
 CALL TO ORDER WITH PLEDGE OF ALLEGIANCE  Opened at 7:00

 ROLL CALL: Present: Karly Wentzloff, Jean Aukerman, Dan Rosa, Dan VanHouten, Jack Challender,
Steve Feringa, Marcie Timmins
 Staff Present: Lindsey Wolf, Acme Planning and Zoning Administrator; Marcie Timmins, Recording
Secretary

A. LIMITED PUBLIC COMMENT: Members of the public may address the Commission regarding any subject
of community interest during public comment periods by filling out a Public Comment Card and submitting it to the
Secretary. Public comments are limited to three minutes per individual. Comments during other portions of the
agenda may or may not be entertained at the moderator’s discretion

Public Comment opened at 7:02

Lowel Gruman- Traverse City Resident. Managing partner of venture capital firm Boomerang Catapult. Here to support the
character of Rod Trump, a friend of his. Rod is the President of the Pine Tree Club down in Florida. He has played many of
Tom Doak’s golf course designs.

Francis Gingraas- Supports the redevelopment of HIgh Pointe Golf Course. He thinks it is a good addition to our
infrastructure.

Brian Kelley- Nice to see the course coming back to Acme; thinks it’s good growth in the community. Talked about the
fragile watershed in the community. Pointed out the wetlands at the south hole and thinks a third party delineation is
warranted there. Talked about how groundwater varies and about knowing where the groundwater is onsite. Worried about
the fertilizers used on the golf course making it into Yuba creek via the wetlands and underground springs on the property.
Believes the site could use some low impact stormwater techniques to create a safety buffer.

Public comment closed 7:09

B. APPROVAL OF AGENDA: Motion by Feringa, support by Timmins to approve the agenda with
the removal of item F. a.(approve planning commission special meeting minutes 7-26-22) and the
addition of correspondence G. 3 Kelley
Motion carries

C. INQUIRY AS TO CONFLICTS OF INTEREST:none

D. SPECIAL PRESENTATIONS: none

E. RECEIVE AND FILE:
1. RECEIVE AND FILE

a. Approved Board Meeting Minutes 8.9.22
Motion by Timmins, support by Aukerman to receive and file the board meeting
minutes. 8/9/22.
Motion carries

F. APPROVAL OF MINUTES:
a. Approve Draft Planning Commission Meeting Minutes 8.8.22

Timmins corrections- Page 1 . A change G.8 to F.8. Page .2 last sentence change the word and to in for
instead. Page.3 change elections to electricians and under that, Rose to Rosa. Page 5, change Joe Chappelle to
Jacob Chappelle, and capitalize Jocks.

Motion by VanHouten, support by Challender to approve draft planning commission
meeting minutes from 8-8-22 with the added corrections mentioned above.
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b. Approve Draft Planning Commission Special Meeting Minutes 8.15.22
VanHouten- name is spelled wrong.
Aukerman- asked about changing the motion to rezone the forty acres from B-4 material
processing to A-1 to a roll call vote. Five yes votes would be Aukerman, Challendar, Feringa,
Rosa, Wentzloff. The no, would be VanHouten.
Challendar - name spelled wrong too.

Motion by Timmins support by Aukerman to approve draft planning commission special meeting from
8-15-22 with above mentioned corrections.
Motion carries
 
G. CORRESPONDENCE:

1. Kelley
2. Silk
3. Kelley- Kelley stated that since this item is not on the agenda he is fine with holding it for

the next meeting.
Wentzloff- since it came in today before the correspondence was cut off it is part of this
agenda. Wentzloff read the letter into record. Letter is attached. Summary of the letter is to
draw attention to cornerstone on page 53 of the Acme Master Plan Update. It specifically
references collaboration with the Watershed to protect our water resources. Encourages the
PC to fully collaborate with the Watershed Center in the creation of the zoning ordinance
overlay protections, and the stormwater ordinance.

H. PUBLIC HEARINGS:
1. None
 

I. OLD BUSINESS:
1. None

 
J. NEW BUSINESS:

1. SUP/SPR 2022-03 High Pointe Golf Course
Scott Jozwiak - is the project engineer.
Tom Doak - Golf Course Architect, original architect of the  project 35 years ago.
Gene Davis- Golf Course Superintendent and Gm of the Elk Rapids golf club, acting as an
advisor for this project.
Rod Trump- Working with Tom on the project

