CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING

Wednesday, January 11, 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

1. Review and Approval of the Agenda - Conflict of Interest

2. Election of Officers
3. Minutes

a. December 14, 2015

4, Correspondence

a. None

5. Reports
a. Township Board

b. P]anning Commissioners
¢. Planning Department

6. Business to Come Before the Commission
a. PD2017- 02 - Hotel & Wetland Discussion
b. PD 2017- 03 - Master plan Discussion

7. Public Comment

8. Items for Next Agenda — January 25, 2017
a. 2016 Annual Report

9, Adjournment

Joe Robertson, Secretary

Garfield Township Planning Commission
3848 Veterans Drive

Traverse City, M1 49684

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

K:APLAN\Aeendas\2017 PC Agendas\]-1 1-17.docx ]



CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING
December 14, 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: Gil Uithol, John Nelson, Pat Cline, Joe Robertson, Chris DeGood, and John
Racine

Staff Present: Rob Larrea

1 Review and Approval of the Agenda — Conflict t of Interest (7:00)
Nelson moved and Cline seconded to approve the agenda as presented.

Ayes: Nelson, Cline, Uithol, Robertson, DeGood, Racine
Nays: None

2. Minutes (7:01)
a. November 9, 2016 Minutes
Uithol moved and Robertson seconded to approve the minutes of November 9,
2016 as amended noting that at the bottom of page 2, the first sentence in the
second paragraph shall read “VanDenBrand looked at . . . there would be no
vehicular connection.”

Ayes: Uithol, Robertson, Nelson, Cline, DeGood, Racine
Nays: None

3. Correspondence (7:02)
Larrea said that a Christmas card was received thanking the Planning
Commission for its work on the Crown Development.

4, Reports (7:02)

Township Board Report
No report

Planning Commissioners
No reports

Planning Department

Larrea said he would like to discuss a joint meeting with the Township Board. He
added that the township attorney is still reviewing our sign ordinance in regards
to a recent Supreme Court decision.
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Garfield Township Planning Commission Minutes December 14, 2016

5. Business to Come Before the Commission

a.

PD 2016-73 Ashland Park PUD - Public Hearing (7:04)

The applicant requests to amend Phase Two and Phase Three of the
Ashland Park PUD. The most significant request is to replace the
proposed quadplex units with single family housing. Applicants Ben
Brower and Dave Socks talked about the amendment and gave a quick
overview of the action up to this date by the Planning Commission.
Brower said that the amendment would allow the project to keep moving
forward.

Chair Racine opened the Public Hearing at 7:06 pm.

Mr. Andrew Munsch commented on the project and how there have been
numerous improvements to the property since Brower and his partner
have taken over. He is supportive of the project.

Mr. Jim Harper commented that the new owners have managed the
property very well and there are good land use practices being put into
place.

Chair Racine closed the Public Hearing at 7:11pm.

Commissioners discussed the proposed amendment and asked about
connectivity.

Robertson moved and Uithol seconded that Finding of Facts for
Application PUD-2001-01-D, submitted by Peach Tree River Investments
for an amendment to the Ashland Park Planned Unit Development, BE
ADOPTED with the following changes: In Section 426. E(4)e, the second
bullet point shall be deleted and the second sentence of the first bullet
point shall also be deleted.

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

Robertson moved and Uithol seconded THAT application PUD-2001-01-D,
submitted by Peach Tree River Investments for an amendment to the
Ashland Park Planned Unit Development, BE RECOMMENDED FOR
APPROVAL TO THE TOWNSHIP BOARD.

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

PD 2016-74 Atwell — Stormwater Request (7:23)

The application requests to allow an on-site stormwater containment to be
located in the Agricultural zoning district to support the newly rezoned
Kings Court expansion. This use can be authorized by the Planning
Commission pursuant to Section 325.B.7 of the Zoning Ordinance.



Garfield Township Planning Commission Minutes December 14, 2016

Approximately 6 acres of the southernmost portion of the property will be
used to supplement the expansion. According to the Township Engineer
and stormwater consultant, and the Watershed Center, the basin has
been designed to meet the Low Impact Design standards. Nelson gave
the Watershed Center point of view and asked about the turf grass to be
placed there. Commissioners discussed the request.

DeGood moved and Robertson seconded THA T Application
SPR-2016-03, submitted by Atwell LLC to allow stormwater containment
on a split-zoned property, be approved.

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

c. PD 2016-75 — Various Amendments to Zoning Ordinance -
Introduction (7:31)
Mr. Larrea introduced a number of potential zoning ordinance amendments
cover the topics of PUD signage, the comprehensive sign plan, concurrent
applications, PUD/PURD amendments, and hotel uses in C-P Planned
Shopping District.

The PUD signage would have a new clause which allows the Planning
Commission to increase allowable wall signage area of up to 50% if
certain conditions are met. Applicants must meet all of the criteria.
Commissioners agreed that it should come to the Planning Commission
if an applicant wants an extra percentage of signage.

Larrea also proposes to eliminate the Comprehensive Sign Plan section of
the ordinance since there is confusion by applicants, as well as, the
Planning Department. He proposes that applicants can also ask for an
extra 50% in signage much like a PUD but with Planning Commission
review and approval. The properties need to come individually for each
sign and have good reason for extra signage. Larrea will draft some
language for commissioner review.

Commissioners were agreeable to the Concurrent Applications
amendment.

Larrea also proposes amendments to clarify which standards are to be
used for Findings of Fact in PUD’s and PURD's. [t was noted that the
standards for PURD's should be from Section 427.D(4).

The last proposed amendment asks if hotel uses should be allowed in the
C-P District. Standards would need to be drafted along with criteria and
Larrea will draft the proposal along with pros and cons of heights in the
district.
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d. PD 2016-76 — 2017 Meeting Schedule (8:03)
This report requests the approval and adoption of the 2017 Planning
Commission Meeting Schedule. Larrea said that applicants will need to
submit a complete application before being placed on the Planning
Commission agenda.

DeGood moved and Nelson seconded THAT the 2017 Planning
Commission meeting schedule, as attached to PD report No. 2016-76, BE
APPROVED.

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

e. PD 2016-77 — |-G-I-L Interpretation (8:09)
This is for informational purposes to let the commissioners know that the
use has been reviewed and interpreted by the Planning Director as
allowed in the zoning ordinance.

T Public Comment (8:11)
None

8. Items for Next Agenda — January 11, 2017
a. Election of Officers
b. Joint Meeting with Town Board

9. Adjournment
Nelson moved to adjourn the meeting at 8:17pm.

Joe Robertson, Secretary
Garfield Township Planning
Commission

3848 Veterans Drive
Traverse City, Ml 49684



Zoning Ordinance Amendment Discussion

Charter Township of Garfield
Planning Department Report No. PD 2017-02

Prepared: January 3, 2017 Pages: 10f3
Meeting;: January 11, 2017 Planning Commission Attachments: EE
Subject: Zoning Ordinance Amendment Discussion

BACKGROUND:

At its meeting on December 14, 2016, the Planning Commission reviewed a number of potential
zoning ordinance amendments. One item which needed to return for discussion was the topic
of hotel uses in the C-P Planned Shopping District.

Additionally, a potential amendment to require approved DEQ-wetland delineation plans as
part of the site plan review process is presented below.

HOTEL USES IN C-P PLANNED SHOPPING DISTRICT
The Planning Commission was conceptually supportive of this idea but required clarification
and additional information.

Height / # of Stories:

As a reminder, the Zoning Ordinance limits the height of buildings in the C-G zone to 35-feet,
although this can increase on a 1-to-1 foot basis as setbacks increase. There is no maximum
number of stories for hotels in the C-G, C-H, or C-P districts. However, anything over 35-feet
does require FAA approval.

