the rear of the
development was to be left as open space in the original application, but
asked staff to research the issue and report next time. Commissioners
discussed connectivity between other neighborhoods and would also like
research done on what the original application stated about connectivity.
Commissioners were agreeable to the setback request.

b. PD 2016-66 — Master Plan Discussion (7:38)
Larrea updated the Commissioners on the previously discussed changes
to the master plan and Future Land Use map. Changes were made so
that the new content includes Rural Land, Low Density Residential,
Moderate Density Residential and High Density Residential. Larrea said
that he worked to match the density to reflect what is on the ground.
Commissioners discussed the new designations and made suggestions
for some small edits. Larrea will look at the future land use on the border
with East Bay Township. An area near Sam’s Club and an area near
McRae hill was also discussed. He asked commissioners to comment
further by email.

7. Public Comment (8:15)
None

8. Items For Next Agenda (8:15)
a. To be determined

9. Adjournment
Wilson moved to adjourn the meeting at 8:16.

Joe Robertson, Secretary

Garfield Township Planning Commission
3848 Veterans Drive

Traverse City, Ml 49684



Crystal Lake Medical Office - PUD Sign Request

e Charter Township of Garfield
g,,v‘ Planning Department Report No. 2016-68

Prepared: November 3, 2016 Pages: 1 of2

Meeting: November 9, 2016 Planning Commission | Attachments: X<
Subject: Crystal Lake Medical Office

File No. N/A | Parcel No.  222-(002&003)-00
Applicant: Bob Yvon - Traverse City Medical Properties LLC

Owner: Traverse City Medical Properties LLC

SUBJECT PROPERTY:

The subject property is located within the Lone Tree PUD, at the corner of North Long Lake
Road and Lone Pine Road. A new medical building named the Crystal Lake Medical Center is
presently under construction.

STAFF COMMENT:
Signs within PUDs are subject to Planning Commission review and approval.

The "default" for sign approvals within PUDs is to allow signs that are already permitted by the
underlying zoning district. However, within PUDs, the Township may approve uses which would
not otherwise be allowed by the underlying zoning. The Zoning Ordinance recognizes this by
allowing the Planning Commission to approve signs which would be permitted as if the subject
use was located in the appropriate zoning district.

For example, and in this case, the medical office building would normally be located in the C-O
Commercial Office Building District. However, in this case, the underlying zoning is A-
Agriculture. Therefore, the applicant has requested Planning Commission approval of signs which
are usually permitted in the C-O District.

Wall Sign allowed by underlying zoning:
40 square feet (Section 630(]); Section 630(F))

Wall Sign requested:

66 square feet. The applicant has requested the Planning Commission to matke a determination that this meets
the intent of the Zoning Ordinance becanse two lots have been combined to create one larger parcel, and one building
rather than two separate buildings.

Freestanding sign allowed by underlying zoning:

40 square feet. However, in the past the Planning Commission has generally sought one
freestanding sign to identify the development itself rather than individual destinations within the
development. Generally, non-residential parcels and uses approved as part of a PUD have been
restricted to wall signage only and not permitted to have individual freestanding signage along the
roadway. The reasoning behind this practice is to avoid a commercial strip look in a non-
commercial district.
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Garfield Township Planning Department PD Report No. 2016-68

Freestanding sign requested:
20 square feet.

ACTION REQUESTED:

The first request is for an interpretation of the Planning Commission's intent in allowing wall signs
within PUDs. As noted above, the proposed wall sign exceeds what is normally allowed for office
buildings within professional zoning districts. However, two previously approved office-
commercial lots were subsequently combined.

The second request is for discussion of the suitability of the freestanding sign.

The Planning Commission discussion will be intended to provide the applicant and staff with
£ p PP
guidance on how to move forward.
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Robert A. Yvon

ARCHITECT LLC

A4 E_Ninth St.  Traverse City, Ml 49684
(231) 883-9461 rayvonarch@charter.net

November 1, 2016

Planning Commission

c¢/o Rob Larrea, Planning Director
Charter Township of Garfield
3848 Veterans Drive

Traverse City, MI 49684

Dear Commission Members:

The attached drawings are being submitted for P.U.D. sign approval at the new Crystal Lake
Clinic currently under construction in the Lone Tree development at the corner of North Long Lake
Road and Lone Pine Road. This project consists of two medical office facilities, Crystal Lake Clinic
(primary care providers) and Munson Qutpatient Services (lab and physical therapy).

As shown in the accompanying drawings, the signage proposed consists of one wall-mounted
sign (66 sf) facing North Long Lake Road to identify the building's occupants and one interior
identification sign (20 sf, plus support base) to direct visitors once they are on the interior streets of

e development.

The size of the wall sign is based on the fact that the property includes two commercial units of
the originally approved Lone Tree P.U.D. (each would have been allowed 40 sf, therefore 80 sf total),
and the fact that the building houses two separate facilities. (The approach of designing these two
allied services in one building for patient convenience required combining two of the Lone Tree
commercial units into one site, with Township support.) The viewing distance from North Long Lake
Road to the wall sign -- over 100' from the road edge --makes the proposed size of the sign
appropriate, as does its proportion in relation to the building. Good legibility here is also a safety
consideration, especially since the driveway entrance to the site and the front door to the building are
not apparent from this major road.

The 20 sf interior identification sign at the driveway off Rosewood Drive provides access
clarification within the development (not oriented toward North Long Lake Road), which is especially
important considering that some visitors may be approaching from the east (Zimmerman Road to
Rosewood Drive); size and legibility are safety considerations here as well.

Both signs are proposed to be interior-lit with primarily a dark sign surface; therefore, very
little light will be projected from the signs (less, in fact, than would be the case with light reflected
from a typical exterior-lit sign).

We appreciate your review of this proposed signage, which we feel is appropriate for and
consistent with the specific project, neighboring projects, and the goals of the sign ordinance. Thank
you for your attention to this matter.