Jozwiak- contacted by Rod Trump a few months ago about this project. Tom agreed to come
back and work on the project too. He is excited about this project.
Went over what the original golf course was like and where things used to be placed.
Went over what it looks like today with the Hops farm now in place on the old front nine. They
have identified a new piece of property and will be re-developing the holes so that it is quasi “T”
shaped property. They are taking out a half acre of hops. Property goes from Bates Rd. to Moore
Rd. and down to Ag. land and state land down at the bottom. On Bates Rd, and all of Acme
township they will only have one structure off Bates Rd. the maintenance building. Eventually
there will be a pavilion building in the middle of the course, between holes nine and ten. That
will be in the future once they fully establish what it will look like. Whitewater township is
where the clubhouse, training facility and some cabins will be. Meeting with Whitewater
tomorrow (September 13th.) to go over their application. The existing clubhouse will stay on
the hops farm property; they won’t reuse that. Went over the layout of the course. Identified the
areas in dark shaded areas of where major earth moving will be taking place and where trees will
be cleared.
Since the maintenance building is the main structure in Acme, focus was on the stormwater and
design of that facility. Went over the building and what will be in it: fertilizer storage, break
room, equipment, bathrooms for employees. Went over stormwater containment in a valley
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below it. Asked about right-of-way landscaping along Bates Rd. and how much the township
wanted in that area. Addressed the path crossings on Arnold Rd. from Lindsey’s review.
Discussed with the Road Commission they are fine with having the crossings, they just can’t
pave through the dry portion of the two tracks. They will directionally drill the irrigation line
under the right of way.

Rod Trump- Talked about how he happened upon the project. He talked with Tom Doak and he
agreed to work on the project if he could make something come of it. Purchased the piece of land
next to the adjacent piece of property to the original golf course. Talked about the change in
Acme’s township zoning ordinance that changed in July to allow golf courses in the Agricultural
district that gave them another piece of the path forward to bring this project back. They see a
viable path forward to bring great things to the community.

Tom Doak- Golf course architect. High Pointe is the course he built on his own, and would really
mean a lot to him to work on the project. Went over the grading and earthwork on the property.
Not much earthwork is needed where the original back nine holes are located. Some
reconfiguring of hole 18. It is a matter of re-irrigating the area to get the grass re-established. The
back holes will need irrigation and reseeding. Three or four holes where some clearing is
required. He went over the areas with the PC. Tries to use a piece of land as best he can without
doing too much major work on the fareways and just using what is there. They do have to flatten
land for hills and build bunkers.
Discussed area close to the maintenance building that doesn’t surface drain water from the area;
it is an isolated area on the property. They would like to get started on it next spring. He thinks it
would be open by 2025.

Wolf- asked if the pathways will be new or rebuilt.

Doak-Some are missing pavers but they will be rebuilding previous paths where pavers were
taken out.

Wolf-Briefly went over the staff report of what was already addressed by the applicant during
this meeting. Confident they will get all of the needed information back to the PC.
Questioned how it will work with our stormwater ordinance when Whitewater township doesn’t
have a stormwater ordinance . She will be talking to Bob Verschaeve to make sure what they do
in Whitewater doesn’t impact Acme.
Once they give all the other needed information she can conduct her site plan review. She will be
able to provide something more thorough for the planning commission.

Jozwiak- asked what more items are needed for the environmental aspect of it.

Wolf-Better illustrations of what will and won’t be touched on the property. Asked for a 24 x 36
plan set for the office to review before the next meeting and about fertilizer storage and
management.

Jozwiak- The person managing fertilizer is here tonight if we want to tackle that.

Timmins and Aukerman have questions about fertilizers.

Davis- General manager and superintendent of Elk Rapids golf club. Has a bachelor of science
from Michigan State, turf grass program. I am a grass grower not a wetlands expert or even an
architecture expert.
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Discussion followed with questions concerning use of fertilizers with phosphates as well as
protecting the wetlands from fertilizer runoff. Discussed how phosphate fertilizers are used more
in the first two or three years as opposed to when a maintenance plan is established. Talked about
using fertilizer applications that lessen the loss of fertilizers to areas they don’t want treated.

Jozwiak- Said there are only two wetland areas that may be affected. One is by where the old
eighteenth hole was and one near the sixteenth hole and a kind of wooded wetland on the new forty
acres to the south that they do need to get a delineation on. He assumes when they do the erosion control
permits there will be sediment control basins put there to stop anything from washing into the wetland
and they would also stop fertilizer runoff. They could even leave them for a couple years, as they will
just be dirt berms that they can knock down later.

Doak- talked about the project using fescue grass on the fine turf areas; greens, tees and
fairways. Native grass will be used on the outside areas which is great for filtration and erosion control.
Fescue grass needs very little to keep it in top shape for play.

Davis- talked about the safety regulations of the fertilizer industry as it applies to the storage and
mixing of fertilizers in the maintenance building. The Michigan Turfgrass Environmental Stewardship
Program is prevalent in the golf world and in Michigan. They have a very strict benchmark of the
storage of fertilizers. He believes the club would be part of this program.

Discussed the “fertigation” system of application and they don’t use it. It is not the most effective
way to get the fertilizers where you want. Much is wasted.