The Planning Commission also asked for an evaluation of the three existing hotels in the area
near the intersection of W. South Airport and US-31 South (near the Sam's Club PUD):

» Courtyard by Marriot (S. Airport Road). 3 stories; ~ 41 feet in height to middle of roof /
35 feet to eave

KAPLAN\Zoning Ordinance Revisions\Zoning Ordinance Amendments 201 7\Hotels in C-G\PD 2017-02.doex




Garfield Planning Department PD Report No. 2017-02

» Fairfield Inn & Suites (North Country Drive near Cracker Barrel). 3 stories, ~ 35-40 feet
in height.
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WETLAND DELINEATION

Staff also recommends that the Planning Commission consider an ordinance amendment to
require a DEQ-approved wetland delineation plan as part of the site plan review process, where
wetlands are reasonably believed to exist.
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Garfield Planning Department PD Report No. 2017-02

This recommendation is in direct response to the recently litigated Buffalo Ridge Center PUD,
where applicant representatives provided and then continuously pointed to grossly incorrect
wetland delineation plans as the reason for why a proposed bike path could not be built in the
location as approved. In fact, the applicant went so far as to hire a public relations specialist,
who also relied on these false plans in an attempt to paint Garfield Township in a bad light by
stating that the Township was requiring "extensive grading through wetlands without DEQ
permits,” but neglecting to mention that by the time of the lawsuit, more than two years had
passed since the signing of the RDO.

In the end, resulting from litigation brought by the developer, the applicant submitted revised
delineation plans, which were approved by the DEQ in a timely manner, as were the permits to
build the path in the location initially proposed. This difficulty and months of delay could have
been avoided if the applicant were required to provide correct and DEQ-approved wetland
maps at the onset of the application.

Admittedly, the Buffalo Ridge Center situation is not a common occurrence. However, in this
case, it confirmed a lack of credibility on behalf of the applicant, which the township relies upon
when processing. In an effort to avoid additional costs and frustrations to the Township and
future applicants, Staff is of the opinion that projects located in areas where wetlands are
reasonably expected to exist (based on the State's GIS information) be required to provide a
DEQ-approved wetland delineation as a part of the application and prior to a public hearing
being held.

For reference, the attached maps indicate the initial wetland map submittal (labeled
"Mansfield") and then a Township-created map with an overlay of the actual wetlands on the
site.

If the Planning Commission concurs, then Staff will prepare draft ordinance language for
consideration.

ACTION REQUESTED
Pending further discussion, Staff will prepare a draft zoning ordinance amendment to address

the above recommendations.

Page 3 of 3
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Master Plan Discussion

sy Charter Township of Garfield
;«ﬂ'? Planning Department Report No. PD 2017-03

Prepared: January 5, 2017 Pages: 1ofl
Meeting;: January 11, 2017 Planning Commission Attachments: m
Subject: Master Plan - Finalization of Draft

STAFF COMMENT:

Enclosed within the Planning Commission packet is the latest draft of the 2017-2022 Master
Plan. Not much has changed with this latest draft, however a "Residential and Commercial
Growth Trends" is now included on Page 9. These charts were created using Building
Department permit data, and show, as expected, a general increase in building investment over
the past five years.

Other than the above, the latest draft is relatively unchanged except for grammatical corrections
which were previously noted. Please take one last look through this document and help Staff
identify any remaining errors. The purpose of this review is to polish the draft to a form which
is ready to be placed on the Township website for the public to view.

Obviously, this plan is not yet complete, as it shouldn't be until the Planning Commission takes
additional public input, finalizes goals and objectives, develops the "Implementation" chapter,
and then takes the final steps to adopt the plan. As previously discussed, the Planning
Commission expressed a desire to take those final steps in the spring, after any potentially
interested snowbirds have returned to roost.

KAPLAN'Master Plan\Reports\PD 2017-03 Finalize Drafi.docx



Charter Township of Garfield

Grand Traverse County, Michigan



2017-2022 DRAFT Garfield Township Master Plan January 2017

INTRODUCTION

The Charter Township of Garfield Planning Commission has developed this 5-year Comprehensive
Plan (or Master Plan) after undertaking a thorough process of inventory, analysis, and public input
collection. This plan is a road map for land use decisions to be made over the next five years and
beyond. The process of preparing the plan has given the Township a better understanding of its
residents’ needs and desires for the future growth of the Township.

The plan contains the following components:

OVERVIEW
This chapter includes a brief description of the Township’s location and population trends.

EXISTING LAND USE
This chapter is 2 more subjective analysis of recent and current land use and development patterns
within the Township. This chapter will also include a brief analysis of the land use trends of

surrounding municipalities, and includes maps, pictures, and text in an effort to present a description
of the Township as it exists today. This chapter concludes with residential and commercial
construction growth trends over the past five years.

HOUSING

This chapter presents a specific analysis of housing trends and conditions including the number and
types of housing units, the cost and value of the units, and the age of housing in the Township.
Trends are used to project anticipated development need and demand in the future.

TRANSPORTATION AND COMMUNITY SERVICES
This chapter describes existing public services in the Township including the circulation system,
corridor planning, public facilities, utilities, schools, and other public services.

NATURAL RESOURCES
This chapter describes characteristics and qualities of the environmental amenities and natural

features present in the community.

PARKS AND RECREATIONAL OPPORTUNITIES
This chapter provides a brief overview of the Township’s park system.

PUBLIC INPUT

This chapter describes the process used to collect input from the public and efforts to incorporate
the results of that input into the Plan. This discussion will also incorporate recent public planning
exercises such as the Grand Traverse County Master Plan and Grand Vision

Pege |2



2017-2022 DRAFT Garfield Township Master Plan January 2017

FUTURE LA ND USE MApP THOROUGH{-ARE PLAN, AND SELECTED CORRJDORS,
This chapter will provide the vision for the future possibilities in the development and use of lands
within the Township, including a future transportation plan.

SUB-AREA PLANS

The Planning Commission may wish to consider more detailed sub-area plans of specific areas
within the Township, such as a smaller geographic area or specific road corridor. In the current
master plan the Township has adopted a sort of sub-area plan in the form of “planned
development” areas; these concepts may be expanded upon.

fI\-’IPLE:\*‘iENTATFON
This section will answer the “How” of the Master Plan. With specific programs, ideas, and
regulations such as the Zoning Plan, it will guide the Township along the path of shaping the future.

Page |3



2017-2022 DRAFT Garfield Township Master Plan January 2017

OVERVIEW'

Map 1. Location Map.
This Master Plan was prepated for the Charter P P

Garfield, Grand Traverse County which is located

in Michigan’s northwest Lower Peninsula. This

area of Michigan is known as a welcoming four- 'M,Iqmm
season tourism destination, drawing visitors to

enjoy  beaches, vineyards, golfing, natural

resources, and culinary pleasures.

Gartield Township is abutted by the City of Traverse

City to the north and east. The Township is also bordered *Chaxter o
by Elmwood Township to the north, Long Lake Township to the of Garfield P
west, Blair Township to the south, and East Bay Township to the K
east. All are located in Grand Traverse County with the exception
of Elmwood Township, which is in Leelanau County.
Garfield Township measures 26.59 square miles, with a population -

Guand Rapids

density of 611.3 persons per square mile. Garfield Township is
one of the most populous municipalities in northern Lower
Michigan and the Upper Peninsula. As a tourism destination, the
region experiences an annual transient population increase of 11%
higher than the permanent population counted by the US Census,
with July being the busiest tourism month.

Figure 1. Garfield Township Population Trends

30,000

25,000 P o ~

20,000 -

Persons

(57974 )

10,000 et

5,000 — - e

0 —
1980 census 1990 census 2000 census 2010 census 2020 2030
projection  projection

! Chapter data sources: US Census; 2013 Grand Traverse County Master Plan
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DRAFT GARFIELD TOWNSHIPp MASTER PLAN DECEMBER 2016

of 86,986, an increase of 12% from the 2000 population of the county of 77,655 — making it the third
fastest growing county in Michigan during this time period. Over the same time the overall
Population of the State of Michigan actually decreased, the only State in the Union to experience loss.
(add current estimared population). The estimated population of Garfield Township as of July 2015
was 16,673

years or older. As the region grows and ages, housing for seniors and the disabled wi]l become
Increasingly important (see HOUSIN G element).

