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Questions?  Concerns?  We Are Here To Help...

Pre-submission meetings, for assessment of your application, are available and encouraged.

East Bay Charter Township, Planning and Zoning Office

1965 Three Mile Road, Traverse City, MI  49686

Special Land Use Approval Application

Information Sheet

Please read the following information before completing your application for approval of a special land use.

As permitted by the Township Zoning Act (PA 184 of 1943, as amended), the East Bay Charter Township Zoning Ordinance identifies some uses of land that may be appropriate in some districts with careful review and development.  These are known as Special Land Uses and they are regulated by the Zoning Ordinance with detailed standards found in Article VI.  

1.
Simultaneous Processing.  All special land uses require approval of both the use itself and the site plan.  An application for review of a proposed special land use includes site plan review and approval, as well.  Since some owners desire to obtain approval of their special land use before proceeding with engineering or other costly work required for a site plan, in limited circumstances, the Zoning Administrator may recommend a deferral of some required site plan elements until the special land use is approved.  Under no circumstances will a land use permit be issued until a complete site plan, fully consistent with the special land use approval and including all required elements, is submitted and approved by the Planning Commission.

2.
General and Specific Standards.  The Zoning Ordinance includes general approval standards for all special land uses and the Planning Commission must review each application for conformance with those standards.  In addition, many special land uses must also meet specific review standards structured to address possible impacts that may be generated by the use.  These are set forth in Article VI of the Zoning Ordinance and the Zoning Administrator will provide any specific standards for your application.

3.
Pre-submission Meetings.  Pre-submission meetings with the Township Zoning Administrator and Planner are available and encouraged.  These meetings can help you structure your application in conformance with the requirements of the Zoning Ordinance.  In addition, in some instances, portions of the submittal requirements may not apply to your application and could be omitted, but only if waived by the Zoning Administrator and approved by the Planning Commission.  Therefore, these pre-submittal meetings can also make the application process more efficient.  .  When requesting a pre-submission meeting you will be asked to submit escrow to cover Township consultants cost. 

4.
Submission Deadlines.  Please submit your completed application no later than thirty (30) days prior to the scheduled Planning Commission meeting at which you wish to appear.  Along with the application materials, all required fees and escrows must be paid before the Township will begin processing.  The Planning Commission meets on the first Tuesday of each month.  If you are unsure of the meeting date and/or the deadline for submittal, please contact the Planning and Zoning Office.   It is important that your application be complete prior to submittal because incomplete applications may be held off the agenda until all required information is provided.  

5.
Processing Timetable.  After a complete special land use approval application is received by the Zoning Administrator, it will be forwarded to the Township Planner, the Township Engineer, the Township Attorney and other local, County and/or State review agencies for review and report.  In addition, the application will be tentatively placed on the Planning Commission agenda for the next meeting scheduled to occur not less than thirty (30) days from the date the application is submitted.  At the scheduled Planning Commission meeting, the application will be considered along with any reports or review comments received from staff or agencies.  At this meeting, the applicant will be expected to present his/her application and respond to any questions the Planning Commission may ask.  In addition, at this meeting, the Planning Commission will schedule a public hearing on the application.  Under normal circumstances, the hearing is scheduled for the next monthly meeting of the Planning Commission.  A notice of the hearing will be published and mailed to all property taxpayers within three hundred (300) feet of the project site.  At the hearing, the applicant will be expected to present his/her application and the Planning Commission will hear comments from any citizen or resident in attendance.  Following the hearing, the Planning Commission may approve the application, approve the application with conditions, deny the application or table the application for more information.  Following approval by the Planning Commission of the special land use and site plan the application will be forwarded to the Township Board who will approve the application, approve the application with conditions, deny the application or table the application for more information.  Following approvals from the Township Board, and proper fulfilling of any conditions attached to those approvals, with all other applicable permits obtained, the Zoning Administrator will issue a land use permit.

EAST BAY CHARTER TOWNSHIP

1965 Three Mile Road North


Traverse City, Michigan 49686

Phone (231) 947-8681
Office of

Fax (231) 922-2094
Planning & Zoning

APPLICATION FOR PLANNED UNIT DEVELOPMENT

(As Amended 4/13/04)

Section 1. Applicant Information

Applicant/Authorized Agent’s Name 

Address                                                                                              Phone No. (       )          -    

Nature of Applicant’s Relationship to Property:

Applicant/Authorized Agent’s Signature
I hereby depose and say, under the penalties of perjury, that all of the statements and/or information contained herein or submitted with this application are true.



Signature
Date

Owner's Name 

Address                                                                                          Phone No. (       )            -  

Owner’s Signature (application cannot be processed without owner’s signature)
I hereby depose and say, under the penalties of perjury, that all of the statements and/or information contained herein or submitted with this application are true.



Signature
Date

Designer's Name 

Address                                                                                          Phone No. (         )           -


Section 2.  Property Information

Property Identification Numbers (PIN), list all parcels affected: 

Please attach legal description, if any new property divisions are proposed. 
Address of subject parcel 


Existing Use(s) 


Zoning District(s)  

Area of Property  


 Acres
 Sq. feet


  For properties of less than one acre, use square feet.