Discussed the planting of native plants around the wetlands to stop runoff. The Michigan
Turfgrass Environmental StewardShip Program calls that the buffer zones. They recommend varying
levels of grasses, like mesh on a screen.

Discussed timeline for a public hearing.
Wentloff would like a more complete packet and a public hearing in November.
Trump- Was led to believe that from the new zoning ordinance that the timeline would be 60 days.
Wentzloff- is apprehensive to schedule a public hearing without complete information for the public to
review.
Wolf - would need the information by September 23rd. in order to schedule a public hearing for the
October PC meeting. They can also schedule a special meeting if needed, it is $1000.00.

Motion by Aukerman, support by Challendar to set a public hearing for the October 10th.
planning commission meeting.
Discussion- Wentzloff reiterated that if we don’t have the information, she will make sure people
have enough time to review it.
Motion carries.

K. PUBLIC COMMENT & OTHER PC BUSINESS

Public comment open at 8:16

Kelley- hopes the golf course has good buffer zones for the fertilizer runoff to be controlled. Believes this is
the Yuba creek watershed not Acme creek. Yuba creek is spring-fed.
Wants to talk about site plan review standards, section 8.4. His impression from the staff report and
looking at the packet is that the materials here didn’t meet the requirements. Reminds him of Flint Fields
and lack of information.

Glenn Arnold- Question about where the water for irrigation is coming from? Will there be new wells
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drilled? The southern wetlands use to have a pond back there and the water in the spring can still get very
high. He is worried his water will be compromised.

Wentzloff confirmed that the two original wells will stay with the golf course and two new wells are being
drilled for the Hop farm.
Public comment closed at 8:21

1. Planning & Zoning Administrator Report – Lindsey Wolf- talked about the handouts for
Accessory Dwelling Units and the seminars she virtually attended. Giving the PC a heads up
before it comes before the PC on the agenda. She will be looking to see what other townships in
Grand Traverse County allow ADU’s and what their experiences have been, including how to
enforce. They are not to be used for short-term rentals. It is meant to be a housing solution.
Hopes to bring up the ADU’s in November or December. Special board meeting for the
Strathmore development will be Tuesday the 27th of September at the Feast of Victory Church.

2. Township Board Report – Jean Aukerman - The board discussed recreational marijuana, good
discussion and public comments. The board agreed to not move forward with recreational
marijuana.

3. Parks & Trails Committee Report – Wolf will be doing a walk through of the Acme connector
trail before it is open to the public.
Working with TART on a ribbon cutting ceremony, possibly on Tuesday, October 25th. The site
is still to be determined. Once it is finalized it will go on the website and out to the planning
commission.

 ADJOURN:      Motion by VanHouten, support by Timmins to adjourn
 Motion carries.
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CALL TO ORDER WITH PLEDGE OF ALLEGIANCE 
 
ROLL CALL: 
 
A. LIMITED PUBLIC COMMENT: Members of the public may address the Commission regarding any subject 

of community interest during public comment periods by filling out a Public Comment Card and submitting it to the 
Secretary.  Public comments are limited to three minutes per individual.  Comments 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. SPECIAL PRESENTATIONS:  
 
E. RECEIVE AND FILE:  

1. RECEIVE AND FILE 
a. Approved Board Meeting Minutes 8.9.22 

 
F. APPROVAL OF MINUTES:  

a. Approve Draft Planning Commission Special Meeting Minutes 7.26.22 
b. Approve Draft Planning Commission Meeting Minutes 8.8.22 
c. Approve Draft Planning Commission Special Meeting Minutes 8.15.22 

 
G. CORRESPONDENCE: 

1. Kelley 
2. Silk  

 
H. PUBLIC HEARINGS:  

1. None  
 

I. OLD BUSINESS: 
1. None  

 
J. NEW BUSINESS: 

1. SUP/SPR 2022-03 High Pointe Golf Course 
 

K. PUBLIC COMMENT & OTHER PC BUSINESS 
1. Planning & Zoning Administrator Report – Lindsey Wolf 
2. Township Board Report – Jean Aukerman 
3. Parks & Trails Committee Report –  

 
ADJOURN:                                

ACME TOWNSHIP PLANNING COMMISSION MEETING 
ACME TOWNSHIP HALL 

6042 Acme Road Williamsburg, MI 49690 
September 12, 2022 7:00 p.m. 

 



APPROVED  
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August 9, 2022 

 

ACME TOWNSHIP REGULAR BOARD MEETING    
 ACME TOWNSHIP HALL 

6042 Acme Road, Williamsburg MI 49690 
Tuesday, August 9, 2022, 7:00 p.m. 

 
  
CALL TO ORDER WITH PLEDGE OF ALLEGIANCE at 7:00 p.m. 
ROLL CALL: Members present: J. Aukerman, D. Hoxsie, A. Jenema, P. Scott, D. Stevens, L. 
Swanson, D. White  
Members excused: None 
Staff present: Jeff Jocks, Legal Counsel; Sara Kopriva, Planner, Beckett & Raeder; Cristy Danca, Recording 
Secretary  

 
A. LIMITED PUBLIC COMMENT: 
 
             Limited Public Comment was opened at 7:02 p.m. 

