
 

 

CHARTER TOWNSHIP OF GARFIELD 

PLANNING COMMISSION MEETING  

 

Wednesday, January 10, 2024 at 7:00 pm 

Garfield Township Hall 

3848 Veterans Drive 

Traverse City, MI 49684 

Ph: (231) 941-1620 

 

AMENDED AGENDA 

ORDER OF BUSINESS 

Call meeting to order 

Pledge of Allegiance 

Roll call of Board Members 

Election of Officers 

 

1. Public Comment 

Public Comment Guidelines: 

Any person shall be permitted to address a meeting of The Planning Commission, which is required 

to be open to the public under the provision of the Michigan Open Meetings Act, as amended. (MCLA 

15.261, et.seq.)  Public Comment shall be carried out in accordance with the following Commission 

Rules and Procedures:    a.) any person wishing to address the Commission is requested to state his 

or her name and address. b.) No person shall be allowed to speak more than once on the same 

matter, excluding time needed to answer Commissioner’s questions. Where constrained by available 

time the Chairperson may limit the amount of time each person will be allowed to speak to (3) 

minutes. 1.) The Chairperson may at his or her own discretion, extend the amount of time any person 

is allowed to speak. 2.) Whenever a Group wishes to address a Committee, the Chairperson may 

require that the Group designate a spokesperson; the Chairperson shall control the amount of time 

the spokesperson shall be allowed to speak when constrained by available time.  Note:  If you are 

here for a Public Hearing, please hold your comments until that Public Hearing time. 

2. Review and Approval of the Agenda – Conflict of Interest 

 

3. Minutes – December 13, 2023 

 

4. Correspondence 

 

5. Reports 

a. Township Board 

b. Planning Commissioners 

i. Zoning Board of Appeals 

ii. Parks and Recreation Commission 

iii. Joint Planning Commission 

c. Staff Report 

i. PD 2024-1 – Planning Department Monthly Report – January 2024 

ii. Master Plan Announcement 

  



 

 

 

6. Unfinished Business 

a. PD 2024-3 – Commercial District Housing Development Amendment – Public Hearing 

b. PD 2024-4 – Lederer R-1 Rezoning – Findings of Fact 

 

7. New Business 

a. PD 2024-5 – Culver Meadows Senior Living Conditional Rezoning – Introduction 

 

8. Public Comment 

 

9. Other Business 

 

10. Items for Next Agenda – January 10, 2024 

a. Master Plan Update – Review of Complete Draft 

b. 2023 Planning Commission Annual Report 

 

11. Adjournment 

 

 

 

 

Joe Robertson, Secretary  
Garfield Township Planning Commission 
3848 Veterans Drive 
Traverse City, MI 49684 

 
The Garfield Township Board will provide necessary reasonable auxiliary aids and services, such as 

signers for hearing impaired and audio tapes of printed materials being considered at the meeting to 

individuals with disabilities upon the provision of reasonable advance notice to the Garfield Township 

Board.  Individuals with disabilities requiring auxiliary aids or services should contact the Garfield 

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



CHARTER TOWNSHIP OF GARFIELD 
PLANNING COMMISSION MEETING 

December 13, 2023 

Call Meeting to Order:   Chair Racine called the December 13, 2023 Planning 
Commission meeting to order at 7:00pm at the Garfield Township Hall. 

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

Roll Call of Commission Members:   
Present: Joe McManus, Molly Agostinelli, Pat Cline, Joe Robertson, John Racine, and 
Robert Fudge  

Absent and Excused:  Chris DeGood 

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

1. Public Comment (7:00)
None

2. Review and Approval of the Agenda – Conflict of Interest (7:01)
Fudge declared a conflict with item 7b.

Agostinelli moved and Cline seconded to approve the agenda as presented.

Yeas:  Agostinelli, Cline, Fudge, Robertson, McManus, Racine
Nays: None

3. Minutes (7:02)
a. November 8, 2023 Regular Meeting

Fudge moved and Robertson seconded to approve the November 8, 2023
Regular Meeting minutes as presented.

Yeas: Fudge, Robertson, McManus, Agostinelli, Cline, Racine
Nays:  None

4. Correspondence (7:02)
None

5. Reports (7:02)
Township Board Report
Agostinelli stated that the Township Board approved Racine and Robertson for
another term on the Planning Commission.  She added that the Township is
looking at new projects for bike paths and trails, specifically one at South Airport
Road and Barlow streets.

3.
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 Planning Commissioners 

i. Zoning Board of Appeals  
Fudge had no report. 
 

ii. Parks and Recreation Commission  
Hannon stated that the Parks and Rec Commission discussed a 
Buffalo Ridge Trail extension.   
 

iii. Joint Planning Commission  
McManus said there will be a quarterly meeting in January. 
 

Staff Report  
i. PD 2023-142 – Planning Department Monthly Report – 

December 2023  
Sych stated that the monthly report was included in packets.   

  
ii. Master Plan Announcement 

Sych stated that the Master Plan is still being worked on and 
updates continue to be posted on the website.  

 
6. Unfinished Business  

a. PD 2023-139 – Lederer R-1 Rezoning – Public Hearing (7:05) 
The applicant has requested rezoning of their parcel (ID #05-020-004-10) 
at 4220 Eastward Drive from the A-Agricultural district to the R-1 One-
Family Residential district via the Zoning Map Amendment process, 
without restriction.  This parcel is located at the corner of Eastward Drive 
and South Airport Road and is about 3.8 acres in size. Upon preliminary 
review of the Master Plan and Future Land Use designation for the subject 
site, Staff is of the opinion that this proposed Map Amendment is 
justifiable. 
Racine opened the public hearing at 7:07pm.  Seeing no one wishing to 
speak, the public hearing was closed.  Commissioners discussed the 
rezoning and asked questions about lot splits and curb cuts.   
 
Agostinelli moved and Robertson seconded TO direct Staff to draft 
Findings of Fact, to be reviewed at the January 10, 2024 Planning 
Commission meeting, for application Z-2023-03, submitted by Dan 
Lederer to rezone Parcel #05-020-004-10, located at 4220 Eastward 
Drive, from the A-Agricultural zoning district to the R-1 One-Family 
Residential zoning district. 
 
Yeas:  Agostinelli, Robertson, McManus, Fudge, Cline, Racine 
Nays: None 
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7. New Business  
a. PD 2023-140 – Traverse Symphony Orchestra – Site Plan Review 

(7:15) 
The project is to construct a music school, including a large rehearsal 
room, in a portion of the existing Traverse City Curling Center building 
(formerly the Kmart store) in the Cherryland Center. The portion of the 
building for the proposed school covers 10,260 square feet and will be 
accessed on the west side of the existing building. Professional studios 
(including music) and auditorium or assembly hall are uses permitted by 
right in the C-P Planned Shopping Center district. Kevin Byrne of the 
Curling Club stated that this project is part of a three-prong plan of theirs 
for the Cherryland Center revitalization.  Jerry Tomczak with Cunningham 
Limp Construction reviewed the project and pointed out where the 
Traverse Symphony Orchestra (TSO) would go.  He showed what the 
space will look like with practice rooms, and rehearsal space.  Kedrick 
Merwin representing the TSO, stated that this would be a great benefit to 
the community.  He is developing programs for all ages.  Sych stated that 
a three-year sidewalk deferral would be in order and an additional bike 
rack would be required.   