22015 American Community Survey 5-Year Population Estimate

Page 5
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Map 3. General Garfield Township Overview Map.
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DRAFT GARFIELD TOWNSHIP MASTER PLAN DECEMBER 2016

EXISTING LAND USE
Once a rural farming community, the Township experienced significant growth from the 1970s

The Township now includes a wide variety of land uses, including commercial development,
industrial corridors and centers, some remaining agriculture, and residential uses ranging from low to

moderately high density.

Garfield Township is expetiencing steady growth, investment, and reinvestment in al] aspects of
commercial, industrial, and residentia] development (See "Trends" charts, following page).

Arterial roadways within the Township include US-31 (a
State highway), W. South Airport Road, and Garfield Road,
each of which is also among the most developed
commercial corridors. Other primary roads include Cass
Road, which is heavily industrial, and Silver I.ake and
North Long Lake Roads, each of which are primarily

residential in nature.

Two rail lines cross the Township from north to south on
cach side of the Boardman River valley and access the
Township’s industrial corridors, but are not presently in a
condition suitable to accommodate passenger cars. The
Township is also served by the Cherry Capital Regional
Airport. Roadways within the Township are discussed in
greater detail in the TRANSPORTATION element of this Plan.

Y ravelled commercial corridars

Much of the Township has been developed for commercial
uses, such as the Grand Traverse Crossings, Grand
Traverse Mall, Cherryland Mall, and the Great Buffalo
PUD. The Township boasts one of the highest commercial
tax bases in Northern Michigan, including a  higher
commercial taxable value than its two largest neighbors,
Traverse City and Fast Bay Township, combined,
Significant Opportunities to redevelop aging commercial
corridors exist, as does opportunity for greenfield
commercial development. Recent commercial development

»rand Traverse Crossings Mall is a mixed-use Planned | it has generally focused on mfill redevelopment along US-31.

Derelotment comptered in the tae 1990, Significant opportunity to redevelop aged commercial
properties along South Aitport Road also exists.

Page 7
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The Township has likely the highest concentration of industrial

activity in northern Michigan, and these land uses are dispersed

across the east and south areas of the Township. Recently, the

Photo place holder Township adopted Mixed-Use Industrial zoning for these areas

to provide flexibility to allow non-industrial uses which are

compatible with traditional industry, but with an emphasis that

the primary intent of this district remains industrial in nature.

As referenced above, Cass Road is a heavy industrial corridor,

‘ot as s an area bounded by Barlow Street and Park Drive. Other

il e ol ey st on - industrial areas include the Hammond Commerce & Industrial

g i A it Centre, Garfield-Heidbreder Industrial Park, Airport Industrial

Park, and Blue Star Estates. The Township is supportive of

traditional industry and has granted a number of Industrial
Facilities Tax (IFT) abatements to help these businesses grow.

Photo place holder

Residential land wuses are widely distributed across the

Township. Traditional single-family platted developments are

generally located on the west side of town, which is also where

the Township’s public middle school and high school facilities

are located. Various projects including residential uses have

also been approved as PUDs across the Township. The

Township has a2 number of mobile home parks, including King’s Court, Town and Country, Meadow

Lanes. Large apartment developments include the Arbors Apartments on Hartman Road, Lake

Pointe Village on Park Drive and along the shores of Boardman Lake, and Harbour Ridge and

Boardman Lake Apartments on Veterans Drive. As the years have passed the Township has adapted

to recognize and permit a variety of housing types to keep up with the changing requirements of the

population.

Though development now occupies a number of former
farm fields, large agricultural or otherwise undeveloped
parcels still exist, generally within two miles of the south
and west township boundary lines. Many of these
properties are being actively farmed, such as the
McManus orchards along Garfield Road, Gallagher farm
on North Long Lake Road, the Edgecomb farm and
market on Hammond Road, and the Robbins farm on
Cass Road. Additionally, the Township is home to the
Oleson Buffalo herd, once the largest such herd east of
the Mississippi River. Regionally, the Traverse City area
is widely farmed, with an existing and growing number
of value-added agriculturally based businesses. 1 significant amount of farming still occurs, such as this orchard

; s D
along Garfreld Road

Following the economic downturn of the mid 2000,

nine approved planned unit developments stalled or failed completely. In recent years building
activity has returned to some of these projects, primarily within the residential portions of the
development.

Page 8
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RESIDENTIAL AND COMMERC]A] GROWTH TRENDS;

Total Single Family New Construction and Remodel
Values by Year

SZ0,000,000.00
$15,000,000.00 ——New Single Family Construction
$10,000,000.00 Value
$5,000,000.00 ====S5ingle Family Alteration Value
50.00 ; ST —

2011 2012 2013 2014 2015 2016

Total Commercial N ew Construction and Alteration
Values by Year

$20,000,000.00
$15,000,000.00 —New Commercial Construction
$10,000,000.00 Value
$5,000,000.00 ===Commercial Alteration Value

$0.00

2011 2012 2013 2014 o045 2016
Total Value of All Construction by Year

$50,000,000.00
$40,000,000.00
$30,000,000.00

—=Total Value of All Construction

»20,000,000.00 (including alteration, misc, etc.)

$10,000,000.00

$0.00
2011 2012 2013 2014 2015 2016

* Source: Garfield Township Building Department January 2017, Please note that non-single family residential values
are included in the Commercial Construction charts,
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Map 4 indicates land use in 2014, when the most recent Township aerial photography was generated.
Note the concentration of commercial uses along US-31 and South Airport Road, as well as small
pockets of commercial activity elsewhere. Primarily industrial areas are located in close proximity to
rail lines or major arterial streets. Office “nodes” are found on Cedar Run Road, Silver Lake Road,
and South Airport Road. The map reflects the concentrated single-family residential development on
the west side of the Township, as well as isolated pockets of low-density housing elsewhere. Higher-
density residential development is located on Veterans Drive, Park Drive, and La Franier Road. Many
of the public parks noted on this map have “sprung up” over the past 10 years as the Township
concentrated on both the recreational benefits and natural resource protection values of these lands.

Legend - Land Uses in 2014

Agriculture ! Res Mobile Home
I Commercial E Planned Redevelopment
[ industrial ' Public (Park)
Institutional Utility
m Office Golf Course
' Res <6 PerAcre <<\« Mineral Extraction
Res 7-14 Per Acre Vacant

Res >15 Per Acre :_- _-_-; Township Boundary

&

Map 4. 2014 Land Use Map. Page 10
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Legend - Land Uses in 1990

Agriculture Res >15 Per Acre
. Commercial [ Res Mobile Home
0T Industrial [0 Public (Park)
i Institutional Utiilty
| BB Office " Golf Course

Res <6 PerAcre 1% Mineral Extraction
Res 7-14 PerAcre | | Vacant

i _ | Township Boundary

Map 5. 1990 Land Use Map.
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SURROUNDING ZONING AND PLANNED LAND USE

Garfield Township is abutted by the City of Traverse City, Elmwood Township, Long Lake
Township, Blair Township, and East Bay Township (see Map 2 and Map 3). Garfield Township has
held combined planning meetings with these neighbors, and will continue to do so. In addition, the
Grand Traverse County Planning Department has done a good job in helping neighboring

communities work together towards common goals.

The following is a brief discussion of how neighboring land use and zoning relate to that of the
Township’s.

THE CITY OF TRAVERSE CITY

The City’s zoning is generally consistent with the Township with a high amount of land along the
boundary line being zoned for residential purposes. Front Street (Long Lake Road) is developed as a
medical/office corridor, as it is within the Township. Multi-family residential development along
Boardman Lake is consistent. Industrial activity along Park Drive / Woodmere Avenue is consistent.
Traverse City has adopted a Corridors Master Plan designed to improve the appearance, function and
vitality of the City’s commercial corridors, many of which are shared with the Township. Joint
planning opportunities to broaden the vision of this Corridors Master Plan to include Township
corridors should be considered.