Sincerely,
LA

Robert A. Yvon
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Ashland Park Amendment Request - Continued Discussion

"8 Charter Township of Garfield

o

A

:,'z‘}" Planning Department Report No. 2016-67
Prepared: November 2, 2016 Pages: Page 1 of 3
Meeting: November 9, 2016 Planning Attachments: <
Commission
Subject: Amendment Request — Ashland Park PUD
File No. PUD-2001-01-D Parcel No. 05-026-018-00
Applicant/ Peach Tree River Investments, LLC
Owner:
Agent: Wade Trim
SUBJECT PROPERTY:

The subject property is the Ashland Park Planned Unit Development. The PUD extends south
and west from the intersection of Birmley Road and Garfield Road.

PURPOSE OF APPLICATION:

The application requests an amendment to Phase 2 and Phase 3 of the Ashland Park PUD.
The most significant change request is to eliminate the approved multifamily units and
replace them with single family lots.

Minor changes to the orientation of other existing buildings within Phases 2 and 3 are also
proposed, including the approved storage area, the office buildings, and duplexes.

STAFF COMMENT:

The Planning Commission held a special meeting at the project site to get familiar with the
wooded hillside (Phase 3) of the project, approved setbacks, road layout and any associated
impacts the proposal may have. Following the site visit, Planning Commissioners were
favorable of allowing the previously approved (but reduced) setbacks to be retained.
However, the Planning Commission did request additional information from Staff regarding
the hillside located in southwest corner of Phase 3, which is addressed below.

Connectivity to Birmley Estates was another discussion point. Historically, this was addressed
at the January 25, 2001 public hearing in which it was stated that the roads, being private,
"will not connect to the adjacent Birmley Hills Estates Subdivision.” The applicant did agree to
provide a walking path to the property line for pedestrian connectivity purposes, which may
satisfy the connectivity concern to the west. A roadway to the southernmost property line will
be installed to satisfy the interconnectivity to the Traditions phase.

K:PLAN\Applications\2016'\Ashland Park\PD Report 2016-67 Ashland Park Amendment.docx



Garfield Township Planning Department PD Report No. 2016-67

Project History

2001 Ashland Park PUD approval

The project, approved in 2001, was a multiphase project that incorporated single family
residential lots, zero lot line units, duplex and quadplex units, and commercial office uses
(Exhibit A).

Copies of the RDO have been provided for your review and understanding. Interestingly, the
multifamily development currently approved on the hillside appears to be located and
designed in a manner that would have virtually eliminated the trees and flattened the
downside of the hill slope, which seems to contradict 4b of the attached RDO (Exhibit B).

-

< The Planning Commission should discuss 4a and 4b of the RDO to determine if the
issue is still a concern with the proposed change of use to single family lots.

< The RDO makes mention of requiring a major amendment if significant changes have

been proposed (see 4a). The Planning Commission should discuss how it would like to

proceed with the application.

2005 Ashland Park PUD Amendment

The project was changed significantly when amended in 2005. The amendment allowed
additional commercial and industrial uses to replace single family lots and to increase the
multifamily units, which more than doubled the density in both phase 3 & 4.

The revised approval referred back to the original RDO, but did not discuss the southwestern

hill as a specific area of preservation. However, the revised approval did make reference to
the site plan and the open space, which should be discussed.

CONCLUSION:

It appears that construction of the approved multi-family residential areas in proximity to the
subject hillside would require more substantial grading and tree removal than what would be
required as proposed. Although the multi-family parking lot stops short of the hill's down
slope, the grading to accommodate the parking lot and retention basins (not shown) would
require more earth work than that of single family homes.

The RDO provisions of 4(a) and 4(b) should be discussed to determine if they are still
relevant. For instance, if the Planning Commission feels that the "detailed plans deviate
sufficiently from the development plan" a public hearing may be appropriate. In Staff's
opinion the changes are less intrusive, less intense, and less of a burden regarding traffic,
impervious surface, grading and tree removal. Does it still trigger a public hearing due to the
changes?

Page 2 of 3



Garfield Township Planning Department PD Report No. 2016-67

* The language associated with the open space is discussed in 4a of the RDO but has
never been executed. Is this provision still relevant due to the change of use?
Discussion is requested.

ACTION REQUESTED:

The Planning Commission may wish to direct Staff to prepare findings in support of an
anticipated decision if it is satisfied with the proposal and the issues at hand.

If the Planning Commission is not yet prepared to act on the application, further guidance to
Staff and the applicant would be appropriate.

Page 3 of 3
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APPROVED BY TOWN BOARD - JANUARY 25, 2001

CHARTER TOWNSHIP OF GARFIELD
SPECIAL USE PERMIT FOR PLANNED UNIT DEVELOPMENT
ASHLAND PARK
#2001-01

To: John & Doris Ash
3141 Sunset Lane
Traverse City, MI 49684

WHEREAS,

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

The North Half of the North East Quarter, Section 35, Township 27 North, Range 11
West, except the East 400 feet of the South 200 feet thereof, except the East 250 feet
thereof and excepting therefrom a triangular parcel of land described as commencing on
the East line of said Section as a Point 1318.05 feet South of the North East comer of
said Section; thence N89*19'10"W along the North 1/8th line of said Section, 400 feet
to the Point of Beginning of this description; thence continuing N89*19'10"W along the
North 1/8th line of said Section 800 feet; thence N87*03'29"E, 801.04 feet: thence
S00*02'52"W parallel with the East line of said Section, 50.61 feet to the Point of
Beginning. (* = degrees) The East 1/2 of the Southeast 1/4 of Section 26, Township 27
North, Range 11 West, except the North 398.5 feet of the East 220 feet thereof. Both
parcels containing 149.71 acres more or less.

