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                       ACME TOWNSHIP PLANNING COMMISSION MEETING 
ACME TOWNSHIP HALL 

 6042 Acme Road, Williamsburg MI 49690 
 March 9, 2015, 7:00 p.m. 
 
 
 
CALL TO ORDER WITH PLEDGE OF ALLEGIANCE AT 7:00pm 
 
Present:  D. Rosa, J. DeMarsh, M. Timmins, B. Ballentine (Finch), D. White, S. Feringa, K. Wentzloff, T. 
Forgette 
Excused:  M. Binkley 
Staff Present: N. Lennox, Zoning Administrator, J. Iacoangeli, Planner, J. Jocks, Legal Counsel 
Recorder: T. Forgette 
  
A. LIMITED PUBLIC COMMENT: None 
   
B. APPROVAL OF AGENDA:  

 
Motion by Timmins to approve agenda as presented; support by Balentine.  Motion carried. 

 
C. INQUIRY AS TO CONFLICTS OF INTEREST: 

Feringa brought up for review and discussion the proposed GT Resort & Spa parking lot expansion that is on 
agenda. He was not planning to state a conflict of interest but would defer to legal counsel and the Planning 
Commision.  The GT Resort is a separate business entity owned and operated by the Grand Traverse Band of 
Ottawa and Chippewa Indians.  Though he is a tribal member, tribal members do not receive direct or indirect 
financial contributions from the GT Resort. He does work on projects at the GT Resort as part of normal duties as 
a corporate architect but has not worked on this particular project. J. Jocks reviewed policy and does not see an 
issue with bias.  S. Feringa stated he would not recuse himself. 
 
D. CONSENT CALENDAR: The purpose is to expedite business by grouping non-controversial items together for 

one Board motion without discussion. A request to remove any item for discussion later in the agenda from any 
member of the Board, staff or public shall be granted. 

 
a) RECEIVE AND FILE: 

1. Draft Unapproved Minutes of: 
1. Township Board minutes 02/03/15 
2. Zoning Admin. monthly report: Jan-Feb 2015 
3. Bayshore Corridor Strategy meeting 2/24/15 Notes 

             b)       ACTION: 
   1. Draft Unapproved Minutes of: 

     1.     Planning Commission minutes: 02/09/2015 
 

E. ITEMS REMOVED FROM THE CONSENT CALENDAR: 
 Motion by White to to approve the consent calendar as presented; support by Timmins. Motion carried. 
 
F. CORRESPONDENCE: K. Wentzloff introduced into record a letter from Robert Garvey of 
Deepwater Point dated February 13, 2015 regarding the proposed plans for the Traverse Bay RV Park expansion 
and the potential impacts on Yuba Creek.  Copy is available with the minutes.  
 
G. PUBLIC HEARINGS: None 
   
H. NEW BUSINESS: 

 a) Grand Traverse Resort & Spa employee parking lot improvement site plan review 
 Ken Ockert of RCA, a representative of Grand Traverse Resort & Spa, presented the project. The 
proposed project involves the expansion of the current gravel 138 car employee parking lot to a paved parking 
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lot that will accommodate 254 cars and up to 6 buses.   
J. Iacoangeli provided a summary of the staff site plan review.    Agency reviews were submitted and 
reviewed (GT Metro review was emailed today).  We asked them to reduce the height of the lighting poles to 
be consistent with the form-based code standard of 27’.  The applicant reduced them to 25’.  Initial 
stormwater review has been completed however we have not received the finalized document.  The plan 
meets or exceeds the standards and recommending the Planning Commission approval.   
D. Rosa asked about the lighting and a provision for maintaining within the parking lot area.  
J. Iacoangeli indicated that the lights are contained within the box so light directs downward and the lighting 
is evenly distributed.  The photometrics are not that intense. 
S. Feringa asked if more screening trees could be added along cart path.  Understands this is not a requirement 
but a suggestion to block potential stray golf balls. 
 
Motion by M. Timmins, second by T. Forgette to approve the site plan submitted by Grand Traverse Resort & 
Spa for the construction of a 260 vehicle parking lot located on a 3.00 acre parcel on the northwest corner of 
Grand Traverse Resort Village Drive and North Village Drive with the following stipulations: 

1) The approved site plan package be signed by the Chairperson of the Planning Commission and the 
Applicant, or their representative. 

2) Signage, if any, shall meet the Acme Township Zoning Ordinance. 

3) Stormwater revisions must be completed prior and approved by Kris Enlow, P.E. (Beckett & Raeder) 
prior to issuance of land use permit. 

4) Incorporation of additional trees along the south boundary of the project area. 

Motion unanimously carried.   
 

I. OLD BUSINESS: 
a) US-31/M-72 Business District Architectural Standards 

J. Iacoangeli suggests postpone pending legal review of language and present at a later time.  Discretionary areas 
were discussed and will be addressed after additional review by planner and legal counsel. 
  
J. PUBLIC COMMENT & OTHER PC BUSINESS  
 1.  Zoning Administrator update on projects: None 
 2.  Planning Consultant:  J. Iacoangeli provided updates.  Developers of VGT getting very close to 

presenting to the township a final draft of the stormwater and system that is attached to the stormwater 
(wetlands and basins) per the SUP.  PC will receive copy of the development vegetation augmentation 
plan being submitted to DEQ. Should have this information by the April meeting, no later than May. 
Additionally, Dr. Grobel, consultant for the township on this project has resigned. He feels to some 
degree that he is hearing too often that he is the one to ensure the stormwater system will work.  
Professionally he doesn’t want to be put in this position because no one can tell on any of these 
stormwater systems if they are going to work the way they were intended.  He also felt that on some 
issues that his recommendations were not taken seriously by the developer.  Township is going to bring in 
a 3rd party stormwater review consultant who was not at all part of the project to provide a legitimate 
peer-review.  A contract has been signed with Cardno JF New, out of Grand Haven, MI. They specialize 
in ecological assessment and wetland restoration projects.  They will do the peer review on the designs 
that will be submitted. 