 
Aaron Wylie, Acme resident, commented on beneficial changes to Horse Shows and thanked the Board 
for their role. Stated concerns about Marihuana Draft ordinance as it relates to possible effects of 
recreational marijuana use on the community. 
 
Sally Weaver, Acme resident, stated concerns about tree/vegetation removal having erosive effects on her 
property. 
 
Rhonda Stevens, Acme resident, stated concerns about Marihuana Draft ordinance as it relates to 
marihuana facilities, enforcement of regulations, and effects on the community. 
 
Chuck Stevens, Acme resident, stated concerns about Marihuana Draft ordinance as it relates to 
recreational marihuana use, enforcement of regulations, and effects on the community. 
 
Kris Hendrickson, Acme resident, stated concerns about Marihuana Draft ordinance as it relates to effects 
of marihuana facilities on the community.  Thanked the Board for investing time in drafting the ordinance.  
 
Brian Kelley, Acme resident, stated concerns about Marihuana Draft ordinance as it relates to marihuana 
facilities, oversight and effects on the community.  
 
Theresa Bak, Acme resident, stated concerns about Marihuana Draft ordinance as it relates to marihuana 
facilities, enforcement of regulations, and effects on the community. 

  
Limited Public Comment closed at 7:24 p.m. 

 
B. APPROVAL OF AGENDA: 

White requested addition of Discussion on Mobile Food Vending Permits under J. New Business #5. 
Jenema requested addition of Discussion on Zoning Administrator Assistant Position under K. Old 
Business #2.  
 
Motion by Aukerman, supported by Stevens, to approve the agenda as presented with the 
following additions: under J. New Business #5 Mobile Food Truck Permits and under K. Old 
Business #2 Assistant Zoning Position Further Discussion. Voice vote. No discussion. Motion 
carried unanimously.  
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C. APPROVAL OF BOARD MINUTES: Regular meeting 7/5/2022; Special meeting 7/20/2022 
 
Motion by Scott, supported by Aukerman, to approve the minutes from 7/5/2022 Regular 
meeting and 7/20/2022 Special meeting as presented. Voice vote. Motion carried unanimously.    

D. INQUIRY AS TO CONFLICTS OF INTEREST: None 
 

E. REPORTS: 
                a.  Clerk – Swanson stated August Primary election was conducted successfully with positive                  

feedback from voters and election inspectors. She appreciated meeting many voters and voter 
turnout was about 40%. The Clerks are already preparing for the November General election. 
b.  Parks – Progress on Nakwema Trailway Acme Connector Trail continues. A nonprofit group 
has offered to supply a rack of life jackets for people to use and return while visiting Bayside Park. 
Members of the Hanna family refurbished the Bayside Park shuffleboard court and donated 
supplies needed for play. Supplies are in a storage bin near the court accessible during the day. The 
bin is unlocked in the morning and locked late afternoon. Work on the flag retirement box will 
resume. Aukerman volunteered to write the Hanna’s a thank you card on behalf of the Board. 
c.  Legal Counsel – Jocks has been working on zoning issues with Lindsey Wolf, Strathmore 
project (Kmart/Tom’s) with John Iacoangeli, Planner, Beckett & Raeder, and a recent FOIA 
request. Provided update on Engle case, Court of Appeals accepted Friend of the Court brief.   
d.  Sheriff – no report 
e.  County – Darryl Nelson, Grand Traverse County Commissioner District 6, acknowledged 
successful completion of Clerk Swanson’s first election. Shared comments by Grand Traverse 
County Clerk Bonnie Scheele summing up how proud she is of the hard work performed by 
clerks, staff members and election inspectors in our county. At the county level, big projects 
continue moving forward including Community Mental Health, how county ARPA funds 
(18.2 million dollars) will be spent – the vote is expected to occur in October. He will soon see 
a complete list of applicants. Compensation study completed last year and staff received three 
different cumulative increases. Board considered inflation and other factors and voted for a 
3% unannounced raise across the board in August to retain and attract quality staff. 
Commissioner Nelson stated the County Budget is in really good shape as a result of the 
administration’s conservativeness in that regard. There are 4-5 millage renewals coming up in 
November and the County is recommending all of them be renewed at their current rates. 
Animal Control will be listed as a new millage, but it is basically a renewal of one that expired 
November 2021. The County budgeted to cover the cost of Animal Control last year to avoid 
the cost of an election with only one item on it. Renewals have been slated for 5-10 years out 
in an effort to plan ahead.    
f. Supervisor – Supervisor White stated he has been working on Lochenheath sewer issues, 
issues related to marihuana ordinance, communicating with tribal members about water 
access, and he took time to harvest cherries.   
g. Planning and Zoning – no report 
h. MMR – Acme Township 6/26/2022 – 7/30/2022: White stated the report is in the packet 
and that MMR seems to be providing services they promised.  