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

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

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

WHEREAS, the project is designed to insure the protection of natural resources, the health,
safety and welfare of the users of the development and the residents of the surrounding area and
community as a whole as can be evidenced by the reports and documents included and attached to this
Special Use Permit; and



APPROVED BY TOWN BOARD - JANUARY 25, 2001
WHEREAS, the project encourages complementary relationships between zoning regulations
and other regulations affecting the development of land and state and federal statutes, and in particular
that all permits for local, state and federal laws have either been obtained or been assured; and

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

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

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

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

attached; and

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

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

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

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

The Township Board does hereby issue a Special Use Permit for the use of the above referenced
property, subject to the following requirements:

1. Development Plan. Subject to the requirements set forth in this Special Use Permit, the Applicant's
Development Plan, comprised of the drawings set out in the Schedule below shall constitute the
Development Plan.

@# Name of Drawing [Date | Sheets Scale
1.0 Plan Set 1
1.1 Title Sheet 10/03/00 1 of 22 No scale
1.2 Existing Conditions 05/31/00 2 0f 22 No Scale
1.3 Site Plan 10/03/00 30f22 1" = 150'
1.4 Aerial Vicinity Map 09/28/00 4 of 22 1"=150'
1.5 Traffic Flow, Open Space and Walkways [09/29/00 5of22 1" =150
1.6 Grading Limits/Section Drawing 06/20/00 6 of 22 1" = 150"
1.7 Existing Soil Conditions 10/02/00 7 of 22 1" = 150'
1.8 Grading & Landscaping Plan 10/03/00 8 of 22 1" =60'
1.9 Grading & Landscaping Plan 10/23/00 9 of 22 1" =60’
1.10  |Grading & Landscaping Plan 10/03/00 10 of 22 1" = 6('
1.11  |Grading & Landscaping Plan 10/03/00 11 of 22 1" = 60'
1.12  |Grading & Landscape Plan 10/03/00 12 of 22 1" =60
1.13  |Water & Sewer Plan 10/03/00 13 of 22 1" =60
1.14 |Water & Sewer Plan 10/03/00 14 of 22 1"=60"
1.15 |Water & Sewer Plan 10/03/00 15 of 22 1" =60
1.16 |Water & Sewer Plan 10/03/00 16 of 22 1" = 60'
1.17 |Water & Sewer Plan 10/03/00 17 of 22 1" =60’
1.18 |Site Cross Sections 09/26/00 18 of 22 1"= 60"
fI1.19 Proposed Building & Sign Elevations 02/28/00 19 0f22  |no scale
1.20  |Transportation Details 09/25/00 200f22  |no scale
1.21  |Roadway & Parking Cross Section Details | 10/03/00 21 of 22 no scale
1.22  |Drainage Details 09/25/00 22 of 22 no scale
2.0 Plan Set 2 - Existing Conditions
2.1 Slope Identification 01/07/00 1of3 1"=150'
2.2 Elevation Identification 01/07/00 2013 1"=150'
2.3 Slope by Arrow Identification 01/07/00 3of3 1"=150'
3.0 Plan Set Miscelaneous
3.1 Road Improvements 01/02/01 1 of 1 1"=100'
3.2 Commercial Area Detail 07/20/00 1" = 50"

2. Documentation. The representations made by the Applicant in its Application dated March 18,
3
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1997 and the documents appearing in the Schedule below, as attached hereto and incorporated herein
have been relied upon by the Township in making its determination in this matter. It is a condition of
this Permit that the Applicant shall abide by all representations in these documents and may not deviate
from these documents without the prior written consent of the Township. The Schedule of Documents

follow:

LId# | Document Name | Date |
1.0 | Section 1 - Application SUP/PUD

1.1 Application for Special Use Permit & Planned Unit Development 3/13/00
(FORM)
1.1 Application for Special Use Permit & Planned Unit Development Rec’d 6/23/00
1.2 From: Jim Johnson, Wells/Mansfield to Michelle Haugen, Garfield Tjw23/00

Re: Response to June 20 memo of Michelle Haugen
1.3 | Impact Assessment Rec’d 6/23/00
1.4 | Narrative to Ashland Farms Rec’d 7/28/00
2.0 Section 2 - Review Letters
2.1 From GTC Road Commission, to: Jim Johnson, Wells/Mansfield 3/24/00, 5/26/00,
1/3/01

2.2 | From: GTC Sheriff Dept to: Garfield Twp Planning Commission 3/23/00

2.3 | From: GTC Dept of Public Work to: Jim Johnson, Wells/Mansfield | 6/1/00

2.4 From: GTC Drain Commissioner to: Michelle Haugen, Garfield Twp 10/16/00

2.5 | From: GTC Drain Commissioner to: Michelle Haugen, Garfield Twp 5/3/00

2.6 | From: GT Metro Fire Dept to: Michelle Haugen, Garfield Twp 10/10/00
2. From: Michigan DEQ to: Jim Johnson 5/2/00
2.8 From: Bob Brick, Realtor to: Mr & Mrs John Ash 6/2/00
2.9 From: Sue Rakowski, Consumers Energy to: Jim Johnson, 6/30/00
Wells/Mansfield
2.10 | From: Tom Dahlman, Michcon to: Gerry Harsch 02/23/00
3.0 | Section 3 - Traffic Information
3.1 | Traffic Impact Analysis - Wade Trim 12/5/00
3.2 | Richard Lyles - Review of Traffic Study 11/30/00
4.0 Section 4 - Miscellaneous
4.1 | From: Patrick Heintz to: Gerry Harsch. Re:Deed Restrictions 8/2/00
4.2 | From: Jim Johnson to: Michelle Haugen Re: Commerce Uses 4/7/00
4.3 | Ashland Park - Land Use Information 10/04/00
4.4 | Series of Pictures of existing site Rec’d 4/23/00
4.5 Sign Detail with dimensions (8.4 x 11 page) no date
4.6 | Letter to Jim Johnson from Steve Fox 1/2/01
5.0 | Section 5 - Staff and Planning Commission Documents
5.1 SUP Submission Requirements Checklist 12/14/00
5.2 | PUD Submission Requirements Check list 12/14/00
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5. Findings of Fact for Ashland Park

| 1/25/00

|

3. Development Components. Below are Development Components represented above in item 1,
Development Plan and item 2, Documents. The following is a summary and shall not be considered all

the representations by which the applicant shall abide:

