
Beth Friend, Supervisor 
Susanne M. Courtade, Clerk 
Tracey Bartlett, Treasurer 

PLANNING COMMISSION ... TUESDAY, March 6, 2018 ... 6:30PM 
SOUTH MEETING ROOM 

1. Call Meeting to Order. 
2. Roll Call. 
3. Review for Conflict of Interest. 
4. Approval of the Agenda. 
5. .Approval of the Minutes (02/06/2018 Regular Meeting) 

6. Public Comment. 

Mindy Walters, Trustee 
Glen Lile, Trustee 

Bryan Marrow, Trustee 
Andrea Hentschel, Trustee 

7. Reports: A. Township Board B. Appeals Board C. Planner/Z.A. Report 
D. Correspondence: 

letter from Grand Traverse County Mechanical Inspector 

8. Old Business. 
9. New Business. 

A. Special Land Use 2-18/Site Plan Review 3-18; Amy & Timothy Middaugh for 
Approval of a Group Day Care Home for 7 - 12 Children; Public Hearing & 
Action. 

B. Rezoning Request 2-18; Northern Capital Investments LLC: rezone 27.64 acres 
from Industrial to High Density Residential (HDR); Public Hearing & 
Recommendation to the Township Board. 

10. Other Business. 

A. Rick Brown, Planner; Discussion Regarding a Potential Amendment to an 
Ordinance Concerning Legal Notices. 

11. Public Comment. 
12. Adjournment. 

•!• Planning Commissioners if you are unable to attend this meeting please notify the 
Office of Planning & Zoning ASAP. 

•!• Planning Commissioners and other interested persons, please meet at 200 E. 
Hammond Road (please park on Townline Rd.) 5:30 PM the evening of the meeting, 
and then onto 2300 Sandwood Ct. for a review of the sites. 

•!• If you require auxiliary aide assistance, please contact the Township Clerk at 231-947-
8681 or TOO at 231-922-4412. 

1965 N. Three Mile Road 
Traverse City, M I 49696 www.eastbaytwp.org 

Phone(231)947-8647 
FAX(231)922-2094 
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DRAFT 

REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION"" TUESDAY, February 6, 2018"" 6:30PM 

Present: Planning Commission Members; Robert Tubbs (arrived at 7:15pm), Louis Groleau, 
Mindy Walters, Dan Leonard, Ted Hentschel 

Absent/Excused: · 

Also Present: Planner Rick Brown and Zoning Administrator Leslie Couturier 

There were 14 guests in attendance. 

1. Call Meeting to Order: Vice-Chair Walters called the meeting to order at 6:30pm. 

2. Roll Call: Role was called by the Recording Secretary and a quorum was in attendance. 

3. Review for Conflict of Interest: None declared. 

4. Approval of the Agenda: A motion was made by Nemitz to approve the Agenda as 
presented~ Leonard supported the motion and it passed unopposed. 

5. Approval of the Minutes (01/09/2017 Regular Meeting): A motion was made by 
Hentschel~ supported by Leonard to approve the minutes of the January 91 2018 
Regular Meeting Minutes as presented. The motion passed unopposed. 

6. Public Comment: There was no public comment presented. 

7. Reports: 

Township Board: Walters stated that she had no report as the Board has not met since 
the Planning Commissions last meeting 
Appeals Board: Hentschel informed the board that the Appeals Board had heard one (1) 
request, along the Boardman River and it had been granted. 
Planning & Zoning: Brown gave a brief report highlighting staff involvement in various 
community meetings. He also indicated that the docket for March could include; a 
request for a group day care and site plan review for 2 hotels and a retail/restaurant 
building on US-31 North. He also informed the board that an appeal will go before the 
ZBA in March regarding the Planning Commission's approval of the Lakemore Cabin 
Courts; specifically the location of the maintenance building. 

Old Business: None 
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9. New Business. 

A. Rezoning Request 1-18A; PBD Real Estate LLC (part of: 28-03-230-005-00): rezone 

4.04 acres from Industrial to East Bay Corners (EBC); Public Hearing & 
Recommendation to the Township Board. 

Rezoning #1-18A (PBD Real Estate, LLC) would amend the zoning designation on 4.04 
acres more or less, located at the northwest corner of Parcel #28-03-230-005-00 from 
{Industrial) to EBC (East Bay Corners). The legal description for Rezoning #1-18A is as 
follows: 

Part of the Northwest one-quarter of Section 30, Township 27 North, Range 10 West, 
East Bay Township, Grand Traverse County, Michigan, more particularly described as: 

Beginning at the Northwest Corner of Section 30, Township 27 North, Range 10 West; 
thence North 89 degrees 35 minutes 13 seconds East, along the North section line of 
said section, 522.00 feet; thence South 00 degrees, 24 minutes, 09 seconds East, 
334.84 feet; thence South 89 degrees 35 minutes 51 seconds West, parallel with said 
North section line, 529.91 feet, to the West line of said section; thence North 00 
degrees 57 minutes OS seconds East, along said West section line, 334.84 feet, to the 
Northwest corner of said section and the POINT OF BEGINNING. 

Said parcel containing 4.04 acres more or less 
Subject to and/or together with any and all easements and/or restrictions of record, if 
any. 

Planner Brown provided the Planning Commission with a summary of the request. 

Vice Chair Walters: opened the public hearing at 6:50PM 

• Rob Larrea, Community Planning and Land Use Consulting (Mr. Larrea had also 
supplied the Planning Commission with correspondence dated 1/30/2019-
attachment A); was in attendance to represent some residents in the 
community; Concerns are that the Master Plan does not support the rezoning of 
the parcel from industrial to commercial. He indicated that the rezoning could 
be considered "spot zoning" and that it would weaken the Master Plan if the 
rezoning was allowed and could set a bad precedence. He further contested 
that the parcel could be used right now as presently zoned, and that there are 
no conditions that would warrant a change in zoning. He further stated that the 
increase in traffic, caused by commercial zoning, would cause problems as 
pulling out of the current road was currently unsafe. 

• Tom & Lisa O'Brien, 1793 Townline Road; Encouraged the board to "look hard at 
this" and to keep high density near high density and that we already have East 
Bay Corners further to the east. 

• Stacey Farrell, 1781 Townline Road; Rezoning from industrial to high density is 
not warranted. She also asked if studies for commercial in that area have been 
done. She had heard that a pharmacy may be interested, she feels that a 
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• pharmacy is not needed and that the uses would not fit the master plan, and 
also felt that it would be spot zoning. 

• Joe & Peggy Hastings, 1789 Townline Road; wished to go on record as being 
against the rezoning. 

• Lori & Eric White, 1839 Townline Road; was against high density and 
commercial in the neighborhood, they do not want it in the neighborhood for 
the wellbeing of families, low density would be better. 

• Greg Mortenson, 1606 Fairwood Drive; felt that the Master Plan needed to be 
respected, and has concern with the high density, and felt that it would not be a 
good transition between the properties. He is opposed to the rezoning. 

Vice Chair Walters closed the public hearing at 7:05 PM, she apologized to the 
applicant for not allowing them to speak prior to the public hearing, and asked if 
they wished to address the board at this time, the applicant dissented and Walters 
turned discussion over to the Planning Commission; 

After review of the requested rezoning, with regards to the Rezoning Factors 
supplied by Attorney Wendling (Attachment B), consensus of the Planning 
Commission was that the request did not conform to some items on the Rezoning 
Factor list. 

A motion was made by Leonard to recommend, to the Township Board denial of 
Rezoning Request 1-18A, as the request did not conform to the Rezoning Factors, 
specifically; numbers 6 - it would result in spot zoning, number 8 - it conflicts with 
the Master Plan, and number 9 - the site is not served by adequate public 
facilities. Nemitz supported the motion, which passed unopposed. 

B. Rezoning Request 1-18B; Northern Capital Investments LLC: (part of: 28-03-230-005-

00) rezone 23.60 acres from Industrial to High Density Residential (HDR); Public 

Hearing & Recommendation to the Township Board. 

Rezoning #1-18B (Northern Capital Investments, LLC) would amend the zoning designation on 
the remaining 23.6 acres more or less, of Parcel #28-03-230-005-00 from I (Industrial) to HDR 
(High-Density Residential). The legal description for Rezoning #1-18B is as follows: 

The Northwest Fractional one-quarter of the Northwest fractional one-quarter except the 

South 66 feet and the West 173 feet of the Northeast one-quarter of the Northwest fractional 

one-quarter except the South 66 feet of Section 30, Town 27 North, Range 10 West, East Bay 

Township, Grand Traverse County, Michigan, more particularly described as: 

Beginning at the Northwest Corner of Section 30, Township 27 North, Range 10 West; thence 
North 89 degrees 35 minutes 13 seconds East, along the North section line of said section, 
947.99 feet to the East line of the West 173 feet of the Northeast one-quarter of the 
Northwest one-quarter; thence South 00 degrees, 14 minutes, 44 seconds East, along said east 
line, 1252.92 feet to the North line of the South 66 feet of the North one-half of the Northwest 
one-quarter; thence South 89 degrees 35 minutes 51 seconds West, along said north line, 
974.16 feet, to the West line of said section; thence North 00 degrees 57 minutes OS seconds 
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East, along said West section line, 1253.09 feet, to the Northwest corner of said section and 
the POINT OF BEGINNING. 

EXCEPT: Beginning at the Northwest Corner of Section 30, Township 27 North, Range 10 West; 
thence North 89 degrees 35 minutes 13 seconds East, along the North section line of said 
section, 522.00 feet; thence South 00 degrees, 24 minutes, 09 seconds East, 334.84 feet; 
thence South 89 degrees 35 minutes 51 seconds West, parallel with said North section line, 
529.91 feet, to the East line of said section; thence North 00 degrees 57 minutes OS seconds 
East, along said East section line, 334.84 feet, to the Northwest corner of said section and the 

POINT OF BEGINNING. 

Said parcel containing 23.6 acres more or less. 
Subject to and/or together with any and all easements and/or restrictions of record, if any. 

Planner Brown provided the Planning Commission with a summary of the request. 

Tom Pohlman, Representative for Northern Capital Investments LLC, addressed the Board; Their 

intent is to build 275 market rate and work force apartments. 

Planner Brown informed the applicant that even though the Master Plan depicts 8- 12 units per 
acre the current zoning language would allow only 8 units per acre, thus the 275 units could not 
be realized. 

Pohlman also indicated that they would be introducing a great deal of landscaping, including 
berms, to separate the apartments from other neighborhoods. 

Chair Tubbs opened the public hearing at 7:25 PM; 

• Rob Larrea, Community Planning and Land Use Consulting (Mr. Larrea had also supplied 
the Planning Commission with correspondence dated 1/30/2019 - attachment A); was 
in attendance to represent some residents in the community; Mr. Larrea indicated that 
the current master plan shows low to medium density which would cap the density at 4-
8 not 8-12 units per acre, thus he feels the request does not comply with the master 
plan. He urged the planning commission to make sure the rezoning fits the surrounding 
uses, and commented that his clients would support lower density. 

• Stacey Farrell, 1781 Townline Road; questioned eight units per acre and indicated that 
workforce housing would have a negative effective on the surrounding neighborhoods. 

• Tom & Lisa O'Brien, 1793 Townline Road; A no from the O'Brien's. 
• Joe & Peggy Hastings, 1789 Townline Road; Low density would be more acceptable, high 

density not good, a no from the Hastings. 
• Jeannie Connor, 1787 Townline Road; the neighbor is quiet and need to remain as such, 

keep the density consistent with what exists, a no from the Connors. 
• Lori & Eric White, 1839 Town line Road; a firm no for the same reasons as the others. 

Chair Tubbs closed the public hearing at 7:48pm, followed. by Board discussion; 
consensus of the Planning Commission was as follows; 
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12 units per acre would be too much but 8 per acre is consistent with the master plan, 
they also feel that more information is require to make a decision; 

A motion was made by Nemitz/supported by Walters, to postpone consideration of 
Rezoning Request 1-188 to garner further information and consideration of the 
rezoning factors (attachment B) as provided by the Township Attorney, Wendling; and 
that the applicant, Mr. Larrea, and other interested parties address the 10 items on 
the rezoning factors list and submit their answers/findings to staff no later than 
February 26, 2018 so as the request can be considered at the March 6, 2018 Planning 
Commission meeting. The Planning Commission further requested that staff confer 
with the assessor to gather information regarding how and if property values are 
affected when apartments and industrial facilities are built in the vicinity of 
neighborhoods. 

10. Other Business. None 

11. Public Comment. None 

12. Adjournment. 

Chair Tubbs adjourned the meeting at 8:15PM. 

Minutes submitted by Leslie Couturier, Recording Secretary 
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1/30/2018 

Via email to the: 

Community PLANNING 

LAND use Consulting 

East Bay Township Planning Commission 
1965 North Three Mile Rd 
Traverse City, Ml49696 

Re: Proposed rezoning at 200 Hammond Road 

Dear Planning Commission members: 

Community Planning and land Use Consulting has been asked by residents of your community 
to evaluate the split-zoning request proposed at 200 Hammond Road. Upon review of the 
application, Master Plan and Zoning Plan, it is evident that the request should be denied. 

We understand that growth is inevitable. However, a rezoning request must be supported by the 
Master Plan, and this is not. Rather, the application proposes a "spot zoning" to create a 
commercial corner outside of planned and established commercial areas. To summarize this 
issue in one sentence: commercial uses have never been planned for this intersection, and are 
more appropriate (and already allowed) on other parcels in the Township. 

Attached, you will find our evaluation of the application in the form of findings of fact for your 
consideration and adoption. This application in its entirety should be denied and our submitted 
findings provide you with the basis to do so. 

Thank you very much for your consideration of this important matter. 

Sincerely, 

Rob Larrea, AICP 
Community Planning and land Use Consulting IIC 

Community Planning & Land Use Consulting -"Plarming& Zoning Spec:ialisls" 
Traverse City, l'vlf, '19686- 23)-944-30,\1- "' ·ww. planningmi..com 



The following findings are drafted for your consideration: 

(1) Master Plan Consistency 

The Planning Commission may consider this standard to be not met for the following reasons: 
• A Zoning Plan is required by the Michigan Planning Enabling Act. The East Bay 

Township Master Plan properly incorporates a Zoning Plan. 
• The Zoning Plan calls for a IJ4 mile radius from the intersection of Hammond Road and 

Three Mile Road as an appropriate location for Neighborhood Commercial and 
Multi-Family. The proposed location of the development exceeds this distance. 
Therefore, it does not comply with the Master Plan. 

• Surrounding parcels are planned and zoned for agricultural and low density residential 
uses. Tirls land use has.never contemplated commercial for this property. 

• The Master Plan was evaluated, reviewed and studied at numerous public meetings 
prior to adoption in December of2015 and amendments that followed in 2016. Through 
this process, there was no mention of changing this parcel to a commercial use. 

• East Bay Township currently has vacant land zoned for commercial use and supported 
by the Master Plan. The Applicant has not demonstrated a need for additional lands 
being rezoned to commercial. 

• Approval of additional commercial zoning districts in an area which is not supported by 
the Master Plan would undermine landowners who have conducted proper due 
diligence, and purchased land which is properly zoned and planned for the intended use. 

• The Master Plan identifies "expanding nearby shopping opportunities".1 !§!on the 
Community Opinions on Township Priorities survey and fails to support the creation of 
NEW shopping areas. 

• The Master Plan specifically contradicts the request in stating "there remains a strong 
determination to limit sprawling growth patterns and to continue focus on the 
Hammond and Three Mile intersection ... " 

• The use of the property for commercial activity is not a "Potentially Compatible Zoning 
District". 

• The Master Plan does not support the proposed rezoning for the reasons listed above. 

(2) Adverse Impacts on Neighboring Lands 

The Planning Commission may consider this standard to be not met for the following reasons: 
• The proposed rezoning to commercial and multi-family is contrary to neighboring 

agricultural and single-family residential districts adjacent to and in the vicinity of the 
the request. 

• The zoning district is proposed to be split-zoned into two zoning districts that are 
contrary to the the growth patterns of this area and will have adverse impact on the 
residenticil properties in the vicinity. 

Comn>unity Planning & Land Use Consulting -"Planning & Zoning Specialists" 
Traverse City, :1.·11, 49686- 231-94,1-3031- www.planningmi.com 



• The zoning ordinance provides planned development options designed to protect 
neighboring properties, which are not being contemplated. 

• lilaeased traffic, lighting, and noise will adversely afiect the peace and serenity of 
neighboring agricultural and residential properties, which is contrary to the purpose 
and intent the Master Plan and the Zoning Ordinance. 

(3) SuitabJJity as Presently Zoned 

The Pllmning Commission may consider this standm'd to be DDf ma for the following reasons: • 
• The property is currently zoned industrial anq has been historically used for agricultural 

and residential purposes. 

(4) Clumged Conditions 

The Planning Commission may consider this standard to h 1ltJf met. 
• No changes have occurred that support rezoning to commercial. 
• The applicant has not provided documentation that changes have occurred to support a 

commercial zoning district on this property. 

(5) Health, Safety, and Welfale 

The Pllmning Commission may consider this standard to be 7rDf met for the following reasons: 
• East Bay Township has historically and continues to plan for c:ommerdal businesses at 

Three Mile and Hammond Roads. 
• Allowing growth in non-designated commercial areas will be detrimental to theowelfare 

of the General Store and other businesses properly located in the desired growth area. 
• Roadways and turning patterns in this vicinity are not properly planned or constructed 

for commercial use. 
• The applicant has not presented a traffic study to demonstrate that the health, safety, 

and welfare of the public will not be compromised. 

(6) Public: Policy 

The Planning Commission fnllY consider this st~ndard to be not met for the following reasons: 
• East Bay Township adopted a Master Plan, Zoning Plan and Zoning Ordinance to 

protect the residents and businesses in the community. A decision contrary to these 
documents would set a negative precedent and could prove detrimental to the validity 
of these documents. 

(7) SJze of Tract · 

The Planning Commission may consider this standard to be not md for the following riUISOtfs: 
This standard is intended to assist the municipality in avoiding a "spot'' zoning. 

Community Plaruling & l.and Use Con.oultlng -"Planning&: Zoning Specialists" 
Traverse CJty, Ml, 49686- 2.."11-944-3031- www.planningmi.com 



• The request to rezone a four acre parcel to commercial in this location could be 
considered a spot zoning. 

• The new district allows land uses inconsistent with those allowed in the vicinity. 

• The existence of the spot zone conflicts with the policies in the text of the master plan 

and the future land use map. 

• The proposed commercial zoning district has been selected specifically to accommodate 
uses that are not permitted in the district or compatible with immediate uses in this area 
which constitutes a spot zoning. 

• The spot zone confers a special benefit on the individual property owner not commonly 
enjoyed by the owners of similar property. 

Community Pl<uming & Land. Use Consulting -"Planning & Zoning Specialists" 
Traverse City, MI,. 49686- 231-944-3031- www.planningmi.com 



REZONING FACTORS 

1. Is the proposed rezoning reasonably consistent with surrounding uses? 

2. Will there be an adverse physical impact on surrounding properties? 

3. Will there be an adverse effect on property values in the adjacent area? 

4. Have there been changes in land use or other conditions in the immediate area 
or in the community in general which justify rezoning? 

5. Will rezoning create a deterrent to the improvement or development of adjacent 
property in accord with existing regulations? 

6. Will rezoning grant a special privilege to an individual property owner when 
contrasted with other property owners in the area or the general public (i.e. will 
rezoning result in spot zoning)? 

7. Are there substantial reasons why the property cannot be used in accordance 
with its present zoning classifications? 

8. Is the rezoning in conflict with the planned use for the property as reflected in the 
master plan? 

9. Is the site served by adequate public facilities or is the petitioner able to provide 
them? 

10. Are there sites nearby already properly zoned that can be used for the intended 
purposes? 

In considering the foregoing, it is important to recognize that the considerations are 
general in nature, may overlap somewhat, and that there may be other factors not 
listed. When pondering the above questions, the decision maker must also give due 
consideration to (a) the general character of the area in which the subject property is 
located, (b) the property itself and its attendant physical limitations and suitability to 
particular uses, (c) the general desire to conserve property values and, (d) the general 
trend and character of population development. The community should evaluate 
whether other local remedies are available. 

The decision maker should not focus on any one concern among the various factors to 
be taken into consideration when passing upon a rezoning request. 

Prepared by: Young, Graham, Elsenheimer & Wendling, P.C., Attorneys at Law 
P.O. Box 398, Bellaire, Michigan 49615, (231) 533-8635 

Lauri/docs/muni/zoning 
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EAST BAY CHARTER TOWNSHIP 
East Bay Charter Township Hall 

1965 N. Three Mile Road 
Traverse City, Ml 49696 

Special Board Meeting 
Tuesday, February 20, 2018 

Call Meeting to Order: Supervisor Friend called the meeting to order at 5:00pm. 

Pledge of Allegiance: was recited by all in attendance. 

Roll Call: Board Members Present: Beth Friend, Glen Lile, Tracey Bartlett, Sue 
Courtade, Bryan Marrow, Andrea Hentschel and Mindy Walters 

Presentation of the Agenda (5:02) 
Friend discussed the one item on the agenda. 

Review for Conflict of Interest: (5:03) 
No conflicts presented. 

Public Comment (5:03) 
None 

Business Before the Board of Trustees: 

DRAFT 

1. Michigan Deparbnent of Treasury Competitive Grant Assistance 
Program Information regarding grant and potential application for 
sewer improvement project 
This grant would be applied for in collaboration with Acme Township and 
would be written to rehabilitate the sewer along US 31. Township 
Engineer Brian Sousa gave a brief history on the shared sewer system 
and showed via a map which force main is indicated for the grant project. 
He presented three estimates for the project. One estimate is for a Pipe 
Bursting Method of fixing the pipe which would cost approximately 
$800,000. The Cured in Place Pipe method was presented and would cost 
approximately $600,00 and the traditional Open Cut Trench method would 
cost approximately $910,000. He said that the most cost effective choice 
would be the Cured in Place Pipe method and explained the method in 
detail to trustees. John Divozzo from the County DPW said that the main 
as it is, may be inadequate and weak to service both townships much 
longer and added that this project is a great proactive idea. Jean 
Aukerman, Acme Township Trustee, spoke regarding how they found the 
grant. She added that the grant is a collaborative grant which stipulates 
that the townships work together. She thought that a compelling case 
could be made since it used great technology, was cost effective and 

East Bay Charter Township Board of Trustees Special Meeting 2-2Q-2018 
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DRAFT 

could be a savior for Grand Traverse Bay water quality in the future. She 
talked about other municipalities which has been historically awarded the 
grant and the projects that were funded. Jay Zollinger, Acme Township 
Supervisor, said that he appreciates everyone's consideration and even if 
the grant is not awarded, it is still appropriate to do this project together. 
Engineer Sousa discussed the timing of the grant and said that everything 
needs to be completed by September 30th_ The only problem that he saw 
was available contractors to do the project in a timely fashion. He said 
that if the townships wanted to apply, they should do some preliminary 
designs immediately. Board members asked questions regarding the 
project. 