 
McManus moved and Robertson seconded THAT application SPR 2023-
12, submitted by Cunningham Limp, on behalf of the Traverse Symphony 
Orchestra, to construct a music school on the parcel 05-014-049-20, BE 
APPROVED, subject to the following conditions:  
1. Based on the proposed location of the bicycle racks, a physical barrier 
is required around the racks in accordance with Section 522.C(3) of the 
Zoning Ordinance and locate the racks closer to the building entrance. 
One additional bicycle rack is required for a total of four bicycle racks. 
2. Required internal sidewalks and the sidewalk along Garfield Avenue 
shall be deferred until future uses and buildings are established on the site 
in a coordinated manner at the discretion of the Planning Commission and 
required in an amendment to the site plan. Deferral shall be no more than 
three years in length from May 11, 2022. A sidewalk plan shall be 
developed subject to staff review. 
3. Installation of a landscaping buffer shall be deferred until future uses 
and buildings are established on the site in a coordinated manner at the 
discretion of the Planning Commission and required in an amendment to 
the site plan. Deferral shall be no more than three years in length from 
May 11, 2022. A landscaping plan shall be developed subject to staff 
review. 
4. All agency reviews, including review by the Township Engineer, shall be 
received, and deemed compliant prior to issuing a Land Use Permit or 
Building Permit. 
 
Yeas: McManus, Robertson, Fudge, Cline, Agostinelli, Racine 
Nays: None 
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b. PD 2023-138 – BATA/RCHC Transit-Oriented Mixed-Use PUD – Minor 
Amendment (7:46) 

 The proposed amendment relates only to the multi-family buildings of the 
residential phase of the PUD. Other uses in the phase including the 
single-family residential lots, the café/neighborhood commercial building, 
childcare center, and open spaces, remain unchanged. The Traverse City 
Housing Commission (TCHC) and Smith & Henzy Affordable Group, Inc. 
have entered into a master development services agreement to develop 
The Flats at Carriage Commons. The Flats at Carriage Commons will 
have a total of 210 units of multi-family residential units as approved. 
There is no proposed increase in the number of dwelling units. Currently, it 
is projected that this will occur over the course of four distinct phases 
subject to available and secured funding from MSHDA. Phase I will 
contain 48 units across two residential buildings with a new clubhouse and 
outdoor amenities. This proposed amendment will shift the location, size, 
and height of the multi-family buildings within the established road 
network, parking lots, and open spaces and accommodate new 
architecture and new unit mixes. Phases 2, 3, and 4 will be different types 
of three- and four-story buildings.  Karl Fulmer, Director of TCHC, stated 
that the additional clubhouse is driving the changes to the site.  
Commissioners discussed the amendment and asked questions.   

 
 Robertson moved and Agostinelli seconded THAT Findings of Fact for 

application PUD 2020-02-B, included in PD Report 2023-138 and forming 
part of this motion, BE APPROVED. 

 
 Yeas:  Robertson, Agostinelli, McManus, Fudge, Cline, Racine 
 Nays: None 
 
 Robertson moved and Agostinelli seconded THAT application PUD 2020-

02-B, submitted by the Traverse City Housing Commission to shift the 
location, size, and height of the multi-family buildings within the 
established road network, parking lots, and open spaces and 
accommodate new architecture, new unit mixes, and a new clubhouse for 
the BATA TCHC Transit-Oriented Mixed-Use PUD on parcel 05-023-042-
40, BE APPROVED with the following conditions:  
1. All agency reviews, including reviews by the Township Engineer and 
Metro Fire, shall be received, and deemed compliant prior to issuing a 
Land Use Permit or Building Permit. 
2. The previous approvals and conditions associated with that approval 
remain intact unless adjusted as part of this amendment.  
3. The applicant shall record an amended and restated Report and 
Decision Order (RDO) with the Grand Traverse County Register of Deeds 
in the chain of title for each parcel or portion thereof to which the RDO 
pertains. A copy of each recorded document shall be filed with the 



Garfield Township Planning Commission  December 13, 2023 

5 
 

Township within thirty (30) days of final approval by the Township or 
approval shall be considered to have expired 

 

 Yeas:  Robertson, Agostinelli, McManus, Fudge, Cline, Racine 
 Nays: None 
  
c. PD 2023-137 – Zoning Ordinance Section 725 Proposed Amendment 

– Introduction (7:59) 
 Currently, Section 725 has a setback requirement for parking areas in 

paragraph A.(1)(d). The requirement states: “Parking areas shall not be 
located within any setback” There are no other developments permitted in 
the Zoning Ordinance that require such a setback requirement. Such a 
provision has the potential to disrupt the efficient layout of a proposed site 
development plan.  Staff recommends a change to Article 5 –Development 
Standards to clarify shared parking arrangements and open space to 
provide a rear yard.  Changes are also recommended to clarify open 
space and reliance upon the site design requirements and general criteria.  
It also allows the Planning Department to work with applicants on their 
design requirements.   

 
 McManus moved and Robertson seconded THAT the draft proposed 

Zoning Ordinance text amendment, as attached to Planning Department 
Report 2023-137, BE SCHEDULED for a public hearing for the January 
10, 2024 Planning Commission Regular Meeting 

 
 Yeas: McManus, Robertson, Fudge, Agostinelli, Cline, Racine 
 Nays: None 
   

8. Public Comment (8:05) 
Ben Smith of Greenstone Lane commented on the proposed Master Plan as it 
related to the future land use map.    

 
9. Other Business  

a. Set 2024 Planning Commission Meeting Schedule (8:10) 
 Cline moved and Robertson seconded to adopt the 2024 Planning 

Commission Meeting Schedule.   
 
 Yeas:  Cline, Robertson, McManus, Fudge, Agostinelli, Racine 
 Nays: None 
 
b. Master Plan Update – Review of Complete Draft (8:11) 

Hannon said that the complete draft of the proposed Master Plan was 
given to commissioners to begin review.  He discussed the next steps 
toward implementation and gave commissioners a timeline for 
implementation.  Commissioners briefly discussed the proposed master 
plan in terms of future land uses and zoning districts.    
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10. Items for Next Agenda – January 10, 2024 (8:35)
a. Lederer R-1 Rezoning Findings of Fact
b. Culver Meadows Conditional Rezoning Introduction
c. Section 725 Zoning Amendment Public Hearing

11. Adjournment
Fudge moved to adjourn the meeting at 8:36 pm.

____________________________ 
Joe Robertson, Secretary 
Garfield Township Planning 
Commission 
3848 Veterans Drive 
Traverse City, MI  49684 
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PURPOSE: 

Staff provides a monthly report to the Township Board on activities of the Planning Department and the Planning 

Commission.  The presentation of this report also provides a venue for the Township Board to have a dialog with 

staff about any of the activities or planning-related issues facing the Township. 