Proposed Project

Use Description Max Bldgs | Units | Lots | Square
Height footage
Commercial/Retail 22! 12 165,405
Commerce/light industrial an 21 21 147,000 est
Condominiums in a multi-family setting 35 3 44 45,672
Townhouse units (Attached & Detached) 15 27 36 70,956
Single Family Lots 25" 120 120 120 186,960

4. Further Conditions. This Permit is subject to the following additional conditions:

a. Due to the size and complexity of the project and the somewhat conceptual nature of the
development plan along with its attachments such as architectural elevations and plans, the
applicant shall for each phase of the development, prior to issuance of a land use permit for
construction within that phase, submit to the Planning Commission a detailed development plan
which accurately represents the project as it will be constructed. Land Use Permits shall be
issued based upon compliance with an approved detailed plan. In the event it is determined by
the Planning Commission that detailed plans deviate sufficiently from the development plan
which is a part of this permit, such detailed plans shall be considered “major amendments” and
shall be processed as such in accord with the requirements of the Zoning Ordinance.

Each detailed development plan shall illustrate and include a legal description of the open space
which has been shown on the overall project plan and shall document the provisions which will
be made for its ultimate preservation, ownership and maintenance.

b. Multiple and single family projects including individual homes located within the wooded
areas of the site shall submit as a part of their land use application an inventory of trees ten (10)
inches in caliper or larger as customarily measured in forestry practice. The site plan for each
project shall be designed to minimize the disturbance or destruction of such trees. Prior to the
issuance of a Land Use Permit, the applicant shall field stake the proposed project for review
with the Township Staff to determine if this objective is met. In the event reasonable alterations
of the proposed site plan will result in the preservation of such trees, such alterations shall be
made as a condition of permit approval.

c. Applicant shall obtain all other permits required by law including, a Soil and Erosion Permit
from the Grand Traverse County Drain Commissioner. Compliance with those permits is a
condition of this Special Use Permit and the terms of those permits are incorporated herein by

3
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reference. The Applicant shall engage in no activity relating to this project which requires a
permit from any governmental unit or agency, until that permit has been obtained.

d. The Applicant shall disclose the existence of this Special Use Permit and its requirements
and obligations to all property purchasers within the project and shall make reference to or
incorporate the Permit language in all condominium or subdivision documents.

e. In the event of subsequent amendments to this permit and its attached and incorporated
documents, the Applicant shall submit to the Township an updated overall development plan
reflecting such amendment prior the issuance of any subsequent land use permits.

f. Development plans shall be reviewed by the Township Code Enforcement Officer and the
development shall meet all requirements of the Township as set out in this Special Use Permit
or if not specifically addressed in this special use permit as regulated in the Township Zoning
Ordinance, including landscaping, lighting, signage and so forth, utility easements, construction
and related issues.

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

h. Top soil shall not be stockpiled on nor processed on the project site for sale or other
disposal off site.

1. Outdoor storage shall be limited to areas designated for such use on the project
development plan. Such areas shall be screened from the public view. There shall be no
storage of semi-trailers or use of semi-trailers for storage purposes.

J. Site landscaped areas shall be irrigated in accord with the requirements of Section 7.13 of
the Zoning Ordinance. Wetlands, stream corridors and naturalized areas are excluded from the

requirements of Section 7.13.

k. During site excavation the owner shall provide appropriate treatment at site construction
road entrances and exits to assure that soil is not carried onto adjacent road surfaces.

Sweeping equipment shall be readily available for use in the event any cleaning of area roadway
services is necessary as a result of project construction activity.

1. Signage shall meet the requirements of Section 7.2.4(4)(h).

m. The Applicant shall provide a bond, letter of credit or cash surety in a form and amount
acceptable and approved by the Township Code Enforcement Office before commencement of
construction of the development, for completion of landscaping, irrigation, lighting, parking and
roadways, blacktopping, utilities, sidewalks, drainage and other site improvements when
improvements are proposed for which such bonds, letter of credit or cash surety are not
required by other permitting agencies.
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5. Violations and Notice Requirements. Any violation of these conditions shall serve as grounds for
revocation for this Special Use Permit by the Township. In the event of any such violation, the
Township shall give written notice to the Applicant by ordinary mail addressed to the Applicant at the
last address furnished to the Township by the Applicant. The Notice shall state that unless the violation
is corrected or resolved to the satisfaction of the Township within 30 days from the date of the Notice,
then the Township may revoke this Special Use Permit after hearing. In the event a hearing becomes
necessary, the Township shall establish the notice requirements and such other conditions with respect
to the hearing as the Township may deem appropriate. After the hearing, if the Township revokes this
Special Use Permit, then enforcement of the revocation may be made by application for appropriate
relief in Grand Traverse County Circuit Court and the Township may recover all of the costs, including
attorney fees, associated with or resulting from such violation or noncompliance.

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

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

8. Alteration, Amendment or Cancellation of Special Use Permit. By compliance with the same
procedures requiring for the issuance of this Permit, including a public hearing, the Township may alter,
amend or cancel this Special Use Permit to the extent permitted by law.
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The undersigned hereby certifies that she is the Clerk of the Charter Township of Garfield
Traverse City, Michigan, and that the foregoing Special Use Permit was approved by the Township Board of the

Charter Township of Garfield on the 25th wﬂml

' A(Uambs Clerk

STATE OF MICHIGAN
COUNTY OF GRAND TRAVERSE

Subscribed and sworn to before me this 7 day of &M,Z , 2001, by Kay
Jacobs, Clerk of the Charter Township of Garfield. /

0 County, Michigan
(Acting in Grand Traverse County, MI)
Comm. Exp. September 30, 2002

Applicants John and Doris Ash do hereby acknowledges receipt of the Special Use Permit and

has read and understands all of the terms and conditions of the Special Use Permit. The Applicant agrees to
comply with all of the terms and conditions thereof and further agrees that all of the terms and conditions of said

Permit sh?e binding upon all ojyrs or occupants of the subject property. B
L= )
/ Iohn Ash j/ " Doris Ash /
/ (4
STATE OF MICHIGAN

COUNTY OF GRAND TRAVERSE

= Ll
" day of ,%» »,'/" 2001, by John Ash and Doris Ash.