Bartlett moved to approve Resolution 2018-02 - Resolution Approving 
Grant Application for the Competitive Grant Assistance Program in the 
East Bay & Acme Townships Collaboration on Major Sewer System 
Rehabilitation. Hentschel seconded the motion and upon a roll call vote, 
the motion carried. 

If the grant did not work out, the project would move forward and be 
funded this year by the two townships roughly splitting the cost in half. 
Board members asked questions regarding the grant shared service 
analysis and barriers for the project. 

Friend moved, in cooperation with Acme Township, to apply to the 
Michigan Department of Treasury's Competitive Grant Assistance 
Program, for the purpose of rehabilitating the sewer force main located 
along US 31N. and to authorize the Township's Supervisor to conduct 
administrative duties, including working in conjunction with Acme 
Township and its representatives, in accomplishing this charge and further 
authorizing Wade Trim to complete preliminary designs of a CIPP liner. 
Life seconded the motion and the motion carried upon a roll call vote. 

Public Comment (8:06pm) 
None 

Adjournment: Friend adjourned the meeting at 6:01 pm. 

East Bay Charter Township Board of Trustees Special Meeting 2-20-2018 
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EAST BAY CHARTER TOWNSHIP 
East Bay Charter Township Hall 

1965 N. Three Mile Road 
Traverse City, Ml 49696 

Regular Board Meeting 
Monday, February 12, 2018 

DRAFT 

Call Meeting to Order: Supervisor Friend called the meeting to order at 6:30pm. 

Pledge of Allegiance: was recited by all in attendance. 

Roll Call: Board Members Present: Beth Friend, Glen Lite, Bryan Marrow, Tracey 
Bartlett, Andrea Hentschel, Susanne Courtade and Mindy Walters 

Presentation of the Agenda (6:31) 
Friend added item 1 d - Board of Review Appointment and removed item 
3a from the agenda. 

Review for Conflict of Interest: (6:32) 
None presented 

Public Comment (6:33) 
Paul Gonzalez of Front Street cautioned board members to take care with 
short term rentals and to have tougher regulations since it is easier to 
ease regulations later rather than enforcing them later. He also suggested 
a minimum stay. 
Marc McKellar, of River Road and asked that any proposed ordinance be 
given language that makes it enforceable. 

Correspondence: (6:39) 
TART Trail Newsletter 

Reports: (6:40) 
Friend thanked all who were involved in bringing passport services to the 
township. 

Consent Calendar: (6:40) 

A. Board Minutes: January 4, 2018 Special Meeting and 
January 8, 2018 Regular Meeting Minutes 
Amending the previously adopted December 
11, 2017 Regular Meeting Minutes 

East Bay Charter Township Board of Trustees 
Regular meeting 2-12-2018 
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B. 

c. 

D. 

E. 

F. 

General Fund: 

Emergency Fund: 

Receiving Fund: 

Escrow Fund: 

Payroll Fund: 

DRAFT 

Checks numbered 13575-13644 were paid in 
the amount of $53,622.58 with check 
number 13590 voided. 

Checks numbered 3734-3751 were paid in the 
amount of $9,793.03. 

Checks numbered 2526-2534 were paid in the 
amount of $16,480.96. 

Checks numbered 1527 - 1531 were written in 
the amount of $1,731.70. 

The payroll dated 12/24/2017- 1/6/2018, 
checks numbered 6116-6121 for $44,629.66 
and includes $8,382.64 for payroll 
tax and check number 6121 for $1,231.96 for 
State of Michigan withholdings. 

The payroll dated 1n12018 -1/20/2018, 
checks numbered 6122-6131 for $35,577.84 
and includes $5,945.55 for payroll tax and 
check number 6131 for $954.86 for State of 
Michigan withholdings. 

The payroll dated 1/21/2018 _, 2/3/2018, 
checks numbered 6132-6138 for $41,161.76 
and includes $6,905.61 for payroll tax and 
check number 6138 for $1,100.94 for State of 
Michigan withholdings. 

Total Payroll $121,369.26 

Total amount paid: $202,997.53 

G. Budget Adjustments 

H. a. 
b. 
c. 

d. 

Resolution 2018-01 Re: March Board of Review Dates 
2018 Water and Sewer Rates 
Employment Manual- Update 6.7 
Friend mentioned that there were no legal concerns with this item. 
Surplus Items 

Trustees removed item H c from the consent calendar and moved it to 
Business #6. 

East Bay Charter Township Board ofTrustees 
Regular meeting 2-12-2018 
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DRAFT 

Hentschel moved and Walters seconded to adopt the consent calendar as 
amended removing item H- c to Business #6 and noting that check number 
13590 was voided. The motion carried upon a roll call vote. 

Business Before the Board of Trustees 
1. Appointments: 

a. Northern Nexus 
Beth Friend is proposed to be the regular member and 
Tracey Bartlett is proposed to be the alternate for terms 
ending on 11/20/2020. 

Courtade moved and Marrow seconded to appoint Friend as 
a regular member of Northern Nexus and Bartlett as an 
alternate member through 1112012020. The motion carried 
by voice vote. 

b. Grand Traverse Metro Emergency Services Authority 
This item would name Courtade as the second alternate on 
the Grand Traverse Emergency Services Authority. 

Marrow moved and Bartlett seconded to name Courtade 
as the second alternate on the Grand Traverse Metro 
Emergency SeNices Authority. The motion carried upon a 
voice vote. 

c. Planning Commission 
Courtade moved and Walters seconded to appoint John 
Sych to the East Bay Township Planning Commission 
for a term ending July 31, 2020. The motion carried by a 
voice vote. 

d. Board of Review 
Courtade moved and Hentschel seconded to appoint 
Christopher Cox as a regular Board of Review member 
and to appoint Frank Guerin as an alternate board of 
review member for terms ending on December 31, 2018. 
The motion carried upon a voice vote. 

2. Social Host Responsibility Resolution 
Courtade moved and Marrow seconded to proclaim that April 2018 
is Social Host Awareness Month. The motion can-ied by a voice 
vote. 

3. AMO Inc. 
a. Payment Plan of Benefit Fees - removed from agenda 

East Bay Charter Township Board of Trustees 
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b. Water and Sewer Infrastructure 
Township Engineer Brian Sousa said that AMO has 
extended all sewer and water to their property and all the 
required information has been secured. The only remaining 
issue is that the slope along Hammond Road is slightly 
insufficient for the state requirements. The DEQ is 
requesting an agreement stating that the developer will be 
responsible if the sewer fails to perform because of the 
slope. Since the slope issue is very minor in scope, Sousa 
recommends a ten year agreement with AMO. Board 
members asked questions about the pipe. 

Bartlett moved and Life seconded to accept the infrastructure 
as installed by AMO Inc. upon execution of a ten year 
maintenance agreement between AMO and the township to 
be reviewed in 2027. With Walters dissenting, the motion 
carried upon a voice vote. 

Bartlett moved and Friend seconded a motion to approve 
check #1532 written to AMO, Inc. Outdoor Services for 
$14,260. 82 for a refund of remaining escrow fees. The 
motion carried upon a roll call vote. 

4. Planning and Zoning 
a. Annual Report 

Planner Brown reviewed the 2017 Annual Planning and 
Zoning Report and said that a total of 173 permits were 
issued in the 2017 year. He also talked about some projects 
that the Planning Department hopes to complete in 2018. 

b. Accessory Dwelling Unit 
Brown said that this is being brought back to the board after 
correcting some items in the draft. This zoning amendment 
is intended to provide affordable housing options in the 
township. Trustees asked questions regarding the 
proposed ordinance and if benefits would be charged for 
each separate residence. 

Bartlett moved and Walters seconded to adopt ZA 1-17 an 
Ordinance to amend Sections 205, 401, 402, 403, 409, 702, 
1402, and 1419 of the East Bay Charter Township Zoning 
Ordinance and to add Section 234 to the East Bay Charter 
Township Zoning Ordinance. The motion carried upon a roll 
call vote. 
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c. Short Term Rentals, specifically 
*Septic and Holding Tank 

Planner Brown said that Township attorney Bryan 
Graham has provided some draft language for the 
ordinance regarding holding tanks for trustee review. 

* Minimum Stay 
No minimum stay provisions were written in the 
draft. The Board previously discussed a seven night 
minimum so that a rental would turn over only once 
per week. 

Board members discussed and agree with language on 
handling complete applications. They also came to a 
consensus on allowing the attorney's language on the 
regulation of holding tanks and septic for short term rentals. 

Board members agreed to the minimum stay provisions in 
the ordinance and Brown will work with Attorney Graham on 
the exact languag~ for the ordinance. Trustees agreed that 
no matter what language is in the ordinance, it needed to be 
enforceable. 

5. Update on Special Assessment Districts 2017-7and 2017-8 
Friend said that the proposed SAD's for Canterbury Woods and English 
Woods were delayed because the bids were too high. They were both 
rebid and the outcome was significantly more favorable, but the cost will 
still be higher than the original estimates. Due to some extra work on the 
ditching, the Road Commission has increased their match to 30% in 
English Woods and 25% in Canterbury Woods. Due to the increased cost, 
another public hearing is required by statute. The project is due to be 
completed by July 15

t. Road Commission Board Member Marc McKellar 
thanked the board for sticking through with the SAD. Friend discussed her 
meeting with Road Commission Engineer Jim Johnson and how the 
assessment was determined. The stub roads are still included in the 
project. There is no action to be taken by the board at this time. The 
Public Hearing will be held on March 12, 2018. Bartlett indicated that the 
bond counsel is also working on its piece for financing. 

6. Employment Manual Update 6.7 
The verbage is recommended to update the Employment Manual to 
concur with current procedures as defined by LARA and is related to 
documentation of an injury. Board members discussed why a portion was 
removed which states paperwork needs to be done within seven days. 
Directions on the form includes the seven days reporting requirement. 
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Friend moved and Bartlett seconded to approve the revised Employment 
Manual section 6. 7 Work Related Injuries and Illnesses and to replace 
current Appendix F with WC-1 00 as revised Appendix F. The motion 
carried with Walters and Hentschel dissenting. 

Public Comment (8:31) 
Marc McKellar thanked the board for its discussion on short term rentals 
and asked them for an enforceable ordinance. He said that those who are 
running rentals will most likely comply with the ordinance. 
John Sych thanked the board his appointment to the Planning 
Commission and is looking forward to serving the township. 
Nancy Gonzalez commented on short term rentals and encouraged board 
members to approve a seven day minimum stay. 

Adjournment: Friend adjourned the meeting at 8:38pm. 
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Tom Cicilian 
46o8Avery 
Traverse City, MI 49686 

Dear Tom, 

Memorandum 

Grand Traverse County 
Construction Code 
2650 Lafranier Rd. 

Traverse City, MI 49686 
231-995-6049; fax 231-995-6048 

This letter is in response to your special inspection request at 4580 Avery Dr. 

On January 30 2018, I made an onsite visit to you and your neighbor Dan and Diann Avery to 
assess the possibility of what I thought was a new outdoor wood water heater not in 
compliance with code. After talking with both parties, it was determined the appliance has 
been in operation anywhere from 7 years to 15 years. Not until I reviewed prior permits did I 
learn the equipment was existing. 

We have office records indicating the Avery's house was built in 2001 with all proper permits 
and inspections approved. Whether or not the outdoor water heater was installed at this time 
is vague on account of the inspector at that time didn't specify any notes. It appears the 
appliance was included on the permit at the time it was issued. In 2011 a permit was issued 
for a new pole building with infloor tubing installed for radiant heat. My notes for this 
inspection include rough and final approvals and reference to piping that will be tied to an 
outdoor wood stove with no concerns to equipment integrity. 

With the age and duration of equipment use, along with the proper permits being issued, I 
cannot take any action for the lawful use of this appliance. You and I are in agreement that 
regulation needs to take place for location to property lines and neighboring residences on the 
local level. I receive 2 or 3 of these calls every winter. 

Sincerely, 

~~-~~- ~\(\) 
Kevin Peabod~ 
Mechanical Inspector 
Grand Traverse County 

Cc: Dan and Diann Avery 
Leslie Couturier, Zoning Administrator East Bay Township 



Part 1: Model Ordinance 

problems. The Michigan Department of Environmental Quality believes that there are better alternatives for 
waste disposal and therefore recommends that you consider prohibiting this activity entirely or at least 
adopting the optional restrictions provided below. 

6.00 Open burning of refuse. 
(Aiternatille 1) Open burning of refuse is prohibited. 

(Alternative 2J 
6.1. Open burning of refuse from a commercial or industrial establishment is prohibited. 
6.2. Open burning of refuse from and at a one or two family dwelling is allowed if all of the following 

conditions are met: 
6.2.1. The burning does not create a nuisance. Note: municipalities may want to include 

'language that further defines "nuisance" (e.g., "no materials shall be burned that create 
a foul or offensive odor or that cause smoke emissions that are reasonably offensive to 
occupants of surrounding P..roQe[Jy. ") 

6.2.2. The burning is conducted in a container constructed of metal or masonry that has a 
metal covering device that does not have an opening larger than% inch. 

6.2.3. The material being burned is not prohibited under subsection 6.3. 
6.2.4. A permit issued in accordance with section 13 of this ordinance has been obtained. 

Note: This subsection is only required if your municipality chooses to require a permit for 
this activity under section 13. 

6.3. Open burning of the following materials is prohibited. 
6.3.1. Construction and demolition waste. 
6.3.2. Hazardous substances including but not limited to batteries, household chemicals, 

pesticides, used oil, gasoline, paints, varnishes, and solvents. 
6.3.3. Furniture and appliances. 
6.3.4. Tires. 

Note: Any or all of the following additional provisions are recommended 
6.3.5. Any plastic materials including but not limited to nylon, PVC, ABS, polystyrene or 

urethane foam, and synthetic fabrics, plastic films and plastic containers. 
6.3.6. Newspaper. 
6.3.7. Corrugated cardboard, container board, office paper. 
6.3.8. Treated or painted wood including but not limited to plywood, composite wood products 

or other wood products that are painted, varnished or treated with preservatives. 

SECTION 7: OPEN BURNING OF TREES, LOGS, BRUSH, STUMPS, LEAVES, AND GRASS CLIPPINGS 
Note to Those Drafting Ordinance: Your municipality will need to decide whether to entirely prohibit 
burning of these materials or whether to restrict but not entirely prohibit burning of these materials. Based 
upon that decision, the appropriate provisions from among those suggested in this model may be selected. 
If Alternative 2 is selected, subsections 7. 1 through 7.2. 5 should always be included. The provisions in 
subsection 7.2.6 though 7.2.13 are not required by state air pollution or waste management rules, but a/8 
suggestions that a municipality should seriously consider as issues of concern for local regulation in the 
ordinance. State rules do not allow the burning of trees, Jogs, brush, and stumps within the limits of an 
incorporated city or vHiage. Although not required, it is recommended that your municipallty at least prohibit 

e burning of grass clippings and leaves, especially in municipalities with a population greater than 7,500. 
The burning of these materials generates large amounts of smoke that can be dangerous to those with 
respiratory problems in the community. If your municipality's population is larger than 7,500 and you choose 
to allow the burning of grass clip!lii](Js and leaves, you must notify the DEQ of this provision. 

7.00 Burning trees, logs, brush, stumps, leaves, and grass clippings. 
(Alternative 1) Open burning of trees, logs, brush, stumps, leaves, and grass clippings is prohibited. 

Or 
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Part 1: Model Ordinance 

{Alternative 2J 
7.1. Open burning of [trees , logs, brush, stumps, leaves, and grass clippings] is prohibited. 

Name the particular type of material from the above list that may not be burned such as grass 
clippings and leaves. If you choose to allow the bumiQg of all these materials with some 
restrictions, omit this subsection. 

7.2. Open burning of [trees. logs. brush, stumps, leaves, and grass clippings] Do not include any 
material prohibited in 7. 1. is allowed only in accordance with all of the following provisions: 

7 .2.1. Except for campfires, a permit issued in accordance with Section 13 of this ordinance 
must be obtained prior to open burning under this section when the ground is not snow
covered. 

7 .2.2. Open burning of trees, logs, brush, and stumps must be conducted at least 1 ,400 feet 
from an incorporated city or village limit. 

7 .2.3. Note: Only include this provision if your municipality contains a priority area as listed in 
R 336. 1331 of the Michigan Air Pollution Control Rules (See Appendix A for a listing of 
priority areas).Open burning of trees, logs, brush, and stumps is prohibited in the 
following area [list area from Appendix A], which is designated as a priority area by the 
Michigan Department of Environmental Quality under R 336.1331 of the Michigan Air 
Pollution Control Rules. 

7.2.4. Except for barbecue, gas, and charcoal grills, no open burning shall be undertaken 
during periods when the Governor of Michigan has issued a burning ban applicable to 
the area. 

7.2.5. All allowed open burning shall be conducted in a safe, nuisance-free manner, when wind 
and weather conditions minimize adverse effects and do not create a health hazard or a 
visibility hazard on roadways, railroads or airfields. Open burning shall be conducted in 
conformance with all local and state fire protection regulations. 

Note: The following additional provisions are optional 

7.2.6. Open burning shall be conducted only on the property on which the materials were 
generated. 

7.2.7. Campfires and small bonfires for cooking, ceremonies, or recreation are allowed 
provided they do not cause a nuisance. Note: Municipalities may want to also include a 
description of areas where a campfire is allowed or prohibited (e.g., prohibit campfires in 
residential developments). Municipalities may also consider adding a restriction of the 
size of campfires to avoid very large bonfires that have the potential to get out of control. 
{e.g. no larger tha 4 ft x 4ft1. 

7 .2.8. Open burning under this section shall only be conducted at a location at least [insert a 
distance appropriate for the municipality .] (such as 100 feet, 250 feet or anothe, 
greater or lesser distance) from the nearest building which is not on the same property. 
Note: Municipalities may also want to consider whether different distances should be 
required for different types of open burning under this section (e.g., camefires vs. brush 
diSR_OSal fires). 

7.2.9. Except for campfires, open burning shall only be conducted [insert times of year 
and/or times of day appropriate for the municipality] . 'Note: Some municipalities 
with volunteer fire departments may want to require burning during times of the day 
when firefighters are more likely to be available. Other municipalities may limit burning 
to only daylight hours. The municipality may also limit the times of y_ear when open 
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burning is acceptable, such as months with low fire hazard or times when snow cover is 
present. 

7 .2.1 0. Open burning shall be constantly attended and supervised by a competent person of at 
least eighteen (18) years of age (or use a other appropriate age) until the fire is 
extinguished and is cold. The person shall have readily available for use such fire 
extinguishing equipment as may be necessary for the total control of the fire. 

7 .2.11. No materials may be burned upon any street, curb, gutter or sidewalk or on the ice of a 
lake, pond, stream or waterbody. 

7 .2.12. Except for barbecue, gas, and charcoal grills, no burning shall be undertaken within 
[insert distance) (25 feet or other appropriate distance), from any combustible material, 
combustible wall or partition, exterior window opening, exit access or exit unless 
authorized by the Fire Chief. 

7.2.13. No open burning may be conducted on days when the Department of Environmental 
Quality has declared an "air quality action day" applicable to the [Pick one: county, 
citv. village or township] of [name]. ,Note: Those municipalities in areas subject to 
ozone advisories should consider this su section. 

SECTION 8: AGRICULTURAL BURNING {Omit this section entirely if your municipality chooses not to 
[§gulate this activity) 

8.00 Agricultural burning. 
Open burning of weeds, brush, and crop stubble on agricultural lands is allowed if conducted in accordance 
with other applicable provisions of this ordinance. 

SECTION 9: PRESCRIBED BURNS {Omit this section entirely if your municipality chooses not to regulate 
this activity) 
Note to Those Drafting Ordinances: Prescribed bums are used to manage forest prairie, or wildlife habitat. 
Prescribed bums are regulated under Part 515 of the Natural Resources and Environmental Protection Act, 
MCL 324.51501 et seq. This law is administered by the Michigan Department of Natural Resources (DNR). 

9.00 Prescribed burning. 
9.1. "Prescribed Burn" means the burning, in compliance with a prescription and to meet planned fire 

or land management objectives, of a continuous cover of fuels. A "prescription" means a written 
plan establishing the criteria necessary for starting, controlling, and extinguishing a burn. 

9.2. Fires set for forest, prairie, and wildlife habitant management are allowed only if conducted in 
accordance with Part 515 of the Natural Resources and Environmental Protection Act, MCL 
324.51501 et seq. 

SECTION 10: OUTDOOR WOOD FURNACES {Omit this section entirely if your municipality chooses not ro 
regulate this activity} 
Note to Tbose Drafting Ordinances: Outdoor wood furnaces (OWFs), stoves, boilers or hydronic heaters, 
fJ/1 of which are defined as "outdoor wood furnaces" in this model ordinance, are a leading cause of citizen 
complaints. They are designed for long bum times between loading and typically have chimney heig ts ess 
than 10 feet. Restricted airflow, low operating temperatures, and large fuel loads frequently result in 
excessive smoke. The smoke can cause both acute and chronic health problems if nearby residents am 
exposed. Your municipality will need to decide whether to entirely ban outdoor wood furnaces, whether to 
allow outdoor wood furnaces under specified conditions, or not to regulate them at all. Based upon thai 
decision, the appropriate provisions from the four alternatives suggested below may be chosen. The. 
provisions in this section are designed to reduce citizen exp_osure to smoke from imP.roeerfy designed, 
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operated, and located units. However, there may be circumstances where a unit complies with the provisions 
yet emits smoke at levels that generate complaints. In these cases, it may be necessary to require the owner 
of the unit to implement measures necessary to mitigate smoke exposure (e.g. extending the chimne}1 
height, removing/altering the rain cap, relocating the unit, etc). These measures can be implemented as part 
of the penalty schedule identified in Section 16. You may also choose to add a provision that prohibits the 
unit from causing a "nuisance." If a nuisance provision is added, the term •nuisance" should be defined in this 
ordinance or in another ordinance that is referenced in the provision. 