 3.  P C Education etc.: Wentzloff- Report on T.A.R.T trails.   
 

Currently looking at the possibility of taking T.A.R.T Trail down Bunker Hill.  Looked at four routes and 
weigh them according to criteria. Routes considered were 1) taking it through the VGT property, 2) up 
Bunker Hill to Bates 3), take down the shore and Mount Hope to pedestrian tunnel and then to Bates, and 
4) proposed taking it through Bayside parks and then looking at taking it through VGT.  Julie Clark of 
T.A.R.T met K. Wentzloff and M. Timmins (Parks and Recreation) to look at possibility of bringing trail 
from Bayside Park, through Deepwater Point or to trails behind Christ the King up to get to Lochenheath 
or some other easement.  Looking at crossing points, curb cuts, elevations, etc. taking it all the way to Elk 
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Rapids.   Some like a crossing at Twisted Fish or water tower.  Have to consult with MDOT. Cross at 
Bunker Hill possible to get to Acme parks along the shoreline.  VGT and GT Resort would be spurs of the 
trail.   
Forgette – Report on Bayshore Corridor/MDOT meeting. 
Submitted a highlight summary provided by John Syche on the Bayshore Corridor/MDOT meeting with 
Grand Traverse County, area Townships, and MDOT personnel. Access management seems to be a big 
concern of all.  Monies are available from MDOT to conduct an access management plan that all seem to 
be interested in.  Acme relevance was provided and document attached to the meeting minutes.  It may 
not be too late for township to look at some areas along US31 with respect to access management.  Road 
construction on US 31 and M72 to begin in April.  No detours.    
 
Timmins/Ballentine- Report on Community Engagement Class.  Rosa and Wentzloff also attended.  
Learned how to identify stake-holders in a project and how to work with the public.   Instructor did a 
great job and it was very informative. 
 
Lennox – Update on Traverse RV Park.  Soil and Erosion unable to conduct site visit yet due to snow. 
Several outstanding issues with the site plan. 

 
PUBLIC COMMENT: None 
  
ADJOURN:   Motion to adjourn by Timmins, seconded by Ballentine.  Motion carried.  Meeting adjourn at 
8:16pm                                                           



Highlights from Bayshore Corridor Strategy Meeting 

February 24, 2015 

Governmental Center 

 

Grand Traverse County:   John Sych, County Planning and Development 

Townships Represented:  Acme, East Bay, Garfield, Elmwood 

MDOT Personnel:    Rick Liptak Jr. – Manager, Transportation Service Center, TC 

        Patty O’Donnel – Transportation Planning Specialist, North Region 

 

 MDOT is supportive of developing an access management plan for the corridor and may be able 
to provide some funding for development of a plan.  Local communities will need to consider 
interest in a plan and providing funding for the plan.   

 

 An access management plan would map out locations for driveway closures and cross‐access 
locations.  Implementation of the plan would be primarily in the form of site plan review actions, 
based on zoning ordinance provisions and cross‐access agreements. 

 

 MDOT may plan for central control of signals along the corridor.  This may alleviate congestion 
problems.  However, it could also limit gaps in the traffic to allow for pedestrians crossing the 
road and vehicles turning onto the road. 

 

 Speed limit changes require a traffic study that may or may not warrant a speed limit change.  In 
some instances, speed limits have gone up following a study.  Elmwood Township will be 
conducting its own traffic study. MDOT has concerns about buildings being built at the right‐of‐
way (ROW) line.  They may be impacted by snow plows and some of the building features (signs, 
outdoor cafes) would require permits if they project into the ROW.  The recommendation is to 
site buildings at distance to accommodate such features. 

 

 Stormwater management improvements are being made during the reconstruction of US‐31 in 
East Bay in 2015, but not to the extent to reduce water quality concerns of stormwater 
emptying into the bay.  The cost of stormwater mitigation facilities can be high.  Costs include 
finding property, construction, and maintenance. 

 

 MDOT is accepting of building refuge islands/medians to accommodate pedestrian crossings 
where there are no intersections or driveways. 

 



 US‐31 project in 2015 will start in April and go through June.  There will be a break for July and 
then the project will pick up again in August.  Two lanes of traffic (one lane each way) will be 
provided throughout the project.  No detour is planned. 

 

Acme Relevance 

‐ Need access management plan; look for crossovers for future parks area in Bayshore district 
‐ MDOT has funded access mgmt. plans for communities; GT County has $100k for corridor access 

mgmt. 
‐ Look at vegetation as natural “tightening” of roadway to slow traffic down between 5 Mile and 

Holiday Road 
‐ Review build out line and road right of way for Bayshore FBC district with respect to US31; 

MDOT has seen issues related to plow damage 
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                       ACME TOWNSHIP PLANNING COMMISSION MEETING 
ACME TOWNSHIP HALL 

 6042 Acme Road, Williamsburg MI 49690 
 March 9, 2015, 7:00 p.m. 
 
 
6:30 p.m. PLANNING COMMISSION EDUCATION: Northwest Michigan Regional Prosperity Initiative 
 
CALL TO ORDER WITH PLEDGE OF ALLEGIANCE  
 
ROLL CALL:       
A. LIMITED PUBLIC COMMENT: 

Public Comment periods are provided at the beginning and end of each meeting agenda. Members of the public may 
address the Board regarding any subject of community interest during these periods. Comment during other portions 
of the agenda may or may not be entertained at the moderator’s discretion.  

   
B. APPROVAL OF AGENDA:  
 
C. INQUIRY AS TO CONFLICTS OF INTEREST: 
 
D. CONSENT CALENDAR: The purpose is to expedite business by grouping non-controversial items together for 

one Board motion without discussion. A request to remove any item for discussion later in the agenda from any 
member of the Board, staff or public shall be granted. 

 
a) RECEIVE AND FILE: 

1. Draft Unapproved Minutes of: 
1. Township Board minutes 02/03/15 
2. Zoning Admin. monthly report: Jan-Feb 2015 
3. Bayshore Corridor Strategy meeting 2/24/15 Notes 

             b)       ACTION: 
   1. Draft Unapproved Minutes of: 

     1.     Planning Commission minutes: 02/09/2015 
 

E. ITEMS REMOVED FROM THE CONSENT CALENDAR: 
 1.      
 
F. CORRESPONDENCE: Robert Garvey Letter 
 
G. PUBLIC HEARINGS:  
   
H. NEW BUSINESS: 

 a) Grand Traverse Resort parking lot improvement site plan review 
  

I. OLD BUSINESS: 
a) US-31/M-72 Business District Architectural Standards 

  
J. PUBLIC COMMENT & OTHER PC BUSINESS  
 1.  Zoning Administrator update on projects: 
 2.  Planning Consultant:  
 3.  P C Education etc.: Wentzloff- report on trails.   