Project Description.  Attach a written description of your proposed project.  For residential projects, indicate the number of dwelling units, broken down by occupancy type (rental or owner occupied), structure type (single-family or multiple-family) target market segment (i.e., “singles, young families, empty-nesters, elderly, etc.”), anticipated rent or sale price range, and the number of bedrooms.  Describe any state or federal rental or purchase assistance program that may apply to your project.  For all projects, describe on-site amenities to be offered, any phasing planned for the development, and the proposed development timetable.  Indicate any county, state or federal licenses or permits or approvals that will be required and the status of each.  Explain perpetual maintenance arrangements for open spaces.
Estimated Beginning Date           /         /       _  
Estimated Date of Completion          /         /____

Site Plan Attached.  Note, all PUD’s require site plan approval prior to construction and East Bay Charter Township requires simultaneous processing to assure complete disclosure and expeditious processing.


Section 3.  Dimensional and Use Restrictions

Describe any and all modifications or variances of any of the following dimensional or use restrictions this PUD will require?


Lot Size



Required Facilities



Buffers



Open Space Areas



Setback Requirements



Height Limits



Off-street Parking Regulations



Landscaping Rules



Density Limits



Other Miscellaneous Regulations, including: 


Section 4.  PUD Application

With submittal of the PUD application, please provide the following written verification in a separate unbound submittal:


A written description of developer’s intent and objectives (physical, social and environmental)


A certified boundary survey and legal description of the property


A statement of present ownership of all land contained in the PUD.


A population profile for the development


Proposed financing.


Development staging


Soil types and ability of soils to accommodate the proposed development.


Estimated impact of the proposed development on roads, schools and utilities, including water and sewer, fire protection and emergency services.

An estimated impact of the proposed development on the environment shall include:


A written assessment and analysis of the proposed development regarding the water, air and natural features on the site.


Any adverse environmental effects which cannot be avoided it the proposal is implemented.


Mitigation measures proposed to minimize impacts


Any irreversible environmental changes which would be involved in the proposed action should it be implemented.


Waste emissions and methods of handling smoke, dust, noise, odors, liquids, solids and vibrations if applicable.


Market and economic feasibility


Such other information pertinent to the development or use.

Describe in detail and written verification the expected effect of the Special Land Use on the following.  Please respond to each item, unless it is waived by the Zoning Administrator.  Provide quantified information where it is available.


Emergency service requirements (discuss police and fire protection needs of the project)


Schools (discuss number of families with children expected)  


Storm water systems (discuss extent of impervious surface, detention/retention plan)  


Automobile and truck circulation patterns (discuss access/egress, drives, parking and on-site circulation)


Local traffic volumes  (discuss daily trip generation and peak hour demands)

Section 5.  Additional Information

If applicable, provide the following further information as a part of the attachment to the application:


Not

A.  Sanitary Sewer Service
 Yes 
 No  
Applicable
1.
Does project require extension of public sewer line?




If yes, has a Utility Agreement been prepared? 




2.   Does existing sewer line front subject parcel?





If yes, is there a Lateral Charge/Assessment Charge       



 

3.
Will a community wastewater system be installed?




If yes, has a Utility Agreement been prepared? 





If yes, provide construction plans and specifications

4.
Will on-site disposal be used?




If yes, is it depicted on plan?



B.  Water Service

1.
Does project require extension of public water main? 




If yes, has a Utility Agreement been prepared? 




2.    Does existing water line front subject parcel?




If yes, is there a Lateral Charge/Assessment Charge?



3.
Will a community water supply be installed? 




If yes, has a Utility Agreement been prepared? 





If yes, provide construction plans and specifications

C.  Public Utility Easements Required? 




If yes, show on plan.

D.  Site Drainage

1.
County drain usage approved by County Drain Commissioner? 




If so, attach approval letter.


If no, are alternate measures shown?


Note:  Alternate measures must be designed and sealed by a registered Engineer.

E.  Roads and Circulation

1.
Are interior public streets proposed? 





If yes, has Road Commission approved (attach letter) 



2.
Will public streets connect to adjoining properties or future streets?



3.
Are private roads or interior drives proposed? 



4.
Will private drives connect to adjoining properties service roads? 



5.
Has the Road Commission or MDOT approved curb cuts? 





If yes, attach approved permit.


Section 6.  PUD Objectives Information
Describe the following in a separate, unbound submittal, and detail how the proposed PUD meets the Objectives and Conditions of the Ordinance.  Please respond to each item, and provide quantified information where it is available.  


Explain why the flexibility of a PUD is required for completion of this project.

Describe the range of structure types, any design variety, and innovation in land use that will be included in this project.  

How does the project efficiently use land, natural resources and energy; and how are public facilities and utilities proposed to resourcefully serve future residents? 


Describe how the project improves housing, employment and shopping opportunities for residents.


Discuss any reuse opportunities and procedures for structures, or innovative improvements planned for existing buildings and property. 