Margaret £. Jo n, Notary Pu“bﬂ/V
Leelanau Coix ty, MI
(Acting in Grand Traverse County, MI)

Comm. Exp. September 30, 2002

Subscribed and sworn to before me this

Drafted by:

Garfield Charter Township
3848 Veterans Drive
Traverse City, Ml 49684
Ph: (616) 941-1620
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. L.B.Approved CHARTER TOWNSHIP OF GARFIELD
.y 7/14/05 REPORT, DECISION, ORDER
Special Use Permit #2001-01
AMENDMENT #2005-09

PUD Name: Ashland Park

Applicant Names and Addresses:

Red Management John & Doris Ash
229 Lake Avenue 3141 Sunset Lane
Traverse City, MI 49684 Traverse City, MI 49684

Amendment Topic Summary: Additional residential units, Change of uses
Recommendation and Date: Planning Commission Recommended 6/8/05
Approval and Date: Town Board Approved 7/14/05

PROPERTY DESCRIPTIONS

(J & D Ash Properties)

Parcel 1: A parcel of land situated in the Township of Garfield, County of
Grand Traverse, State of Michigan, and described as follows, to wit:

Part of the North One-Half of the Northeast One-Quarter of Section 35,
Township 27 North, Range 11 West, described as follows: Commencing

at the Northeast corner of Section 35; thence N89* 52'30" W along the North
Section Line, 250.00 feet to the Point of Beginning; thence continuing along
the North Section Line N 89* 52' 30" W, 2373.46 feet to the North One-Quarter
corner of Section 35; thence S00* 31' 10" E along the North-South One-
Quarter line, 1321.07 feet to the North One-Eighth line; thence S 89* 57' 21" E
along the North One-Quarter line, 1424.70 feet; thence N 86* 26'29" E, 801.18
feet; thence N 00* 36'42" W, 149.36 feet; thence S 89* 47' 05" E, 150.01

feet; thence N 00* 34' 37" W, 1119.29 feet to the Point of Beginning. Containing
70.78 acres, more or less. Subject to any easements, restrictions, reservations,
agreements, or covenants of record if any.

Parcel 3: A parcel of land situated in the Township of Garfield, County of Grand
Traverse, State of Michigan, and described as follows, to wit:

Part of the North One-Half of the Northeast One-Quarter of Section 35, Township
27 North, Range 11 West, described as follows: Commencing at the Northeast
corner of Section 35; thence S 00* 34' 42" W along the East Section line 948.19
feet to the Point of Beginning; thence continuing along the East Section line

S 00* 34' 42" E, 169.60 feet; thence S 89* 57' 40" W, 250.00 feet: thence

N 00* 34' 37" W, 165.83 feet; thence N 89* 04' 32" E, 250.00 feet to the Point of
Beginning. Containing 0.96 acres, more or less. Subject to the Right of Way of
Rusch Road across the Easterly 33 feet thereof. Subject to any easements,
restriction, reservations, agreements, or covenants of record if any.

Parcel 4: A parcel of land situated in the Township of Garfield, County of Grand
Traverse, State of Michigan, and described as follows, to wit:
The East One-half of the Southeast One-quarter of Section 26, Township 27 North,

K:\PLAN\PC\SUP\2005-09.AshIandPark\RDO.AMD.wpd



© 1.D. Approvea
- 7/14/05

Range 11 West, except the North 398.50 feet of the East 220 feet thereof; said
parcel being more particularly described as follows: Beginning at the Southeast
corner of Section 26; thence N 89* 52'30" W along the South Section line
1311.73 feet to the East One-eighth line; thence N 00* 21' 40" W along the
North One-eighth, 2652.89 feet to the East-West One-quarter line; thence

S 89* 38'47" E along the East-West one-quarter line 1097.54 feet; thence

S 00* 14' 26" E, 398.42 feet; thence S 89* 39' 23" E, 219.96 feet to the East
Section line; thence S 00* 14' 10" E along the East Section line, 2249.19 feet
to the Point of Beginning. Containing 77.97 acres, more or less. Subject to
the Right of Way of Rusch Road and Garfield Road across the Northerly &
Easterly 33 feet thereof. Subject to any easements, restriction, reservations,
agreements, or covenants of record if any.

(Red Management Property)

Part of the North 1/2 of the Northeast 1/4 of Section 35, Town 27 North, Range
11 West, Garfield Township, Grand Traverse County, Michigan, more fully
described as follows:

Beginning at the North 1/4 corner of said Section 35; thence S 89* 52' 30" E,
1356.12 feet along the North line of said Section 35; thence S 12* 22' 04" E.
166.99 feet to a point on the Northerly edge of a Consumers Power Company
Easement; thence N 78* 03' 33" E, 779.97 feet along said Northerly edge of
Easement to a point on said North Section line; thence S 89* 52' 30" E.
218.47 feet along said North Section line; thence S 00* 35' 03" E (Previously
recorded as S 00* 24' 00" W), 952.43 feet parallel with the East line of said
Section 35; thence N 89* 13'44" E, 249.99 feet to a point on said East
Section line; thence S 00* 35' 03" E (Previously recorded as S 00* 24' 00"
W), 169.24 feet along said East Section line; thence N 89* 55' 38" W,
400.00 feet; thence S 00* 35' 03" E, 149.39 feet parallel with said East
Section line; thence S 86* 25' 09" W, 801.04 feet to a point on the
monumented North 1/8 line of said Section 35; thence N 89* 56' 51" W,
1424.92 feet along said monumented North 1/8 line to a point on the
monumented North & South 1/4 line of said Section 35; thence N 00* 31' 10"
W, 1321.08 feet along said monumented North & South 1/4 line to the Point
of Beginning. Containing 70.23 acres more or less. Subject to the
right-of-way of North Rusch Road over a portion thereof, Subject to an
Easement in favor of Consumers Power Company as recorded in Liber 260,
Page 154, Liber 257, Page 105, and Liber 200, Page 483. Subject to an
easement in favor of Michigan Consolidated Gas Company as recorded in
Liber 210, Page 524. Subject to a 35 foot easement as recorded in Master
Deed for Ashland Park No. 1 as recorded in Liber 1604, Page 7. Subject to
and together with agreements, covenants, easements and restrictions of
record. (* = degrees)