Forgette- report on Bayshore Corridor/MDOT meeting 
Timmins-Balentine- report on Community Engagement class 

  
ADJOURN:                                                              



  DRAFT UNAPPROVED  

Acme Township Board of Trustees February 3, 2015 Page 1 of 3 
 

     ACME TOWNSHIP BOARD MEETING 

ACME TOWNSHIP HALL 

               6042 Acme Road, Williamsburg MI 49690 

            Tuesday, February 3, 2015, 7:00 p.m. 

 

 
CALL TO ORDER WITH PLEDGE OF ALLEGIANCE AT 7:00 p.m. 

 

  Members present: J. Aukerman, C. Dye, A. Jenema, P. Scott, D. White, J. Zollinger 

  Members excused: G. LaPointe  

  Staff present:              N. Edwardson, Recording Secretary 

                     

A.  LIMITED PUBLIC COMMENT: 

G. Veliquette, Elk Lake Road, thank the Township for their support of the last expansion of the Farmland Open 

Space Funds.  He presented some financial figures showing the different funding. He commented that the monies 

the Township spent were matched 9–1. Zollinger commented that was the last of the previous Farmland millage.  

A new millage was approved in November. 

 

 R. Evina, 6075 Arabian Ln, compliment the Board on their handling of the VGT runoff at the January Board  

meeting.   Evina commented that the facts were presented without the emotions. 

                           

               Public comment closed 

                  

   B.       APPROVAL OF AGENDA:  

              Zollinger would like to add one item to New Business #6 Blight Grant received for the Shoreline. 

               

Motion by Jenema, seconded by White to approve the agenda with the addition of one item to New 

Business # 6 Blight Grant. Motion carried by unanimous  vote. 
              

   C.      INQUIRY AS TO CONFLICTS OF INTEREST: None 

 

   D. CONSENT CALENDAR: The purpose is to expedite business by grouping non-controversial items together for 

one Board motion (roll call vote) without discussion. A request to remove any item for discussion later in the 

agenda from any member of the Board, staff or public shall be granted. 

 

1. RECEIVE AND FILE: 

a. Treasurer’s Report  

b. UClerk’s Revenue/Expenditure Report  and Balance Sheet  

c. Draft Unapproved Meeting Minutes: 

                                                     1.    Planning Commission 01/12/15                                                     

      d.         Parks and Maintenance Report – Tom Henkel 

             2.    APPROVAL:  

1. Township Board meeting minutes of 01/06/15 

2. Accounts Payable Prepaid of $226,110.82 and Current to be approved of 

           $40,493.77 (Recommend approval: Cathy Dye, Clerk) 

 

E. ITEMS REMOVED FROM THE CONSENT CALENDAR: 

              Motion by Dye, seconded by Aukerman to approve the Consent Calendar as present. Motion carried by 

              unanimous roll call vote. 

                                               

F. SPECIAL PRESENTATIONS/DISCUSSIONS: None 

  

G. REPORTS: Received and filed 
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1. Shheriff’s Report – Deputy: Ken Chubb 

Officer Chubb stated that the Sheriff’s department will be helping out with the Special Olympics at the 

Resort this week. 

2. County Commissioner’s Report - Crawford 

3.          Road commission report - McKellar 

             Discussion on the Hammond-Hartman road extension. 

 

H. CORRESPONDENCE: None 

                            

I.          PUBLIC HEARING: None 

 

J. NEW BUSINESS: 

              1.  Discussion on order of Board Agendas/Old Business-New Business - Zollinger  

Zollinger commented that at a previous Board meeting a resident raised the question of addressing Old 

Business before New.  Zollinger was looking for the Board’s input.  He felt it was a matter of flexibility. 

When an issue of concern for the residents was on the agenda anyone, Board/Staff/Public could ask that 

the item be removed to the beginning of the agenda.  

 

 2. Resolutions for Approval: 

                                  a) Board of Review Dates  

              

             Motion by White, seconded by Jenema to approve  Resolution R-2015-#4 approving the dates set 

for March Board of Review. Motion carried by unanimous vote. 

 

                    b) Resolution on Budget amendments  

 

                          Motion by Scott, seconded by Dye to approve Resolution R-2015-#5 on Budget Amendments.  

                          Motion carried by unanimous roll call vote. 

 

                   c)  Resolution on 2014 Metro Acme Twp Allocation 

 

             Motion by Jenema, seconded by Scott to approve Resolution R-2015-#6 for Metro Fire 2014 

Township Allocations.  Motion carried by unanimous roll call vote. 

 

 3.         Capacity Sharing Agreement – TC Sewer Plant Acme Township 

           

              Motion by Scott, seconded by Aukerman to approve Resolution R-2015-#7 for Capacity Sharing 

              Agreement. Motion carried by unanimous vote. 

 

 4.          Proclamation to support “Social Host Awareness Month” April 

 

             Motion by Scott, seconded by Jenema, approving Proclaimation “ April 2015 is Social Awareness     

Month”.  Motion carried by unanimous vote. 

 

 5.          Immanuel LLC Status - Zollinger 

              Zollinger commented that the Township had received $15,605.91 from the Immanuel LLC (Bates  

              Crossing) Bankruptcy filing.  Zollinger stated that as property is sold the township will receive more 

              money.  

 

 6.         Blight Grant 

                          Zollinger stated that the Township recently received monies from the Blight grant that the Conservancy 

                          had applied for. Zollinger would like to be able to cut a check tomorrow to the Conservancy.  It will 

                          reflect in  the March  Post Prepaids. 
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                         Motion by Scott, seconded by White, to proceed with reimbursement to the Conservancy for the 

                         Blight Grant. 