10.00 Outdoor wood furnaces. 

(Alternative 1) 
After [insert effective date] no person shall install, use, or maintain an outdoor wood furnace in the[Piclc 
one: county. city . village or township] of [name]. Note: If you wish to prohibit only new installations and 
regulate existing OWFs, consider Alternative 3. If you wish to allow the installation and use of OWFs with 
certain restrictions, consider Alternative 4. 

Qr 

{Alternative 2) 
After [insert effective date] no person shall install an outdoor wood furnace in the [Pick one: countv, city. 
village or township] of [name] until federal or state regulations pertaining to the manufacturing of wood
fired furnaces are adopted by the [Pick one: county, city. village or township] of [name]. 

Or 

{Alternative 3 - This alternative provides language to prohibit new units and regulate existing units.) 
10.1. No person shall install an outdoor wood furnace in the £Pick one: county, city. village or 

township] of [name] on or after [insert effective date]. 

1 0.2. The following provisions apply to outdoor wood furnaces installed before [effective date]: 

1 0.2.1. The outdoor wood furnace shall have a permanently attached stack with a minimum 
stack height of 15 feet above the ground that also extends at least two feet above the 
highest peak of any residence not served by the outdoor wood furnace located less 
than [insert a s pecified distance] from the outdoor wood furnace. {A minimum 
distance of 200 feet or greater is reco~nded.) 

10.2.2. Fuel burned in the outdoor wood furnace shall be only clean wood, wood pellets made 
from clean wood, or other listed fuels specifically permitted by the manufacturer's 
instructions such as fuel oil, natural gas or propane backup. 

1 0.2.3. The following items are strictly prohibited in outdoor wood furnaces: 
• Any material not listed in 1 0.2.2. 
• Wood that has been painted, varnished, or coated with similar material and/or 

has been pressure treated with preservatives and contains resins or glues as in 
plywood or other composite wood products. 

• Rubbish or garbage, including but not limited to food wastes, food packaging, 
food wraps. 

• Any plastic materials including but not limited to nylon, PVC, ABS, polystyrene 
or urethane foam, and synthetic fabrics, plastic films and plastic containers. 

• Rubber, including tires or other synthetic rubber-like products. 
• Newspaper, cardboard, or any paper with ink or dye products. 
• Any other items not specifically allowed by the manufacturer or this provision. 

1 0.2.4. The owner of the outdoor wood furnace shall obtain an annual permit from the Fire 
Chief in accordance with Section 13 of this ordinance if the furnace is located within 
[insert a specified distance] from property line of the nearest neighbor. Note: If a 