DEVELOPMENTS: 

The Planning Commission is currently conducting the following development review activity: 

Lederer Rezoning – Zoning Map Amendment 

• Location: 4220 Eastward Drive, adjacent to South Airport Road south of Silver Lake Road

• Development Description: Rezoning from A-Agricultural to R-1 One-Family Residential

• Status: The Planning Commission held an introduction at their 11/8/2023 meeting and held a public hearing

at their 12/13/2023 meeting.  The Commissioners will review Findings of Fact at their 1/10/2024 meeting.

BATA / Traverse City Housing Commission (TCHC) PUD – Minor Amendment 

• Location: East side of LaFranier Road, north of Hammond Road

• Development Description: This PUD was originally approved in 2022 and included 210 housing units as part

of a mixed-use development.  The applicants request a Minor Amendment to adjust the layout of the housing

units and propose the addition of a clubhouse.

• Status: The Planning Commission approved the request with conditions at their 12/13/2023 meeting.

Traverse Symphony Orchestra – Site Plan Review 

• Location: 1712 South Garfield Avenue, north of South Airport Road, back portion of Traverse City Curling

Club (former Kmart) property

• Development Description: Proposed community music school and rehearsal space

• Status: The Planning Commission approved the request with conditions at their 12/13/2023 meeting.

Culver Meadows Senior Living – Conditional Rezoning 

• Location: 1611 N West Silver Lake Road, south of intersection with Secor Road

• Development Description: Proposed adult foster care facility for no more than 20 adults and childcare center

for no more than 12 children adjacent to the existing Culver Meadows Senior Living facility

• Status: The Planning Commission will hold an introduction for this application at their 1/10/2024 meeting.

3066 North Garfield Road – Special Use Permit Review 

• Location: Southeast corner of North Garfield Road and Duell Road, south of South Airport Road

• Development Description: Commercial district housing development with 20 apartment units

• Status: The project was introduced at 10/11/2023 Planning Commission meeting.  Commissioners generally

supported the concept of the project, but the project as presented would not meet one of the standards within

Section 725 of the Zoning Ordinance.  Commissioners tabled the application at their 11/8/2023 meeting.

Charter Township of Garfield 
Planning Department Report No. 2024-1 

Prepared: January 3, 2024 Pages:  2 
Meeting: January 9, 2024 Township Board Attachments: 
Subject: Planning Department Monthly Report – January 2024 

5c.
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PLANNING: 

Other Planning Department activities include the following: 

 

• The Planning Commission held an introduction at their 12/13/2023 meeting for a proposed amendment to 

Section 725 of the Zoning Ordinance, which proposes some changes to the standards for Commercial District 

Housing Developments.  The amendment includes removing the requirement for parking areas to be located 

outside of the setback, which is not a general requirement for other uses.  It would also include removing the 

requirement for open space to be designed to provide a rear yard along the longest building length of a given 

structure.  The Planning Commission will hold a public hearing on the amendment at their 1/10/2024 meeting. 

 

• The Planning Commission will review the complete Master Plan draft at their 1/24/2024 study session.  The 

complete Master Plan draft was also uploaded to the Planning Department web page at the following link: 

https://www.garfield-twp.com/masterplan.asp/.  This link was also provided to Township residents in the 

winter Newsletter directing people to the draft Master Plan and encouraging comments and feedback.  The 

Planning Commission is anticipated to review an edited Master Plan draft at their 2/28/2024 study session to 

forward to the Township Board.  The Planning Commission and Township Board are anticipated to hold a 

joint meeting on 3/27/2024 to review a final draft and to begin the process of adopting the Master Plan. 

 

• On March 30, 2023, Garfield Township applied for a grant from the Michigan Natural Resources Trust Fund 

(MNRTF) program for the implementation of the Grand Traverse Commons Natural Area Design Plan.  The 

application is for a 1.25-mile universally accessible trail loop beginning and ending at the Red Drive trailhead 

near Greenspire School.  Staff were notified on December 18, 2023 that Garfield Township’s application was 

among those recommended for funding by the MNRTF Board of Trustees.  According to the DNR, “a formal 

grant offer will be made in the form of a project agreement (PA) after funds are appropriated by the State 

Legislature” which could take 4-6 months, but that some aspects of the project can begin before the project 

agreement is finalized.  Staff anticipates working on these aspects of the project over the next few months. 

 

 

STAFF: 

John Sych, AICP, Planning Director  Stephen Hannon, AICP, Deputy Planning Director 

Email: jsych@garfield-twp.com   Email: shannon@garfield-twp.com 

Direct Line: (231) 225-3155   Direct Line: (231) 225-3156 
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Charter Township of Garfield 
Planning Department Report No. 2024-3 

Prepared: January 3, 2024 Pages:              2 
Meeting: January 10, 2024 Planning Commission Attachments: 

Subject: Commercial District Housing Development Amendment – Public Hearing

BACKGROUND: 

Section 725 Commercial District Housing Development in the Zoning Ordinance is one way that residential 

dwellings are provided for in the C-G General Commercial, C-H Highway Commercial, and C-P Planned 

Shopping Center districts. Commercial District Housing Developments are not permitted in the C-L Local 

Commercial nor in the C-O Office Commercial districts. Other options for residential dwellings in commercial 

districts include Section 615 Limited Residential Uses in Commercial Districts, Live-Work Units, and Adult 

Foster Care, Large Group Home (a family home with residents). The current requirements of Section 725 along 

with a map showing current locations of the C-G, C-H, and C-P districts are attached. 

PROPOSED AMENDMENT: 

Currently, Section 725 has a setback requirement for parking areas in paragraph A.(1)(d). The requirement states: 

“Parking areas shall not be located within any setback” There are no other developments permitted in the Zoning 

Ordinance that require such a setback requirement. Such a provision has the potential to disrupt the efficient layout 

of a proposed site development plan. The full paragraph is as follows: 

A.(1)(d)  Parking requirements shall be as described in the R-3 Multiple Family District. Shared 

parking agreements as described in § 551 of this Ordinance are supported and encouraged. 

Parking areas shall not be located within any setback. 

The preferred option is to simply strike this requirement from Section 725. However, Staff recommends additional 

wording changes that would provide more direct, less confusing text since parking requirements and agreements 

are already provided for in Article 5 – Development Standards. Article 5 – Development Standards apply to all 

developments regardless of the zoning district. The following text is recommended: 

A.(1)(d)  Shared parking arrangements shall be encouraged between the residential and 

commercial uses. 

Staff also recommends clarifying the below requirement: 

A.(2)(c)  Open space shall be designed to provide a rear yard along the longest building length 

of a given structure. 

Paragraph A.(1)(a) in Section 725 provides the Planning Commission with the authority to require specific design 

elements should they be needed by referencing the site design requirements and general criteria as set forth in § 

427, Planned Unit Residential Developments. Specifically, the requirements and criteria include the following: 

427.D(3)(a)  The site shall be designed in a compact, clustered manner which maximizes the

preservation of usable and consolidated open space.

427.D(3)(f)  There shall be a direct relationship between the residential use, density, and useable

space of each project area, and each such areas shall be self contained. For example, an open

area located within a far corner of a high-density setting may not meet the intent of this

requirement in providing open space and recreation for a neighboring low-density area of the

site. However, centrally located open areas which encourage interaction between residential uses

by creating shared park-like settings are supported and encouraged.