 

             Upon listening to the recording of the Board meeting for 2/3/15 we find that a motion by Scott was made and 

supported by White, but due to much discussion a vote was not taken.  This bill will be paid as a pre-approved on 

the March 3rd Board  meeting. for final board support. 

            

           

K.      OLD BUSINESS: 

           1. Status Update of Board procedures - Dye 
Dye gave an update on the ‘Rules for Procedure”. Aukerman has been working with Dye. It was Dye’s 
goal to have a draft ready for the February Board meeting but that did not work out.   

                           

  
At the end of the meeting, Jean Aukerman asked if she could speak with her fellow Board members regarding 
"communication." She explained that she feels our township team, including John Iacoangeli and Chris Grobbel, 
is working very hard to contribute their expertise but she feels the communication process could be better.  She 
wondered if other Board members felt the same. Board members discussed the subject.  Jean volunteered to look 
into this and report back to the Board with possible process improvements. She welcomed any Board member to 
join her. Amy Jenema offered to work with Jean. 

 

                                                     

 PUBLIC COMMENT & OTHER BUSINESS THAT MAY COME BEFORE THE BOARD:  

             B.Kelley, 4893 Ridgecrest, read a prepared statement into the record which is attached to the minutes. 

 

              

           Adjourned at 8:40 pm       

 

 

 

  





To: Acme Township Board of Trustees 
Planning Commission 
 
From: Nikki Lennox 
 
Date: 02/19/2015 
 

THE FOLLOWING IS A SUMMARY OF KEY PLANNING, ZONING & ADMINISTRATIVE 
ACTIVITIES FOR THE MONTH OF JANUARY AND FEBRUARY 2015 

 
 
Land Use Permits Issued For Jan. & Feb.: (2), Includes interior kitchen remodeling of the Bayview Inn 
and interior tower remodeling at the Grand Traverse Resort. 
 
Sign Permits Issued For: Jan. & Feb.: (2), Includes a temporary sign permit and a sign permit for Advance 
Auto at 3939 M‐72. 
 
Planning & Zoning Projects: The Planning Commission is researching a possible amendment to its sign 
ordinance to allow static electronic signs for gas station prices and hotel vacancy signs. Careful attention 
is being paid to limiting luminosity and size.  
US‐31/M‐72 Business District: The Planning Commission is re‐visiting the architectural standards section 
of this ordinance in order to enhance the visual appearance of new buildings in this district. 
The Planning Commission will continue  to work on  its “PC ACTION PLAN”  (to‐do  list) which  includes 
suggestions for researching several new ordinances and amending several others.   
 
General Planning & Zoning: An application has been  received  from  JML Design Group on behalf of 
Scheppe Investments for an expansion of the Traverse Bay RV Park. 
An application has been received by RC Associates for an improvement to one of the parking lots at the 
Grand Traverse Resort.  

 
 
 
 
 
  
 



Highlights from Bayshore Corridor Strategy Meeting 

February 24, 2015 

Governmental Center 

 

Grand Traverse County:   John Sych, County Planning and Development 

Townships Represented:  Acme, East Bay, Garfield, Elmwood 

MDOT Personnel:    Rick Liptak Jr. – Manager, Transportation Service Center, TC 

        Patty O’Donnel – Transportation Planning Specialist, North Region 

 

 MDOT is supportive of developing an access management plan for the corridor and may be able 
to provide some funding for development of a plan.  Local communities will need to consider 
interest in a plan and providing funding for the plan.   

 

 An access management plan would map out locations for driveway closures and cross‐access 
locations.  Implementation of the plan would be primarily in the form of site plan review actions, 
based on zoning ordinance provisions and cross‐access agreements. 

 

 MDOT may plan for central control of signals along the corridor.  This may alleviate congestion 
problems.  However, it could also limit gaps in the traffic to allow for pedestrians crossing the 
road and vehicles turning onto the road. 

 

 Speed limit changes require a traffic study that may or may not warrant a speed limit change.  In 
some instances, speed limits have gone up following a study.  Elmwood Township will be 
conducting its own traffic study. MDOT has concerns about buildings being built at the right‐of‐
way (ROW) line.  They may be impacted by snow plows and some of the building features (signs, 
outdoor cafes) would require permits if they project into the ROW.  The recommendation is to 
site buildings at distance to accommodate such features. 

 

 Stormwater management improvements are being made during the reconstruction of US‐31 in 
East Bay in 2015, but not to the extent to reduce water quality concerns of stormwater 
emptying into the bay.  The cost of stormwater mitigation facilities can be high.  Costs include 
finding property, construction, and maintenance. 

 

 MDOT is accepting of building refuge islands/medians to accommodate pedestrian crossings 
where there are no intersections or driveways. 

 



 US‐31 project in 2015 will start in April and go through June.  There will be a break for July and 
then the project will pick up again in August.  Two lanes of traffic (one lane each way) will be 
provided throughout the project.  No detour is planned. 

 

Acme Relevance 

‐ Need access management plan; look for crossovers for future parks area in Bayshore district 
‐ MDOT has funded access mgmt. plans for communities; GT County has $100k for corridor access 

mgmt. 
‐ Look at vegetation as natural “tightening” of roadway to slow traffic down between 5 Mile and 

Holiday Road 
‐ Review build out line and road right of way for Bayshore FBC district with respect to US31; 

MDOT has seen issues related to plow damage 
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                       ACME TOWNSHIP PLANNING COMMISSION MEETING 
ACME TOWNSHIP HALL 

 6042 Acme Road, Williamsburg MI 49690 
 February 9, 2015, 7:00 p.m. 
 
 
6:30 PC EDUCATION: The Right to Farm Act and Urban Agriculture. Planning commission members 
watched a video. 
 