KAPLAN\PC\SUP\2005-09.AshlandPark\RDO.AMD. wpd
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AMENDMENT DETAIL

The foregoing amendment is made to the approved Ashland Park Planned Unit Development and Special Use
Permit (SUP# 2001-01) as follows:

1. DRAWINGS
47 TName of Drawing [ Date [ Shee [Scale
Plan Set 1 - Site and Vicinity
Plan]l |Cover Sheet |
IPlan2 |Existing 1
Plan3 |[Site Plan 1
Plan4 |Utility 1
Plan5 |Open Space and Pedestrian Circulation Plan 1
Plan6 {Landscape Plan 1
Plan7 |Preliminary Site Plan (Ash Portion) 1
Plan8 |Cross Sections (Ash Portion) 1
Plan9 |Utility Plan (Ash Portion) 1 7/6/05 A3/14 | 1"=100'
lan10 |Grading & Drainage Plan (Ash Portion) | 7/6/05 A4/14 [1"=100'
Planl1 |Traditions Site Plan 1 |5/23/05 T-1 |1"=100'
1
1
1
1
1
1
1
4
1

5/23/05 P-1 |NA
5/23/05 P-2 [1"=150'
7/6/05 P-3 |1"=150'
7/7/05 P-4 |1"=15('
7/7/05 P-5 [NA
7/7/05 P-6 |NA
7/6/05 Al/14 [1"=100'
7/6/05 A2/14 [1"=50'

Planl2 |Traditions Utility Plan 5/23/05 T-2 [1"=100"
iPlanl?; Traditions Drainage & Grading Plan 5/20/05 T-3 |1"=100'
[Plan14 | Traditions Landscaping Plan 5/10/05 T-4 [1"=100'
[PIan]S Phase 1, 2, and 3 Sign Locations 7/6/05 1/3 [1"=100'
[Plan16 [Phase 1, 2, and 3 Sign Elevations 5/18/05 2/3 |NA
’IP]anl? Phase 1, 2, and 3 Sign Elevations 5/19/05 3/3 [NA
[Plan18 |Proposed Entry Element NA SK [1/4"=]'
"Elanl9 Lighting Specifications NA NA [NA

[Plan20 Lighting Plan for Red Management 5/2/05 /1 [1"=200'

’PlanZl Architectural Elevations 11 |5/05 NA |1/4"=]'

IPlan22 Home Information and Floor Plans 21 |NA NA |NA

|[Plan23 Open Space Descriptions 5 |5/18/05 NA |NA

IPlan24 |Boundary Survey 3 |3/23/05 NA [NA

[Plan25 Open Space Areas 1__15/20/05 1 1"=1'

2. DOCUMENTS

[[dZ__TDocument Name _IPages [Date ||
Section 1 - Application PUD Amendment

Appl  |Table of Contents 1 [NA

App2  |Application for Amendment / Review of PUD’s 2 |06/01/05

App3  |Letter from Stephen & Anderson, P.L.C. 2 |05/20/05

App4  |Letter from John & Doris Ash 1 |5/19/05

AppS  |Ashland Park PUD Narrative 1 [5/05

App6  |Ashland Park PUD Response to Standards 6 |5/05

App7  |Ashland Park PUD Impact Assessment 4 |5/05
Section 2 - Agency Reviews

Agnl  |G.T.C. Department of Public Works, Chris Buday 1 [5/27/05

KAPLAN\PC\SUP\2005-09. AshlandPark\RDO.AMD. wpd 3




" -, T.B. Approved

7/14/05
id# _ [Document Name [Pages [Date ||
Agn2  |G.T.C. Drain Commissioner, Kevin P McElyea & Pete Bruski 1 [5/20/05
Agn3  |G.T.C. Sheriff, Lt. Bryan Marrow 1 |5/10/05
Agn4 |G.T.C. GIS, Rainer E. Reichert I [5/16/05
AgnS  |G.T.C. Road Commission, Mary Lajko 1 |5/20/05
Agn6  |G.T. Metro Fire Department, Brad Schnaidt 7 |5/5/05
Agn7  |G.T.C. Drain Commissioner, Kevin P McElyea & Pete Bruski 1 |5/20/05
Agn8  |G.T.C. Road Commission, Mary Lajko 1 |5/20/05
Agn9  [Gourdie-Fraser, Jamie Wade, P.E. 1 |2/23/05
Agnl0 |G.T.C. Sheriff, Lt. Bryan Marrow 1 |5/10/05
Agnll |G.T. Metro Fire Department, Brian Belcher 3 |5/25/05
Section 3 - Other Documents

Docl  |Traffic Study Documents for Phase I, II,& III, URS, Laura Aylsworth-Bonzelet 6 |5/19/05
Doc2  |Traffic Study Documents for Traditions, URS, Laura Aylsworth-Bonzelet 6 |5/19/05

oc3 _IReview of Traffic Studies, Dr. Rick Lyles 2 16/2/05

3. SUPPLEMENTAL CONDITIONS TO PREVIOUS SPECIAL USE PERMIT LANGUAGE

(a) Notwithstanding Conditions of the Ashland Park Special Use Permit #2001-01, dated January 25,
2001, Signs shall be approved as a part of the PUD approval process or as subsequently approved by the
Planning Commission.