6a.
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427.D(4)(c)  The development consolidates and maximizes useable open space while encouraging 

neighborhood interaction; 

 

Proposed text is as follows: 

 

A.(2)(c)  For the purpose of locating open space, the Planning Commission may rely on the site 

design requirements and general criteria as set forth in § 427, Planned Unit Residential 

Developments. 

 

PROCESS: 

The process for approving a text amendment includes two public hearings: one at the Planning Commission and 

one at the Township Board.  The proposed text amendment is placed on tonight’s Planning Commission agenda 

for a public hearing and consideration of action. 

 

ACTION REQUESTED: 

Following discussion and the public hearing, if the Commissioners feel that the proposed amendment to the 

Zoning Ordinance, as attached to this report, is appropriate, then the following motions are offered for your 

consideration: 

 

MOTION THAT the proposed amendment to the Garfield Township Zoning Ordinance, as attached 

to Planning Department Report 2024-3, BE RECOMMENDED FOR ADOPTION by the Township 

Board. 

 

Any additional information the Planning Commission deems necessary should be added to the motion. 

 

Attachment: 

1. Section 725 – Current Language 

2. Zoning Map Excerpt – C-G, C-H, and C-P Districts 

3. Section 725 – Proposed Amendment 



SECTION 725  COMMERCIAL DISTRICT HOUSING DEVELOPMENT 

A. REGULATIONS AND CONDITIONS  

(1) Design. 

(a) Multiple-family residential uses built within commercial zoning districts shall be designed to 

cohesively integrate with the surrounding commercial uses.  For the purpose of making this 

determination, the Planning Commission may rely on the site design requirements and general 

criteria as set forth in § 427, Planned Unit Residential Developments.  

(b) Multi-family structures shall be abutted by open space on at least one side per building.   

(c) The baseline project density shall be as described in the R-3 Multiple Family Residential Zone. 

At its discretion, and based upon a determination that the project is designed to meet the intent 

of this Section, the Planning Commission may authorize increases in density over what is 

regularly allowable.   

(d) Parking requirements shall be as described in the R-3 Multiple Family District. Shared parking 

agreements as described in § 551 of this Ordinance are supported and encouraged. Parking 

areas shall not be located within any setback.  

(e) Landscaping shall be as required in Article 5, Table 531.1. In the event that the multi-family 

project does not sit on its own parcel, the application shall indicate a project boundary area 

which shall be used for the purpose of landscaping placement.  

(f) Pedestrian walkways shall be provided within the subject parcel or project boundary for the 

purpose of providing safe and convenient movement within the site and towards other 

walkable places of interest such as stores, restaurants, or entertainment.  

(g) The residential areas of an overall commercial development site shall be adequately, but not 

overly, lit at night. Applications shall demonstrate that commercial lighting in the vicinity 

meets the dark sky requirements of this Ordinance in order to minimize impact on the 

residential area. Where lighting is to be installed for a residential area, average illumination 

levels of 0.5 to 1.0 foot candle shall be maintained. Existing commercial lighting which 

illuminates the residential area of the site to this level may be used in lieu of installing 

additional residential lighting. Common entryways shall be adequately illuminated by wall-

pack style lighting fixtures.  

(2) Open Space Requirements.  

(a) A minimum of fifty square feet per unit of private outdoor space with a minimum dimension 

of four feet in any direction shall be provided. Private open space shall be accessible directly 

from the living area of the unit, in the form of a fenced yard, patio, deck, or balcony.   

(b) A minimum of three hundred square feet per unit of common outdoor open space shall be 

provided. Required open space shall be consolidated to the extent reasonably possible to 

provide areas for the residents and/or to help buffer the residential structures from adjacent 

commercial uses.  

(c) Open space shall be designed to provide a rear yard along the longest building length of a 

given structure.  

(d) Required setback areas shall not be included towards required open space areas; however, 

placing required open space areas adjacent to setbacks is supported.  

(3) Compatibility. Applications shall describe measures which will be taken to mitigate common 

commercial impacts such as noise, light, and nighttime operations on the multi-family project.  

 

Current Language 





SECTION 725  COMMERCIAL DISTRICT HOUSING DEVELOPMENT 

A. REGULATIONS AND CONDITIONS  

(1) Design. 

(a) Multiple-family residential uses built within commercial zoning districts shall be designed to 

cohesively integrate with the surrounding commercial uses.  For the purpose of making this 

determination, the Planning Commission may rely on the site design requirements and general 

criteria as set forth in § 427, Planned Unit Residential Developments.  

(b) Multi-family structures shall be abutted by open space on at least one side per building.   

(c) The baseline project density shall be as described in the R-3 Multiple Family Residential Zone. 

At its discretion, and based upon a determination that the project is designed to meet the intent 

of this Section, the Planning Commission may authorize increases in density over what is 

regularly allowable.   

(d) Shared parking arrangements shall be encouraged between the residential and commercial 

uses. 

(e) Landscaping shall be as required in Article 5, Table 531.1. In the event that the multi-family 

project does not sit on its own parcel, the application shall indicate a project boundary area 

which shall be used for the purpose of landscaping placement.  

(f) Pedestrian walkways shall be provided within the subject parcel or project boundary for the 

purpose of providing safe and convenient movement within the site and towards other 

walkable places of interest such as stores, restaurants, or entertainment.  

(g) The residential areas of an overall commercial development site shall be adequately, but not 

overly, lit at night. Applications shall demonstrate that commercial lighting in the vicinity 

meets the dark sky requirements of this Ordinance in order to minimize impact on the 

residential area. Where lighting is to be installed for a residential area, average illumination 

levels of 0.5 to 1.0 foot candle shall be maintained. Existing commercial lighting which 

illuminates the residential area of the site to this level may be used in lieu of installing 

additional residential lighting. Common entryways shall be adequately illuminated by wall-

pack style lighting fixtures.  

(2) Open Space Requirements.  

(a) A minimum of fifty square feet per unit of private outdoor space with a minimum dimension 

of four feet in any direction shall be provided. Private open space shall be accessible directly 

from the living area of the unit, in the form of a fenced yard, patio, deck, or balcony.   

(b) A minimum of three hundred square feet per unit of common outdoor open space shall be 

provided. Required open space shall be consolidated to the extent reasonably possible to 

provide areas for the residents and/or to help buffer the residential structures from adjacent 

commercial uses.  

(c) For the purpose of locating open space, the Planning Commission may rely on the site 

design requirements and general criteria as set forth in § 427, Planned Unit Residential 

Developments. 

(d) Required setback areas shall not be included towards required open space areas; however, 

placing required open space areas adjacent to setbacks is supported.  

(3) Compatibility. Applications shall describe measures which will be taken to mitigate common 

commercial impacts such as noise, light, and nighttime operations on the multi-family project.  