CALL TO ORDER WITH PLEDGE OF ALLEGIANCE AT 7:00PM 
Members Present:    J. DeMarsh, M. Binkley, B. Finch, D. Rosa, S. Feringa, M. Timmins, T. Forgette,  

K. Wentzloff 
Members excused: D. White 
Staff present:  J. Jocks, Legal Counsel 
   N. Lennox, Zoning Administrator 
   J. Iacoangeli, Planner 
  
  
A. LIMITED PUBLIC COMMENT: 

C.Abernathy, 4312 Westridge Drive, stated last meeting there was discussion on electronic signs and 
she noted that the sign for Speedway on Four Mile Road is very visible in both directions along 
US31. 
B.Kelley, Ridgecrest Road stated he was opposed to electronic signs of any kind as they take away 
from the rural character of the township; additionally high costs of the signs may not be appropriately 
used as a factor on whether they will be used or not.  Thinks signs in windows of Bravo Zulu are 
questionable. 
 

B. SPECIAL PRESENTATION: None 
 
C. APPROVAL OF AGENDA:  
 Motion by Binkley, seconded by Feringa, to approve the agenda as presented.  Motion carried.  
 
 D. INQUIRY AS TO CONFLICTS OF INTEREST: None 
 
 E. CONSENT CALENDAR:  
 

a)   RECEIVE AND FILE: 
1. Draft Unapproved Minutes of: 

1. Township Board minutes 1/06/15 
             b)       ACTION: 
              1. Draft Unapproved Minutes of: 

     1.     Planning Commission minutes 1/12/15 
 

F. ITEMS REMOVED FROM THE CONSENT CALENDAR: 
 1. None 
Motion by Timmins to approve the consent calendar, second by Forgette.  Motion carried. 
G. CORRESPONDENCE:  none 
 
H. PUBLIC HEARINGS: none  
     
I. NEW BUSINESS: 
 a)  Traverse Bay RV Park SUP Amendment 
 

Fred Campbell, JML Design Group 225 E. 16th Street, presented updated plans for expansion of the 
current Traverse Bay RV Park owned by Scheppe Investments and located at 5555 E. M-72.  The 
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request is a major amendment to SUP 99-03P, developing an additional 26.65 acres and adding 81 
new RV campground sites to the existing park to include 12x16’ coach houses for storage at each RV 
site.  The work will be done in phase, Phase III a, III and Phase IV.  Phase III a will be done first and 
sites prepared for five (5) “Park Model” pre-manufactured units at 399 sq. ft. to be owned with lots, 
but not for year-round occupancy per state campground regulations.  These sites will tie into existing 
infrastructure.  Phase III will add 50 sites and Phase IV will add 26 more sites.  None of the site 
utilities can be permanent; quick connects are used.  Project is anticipated to be built over a two-year 
period.  Discussions followed. 

 
D. Rosa asked about traffic into and out of the site.  Getting onto M72 can be challenging in the summer 
F. Campbell – There is a rather large ingress/egress coming off of M72.  MDOT was sent a letter regarding 
the updated plans.  
D. Scheppe - Thanked planning commission for round-about at Lautner as it will help the tenants egress the 
park. Advising tenants to leave the park westbound and using the roundabout to transition to eastbound 
without having to cross M72 traffic. 
S.Feringa – East bound traffic will be slowed down with upcoming M72 upgrades 
M. Timmins – Asked about owners’ responsibility for landscaping and if the owners of development would 
have to follow township planting guidelines or does that not apply because it is more like residential. 
J. Iacoangeli – Will take a look at this 
K. Wentzloff – landscaping noted on berm. 
T. Forgette – State campground regulations oversee landscaping 
D. Scheppe – Protocol is set in condo documents. Site landscaping is monitored closely and certain items 
need to be wrapped to prevent deer from eating them during the offseason. Feels they have extremely tight 
guidelines but would also look at township guidelines.  
M. Binkley – Asked for clarification on the number of sites. 
F. Campbell – Soil erosion permit request includes work on a steep embankment that needs to be prepared 
and levelled for the model park model sites and requires them to take out a pond, put in water/sewer 
infrastructure and then finish grade. 
S. Feringa asked for clarification on coach houses and park model units. 
F. Campbell – Coach Houses were part of the original SUP 
K. Wentzloff – Asked for clarification on total number of units and soil erosion permit.   
J. Iacoangeli – Township is looking at review as a whole; all phases proposed.  
K. Wentzloff - Emphasized the importance to follow all permitted measures to protect water resources for any 
site work that is being proposed; especially with the sites proximity to Yuba Creek.  
 
Motion by D. Rosa, seconded by Timmins, to hold a public hearing for the proposed expansion of the 
Traverse Bay RV Park, motion carried. 
 
J. OLD BUSINESS: 
 

a) Electronic signs  
J. Iacoangeli led the planning commission through a series of scenarios asking which zoning district, type of 
use, change requirements, size, and other factors.  Discussion occurred.  Consensus of planning commission 
members was to limit to gas stations and hotels, be non-distracting, text height based on road speed.  
 

b) PC Year End Report and 2015 projects for discussion 
J.Iacoangeli discussed with planning commission the past year accomplishments and highlights and identified 
potential 2015 initiatives the planning commission may wish to move forward with such as Zoning Ordinance 
Revisions and Capital Improvement Programs.  He and legal counsel agree that revisions are desperately 
needed..  Estimated cost for the zoning ordinance revisions would be around $35,000 - $45,000.  Grants could 
be used to offset costs.  The Coastal Zone Management grant could be used and John could help the township 
to write.  K. Wentzloff suggested we should present this to the board as an official presentation sometime 
before the budget is set in May/June. 
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c) US/31-M/72 Business District Architectural Standards 
J. Iacoangeli summarized and discussed potential changes/clarifications to the US31/M72 Business District 
architectural standards to help commissioners in future projects.  It was suggested to get feedback from the 
Acme Business Association prior to adoption. Discussions included how the suggested changes may have 
applied to previously approved site plans.  
 
  
K. PUBLIC COMMENT & OTHER PC BUSINESS  
 1.  Zoning Administrator update on projects: GT Resort site plan for parking lot improvements. S. 

Feringa explained they would have to fall under zoning because they are on tax roll with this 
property.  