One particular portion of the Township, known as the Grand Traverse Commons, is jointly planned
and zoned under the authority of the City of Traverse City and Charter T ownship of Garfield Joint
Planning Commission.

EAST BAY TOWNSHIP

Planning and zoning is generally consistent with the exception of East Bay Township encouraging
the redevelopment of dated single-family residential lots with multi-family units along South Airport
Road. Garfield Township and East Bay Township have collaborated on a corridor plan for
Hammond Road.

BLAIR TOWNSHIP

Blair Township’s development patterns are similar to Garfield Township’s along US-31 in the area
near Chums Corners. However, Blair Township’s planning and land use patterns include high density
residential development adjacent to the Township’s plans for low-density residential uses.

LONG LAKE TOWNSHIP

Planning is consistent between the two communities in identifying low-density residential
development along the south three-fourths of the shared border, and moderate-density residential
along the northern 1.5-miles of the border.
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. ELMWOOD TowNsH]Ip

nships are generally low-density residential
In nature.
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HOUSING”

This chapter presents an overview of housing trends and conditions in the Township. Trends are
used to project anticipated development need and demand in the future. The information used in this
section was generated by the 2012 Grand Traverse County Housing Inventory, which is hereby
incorporated by reference and should be used where a deeper analysis of housing needs in the region
is required.

DIVERSITY

Based on a particular community and household demographic, a variety of housing choices leads to
easier decisions regarding the type, location, and size of the housing a family may choose, including
whether they rent or own. As an urban area with established municipal water and sewer services, the
Township includes a number of apartment complexes and condominium developments, and as such
has a good mix of single and multi-family units.

GOAL: Diversity in the rental market is
also important in terms of unit size. In

. . A 0 LR T =) iy oy R et T R b B R oo T LT o Fei i) PR
particular, there is a known shortage of R s G
single-bedroom or loft-style units, leading to o i ST T : E = nmns e =

SO | - 1 = I HH =
a drain in income as renters are forced to e R s
choose a [mgger, more excpensive option. 0 - — e — : .
OBJECTIVE: The Township should

GARAGE H —~ FRONT ELEVATION

enconrage development which includes a ik

mix of honsing options. The market does . i _ S _ _ ]
seem 1o be naturally adjusting 1o meet this Thoughtful design can provide diverse housing options while also

L g . Eing nctal sense for the deve ¢ ity, such as this
demand, as indicated by projects such as making financial sense for the development community, such as this
the Arbors Apartments constructing 24

loft/ garage choices in place of standard

loft-garage structure at the Arbors Apariments in place of a
traditional carport,

arport buildings (see illustration above). ; ;
carpart buildings (see illustration above) lmage conrtesy Oppenbuizen Architects.

ACCESSIBILITY

Accessible housing means homes which are designed with features to meet the needs of individuals
with either permanent or short term disabilities. Disability can occur at any age and at any moment,
and it is believed that 80% of persons will have a disability at some point in their lifetime’. Analysis of
apartment complexes in Grand Traverse County indicates that only about 440 out of a total of 7,839
rentals are designated as senior and/or disabled housing.

Between 2000 and 2010, the number of households with individuals over 60 years old increased by
48%.

* The data source for all housing element facts except as otherwise cited are the 2012 Grand Traverse County
Housing Inventory and the 2013 Housing Strategy (DRAFT), as prepared by the Northwest Michigan Council Of
Governments (NWMCOG)

2 Disability Network Northern Michigan
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GOAL: It is increasingly important fo consider an adeguate accessible housing supply. Accessible housing options will
allow aging or disabled individuals 1o remain in their home,

OBJECTIVE: Consider incentives suoh as density bonuses to enconrage the development community to include
accesstble housing.

AFFORDABILITY

A household is considered low-income based on what percentage of the area median income it is
earning. In 2009, the Township had the highest number of “affordable” homes in Grand Traverse
County, at 1,752 homes valued at under $125,000. However, with 2,331 low-income, owner-occupied
households, the Township is facing an “affordability gap” in the supply of owner-occupied homes
(see Figure 2, below).

Figure 2 - Low-Income Households and Affordable Rentals by Township
Source: 2012 Grand Traverse County Honsing Lnventory; 2009 American Community Survey

2500
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; ? |
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. Gree . ) y
. f East | Fife | Garfi Long iMayfi| Parad . |Whitey City
pcme! Blair | g L lake | elg Grant LB'LE lake | eld | ise | sula JUNON ored ofc
i'#'Homes <5125,000 134 | B77 | 636 | 187 1752§ 130 | 539 | 377 172§ 427 | 88 54 | 158 | 737
#Owner HH <80% AMI 379 | 950 12781 222 2331 209 | 921 1006 | 276 { 536 | 513 76 | 325 {1855

Rental housing is expected to make up an increasingly important patt of the nation’s housing stock.
In Grand Traverse County, the majority of rental households (64%) are located in Garfield Township
and Traverse City, 39.4% of Garfield Township’s total housing stock was occupied by renters in
2010. Yet, with 1,247 affordable rental units and 1,528 low-income renting families, the demand for
affordable rental units is also outstripping supply.
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GOAL: Continue 1o lead the region in supporting affordable housing.

OBJECTIVE: Many of the T ownship’s residential develgpments are subsidized to allow lower rents, primarily
through the Michigan State Housing Development Authority (MSHD.A) but also throngh the Township Board’s
approval of Payment In Liew Of Taxes (PILOT). The PILOT option significantly reduces property taxes, and thus
allows for lower rental rates. As of 2014, the Township has issued 14 PILOT agreements, as described in Addendum
X

HOUSING CONDITION

Evaluating the condition of a community’s housing stock is difficult on a large scale, but several
“proxy” factors help to gauge this factor. As described below, a number of factors lead to
substandard housing conditions which can negatively affect health and wellness.

The American Community Housing Survey considers the lack of complete plumbing or kitchen
facilities as indicators of physical condition issues or substandard quality. In 2009, 185 housing units
in Garfield Township lacked complete kitchen or plumbing facilities.

Overcrowding can lead to poor conditions. The level of overcrowding (more than 1 occupant per
room) is below both state and national rates for overcrowding.

Overall, the age of the Township’s housing stock is considerably newer than state and national
averages, with most structures built within the last 40 years. However, certain Township
neighborhoods near the Traverse City limits (which has the oldest housing stock in the County) are
both older and in poor condition.

Depreciation is a subjective interpretation of the Township Assessing Department, which rates
conditions based from unsound to excellent. Depreciation data indicates that, overall, the housing
stock consists of well-maintained homes. However, because the majority of homes in poor condition
are mobile homes, higher concentrations of deteriorating properties are found within the Township.

OBJECTIVE: The Township has adopted a building maintenance code which requires rontine mnspections for miulti-
Jamily rental units on an annual basis. Additionally, tenants of any rental unit may report poor conditions and reguest
an inspection. Appropriate actions may be taken by the Building Official to require that deficiencies or safety issues be
addressed, up to and including declaring the residence uninhabitable.

LOCATION

Equally important to the need for quality and affordable housing is the availability of desirable
housing options close to public transportation, sidewalks and bike paths, jobs, health care, services,
shopping, and entertainment, so as to limit the amount a family must spend on transportation costs.

GOAL: Locating new housing developments (or housing redevelopments) proximate to these resources can reduce the
overall costs of housing and fransporiation while heiping to create more efficient use of infrastructure in existing urban

areas.

OBJECTIVE: Targe! appropriate areas and incentivize their development or redevelopment throngh density bonuses.
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TRANSPORTATION AND COMM UNITY SERVICES
This chapter describes public services in the Township including the circulation system, public

facilities, utilities, schools, emergency services, and other public services.