8 



~pec<fo.l lo.nd dse d-13 

~~~e P\o.n Re'l~ew 3-l3 

Pobl<fc ~eo.r<fnS. t O.cq.. <fan 



Beth Friend, Supervisor 
Susanne M. Courtade, Clerk 
Tracey Bartlett, Treasurer 

Mindy Walters, Trustee 
Glen Lile, Trustee 

Bryan Marrow, Trustee 
Andrea Hentschel, Trustee 

EAST BAY CHARTER TOWNSHIP 
LEGAL NOTICE 

Special Land Use #2-18 (Middaugh) and Site Plan Review #3-18 (Middaugh) 
Public Hearing 

Notice is hereby given that the East Bay Charter Township Planning Commission will be holding 
a public hearing regarding a special land use and site plan review for a proposed group day 
care. The public hearing is scheduled for Tuesday, March 6, 2018 at 6:30p.m., in the East Bay 
Township Hall, South Meeting Room at 1965 N. Three Mile Road, Traverse City, Michigan, 
49696, phone (231) 947-8647. 

Amy and Timothy Middaugh are requesting approval to operate a group day care for 7-12 
children at 2300 Sandwood Drive. The subject site is located south of Wemple Road in Section 
22 of the Township. 

Information regarding the request may be examined at the Office of Planning & Zoning, East 
Bay Township Hall, 1965 N. Three Mile Road, Traverse City, Michigan 49696, during regular 
business hours of 7:00 a.m. and 5:30 p.m., Monday through Thursday. Comments may be 
made in writing addressed to Rick Brown, AICP, CBSP, East Bay Charter Township, 1965 N. 
Three Mile Road, Traverse City, Michigan 49696; via e-mail at rbrown@eastbaytwp.org; or they 
may be made in person at the hearing. 

Planning Commissioners and other interested persons, please meet at 5:45 p.m. the 
evening of the meeting, for a viewing of the site. 

If you are planning to attend this hearing and are handicapped requiring any special assistance, 
please notify the Township Clerk by calling at (231) 947-8647 as soon as possible. 

Robb Tubbs, Chairman 
East Bay Charter Township 
Planning Commission 

1965 N. Three Mile Road 
Traverse City, Ml 49696 www.eastbaytwp.org 

Rick Brown, AICP, CBSP 
Office of Planning and Zoning 
(231) 947-8681 

Phone(231}947-8647 
FAX (231) 922-2094 



MEMORANDUM 

TO: Planning Commission 

FROM: 

East Bay Charter Township ~ 

Richard F. Brown, Jr., AICP, CBSP / '/1 (J 
Township Planner J j 

DATE: February 28, 2018 

RE: Special Land Use #2-18 and Site Plan Review #3-18 (Middaugh) 

Amy & Timothy Middaugh are requesting special land use and site plan review approval for a 
group day care for 7-12 children at their home located at 2300 Sandwood Drive. The subject site 
is located south of Wemple Road in Section 22 of the Township. Currently, the applicants operate 
a family day care for up to six children. The most recent inspection report by the Department of 
Licensing & Regulatory Affairs was completed on September 14, 2017. After approval of a 
corrective action plan, their license was extended to September 6, 2020. 

The single family-dwelling was constructed in 1979 and occupies 1, 766 square feet of floor area. 

Master Plan 

The 2015 Master Plan identify the subject site as being in the Low-Medium Density Residential 
classification. 

Zoning 

The subject site is zoned LOR (Low Density Residential) and conforms to the minimum lot width 
and lot area requirements of the district. Section 401.3.g requires special land use approval for a 
group day care of 7-12 children, pursuant to the provisions of Section 602 (Special Land Use 
Review), Section 616 (Group Day Care), and Section 820 (Site Plan Review). 

Staff Analysis 

According to the submitted application, the peak periods for traffic associated with the day care 
will be between 7:30 a.m. and 8:30 a.m. in the morning and between 4:30 p.m. and 5:30 p.m. in 
the afternoon/evening. Should all the new children also arrive/depart during these time frames, 
approximately 24 new trip ends (12 in the morning and 12 in the afternoon/evening) will result 
during the two peak hours from the additional families - each car arriving or departing is 
considered a separate trip end. The average single-family dwelling produces approximately 10 
trip ends per weekday. 

' 
Staff contacted the Grand Traverse County Health Department as to whether it had any concerns 
about the increased number of children related to the existing on-site well or the septic system. 
According to a representative of the health department, an expansion of the septic system will not 
be required and the health department will only consider such if the septic field were to fail in the 
future. Otherwise, the department has no specific criteria pertaining to day care homes. 

The following review of the applicable criteria is provided for Planning Commission consideration. 



2- SLU #2-18 and SPR #3-18 (Middaugh) 

a. Section 602: Special Land Use 

The proposed Group Day Care is consistent with each of the review standards identified in Section 
602 as it is consistent with the Master Plan; is consistent with the intended character of the vicinity 
as the dwelling will not be altered; will not be hazardous or disturbing; is adequately served by 
essential public facilities and services; will not create excessive additional requirements at public 
cost; does not involve noxious or detrimental processes; will not adversely impact the 
environment; and meets the intent and purpose of the Zoning Ordinance. 

b. Section 616: Group Dav Care 

There are 10 special land use regulations and conditions identified in Section 616. A review of 
the applicant's proposal by staff indicates the following: 

• The dwelling and lot conform to the requirements of the LDR District. 
• All licensing will be maintained for the special land use to remain valid. 
• The outdoor areas used for the day care are fenced and landscaped as required. 
• No dumpsters are proposed -an additional garbage cart may be added. 
• No known group day care homes, adult foster care homes, substance abuse treatment 

centers, or halfway house are situated within 1,500 of the applicant's facility. 
• The existing family day care home is maintained in a manner consistent in appearance 

with the surrounding subdivision and the applicant has indicated the proposed group day 
care will be, as well. 

• Hours of operation will not exceed 16 hours during a given 24 hour period . 
• Parking on the driveway should be sufficient as it is large enough for up to five vehicles to 

be parked at one time, provided the applicant does not leave their personal vehicles or 
other objects/obstructions on it during peak periods. 

• No additional signage is proposed. 
• Landscaping and buffering will remain as exists currently on the site. 

c. Section 820: Site Plan Review 

As the dwelling currently contains a family day care in the home, the only proposed change to the 
site will be the increase in the maximum number of children allowed from six to 12. As a result, a 
formal site plan drawing was not required. However, the Planning Commission must still consider 
the applicable site plan review criteria as part of its review and may impose reasonable conditions 
it feels will address potential adverse impacts. 

A review of Section 820.7 indicates the applicant's proposed group day care is consistent with 
the criteria listed. In particular, the existing landscaping and fencing will be retained, any adverse 
effects on adjacent properties will be minimized based on the existing site design, all provisions 
of the Ordinance will be complied with, and the dwelling/day care is accessible to emergency 
vehicles. Furthermore, the proposed group day care at 2300 Sandwood Drive will be consistent 
with the intent and purpose of zoning to promote public health, safety, and general welfare of East 
Bay Charter Township; will preserve property values and natural resources in the vicinity; and will 
not increase the need for expenditure of public funds for infrastructure or services. 

To avoid the potential for congestion and/or hazards along Sandwood Drive, the applicant's 
driveway should be required to be open and accessible year-round during peak drop-off and pick
up periods at the group day care. This is particularly important in winter given the Grand Traverse 
County Road Commission prohibits all parking along county roads and road shoulders between 
December 1st and March 31st of each year. 



3- SLU #2-18 and SPR #3-18 (Middaugh) 

Recommendation 

Approval of both Special Land Use #2-18 (Middaugh) and Site Plan Review #3-18 (Middaugh), a 
request for a group day care for 7-12 children at 2300 Sandwood Drive is recommended, subject 
to the following conditions: 

1. All state and local licensing and permits shall be maintained at all times. 

2. The group day care shall be maintained in a manner in which the appearance of the 
dwelling remains consistent with the character of the surrounding neighborhood. 

3. The hours of operation for the group day care shall not exceed 16 hours during a given 24 
hour period. 

4. During the peak hours of 7:30 a.m. to 8:30 a.m. and from 4:30 p.m. to 5:30 p.m., the 
driveway at the group day care shall be kept free and clear of objects, obstructions, and 
the applicant's own personal vehicles to allow clients to drop-off and pick-up their children. 

Attachments 

1. Application materials 



---- - -- ------- - - --- - --- --~ - --
E_ac11~~m~ f=.E~.lli ~ FacJJLty_j;f.ldres_~ gru C<?UIJ!¥ Tei~...PJlQ.Jl~ 

050 
aEACO~ t:JOMEAT ADULT MEDIUM GROUP GRANO 

MISSiON POINT 
604 ASH STREET KINGSLEY 

HOME (CAPACITY 7-12) TRAVERSE 
(231) 263-732: 

145 
6EAQQ~ tlOME AT I I ADULT MEDIUM GROUP TRAVERSE GRAND 

SILVE__RV~ 
I • 4024 wYATT ROAD (269) 427 -640C 

I • HOME (CAPACITY 7 - 12) CITY TRAVERSE 

>819 e!;.ACQt:l OE Itl~ ~QBII:I 
ADULT MEDIUM GROUP 4160 BEACON GRANO 

HOME (CAPACITY 7-12) STREE T 
KINGSLEY 

TRAVERSE 
(231) 263-1353 

)116 BENTQN AFC fACILITY 
ADULT MEDIUM GROUP 7543 KINGSLEY KINGSLEY 

GRANO 

HOME (CAPACITY 7-12) ROAD TRAVERSE 
(231) 883-5386 

~412 
QASS ROAD AQ!..!L.I ADULT MEDIUM GROUP 3167 CASS ROAD 

TRAVERSE GRAND (231) 941-8685 

.E.Q.STER CARE HOME (CAPACITY 7-12) CITY TRAVERSE 

ADULT MEDIUM GROUP 4841 N LONG LAKE TRAVERSE GRAND (231) 645-2341 
3172 CHERRY Hit L HAVEN II HOME (CAPACITY 7-12) RD CITY TRAVERSE 

ADULT MEDIUhll GROUP 7733 KINGSLEY KINGSLEY 
GRAND (231) 263-7026 

0562 HI L LCREST AFC HOME (CAPACITY 7-12) ROAD TRAVERSE 

ADULT MEDIUI\/1 GROUP TRAVERSE GRAND (231) 941-5732 

2540 H O RIZON NORTH A F C 
668 S AIRPORT CITY TRAVERSE 

HOME (CAPACITY 7-12) 

ADULT MEDIUM GROUP 
GRAND (231} 276-9260 

;9926 1-..AKE SHORE A,FC 
2480 T O NAWANDA GRAWN TRAVERSE 

HOME (CAPACITY 7-12) 

ADULT MEDIUM GROUP 4140 BEACON GRAND (231) 263-1350 KINGSLEY 

~6815 MQ.Rt:ll t:l ~ SlAB HOivlE (CAPACITY 7 -12) S TREE T 
TRAVERSE 
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OG280339124 
CHILO CARE GROUP HOME 

A JUMP AHEAD DAY CARE 3846 STONERIOGE DRIVE TRAVERSE CIT (CAPACITY 7 -12) 

OG280308784 
CHILO CARE GROUP HOME 

ALPERS-RICHARD JONI 1171 MULBERRY DRIVE TRAVERSE err (CAPACITY 7-12) 

OG280277241 
CHILO CARE GROUP HOME 

BAZZETT CHRISTINE MARIE 926 STATE STREET TRAVERSE CIT' 
(CAPACITY 7-12) 

OG280259614 
CHILO CARE GROUP HOME 

BIRGY MARY JO 904 W . FORESTLANE DRIVE TRAVERSE CIT'w (CAPACITY 7 -·12) 

DG280389495 
CHILO CARE GROUP HOME 

BURNS ALISO~, 227 E ELEVENTH TRAVERSE CITY (CAPACITY 7-12) 

OG280366390 
CHILD CARE GROUP HOME 

DOW LAN KIMBERLY 6030 GALVIN ROAD n:~AVERSE CITY 
(CAPACITY 7-12) 

DG280361933 
CHILD CARE GROUP HOME 

EB.~KIM RENE!;. 4340 N MANORWOOD TRAVERSE CITY (CAPACITY 7-12) 

DG280385421 
CHILD CARE GROUP HOME 

GOODCHILD WENDY 3621 E I. ONG LAKE RD TRAVERSE CITY (CAPACITY 7-12) 

DG280338424 
CHILD CARE GROUP HOtv1E 
(CAPACITY 7-12) 

r-tAROY SARAH 3381 CRESTVIEW DRIVE TRAVERSE CITY 

DG280387715 
Ct-IILD CARE GROUP HOME 

HOLT. SUZ8NNE 4 54 9 LAKE PINE DRIVE TRAVE RSE CITY (CAPACITY "1·12) 

~ 



B08RDMA:N LAIS,E; GI.,J;;~S ; ADULT LARGE GROUP 1456 BRIGAOOON ' TRAVERSE GRAND 

BRlGAD_OON HOME (CAPACITY 13-20) ) CRT CITY TRAVERSE 
(231) 933-0933 . 

60ARDMAt\l lA~E GLE;~Si ADULT LARGE GROUP 1400 BRlGAOOON TRAVERSE. GRAND 

~ HOME (CAPACITY 13-20) CRT ~ CITY TRAVERSE 
(231) 941-1919 

111111/IIIPflf!l 

CHERRy_l:::t.lU.... HAYEN I ~ I I I 
ADULT LARGE GROUP 4841 N. LONG LAKE TRAVERSE GRAND 

HOME (CAPACITY 13-20) RD CITY TRAVERSE 
(231) 933-0421 

~. HAYEN Ill 
ADULT LARGE GROUP 4885 N LONG LAKE TRAVERSE GRAND (231) 645-2341 

I HOME (CAPACITY 13-20) ROAD CITY TRAVERSE 

\ 
,CJ,JI..V~B, MEAQQWS AQU6I ADULT LARGE GROUP 

I TRAVERSE GRAND 

FO§Tt;B CARE HOME (CAPACITY 13-20) 
5840 CULVER RD. CITY TRAVERSE 

(231) 943-9421 

' C:UL.~£;.8 MEAQQWS ADULT LARGE GROUP 1661 N. WEST ', 
TRAVERSE GRAND (231) 943-9421 

:SENIOB LIVING HOME (CAPACITY 13-20) SILVER LAKE \ CITY TRAVERSE 

ADULT LARGE GROUP 7438 N LONG LAKE TRAVERSE GRAND (231) 922-5974 
JOY__G_!Y'.ERS INC. HOME (CAPACITY 13-20) ROAD CITY TRAVERSE 

M£8.l:t~ CAB.E ADULT LARGE GROUP KINGSLEY 
GRAND (231) 263-5975 

147 E M-113 

C E Nif;.B HOME (CAPACITY 13- 20) 
TRAVERSE 

ADULT LARGE GROUP 
TRAVE RSE GRAND (231) 946-2999 

TRAVE RSE tv1ANOR 
1 8 9 9 DRACKA ROAD CITY TRAVE:RSE 

HOME (CAPACITY 13-20) 

~~.QB~ 8FC ,t;or ... <1F..~ ADULT LARGE GROUP 
GRAND (231) 276-9795 

265 1 LEAF LANE GRAWN TRAVERSE 

~ 
HOME (CAPACITY 13-20) 
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Letter to the East Bay Township, 

A couple years ago, Tim and I entertained the idea of expanding my family daycare program (up to 6 children) into a group daycare 

program (up to 12 children) at 2300 Sandwood Drive. Due to opposition from a few homes, we decided not to pursue the 
expansion. But times have changed and the community desperately needs more people willing to provide childcare. Allow me to 

further explain what local families are dealing with. 

There are families struggling to keep their jobs because of the severe lack of daycare in our area. There have been several articles in 
the paper and many posts on social media concerning the shortage. I turn prospective clients down every week. Infant care is 

almost impossible to find for working parents. Waiting lists continue grow at all centers, group homes and family childcares. These 

moms are getting on wait lists the second they discover their pregnancy but the wait lists are longer than gestation I Also, TCAPS just 

sent out a notice to parents that their tuition based preschool programs will cost $170 per week and charge an additional $50 per 

week for care that extends beyond the school's dismissal, requiring working parents to pay $220 a week! Often times the mom and 
dad have to work opposite shifts to cover daycare and cannot spend time as a family altogether. I have two growing families that I 

do not have enough spaces to keep and can't stand the thought of sending them elsewhere or to see them split up. This is another 

serious issue for parents because in order to work, they often have to split their children between different daycares in order to find 

spaces so they can continue to work and provide for their families. Other families are struggling and dependent on the social 
welfare system because they can't find quality daycare for their children. Some other families had to leave our area or struggle to 

get by on a single income. Another issue is that licensing rules have become more stringent, specific and invasive forcing many 
daycare providers to throw their hands up and quit. This child care shortage has become too difficult to ignore. 

I do respect my neighbors and do not want to decrease the pleasure and comfort of our peaceful neighborhood. I know the major 
concern is traffic patterns and obstruction of vehicles. I have a plan to keep this under control. I will stagger my drop off and pick up 

times. I can fit 5 additional vehicles in my driveway. And, we will allow our clients to park off the road onto the front of our yard to 
stay out of the way of passing neighbors. Additionally, in winter, Tim will snow blow further into our yard so that if the driveway is 

full, the clients can still park off the road a bit. Additionally, I plan to try to reach sibling families so that will decrease the amount of 
cars that come and go. It will NOT be 12 vehicles coming and going. It'll more than likely be 6 or 7, possibly 8 if I have a high 

percentage of singletons. I'm also not planning to jump right into 12 enrolled children. We plan to enroll the children slowly so we 

can allow my existing children to adapt, so Tim and I can find our team groove and to keep an eye on the traffic patterns. I do have 6 

children already waiting to enroll on my wait list, two sets of two siblings and 2 singletons. Currently I have 2 sets of 2 siblings and 2 
singletons. So once all12 children are in attendance, I will have 8 cars total. In the fall one of my singletons is moving to preschool 

and a current child is expecting a sibling that will be enrolled then, decreasing us to 7 cars. 

I know there will be minor inconveniences that arise despite my best efforts. I have confronted most of my neighbors personally to 
address their concerns. I am sure that with a little communication, patience and understanding that we can keep things moving 

smoothly. I'd like to point out that a few years ago, there were three daycares in this subdivision. Cheryl Beery held a group daycare 
while I held my family daycare directly across the street while Sandy Oliverus held her family daycare at the end of the cui' de' sac. If 

3 daycares operated without incident or issues, I'm sure that one can. I am confident that we can work through the minor 
inconveniences to my neighbors to meet the needs of our growing community families. I really truly love my job. I provide a high 

quality program from infancy to kindergarten with a balanced curriculum. My students start kindergarten with social skills, good 
manners, reading, writing and math skills that gives them a great start in school and in life. Yes, this does qualify as a business that 

supports my family, but more importantly I have the privilege of enriching young lives and that's what really matters. 

Thank you for your time and consideration, 

Sincerely, 

Amy Middaugh 

231-633-9203 



Phone (231) 947-8681 
Fax (231) 922-2094 

EAST BAY CHARTER TOWNSHIP 
1965 Three Mile Road North 

Traverse City, Michigan 49686 
Office of 

Planning & Zoning 

APPLICATION FOR SPECIAL LAND USE AND SITE PLAN APPROVAL 
(As Amended 5/31/03) 

&fJ(L 3 - I (:1 CFor office use only) ·. 

FileNo.SLU- 2-Jg FeePaid$/jb.OV .$3'iJJ;J... EscrowPaid$ N'~ 
Date Receiv~d · / I 1!'1 18 Hearing DMe .·· d?Lz ~ . I. ,? .· Date of Final Action 3 I '- I I Y 

c . - .· . . 

Section 1. Applicant Information 

Applicant/ Authorized Agent's N arne ·.dm:i aa d If rn MJddtt '(J h 

Address :<.300 s().~dwood [#- PhoneNo.(l3{)6?~-9MB -
Nature of Applicant's Relationship to Property:_-=~'---'--'C-'rrl~e=--=o:....w'----_n_e.-_r-_ ___ _ _ ____ _ 

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 th' application are true. 

Owner's Name An& .d)iJJaurft ( o.n d Irn) 
Address ~0 0 , fandwood DY; V f; Phone No. (Z~f ) {,J2 .,..- 'Uo ,3 

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 w, th this applicatior: are true. 

Dat'P tj} r( [8J 

Designer's Name Uk f,t21':; J-fu:rus "lr.e..s.dJ. 0]/ twz t1 rz ~r S-l-V 'if 
Address ~00 So_Y)d wooi J>r,'vec- Phone No. ct?/) 11?-*q~ 3 

Section 2. Property Information 

Property Identification Numbers (PIN), list all parcels affected: 'ia0- jd/z- ()0 

Legal Description, if any new property divisions are proposed (may be attached): 

Zoning District l-D R_ Area of Property 0 Acres 0 Sq. feet 
For properties of less than one acre, use square feet. 



.. . Section 3. Special Land Use Information 

Site Plan Attached. Note, all special land uses require site plan approval prior to construction and East BayCharter 
Township requires simultaneous processing to assure complete disclosure and expeditious processing. 

Describe in detail the expected effect of the Special Land Use on the following. Attach additional sheets, as 
needed. Please respond to each item, unless it is waived by the Zoning Administrator. Provide quantified 
information where it is available. 

ergency service requirements (discuss police and fire protection needs of the project){;f~ 
. r · ~ . ~ 

Additioriai.material riecessary t~ consider the tmpact 'of the project upon adjacent properties arid the 
general public as r~quited by the Township Zoning Administrator including any material required by 
Article VI of the East Bay Towns !tip Zoning Ordinance. ,, , , , 

Check if Attached , Section No. , 

0 

0 

0 

0 

0 

0 

Description 



Section 4. 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: 

0 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 ~nd address of the preparer. 

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

D 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. 

D Itemization of existing man-made features. 

D Dimensions of setbacks. 

D 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. 

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

D Dwelling unit density, where pertinent. 

D 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. 

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

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

D Location and nature of fences, landscaping and screening. 

D Proposed earth changes. 

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

D 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. 

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



Section 5. Additional Information 

If applicable, provide the following further information: 

Not 
A. Sanitary Sewer Service Yes No AQQlicable 

1. Does project require extension of public sewer line? 0 f2{ 0 

If yes, has a Utility Agreement been prepared? 0 0 0 

2. Does existing sewer line front subject parcel? 0 0 0 

If yes, is there a Lateral Charge/ Assessment Char!f? 0 0 0 

3. Will a community wastewater system be installed? 0 ~ 0 

If yes, has a Utility Agreement been prepared? 0 0 0 

If yes, provide construction plans and specifications 

4. Will on-site disposal be used? 0 0 0 

If yes, is it depicted on plan? 0 0 0 

B. Water Service 

1. Does project require extension of public water main? 0 ;& 0 

If yes, has a Utility Agreement been prepared? 0 0 0 

2. Does existing water line front subject parcel? 0 0 0 

If yes, is there a Lateral Charge/ Assessment Charge? 0 0 0 

3. Will a community water supply be installed? 0 .sa 0 

If yes, has a Utility Agreement been prepared? 0 0 0 

If yes, provide construction plans and specifications 

f c. Public utility easements required? 0 0 

If yes, show on plan. 

D. Site Drainage 

1. County drain usage approved by County Drain Commissioner? 0 0 X 
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? 0 0 

If yes, has Road Commission approved (attach letter) 0 0 

2. Will public streets connect to adjoining properties or future streets? 0 0 

3. Are private roads or interior drives proposed? 0 0 

4. Will private drives cmmect to adjoining properties service roads? 0 0 

5. Has the Road Commission or MOOT approved curb cuts? 0 0 

If yes, attach approved permit. 



Section 6. Special Land Use Review Standards 
Indicate 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. Attach additional sheets, if necessary. 

A Special Land Use shall ... 

a. Be consistent with the adopted Township Comprehensive Plan. 
J!lArrl)J - VI o l£; !i.i, S · 

b. 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. , ~ t 

fr:t*4 ~~t'lf/-:ar~tfc u tS. 

d. 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 

e. 

g. Ensure that the environment shal e preserved in its natural state, insofar as practicable, by minimizing tree 
and s il removal, and by topographic modifications that result in maximum harmony with adjacent areas. 

lJ 

h. 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. 
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JANUARY 29, 2018 

HOM£{/) 

NORTHERN SEEN 

THE NORTH 'S CHILDCARE CRISIS 
CHILD CARE DESERTS AND MONTHS-LONG WAITING LISTS ARE PUSHING 
NORTHERN MICHIGAN'S DAY CARE SITUATION TO A CRISIS POINT. 
BY PATRICK SULLIVAN (!NEWS/AUTHORS/PATRICK-SULLIVAN/) I JAN. 27, 2018 



Lack of professional childcare is a crisis in northern Michigan 

that's tantamount to the affordable housing shortage. Unlike 

housing, however, the childcare shortage disproportionately 

affects women. 

In Traverse City, there are months-long waiting lists for childcare 

for infants and toddlers. In rural areas, there are childcare 

deserts where the closest licensed provider is dozens of miles 

away. 

"Where do I start? We are a disaster area," said Bob McNabb, a 

first-year Frankfort city council member who made childcare a 

platform of his campaign. "Certified, qualified, safe, secure -

that kind of childcare, unless you have it within your family, is 

very hard to find, especially for zero-to-three-year-old kids." 

DAVCARE UNDERGROUND 

People expect childcare to be cheap, and most aren't willing, or 

cannot afford, to pay too much for it. That's made it a low

paying profession, one that only someone completely dedicated 

to children would go into, said Mary Manner, collaboration 

coordinator for the Great Start program in Traverse City. 

Low wages, on top of state regulations that keep childcare 

providers spending and scrambling to adhere, has made 

childcare a scarce commodity. 

"It's expensive, especially for infant care, because the ratio of 

caregiver to infants [1 to 4] is small," Manner said. "If you want 

to pay a living wage to that one person who is taking care of 

those four infants, care is going to be in excess of $10,000 a 

year." 



There are other problems that feed the region's childcare crisis, 

she said. As the economy improves, childcare workers are drawn 

to jobs that offer better hours and better pay. More and more, as 

regulations have tightened, operators of home-based daycares 

have gotten out of the business rather than making 

improvements required by the state. 

Manner recalled one childcare provider who worked out of her 

home had to close when she was told the risers on her stairs 

were too steep. 

"They basically said you have to remodel your stairs, and she 

couldn't afford to do it," Manner said. "It's these things that 

make sense from a code perspective, but in reality, don't make a 

lot of sense." 

Manner said that, in recent years, regulators have become less 

adversarial and more helpful with providers, in part because the 

increased regulations have caused a lot of childcare to go 

underground. 

~'They're just not getting licensed," Manner said. "They're just 

taking care of kids without licensing, so they're just avoiding the 

whole thing." 

Offering unlicensed daycare is a crime that carries stiff penalties, 

including jail, though Manner cannot recall a case that's resulted 

in that. It is legal for an unlicensed provider to care for children 

in the child's home, or for a relative to care for children in the 

relative's home, but it's illegal for an unlicensed provider to take 

children into their own home. 

Nonetheless, there apparently isn't a lot of enforcement. 



On Craigslist recently, one person advertised their "unlicensed" 

daycare. After the person was contacted by a reporter and asked 

for an interview, the ad disappeared. 

BENZIE'S SUBTERRANEAN UNDERGROUND 

McNabb, who also owns Bayside Printing in Frankfort, said lack 

of childcare forces people find solutions that are not ideal. 

Today, McNabb provides childcare for his daughter's fourth child 

at his business. He also helped her out with her first three. 

But not everyone has family to fall back on. Lack of childcare 

that's affordable for working people is part of a larger cycle that 

keeps people - especially single women - struggling in 

northern Michigan. 

If a father doesn't stick around to help, mothers in need of 

childcare typically work two or three jobs in order to survive, 

McNabb said. The underground economy that's pervasive across 

northern Michigan, especially in rural areas, where men plow 

driveways or do odd jobs for cash, furthers the struggle for 

working single mothers, because when they attempt to collect 

child support, the father's income is not recorded. 

"Too many baby daddies bail out on the responsibilities. I've got 

a hundred anecdotal stories about this stuff," McNabb said. "Go 

to family court and pay attention to what's going on -there is a 

subterranean, underground, off-book economy that permeates 

northern Michigan." 

In Frankfort, the only significant childcare provider is Paul Oliver 

Memorial Hospital, but it doesn't come close to fulfilling all of the 

demand, especially when it comes to infant care. 



That leaves people to improvise. 

"The young mothers who are otherwise beset by the chaos of 

trying to get by, so that they can work the piss-poor jobs that 

they need just to get by, they are getting together in small 

groups, and they are helping each other," he said. "They've 

arranged little cabals to help take care of each other's children." 

On the city council, McNabb helped start a task force to look at 

childcare. He also sits on a committee that is working to create a 

community center. He hopes that the community center will 

include a daycare. 

IMPORTANCE OF STABLE CARE 

No one know how many unlicensed daycare operators there are 

in northern Michigan. Manner said she knows it is a significant 

number. 

"We think there's a 40 percent gap in infant and toddler care in 