 2.  Planning Consultant: none 
 3.  P C Education etc.: Four commissioners are attending Michigan Association of Planning 

Community Engagement Workshop with J. Iacoangeli. 
 
Public Comment: 
B.Kelley – Liked direction of commission on electronic signage.  Stated he was unable to read drawings on 

the RV Park from the website.  He has soil erosion concerns and the site work staging. 
R. Babcock - Questions the pond situation on RV site and tearing up of the pond. 
C. Abernathy – RV Park developers seem cavalier in the approach to storm water and soil erosion.  
ADJOURN:  Motion by Timmins, second by Finch, to adjourn.  Motion approved.  8:35pm                                                 
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Employee Parking Lot Improvements 
Narrative 
 

Existing Site Conditions 
The subject site’s primary function is to provide parking for the employees of the Grand Traverse 
Resort and Spa (GTR).  The existing parking lot has a gravel surface which is functional, but not 
ideal. The parking lot is surrounded by a number of things, which would include: a water tower, 
mechanical building , over nine hundred feet of open grass field, and scattered hardwood, to the 
north; a thick row of evergreen trees, to the east; a mix of evergreen tree screening and a golf course, 
to the south; and a stand of hardwoods along with approximately one hundred and sixty feet of grass 
field, to the west. 
 
The site has 26 feet of vertical grade change from the northeast corner, near an existing water tower, 
to the south edge along the Grand Traverse Village Boulevard.  In general, the site drains from the 
northeast corner to the south, into a grass fields along a golf course or into the road ditch at the 
boulevard. 
 
In reviewing the existing site conditions it is our opinion that paving and expanding the current 
gravel parking to the west, into the grass field toward the hardwood stand, will not negatively impact 
any surround properties.  Please refer to site photos in the “Attachments” tab for site photos viewing 
from the existing parking lot out, in all directions. 
 
 
Project Description and Intent 
It is the intent of the Grand Traverse Resort and Spa (GTR) to improve their current gravel employee 
parking lot by developing safer pedestrian and vehicular circulation routes, as well as expanding the 
parking lot to allow more employees the chance to park closer to the resort.  It is there goal to create 
a safer environment for their employees by redesigning the flow of vehicular and pedestrian traffic 
to and from the site, as well as within the site.  Currently, the employee parking lot, at peak times 
during the summer months, will fall short of providing adequate parking spaces for the 
approximately eight hundred employees that work over the course of three separate work shifts.  The 
redesign and slight expansion of the GTR’s employee parking lot should better serve and 
complement the on-site pre-existing use known as the Grand Traverse Resort and Spa. 
 
In the redesign of the parking lot, realigning the driveway with the primary intersection at the Grand 
Traverse Village Boulevard and main resort parking lots will eliminate the traffic that goes the 
wrong way on a one-way road system to access the current approach to the employee parking lot.  In 
addition, it will make a safer access for larger vehicles that are directed to utilize the employee 
parking lot.  Currently, larger vehicles would need to make a U-turn at the east end of the boulevard 
to access the employee parking lot if they were coming from US-31.  Otherwise, larger vehicles 
would need to proceed in a counter-clockwise fashion around the main hotel parking lots to access 
the east end of the boulevard, off South Village Drive. 
 
It is also the GTR’s goal to rotate the parking aisles ninety degrees, which will create a safer passage 
through the parking lot for pedestrians proceeding toward the resort and spa.  Instead of pedestrians 



walking perpendicular to each drive lane, within the parking lot, walking parallel to drive lanes 
would make pedestrians more visible to the vehicular traffic coming and going.  
 
Finally, expanding the employee parking lot will definitely allow more employee’s to park closer to 
the resort during peak summer months.  Currently there are times when employees are shuttled into 
work, by the resort, due to a shortage of parking which ultimately hinders efficiency and 
productivity for employees and the GTR as a whole. 
 
In conclusion, it is in the Grand Traverse Resort and Spa’s best interest to keep trying to make its 
properties more accessible and safer by improving their current parking and road facilities where 
possible.  It is with that, that the GTR request approval to expand and pave its existing employee 
parking lot as illustrated in the enclosed plans. 
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T-1   Cover Sheet 
T-2  Existing Site Conditions 
C-1  Site Plan 
C-2  Grading & Drainage Plan 
C-3  Driveway Profile 
C-4  Soil Erosion & Sedimentation Control Plan 
C-5  Site Details 
C-6  Site Details 
L-1  Landscape Plan 
E-1  Electrical Site Plan & Details 
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 Owner’s Authorization Letter for Agent 
 Proof of Ownership 
 Site Photos in All Directions 
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SCALE  HORIZ. 1" = 30'
VERT. 1" = 3'
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STANDARD M.D.O.T. "F4"
CONCRETE CURB & GUTTER DETAIL

CATCH BASIN DETAIL
2 FT. DIAMETER

4 FT. DIA CATCH BASIN
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Beckett & Raeder, Inc. 
535 West William, Suite 101 
Ann Arbor, MI  48103 
 
734 663.2622 ph 
734 663.6759 fx 
 
www.bria2.com 

Traverse City Office 
921 West 11th St., Suite 2E 
Traverse City, MI  49684 
 
231.933.8400 ph 
231.944.1709  fx 
 
 

Petoskey Office 
616 Petoskey St., Suite 100 
Petoskey, MI  49770 
 
231.347.2523 ph 
231.347.2524 fx 

Toledo, Ohio 
419.242.3428 ph 
  
 
 

March 4, 2015 
 
Mr. Martin Graf 
Gosling Czubak 
1280 Business Park Drive  
Traverse City, MI 49686 
 
Regarding:   Site Plan Review Comments for 
  Grand Traverse Resort & Spa  

Employee Parking Lot Improvements 
   
 
Dear Mr. Martin, 
  
The plan set dated February 9, 2015 has been reviewed for conformance with Acme 
Township’s Stormwater Control Ordinance.  Our comments are as follows: 
 

1. The curve number (CN) for the “existing gravel parking” should be 76.  This 
increases the required storage volume for the site.  Revise the detention 
basins accordingly. 