4. AUTHORITY OF PREVIOUS SPECIAL USE PERMIT APPROVALS

All other statements, requirements and conditions contained in the original Ashland Park Special Use
Permit #2001-01, including subsequent amendments, shall remain unchanged with the exception of
those which are directly impacted by this amendment. Statements, requirements and conditions of said
previous approvals which are impacted by this amendment shall no longer be valid.

KAPLANPC\SUP\2005-09.AshlandPark\RDO.AMD.wpd
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The undersigned Kay Schumacher certifies that she is the Clerk of the Charter Township of Garfield, Traverse City, Michigan, and
that the foregoing Amendment to the Ashland Park Planned Unit Development and Special Use Permit was approved by the Township

Board of the Charter Township of Garfield on

Ky %umacher, Clerk

STATE OF MICHIGAN
COUNTY OF GRAND TRAVERSE

Subscribed and sworn to before me this df 5 “Y of % P pZ 2005, by Kay Schumacher, Clerk of the

Charter Township of Garfield.

Comm Exp. 9-30-2006

Applicant, Andy LaPointe of Red Management does hereby acknowledge receipt of the Amendment to the Ashland Park Planned Unit
Development and Special Use Permit, that all of the terms and conditions of the Amendment have been read and are understood. The
Applicant agrees to comply with all of the terms and conditions thereof and further agrees that all of the termg and conditions of said

Amendment shall be binding upon all other owners or occupants of the subject property.

o d

By: Andy LaPointe

STATE OF MICHIGAN
COUNTY OF GRAND TRAVERSE

Subscribed and sworn to before me this _azj;ﬂ/ of /ﬂ P vé , 2005, by Andy LaPointe , Red
Management

Public, Leelanau Co., MI
in Grand Traverse Co., MI )
Comm. Exp. 9-30-2006

Applicants, John & Doris Ash do hereby acknowledge receipt of the Amendment to the Ashland Park Planned Unit Development and
Special Use Permit, that all of the terms and conditions of the Amendment have been read and are understood. The Applicants agree
to comply with all of the terms and conditions thereof and further agrees that all of the terms and conditions of said Amendment shall

be binding upon all other owners or occupants of the subject property.

al Yy /lews

y: Johfi Ash By: Doris Ash

STATE OF MICHIGAN
COUNTY OF GRAND TRAVERSE

Subscribed and sworn to before me this zg i J—»/ of ,ﬂn s % , 2005, by John & Doris Ash

Public, Leelanau Co., MI

in Grand Traverse Co., MI )
Comm. Exp. 9-30-2006

KAPLANPC\SUP'\2005-09.AshlandPark\RDO.AMD.wpd 5
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Drafted by: Dustin Ramoie

Garfield Charter Township

3848 Veterans Drive

Traverse City, MI 49684

Ph: (231) 941-1620
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Master Plan Discussion

e} Charter Township of Garfield

g

Planning Department Report No. PD 2016-69

Prepared: November 3, 2016 Pages: 1of3
Meeting: November 9, 2016 Planning Commission | Attachments: =
Subject: Master Plan - Residential Densities and Zoning Plan

STAFF COMMENT:

The following are discussion points and items resulting from the October 26, 2016 Planning
Commission meeting;:

L ]

Sheffer Farm (southwest corner of North Long Lake Road and Zimmerman Road) - as
discussed, this area was changed to the low density residential district.

Small "trapezoid” near Commons on land which is owned by Township - changed to
recreational as discussed.

Southwest corner of the Township (near Spring Hill) had been changed from Moderate
Density Residential in current master plan to rural land.

o Good catch. This appears to be a mapping error, because a change of this
magnitude would have been brought before the Planning Commission. The
revised map indicates a low-density residential (1-3 units per acre).

Hammond Road corridor - far east side (Edgecomb Farm area)

o Questions were asked about changing this former Stream Environment and
Mixed-Use to rural/agricultural land.

o History:

* This was discussed at the October 22, 2014 Planning Commission meeting
(see enclosed map). The minutes reflect that "Hammond Road maps and
future land use designations were briefly discussed. Commissioners will
review the maps and bring any questions or comments to the next
meeting."

* The minutes of the following meeting do not reflect any further comment
on Staff's recommendations on this map, and the current land use map
reflects the prior recommendations.

o Follow up discussion points:

* The areas of discussion are active farmland.

* Preservation of active farmland and keeping the outer edges of the
township as rural in nature were both high priorities in our public input
SLII"VG‘Y.

= The township has adopted the I-G and I-L zoning districts to encourage
the redevelopment of areas already used for industrial purposes.

* It may not be appropriate to rezone additional lands to industrial
purposes until there is a known need for this type of use. In addition to
now allowing more uses in existing zones, we still have a half-vacant
industrial development just down the road (Hammond Industrial).

Large parcels to the west of Sam's Club (see enclosed map).

K:\PLAN\Master Plan\Reports\PD 2016-69 Residential Density.docx



Garfield Planning Department PD Report No. 2016-69

o

As requested, this has been changed to low density residential. For context,
please recall that a number of former PUD areas were reclassified into rural land
in order to encourage planned developments.

On the current master plan, portions of this area are shown as High Density
Residential. This may still be appropriate, but the Planning Commission should
be cognizant of the wetlands and streams in this vicinity.

Also in this vicinity, please refer to the northeast corner of the intersection of
Silver Pines Road and East Silver Lake Road. On the current master plan, this
area is shown as Rural Land, but on the most recent revision of the draft Master
Plan it was shown as Low Density Residential. This has been changed back to
Rural Land on the attached map but can be discussed.

e McCrae Hill area

e}
o}

As discussed, this area is currently zoned C-O Commercial.

The area is currently identified as Planned Development on the master plan. The
Planned Development notes call for protecting the viewshed in this vicinity.
Recommended changes are to recognize the current Office Commercial
development and zoning district, but to leave the eastern parcel in the Rural
category in order to help protect the viewshed. This eastern parcel is a wooded
hillside.

As noted in your meeting, this eastern parcel is also not a good location for
additional highway entrance points. Indicating it as rural land in the master plan
does not imply that the eastern property could not be used as currently zoned,
but recognizes existing community knowledge and concern.