our communities, based on the number of people in the 

workforce and the number of infants and toddlers that there are. 

We can only account for about 60 percent of them in licensed 

care," she said. "So they are somewhere." 

Some mothers stay home. Other children, no doubt, are with 

relatives. Some parents juggle schedules so that one works days 

and the other works nights and weekends so that someone is 

always available to watch the kids. 

"Lots of people are in a situation where one day it's the 

neighbor, and the next day it's the person down the street, and 

the next day it's a friend across town, and the next day they 

actually have to take their kid to work with them," Manner said. 



"So we wind up in this situation where there isn't that kind of 

predictable, constant care. It makes a huge difference in 

children's social and emotional development." 

That's dangerous for child development, Manner said, because 

young children, especially in the first 18 months, need stable 

care from familiar faces. Many people also undervalue childcare's 

role in a child's development. Good childcare, she said, is not the 

mere warehousing of children. 

"When you think of all of the things that a child learns from birth 

to the day they enter kindergarten, they learn to talk and walk 

and interact with people and manipulate their environment. Feed 

themselves. Clothe themselves," she said. "I mean, they learn 

everything that you need to know to be a functioning human 

being in the first five years." 

DEDICATION TO CHILDREN REQUIRED 

Childcare providers agree that it is a difficult and undervalued 

business. You've got to be dedicated to children in order to 

survive. 

early LaFreniere, administrator at the Bayview Child Care Center 

and Pre-School in Traverse City, has been in childcare for 20 

years and said she's seen the regulations get more onerous over 

the years, forcing people out of business. 

"In Traverse City, we obviously do not have enough centers, and 

I think the reason we don't have enough centers is because the 

licensing rules are just so ridiculous," she said. 



For instance, LaFreniere just licensed a new building in 

September, a process she found dumbfounding and frustrating. 

The newly opened daycare cannot use one of their upstairs 

rooms because its windows are rated to keep out fire for 20 

minutes, not the required 30 minutes. A fix would cost $4,000. 

Bayview has a waiting list for the infant/toddler program, and 

the preschool program is filling up and close to the point of 
having a waiting list, she said. 

"Parents that move from downstate or another area, they are 

surprised," LaFreniere said. "Parents from Traverse City, they 

know as soon as you find out you are pregnant, you get on a 

waiting list." 

Beth Fryer and her daughter-in-law Anna Fryer run the Teddy 

Bear Day Care and Pre-School at two locations, one in Long Lake 

Township and the other at a new location on 14th Street in 

Traverse City. 

"If you're downtown, you pretty much have only two childcare 

center options within a close vicinity, and then those are full," 

Anna Fryer said. "Pretty much anywhere you go, there is a wait 

list for infants and toddlers." 

Anna Fryer said she and her mother-in-law pay themselves less 

so that they can pay their childcare workers above-average 

wages. 

What's frustrating to people who work in childcare is the 

disconnect between the esteem the job holds in society and the 

impact their work has on human development. 



"It's not a moneymaker by any means, because, again, we're not 

recognized as being as important as we are," said Anna Fryer, 

who has worked in childcare for 17 years. 

"What we know that the studies have shown is that the first 

1,000 days of a child's life are by far the most important days," 

said Beth Fryer, who has worked in childcare for 34 years. "So 

we take our jobs very seriously and make sure that we expose 

all our children to as many wonderful experiences as we can. 

PROBLEM FOR EMPLOYERS 

Lack of childcare is also a problem for employers, who find they 

have trouble retaining female employees after the birth of a 

child. 

Coco Champagne, senior vice president of human resources at 

Hagerty, said her company has gone to great lengths to make 

life easy for new parents. They offer paid maternity and 

paternity leave, they offer graduated return-to-work hours so 

that employees can transition back into full-time work, and they· 

offer a wellness program for new parents. 

That doesn't solve how hard it is for parents to find childcare 

once they return to work, however. 

Champaign said she is working with other business and 

community leaders to bring more childcare to Traverse City after 

Hagerty determined it would not be cost-effective to open an in

house daycare. 

"It's a challenge for working families and the lack of childcare 

presents challenges for primarily women as they are entering 

back into the workforce," she said. "We really need to come 



together as a community to help find alternatives." 

Manner agreed that the shortage is hurting women, which is 

hurting the economy. 

"Right now, we are graduating more women from college than 

we are men. But the number of women are declining in the 

workforce, so the investment we are making, which is huge, with 

post-secondary education in our state, we're not benefiting from 

it," she said. "Every time that a mom stays out of the workforce 

because she can't find childcare, that's changing that return on 

investment." 

How do you increase the supply of childcare to make it more 

accessible to families, and at the same time raise the wages of 

childcare workers, to make it a more appealing career? It's a 

conundrum. 

"We need to take it seriously. We need to really understand that 

childcare is an essential service in our economy," Manner said. 

"Every business in town has a help-wanted, now-hiring sign in 

the window, and I know a couple of businesses who are really 

frustrated right now because they've just lost employees who 

had babies." 

LONG HOURS AND LOW PAY 

Childcare workers are among the lowest paid workers across the 

country. An analysis by the Center for the Study of Child Care 

Employment at University of California, Berkeley determined the 

median wage for childcare workers is $9.77 per hour, putting it 

at the bottom two percentile of all occupations. 



In Michigan, the study found that the median hourly wage for 

childcare workers dropped from from $10.46 to $9.43 between 

2010 and 2015. By contrast, a kindergarten teacher in Michigan 

made an average hourly wage of $25.22 in 2015. 

"It's just not adding up," said Candice Hamel, Great Start 

executive director. "If we're paying great people such low wages, 

we're not going to retain them. We're paying them lower wages 

than we're paying fast food or even animal handlers." 

Hamel said Great Start works to improve the quality of daycare 

that's provided. Part of the goal is to change the perception of 

childcare so that it's valued more by society. 

The low wages combined with a perception that childcare is 

expensive explains why there are waiting lists in Traverse City 

and deserts in Benzie County- the people who are educated to 

provide quality care for children should be able to earn more 

money, and society should respect the profession enough so that 

the added costs would be accepted. 

"These licensed providers are not babysitters - they are licensed 

professionals, and they do really hard work," Hamel said. "Some 

of those higher risk communities, those are the families that 

can't afford that higher quality care, and those are the ones that 

need the highest quality care the most." 

LOOKING TO LANSING 

Matt McCauley, executive director of Networks Northwest, said 

he sees the daycare crisis as an economic development issue 

that the state is ignoring. 



"In terms of importance to the region, it's right up there with 

housing," McCauley said. "If we're looking to attract and retain a 

younger, highly skilled workforce in this region, we have to have 

these conversations about housing and daycare." 

Although there's a recognition now that the state of childcare is 

in crisis, solutions are not immediately evident. 

"There's not a silver bullet, there's not one thing that put us in 

this place, and there's not one thing that can take us out of it, 

either," McCauley said. 

Gabriel Schneider of Northern Strategies 360, a government 

relations consultancy, said his firm worked with legislators to 

find room in the state budget to free up more money for 

daycare; their intent was to spur an increase in the poverty level 

threshold for daycare subsidies for working families. 

Schneider said he's also working with people in northern 

Michigan to come up with broader legislation that could make 

childcare more accessible. 

"We don't have one proposal that were all behind yet, but that's

what we're hoping to develop," he said. "It may not be one 

thing. We hope to have proposals, even plural, to look at for how 

to address this." 

Ken Morin, legislative director for Rep. Michele Hoitenga (R)

Manton said his office plans to propose legislation to address the 

problem, though they aren't yet sure what it will look like. 



"We are definitely aware that there is a daycare shortage in 

northern Michigan," Morin said. "It is definitely something that 

the representative is looking into." 

30 YEARS AND STILL NO RESPECT 

Thirty years ago, Christine Bazzett wrote an article about how 

hard to is to run daycare while people have no respect for the 

profession and think of it as women's work that should be 

performed at home for free. 

Not much has changed in three decades, Bazzett said. 

Bazzett operates Joyful Noise Daycare in Traverse City. She said 

her business keeps her so busy that she could only answer 

questions via email. 

She said the result of the low-pay and low regard that people 

hold for the childcare profession is that few people go into it, so 

it makes sense there isn't enough supply to meet the demand. 

"I get phone calls almost every day from parents looking for 

childcare," she wrote. "I can't speak to their level of difficulty, 
" 

but they seem frustrated or discouraged or worn out when they 

call and get a 'no' from me." 

Bazzett said her next opening is in September 2019. 

Employers should pay their employees more so that the 

employees can afford to pay more for childcare, she said. 

Employers should also offer regular, dependable schedules and 

be willing to be flexible so that employees can work with their 

childcare providers. 



"It's amazing to me that a large office complex can't let an 

employee shift their hours 15 minutes so they can pick up their 

child on time, and yet, they often won't," Bazzett wrote. "They 

expect that the provider will work overtime rather than let the 

employee come in a bit early and leave early." 

Ultimately Bazzett said that childcare professionals should get 

more respect. 

"We hear a lot about the difficulty parents have finding and 

paying for child care, but not a lot about why none of them are 

considering it for their career. And if they did, what would their 

friends think?" she wrote. "I'm still referred to in many circles 

and by some of my clients as 'the sitter.' I'm 61 years old. If that 

could change, my life would be better." 



February 10, 2018 

To whom it may concern: 

Amy and Tim Middaugh have been our neighbors for over 10 years. They have been excellent people and 

are a positive impact on the neighborhood. They have had a childcare business as long as we have 

known them and we have not seen any negative impacts. In fact, there are benefits to having people at 

home during the day when many are off to work. 

In the past, three childcares operated in the neighborhood and there were no issues with traffic since 

the majority of the traffic are in the morning or evening only. The road ending in a cul-de-sac also 

automatically helps to reduce the amount of traffic and speed of vehicles. 

Overall, we have seen evidence of good civic responsibility from the Middaughs such as caring for or 

befriending coast guard families, maintaining a clean property, and being welcoming to new residents. 

We are glad to support their request to expand their childcare service to improve their livelihood. 

Sincerely, 

Yrz:gandJ~~ 
Phone: (231) 944-4591 

Email: Yengvang2@gmail.com 



Signatures of Acceptance for Group Childcare at 2300 Sandwood Drive 

We, the undersigned, have spoken with Amy Middaugh about her daycare business expansion and are not opposed. In 

recent years, there was a group daycare and two family daycares functioning without incident. She has shared her 

staggered traffic plans and parking accommodations for her clients. We recognize the need for additional childcare in 

our community. We agree that the Middaugh's have been respectful and approachable so we feel confident that if any 
issues arise that inconvenience us, that we can solve concerns by speaking with them. 

Name: Pam J<c/foheC Date:~ d & gnature:/6mfJ4di!;u House Number: ) =?-& ':/ 

Name:~ Date: ___ Signature?'t-ef'~~~ House Number: 



Signatures of Acceptance for Group Childcare at 2300 Sandwood Drive 

We, the undersigned, have spoken with Amy Middaugh about her daycare business expansion and are not opposed. In 

recent years, there was a group daycare and two family daycares functioning without incident. She has shared her 

staggered traffic plans and parking accommodations for her clients. We recognize the need for additional childcare in 

our community. We agree that the Middaugh's have been respectful and approachable so we feel confident that if any 

issues arise that inconvenience us, that we can solve concerns by speaking with them. 

Name: _____ ___ __ Date: ___ _ Signature: _ _____ ___ House Number: ___ _ 

Name: _ _________ Date: ____ Signature: _ ___ _____ House Number: ___ _ 

Name: _ _ ________ Date:. ____ Signature: _________ House Number: _ __ _ 

Name: ___ _ _ ___ __ Date: ___ _ Signature: _ _____ ___ House Number: ___ _ 



2/20/2018 Daycare Letter 

f- Daycare Letter 

Sarah Mooney 
3654 Forest Lakes Drive 
Traverse City, MI 49696 

February 15, 2018 

To Whom It May Concern: 

I would like to express my support of Amy Middaugh's daycare. Our daughter has been at Amy's daycare since 
she was 4 months old. Amy is a wonderful child care provider who provides the utmost service to her clients. 
Her daycare is an asset to our community. 

I believe allowing Amy to increase her daycare size would be wonderful for the community. There is a struggle 
to find childcare in the Grand Traverse Area currently, and her increase would be a wonderful addition to 
parents who are looking for childcare. I am currently pregnant with my second child and would like to keep 
my girls together at the same child care center. Allowing Amy to increase her size would allow me to keep my 
family at the same child care center. 

The quality of Amy's program is amazing. I constantly have people telling me how ahead my daughter is for 
her age in her abilities. She offers a constant stream of activities that provide my daughter with wonderful 
opportunities to grow. Amy also assesses each child individually through an extensive process and then holds a 
conference with the us to go over our daughters progress. 

Amy has mentioned respect for her neighbors, in terms of traffic and parking during pick up and drop off. She 
is cognizant of her neighborhood community when she is thinking about this expansion. She has ample parking 
in her driveway for drop off and pick ups. 

Amy provides a wonderful child care service that many other families would benefit from. Please consider her 
business expansion as it would be a fantastic addition to the community. 

Sincerely, 

Sarah Mooney 
(231) 944-8182 
mooneysarahe@gmail.com 

https://docs.google.com/document/d/11 kQmJY7nsgJL575cjR 1 SQihEST-jzsc1 Alsxl U BKrOo/mobilebasic 1/1 



2/20/2018 Grand Traverse County Mail - Fwd: Amys letter 

Leslie Couturier <lcouturier@eastbaytwp.org> 

Fwd: Amys letter 
1 message 

Amy <amymiddaugh@hotmail.com> 
To: "lcouturier@eastbaytwp.org" <lcouturier@eastbaytwp.org> 

A letter from an existing client 
Sent from my iPhone 

Begin forwarded message: 

From: Brittany Baumchen <britna1133@gmail.com> 
Date: February 19, 2018 at 3:29:25 PM EST 
To: amymiddaugh@hotmail.com 
Subject: Fwd: Amys letter 

---------Forwarded message--------
From: David Gratiot <dgratiot@gmail.com> 
Date: Mon, Feb 19, 2018 at 3:16PM 
Subject: Amys letter 
To: Brittany Baumchen <britna 1133@gmail.com> 

Tue, Feb 20, 2018 at 1:39 PM 

I'm writing this letter to show my support for Amy Middaugh opening a group daycare. My daughter has 
been a member of their daycare 'family' for 2 years now and my wife and I could not have asked for a better 
daycare provider than Amy. The program Amy has for her kids in daycare is outstanding. She is great with 
the kids, and is teaching and helping them get ready for kindergarten. Our community needs more facility's 
like Amy's, and by opening the group daycare, this will allow more children the quality daycare that they 
need. Amy is also very concerned about the safety of the children, and shows great concern for her 
neighbors. She makes sure to let everyone know we are to park in her drive way, not block the main road, 
and to have a hold of our child's hand while walking out of, or into daycare. My wife and I are planning on 
having a second child, and I would love to have them together in daycare, and as of currently, we will not be 
able to do so. Again, Amy and Tim are great providers. I'd love to see them be able to open their group day 
care! 

Dave Gratiot 

https:/ /mail.google.com/maillu/0/?ui=2&ik=7 a362eee46&jsver=9Ctl0cfiWQ.en.&view=pt&search=inbox&th=161 b4839186faf55&siml= 161 b4839186faf55 1/1 



February 24, 2018 

Dear Planning Commission Members, 

I am writing this letter in support of the expansion of Stepping Stones Preschool and Child care {Tim and 

Amy Middaugh) from six children to twelve. My son has been a student of Amy's for three and a half 

years now and I have been extremely pleased with the level of care, education, and love given to him 

during that time. Amy is a fantastic educator; she is well organized and she makes sure to plan activities 

that engage all the students, regardless of their age. She spends her free time planning new and 

educational activities for the kids. Amy is constantly attending trainings to make sure she is up-to-date 

on new information for providers and she keeps up with the requirements at the local schools so that 

when a child leaves her care, he or she is ready to go straight to kindergarten. One of the aspects of her 

care that I love the most is that she gives the kids a great balance of structured education and free 

choice play. Her back yard is completely dedicated to the kids and they are able to play outside in a safe 

environment almost daily. As the mother of a rambunctious four-year old boy, this is greatly 

appreciated! Amy is patient and loving but also maintains discipline and as a result, the children respect 

her. 

I believe expanding from six children to twelve will have a minimal impact on the flow of traffic through 

her neighborhood. A few times per year, we parents receive reminders from Amy to make sure we park 

in her driveway and maintain control of our children when near the road during pick-up and drop-off. 

Personally, I always make sure to give the neighborhood traffic the right-of-way when exiting her 

driveway. 

I have read many articles recently that highlight the shortage of childcare in Northern Michigan. When 

my son started at Stepping Stones at age 10 months, I had called over 15 childcare providers before I 

lucked out and found an infant opening with Amy. My husband and I are hoping to have a second child 

in the next year and it would be wonderful if both children could attend Stepping Stones at the same 

time. I have friends in the area who were forced to split up siblings between care providers or enroll 

their eldest child in preschool before they thought she was ready, because the childcare shortage is so 

dire. For mothers like me who need and want to work in this area, it is imperative that more childcare 

options become available. I could not recommend any two people more highly to provide that care than 

I do Amy and Tim Middaugh. 

Sincerely, 

Michelle VanDenBrand 
839 Pine Grove Avenue 
Traverse City, Ml 49686 



2/26/2018 Grand Traverse County Mail - Fwd: Group Day Care License 

Leslie Couturier <lcouturier@eastbaytwp.org> 

Fwd: Group Day Care License 
1 message 

Amy <amymiddaugh@hotmail.com> 
To: "lcouturier@eastbaytwp.org" <lcouturier@eastbaytwp.org> 

Sent from my iPhone 

Begin forwarded message: 

From: b bob <bcbeery@gmail.com> 
Date: February 25, 2018 at 8:48:46 PM EST 
To: amymiddaugh@hotmail.com 
Subject: Group Day Care License 

To Whom It May Concern, 

Sun, Feb 25, 2018 at 11:37 PM 

From 1981 -2011 I operated a licensed group day care home at 2297 Sandwood Drive. My business was 
directly across the street from Amy Middaugh. Amy and I both operated child care homes for approximately 
six years during this time. We never had any issues with traffic. Together we were licensed for 18 children. 
This would represent up to 15 different families transporting and picking up children throughout the day. 
Very seldom did more then 3 families arrive at the same time between both day care homes. She and I had 
large driveways that could each accommodate two to three cars at one time. Rarely was parking along the 
shoulder of the road necessary for either of our businesses. I didn't get any complaints, over this 30 year 
period from my neighbors, concerning traffic from my business. 

I would also like to say that I have had the privilege of mentoring Amy when she first started her child 
care business and in the following years. I also spent many days observing her caring for the children in 
her family child care home. I am an early childhood Program Development Specialist through NAFCC. I 
observe for the CDA accreditation program. Amy provides a high quality child care environment. There 
are very few of this quality in Traverse City. It would be a benefit to our community to have her care for a 
larger group of children. Families need the stability, education and nurturing care that she and provides. 
Please allow her to obtain a group day care license so our community's children can thrive! East Bay 
needs more childcare openings for children. This is a way to provide for a dire need in our community. 
Please feel free to call if you have any questions. 

Sincerely, 

Cheryl Anne Beery 
984 Cherry Ridge Drive 
Traverse City, Michigan 49696 

231-94 7-5080 

8 Virus-free. www.avast.com 

https://mail.google.com/mail/u/O/?ui=2&ik=7 a362eee46&jsver=iEEFj798Miw.en .&view=pt&search=inbox&th=161 d066ea854ccee&siml= 161 d066ea854... 1/1 



February 25, 2018 

To Whom It May Concern: 

I am happy to write this letter of support for Amy Middaugh as she pursues a group 
home license for her child care business. I have worked alongside Amy as part of Great 
Start to Quality. 

Amy and I began working together as part of Great Start to Quality (GSQ) . GSQ is an 
early childhood initiative that is funded by the Michigan Department of Education 
through the Office of Great Start. This system has implemented a set of early childhood 
standards that seek to define high quality programming across our state. This is a 
voluntary initiative in which those who choose to participate do so as a way to help 
ensure high quality care is being provided to both the children and families enrolled in 
their programs. As part of GSQ, providers have access to free professional 
development, on-site coaching and consultation, and are entitled to higher 
reimbursement rates for their families receiving child care subsidy. Amy has taken 
advantage of all these benefits as part of her participation in GSQ. 

Amy has been involved with GSQ for several years. She has maintained a published 
rating, and continues to work to increase her quality rating. Amy and I have been 
meeting regularly for several months to work on different aspects of her programming to 
support her goal of achieving a 5-star published rating. This shows the absolute 
commitment that Amy has to provide a high-quality program for children, families, and 
the community. She is dedicated to the field of early childhood, to providing a safe, 
developmentally appropriate learning environment, in which children can grow and 
flourish, and in which families can feel secure. 

If you have questions or need further clarification regarding Amy's participation in Great 
Start to Quality, please do not hesitate to contact me. I would be more than happy to 
discuss her involvement as well as the many benefits of participating in this important 
early childhood initiative. 

Sincerely, 

Xristin 'Ruckle 

Kristin Ruckle 
Quality Improvement Consultant 
Great Start to Quality Northwest Resource Center 
989.339.8645 
kristin@greatstartforkids.com 



To: 

From: 

CC: 

Date: 

Re: 

MEMO 

Mr. Rick Brown AICP, CBSP 
Office of Planning and Zoning 

Robert F. Oliverius 

East Bay Township Planning Commissioners 

2/16/2018 

Mr. & Mrs. Middaugh's request for Zoning exception 

Before approving Mr. & Mrs. Middaugh's request we ask that you consider the following. 

Sandwood Dr. is a one block, county road, with a dead end. It was designed to support 
simultaneous two way vehicular traffic for residents, guests and service vehicles. There are 
several benefits of living on such a street which also has zoning in effect. Two of them being 
safety and lighter traffic. 
2300 Sandwood is located on a tight curve of the street. The residence does not have 
parking for 12 vehicles. Even now with 6 the road is often obstructed with their customer's 
vehicles being parked on the traveled portion of the roadway which I am sure you know is 
illegal. Customers regularly park in the roadway year round probably not wanting to park on 
the grass, having someone else park behind them in the driveway or there was no room in 
the driveway. 
Adults and children have on occasion, emerged from in-between these vehicles further 
adding to the safety issue as well as impeding traffic. 

We do not believe doubling the potential safety risk is a reasonable action. Sandwood 
residents should have the ability to travel unimpeded on our road at any time. 

The time of day when neighborhood children are going to and from the bus stop and the 
majority of our residents are driving in and out of our neighborhood corresponds with 
daycare traffic. 

When purchasing property on Sandwood we understood the benefits of the limited traffic 
on our street as well as the zoning which protects us. This was part of our selection criteria. 
Also, these ordinances are in place to protect our property values. 

Having operated a daycare for 6 children ourselves for almost thirty years we believe our 
opinions are well founded. 

It does not seem right to allow a change in the rules for the financial benefit of an individual 
or individuals at the expense or detriment of the other residents. Exceptions should benefit 
the majority of residents or the community at large. 

Respectfully Submitted, 
Robert and Sandra Oliveri us 2399 Sandwood Dr. 
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03-42Q-013-00 
Occupant 
2367 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-42Q-018-00 
Occupant 
2283 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-416-028-00 
Occupant 
2167 FIELSTRA DR 
TRAVERSE CITY Ml49686 

03-222-028-30 
Occupant 
3795 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-001-00 
Occupant 
3758 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-42Q-003-00 
Occupant 
3796 WEMPLE RD 
TRAVERSE CITY Ml49686 

03-42Q-005-00 
Occupant 
2286 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-222-028-1 0 
Occupant 
3763 WEMPLE RD 
TRAVERSE CITY Ml49686 

03-420-011-00 
Occupant 
2366 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-416-027-00 
Occupant 
2185 FIELSTRA DR 
TRAVERSE CITY Ml 49686 

03-416-026-00 
Occupant 
2203 FIELSTRA DR 
TRAVERSE CITY Ml 49686 

03-416-029-00 
Occupant 
2149 FIELSTRA DR 
TRAVERSE CITY Ml 49686 

03-42Q-012-00 
Occupant 
2325 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-016-00 
Occupant 
2297 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-420-009-00 
Occupant 
2336 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-008-00 
Occupant 
2324 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-222-024-10 
Occupant 
2399 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-222-028-00 
Occupant 
3817WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-01 0-00 
Occupant 
2348 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-019-00 
Occupant 
2265 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-416-025-00 
Occupant 
2225 FIELSTRA DR 
TRAVERSE CITY Ml 49686 

03-42Q-014-00 
Occupant 
2317 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-42Q-006-00 
Occupant 
2300 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-42Q-015-00 
Occupant 
2305 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-420-007-00 
Occupant 
2310 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-222-028-40 