 
F. SPECIAL PRESENTATIONS – None  

 
G. CONSENT CALENDAR:    

1. RECEIVE AND FILE: 
a. Treasurer’s Report 
b. Clerk’s Revenue/Expenditure Report 
c. Clerk’s Balance Sheet 
d. Planning Commission Draft minutes 7/11/22 
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2. APPROVAL: 
1. Accounts Payable prepaid of $395,125.42 and Current to be approved $9,192.83 

(Recommend approval: Clerk, L. Swanson) 
 

   H.   ITEMS REMOVED FROM THE CONSENT CALENDAR: None 
  
             Motion by Scott, approved by Hoxsie, to approve Consent Calendar as presented. Roll call vote. 
 Motion carried unanimously.  
  
  I.    CORRESPONDENCE:    

 1. Grand Traverse Regional Land Conservancy Letter – Conservation Easement Monitoring      
     Reports regarding visit to Engle Farm II PDR property 
 2. Letter from Attorney David A. Bieganowski, PLC dated 7/6/2022 regarding PD 2022-01 Tom’s/Kmart 
   
   J.   NEW BUSINESS:  
 1. Metro Fire Proposed 2023 Budget  
  Proposed 2023 budget was heard as presented by Chief Pat Parker and included capital projections, debt 
  schedules, and sample resolution. Metro Board approved proposed budget on 5 – 1 vote. Public hearing 
  will occur in September.   
 
 2. Trail Connector 3rd invoice 

 Beckett & Raeder change order for Nakwema Trailway Acme Connector Trail for increase of 
 $19,956.00. This amount is covered by the contingency.   

 
Motion by Jenema, supported by Scott, to approve change order #3 for the Acme Connector Trail 
with contractor Elmer’s for $19,956.00 for an increase to the overall budget for our revised 
contract to be $1,506,225.00. Roll call vote. Motion carried unanimously.       

 
 3. Trail Connector Payment application No. 4 

The next payment for the Acme Connector Trail in the amount of $226,719.79. The previous three 
payments totaled $415,890.61.  
  
Motion by Jenema, supported by Scott, to approve payment of #4 for $226,719.79. Roll call vote. 
Motion carried unanimously. 

 
 4. Raffle Application 
  Accelerate the Cure, Inc., 501(c)(3) non-profit requested recognition by the Board as a non-profit 
     organization operating in the community for the purpose of obtaining a charitable gaming license for  
  an upcoming activity held in Acme Township at the Horse Shows. 
 
     Motion by White, supported by Hoxsie, to approve this request. Voice vote. Motion carried 
  unanimously.  
 
   5. Mobile Food Vending Permits 
  Current food vending permit fee is $400 for a year. Discussion about decreasing the fee, food trucks 
  competing with brick-and-mortar restaurants, what other jurisdictions charge, and reviewing the 
  ordinance. Board agreed to table Mobile Food Vending Permits until closer to the end of the year.  
  
K.  OLD BUSINESS: 
        1. Marihuana Draft ordinance   
    Sara Kopriva, Planner, Beckett & Raeder provided outline leading up to current adult use marihuana 
    draft under consideration. Draft based on the current Medical Marihuana Ordinance. Discussion of  
    whether or not this is right for the community, strategies for number of licenses awarded, merit-based 
    process for how licenses are received, and enforcement of violations. Kopriva worked with an attorney 
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   who specializes in the marihuana business. Licensing and zoning components and concerns, 
   potential regulations and restrictions, as well as the desire for more information discussed. Kopriva 
     will present more information for consideration at next month’s meeting based on tonight’s discussion.  
  
        2. Discussion on Zoning Administrator Assistant Position 
            Wolf is putting together job description. White anticipates more information to report at the next 
    meeting. Scott raised concerns about enforcement aspect.  
   
PUBLIC COMMENT and OTHER BUSINESS: 
Public comment opened at 9:22 p.m. 
 
Scott Hardy, Commercial Realtor, stated concerns regarding Marihuana Draft ordinance. 
 
Arlan Meekhof, ARM Consulting Services LLC, and former Michigan Senate Majority Leader, spoke regarding 
Marihuana Draft ordinance and encouraged Board to continue working on it and informing the public. 
 