Note: this also includes two existing single family residences.

Page 2 of 3



Garfield Planning Department PD Report No. 2016-69

e Miscellaneous

o Updated professional office / institutional map colors as requested to make them
more distinct; please comment.

Page 3 of 3



Charter Township of Garfield Planning Commission October 22, 2014

8.

b. Master Plan Discussion (7:10)

Commissioners were provided various maps along the US 31 corridor from S.Airport Road to
the townships northern boundary. Staff identified areas along the corridor that were currently
master planned to change from commercial to industrial. Commissioners agreed that a
mistake in mapping must have occurred as the intent was for the area to remain commercial.
Larrea described other mapping issues with the Future Land Use Map that should be adjusted
to be clearer to property owners and staff. The Planning Commission should consider
replacing the Stream Environmental Wetland category with a more accurate stream overlay
district. Commissioners discussed incorporating different overlay regulations that would be
dependent on how commercialized the area adjacent to the creek is currently. Discussion
regarding possible areas for redevelopment and infill were also discussed. Hammond Road
maps and future land use designations were briefly discussed. Commissioners will review the
maps and bring any questions or comments to the next meeting. East Bay Township’s stream
overlay was also discussed.

Public Comment (8:40)

Items for Next Agenda — November 12, 2014 (8:40)
a. Zoning Ordinance Amendment #311 Public Hearing
b. Culver Meadows Modified Plan
c. YMCA Minor Amendment

Adjournment:

Wilson moved to adjourn the meeting at 8:47pm.

Joe Robertson, Secretary

Garfield Township Planning Commission
3848 Veterans Drive

Traverse City, Ml 49684



lenuapisey ybiy
[enuapisay wnipagpy
wawdojaaag pauue|d [BhuBpISay Jjelapoy

ssauisng s paxiy pue jeiny

gl
PO mmcc_wmmhoh& Jgng-lwag
[BI0JBWIWIOY PaUUR|H AMaAng
[eiBWWOY AYunwwon PUBJIOAN 'AUT WEBNS

1oMsip Aepano Buuoz yym ainynouby / pue (euny :uopsebBng , |
PUB[jaA / JUBWUOIIAUT WealS (ueld Jejsew juaung,

| _._o._.EEES abeinoous ‘awes aaea uolsabbng,

ssauisng asM-paxiy ‘uejd Jajsew juaung,

DOHI/dIH 488u/u] Sio| JueoeA Bujuiewal ;juiod uoissnas|d,

2
F
m
2
a
4

'LSY3 30V1d ONOWWYH

TrRIA WYL S

;(""‘L‘

EFEERERTI, -

ainmnouby / pue |einy ‘uoysabbng,
SS9UISNG asn pexiw :ue|d Ja)sew Jusung,

o =l
HLHON 39¥(1d ONOWWYH

=07

_m_Eea_mum ..Emcon_ ybiH cozwomm:w. _
{ Juswdojanag pauueld :ue|d Jejsew Juaund,
| mwa._mno.n_ peoy Jeluel B JUBJEA fJulod :o_mmaom_a..

v : Y I mz<.:.n VW -
9 ﬁmoﬁ ocoumhoM Eo.d uowmuco Umo

Ca s s




PRUUOISSIUWIOD BUIUEld G10Z/aQURNCN £IXLL SLOZ UBIISISEW\EIEQ PUE SI29/01d SISIUE|J 1aISERINY T\ )

9102/E/1L 1ideq Buiuueld diysumoy piaipes

AJAENS 1¥93T1T VvV LON
: Wor dMI-plalHEE MMM

BBIL LP6LEZ XE4

0Z91'LP6"LEZ PUOUY

¥BOBY I "AND BssaARl]

BAUQ SUBIBIAA BPEE

USUMOL J8LEYD) plaIHeD

sweansg ---—-- -
saulpslue) jealg ——
SUOWIWOY) BSI3ARI| puBID)
|eucneeIsay uﬁ
[euIsnpu|
[esswwoy
leuonmpsy) |
8010 |BUO|ISSB)0I4 l
[eNuapIsay BWOH 3|Iqo
(01-9) enuspisay Ausuag ybiy
(210v Jad syun 9-g) |enUBpIsay Ansuag aieiepopy
(10 Jad spun g-1) |lenuapisay Ausuag mo
(210y Jad spun L<) pueT |einy / [einynouby
910Z 8sn pue
puaban

dep a2s) pueq 2ining
LAVIEQ 910C ‘6 F2quaroN

910C U®e[g I31se N
diysumoy piarjieg



3 Buiuueld gi, ON™ LLXLE §10Z UBIAIRISENIRIRQ pue Si33l0id SIDVUEI JaISeINY 1d\) -uled luawnaaQ

9102Z/6/LL T1daq Bujuuely diysumoy piBies)
AJAHMNS 1vOHIT vV LON
s.«\, D 03 dMI-plaIeb M
BBIL'LYE'LET XS

0Z9L°LP6'LET "BuoUd
¥B96Y IN 'AID ssieAeL

N aAuQ SURIBIOA SPEE
diysumoy iskeyd paipes
E mmEecossCErTy o syeeaae
S Z 1) o
SWEANG ---—-- -

saulsual) 19aNg

suowwag assanes| puesy [

|euonealnay -

|eusnpuy| i

|2I25BWIWO0T) -

reuonmsu) [

3010 [BUOISSB}OIH I

lenuapisay swon anqon [N

(01-9) lenuspisay Ausuaq ybiy [T

(e10y 1ag spun 9-¢) [enuapisay Ausuaq slesspopy [ |
(810 Jad sHun €-1) [enuapisay Aysuag mo [ |
(219y J8d SHUN L<) PueT [RINY / [RInynoLby ﬂ
910z @sn pue

puaba

dew a2s() pueq 21ninyg
LAVYEA 910C ‘6 ¥2quwaaoN

970TC Ueld I21se
drysumopy p[aryien