Occupant 
3861 WEMPLE RD 
TRAVERSE CITY Ml49686 

03-42Q-017 -00 
Occupant 
2291 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-004-00 
Occupant 
2264 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-416-027-00 

MISICO BLAIR A 

2185 FIELSTRA DR 

TRAVERSE CITY Ml49686 
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03-420-002-00 
FERGUSON DONALD B & RONNETTA 
PO BOX 7043 
TRAVERSE CITY Ml 49696 

03-420-013-00 
GREGORY KEVIN 
2367 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-420-018-00 
SMITH COPPINGER MICHELLE 
2283 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-416-028-00 
PATTERSON JUSTIN C & 
HARDING CHELSEY R 
2167 FIELSTRA DR 
TRAVERSE CITY Ml49686 

03-222-028-30 
WHITEFORD WILLIAM J & DANIELLE K 
3795 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-001-00 
ESTEE MICHELLE A 
3758 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-003-00 
SCHILLER JEFFREY & LISA 
3796 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-005-00 
BEATTY JERRY A & 
HUEBNER BEATTY JANICE 
2286 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-222-028-10 
SCHAUB LINDA 
3763 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-011-00 
BECKETT ERROL L & KATHLEEN A 
2366 SANDWOOD DR. 
TRAVERSE CITY Ml 49686 

03-416-027-00 
LEAHY JOHN W & JULIE A 
2185 FIELSTRA DR 
TRAVERSE CITY Ml 49686 

03-416-026-00 
GERDING SUZANNE 
2203 FIELSTRA DR 
TRAVERSE CITY Ml 49686 

03-416-029-00 
ZARNOCH DAVID & CHRISTINE L TRUST 
6332 SINGLETREE LN 
WILLIAMSBURG Ml 49690 

03-420-012-00 
VANG YENG & SONG JUDY U 
2325 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-016-00 
BLOOM BRIAN P 
2297 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-009-00 
KORSON LOUISE M & 
KORSON MARK A ESTATE 
2336 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-008-00 
VANNUNEN ARNOLD & LIZA 
2324 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-222-024-1 0 
OLIVERI US ROBERT F & SANDRA JO 
2399 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-222-028-00 
PAXTON ANGELINE D 
3817 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-01 0-00 
STERNAMAN KENNETH F 
2348 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-420-019-00 
BUCHANAN FRANK A & STACIE L 
2265 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-416-025-00 
WALTER GLENN A 
1358 S PINEVIEW RD 
SUTTONS BAY Ml49682 

03-420-014-00 
HALL LOIS J (ELE) 
2317 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-006-00 
MIDDAUGH TIMOTHY R & AMY 
2300 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-420-015-00 
NURNBERGER JAMES L 
2305 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-007-00 
THOMAS NICHOLAS & CHRISTINE 
23 CUMMINGS PL 
BRIGANTINE NJ 8203 

03-222-028-40 
GARVIN LISA M & LAUTNER JAMES L 
3861 WEMPLE RD 
TRAVERSE CITY Ml 49686 

03-420-017-00 
YOUKER THOMAS & KATHERINE M 
2291 SANDWOOD DR 
TRAVERSE CITY Ml 49686 

03-420-004-00 
KRITCHER CHRISTOPHER N & PAM 
2264 SANDWOOD DR 
TRAVERSE CITY Ml49686 

03-420-002-00 
Occupant 
3780 WEMPLE RD 
TRAVERSE CITY Ml 49686 
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Rezoning #2-18 (Northern Capital Investments, LLC) 
Public Hearing 

Notice is hereby given that the East Bay Charter Township Planning Commission will be holding a public 
hearing regarding the following zoning map amendment: Rezoning #2-18 (Northern Capital Investments, 
LLC). The public hearing is scheduled for Tuesday, March 6, 2018 at 6:30p.m., in the East Bay Township 
Hall, South Meeting Room at 1965 N. Three Mile Road, Traverse City, Michigan, 49696, phone (231) 
947-8647. 

The subject site (Tax Parcel # 28-03-230-005-00) contains 27.6 acres more or less and is located at the 
southeast corner of Hammond Road and Townline Road in Section 30 of the Township. The parcel is 
addressed as 200 E. Hammc;>nd Road. The applicant is requesting the zoning on the entire subject site be 
changed from I (Industrial) to HDR (High-Density Residential). 

Information regarding this zoning map amendment may be examined at the Office of Planning & Zoning, 
East Bay Township Hall, 1965 N. Three Mile Road, Traverse City, Michigan 49696, during regular 
business hours of 7:00 a.m. and 5:30 p.m., Monday through Thursday. Comments may be made in 
writing addressed to Rick Brown, AICP, CBSP, East Bay Charter Township, 1965 N. Three Mile Road, 
Traverse City, Michigan 49696; via e-mail at rbrown@eastbaytwp.org ; or they may be made in person at 
the hearing. 

Planning Commission members, and other interested persons, please meet for a review of the site 
at 200 E. Hammond Road at 5:30p.m. on Tuesday, March 6, 2018. 

If you are planning to attend this hearing and are handicapped requiring any special assistance, please 
notify the Township Clerk by calling at (231) 947-8647 as soon as possible. 

Robb Tubbs, Chairman 
East Bay Charter Township 
Planning Commission 

1965 N. Three Mile Road 
Traverse City, Ml 49696 www.eastbaytwp.org 

Rick Brown, AICP, CBSP 
Office of Planning and Zoning 
(231) 947-8681 

Phone{231)947-8647 
FAX {231) 922-2094 



MEMORANDUM 

TO: Planning Commission 

Richard F. Brown. Jr., AICP, CBSP .4-f;! 
Township Planner /().. 1 

FROM: 

DATE: February 28, 2018 

RE: Rezoning #2-18 (Northern Capital Investments, LLC) 

Rezoning #2-18 is a request by Northern Capital Investments, LLC Parcel #28-03-230-005-00, more 
commonly known as 200 E. Hammond Road, which is located at the southeast comer of Hammond 
Road and Townline Road. Rezoning #2-18 proposes that the approximate 27.60 acres be rezoned 
from Industrial (I) to High Density Residential (HDR). The applicant formally withdrew their previous 
request(s) that were heard in February and replaced them with this single rezoning request. 

MAP OF REZONING #2-18 

Future Land Use Map/Master Plan 

The Master Plan and updated Future Land Use Map call for Residential Medium to High Density (5-8 
du/acre) on the subject site. 
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Future land use map designations in the vicinity of the site include: 

North: 
South: 

East: 

West: 

Zoning 

Industrial and Residential High-Density (8-12 du/acre) 
Residential Medium to High-Density (5-8 du/acre) and Residential Low to 
Medium Density (1-4 du/acre) 
Residential Medium to High-Density (5-8 du/acre) on the 23.60 acres and 
Residential Low to Medium Density (1.4 du/acre) 
Garfield Township- Mixed Use Business 

The entire site is currently zoned Industrial. Existing zoning in the vicinity include: 

North: 
South: 
East: 
West: 

Industrial 
Industrial and Low Density Residential 
Industrial on the 23.60 acres and Low Density Residential 
Garfield Township- Agricultural 

The nearest HDR zoning is located approximately 2,500 feet to the north of the subject site, on 
the north side of the Industrial zoning. Moderate Density Residential (MDR) zoning and East Bay 
Corners (EBC) zoning which allows multiple-family development by right are situated to the east 
towards Three Mile Road, with Elmbrook Golf Course only separating them from the subject site. 

Existing Land Uses 

The subject site was used for farming for many years, but has largely left unutilized more recently. 
Several buildings related to the former farm remain on the . site in various states of disrepair on the 
adjacent rezoning site being considered under Rezoning #2-18. Existing land uses in the vicinity 
include: 

North: 
South: 
East: 
West: 

Transportation 

Agricultural 
Undeveloped former farmland 
Undeveloped former farmland, Elmbrook Golf Course, and Mini-storage 
Garfield Township- Residential and Farm market 

E. Hammond Road is a paved County Primary Road which extends from Keystone Road in Garfield 
Township on the west to Six Mile Road on the east. At the rezoning location, it currently consists of 
two (2) travel lanes in each direction and a center left turn lane near the intersection with Townline 
Road. In 2015 the Grand Traverse County Road Commission determined the average daily traffic 
volume on E. Hammond Road at Townline Road was 18,827 vehicles. This is an increased average 
of 3,626 vehicles per day over the 2008 count or a 24 percent increase. 

E. Hammond Road in conjunction with Hartman Road is one of the routes under consideration as an 
enhanced east-west cross-community route to augment and relieve congestion on Front 
Street/Grandview Parkway and on S. Airport Road. 

Townline Road is paved two lane road which extends from S. Airport Road to just south of Hammond 
Road. The roadway widens some at the intersection with E. Hammond road for turning movements. 
In 2016, the Grand Traverse County Road Commission determined the average daily traffic volume 
on Townline Road to be 990 vehicles. 



Page 3 of 5- Rezoning #2-18 (Northern Capital) 

Utilities 

Water and sewer service will be required to be extended to the site before development may occur. 
The closest existing service is to the east at the new mini-storage facility. 

Natural Features 

The subject site largely consists of open field with elevations rising from north to south away from E. 
Hammond Road. A wetland area and tributary stream of Mitchell Creek are located directly east of the 
subject site on the larger portion of the parcel being considered under Rezoning #2-18. 

Other Issues 

Staff spoke with the Assessing Department providing the Planning Commission with feedback on the 
potential impact of multiple-family and industrial uses on adjacent/nearby property values. It is their 
policy not to provide such as response as to do so would be nothing more than a guess given the 
variability of each property and its own attributes or detriments. 

As a result, staff has conducted research online to find suitable information. We have attached a May 
2015 report from the regional planning commission in Madison, Wisconsin, entitled Research and 
Analysis to Address Questions Regarding Multifamily and Rental Housing. At the top of page 10, the 
report indicates the following: 

"The preponderance of evidence from across the country indicates that affordable rental 
housing has no measurable effect or a very small effect, sometimes in the positive direction, 
on property values of nearby residents." 

Staff Analysis 

When the Planning Commission discussed the original application in February and heard the 
concerns raised by nearby property owners, it asked all interested parties to provide feedback on 
the rezoning factors provided by the Township Attorney. While the original application was 
withdrawn, Rezoning #2-18 is very similar, so staff is providing this detailed analysis. 

Staff recommends that the Planning Commission recommend approval of Rezoning #2-18 to the 
Township Board. Utilizing the factors provided by the attorney, here's a summary of the rationale: 

• The requested rezoning to HDR, which allows up to a maximum of eight (8) dwelling units 
per acre, is consistent with the Master Plan's designation for the site of Medium to High 
Density Residential (5-8 dwelling units per acre). 

The Future Land Use Map does not state a range of 5-7.5 dwelling units per acre or some 
other arbitrary number less than eight. If the zoning allows up to eight, then it is consistent 
with 5-8 dwelling units per acre. 

Furthermore, rezoning the site to any residential classification would technically allow the 
owner the option to propose a planned unit development (PUD) on the site at a greater 
density than is suggested by the Future Land Use Map up to a maximum of 12 dwelling 
units per acre (emphasis added). 
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A PUD would require public hearings and approval at both the Planning Commission and 
Township Board and the applicant would have to provide open space and other amenities 
to offset the density bonuses above the maximum allowed in the underlying zoning. 

• Rezoning request #2-18 is complimentary to the current future land use map designations 
on adjacent and nearby parcels in East Bay and Garfield Townships. Until Garfield 
Township formally changes its Future Land Use Map, the designation remains Mixed Use 
Business. 

• The existing Industrial zoning on the subject site is less consistent with the existing 
residential uses on the west side of Townline Road and the Golf Course to the east. The 
noise, odors, dust, hours of operation, truck traffic, and other related impacts are all 
unsuitable to be situated across Townline Road from single-family homes. 

• HDR zoning would provide a transitional zoning area between the increasing traffic (up 
24% between 2008 and 2015) and likely future increases in traffic on Hammond Road, 
as well as existing Industrial zoning on the north side of Hammond Road, and the lower 
density residential uses and zoning situated to the south, east, and west. 

• Water and sewer are both available to be extended to the subject site from properties to 
the east on Hammond Road. The distance is approximately 1,000 to 1,250 feet. Township 
water/sewer ordinances require a connection to both when they are located within Y2 mile. 

• Page 32 of the Master Plan states, 

"The central purpose of this designation (Medium to High Density) is to establish 
human scale, walkable neighborhoods that are in close proximity to commercial 
and recreational services and with a design that works with the areas natural 
features." 

Given the subject site is adjacent to a golf course (recreation), less than* mile 
from the East Bay Corners shopping area (commercial), and is equally close to 
four (4) public and private schools, it appears the proposed rezoning to HDR is 
generally consistent with this aspect of the Master Plan text. 

• Page 33 of the Master Plan also states that the Township may consider densities greater 
than 8 units per acre in this classification (medium to High Density Residential), but that a 
planned unit development or other flexible zoning technique should be employed. 

In other words, the Master Plan is giving the Planning Commission and Township Board 
leeway to consider and allow densities which may exceed 8 dwelling units per acre, 
provided certain precautions are employed. 

• Concerns were raised during the original rezoning request hearing about allowing so-called 
"workforce housing" at this location. Workforce housing is simply dwellings priced to be 
affordable to those earning between 60 percent and 120 percent of the area's median income 
(AMI). For Grand Traverse County, the area median income in 2015 according to Fannie Mae 
was $69,200 (Source - https://www .fanniemae.com/s/components/amilookup/7f00b4b9-6ade-
4b91-be 19-0071 f343b1 b9?state ). 
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Using the 2015 figure from Fannie Mae, workforce housing in East Bay Charter Township 
would tend to attract those with household incomes between $41 ,520 and $83,040. 

Recommendation 

The proposed rezoning of approximately 27.60 acres at 200 E. Hammond Road from Industrial 
(I) to High-Density Residential (HDR) zoning is consistent with the Future Land Use Map 
designation of Residential Medium-High Density Residential (5-8 du/acre) and provides a 
transitional zoning buffer between more intense uses to the north and less intense uses to the 
south and east. Staff recommends the Planning Commission consider recommending approval 
of Rezoning #2-18 as requested to the Township Board. 

Attachments 
1. Application 
2. Notices 
3. Research paper from Madison, Wisconsin 



Research and Analysis to Address Questions Regarding 
Multifamily and Rental Housing 

May2015 



In response to inquiries from area communities, the following review of the literature on the impacts of market-rate 
and affordable multifamily rental housing on communities' attempts to address the following questions: 

1} Does multiple family rental housing support the service demands it creates? 

2) Is there a relationship between housing density and negative community impacts? 

3) Is there evidence that neighborhoods or multifamily developments are more stable and lasting when multi
family and/or rental housing units are below a particular threshold as a percentage of total units in an area? 

4) What strategies assure lasting quality in multifamily living environments? 

Executive Summary 
The following points summarize the existing research on these subjects as they relate to multifamily housing devel
opment. Many questions depend heavily on local context, and a deeper analysis of this context will require further 
research. 

Impact on Local Government Revenues and Demand for Services 

o Multifamily apartment developments often pay a higher property tax rate than single-family homes, but their 
small size sometimes offsets that revenue. 

o Fiscal impact analyses show wide variation in fiscal impact of multifamily rental housing, depending on mix of 
incomes targeted and types and configurations of housing developed. 

o Multifamily housing tends to have less impact per unit on local school districts than single-family housing. 

o Higher residential densities can lower the per-unit cost of housing development and can avoid some future 
expenses on roads and utilities. 

o Research is lacking on the long-term fiscal impacts of multifamily housing. 

Negative Impacts 

o Very little research has been done on the neighborhood effects of market-rate multifamily rental housing. 

o Affordable housing does not tend to have sizeable negative impacts on surrounding neighborhoods and may, 
in many cases, lead to increases in nearby property values. 

o Certain types of multifamily housing tend to have more impacts than others; effects are not consistent across 
development types. 

o Emergency services demands of multifamily housing do not differ substantially from single-family housing on a 
per-unit basis, although the types of calls and services needed may change. 

-



Neighborhood Stability and Housing Mix 

o Homeowners are more likely to engage in social and community organizations in their neighborhoods and are 
more financially invested in their communities. 

o Other measures of social interaction show that renters do not differ substantially from homeowners. 

o Mixed-tenure housing tends to have more positive neighborhood effects when ratio of owned to rented units 
is higher. 

o Modest increases in homeownership rates may have positive effect on property values in neighborhoods with 
low homeowners hip rates, but large increases are likely to see diminishing returns. 

Lasting Quality 

o Higher-density housing positively affects neighborliness when good public spaces are present. 

o Good management, good tenant selection, proper site selection, and attractive landscaping likely have much 
more influence on creating lasting quality than the type of housing. 

Research and Analysis to Address Questions Regarding Multifamily and Rental Housing 

The following review of the literature on the impacts of market-rate multifamily rental housing on communities at
tempts to address the following questions: 

5) Does multiple family rental housing support the service demands it creates? 

6) Is there a relationship between housing density and negative community impacts? 

7) Is there evidence that neighborhoods or multifamily developments are more stable and lasting when multi
family and/or rental housing units are below a particular threshold as a percentage of total units in an area? 

8} What strategies assure lasting quality in multifamily living environments 

-



Definition of Terms 
Communities in Dane County have expressed interest in the neighborhood and fiscal effects of multiple-family 
housing. To that end, a definition of terms will help effectively summarize existing research and perform 
preliminary local analyses of the issue. Below, the following terms are explained: market-rate multiple-family 
housing, neighborhood effects (negative impacts), neighborhood stability, and lasting quality. 

Market-Rate Housing 

o Housing that is not subsidized directly or indirectly by public funds. 

o Which market and which rate depend on market analysis, which usually includes the following factors: 

• Regional context- demographic and economic data at various scales. 

• Target market area -travel time from employment, transit and highway links, existing and antici
pated development, socioeconomics, physical barriers, and political subdivision. 

• Competitive market area- projects that potential consumers would consider comparable to any 
given development. 

• Demand factors -employment increase/decrease, population change, number and type of house
holds, and trends in income. 

• Supply factors- number, type, and price ranges of comparable units and projects, regional devel-
opment pipeline, niche markets or products, and capture and absorption rates (Schmitz, 2000). 

Multiple (Multi}Famlly Housing: structures that contain two or more separate housing units not sepa
rated by a ground-to-roof wall (U.S. Census Bureau, 2013). 

Neighborhood Stability: the sum of a number of factors related to individual and collective behaviors 
and attitudes within a geographic area defined as a neighborhood, including: 

o Social conditions in the neighborhood, like dropout and crime rates. 

o length of tenure of current residents. 

o Property values. 

o Physical condition of properties (Rohe and Stewart, 1996}. 

Neighborhood Effects (research term for a negative impacts"): 

o Social-Interactive - contagion, socialization, networks, cohesion and control, relative deprivation, and 
parental mediation. 

o Environmental- exposure to violence, physical surroundings (including decayed infrastructure) and 
noise. 

o Geographical- spatial mismatch (poor accessibility/proximity to job opportunities), and poor public 
services. 

o Institutional- stigmatization, local institutional resources (or lack of access to), and local market actors 
(fresh food markets vs. fast food, wine shops vs liquor stores, etc.) (Galster, 2010). 

-



Questions 

1) Does multiple family rental housing support the service demands it creates? 

The question of the fiscal impact of a particular housing type must 
be understood more broadly in the context of the local budget. 
In Wisconsin, local governments are heavily dependent on prop

erty taxes to fund their operating and capital expenses {Wisconsin 
legislative Briefing Book 2015-2016}. They are constrained by state 
law in how much they can raise property taxes, and because state 
aid has been generally declining for decades, the fiscal performance 
of property has become increasingly important (Wisconsin legisla
tive Fiscal Bureau, 2013}. These institutional limits and constraints 
doubtless shape communities' interest in assessing the fiscal perfor
mance of different land uses as they plan for the future. 

While residential properties contribute to local coffers through 

property taxes, special assessments, impact fees, and the spending 
power of inhabitants, they also draw on public resources. Housing 
requires extension of public utilities, including sewer, water, gas, 

electricity, and roads, and residents exert demands on the local 
transportation system. Moreover, households with children impact 
the local school district, and additional housing often necessitates 
increased local funding for police, fire, and emergency medical ser-
vices. Existing research on the extent to which multiple family rental housing supports the services it demands 
is explored below. 

Multiple Family Housing and Fiscal Impact 

Property Tax and Fiscal Impact 

Nationally, market-rate multifamily tends to pay a higher rate of property taxes compared to detached single
family homes, by as much as 18% (Goodman, 2006}. According to the National Association of Home Builders, 
the revenues generated by 100 new, occupied market-rate apartments can be expected to exceed their costs 
to the public by $92,000 over several years following completion (Wardrip, Williams, and Hague, 2011}. While 
apartments obviously have a lower assessed value per unit due to their size and lack of private amenities one 
might find on a large-lot single-family house, multifamily apartments often end up contributing more in prop
erty taxes per acre because of increased density and because apartment buildings are often taxed as commer
cial property (Goodman, 2006). 

Because different states have different rules governing tax revenues, these national statistics may or may not 
hold true locally. Wisconsin's uniformity clause ensures that residential and commercial properties are taxed 
at the same rate, but different valuation methods can make comparisons across different housing types tricky. 
For example, apartment buildings with over four units are taxed as commercial property with value deter
mined based on income per unit, while single-family homes and small multifamily developments are assessed 
using a comparable sales technique. As a result, comparing the tax revenue from a single apartment dwelling 
and the tax revenue from a detached single-family home can be misleading in a fiscal impact context (Paulsen, 
2015). 



locally, fiscal impact studies show mixed results for multifamily housing depending on the type of analysis per
formed. A fiscal impact analysis performed in 2001 by Tischler & Associates for the City of Sun Prairie exam
ines the effects of three growth scenarios on the municipal budget: a continuation of existing land use trends, 
a "high employment" scenario based on growth in commercial land development, and a "residential mix" that 
leans more heavily toward single-family residential development. It concludes that a unit of multifamily hous
ing in Sun Prairie represents a net expenditure of $464 per year, while the average single-family house gains 
the city $90 in revenue. This estimation is based on assessed property value and approximate cost per unit of 
delivering city services. 

The analysis, however, does not address the area occupied by each housing unit type or the budget efficien
cies of more compact development patterns. For example, multifamily units can be situated in a variety of 
configurations and densities that impact the efficiency of services delivered. Adding one additional unit of 
multifamily to a building or development can be accomplished at very low incremental infrastructure and 
service costs, while an additional single-family house in a suburban-style development costs roughly the same 
in infrastructure and services as the others. Additionally, this analysis is limited in scope to the city budget of 

Sun Prairie. As such, it does not address water and wastewater capital expenses (funded through an Enterprise 
Fund mechanism) or stormwater management capital projects, which are funded through a separate storm
water utility. It also does not address school district expenses. 

In the Village of Shorewood Hills, Vierbicher (2010) found that a mixed-income development proposed in the 
village could end up with a per-unit cost of $44 or a per-unit net revenue of $223 per unit depending on the 
mix of market rate and affordable units constructed. Obviously, a greater number of market rate units increas
es the assessed value and hence the property tax revenue to the city, and a 100% market-rate rental develop
ment in Shorewood Hills would have the most positive impact on property tax revenues. 

An important caveat in the use of fiscal impact analyses must be noted. While they often serve an important 
role in helping communities make basic financial decisions, they generally only study the project in question 
and do not factor in the economic development effects (both positive and negative) of new multifamily work
force housing. For example, in the Sun Prairie analysis described above, the fiscal impact of children of new 
residents is calculated based on estimated expenditures. However, ifthe projected growth in employment and 
new businesses materializes, those new employees need a place to live at a price that is affordable to them. 
This needed workforce housing might take a variety of forms depending on the type of business. The fiscal 
impact analysis (like most others) is not designed to address these complex relationships and thus should not 
be used as the sole determining factor in whether a community should build more multifamily housing. 

School Districts 

One of the chief concerns with multifamily residential development is its impact on the local school district. 
This is especially evident in a smaller community where development could have a larger proportional impact 
on services and schools than it does in a larger city like Madison. Communities worry both about the raw num
ber of students and about the percentage of students needing free or reduced lunch. Research indicates, how
ever, that the demographics of a community matter much more to the school district than the type of dwelling 
units present. Obrinsky and Stein (2007) use figures from the National Multifamily Housing Council (NMHC) to 
point out that, on average, single-family owner-occupied houses have far more children than apartments do. 
Roughly two apartment-dwelling households would therefore be expected to have the same financial impact 
on schools as one household in a single-family dwelling. 



Number of Children per 100 Housing Units 

Single Family Apartment 

Overall Average 51 31 

New Construction 64 29 

High Income Apt - 12 

low Income Apt - 37 
Source: National Multifamily Housing Council tabulations of American Housing 
Survey data 

In a scenario planning exercise developed by the Capital Area Regional Planning Commission (CARPC) for the 