Tony Goff, Nature’s Relief, spoke regarding Marihuana Draft ordinance.                 
 
Brian Kelley, Acme Township resident, spoke regarding Marihuana Draft ordinance.  
 
Brian Chouinard, Nature’s Relief, spoke regarding Marihuana Draft ordinance.   
 
Public comment closed at 9:37 p.m. 
 

Motion by Scott, supported by Jenema to adjourn the meeting.  
 
The meeting was adjourned at 9:37 p.m.  
 
 
CERTIFICATION 

 
I hereby certify that the foregoing is a true and complete copy of a document from the official records of  
the township. 
 

 
Lisa Swanson, Acme Township Clerk 
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 CALL TO ORDER WITH PLEDGE OF ALLEGIANCE 7:02
 
 ROLL CALL: Present; D. Rosa, J. Challender, S. Feringa, K. Wentzloff, M. Timmins, J. Aukerman
 Excuse; D. VanHouten
 Staff Present; Lindsey Wolf, Planning and Zoning Administrator; Marcie Timmins, Recording Secretary.
 
A. LIMITED PUBLIC COMMENT: Members of the public may address the Commission regarding any

subject of community interest during public comment periods by filling out a Public Comment Card and
submitting it to the Secretary. Public comments are limited to three minutes per individual. Comments
during other portions of the agenda may or may not be entertained at the moderator’s discretion
Opened at 7:03

Brian Kelly- Talked about the value of light industrial space in Acme, and about hearing for the last many
years that light industrial space is in short supply in Acme. Staff report states there is no where to expand
it. Light industrial sprawl is contrary to the Master Plan and the desire of this community.
Asked that the PC solve that before removing 40 acres from the light industrial district. Kmart PUD
would sprawl the light industrial uses to our commercial corridor on US-31. Believes these would be a
serious change in our township.
Read from page five of the Master Plan.
Hopes that if the 40 acres is rezoned to Ag. there won’t be any negative impacts to the surrounding area.
Believes it would be a lot of density on Bates Rd.
Talked about the three times he visited the Horse show and seeing the tracker trailers leaving the festival
site overloaded with manure, which the neighbors complained about during a previous public hearing.
Has a video of following the truck with manure and hay falling off, as well as appearing to roll through a
stop sign at Elk Lake Rd when it made a turn. Wants the Horse festival to continue to be a strong positive
to our community and resolve these compatibility issues.

Chuck Walter- There will be more than one access to the property (the proposed 40 acres) one on Arnold
Rd. and one on Bates.

B. APPROVAL OF AGENDA: Motion by Timmins, Support by Challender to approve the agenda as
presented. Motion carries

C. INQUIRY AS TO CONFLICTS OF INTEREST: None

D. SPECIAL PRESENTATIONS: None

E. RECEIVE AND FILE:
1. RECEIVE AND FILE

a. None

F. APPROVAL OF MINUTES:
a. None

 
G. CORRESPONDENCE:

1. Trail Field Observation Report – Beckett & Raeder
Went over the progress made on the new section of TART trail.
 

H. PUBLIC HEARINGS:
1. None
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I. OLD BUSINESS:

1. None
 
J. NEW BUSINESS:

1. Amendment 054- Rezoning request Traverse City Horse Shows LLC
Ron Gajoch- Discussed the PDR program and that this land would not be divided for
residential use. Horses are livestock and fall under agriculture and farming. This will
strictly be an agricultural use. Parcels will meet the zoning requirements set under Ag.
with five acre or greater sized parcels. There will be primary and secondary buildings.
Talked about how the farmettes would most likely reduce traffic due to people and horses
living right across the street, they will not have to drive in and out to participate or take
care of animals.

Lindse Wolf- Talked with counsel, Jeff Jocks, before the meeting about items to consider
before changing zoning classification. Wanted to make clear that no motion would be
made tonight. The PC must hold a public hearing to complete the process.
Wolf asked The Horse show if there were any uses that are related to the horse show that
could be utilizing the existing B-4 zoning that would eliminate the request or reduce the
request? Equipment storage, farm equipment sales, veterinary services, that would apply
to future operations.

Gajoch - said No.

Wolf- as far as the PDR program, were they interested in pursuing?
Gajoch- Doesn’t think they will pursue the PDR program. It is currently in an agricultural
preservation zone, as it is set forth by not only the township but also by the county.
Discussed the difficult aspects of light industrial uses without access to public utilities,
lack of infrastructure such as it exists now on that property and how it has historically
been farmed and would continue to be agricultural.

Aukerman- At first thought the spot was an oddity for the B-4 district but thought maybe
a B-4 district would be desirable in that area for fruit processing. Like the one on 31, they
have wells and are not on a septic system

Wentzloff discussed the limited area in the township for where B-4 could go. Identified in
other township work that we are kind of out of the B-4 area. Talked about businesses in
the light industrial that don’t need high intensity infrastructure to operate. Asked Chuck
Walter to explain the history of the B-4 distinct in that area due to his longevity in the
township.