 

Proposed Amendment 
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Charter Township of Garfield 
Planning Department Report No. 2024-4 

Prepared: January 3, 2024 Pages:  7 
Meeting: January 10, 2024 Planning Commission Attachments: 
Subject: Lederer R-1 Rezoning – Findings of Fact 
File No.: Z-2023-03

Parcel Number: #05-020-004-10 

Applicant / Owner: Dan Lederer 

PURPOSE OF APPLICATION: 

The applicant has requested rezoning of their parcel (ID #05-020-004-10) at 4220 Eastward Drive from the 

A-Agricultural district to the R-1 One-Family Residential district via the Zoning Map Amendment process,

without restriction.

APPLICATION HISTORY: 

This application was introduced by the Planning Commission at their November 8, 2023 meeting.  A public 

hearing was held at their December 12, 2023 meeting, with Commissioners directing Staff to prepare the 

draft Findings of Fact for their January 10, 2024 meeting. 

SUBJECT PROPERTY: 

This parcel is located at the corner of Eastward Drive and South Airport Road and is about 3.8 acres in size.  

The site contains a single-family home and has a single curb cut on Eastward Drive. 

Google Street View image of subject property from Eastward Drive near South Airport Road intersection 

6b.
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Zoomed-out aerial view of the subject property (highlighted in blue) 

Zoomed-in aerial view of the subject property (highlighted in blue) 

MASTER PLAN CONSIDERATIONS: 

A key factor in considering rezoning requests is whether the request is consistent with the Master Plan.  In 

this case, the Future Land Use Map shows the designation of Low Density Residential on the subject site.  

The Future Land Use category of Low Density Residential “provides area for traditional single-family 

residential dwelling units. This includes areas of existing single-family development as well as areas within 

which such development appears likely and desirable. They are intended to encourage more intensive 

development in and near the core areas of the Township, with less intensive development moving outward 

towards the more rural and remote areas of the Township…”  All adjacent surrounding properties to this 

subject parcel also have a Future Land Use designation of Low Density Residential. 
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The most compatible zoning district for the “Low Density Residential” Future Land Use designation is the 

R-1 One-Family Residential district, with R-R Rural Residential and A-Agricultural districts identified as 

potentially compatible.  The proposed R-1 zoning matches the Future Land Use designation for this parcel. 

 

Location and classification of subject property on Future Land Use Map (“FLUM”): 

 
 

An excerpt from the Zoning Plan for the R-1 zoning designation is provided below. 

 
Excerpt from Zoning Plan matching proposed R-1 zoning for the subject property: 

Master Plan Designation 

 

Low-Density Residential (1-3 U/A) 

 

[Requested] Zoning 

 

R-1 Multi-Family Residential 

Zoning Ordinance District 

Intent 

 

The R-1 (Single-Family Residential) districts provide areas for low- to medium-density 

single-family residential dwelling units. The districts include areas of existing single-family 

developments as well as areas within which such development appears likely and desirable. 

They are intended to encourage more intense development in and near the core areas of the 

Township with less intense development moving outward towards the more rural and remote 

areas of the Township. The R-1 districts are designed to encourage 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. 

 

Potentially Compatible 

District 

 

R-R (Rural Residential) / A (Agricultural) 

Considerations for 

Downzoning (Less Density) 

 

R-1 properties are intended to encourage traditional neighborhoods for families that prefer to 

be located outside mixed use and mixed residential areas. These areas are typically designed 

and located within walking distance to schools and park areas. Larger minimum lot sizes for 

this purpose would likely be supported and consistent with the Agricultural and Rural Land 

Zoning classifications. 

 

Considerations for 

Upzoning (More Density) 

 

A rezoning from R-1 should be discouraged as single family homes and neighborhoods are 

needed in the Township. A PURD would help increase density and encourage better design. 

 

 

Future Land Use Categories 

Yellow – Low Density Residential 

Green – Agricultural / Rural Land 

Orange – High Density Residential 

Red – Commercial 

Blue – Institutional 
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ZONING FOR SUBJECT SITE AND SURROUNDING SITES: 

The zoning for the existing site is A-Agricultural.  Zoning for surrounding sites is as follows: 

 

Zoning classifications for subject site and surrounding sites: 

 
 

Surrounding Properties Surrounding Zoning 

North A – Agricultural 

East A – Agricultural 

South A – Agricultural 

West R-1 – One-Family Residential 

 

USES OF SUBJECT SITE AND SURROUNDING SITES: 

The subject site is currently used for single-family residential.  Uses of surrounding sites are as follows: 

 

Surrounding 

Properties 

Surrounding Uses 

North Vacant parcel (Grand Traverse County Road Commission) 

East Two parcels: existing single-family home; vacant parcel 

South Vacant parcel 

West Several single-family homes (Horizons West No. 2 subdivision) 

 

FINDINGS OF FACT: 

Section 421.E Approval Criteria of Zoning Map Amendment 

In its review of an application for rezoning, the Township should consider, but is not necessarily limited to, 

the criteria as defined in § 421.E (1) Master Plan Consistency through § 421.E (8) Other Factors.  No single 

factor is controlling; instead, each must be weighed in relation to the other standards. 

 

The applicant shall have the burden of justifying the amendment, including identifying specific reasons 

warranting the amendment, and providing any supporting data and information to address the following:  

 

Zoning Districts 

Yellow – R-1 One-Family Residential 

Green – A-Agricultural 

Orange – R-3 Multi-Family Residential 

Red – C-G General Commercial 

Purple – C-H Highway Commercial 

Blue – C-O Office Commercial 

White – Right-of-Way 
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1. Master Plan Consistency 

Rezoning should be consistent with the intent and purpose of the adopted master plan. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• According to the Garfield Township Master Plan, the Future Land Use designation for this 

parcel is Low Density Residential. 

• The proposed zoning of R-1 is compatible with the Future Land Use designation of Low 

Density Residential. 

• The Zoning Plan, within the Considerations for Upzoning for the Low Density Residential 

Future Land Use designation, states that a “rezoning from R-1 should be discouraged as 

single family homes and neighborhoods are needed in the Township…” 

 

2. Adverse Impacts on Neighboring Lands 

The Township shall consider the nature and degree of an adverse impact upon neighboring lands. 

Lots shall not be rezoned in a way that is substantially inconsistent with the uses of the surrounding 

area, whether more or less restrictive. The Township finds and determines that vast acreages of 

single-use zoning produces uniformity with adverse consequences, such as traffic congestion, air 

pollution, and social separation. Accordingly, rezoning may promote mixed uses subject to a high 

degree of design control. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• The proposed zoning of R-1 is compatible with the Future Land Use designation of Low 

Density Residential. 

• The Future Land Use designation on this site is Low Density Residential.  Most parcels in 

the surrounding area also have a Future Land Use designation of Low Density Residential. 

• No adverse impacts on neighboring lands are anticipated as part of this request. 

• Any future parcel divisions on this site would need to meet the standards of the Township 

Zoning Ordinance, including dimensional requirements and access management standards.  

 

3. Suitability as Presently Zoned 

The Township shall consider the suitability or unsuitability of the tract for its use as presently 

zoned. This factor, like the others, must often be weighed in relation to the other standards, and 

instances can exist in which suitably zoned lands may be rezoned upon proof of a real public need, 

substantially changed conditions in the neighborhood, or to effectuate important goals, objectives, 

policies, and strategies of the master plan, specification, or this ordinance. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• The subject parcel is currently zoned A-Agricultural.  The site currently contains a single-

family home and is not known to be actively used for farming or agriculture. 