City of Stoughton, staff used demographic data from the U.S. Census at the block group level and geospatial 
land use data to determine average household size and average number of school-aged children per unit for 
different housing types. For this particular community, single-family housing units averaged 2.54 persons per 
household with 0.66 children per unit, duplexes averaged 2.25 persons per household and 0.5 children, and 
multifamily housing averaged 1.8 persons per household and 0.27 children. These data were used to inform 
the number of units and land demand associated with different future development scenarios. Once these 
dwelling unit types were scaled up to the neighborhood level, the study found that small multifamily buildings 
contributed more children per acre than single-family detached homes, as density more than made up for the 

smaller household size. Large multifamily developments contributed the most children per acre despite the 
lower average number of children per unit, but not significantly more than townhouses and other single-family 
attached units. 

Residential 
Density du/ac Children per Unit Children per Acre 

Single Family Rural 1 0.66 0.7 

Single Family larger lot 3 0.66 2.0 

Single Family Stoughton Avg lot 4.5 0.66 3.0 

Single Family Compact lot 7.25 0.66 4.8 

Two Family 12 0.50 5.9 

Townhomes/Row Houses 18 0.50 8.9 

Apartments 2 Surface 24 0.27 6.5 

Apartment 3 Structured 36 0.27 9.7 
Source: CARPC 

There was no attempt to cost this difference out to the school district, so the potential impact on the district's 
finances cannot be stated for certain. However, it should be noted that more dense developments that house 
fewer children on average also contribute a higher proportion of taxpayers- adults- than the single-family 
homes. The question of children per acre and children per unit and the impact of those proportions on funding 
for local schools requires further detailed study. The research behind this planning tool demonstrates that, in 
Stoughton, as in other areas of Dane County, current multifamily housing tends to have smaller household size 
and fewer children per unit but more children per acre compared to single-family housing. Using this more lo
cal data, the Stoughton School District could expect 33 new students from 50 single-family homes and only 14 
students from 50 new units of multifamily housing. 

-



Free or reduced lunch is provided through local schools to children whose families' incomes are at 130% or 
less of the federal poverty line. School districts must get reimbursed from the federal government, and these 
reimbursement rates are higher for free lunches than for reduced cost lunches. Statewide, the average school 
lunch costs $3.16 per lunch served, and districts are reimbursed for free lunches at a rate of $2.98 per student 
served. There is substantial variation in costs across regions and school districts, but on average, communi
ties might expect to pay $0.18 per student for free lunches provided and $0.58 per student for reduced cost 
lunches after reimbursements are factored in. As a result, districts may see additional strain on their budgets 
if a greater percentage of the student population needs free or reduced lunch. In a rudimentary statistical 
analysis, one out of every five Dane County family households who rent is likely to be below the poverty line. 
Using the Stoughton data above, 50 units of multifamily housing are likely to cost the school district an ad
ditional $454 to $1,462 per year depending on the mix of free and reduced lunch. Whether this potential cost 
outweighs the potential savings offewer overall children depends on the specifics of a school district's budget, 
but there are both positives and negatives to multifamily housing from a school district budget standpoint. 

Dane County has an abundance of one- and two-bedroom apartments, while rental units with three or more 
bedrooms, which would be more appropriate for families with many children, are uncommon. Average house
hold size has been dropping for a number of years and is projected to continue doing so as the baby boomer 
generation ages out of the workforce and as younger residents continue to delay having children. While the 
drop in household size is expected to level off and perhaps even reverse slightly in approximately 15-20 years, 
the effects of the current trends in household size will be felt for at least a generation (CAR PC: Housing and 
Housing Trends, 2011). These larger demographic forces are likely to limit the number of larger, market rate 
multifamily units built in Dane County and beyond in the short and medium term. 

Cost of Infrastructure 

At the regional level, some evidence suggests that more rental housing, and thus higher residential densities, 
lowers the per-unit cost to local governments. Bollinger, Berger, and Thompson find that, between 1987 and 
1997, the most sprawling counties in Kentucky had the highest average per-housing-unit costs for police, fire, 
highway, schools, sewer, and solid waste services, while counties with more concentrated housing had the 
lowest per-unit costs (2001). In a review of the literature, Frank (1989) observes that the per-unit cost of pro
viding public infrastructure and services to new residents is up to three times higher for large-lot, single-family 
development far from the city center compared to the densest, most centralized apartments. These studies, 
while important, do not account for local variations in demographic trends, household size, construction costs, 
and other factors. 

While studies specific to communities in Dane County are few, those that do exist show that compact multi
family development is a more efficient use of public infrastructure than less dense single-family housing. For 
example, CAR PC undertook a scenario planning effort for the North Mendota Future Urban Development Area 
study to examine the fiscal effects of different development scenarios. Staff found that dispersed housing at 
4.5 units per acre would cost $18,000 per new resident to extend roads, while more compact, multifamily
oriented development would cost 40% less and save area taxpayers $200,000 per year in the long run. 

A 2005 fiscal impact analysis performed by the Dane County planning division for the Village of Mount Horeb 
shows some of the savings associated with denser, more compact development with more multifamily hous
ing. This study estimates the total net cost to the village of multifamily housing to be around $642 per unit, 
compared to $959 per unit for single-family housing. While multifamily housing underperforms on revenue 
collection in this analysis, it overperforms on cost of services and can have a smaller burden on the school dis
trict's finances, depending on which types of units are built and how tenants are selected, leading to a smaller 
overall cost to the village. 

-



Time Element 

The fiscal question of multifamily rental housing also requires thinking about the next 30 years in addition to 
next year's local budget. How well will different housing unit types hold their value in the future? What demo
graphic and societal changes might help determine what housing looks like going forward? 

According to this review of the literature, there is not as of yet a body of research that examines the long-term 
effects of market-rate multifamily rental housing on local budgets and on the demand for services. Any mea
surable long-term effects are likely to be difficult to discern due to the complexities of how local governments 
interact with a regional job and housing market. 

All these examples, which present different conclusions based on differing objectives and assumptions, high
light the need for in-depth local analysis of expenses, revenues, and externalities imposed. Only a comprehen
sive fiscal impact study can adequately determine the likely fiscal impacts of different housing type mixes 

2) Is higher density correlated to more negative impacts? 

Negative Impacts on Property Values 

A chief fear of existing neighborhood residents 
is possible decreases in their property values as 
a result of multifamily rental development. The 
effects of market-rate multiple family housing on 
property values in nearby neighborhoods have not 
been researched to the same extent that the effects 
of subsidized multifamily housing have. The rich 
research and analysis of the effects of "affordable" 
housing, however, can still be instructive. Because 
affordable housing would be generally expected to 
generate less property tax revenue for local govern
ment, any market-rate multifamily rental housing 
would be expected to perform better and have 
fewer negative impacts than affordable housing. As 
such, the negative impacts of affordable housing might form a useful impacts baseline for any other form of 
housing development. 

Scholars and policy institutes have been studying the effects of affordable housing on neighborhoods for more 
than 50 years. Inherent flaws and shortcomings in some of the early research, between the 1960s and the late 
1990s, render studies like these less useful for decision makers. Galster (2004) identifies a body of research 
from this era whose conclusions about the effects of affordable housing are suspect due to lack of control of 
selection bias and use of trend-masking averages, among other methodological issues. later studies use the 
more reliable difference-in-difference approach.1 The following research uses variations ofthis more sophisti
cated approach, although there are limits on each study's usefulness in specific cases. 

1 Increasingly sophisticated so-called "difference in difference" analyses of the effects of multifamily housing compare different neighborhoods that were 
and were not home to multifamily housing development and control for larger market effects and demographic differences in order to determine if pre- to post
development price changes in a neighborhood can be linked to that development and not to broader trends or idiosyncratic neighborhood effects. In contrast, 
previous research typically relied on "control area," which simply compared price levels in similar neighborhoods, "pre/post," which examined prices in comparable 
neighborhoods before and after multifamily development, and "cross-sectional," which use census tract-level data to build a regression model to attempt to 
explain changes in price. -



The preponderance of evidence from across the country indicates that affordable rental housing has no 
measurable effect or a very small effect, sometimes in the positive direction, on the property values of nearby 
residents. Using a repeat-sales method to track the same properties over time, Green, Malpezzi, and Seah find 
that, in Madison, proximity to Section 42 housing was correlated positively with increases in property values; 
Waukesha and Ozaukee Counties showed no significant difference; Milwaukee showed slightly negative corre
lation, with the relative drop disappearing quickly (2002). Ellen (2007), meanwhile, shows that Section 202 and 
Low Income Housing Tax Credit programs lead to increases in property values in the surrounding community, 
while Section 8 and public housing lead to reductions that diminish or disappear over time. Since Section 202 
and LIHTC developments often include a mix of incomes, their boost to property values is more in line with 
what one would expect from 100% market rate multifamily development. 

In a study of affordable housing developments in suburban Boston, researchers deliberately chose seven proj
ects with the highest densities, largest buildings, and greatest potential for negative effects. Their modeling 
of comparative house price indexes demonstrates that, in these seven cases, the introduction of large-scale, 
high-density mixed-income rental developments in single-family neighborhoods did not affect the value of 
surrounding homes (Pollakowski, Ritchay, and Weinrobe, 2005). A downside of this study is that the analysis 
period for each project was three years, which encompassed proposal and planning periods and may not indi
cate prolonged success. Nevertheless, research has failed to find consistent evidence of negative impacts from 

affordable rental housing. Given the expectation that negative effects on property values would be greater for 
affordable housing than for market-rate housing, there is little evidence to suggest negative impacts on neigh
borhood property values from market-rate multifamily housing, all other things being equal. 

One study (Schwartz, Ellen, Voicu, and Schill, 2003) looks at the performance of properties near affordable 
housing developments in New York City before as well as one, three, and five years after completion relative to 
other areas within the census tract but not proximate to the developments. Since certain types of affordable 

housing tend to be located in lower income areas, those developments started at a lower price point relative 
to control neighborhoods. However, this difference diminishes over time, suggesting that in the medium term 
(five years out), high-quality affordable rental housing actually helps its immediate surroundings gain value 
faster than the rest of the neighborhood. This finding is consistent with other research: affordable rental hous
ing tends to have small effects that largely dissipate over time. 

Ellen, Schwartz, Voicu, and Schill (2007), also investigating subsidized housing in New York City, find that multi
family housing for elderly people tends to have more positive impacts and engender less opposition than low
income family housing. They reveal that neighborhood effects vary substantially by program type and by the 
site selection involved in each program. Additionally, they find that certain types of subsidized housing tend to 
be built in areas that already have higher poverty and other risk factors. They conclude that effects on nearby 
properties, whether positive or negative, are small, and that the marginal impact of each additional unit 
diminishes. This suggests that tenant type, site selection, and management regime may have a bigger impact 
than unit type. However, these two studies focus on New York City, which limits their generalizability. 

In conclusion, most modern studies of the adverse impacts of affordable housing on neighborhoods and prop
erty values find that effects are likely to be small and may even have positive impacts. Affordable multifamily 
housing is likely to have the least negative impact when dispersed in smaller developments in neighborhoods 
that have higher incomes and lower unemployment, while struggling neighborhoods might see either positive 
or negative impacts depending on the size of a development and what it replaces. Most of these studies, how
ever, examine unique cases in larger communities and engage specifically with different forms of affordable 
housing rather than with market-rate multifamily . 

.... 



Negative Impacts on Crime and Emergency Services 

In terms of impacts on emergency services, a study conducted by Vierbicher for the Village of Shorewood Hills 
analyzed the number and type of emergency calls in the village and in mixed-income developments around 
the Madison area similar to what had been proposed in the village. The consultants found that the number of 
calls per unit for fire and emergency medical services did not differ substantially between the village and com
parable developments. Shorewood Hills currently records much higher numbers of police calls per unit than 

area mixed-income developments, although the type of call is expected to shift somewhat with the introduc
tion of higher-density rental housing (2010) . 

Li and Rainwater (2000) use GIS analysis to examine the determinants of crime in census tracts. Their analysis 
shows that socioeconomic status as determined by income, unemployment rate, household size, and educa
tion, rather than unit density or presence of multifamily rental housing, correlates more strongly with crime 
rates. It reinforces the conclusion of others previously mentioned that the relative presence of multifamily 
rental housing has, at best, a small effect on crime rates compared to other factors. This study also echoes the 
Shorewood Hills study in finding that different types of crime are associated with differences in housing type 

and socioeconomic indicators. A major weakness of this study is that it is purely correlative; lack of a time ele
ment or control groups makes it impossible to determine the presence or direction of causality. 

3} Is there evidence that neighborhoods or multifamily developments are more stable and lasting 
when multifamily and/or rental housing units are below a particular threshold as a percentage of 
total units in an area? 

Isolating housing type as a causal or even cor
relative factor relative to neighborhood stability 
or longevity is a tall order. Many different factors 
work together to affect neighborhood stability. The 
question of how market-rate multifamily housing 
may or may not impact neighborhood stability has 
not been studied in great detail. Despite a lack of 
research on the topic, an examination of the evi
dence on multifamily rental and single-family owner 
residents is in order. 

Very little research has been done that would sug
gest an "optimal" ratio or threshold of single to 
multiple-family households. Existing research on 
the topic focuses largely on subsidized multifamily housing and on ratios within particular development proj
ects. Schwartz, Ellen, Ellen, and Voicu {2003) investigate the performance of properties within 2,000 feet of 
subsidized housing developments under various federal housing programs. They find that larger developments 
have a larger positive impact that diminishes more quickly as one gets further from the project site. They also 
find that developments with a smaller percentage of rental units as opposed to owner-occupied units have a 
larger positive impact. However, this research is confined to subsidized housing in New York City, and effects or 
lack thereof observed here may not be relevant to smaller and more suburban communities. Additionally, they 
use 10% and 55.5% rental units as the bases of comparison, too wide and coarse a variation to be of any use 
to other communities. Part of the reason for this wide split could be the relative lack of mixed-tenure housing 
with relatively even splits between rental and owned housing units in the study community. As the Center for 
Housing Studies puts it, the answer to what constitutes an acceptable concentration of affordable housing is 
often, "it depends." This observation likely rings true for market-rate multifamily housing as well. 
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However, existing research can highlight some of the differences between homeowners and renters. Obrin
sky and Stein (2007) summarize research on the social ties of apartment dwellers and homeowners with the 
observations that apartment dwellers are: 

1. Twice as likely to socialize with neighbors; 

2. Just as likely to be involved in structured social groups; 

3. Less likely (44% vs 55%) to attend religious services; 

4. Close to as likely to closely identify with the town or city; 

5. Less likely to feel"close to" neighborhood they live in; 

6. Just as likely (66% vs 70%) to be interested in politics and national affairs); and 

7. Less likely to vote in local elections. 

Rohe and Stewart (1996) find a positive association between homeownership and housing tenure. Census 
tracts with a higher proportion of homeowners have a lower turnover rate. Factors also related to lack of 
mobility, like low income, also affect tenure, and these factors may have a mitigating effect on neighborhood 
health in long run, and the researchers caution against assuming that tenure and stability are one and the 
same. They estimate that modest increases in homeownership rates may have slight positive effect on prop
erty values in long run in areas with lower homeownership but that large increases are likely to see diminish
ing returns. Empirical evidence suggests that homeowners are more likely than renters to participate in social 
organizations, even after controlling for income, education, and other socioeconomic characteristics. Evidence 
also supports relationship between homeownership and informal participation and between homeownership 
and "neighborhood commitment," although the evidence is not as plentiful or strong as for formal participa
tion (1996). 

In summary, a higher rate of homeownership is correlated with higher levels of social interaction. However, 
the relationship is not universal, and some evidence hints at the importance of wealth and socioeconomic sta
tus. No preponderance of evidence points to some sort of optimal threshold of rented versus owner-occupied 
housing in a neighborhood or community, as that threshold, if it exists, would likely depend heavily on local 
context. 

4) What strategies assure lasting quality in 
multifamily living environments? 

Research into the lasting effects of multifamily rental housing identi
fies public amenities and quality of maintenance and management 
as key elements of quality multifamily environments. The Urban 
Land Institute (2000) identifies travel time from major employment 
centers, ease of access to the transportation system, existing and 
anticipated patterns of development, and socioeconomic composi
tion as key factors in market success for multifamily housing. Fox, 
Fox, and Marans (1980) reveal that density positively affects neigh
borliness when quality public spaces are present and negatively 
when they are absent . 

•• 



Nelson and Moody (2003) examine all homes sold in a suburban Atlanta county in the 1990s as well as 158 
separate apartment developments. They find that, within a half-mile radius, house prices near these apart
ment buildings are higher than those further away. They hypothesize that properly executed apartment build
ings can create value in an area and can lead rather than follow on price increases and state that, "if located 
properly with attractive landscaping and entryways, adverse price effects can be minimized and sometimes 
can add value. In the long term, such apartment complexes probably raise the overall value of detached 
homes relative to their absence." Ellen (2007) finds that proper management of affordable housing can have 
a significant impact, especially when undertaken by a nonprofit organization with significant local ties to the 
neighborhood. 

According to the Center for Housing Studies, which summarizes most of the recent relevant research on af
fordable housing, the following lessons from the literature will help communities minimize possible negative 
outcomes and build on positive ones: 

o Design - Affordable housing that is attractively designed and blends with the surrounding neighborhood may 
be more likely to have no effect or even a positive effect on nearby property values. An attractive design also 
may be helpful in allaying community concerns about the aesthetics of a proposed development. 

o Management - Not surprisingly, poorly maintained housing- whether privately owned or subsidized - has 

been shown to depress nearby property values. Affordable housing that is well managed and well maintained 
is more likely to have a neutral or even positive effect on surrounding properties. 

o Revitalization - Rehabilitation of distressed properties for affordable housing has proven beneficial to neigh
boring home values. Neighbors are likely to view quality, affordable housing as preferable to vacant lots or 
dilapidated buildings. 

o Strong Neighborhoods -As long as it is not overly concentrated, locating affordable housing developments 
in strong neighborhoods with high home values and low poverty rates is unlikely to have adverse effects on 
nearby property values. These findings provide support for the emerging trend toward mixed-income housing 
and communities. 

o Concentration - Research suggests that distressed areas may benefit from new affordable housing develop
ments that are large enough to overcome surrounding blight. In other neighborhoods, large concentrations of 
affordable units are best avoided in favor of more moderately sized developments that may limit the negative 
effects (2009, p. 6). 

The general conclusions from the Center for Housing Policy are drawn from a review of many studies, includ
ing some discussed here. Some of these elements, like management and concentration, are more easily quan
tifiable than the others. 

Another possible definition of "lasting quality" could include long-term financial solvency of multifamily de
velopments. Developers and communities are eager to avoid overbuilding any one type of housing, mindful of 
the single-family-driven housing market collapse of 2007 or, to use a local example, the glut in the local condo
minium market that resulted in some high-profile condo developments being converted to rental properties 
(lvey, 2014). Some research aims to predict risk of default for various types of housing. Pivo (2013) examines 
whether certain "sustainability features" can help lower the default risk of multifamily rental housing devel
opment. His analysis reveals that including these features (commute time, percent of workers commuting via 
transit and walking, proximity of retail destinations, proximity to freeways and natural areas, and affordability) 
lowers the risk of default for multifamily rental developments. .,. 



low commute times, high walkability and transit use, suitable distance from freeways, proximity to natu-
ral areas, and afford ability are increasingly desirable attributes for neighborhoods and developments of all 

types. Therefore, one potential limitation of this study is that many (though not all) homebuyers, as well as 
renters, desire neighborhoods like this, making it difficult to determine an appropriate housing mix for any 
given neighborhood or community. This equivalency, however, can also be helpful for analyzing and planning 
housing needs and demand. After all, if similar neighborhood attributes help ensure lasting quality for most 

types of housing, general community planning that encourages this type of development could help improve 
neighborhood health community wide. 

Any analysis of a community's future housing needs must further define "lasting quality." Quality of construc
tion, site design, and landscaping may impact the long-term maintenance, profitability, tenant quality, and 

other factors that might reveal lasting quality. 

Conclusions and Suggestions for Further Research 

Well designed and managed affordable and multifamily housing that is integrated into strong neighborhoods with 
quality public spaces and access to regular destinations through multi-modal transportation choices is likely to sustain 
its quality, enhance economic values, and retain community social cohesion over time. Higher rates of homeownership 
is marginally associated with higher property values and community involvement .. 

More detailed research is needed to assess the demand for multifamily housing at the local scale. Such research could 
include: 

o Studies of comparable communities in Dane County, particularly their policies on housing mix and owner/ 

renter balance; 

o Examination of patterns of migration within the Dane County job-shed and whether "favored quarters" exist 

that help determine patterns of demographic change spatially across Dane County; 

o Design standards for multifamily housing that are likely to help developments sustain value; and 

o Analysis of potential conditions on permits, such as deed restrictions or performance bonds, that require and 

enforce effective tenant management and screening. 
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(3) ___ _ .20 __ 

Zoning Change App.- 082500.wpp . 3 



Silo Ridge Community 

Hammond and Townline Rds. 

1. The surrounding area is a mix of Residential and Industrial. The rezoning is consistent with the 

master plan which calls for medium to high density multifamily residential. 

2. The rezoning should not have an adverse impact on the surrounding area if it is rezoned for 

multifamily. In our opinion the property would be adversely impacted ifthere was an industrial 

building constructed on this property. Multifamily properties are much more appealing than 

large industrial warehouse buildings. 

3. I believe the township is speaking with an appraiser to find out the answer to this question. 

However, I can't imagine high density residential would lower property values more than a large 

industrial buildings with semi's coming in and out of the property. Seems to me a residential 
project in a residential neighborhood would be more appealing to the neighboring properties. 

4. Yes, a landscape business and a mini storage were developed across the street. 

Multiple regional and county studies have been performed in the last few years and each state 

that there is a need for upwards of 1400 new housing units each year from 2014-2024. So, yes 

there seems to be a justification for the rezoning. 

5. No, It is our understanding that the adjacent Golf Course is for sale with the intent that it will be 

a mix of housing options. 

6. Since we have eliminated the 4 acre commercial rezoning and the property is master planned 

for multifamily this would not be considered spot zoning. 