 
2. An outlet control structure is required for the detention basins.  It is unclear 

where the ultimate discharge for the site is located. 
 

3. Drainage areas for each catch basin shall be delineated.  The acreage and c-
factor should be included. 

 
4. The storm sewer at catch basin #1 only has two-feet of cover.  The designer 

should verify that the pipe will be able to support H-20 loading with only 
two-feet of cover. 

 
5. A 0.1-foot drop in inverts within the manhole shall be provided. 

 
6. The 2 Ft. Diameter Catch Basin detail can be removed, as it is not being used 

on the plans. 
 

7. Proposed contour lines should reflect the proposed overflow elevation 
between the two detention basins.  See attached red-lined plan sheet. 

 
8. Proposed contours should extend throughout the site improvements.  There 

are several areas where the contours are missing or ending without tying 
into existing contours. 



 
                        
 

initiative 

 
9. Proposed grades and contour lines shall be provided for the relocated 

sidewalk along Grand Traverse Resort Village Blvd.   
 
Please submit revised plan set that address the above comments.  If there are any 
questions, please contact our office at 734-996-2622.   
 
Thank you, 
 
 
 
John Iacoangeli, AICP, PCP, LEED AP, CNU-A, FBCI 
Principal 
 
 
Encl.   Red-Lined Plan Set 



 
p l a n n i n g  r e v i e w 

Date:  03.02.2015 
 
From: John Iacoangeli 
To:  Karly Wentzloff, Chairperson  
 ACME TOWNSHIP PLANNING COMMISSION 
 6042 Acme Road 

Traverse City, MI 49690 
 
Project: Grand Traverse Reort & Spa 
 Employee Parking Lot Improvements 
 2015 
 
Request: Site Plan Review  
 
Applicant: Grand Traverse Resort & Spa 
  
Parcel Address: 100 Grand Traverse Village Blvd  
 Williamsburg, MI 
 
Parcel Number: 28-01-014-028-22 
 
 
General Description: 
The proposed project involves the expansion of the current gravel 138 car employee 
parking lot to a paved parking that will accommodate 254 cars and 6 buses.  The 
project area is located at the northwest corner of North Village Drive and Grand 
Traverse Village Blvd. (yellow) 
  



 
p l a n n i n g  r e v i e w 

 
Zoning Ordinance Compliance 
 
The site plan does not involve the construction of a building and its location is adjacent 
to two golf course holes and an existing water tower.  As a result, Section 7.5 Off-
Street Parking and Loading Regulations governs  
 
Applicable Section 7.5 Requirements  

Regulation Requirement Provided on Site Plan  
Location Parking lots shall be constructed in 

the rear or side yards. 
YES

Canopy Trees One tree for every ten (10) parking 
spaces – 260 parking spaces or 26 
trees 

29 YES

Native Plant 
Materials 

Follow the “recommended Planting 
Guidelines for Municipalities.”   

Plant types meet the 
planting guidelines 

YES

Treed Islands Provided at the ends of each row 
and planed with two trees. 

6 interior islands with two 
trees 

YES

Snow Storage Snow storage provided at a ratio of 
15 sq.ft. per 100 sq.ft of parking 
area.   Parking lot surface area is 
approximately 116,100 sq.ft. 
requiring snow storage area(s) of 
17,415 sq.ft. 

YES

 
Agency Reviews 
 

1. Soil Erosion and Sedimentation Control – issued Permit No. 23435 on 2-10-
2015. 

 
2. Grand Traverse Metro Emergency Services Authority – no review provided. 

 
Other Site Plan Issues 
 

1. Perimeter parking lot lighting will include 250 watt HPS 15 foot high poles and 
internal parking lot lighting will include 400 watt HPS 25 foot high poles which 
are below the US-31 / M-72 standards. 

  



 
p l a n n i n g  r e v i e w 

Standards for Site Plan Review 
Inconsistencies with the Standards are not in bold in the Findings. 

 
Standards for Site Plan Review

Standard Finding 
That the applicant may legally apply for site plan 
review. 

The Applicant is the property owner. 

That all required information has been provided. Everything except comments from GT 
MESA. 

That the proposed development conforms to all 
regulations of the zoning district in which it is 
located and all other applicable standards and 
requirements of this ordinance, including but not 
limited to all supplementary regulations. 

The proposed use is permitted by right in the 
zoning district.  
 
 

That the plan meets the requirements of Acme 
Township for fire and police 
protection, water supply, sewage disposal or 
treatment, storm, drainage, and 
other public facilities and services. 

Reviews have been Soil Erosion and 
Sedimentation Control.  Fire review is 
outstanding. 

That the plan meets the standards of other 
governmental agencies where applicable, and 
that the approval of these agencies has been 
obtained or is assured. 

Those agencies that have reviewed the plans 
have issued permits.   GT MESA comments 
not available at the time of this review. 

That natural resources will be preserved to a 
maximum feasible extent, and that areas to be 
left undisturbed during construction shall be so 
indicated on the site plan and at the site per se. 

The current site is a relatively flat gravel 
parking lot.   

That the proposed development property 
respects floodways and flood plains on or in the 
vicinity of the subject property. 

Not applicable.

That the soil conditions are suitable for 
excavation and site preparation, and that 
organic, wet, or other soils which are not 
suitable for development will either be 
undisturbed, or modified in an acceptable 
manner. 

Plans do not indicated any problematic soils.  
Development adjacent to the subject site 
would indicated acceptable soil suitability. 

That the proposed development will not cause 
soil erosion or sedimentation problems. 

Permit issued by Grand Traverse County Soil 
Ersoion and Sedimentation (#23435) 

That the drainage plan for the proposed 
development is adequate to handle anticipated 
storm water runoff, and will not cause undue 
runoff onto neighboring property or overloading 
of water courses in the area. 



 
p l a n n i n g  r e v i e w 

That grading or filling will not destroy the 
character of the property or the surrounding 
area, and will not adversely affect the adjacent 
or neighboring properties. 

The current site is a relatively flat field 
without vegetation.   

That structures, landscaping, landfills or other 
land uses will not disrupt air drainage systems 
necessary for agricultural uses. 