Section 7.  PUD Regulations and Conditions

Please provide the following information:

A.
General Conditions

1.
Explain how the project is compatible with the adjacent land uses. 



2.
Describe how the proposed use will be well-balanced with the natural environment.  



3.
Explain why the objectives of the development are not achievable under another single zoning class.


4.
Confirm with project service projections that public services and utilities will not be exhausted beyond capacity.  

B.
Explain how the project uses are consistent with the East Bay Charter Township Master Plan.. 


C.
Describe the benefits and amenities the project will provide to the community through the more flexible design conditions.  

D.
Explain how the development consolidates and maximizes useable open space.. 


E.
Attach landscape plan and explain the location of landscape elements and their role in buffering or improving the pedestrian environment.  


F.
Explain the circulation patterns for vehicular traffic and the facilities included to ensure safe pedestrian mobility throughout the project.  


G.
Describe the preservation process for any natural, historical, cultural and architectural features on or near the project site.  


Section 8.  Special Land Use Review Standards

Indicate in a separate unbound submittal how your proposed special land use will respond to each of the following general standards as outlined in Section 602 of the East Bay Charter Township Zoning Ordinance.  Note that the Planning Commission must review each special land use application in light of these standards and any specific review standards provided in Article VI of the Zoning Ordinance.  Your responses to the following items will help the Planning Commission to reach a decision.  Describe on additional sheets.

A Special Land Use shall…


Be consistent with the adopted Township Comprehensive Plan.


Be designed, constructed, operated and maintained to be consistent with the existing or intended character of the general vicinity and that such a use will not change the essential character of the area in which it is proposed.


Not be hazardous or disturbing to existing or future uses in the same general vicinity and in the community as a whole.


Be served adequately by essential public facilities and services, such as highways, streets, police and fire protection, stormwater drainage, refuse disposal, water and sewage facilities and schools or persons or agencies responsible for the establishment of the proposed use shall be able to provide adequately for such services.


Not create excessive additional requirements at public cost for facilities and services and will not be detrimental to the economic welfare of the community.


Not involve uses, activities, processes, materials and equipment or conditions of operation that will be detrimental to any person, property or general welfare by reason of excessive production of traffic, noise, vibration, smoke, fumes, glare or odors.


Ensure that the environment shall be preserved in its natural state, insofar as practicable, by minimizing tree and soil removal, and by topographic modifications that result in maximum harmony with adjacent areas.


Meet the intent and purpose of the Zoning Ordinance; be related to the standards established in the Ordinance for the land use or activity under consideration; and will be in compliance with these standards.

Section 9.  Site Plan Check List

Attach to this application sixteen (16) copies of the proposed site plan.  Use this section to check that your site plan includes all required elements.  At a minimum, the site plan shall include:


A scaled drawing of the site and the proposed development including the date prepared and the date of the latest revision (if any) and the name and address of the preparer.


Property parcel number(s) (from the Assessment Roll of the Township).


Topography of the site and its relationship to adjoining land.  Show existing and proposed contours at not more than two (2) foot intervals and show all adjoining structures within 100’ of the property line.


Itemization of existing man-made features.


Dimensions of setbacks.


Locations, heights and sizes of structures and other important features.  Provide exterior elevations of major buildings or “typical” buildings in multiple building projects.  Indicate exterior finish materials.


Percentage of land covered by buildings and percentage reserved for open space.


Dwelling unit density, where pertinent.


Location of public and private rights-of-way and easements contiguous to and within the proposed development which are planned to be continued, created, relocated or abandoned, including grades and types of construction of those upon the site.


Curb-cuts, driving lanes, parking and loading areas.  For mixed-use, commercial, institutional or industrial developments, provide your parking detail and calculations.


Location and type of drainage, sanitary sewers, storm sewers, watermain or wells, and all underground or overhead utility lines.


Location and nature of fences, landscaping and screening.  


Proposed earth changes.


Signs and on-site illumination.  Provide lighting detail and include elevations of proposed signs.


Any additional material information necessary to consider the impact of the project upon adjacent properties and the general public as may be requested by the Zoning Administrator or the Planning Commission.


The site plan shall include a written landscape plan prepared in accord with Section 229 of the Zoning Ordinance.  

The following is the application for Planned Unit Development and Special Land Use approval.  Note that a Planned Unit Development application cannot be approved prior to Special Land Use approval.  Hence the applications are set up for simultaneous processing herein.  Applicants are encouraged to arrange pre-submission meetings with the Township Zoning Administrator and Planner, since these meetings can assist you in structuring an application that is in conformance with Township requirements.  When requesting a pre-submission meeting you will be asked to submit escrow to cover Township consultants cost. 
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(For office use only)





File No. PUD -                  Special Land Use Fee Paid $                               PUD Fee Paid $                	 


Site Plan Review Fee Paid $                                 		Escrow Paid $				


Date Received        /      /         Hearing Date         /       /             Date of Final Action         /       /____     





Special Land Use Approval Application         Information Sheet
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