RoADwAYs & TRANSPORTATION PLANNING

As indicated by Map3 | General Township Overview Ma 0, the Township is served by a network of
public and private streets. Major north/south roads include US-31, Cass Road, Keystone Road, and
Garfield Road, all of which are County Roads except for US-31, which is a federa] highway. Major
east/west roads include M-72 (a state highway), South Airport Road, North Long Lake Road, West
Silver Lake Road, and Hammond Road. With the exception of the state roads, which are
administered by the Michigan Department of Transportation, all public roads are administered by the
Grand Traverse County Road Commission,

Particular corridors of interest include:

® South Airport Road, which was initially developed for industrial uses but subsequently
p .

® Garfield Road, which is 4 shared corridor with the City of Traverse City. The City has
adopted a corridor improvement plan for this street which calls for Improvements that may
also make sense within the Township.

® Hartman Road, Hammond Road, Cass Road, and Keystone Road, each key factors in the
long-running discussion of Improving east-west connectivity throughout the Grand Traverse

® La Franier Road and Barlow Road, which serve dense urban areas but lack adequate

pedestrian facilities.

Use and Thoroughfare Plan element of this Master Plan.

The Traverse Transportation Coordinating Initiative (TTCI) provides coordinated transportation
funding and Planning for the Traverse City Urban Area. TTCI (formerly named TC-TALUS) was the
lead in the development of the Grand Vision, a citizen-driven vision of a six-county area and which
includes a Strong transportation emphasis.

One benchmark for effective road infrastructure is called “Level of Service,”, or “LOS,” which
grades roadways from “A,” where traffic is free—ﬂowmg, to “F.” where traffic is congested or stopped
for long periods. The following major roads were rated in 2007 by vehicle counts and projected out
to 2035 by traffic modeling programs as follows:

* South Airport Road, full corridor. 2007 LOS — E. Projected 2035 LOS - F.
* Garfield Road, north of South Airport Road. 2007 LOS - C. Projected 2035 LOS-~D.
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® Garfield Road, south of South Airport Road. 2007 LOS — C. Projected 2035 LOS - D.

* Keystone Road, north of Himmond Road. 2007 LOS — A. Projected 2035 LOS — D.

¢ Keystone Road, south of Hammond Road. 2007 1.OS — F. Projected 2035 LOS - F.

® N. Long Lake Road, west of Zimmerman Road. 2007 LOS — C, E. Projected 2035 LOS - F.
® N. Long Lake Road, east of Zimmerman Road. 2007 LOS — B. Projected 2035 L.OS — C.

¢ La Franier / Barlow Roads, full corridor. 2007 LOS — C. Projected 2035 LOS-B / C.

e W. Silver Lake Road, north of Boone Rd. 2007 LOS — C. Projected 2035 LOS — D.

¢ W. Silver Lake Road, north of Boone Rd. 2007 LOS - C. Projected 2035 LOS - D.

The above ratings indicate that generally, the Township’s roadways are overly burdened or will
become so within the next decades if the “status quo” holds.

GOAL: Build a basis of support for potential remedses to overburdened roadways.

OBJECTIVE: Work with local road agencies to develop access management plans, to consider szgnal improvements,
or consider roadway reconfignrations. Support the development of alternate transportation to reduce demand on area
roadways. Require detatled traffic impact analysis in development review and consider the impact of additional traffic in
the legislative review process.

ALTERNATE TRANSPORTATION

Opportunities for alternate (i.e. other than a personal vehicle) transportation vary depending on
geographic location within the Township. The Bay Area Transportation Authority (BATA) provides
public transit options for certain areas of Garfield Township but does not extend service throughout
the Township. BATA’s goal is to continue its growth of fixed routes to service densely populated and
highly frequented locations.

GOAL: Inmprove public transportation apportunities within densely populated and highly frequented locations.

OBJECTIVE: Collaborate with BAT.A when new develgpmients, roadway improvements, and route planning are
underway. Consider 3oning ordinance requirements for the provision of facilities such as bus stops and shelfers.

Similarly, non-motorized routes reach certain developed areas of the Township but do not yet reach
the perimeter. The Mall Trail parallels US-31, linking the City of Traverse City with the Grand
Traverse Mall area. The Boardman Lake Trail follows the east side of the lake, and will eventually
encircle it. The Buffalo Ridge Trail is a partially completed trail that will connect the western
developed areas of the Township with the Traverse City urban area, linking neighborhoods, parks,
and schools along the way. Multiple natural-surface trails within the T ownship’s parklands also exist,
serving both the park users as well as destination-driven travel. The Township has developed a non-
motorized improvement plan to meet the need for both recreation and alternative transportation, but
has never required non-motorized improvements by ordinance.
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GOAL: Improve non-motorized opportunities throughont the Township.

OBJECTIVE: Using a combination of public funds, grants, and Roning ordinance reguirements, implement the non-
motorized plan.

AIR TRAVEL

The Grand Traverse Region is served by the Cherry Capital Regional Airport, a public-use facility
adjacent to the northeast corner of the Township. The airport provides both passenger and cargo
service, and is also home to the U.S. Coast Guard Air Station Traverse City.

The airport’s most recent (2006) master plan includes a recommendation to develop a consolidated
air freight handling areas in the southwest quadrant of the airport, to be accessed from Garfield
Avenue. This proposed freight area carries with it unknown effects of increased truck traffic on
nearby corridors including Garfield Avenue and South Airport Road. In addition, a planned
extension of the primary east-west funway may require that Garfield Road be rerouted in a bend to
the west between South Airport and Boon Roads.

RAIL TRAVEL

Two rail corridors bisect the T. ownship on a north-south
route - one each on the east and west sides of Boardman
River. The lines are occasionally used for freight but are
not currently rated to accommodate passenger traffic.
However, future opportunities may exist to repair and
upgrade the rail lines to provide an additional mode of
travel between Traverse City and southern Michigan, such
as Great Lakes Central Railroad’s planned passenger
service between Ann Arbor and Traverse City”.

Great 1 akes CentralRas iroad, 1/ largest regional raifroad i)

MARITIME SHIPPING

Although located on the shores of the Great Lakes, the

Traverse City region does not actively import or export products by water. The area’s only deep-
water port is located in Elmwood Township, just north of Garfield Township. This port has been
used in the past for coal, oil, and fuel deliveries but is currently inactive. The future use of this port is

uncertain at this time.

UTILITIES

Municipal sanitary sewer and water services are concentrated to the north-central portions of the
Township and are less available in the northwest quarter and southern areas. The general location of
these utility lines are indicted on the Municipal Water Lines and Sanitary Sewer Lines maps, attached

6 .
http://www.glcra ilroad.com/passenger.php
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as Appendix X. The Township has prioritized a new water tower in the northwest quarter to improve
service to existing and planned development in this area. Sewer and water facilities are administered
by the Grand Traverse County Department of Public Works.

GOAL: Direct development to areas which are served by adequate facilities.
OBJECTIVE: Identify areas with existing utilities which can support higher density and mixed nses.

Well and septic permits, where municipal sanitary sewer and water are unavailable, fall under the
jurisdiction of the Grand Traverse County Health Department. Due to State and local law,
connection to (and possible extension of) municipal facilities are required where a project boundary
falls within a certain distance of a property line.

The Township does not have an extensive storm drain system, though some infrastructure does exist
on heavy arterial roads such as US-31 and Garfield Avenue. Generally, stormwater management
occurs through on-site infiltration basins. The Township has in recent years encouraged, and in some
cases required, the implementation of Best Management Practices to improve filtraton of
accumulated debris and chemicals that could adversely affect water quality. The Township enforces
its own Stormwater Control Ordinance.

GOAL: Ensure storm water controls are considerate of environmentally sensitive areas.
OBJECTIVE: Incentivize or require Best Management Practices such as low-impact design.

Much of the Township is served by natural gas (DTE Energy) but many of the outlying areas rely on
propane for a heating source.

Electricity 1s provided by either Traverse City Light & Power, Chetryland Electric, or Consumers
Energy, depending upon location.