• The proposed zoning of R-1 is compatible with the Future Land Use designation of Low 

Density Residential. 

• The Future Land Use designation on this site is Low Density Residential.  Most parcels in 

the surrounding area also have a Future Land Use designation of Low Density Residential. 
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4. Changed Conditions

The Township shall consider whether any conditions have changed, since the zoning ordinance

was adopted, that might justify the amendment.

The Planning Commission may consider this standard to be MET based on the following reasons:

• No changes in conditions are known which would prevent consideration of this rezoning.

5. Health, Safety, and Welfare

The ordinance amendment must bear a substantial relationship to the public health, safety, or

general welfare, or must protect and preserve historical and cultural places and areas. The

rezoning ordinance may be justified, however, if a substantial public need or purpose exists.

The Planning Commission may consider this standard to be MET based on the following reasons:

• There are no anticipated adverse impacts on public health, safety, and general welfare.

• There does not appear to be any nearby historical or cultural places or areas.

6. Public Policy

Certain public policies in favor of the rezoning may be considered. Examples include a need for

affordable housing, economic development, mixed-use development, or sustainable environmental

features, which are consistent with neighborhood, area, or specific plans.

The Planning Commission may consider this standard to be MET based on the following reasons:

• According to the Garfield Township Master Plan, the Future Land Use designation for this

parcel is Low Density Residential.

• The proposed zoning of R-1 is compatible with the Future Land Use designation of Low

Density Residential.

• The Zoning Plan, within the Considerations for Upzoning for the Low Density Residential

Future Land Use designation, states that a “rezoning from R-1 should be discouraged as

single family homes and neighborhoods are needed in the Township…”

7. Size of Tract

The Township shall consider the size, shape, and characteristics of the tract in relation to the

affected neighboring lands. Ordinance amendments shall generally not rezone a single lot when

there have been no intervening changes or other saving characteristics. Proof that a small tract is

unsuitable for use as zoned, or that there have been substantial changes in the immediate area,

may justify an ordinance amendment.

The Planning Commission may consider this standard to be MET based on the following reasons:

• The parcel is approximately 3.8 acres in size, which meets the minimum lot area standard

for the R-1 zoning district.

• Although the application is to rezone a single lot, the proposed zoning of R-1 is compatible

with the Future Land Use designation of Low Density Residential.

• The subject parcel borders five parcels to the west which are all zoned R-1.

• No issues relating to the size of the tract are anticipated as part of this proposed rezoning.

• Any future parcel divisions on this site would need to meet the standards of the Township

Zoning Ordinance, including dimensional requirements and access management standards.
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8. Other Factors

The Township may consider any other factors relevant to a rezoning application under state law.

The Planning Commission may consider this standard to be MET based on the following reasons:

• No other additional factors, besides those mentioned above, are anticipated to impact this

proposed rezoning.

ACTION REQUESTED: 
The item is placed on tonight’s agenda to consider adopting proposed Findings of Fact for this application.  

If, following the Planning Commission’s review and discussion of the application, the Commissioners are 

prepared to adopt Findings of Fact for this application, then the following motion is suggested: 

MOTION THAT the Findings of Fact for application Z-2023-03, submitted by Dan Lederer 

to rezone Parcel #05-020-004-10, located at 4220 Eastward Drive, from the A-Agricultural 

zoning district to the R-1 One-Family Residential zoning district, as presented in Planning 

Department Report 2024-4 and being made a part of this motion, BE ADOPTED. 

If the Planning Commission is prepared to forward this rezoning application to the Township Board with a 

recommendation to approve the application, then the following motion is suggested: 

MOTION TO RECOMMEND TO the Township Board THAT application Z-2023-03, 

submitted by Dan Lederer to rezone Parcel #05-020-004-10, located at 4220 Eastward Drive, 

from the A-Agricultural zoning district to the R-1 One-Family Residential zoning district, 

BE APPROVED. 

Additional information deemed necessary by the Planning Commission should be added to the motion. 

Attachments: 

1. Application for Zoning Ordinance Map Amendment dated September 26, 2023

2. Cover Memo

3. Certificate of Survey
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Charter Township of Garfield 
Planning Department Report No. 2024-5 

Prepared: January 4, 2024 Pages:  8 
Meeting: January 10, 2024 Planning Commission Attachments: 

Subject: Culver Meadows Senior Living Conditional Rezoning – Introduction 

File No. Z-2023-04 Parcel No. 05-030-008-50 and 05-030-008-45 

Owner: Culver Meadows Senior Living, Inc./Brad Jewett 

Applicant: Culver Meadows Senior Living, Inc./Brad Jewett 

PURPOSE OF APPLICATION: 

This application requests the conditional rezoning of Parcels 05-030-008-50 and 05-030-008-45 on N. West 

Silver Lake Road, totaling roughly 5.14 acres.  The request is to conditionally rezone the two parcels from 

the R-1 – One-Family Residential to the A – Agricultural district for use as an adult foster care, large group 

home and child care center. This request includes utilizing an existing large group home (Culver Meadows 

Senior Living facility) and building a new large group home and new child care center. 

SUBJECT PARCELS: 

Parcel 05-030-008-50 is presently undeveloped open land. Parcel 05-030-008-45 at 1661 N. West Silver 

Lake Road is currently the site of the Culver Meadows Senior Living facility. The existing Culver Meadows 

Senior Living facility was approved in 2008 under the previous Zoning Ordinance as a Special Use Permit. 

The previous Zoning Ordinance had a definition for “Institutions for Human Care” which included adult 

foster care homes. Since that time, a new Zoning Ordinance was established in 2015 that follows the State 

of Michigan definitions for adult foster care homes and restricts their application, in conformance with State 

law, in the Residential zoning districts.  

PROCESS FOR CONDITIONAL REZONING: 

The process for conditional rezoning is described in Section 422 of the Zoning Ordinance.  The procedure 

for approving a conditional rezoning is the same as for a rezoning and includes the following: 

• A landowner may voluntarily offer, in writing, conditions relating to the use and/or development

of land for which a rezoning is requested.

• The owner’s offer of conditions shall bear a reasonable and rational relationship to the property for

which rezoning is requested.

• The offer of conditions may be amended during the process of rezoning consideration, provided

that any amended or additional conditions are entered voluntarily by the owner.

• If the Township Board approves the conditional rezoning request and offer of conditions, the

offered conditions shall be incorporated into a formal written Statement of Conditions.

• Any failure to comply with a condition contained within the Statement of Conditions shall

constitute a violation of this ordinance and be punishable accordingly, including by rezoning of the

property to its base zoning classification.

The proposed Statement of Conditions offered by the applicant is attached to this report, included as part 

of the Conditional Rezoning Agreement.  These conditions would limit use of the subject parcels as an adult 

foster care, large group home with up to 20 residents and a child care center with up to 12 children. In this 

case, the conditions would apply to the existing large group home, the new large group home, and the new 

child care center. 