7. The property has been vacant for many years with no inquiries from industrial builders or 

brokers and there is plenty of industrial property that is still vacant in industrial parks in Garfield 

Township, so we believe that the highest and best use of the property as this time is multifamily. 

8. The master plan calls for medium to high density multifamily, the developer is requesting high 

density. 

9. Adequate utilities are available and the developer is aware that the utilities have to be extended 

to the property 

10. The only property close to 27 acres that is properly zoned has wetland issues which makes it 

financially unsuitable for development. 
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LAW OFFICES 

DENEWETH, DUGAN & P ARFI'IT 
Professional Corporation 

1175 West Long Lake Road, Suite 202 
Troy, Michigan 48098 

Telephone 248-290-0400 
Facsimile 248-290-0415 

www.michlganconstructfonlaw.net 

February 13 •. 2018 

VIA E-MAIL: tomnorthcap@Qmail.com 

Mr. Tom Pohlman 
Northern Capital Investments, LLC 
146 Monroe Center NW, Suite 660 
Grand Rapids, Ml49503 

Property: 
Seller: 
Purchaser: 
Our File No.: 

Dear Mr. Pohlman: 

East Bay Township 
PBD Real Estate, LLC 
Northern Capital Investments, LLC 
5083.2 

Of Counsel 
Edward A Ryder 

This follows my correspondence from January 2, 2018. As you know, we represent PBD 
Real Estate, LLC ("P808

). PBD is the fee simple title holder to that certain real estate known as 
Parcel ID No. 28-03-230-005-00 located in East Bay Township containing approximately 27 acres. 
PBD and Northern Capital are parties to that certain Purchase and Sale Agreement dated as of 
December 7, 2017. 

The purpose of this correspondence is to provide PBD's consent for Northern Capital to seek 
application for rezoning the entire 27 acre parcel of property to high density residential. 

Please contact me with any questions or concerns. 

Very truly yours, 

DENEWETH, DUGAN & PARFITT, P.C. 

{k; f~[(i~ 

A VI limp 

cc: Dean Dingman (via e-mail) 

5083.2/122817 Pohlman ftr 



February 13, 2018 

Rick Brown 
Township Planner 

NORTHf.RN CAPITAL INVESTMENTS 

East Bay Charter Township 
1965 N. Three Mile Road 
Traverse City, Michigan 49696 

Re: Letter of withdrawal for zoning applications 

Dear Mr. Rick Brown, 

This letter shall serve as notice to withdraw the rezoning application re #1-18A dated January 30, 
2018 impacting parcel 28-03-230-005-00 and also #I-18B which as filed on January 30, 2018 
impacting parcel 28-03-230-005-00 commonly known as 200 E Hammond Road. 

Thomas M Pohlman II 
Northern Capital Investments LLC 
146 Monroe Center NW Suite 606 
Grand Rapids, Michigan 49506 



Rezoning factor response for 1-188 
1 message 

Rick Brown <rbrown@eastbaytwp.org> 

Stacy Farrell <janwm@ja.org> Mon. Feb 19, 2018 at 1 :38 PM 
To: "rtubbs@eastbaytwp.org" <rtubbs@eastbaytwp.org>, "jnemitz@eastbaytwp.org" <jnemitz@eastbaytwp.org>, 
"thentschel@eastbaytwp.org" <thentschel@eastbaytwp.org>, "lgroleau@eastbaytwp.org" <lgroleau@eastbaytwp.org>, 
"mwalters@eastbaytwp.org" <mwalters@eastbaytwp.org>, "dleonard@eastbaytwp.org" <dleonard@eastbaytwp.org> 
Cc: "rbrown@eastbaytwp.org" <rbrown@eastbaytwp.org>, "stacy _farrell@yahoo.com" <stacy _farrell@yahoo.com> 

To Whom It May Concern: 

RE: Rezoning Factors 1-188 

1) Is the proposed rezoning reasonably consistent with surrounding uses? 

No, the current surrounding uses for properties in the immediate vicinity of parcel 03-230-005-00 are to the 
immediate south is Low 

Density Residential, as is to the immediate east and west. In addition, further west to Garfield Township is 
zoned and used agricultural 

and to the immediate north the property although zoned industrial is currently used agricultural. 

2) Will there be an adverse physical impact on surrounding properties? 

The physical impact of the HDR proposal upon the neighboring areas are numerous. The addition of 11 3-story 
buildings to the environmentally sensitive landscape create massive discharge flow rates and storm water runoff 
that will adversely affect the Mitchell creek watershed and the protected wetland areas. Increased traffic and lack 
of infrastructure will stress the already aging road and bottleneck the intersection that is difficult to navigate 
currently. 

3) Will there be an adverse effect on property values in the surrounding area? 

One determining factor in the valuation of real property is view. Several homes along Townline Road face due 
east which currently enjoy an unobstructed view with amazing morning sunrises, peaceful meadow views of 
wildlife and quiet enjoyment. This value will all but disappear if the petitioner application is granted. Three story 
buildings placed above road elevation will not only obstruct the 

Neighboring views, but will reduce the marketability and value of these homes for future sale. Modest one-two 
story single family homes would retain the viewscape while providing much needed housing options for our 
community and would be much more compatible with the current landscape and land use. 

9) Is the site serve by adequate public facilities or is the petitioner able to provide them? 

There are currently inadequate facilities and the petitioner has not included a plan to satisfactorily address the 
myriad of infrastructure 

Deficiencies. We would like the township to require this information from the petitioner before granting 
any proposal. Sewer, water, road expansion/maintenance, traffic lights, soil and erosion, etc., all require attention 
in this area and should be addressed prior to approval. 



1 0) Are there sites nearby already properly zoned that can be used for the intended purposes? 

There are several more appropriate sites that are suitable for HDR planning, including, but not limited to: 

57.35 acres Garfield Road #1834602 

3720 N. 3 mile road Traverse City 

OxO Bates Road, Williamsburg 

3250 Beitner Road, Traverse City 

Essentially this project is inconsistent with current land use and we respectfully ask the request be denied. Moving 
forward as we assess the future of East Bay Township and the needs for affordable living we must not forget that home 
ownership should be the goal for our residents. Strengthening our community through thoughtful planning of housing that 
protects important agricultural assets, complements adjacent land use and increases areas of density starting from the 
northern-most areas first to avoid splotchy, inefficient sprawl. There are a multitude of rental housing projects in varying 
degrees of completion right now and I fear a saturation of the market. East Bay Township enjoys the strong bonds of 
community created by long-standing homeowners (10+ years). Let us create homeownership opportunities where 
possible not transient living. 

Respectfully Submitted, 

Stacy Farrell 

District Manager 

Junior Achievement of Northwest Michigan 

P. 0. Box 1928 

Traverse City, Ml 49685 

(231) 922-6330 office phone 

www.westmichigan.ja.org 

Junior Achievement: "Empowering young people to own their economic success ™ ." 



East Bay Township Board and Planning 

1965 N. Three Mile Rd. 

Traverse City, MI. 49696 February 23, 2018 

RE: "Legal Notice" Proposed Rezoning of 2-18 As outlined in "Public Hearing Notice" regarding 

subject site 27.6 acres at SE. corner of Hammond Rd. and Town line Rd. Section 30 and addressed as 

200 E. Hammond. 

Dear Mr. Robb Tubbs Chairman and Rick Brown planning office, as well as all township board members, 

and trustees. 

We are Dave and Diane Barron; we reside at 2169 Averils Circle. East Bay Township, Grand Traverse MI. 

49686. We are against the proposed ultra-high density zoning change. 

1. The high density request of 8 -12 families per acre is completely different than your master 

plan that is only 3 years old. 

2. There is NO high density or medium density housing of any kind in the area of this proposed 

rezoning. Including across the road in Garfield Township. 

3. There are zero infrastructures available, and this is proposed on a dead end road that is 

"currently" in desperate need of repair and upgrading both the South and North sections of 

Town line Rd. and the installation of a traffic light, further burdening the tax payer. 

4. Adjacent Garfield Township (running all along the West side ofTownline road,) is in the process 

of updating their master plan, and is placing all the adjacent property under the description of 

"Agriculture" completely opposite of East Bays proposed ultra-high density. 

5. All of East Bay township south of Hammond, and East of Town line for this entire section is single 

family homes and lite industrial ONLY, all the way to 5 mile and beyond, with small subs and 

homes on X to :V2 acre lots, There is nothing even resembling this proposal in the area. 

6. Previously, the proposed property has only been a single family home and farmed. 

We have lived in or around Grand Traverse County for 49 years, and travel the Hammond Rd. 

corridor every day and have come to appreciate the beauty of the East Bay Township area and have 

our home here as a result. The proposed construction of the "high-density" will completely change 

this corridor, and add tremendous traffic load I impact I safety problems on one of only a couple 

East West roads around Traverse City, while negatively effecting the other single family homes of 

the area. Along with noise I light pollution, and destroying property values. 

The proposed zoning change has nothing comparable in the area for nearly a mile around. If this is 

approved by the East Bay township, it will be obvious that "Master Planning" is irrelevant. Meanwhile 

your "neighbor" Garfield township, is doing all they can to promote the open areas and beauty, and 

subsequent land values and quality of life for the future that is, the farm view vistas along Hammond Rd. 

Corridor, and the Mitchel creek watershed. 

Sincerely, Dave and Diane Barron cc. Hand delivered E.B. TWP. 



Rezoning 
1 message 

Rick Brown <rbrown@eastbaytwp.org> 

Neil South <nesouth@sbcglobal.net> Sun, Feb 25, 2018 at 11 :23 AM 
Reply-To: Neil South <nesouth@sbcglobal.net> 
To: "rbrown@eastbaytwp.org" <rbrown@eastbaytwp.org>, "lcouturier@eastbaytwp.org" <lcouturier@eastbaytwp.org>, 
"mwalters@eastbaytwp.org" <mwalters@eastbaytwp.org>, "pzadmin@eastbaytwp.org" <pzadmin@eastbaytwp.org>, 
"dleonard@eastbaytwp.org" <dleonard@eastbaytwp.org>, "lgroleau@eastbaytwp.org" <lgroleau@eastbaytwp.org>, 
"jnemitz@eastbaytwp.org" <jnemitz@eastbaytwp.org>, "rtubbs@eastbaytwp.org" <rtubbs@eastbaytwp.org> 

Dear Township Board members, 

We are Neil and Gloria South. We live at 1795 Townline Rd. We are responding to the rezoning proposal 
#2-18 (Tax Parcel# 28-03-230-005-00). We disagree and are against the zoning map amendment that 
would allow the land to be zoned high density residential. 

The reasons for our argument is the following. 

- It is not consistent with any of the land uses that surround it. 

-The fragile wetland area and stream on the property that feed into the Mitchell Creek water shed would be 
affected negatively. 

-Wild life that use the wetland and stream would be forced out of that natural area. 

-The beautiful view from all surrounding property would be scarred. 

-The appeal of our home would be lost as it looks over the complete expanse of the proposed development 

-It would decrease the value as well for the same reason. Along with increased noise and traffic. 

-The road is in disrepair. 

-It is a Dead End road. 

-There are many other property opportunities that would be a better fit for a high-density development. 

Please consider these facts and the negitive impact that will occur if this development is built. 

Thank you, 
Neil and Gloria South 



2/26/2018 Grand Traverse County Mail - Fw: Rezoning request for parcel #28-03-230-005-00 

Leslie Couturier <lcouturier@eastbaytwp.org> 

Fw: Rezoning request for parcel #28-03-230-005-00 
1 message 

Eric White <unstrung68@yahoo.com> Mon, Feb 26, 2018 at 8:05AM 
Reply-To: Eric White <unstrung68@yahoo.com> 
To: "rbrown@eastbaytwp.org" <rbrown@eastbaytwp.org>, "lcouturier@eastbaytwp.org" <lcouturier@eastbaytwp.org> 

Please see email below. Somehow I neglected to include you folks in the original message, my apologies. 

---- Forwarded Message-----
From: Eric White <unstrung68@yahoo.com> 
To: "rtubbs@eastbaytwp.org" <rtubbs@eastbaytwp.org>; "jnemitz@eastbaytwp.org" <jnemitz@eastbaytwp.org>; 
"thentschel@eastbaytwp.org" <thentschel@eastbaytwp.org>; "lgroleau@eastbaytwp.org" <lgroleau@eastbaytwp.org>; 
"mwalters@eastbaytwp.org" <mwalters@eastbaytwp.org> 
Cc: Lori White <loriwhite79@yahoo.com> 
Sent: Saturday, February 24, 2018 12:09 PM 
Subject: Rezoning request for parcel #28-03-230-005-00 

Dear East Bay Township committee members, 
This email is in reference to the rezoning request for the property at 200 East Hammond (#2-18) 

by Northern Capitol Investments. 
Using some of the ten rezoning factors, we would like to submit to you our argument AGAINST 
rezoning into anything but low density residential or agricultural. 

1. Is the proposed zoning reasonably consistent with surrounding uses? 

No. The land immediately to the west, across Townline is currently zoned agricultural, and is 
currently being used for single-family homes with multi-acre lots. The property to the east is zoned 
low-density residential, and is being used as a public golf course. The property to the north, across 
Hammond rd. is zoned industrial but is being used as agricultural. The property to the south is 
zoned as low-density, and is currently undeveloped. 

2. Will there be an adverse physical impact on surrounding properties? 

Yes. There would be a negative physical impact on the surrounding wetland areas including the 
Mitchell Creek watershed. Multiple rooftops and paved areas will discharge storm runoff into the 
surrounding, fragile ecosystem. This should not be allowed, especially considering that Garfield 
Township has recently rezoned a wetland area to the west on 478 Hammond to agricultural in 
order to preserve and protect the environmentally sensitive area. This added storm runoff will not 
help this matter as it is not just rain. Any pollutants that are gathered on the pavement (petroleum 
products, cigarette butts, antifreeze, to name but a few) will be cast into the watershed as well. Not 
to mention the erosion that will be caused from the lengthy construction process, when the soil is 
bare and exposed. 

An additional negative impact would be the inability for the natural traverse of wildlife to/from the 
surrounding areas/properties. We regularly see deer, fox, coyotes, rabbits that with the proposed 
development will be forced to move elsewhere. 

https ://mail.google.com/mail/u/0/?ui=2&ik=7 a362eee46&jsver=iEEFj798Miw.en .&view=pt&sea rch=inbox&th= 161 d237 edc0219aa&siml=161 d237 edc02 . . . 1/3 



2/26/2018 Grand Traverse County Mail - Fw: Rezoning request for parcel #28-03-230-005-00 

Additionally, people that do not own their own homes tend to be more careless about stray 
garbage and trash, along with a general disrespect for neighboring properties as this would not be 
their permanent residence. This is a very windy area and we do not feel as if we should be picking 
up other's trash from our property. 

3. Will there be an adverse affect on property values in the adjacent area? 

There would be several reasons that will have a negative affect. Increased traffic, noise 
pollution, and increase in unlawful acts are a few factors. The most significant impact to property 
values however, is the viewshed. Looking to the east from our front window and seeing multiple 
3-story buildings is not appealing to any prospective buyers and will be hard for us to sell our 
house if this development goes through. 

Being former residents of East Bay Township, we took part in the census that eventually led to 
the current East Bay Township Master Plan. With this in mind, we purchased our home on 1839 
Townline rd . knowing that a high-density development will surely never be built across the street 
from us. 

Also, referencing the website realtor.com, the three biggest reasons that decrease market value 
are 1. Bad Schools, 2. Strip Clubs, 3. High concentration of rental units 

9. Is the site served by adequate public facilities or is the petitioner able to provide them? 

Currently, the site does not have the infrastructure to support a high-density development, nor 
have we seen any plans from the developer for such utilities. Along with the other infrastructure 
hurdles, an added traffic light at the comer of Hammond and Town line will only hamper traffic flow 
and back-up the Hammond corridor further than it already is. Higher traffic from the 
proposed development would effectively create a bottleneck for daily commuters. 

10. Are there sites nearby already properly zoned that can be used for the intended purposes? 

Yes, there are several. A few examples: 
One (1) eighty acre or two (2) forty acre parcels on East Hammond rd. mls #1823615/6 

currently zoned MDR 
Thirty-eight acre lot at 3270 N. 3-Mile rd ., mls #1827855 

A few other issues that do not fit into any of the ten rezoning factors is the fact the proposed 
rezoning has caused our family unwanted stress, sleepless nights, and financial burdens. This is 
affecting the health and well-being of not just our family, but the families of the surrounding 
properties, as well. The proposed development will also be an eyesore to commuters traveling on 
Hammond as it will not blend seamlessly with the surrounding area. 

We appreciate your consideration with the above factors. In closing, please reference the East Bay 
Township- "Strengthening Community" memo from Kendall Gilbert dated July, 2014 (on the East 
Bay website) when making your decision. 

Respectfully, 

Eric & Lori White 
1839 Townline rd. 

https://mail.google.com/mail/u/O/?ui=2&ik=7a362eee46&jsver=iEEFj798Miw.en.&view=pt&search=inbox&th=161d237edc0219aa&siml=161d237edc02... 2/3 



Rick Brown <rbrown@eastbaytwp.org> 

Rezoning 1-18a 1-18b 
1 message 

Tomlisaobrien@aol.com <tomlisaobrien@aol.com> Mon, Feb 26, 2018 at 7:57PM 
To: rtubbs@eastbaytwp.org, jnemitz@eastbaytwp.org, lgroleau@eastbaytwp.org, thentschel@eastbaytwp.org, 
mwalters@eastbaytwp.org, dleonard@eastbaytwp.org, pzadmin@eastbaytwp.org, rbrown@eastbaytwp.org 

As East Bay Township residents we would like to share some thoughts to be taken into consideration for the proposal to 
rezone 1-18a & 1-18b to high density residential zoning. 

The surrounding areas of the subject property is currently being used as single family housing or agricultural. The 
proposed high density project would not fit into East Bay township current use or Neighboring Garfield Township current 
use of the area. 

The proposed project will adversely impact the area with infrastructure overload to include noise, safety, traffic, viewshed, 
habitat, and storm water runoff into Mitchell Creek. 

As homeowners in East Bay Township located just South of this project on Townline rd we are concerned with the 
adverse effect our property value. 

The immediate area has several other projects under construction. There isn't any evidence of an influx of residents to 
East Bay Township to justify this project. No significant increase in school enrollment or new industry. In addition, adjacent 
Garfield Township is being used as single family housing and agricultural. 

The subject property doesn't currently have adequate infrastructure to support this project or evidence the petitioners will 
provide that infrastructure. Consider rezoning a property that already has the infrastructure. 

We would encourage the zoning commission to take all these factors into consideration when deciding to make this major 
change to our township. 
Thank you for your time, 

Tom & Lisa O'Brien 
1793 Townline rd 
Traverse City, Ml 49696 
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ORDER CONFIRMATION (CONTINUED) 

Salesperson: DENISE LINGERFELT Printed at 02/15/18 1 4:01 by dling 

Acct #: 1394 

LE~J\L J1!0TICE 
EAST BAY CHARTER TOWNSHIP 

LEGAL NOTICE 
Rezoning #2-18 (Northern Capital Investments, LLC) 

Public Hearing 

Notice is hereby given that the East Bay Charter Township Planning Commission 
will be holding a public hearing regarding the following zoning map amendment: 
Rezoning #2-18 (Northern Capital Investments, LLC). The public hearing is 
scheduled for Tuesday, March 6, 2018 at 6:30 p.m., m the East Bay Township 
Hall, South Meeting Room at 1965 N. Three Mile Road, Traverse City, Michigan, 
49696, phone (231) 947-8647. 

The subject site (Tax Parcel # 28-03-230..()05-00) contains 27 .6 acres more or 
less and is located at the southeast corner of Hammond Road and Town line Road 
in Section 30 of the Township. The parcel is addressed as 200 E. Hammond 
Road. The applicant is requesting the zoning on the entire subject site be changed 
from I (Industrial) to HDR (High-Density Residential) . 

Information regarding this zoning map amendment may be examined at the Office 
of Planning & Zoning, East Bay Township Hall, 1965 N. Three Mile Road, 
Traverse City, Michigan 49696, during regular business hours of 7:00 a.m. and 
5:30p.m., Monday through Thursday. Comments may be made in writing 
addressed to Rick Brown, AICP, CBSP, East Bay Charter Township, 1965 N. 
Three Mile Road, Traverse City, Michigan 49696; v1a e-mail at 
rbrown@eastbaytwp.org; or they may be made in person at the hearing. 

Planning Commission members, and other interested persons, please meet for a 
review of the site at 200 E. Hammond Road at 5:30 p.m. on Tuesday, March 6, 
2018. 
If you are planning to attend this hearing and are handicapped requ iring any 
special assistance, please notify the Township Clerk by calling at (231) 947-8647 
as soon as possible. 

Robb Tubbs, Chairman 
East Bay Charter Township 
Planning Commission 

February 16, 2018-H 

Rick Brown, AICP, CBSP 
Office of Planning and Zoning 
(231) 947-8681 
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03-230-006-10 
MACGIRR ELIZABETH E TRUST 
72 W HAMMOND RD 
TRAVERSE CITY Ml 49686 

03-230-006-00 
OLSON CAROLYN R & 
NELSON WESLEY V TRUST 
3846 BAY VALLEY DR 
WILLIAMSBURG Ml 49690 

05-025-002-00 
SCHMERHEIM RANDALL & KIM 
1683 FOUR MILE RD N 
TRAVERSE CITY Ml 49696 

05-025-002-30 
SCHMERHEIM RANDALL & KIM 
1683 FOUR MILE RD N 
TRAVERSE CITY Ml 49696 

05-025-004-00 
BARRON DAVID L & AMY R 
1957 TOWNLINE RD 
TRAVERSE CITY Ml49696 

05-025-002-1 0 
WHITE ERIC M & LORI (LC) 
1839 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-001-00 
HAMMOND JANETIE M (LE) 
239 W HAMMOND RD 
TRAVERSE CITY Ml49686 

05-025-002-20 
SOUTH NEIL E & GLORIA A TRUST 
1795 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-007-40 
HASTINGS JOSEPH & MARGARET 
1789 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-230-005-00 
PBD REAL ESTATE LLC 
8130 SOUTHSHORE DR 
BRIGHTON Ml48114 
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03-230-007-10 
HASTINGS JOSEPH & MARGARET 
1789 TOWNLINE RD 
TRAVERSE CITY Ml49696 

03-230-004-00 
ELMBROOK INCORPORATED· 
3515 JEFFERSON AVE 
TRAVERSE CITY Ml49684 

03-219-018-20 
ORTH INVESTMENTS LLC 
1510 S GARFIELD RD 
TRAVERSE CITY Ml49696 

03-219-017-00 
CLOUS WILLIAM F & TONI L 
848 US HIGHWAY 31 SOUTH 
TRAVERSE CITY Ml 49685 

05-025-003-00 
EDGECOMB JOHN LTC 
101 COLONY LANE 
WAYNESBORO VA22980 

05-024-016-10 
MACGIRR ELIZABETH E 
EDGECOMB JOHN 
72 W HAMMOND RD 
TRAVERSE CITY Ml49686 

03-230-006-1 0 
Occupant 
TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-230-006-00 
Occupant 
TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-002-00 
Occupant 
75 W HAMMOND RD 
TRAVERSE CITY Ml49686-9104 

05-025-002-30 
Occupant 
TOWNLINE RD 
TRAVERSE CITY Ml 49696 

· : 

05-025-004-00 
Occupant 
1957 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-002-10 
Occupant 
1839 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-001-00 
Occupant 
191 W HAMMOND RD 
TRAVERSE CITY M149686-9104 

05-025-002-20 
Occupant 
1795 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-007-40 
Occupant 
1789 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-230-005-00 
Occupant 
200 E HAMMOND RD 
TRAVERSE CITY Ml 49686 

03-230-007-10 
Occupant 
TOWNLINERD 
TRAVERSE CITY Ml 49696 

03-230-004-00 
Occupant 
1750 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-219-018-20 
Occupant 
375 E HAMMOND RD 
TRAVERSE CITY Ml 49686 

03-219-017-00 
Occupant 
E HAMMONDRD 
TRAVERSE CITY Ml 49686 

· label size 1" x 2 5/8" compatible with Avery ®5160/8160 
£tlquette de format 25 mm x 67 mm compatible avec Avery ®5160/8160 



03-230-006-1 0 
MACGIRR ELIZABETH E TRUST 
72 W HAMMOND RD 
TRAVERSE CITY Ml 49686 

03-230-006-00 
OLSON CAROLYN R & 
NELSON WESLEY V TRUST 
3846 BAY VALLEY DR 
WILLIAMSBURG Ml 49690 

05-025-002-00 
SCHMERHEIM RANDALL & KIM 
1683 FOUR MILE RD N 
TRAVERSE CITY Ml49696 

05-025-002-30 
SCHMERHEIM RANDALL & KIM 
1683 FOUR MILE RD N 
TRAVERSE CITY Ml 49696 

05-025-004-00 
BARRON DAVID L & AMY R 
1957 TOWN LINE RD 
TRAVERSE CITY Ml 49696 

05-025-002-10 
WHITE ERIC M & LORI (LC) 
1839 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-001-00 
HAMMOND JANETTE M (LE) 
239 W HAMMOND RD 
TRAVERSE CITY Ml 49686 

05-025-002-20 
SOUTH NEIL E & GLORIA A TRUST 
1795 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-007-40 
HASTINGS JOSEPH & MARGARET 
1789TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-230-005-00 
PBD REAL ESTATE LLC 
8130 SOUTHSHORE DR 
BRIGHTON Ml 48114 
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03-230-007-10 
HASTINGS JOSEPH & MARGARET 
1789 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-230-004-00 
ELMBROOK INCORPORATED 
3515 JEFFERSON AVE 
TRAVERSE CITY Ml49684 

03-219-018-20 
ORTH INVESTMENTS LLC 
1510 S GARFIELD RD 
TRAVERSE CITY Ml 49696 

03-219-017-00 
CLOUS WILLIAM F & TONI L 
848 US HIGHWAY 31 SOUTH 
TRAVERSE CITY Ml 49685 

05-025-003-00 
EDGECOMB JOHN LTC 
101 COLONY LANE 
WAYNESBORO VA 22980 

05-024-016-10 
MACGIRR ELIZABETH E 
EDGECOMB JOHN 
72 W HAMMOND RD 
TRAVERSE CITY Ml 49686 

03-230-006-10 
Occupant 
TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-230-006-00 
Occupant 
TOWNLINE RD 
TRAVERSE CITY Ml49696 

05-025-002-00 
Occupant 
75 W HAMMOND RD 
TRAVERSE CITY Ml49686-9104 

05-025-002-30 
Occupant 
TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-004-00 
Occupant 
1957TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-002-10 
Occupant 
1839 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

05-025-001-00 
Occupant 
191 W HAMMOND RD 
TRAVERSE CITY Ml 49686-9104 

05-025-002-20 
Occupant 
1795 TOWN LINE RD 
TRAVERSE CITY Ml 49696 

05-025-007-40 
Occupant 
1789 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-230-005-00 
Occupant 
200 E HAMMOND RD 
TRAVERSE CITY Ml 49686 

03-230-007-1 0 
Occupant 
TOWNLINERD 
TRAVERSE CITY Ml 49696 

03-230-004-00 
Occupant 
1750 TOWNLINE RD 
TRAVERSE CITY Ml 49696 

03-219-018-20 
Occupant 
375 E HAMMOND RD 
TRAVERSE CITY Ml 49686 

03-219-017-00 
Occupant 
E HAMMONDRD 
TRAVERSE CITY Ml 49686 

: label size 1" X 2 5/8" compatible with Avery ~160/8160 
~tiquette de format 25 mm x 67 mm compatible avec Avery ®p160/8160 



05-025-003-00 
Occupant 
375 W HAMMOND RD 
TRAVERSE CITY Ml 49696 

05-024-016-1 0 
Occupant 
72 W HAMMOND RD 
TRAVERSE CITY Ml49686-9104 
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NORTHERN CAPITAL INVESTMENT LLC 
146 MONROE CEBTER NW STE 606 
GRAND RAPIDS Ml49503 

· label size 1" x 2 5/8" compatible with Avery ®5160/8160 
~tlquette de format 25 mm x 67 mm compatible avec Avery ®5160/8160 



Grand Traverse County 
Planning Commission 
c/o Administration 
400 Boardman Avenue, Suite 305 
Traverse City, Ml 49684 
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: CHARTER TOWNSHIP OF GARFIELD CHERRY CAPITAL AIRPORT 
! ROB LARREA KEVIN KLINE 
; 3848 VETERANS DR 727 FLY DON'T DR 

TRAVERSE CITY Ml49684 TRAVERSE CITY Ml49686 

i label size 1" x 2 5/8" compatible with Avery ®5160/8160 
Etiquette de format 25 mm x 67 mm compatible avec Avery ®5160/8160 
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MEMORANDUM 
TO: Planning Commission 

FROM: 

East Bay Charter Township 

Richard F. Brown, Jr., AICP, and CBSP ~;f 
Township Planner /" ~ 

DATE: February 28, 2018 

RE: Notice requirements 

Section 831 of the East Bay Charter Township Zoning Ordinance does not include a key provision 
of the State enabling act which helps reduce undue complexity and cost of public hearing notices. 
Section 125.31 03(2) of the Michigan Zoning Enabling Act includes the following language: 

"If a single structure contains more than 4 dwelling units or other distinct spatial areas 
owned or leased by different persons, notice may be given to the manager or owner of the 
structure, who shall be requested to post the notice at the primary entrance to the 
structure." 

For whatever reason, this clause is not included in the Township's ordinance. As a result, staff is 
obligated to notify each and every owner and occupant by mail, regardless of the number of units 
or partial owners. For some of the local resort condominiums, that means as many as eight (8) 
partial owners per unit. The proposed dual hotel project coming before the Planning Commission 
in April alone will require the Office of Planning & Zoning to prepare, process, and mail more than 
1 ,200 notices. 

Staff will be scheduling a public hearing to bring the Planning Commission a text amendment for 
consideration at its April meeting, which brings our code in line with the text of the State Act. 