SCHOOLS

Traverse City Area Public Schools (TCAPS) is the primary K-12 public education provider in the
Township. Traverse City West Senior High School, Traverse City West Middle High School, and
Silver Lake Elementary School are all located within the Township. Additionally, many homes are
within the Traverse City East district, which operates K-12 schools in East Bay Township and the
City of Traverse City. The approximate TCAPS enrollment is 10,267 students’.

The Grand Traverse region is home to Northwestern Michigan College, a publicly funded
community college which offers associate degrees and professional certificates, bachelor's degrees
through the Great Lakes Maritime Academy, and eight partner universities grant baccalaureate,
graduate and doctoral degrees’. Additionally, the Traverse Bay Area Intermediate School District
(TBAISD) operates a Career Tech Center on Parsons Drive in the City of Traverse City as a
secondary career and technical education center.

? https://www.tbaisd.k12.mi.us/about_us/about_tcaps.html
¥ https://www.nmc.edu/about/index.html
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Additional schools include The Greenspire School, a publicly funded Montessori, The Children’s
House, a privately funded Montessori, and private schools Traverse Bay Christian, Traverse City
Christian, and Traverse City St. Francis.

EMERGENCY SERVICES

The Grand Traverse Metro Emergency Services Authority (Metro Fire) provides services to Garfield
Township, East Bay Township, and Acme Township. Metro Fire consists of the three former
Township fire departments which were consolidated in 1980. The Authority operates two of its five
station within Garfield Township, including Station 11 on Veteran’s Drive and Station 12 on East
Silver Lake Road, adjacent to the Silver Lake Recreation Area Park. (see Map 3).

Police protection is provided by the Grand Traverse Sheriffs Department. The Sheriff Department’s
home office is on Woodmere Avenue within Traverse City, but the Department also maintains a
satellite office with the Garfield Township Hall on Veterans Drive.

Ambulatory services are provided in part by Metro Fire but more commonly via Northflight EMS,
the largest Emergency Medical Service in northern Michigan which provides integrated ground and
air transport for critically ill and injured patients.

With a high proportion of the County’s population Garfield Township consistently experiences the
highest call volumes for emergency assistance.
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NATURAL RESOURCES

Silver Lake, Boardman Lake, and the
Boardman River are the most
prominent natural features within
Garfield Township. The river flows
north through Garfield Township
before emptying into Boardman

Lake, which subsequently enters the
City of Traverse City before draining
to  Grand Traverse Bay. The
Boardman River and Boardman Lake
divide the Township from east-to-
west. Roughly ¥4 of the Township’s
geographic area lies to the east of the
river and lake.

A number of tributaries in the Boardman River watershed are also located within Garfield Township.
These tributaries include Miller Creek, Jack’s Creek, and Kids Creek. Mitchell Creek is located in the
east of the Township and drains directly to East Grand Traverse Bay. The Township 1s Master
Planned to protect and enhance these surface water resources, as well as associated wetland areas.

Topographic elevations fall from a high point of about 1,100-feet above sea level in the west of the
Township to roughly 600-feet within the Boardman River valley, before rising once again to over
900-feet above sea level in the southeast corner of the Township.

GOAL: Protect, enhance, and showcase the natural environment.

OBJECTIVES: Implement the Green Infrastructure Plan. Make environmentally conscions decisions in
review of development applications or oning policy considerations. Continwe to work with area environmental gronps to
improve the health of the environment.

Consider establishing a comprebensive natural resonrces overlay soning district similar to what has been established in
neighboring communities. Protect streams, wetlands, and water bodies from direct or indirect stormwater runoff or other
encroachment.

SILVER LAKE

Silver Lake is located in the southwest corner of the Township and measures 645-acres. The
shoreline has been heavily residentially developed, and the lake is used primarly for boating
opportunities for lakefront residents and the general public. Silver Lake is divided north to south
between Garfield and Blair Townships. The lake’s water level is regulated by a drainage control
device under the jurisdiction of the Grand Traverse County Drain Commissioner.

The Township’s Silver Lake Recreation Area is the only public park with frontage on Silver Lake. The
Michigan DNR maintains a boat launch on East Silver Lake Road; however, swimming is not
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permitted at the launch. Anglers can expect to catch a variety of fish including bluegill, bass, northern
pike, walleye, and yellow perch.

BOARDMAN LAKE

Boardman Lake is a 315-acre natural lake within the Boardman River watershed. The water elevation
Is approximately 9.1 ft. above its historic natural level due to the Union Street dam in Traverse City.
The southern half of the lake js located within Garfield Township, while the northern half is located
within the city limits of Traverse City.

The shores of Boardman Lake have been
developed for residential purposes within
both municipalities. In the past the lake
was an industrial hotbed, and certain areas
are  still  used for this purpose.
Unfortunately, past industrial activities
resulted in a number of contamination
sites,  primarily concentrated in  the
northwest corner of the lake near 14%
Street.

Public enjoyment of this resource is lower
than usual for a lake in an urban area, due
to due to contamination sites. However,
studies such as the Boardman Lake
Management Plan’ have indicated that the
Hikers enjoying the Boardman Lake Trai contamination is contained in the lake
bottom and that the water is fine to swim

The most recent DNR fisheries survey, conducted in 2003, indicated good populations of yellow
perch, walleye, sunfish, and smallmouth bass that were from 1-to-2 inches above State averages in
terms of growth rates. Because of past slow growth rates of northern pike, the DNR removed the
minimum size limit of the species in 1983, and the northern pike in the lake are now also above State
averages. The DNR has studied the health of the fish and determined no unsafe contamination. In
any case, even if fisherpersons choose not to keep their catch due to contamination concemns, the

lake is an excellent in-town ﬁshery.

There is a public boat launch at Traverse City’s Hull Park on the north east end of the lake, as well as
opportunities to launch canoes, kayaks, and other lightweight boats from the County’s Medalie Park
on the south end of the lake. An organization named Traverse Area Community Sailing offers sailing

programs which are popular among all age groups.

? The Boardman Lake Management Plan is available for review Watershed Center Grand Traverse Bay webpage,
www.gtbay.org under “About Us” -> “Achievements.”
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The Boardman Lake Trail has been constructed along the entire east shore of the lake, and plans to
complete the pathway all the way around the lake are ongoing. Opportunities to include fishing
platforms along this trail should be explored.

BOARDMAN RIVER

The Boardman River flows north through Garfield Township before entering Boardman Lake at
South Airport Road. An estimated 2 million user days are logged on the Boardman River each year
(as a whole) for recreation opportunities such as canoeing, kayaking, hunting, and fishing. Thirty-six
(36) river miles are presently designated as Blue Ribbon river sections for trout fishing.

Current and past planning efforts have strongly focused on the preservation and recreational value of
the Boardman River Valley. The Township’s Boardman Valley Nature Preserve includes over 100
acres, 1.5 miles of trail, and over a mile of river frontage on the west bank. The County’s Natural
Education Reserve, which abuts the BVNP to the south, includes an additional 505-acres and 7 miles
of trail along both banks of the river.

The Boardman River has been impounded by a series of dams since the late 1800s. From upstream to
downstream, the dams include Brown Bridge Dam, Boardman Dam, Sabin Dam, and Union Street
Dam. Two of the dams, Boardman and Sabin, are within Garfield Township. The three upstream
dams have historically been used for hydroelectric power generation, but have not been in operation
since 2006 and are now slated to be removed and an open river condition restored. Completion of
the removal of Brown Bridge Dam, in East Bay Township, occurred in 2013.

As the dams are removed, numerous
environmental, community, regional, and
educational benefits will be realized. The project
will enhance and restore habitat for native and
naturalized fish species and organisms that prefer
cold water. Over 3.4 miles of free flowing river,
roughly 2 miles of which are in Garfield
Township, will be restored, and 160 miles of
high-quality river habitat will again be linked,
unencumbered by dams. More than 250 acres of
wetland and nearly 60 acres of upland will be

restored.