7a.
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Aerial view of the subject parcels (highlighted in red): 

MASTER PLAN CONSIDERATIONS: 

A key factor in considering a rezoning request, including conditional rezoning, is whether the request is 

consistent with the Master Plan.  In this case, the Master Plan identifies the subject parcels and surrounding 

area as “Low Density Residential” in the Future Land Use plan and map.  The Master Plan describes this 

designation as follows: 

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 single-family development as well as areas within which such development appears likely and 

desirable. They are intended to encourage more intensive development in and near the core areas of the 

Township, with less intensive development moving outward towards the more rural and remote areas of the 

Township. The designation is intended to encourage 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 districts: R-R/A 

The most compatible zoning district for this designation is the R-1 One-Family Residential district, which 

is already the zoning of the subject parcels.  The A-Agricultural zoning district is identified as a potentially 

compatible district.  Rezoning from R-1 to A-Agricultural would involve moving to a zoning district with 

less density in a process known as downzoning.  The Master Plan includes a Zoning Plan which describes 

Considerations for Downzoning and for the “Low Density Residential” designation says: “Larger minimum 

lot sizes for this purpose would likely be supported and consistent with the Agricultural and Rural Land 

Zoning classifications.”  Excerpts from the Future Land Use Map and Zoning Plan in the Master Plan are 

included on the following page. 
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Location and classification of subject parcels on Future Land Use Map (“FLUM”): 

Excerpt from Zoning Plan: 
Master Plan Designation Low-Density Residential (1-3 U/A) 

[Requested] Zoning A-Agricultural (with conditions)

Current Zoning R-1 Single-Family Residential

Zoning Ordinance District 

Intent 

The R-1 (Single-Family Residential) districts provide areas for low- to medium-

density single-family residential dwelling units. The districts include areas of existing 

single-family developments as well as areas within which such development appears 

likely and desirable. They are intended to encourage more intense development in and 

near the core areas of the Township with less intense development moving outward 

towards the more rural and remote areas of the Township. The R-1 districts are 

designed to encourage 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. 

Potentially Compatible District R-R (Rural Residential) / A (Agricultural)

Considerations for Downzoning 

(Less Density) 

R-1 properties are intended to encourage traditional neighborhoods for families that

prefer to be located outside mixed use and mixed residential areas. These areas are

typically designed and located within walking distance to schools and park areas.

Larger minimum lot sizes for this purpose would likely be supported and consistent

with the Agricultural and Rural Land Zoning classifications.

Considerations for Upzoning 

(More Density) 

A rezoning from R-1 should be discouraged as single family homes and 

neighborhoods are needed in the Township. A PURD would help increase density and 

encourage better design. 

Low Density Residential 

Low Density Residential 

Silver Lake 

Subject 

Parcels 
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ZONING OF SUBJECT PARCELS AND SURROUNDING PROPERTIES: 

Zoning of the subject parcels and surrounding properties is as follows: 

EXISTING LAND USE OF SUBJECT PARCELS AND SURROUNDING PROPERTIES: 

The southerly subject parcel is an existing adult foster care large group home. The northerly subject parcel 

is undeveloped, open land. 

Direction from Subject Parcels Existing Land Use 

North Single-family residential 

East Open land/Single-family residential 

South Single family-residential 

West Open land/Wetlands/Single-family residential 

STAFF COMMENT: 

Upon preliminary review of the Master Plan and Future Land Use designation for the subject parcels, 

context of zoning and future land uses of properties in the surrounding neighborhood, and other factors, 

Staff offers the following comments regarding this conditional rezoning request: 

• The existing Culver Meadows facility was approved as a Special Use Permit in 2008 and is regarded

as an existing non-conforming use under the current R-1 – One-Family Residential zoning.

• The subject parcels will be served by the existing Culver Meadows driveway off West Silver Lake

Road, a County primary road.

• The requested zoning, A-Agricultural, is considered potentially compatible with the Future Land

Use designation of Low Density Residential in the Master Plan.

• Furthermore, one of the Housing implementation goals in the Master Plan states, “Continue to

implement zoning incentives such as density bonuses to encourage the development community to

include particular housing types in high demand in the Township, such as single-bedroom

apartment units and accessible housing options for seniors and individuals with disabilities.” The

existing group home use and the proposed uses provide housing options for seniors and individuals

with disabilities in an established residential neighborhood.

• The conditions as proposed in this application would apply to only the subject two parcels.

R-R Rural

Residential

R-1 One-Family

Residential 
Subject 

Parcels 

Silver Lake 
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• Parcel 05-030-008-45 is approximately 2.93 acres with a lot width of 220 feet. This parcel meets 

the minimum dimensional requirements for both R-1 and A zoning districts. Parcel 05-030-008-50 

is approximately 2.21 acres with a lot width of 100 feet based on an access easement. While the 

parcel meets the minimum dimensional requirements for the R-1 district, the easement will have to 

be extended to 110 feet to meet the minimum dimensional requirements for A district. 

 

PRELIMINARY APPROVAL CRITERIA DISCUSSION: 

A conditional rezoning is subject to review of the same criteria as any other Map Amendment.  To focus 

the discussion on the factors relevant to approving a Map Amendment, the following approval criteria are 

included below for reference:  

 

Section 421.E Approval Criteria of Zoning Map Amendment 

In its review of an application for rezoning, the Township should consider, but is not necessarily limited to, 

the criteria as defined in § 421.E (1) Master Plan Consistency through § 421.E (8) Other Factors.  No single 

factor is controlling; instead, each must be weighed in relation to the other standards. 

 

The applicant shall have the burden of justifying the amendment, including identifying specific reasons 

warranting the amendment, and providing any supporting data and information to address the following:  

 

1. Master Plan Consistency 

2. Adverse Impacts on Neighboring Lands 

3. Suitability as Presently Zoned 

4. Changed Conditions 

5. Health, Safety, and Welfare 

6. Public Policy 

7. Size of Tract 

8. Other Factors 

 

SITE DEVELOPMENT REQUIREMENTS: 

As part of a Conditional Rezoning application, a site development plan including the information described 

in Section 956 is required.  The following criteria as listed in Section 424.F(1)(a)-(j) of the Zoning 

Ordinance are offered for consideration by the Planning Commission: 

 

(a) Required Information. All required information shall be provided. 

 

• Staff has determined the application and site plan to be substantially complete for the 

purposes of completing this report. 

 

(b) Outside Agencies. All applicable standards of outside agencies shall be met and all required 

permits and approvals from outside agencies shall be secured, or be made a condition of approval. 

 

• The applicant is required to comply with all agencies with jurisdiction.  Agency approvals 

that are not received may be made conditions of the site plan approval. 

 

(c) Essential Facilities and Services. Adequate essential facilities and services, including highways, 

streets, police, fire protection, drainage structures, refuse disposal, water and sewage facilities, 

and schools, shall be available. 
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• The application is expanding an existing group home operation with the construction of a 

new group home and new child care center by expanding the existing on-site water and by 

constructing a new septic system.  

• The site is accessed from West Silver Lake Road, a County primary road. 

• The site has been used for group residential purposes without overburdening municipal 

services in the area. The proposed use is not expected to be any more intensive to the point 

of placing undue burden on essential facilities and services. 