Chuck Walter - Discussed the history of the zoning of that property as well as the current
B-4 zoned parcels that are still waiting to be occupied.

Timmins- asked if the farmettes would be something that are sold out right or if they will
be rented/leased out.

Gajoch - they will be sold. This will allow them to have larger stalls and paddocks while
staying for the whole season.

Wentzloff- reminded the PC that tonight's meeting is about the rezoning; it has nothing to
do with what might go there. Does it make sense for that parcel to be rezoned to Ag.
based on the eight criteria we use to make those determinations.
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Challender wanted to know how many parcels
Gajoch answered twelve.

Rosa- asked for clarification about traffic on Arnold Rd. because of how far the property
goes back.

Morrisy - already has approval from the road commission for the road going through the
property.

Rosa - concerned that they may use that new property to develop new show rings and
other horse show events on the new property thereby having horse shows happening on
both sides of the road.

Wentzloff- In the special use permit it explains what they can have. It they wanted to
expand to 2 more parcels they would have to come back to the Planning Commission.

Rosa- Asked about the property south of the rezoning request that is still undeveloped
B-4 district.

Discussion about the existing undeveloped B-4 continued.

Aukerman- asked how many horses would be allowed on each parcel

Morrisy- they will be enforcing horse desisty on the property on a per acre basis.

Discussed primary square footage of residents, 500 sq. ft., in order to build a secondary
structure.

Motion by Aukerman, Support by Timmins to set a public hearing on August 15th.
for amendment 054, rezoning request Traverse City Horse Shows.
Motion Carries.

 
K. PUBLIC COMMENT & OTHER PC BUSINESS

Opened at 7:45

Chuck Walter- Traffic study is currently ongoing in the area of the Horse Shows by the Bay.
Sensors were put at 72 and US 31 as well as at the roundabouts.
Closed public comment at 7:46.

1. Planning & Zoning Administrator Report – Lindsey Wolf
2. Township Board Report – Jean Aukerman
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3. Parks & Trails Committee Report –
No updates given at this meeting.

 ADJOURN:     Motion by Timmins, Support by Feringa to adjourn the meeting.
 Motion carries
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 CALL TO ORDER WITH PLEDGE OF ALLEGIANCE 7:00
 
 ROLL CALL: Present; D. Rosa, S. Feringa, J. Challendar, D. VanHouten, K. Wentzloff, J. Aukerman, M.
Timmins
 Staff Present: John Iacoangeli Planner Beckett & Raeder; Jeff Jocks, Legal counsel; Marcie Timmins,
recording secretary
 LIMITED PUBLIC COMMENT: Members of the public may address the Commission regarding any subject of
community interest during public comment periods by filling out a Public Comment Card and submitting it to the Secretary.
Public comments are limited to three minutes per individual. Comments during other portions of the agenda may or may not
be entertained at the moderator’s discretion
Opened at 7:04
Brian Kelly- turned in written comments, please see attached. Spoke of his and the community support for the housing
component, wants safeguards for the appearance of them. Went over the 2012 community survey and how it goes against
how community members responded in the survey.

Jim Goran- went over the conforming projects that the community supports. As well as the lack of support for self-storage
and warehousing. Went over the plan that he submitted for correspondence. Believes the PD is being applied for to get around
non-conforming pieces Strathmore is wanting to add, warehousing and light industrial.

Kris Goran- Continued going over the open market plan that Jim Goran began explaining.

Dave Sexton- Owner of Pickle-U, Supports Strathmore. Supports the empty buildings being reused instead of sitting empty.
They are trying to partner with Silver Sneakers so seniors could use the facilities without any cost to them.

Rachelle Babcock- No to self storage and warehousing. Supports street level residential units.

Pat Salathiel- Spoke about the history of Acme. Doesn’t support self storage in a mixed use district.

Christine Arnold- Supports the re-development of Tom’s and Kmart. Thinks the apartments will hide the old buildings and
doesn’t believe it will become a high traffic area.

George Wildman- endorses the Strathmore plan, a little concerned about self-storage.