[t is important to recognize that though the dams

will be gone, ongoing management and
restoration will be necessary for the decades to allow the viver to 1etursi 1o @ more natural state as a free-flowing, cold-nire
come, including stream bank restoration, invasive ' e
species management, and management of

pressures for anticipated commercial use of the (v wuwtheboardman.ors
river such as livery and guide services.
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Concurrent with the dam removal is an effort to create a Boardman River Watershed Prosperin' Plan.
- - . - . -

KIDS CREEK WATERSHED

Kids Creek is on the State of Michigan’s list of
impaired waters due to being overloaded with
sediments and high water flows. Where the
opportunity arises, the Township works with
public and private interests to implement
Stormwater Best Management Practices 1o
improve the water quality of this creek and all
water resources.

For example, the land that would become Kids
Creek Park was dedicated as open space when
the surrounding  property  was developed.
Formerly a buffalo pasture, the stream had been
impacted by decades of erosion sites. In
restoring over 3() specific erosion sites and
stabilizing 3,000 feet of stream, an estimated
145 tons of sediment will be stopped annually
from entering the stream.

The Kids Creek project showcases how urban
communities can protect and restore their
streams by using urban planning techniques like
planned unit developments (PUDs) to help
fund such activities. The PUD is a useful tool
when contemplating stream corridor protection

and restoration projects in a rapidly developing
Kids Creek Park- Before and After area.

INVASIVE SPECIES

resources that so many tourists visit the area to enjoy. Perhaps most importantly, invasive species
harm the natural environment by displacing the native species which would otherwise support the
food web. Invasive species often out-compete and displace native species, reducing biodiversity and
destabilizing ecosystems.
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Over the past several years area land managers have grown increasingly concerned about how
mvasive plant species impact the Grand Traverse region. As a result, the Grand Traverse Regional
Invasive Species Network (ISN) was formed to survey and manage species in regional natural areas
over a five-county area, as well as to educate the public about our shared natural resources. One of
the ISN’s primary goals is to work to prevent the introduction and spread of new invasive species.

Two township parks, Kid’s Creek Park and the Grand Traverse Commons Natural Area, have been
identified as already significantly impacted by invasive plants.

Water resources, including Silver Lake, have also been impacted by invasive aquatic species, including
Eurasian Milfoil, the Round Goby and Zebra Mussel.

GOAL: Attempt to limit the spread of invasive species and reduce the zmpact of invasive species already present in the

ared.

OBJECTIVES: Reguire the incorporation of a majority of native plantings in commercial landscaping

GREEN INFRASTRUCTURE

Green infrastructure is a combination of linear or contiguous open space, habitats, wildlife corridors
and trails which link parks, nature reserves, and other open areas. The foundation of a green
infrastructure system includes elements such as woodlands, wetlands, streams, rivers, and grasslands.
The network is anchored by a number of “hubs,” or large areas of protected lands, which are then

linked by a series of natural resource corridors.

Green Infrastructure

Network Components

Hub
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PARKS AND RECREATIONAL OPPORTUNITIES
Following a significant public process, the Township adopted a detailed 5-Year Parks and Recreation
Master Plan, which is hereby incorporated into this Plan as Appendix X. This section is intended to
provide a brief overview of parks and activities in the Township.

TOWNSHIP-OWNED PARKS

Garfield Township owns and maintains five parks and natural areas, including the Grand Traverse
Commons Natural Area, Kids Creek Park, the Millet Creek Nature Reserve, the Boardman Valley
Nature Preserve, and the Silver Lake Recreation Area. Together, these areas provide over 525-acres
of active and passive recreation. Prior to 1993, when Grand Traverse Commons was acquired, the

As described in the highlights below, some of the Township’s parks came about through partnerships
with the development community, particularly as open-space and environmental preservation
techniques with certain Planned Unit Developments.

® Grand Traverse Commons. 142-acres of wooded, hilly natural area adjacent to the V illage TC
historic redevelopment district.

® Kids Creek Park. 20-acres of relatively level stream environment, including a branch of Kids
Creek. The park was dedicated to the Township as part of the Great Buffalo PUD project
and has undergone extensive environmental rehabilitation, as highlighted on Page 24, above.

¢ Miller Creek Natural Area. 89-acres of varied topography, including multiple braches of Miller
Creek. Much of the parkland was dedicated as open space elements of surrounding PUDs,

* Boardman Valley Nature Preserve. 187-acres of lowlands and uplands along both banks of
the Boardman River. The park has been developed in phases through a series of Michigan
Natural Resources Trust Grants, Though primarily in a natural state, the northern area of the
park includes tennis, pickleball, and beach volleyball.

® Silver Lake Recreation Area. 85-acres of varied topography, and the Township’s only park
which includes a variety of wide active recreation, including walking trails, tennis, basketball,
playgrounds, disc golf, multi-purpose athletic tields, and a dog park.

Guided by the Park Master Plan, the Park Commission is actively planning and budgeting for the
continued improvement of the Township’s parkland.

Multiple outside organizations also maintain parkland within the Township, including the State of
Michigan, Grand Traverse County, the City of Traverse City, the Grand Traverse Regional Land
Conservancy, and the Traverse City/Garfield Township Joint Recreational Authority. Though not
owned by the Township, these resources provide an important source of recreation. All together,
nearly 1,500 acres of public land is available for enjoyment, with many of these parks also serving a

key function in the existing and planned non-motorized network.
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RECREATIONAL PROGRAMMING AND SERVICES

Refer to the Gatfield Township 5 Year Parks and Recreation Plan incorporated herein by reference.

DESCRIPTION OF PUBLIC INPUT
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FUTURE LAND USE & THOROUGHFARE PLAN

FUTURE LAND Usg CATEGORY DESCRIPTIONS
(NOTE: ALSO REFER TO FUTURE LAND UsE MAP, PAGE 34)

AGRICULTURAL / RURAL LAND (NO MORE THAN 1 UNIT PER ACRE)

The intent of this land use type is to provide areas for agricultural operations and low intensity land
uses in the outlying areas of the township. These districts are composed primatily of unsubdivided
lands that are vacant or are in agricultural use with some dwellings and accessory uses. This area is

type is also used to protect natural resources and environmentally sensitive areas such as stream
buffer zones.

Most compatible zoning districts: R-R /A Potentially compatible zoning district: R-1

Low DENSITY RESIDENTIAL (FROM 1 TO 3 UNITS PER ACRE)

This designation provides area for traditional single-family residential dwelling units. This includes
areas of existing one family development as well as areas within which such development appeats
likely and desirable. They are intended to €ncourage more intensive development in and near the
core areas of the township with less intensive development moving outward towards the more rural
and remote areas of the township. The category is intended to cencourage a suitable neighborhood
environment for family life by including among the permitted uses such facilities as schools and parks
that will promote a sense of community and urban vitality.

Most compatible zoning district: R-1 Potentially compatible zoning district: R-R / A

MODERATE DENSITY RESIDENTIAL (FROM 3 TO 6 UNITS PER ACRE)

This designation provides areas for medium density one and two family residential dwelling units in
and near to the developed core areas of the township. The districts include areas of existing one and
two family developments as well 4 areas within which such development appears likely and desirable.

This area should encourage a suitable neighborhood environment for family life by including among
the permitted uses such facilities as schools, places of worship and parks. This area s meant to
provide a range of housing choices and promote a sense of community, urban vitality and the

efficient provision of infrastructure.

Most compatible zoning district: R-2 Potentially compatible zoning district: R-1 / R-3
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HIGH DENSITY RESIDENTIAL (FROM 6 TO 10 UNITS PER ACRE)

This designation provides areas for medium to high density one and two family residential dwelling
units mixed with a variety of multiple 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 mote 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 matket 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: R-3 Potentially compatible zoning districts: R-1 / R-2

MOBILE HOME RESIDENTIAL (STATE OF MICHIGAN DEFINES DENSITY)
This designation indicates areas which are suitable for mobile home subdivisions and mobile home
parks, including areas of existing developments as well as areas proposed and approved for such
development. This classification is intended to encourage medium to high density mobile home
subdivisions and mobile home park developments where adequate public facilities and services exist
with capacity to serve such development.