 

(d) Natural Features. Sensitive natural features, or existing natural features that provide a buffer 

between adjoining properties, or assist in preserving the general appearance of the neighborhood, 

or help control soil erosion or stormwater, shall be preserved to the greatest extent possible. 

 

• The proposed uses build upon an existing development and building pattern on the site at 

an appropriate scale for a residential area. 

• There are no known sensitive natural features that would be impacted by this project. The 

existing wetlands to the west will be buffered by a required 35-foot setback. This setback 

distance exceeds the required wetlands buffer of 25 feet by 10 feet. 

 

(e) Site Design. All buildings and structures shall be designed, situated, constructed, operated and 

maintained so as to be harmonious, compatible, and appropriate in appearance, with the existing 

or intended character of the general vicinity. Site design shall minimize adverse effects upon 

owners and occupants of adjacent properties and the neighborhood. 

 

• The proposed uses build upon an existing development and building pattern on the site at 

an appropriate scale for a residential area. 

• The site has an established group home that has been in place for 15 years. The number of 

occupants is limited to 20 residents for each group home. The child care center will be 

limited to 12 children.  

 
(f) Orientation. Primary buildings or structures shall be oriented so that their main entrance faces 

the street upon which the lot fronts. If the development is on a corner lot, the main entrance may 

be oriented to either street or to the corner. 

 

• The proposed new buildings will provide their front entrances facing West Silver Lake 

Road. 

• The proposed new uses will rely on the existing driveway entrance to the Culver Meadows 

Senior Living facility. 
 

(g) Vehicle and Pedestrian Systems. The development, where possible, shall provide vehicular and 

pedestrian circulation systems which reflect and extend the pattern of streets, pedestrian and 

bicycle ways in the area. A proper relationship between existing and proposed roadways and 

parking areas shall be demonstrated, and the safety and convenience of pedestrian and vehicular 

traffic shall be assured. Travelways which connect and serve adjacent development shall be 

designed appropriately to carry the projected traffic. 

 

• The proposed new uses will rely on the existing driveway entrance to the Culver Meadows 

Senior Living facility. 

• New parking areas will work with the existing site circulation patterns. 

• In this area of the Township, the Non-Motorized Plan identifies bike lanes along West 

Silver Lake Road. 
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(h) Shared Drives. Where the opportunity exists, developments shall use shared drives. Unnecessary

curb cuts shall not be permitted.

• The proposed new uses will rely on the existing driveway entrance to the Culver Meadows

Senior Living facility. No new curb cuts are proposed.

(i) Impervious Surfaces. The amount of impervious surface has been limited on the site to the extent

practical.

• The proposed parking and site circulation meets the minimum requirements and does not

propose excessive impervious surface areas.

(j) Master Plan. The proposal is not in conflict with the land use policies, goals and objectives of the

Township Master Plan.

• The proposal fits with the Master Plan which envisions a wider range of housing options

for residents in an established residential area.

• The orientation for the development remains focused on a County arterial road and does

not impede or interfere with established single family residential areas.

ARTICLE 5 – DEVELOPMENT STANDARDS: 

A review of the proposal regarding the relevant sections of Article 5 – Development Standards is provided.  

The following information was provided as part of the site plan set with the application: 

Access Management 

The proposed new uses will rely on the existing driveway entrance to the Culver Meadows Senior 

Living facility.  No new ingress and egress points to West Silver Lake Road are proposed. 

Parking 

An adult foster care, large group home has a maximum parking requirement of 1 space per dwelling 

unit and a maximum parking requirement of 2 spaces per dwelling unit. In this case, a minimum of 

20 spaces must be provided with a maximum of 40 spaces. The site plan shows 20 spaces. 

Child care centers have a minimum parking requirement of 1 space for every three hundred (300) 

square feet of floor space. There is no maximum parking requirement. With 2,250 square feet of 

floor space proposed, a minimum of 8 spaces are required. The site plan shows 11 spaces. 

Staff also conducted a completeness review of the conditional rezoning application which was sent to the 

applicant on December 12, 2023.  Several items were noted as not provided and required on the site plan; 

this information is requested on an updated site plan and encompasses the following: 

• The legal description for the existing Culver Meadows site (parcel 05-030-008-45) should be

included as the Conditional Rezoning application is being considered for both parcels.

• A vicinity map showing the area and road network surrounding the property.

• Natural features such as woodlots, water bodies, wetlands, etc. There are possible wetlands at the

west side of the project site. Since there is a setback requirement for wetlands in Section 534 of the

Zoning Ordinance. Information about these wetlands, including a verified wetland delineation, may

be required.
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• Existing and proposed topographic elevations at two-foot intervals. Note that topographic

information is required for the stormwater review noted below.

• A dimensional plan indicating the size of parking spaces, driveway widths, maneuvering lane

widths, etc.

• Calculation, identification, and dimensions of the snow storage areas.  As required by Section 551

of the Zoning Ordinance, a ratio of 10 square feet of snow storage is required per 100 square feet

of parking area.

• Existing access easements, including the access to parcel 05-030-008-50, need to be labeled and

dimensions provided.  Most likely the easement will need to be extended for the parcel by 10 feet

to meet the minimum lot width requirement for the A-Agricultural district.

• Sealed (2) stormwater plans including the location and design of storm sewers, retention or

detention ponds, swales, wastewater lines, clean out locations, connection points and treatment

systems. An application for stormwater review and escrow shall be made for review by the

Township Engineer.  Stormwater review by the Township Engineer is required prior to the issuance

of a Land Use Permit.  Please note that other agency reviews are required (i.e., Metro Fire).

• A sign plan is not required at this time. However, the site plan shall state that “Signs are subject to

Sign Permit Review.”  Also, please note that all signs shall meet the standards of Section 630 of

the Zoning Ordinance.

• A lighting plan including exterior lighting locations with area of illumination illustrated by point

values on a photometric plan, Kelvin rating, as well as the type of fixtures and shielding to be used.

• A landscape plan and table identifying the species, size of landscape materials, and number

proposed, compared to what is required by the Ordinance. While there is no landscaping required

between the two subject parcels, a landscape buffer is required along the north, east and west sides.

Any existing plantings can count towards the buffer requirement.

ACTION REQUESTED: 

This item is placed on the agenda to introduce the conditional rezoning request and consider scheduling a 

public hearing for the Planning Commission Regular Meeting on February 14, 2024.  Several items noted 

in the completeness review and this report have yet to be provided by the applicant. 

If, after the applicant’s presentation and subsequent discussion, the Planning Commission is prepared to 

schedule the application for public hearing, then the following motion is suggested: 

MOTION THAT application Z-2023-04 BE SCHEDULED for public hearing for the February 

14, 2024 Planning Commission regular meeting, subject to the applicant providing additional 

information as stated in Planning Department Report 2024-5 and in the completeness review 

for this application dated December 12, 2023. 

Additional information should be added to the motion as deemed necessary by the Planning Commission. 

Attachments: 

1. Zoning Ordinance Amendment – Conditional Rezoning application – dated November 22, 2023

2. Impact Statement – received December 5, 2023

3. Proposed Conditional Rezoning Agreement and Statement of Conditions – received December 5, 2023

4. Site Development Plan – dated November 29, 2023
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