No adjacent agricultural uses.  Property is 
located with the Grand Traverse Resort & 
Spa.. 

That phases of development are in a logical 
sequence, so that any one phase will not depend 
upon a subsequent phase for adequate access, 
public utility services, drainage, or erosion 
control. 

No phasing required.

That the plan provides for the proper expansion 
of existing facilities such as public streets, 
drainage systems, and water and sewage 
facilities. 

The plan uses existing infrastructure. 

That landscaping, fences or walls may be 
required when appropriate to meet the 
objectives of this Ordinance. 

Landscaping provided per the parking 
regulations.. 

That parking layout will not adversely affect the 
flow of traffic within the site, or to and from the 
adjacent streets. 

Parking lot layout provides adequate 
circulation and manevuring lane width.  

That vehicular and pedestrian traffic within the 
site, and in relation to streets and sidewalks 
serving the site, shall be safe and convenient. 
 

The proposed design includes sidewalks 
which connect with the golf club house and 
the hotel and convention center. 

That outdoor storage of garbage and refuse is 
contained, screened from view, and located so 
as not be a nuisance to the subject property or 
neighboring properties. 

Not applicable

That the proposed site is in accord with the spirit 
and purpose of this Ordinance, and not 
inconsistent with, or contrary to, the objectives 
sought to be accomplished by this Ordinance 
and the principles of sound planning. 

The proposed use meets the intent of the
zoning district and special use permit. 

 
Suggested Motion: 
 
Approve the site plan submitted by GTB for the construction of a 260 vehicle parking 
lot located on a 3.00 acre parcel on the northwest corner of Grand Traverse Resort 
Village Drive and North Village Drive with the following stipulations: 
 

1) The approved site plan package be signed by the Chairperson of the Planning 
Commission and the Applicant, or their representative. 

2) Signage, if any, shall meet the Acme Township Zoning Ordinance. 
3) Stormwater revisions must be completed prior and approved by Kris Enlow, P.E. 

prior to issuance of land use permit. 



Acme Township 
Section 6.6 Ordinance Revisions 

US-31 / M-72 Business District 
 

 
Section 6.6.5.2 – Building Placement, Density and Parking 
 
The following highlighted text has been changed as noted. 
 

Building Placement  SFN MHN CS C CF

Built-to Line (BTL) Distance from Property Line

Front  30’ 30’ 30’ 20’ 5’

Side Street, corner lot  30’ 30’ NA 20’ 5’

Setback       

Side  10’ 10’ 10’ 3’ 5’

Rear  30’ 30’ 35’ 25’ 5’

Building front facade as a % of Lot Width (Min.)  NA NA NA 65% 75%

Side Street Facade as a % of Lot Depth (Min.)  NA NA NA 30% 50%

 
Section 6.6.6.3 Site Lighting 
 
Wall pack lighting shall only be used on the rear or side of the building to illuminate exits and loading 
facilities.   

 
Front facade illumination lighting may be used but will require the approval of the Planning Commission.   

 
Parking lot lighting pole height (including luminaire) shall not exceed the height of the building or 27 feet 
whichever is less. 
 
Section 6.6.6.5 Water Quality and Storm Water 
 
All projects shall adhere to the Acme Township Stormwater Ordinance, as well as, incorporating low impact 
development (LID) water quality technologies.  Low impact development water quality technologies shall 
include, but are not limted to, rain gardens,  rooftop gardens, vegetated swales, cisterns, permeable pavers, 
porous pavement, and filtered stormwater structures will be required on site as a component of the overall 
stormwater plan.  The Planning Commission has the authority to determine the type of LID that will be used 
as part of the approval process.   
 
Section 6.6.6.6 Façade Components and Materials (All Buildings Except Residential-Only Buildings) 
 
Facade Ornamentation 
All visible elevations shall include decorative features such as cornices, pilasters, and friezes. Building recesses 
and protrusions will be required on larger buildings to break long uninterrupted building walls. 



Façade Massing 
Front façades 60 feet wide or wider shall incorporate wall offsets of at least two feet in depth (projections or 
recesses) a minimum of every 40 feet. Each required offset shall have a minimum width of 20 feet. 

 
Roofs 
When flat roofs are used, parapet walls with three-dimensional cornice treatments shall be used to  conceal 
the roof 

 
Asymmetric or dynamic roof forms allude to motion, provide variety and flexibility in nonresidential building 
design, and allow for unique buildings. Asymmetric or dynamic roof forms shall be permitted on 
nonresidential buildings as an alternative to Flat Roofs. 

 
All roof-based mechanical equipment, as well as vents, pipes, antennas, satellite dishes, and other roof 
penetrations (with the exception of chimneys), shall be located on the rear elevations or screened with a 
parapet wall having a three-dimensional cornice treatment so as to have a minimal visual impact as seen from 
public street, existing single family uses, and land zoned for residential and agricultural uses. 

 
Customer Entrances 
Each side of a building facing a public street shall include at least one customer entrance, except that no 
building shall be required to provide entrances on more than two sides of the structure that face public 
streets. 

 
Buildings shall have clearly defined, highly visible customer entrances that include no less than three of the 
following design features: 

a) Canopies/porticos above the entrance; 
b) Roof overhangs above the entrance; 
c) Entry recesses/projections; 
d) Arcades that are physically integrated with the entrance; 
e) Raised corniced parapets above the entrance; 
f) Gabled roof forms or arches above the entrance; 
g) Outdoor plaza adjacent to the entrance having    

 seating and a minimum depth of 20 feet; 
h) Display windows that are directly adjacent to the entrance; or 

i) Architectural details, such as tile work and moldings, that is integrated into the building 
structure and design and is above and/or directly adjacent to the entrance. 

 
Building Materials 
Use of durable and traditional building materials shall be used.  Fluted concrete masonry units and scored 
concrete masonry unit block, although not considered traditional building materials, may be used if approved 
by the Planning Commission. 
 
Materials such as exterior insulation finish system (EIFS), concrete panels, and panel brick are not considered 
durable and traditional building materials and will not be used.   
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