Most compatible zoning district: R-M

PROFESSIONAL OFFICE

This designation provides areas for service-oriented enterprises and institutions having relatively low
traffic generation. This includes areas of existing office developments as well as areas within which
such development appears likely and desirable. They are intended to facilitate the support and
expansion of local business, while serving as a buffer between residential areas and more intensive
commercial areas. Zoning regulations should be primarily restricted to office and ancillary uses that
do not have peak weeknight or weekend usage so as to provide an orderly transition and buffers
between uses.

Most compatible zoning district: C-O Potentially compatible zoning districts: C-L

COMMERCIAL

The commercial land use designation indicates where commercial uses of varying intensity may be
appropriate. The Master Plan includes only one broad "Commercial" category intended to encompass
a variety of commercial zoning districts which may be appropriate on a case-by-case, property-by-
property basis. For example, depending on surrounding land uses and zoning patterns, it may be
appropriate to consider zoning a property C-L (Local Commercial) but totally inappropriate to
consider zoning property any other commercial zoning district. Zoning district regulations should be
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designed to protect abutting and surrounding areas by Tequiring certain minimugm vard and area
standards which are compatible to those called for in surrounding, non-commercia] zoning districts,

Please see the Roning plan for additional information.

Potentjaﬂy compatible zoning districts: C-], /C-P/CH [CG I CH

INDUSTRIAL

number of non-industria] uses that are envisioned as accessory or complimentary to existing and
future industrial uses of the districts. N on-industrial uses of property within these districts are subject
to industrial impacts from adjacent parcels including, but not limited to, noise, dust, and vibrations,

Please see the oning plan for addstional information.

Most compatible zoning districts: I-G / I, Potentially compatible zoning districts: -],

GRAND TRAVERSE CoMMONs

This area indicates the Grand Traverse Commons Redevelopment District, a jointly planned area
established under the authority of the Michigan Joint Municipal Planning Act 226 of 2003, as
amended. This area is subject to a Separate Master Plan and Zoning Ordinance.

Most compatible zoning district: GTC

RECREATIONAL

and preserve existing parks and sensitive natural areas. This area also includes lowlands along the
Boardman River Valley which are currently, or were formerly, inundated by the Boardman River.
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CORRIDOR PLANNING

and non-motorized efficiency, as well as the built form of the roadway environment. These particular
corridors of interest include West South Airport Road, Garfield Avenue, Barlow Road, and La
Franier Road.

It is not the intent of this plan to thoroughly analyze these cotridors, but a brief summary of the
Opportunities and constraints of these corridors is as follows:

In certain cases, as shown in the graphic to the left, a
proper landscaping buffer between parking lots and
streets has been provided (see property to the north),
but in many cases asphalt extends to within the road
fight-of-way, greatly reducing green space. Because of
the high number of commercial driveways within this
corridor, access Mmanagement is a major concern.
Electrical lines within this corridor are all above ground,
which further degrades the aesthetics of this aged
corridor.

Properly planned and funded, perhaps with the
assistance of a Corridor Improvement Authority, this
corridor could be re-imagined to greatly improve its function and aesthetic appearance.
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WEST SOUTH AIRPORT ROAD BETWEEN CASS ROAD AND PARK DRIVE:

Cass |

—
=

=
fu

This corridor crosses the Boardman River Valley. Uses include industrial to the west, and offices,
public parkland, and retail to the east. South Airport Road splits into a boulevard-type street in the
area near Logan's Landing, Access management is more propetly applied for this section of the
roadway than it is to the east.

Non-mototized pathways remain 2 high priority for this corridor, with a need for improved east-west
paths but also for a safe pedestrian connection between the Boardman Lake Trail, to the north, and
the Boardman River Trail, to the south. In a 2010 feasibility study, the County Road Commission
determined that a pedestrian tunnel under the road near Art Van would be the most preferred option
to accomplish this connection, but will come at a high cost and would be best considered in the event
that the roadway is completely reconstructed. In the meantime, the Road Commission has considered
reconfiguring the boulevard area into a "Michigan left," so that the roadway connection between
Racquet Club Drive and Logan's Landing can be converted to pedestrian-only, signalized crossing.

The grassy and vegetated median within this corridor js irrigated and maintained by the Township.
Combined with the parkland on each side of the road in this location, portions of this roadway
showcase the natural environment of the Boardman River Valley. By working to "green" the western,
industrial section, the Township could unify this corridor into a more welcoming invitation to
explore and enjoy the Boardman River.

nc

|
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GARFIELD Roap BETWEEN BooN RoAD 4Np Hammonp Roap:

Garfield Road is a highly developed, north-south corridor. It includes
a mix of uses including high-density housing, offices, retail, industria),
and the Cherry Capital Airport. It is a regional arterial road providing
connections to Traverse City from downstate locations.

For the life of this plan, it is expected that this road will remain as a
five-lane road, with two trave] lanes in each direction and 2 middle
turn lane. Access Management strategies would likely improve the
level of service of the corrdor.

route. Most often, pedestrians are forced to walk alongside the busy
roadway, or within the road itself, Addidonaﬂy, the built environment
Is not conducive to the construction of separated walkways.

resources while providing for continued mnfill and redevelopment.
This discussion could also include an increase in allowable building
height where appropriate (keeping in mind the proximity of the

airport).

vicinity but across Garfield Road and adjacent to the airport,
OPportunities exist for a Jand developer to acquire and consolidate
older structures, Within this vicinity, there js likely market support for
airport-service oriented businesses such as car rentals, conference
centers, hotels, and other similar uses.
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BARLOW Roap BETWEEN BOON Ro4D AND WEST
SOUTH AIRPORT Roabp:

Barlow Road is a mixed-use corridor in close proximity to the City of
Traverse City. On the west, the current mixed-use industrial zoning remains
appropriate.

The east side of the corridor includes commercial and office uses from
Floresta Street to West South Airport Road. To the north of Floresta Street,
the Master Plan calls for increased  density, potentially including a
redevelopment of dated residential areas. Because of the proximity to
walkable employment in both Traverse City and Garfield Township,
encouraging affordable housing in this area is a priority,

This street is another example of a corridor with high pedestrian demand
but minimal pedestrian facilides. Because of the built environment,
separated sidewalks may be difficult to construct, but should be required
wherever feasible. In the absence of sidewalks, designated bike lanes could
accommodate both pedestrians and cyclists.

LAFRANIER RoAD BETWEEN WEST Soury AIRPORT
RoOAD aAND HAMMOND ROAD:

To the south of West South Airport Road, Barlow Road becomes LaFranier
Road. This corridor is targeted for higher density residential development
because of its proximity to the City of Traverse City and access to public
transit.

As with Barlow Road, pedestrian acuvity along this corridor is consistent.
Non-motorized facilies should be required as properties develop or
redevelop.
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HARTMAN AND HAMMOND RoADS:

Connecting Hartman Road and Hammond Road via a bridge over the Boardman River is a long-
running debate for the Traverse City region. At the heart of the discussion is a common belief that
this connection would help to relieve east-west traffic flow across the Traverse City area; in particular,
by providing an alternate route to overburdened roads such as South Airport, 8th Street, and US-31.

In the early 2000's, the Grand Traverse County Road Commission attempted to fund and build this
connection, but due in large part to an environmentally insensitive design, the project was shelved in
the face of public opposition.

In 2016, as a part of the broader effort to remove three dams on the Boardman River, the Cass Road
bridge over the river was teplaced. However, transportation models show that the replacement of this
bridge will do little to mitigate east-west traffic issues,

Plan calls for dense residential infill development along La Franier Road north of Hammond Road
and east of the river, which development would benefit greatly from a direct roadway connection to
the commercial centers to the west of the Boardman River.
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