Glenn Arnold- Acme needs progress. Believes the only reason for so much storage space is the lack of businesses in need of
office space.
Public comment closes at 7:25

 
A. APPROVAL OF AGENDA: Motion by Timmins, support by Aukerman to approve the agenda

with the addition of item G.8 Acme Strong. Motion carries
 
B. INQUIRY AS TO CONFLICTS OF INTEREST: none

C. SPECIAL PRESENTATIONS: none

D. RECEIVE AND FILE:
1. RECEIVE AND FILE

a. Draft Board Meeting Minutes 7.5.22
Motion by Timmins, support by Rosa to receive and file Board meeting minutes 7/5/22
Motion carries

E. APPROVAL OF MINUTES:
a. Approve Draft Planning Commission Meeting Minutes 7.11.22

Motion by Feringa, support by Timmins to approve the Planning Commission minutes from 7/11/22

1



Motion carrries
 
F. CORRESPONDENCE:

1. Goran
2. Goran #2
3. Goran #3
4. Garvey
5. Kerkhof
6. Sexton
7. Warnes
8. Acme Strong- Surveys were provided for the public to read through on the tables

G. PUBLIC HEARINGS:
1. None
 

H. OLD BUSINESS:
1. PD 2022-01 Tom’s/Kmart – Formal PD Application

John Iacoangeli- Went over the Finding of facts and all the documents that were included within them.
Went over the three different motions he pre-wrote for the PC to consider.
Sarah Keever- Went over the modifications made to the plans. Addition of carports they will not create
any more impervious spaces, the footprint of parking will remain the same, and ten electric vehicle
charging stations. Turnout in the back of Kmart to satisfy some of the comments from Metro Fire.
They are agreeable to the conditions John I. has written up, they may ask for clarification on a couple.

Aukerman-Took note of everyone's public comment; no to warehousing, no to self storage. Talked about
a step change going on with retail and how the township needs to embrace it or be left behind. Talked
about the warehousing of today, comprised of a retail component, an e-commerce component which
means a web presence, and subscription services. An inventory management component, aka in prior
year warehousing but not classically defined as heavy processing, or manufacturing of products but a
different kind of warehousing, inventory management. And the fourth leg is fulfillment, people picking
up or having items shipped out from that inventory. Discussed how this model all started with Whole
Foods and is percolating through the retail industry. Costco and Sam’s do warehousing with their
products. The retail industry has changed. She thinks the new definition of warehousing, unlike the old
definition, will bring vibrancy. What is the outlier that doesn’t fit, it is self-storage. Questioned if we
took the Kmart building and took the tiers marked out for warehousing and self storage, What if we put
a challenge out to the developer and all of us to find the next Truly Free type business that can occupy
that space, we would have more vibrancy and could continue to evolve into an excellent location for
everyone.

Rosa- asked about the provision for the TART Trail, wanted to know if the width could be expanded
from 10ft. to 12ft.

Discussion followed John I. added 12ft. trails to the conditions.

Rosa-Discussed condition 7, when the occupancy for self-storage would be granted. Doesn’t feel that
three buildings is sufficient to feel comfortable that the self-storage aspect is going to not overload the
residential aspect. Would like to see at least 4 buildings under construction and a completion date before
self-storage is allowed.

Keever- Three buildings are roughly 65 units. Went over the timeline of construction season. Asked for a
clarification in condition 7, that underground utilities could be commenced but not completed for the
construction of the three buildings, and foundations would be installed for those three. Have the
condition modified to have the framing commenced and stead of completed. Timeline for the full project
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from the time of start is 24-30 months for the site.  For all nine buildings.

Discussion followed about how to guarantee that the project is completed in its entirety and isn’t just
enough to get the self-storage in.

Jeff Jocks - if there is a violation of the approval the township can order the project to be shut down.

Feringa - wanted to clarify that they weren’t talking about stopping construction but working continually
as long as the weather allowed for the construction season.

Keever- That is correct

Wentzloff discussed the Christ the King sign and where it can be within the new ordinance. Also
brought up that the new ordinance allows for multiple families on the main floor.
This PD was all reviewed under the old ordinance.

Discussed the amount of bicycle parking. John I clarified that the minimum they need to provide is ten,
and hopes that they will provide more. It is something that can be negotiated.

Wentzloff encourages more bicycle parking spots. Asked about the use for building number 10. Building
ten will be used for maintenance.

Wentzloff read the definition of warehousing as it was written in the Finding of Facts, in our ordinance
the townships definition has one more sentence, questioning if it was purposely left off. Concerned
about what could or couldn’t be done in the warehousing area. worried about it becoming an eye sore
and a nuisance. Also asked to clarify about vehicles parking in the building.

Keever- Went over the intent they had for the light warehousing. Intent are elections, plumbers, small
scale service related industry jobs that would be going in. Trucks of those who rented would be parked
inside. The intent is that the warehouse wouldn’t be used as recreational storage, but for the parking of
work vehicles.

Rose- asked about incubator suites for small businesses. If there could be more than the current
overhead doors in the back of the building where each business could store their supplies and trucks.
Asked about partitioning of some of the self or warehouse-storage space to create more space for the
business suites.

Keever- answered yes, that they would welcome more businesses that would fill those spaces.

John I.- Suggested, based on the Chairs comments, that another condition is added. That the township
would not want any outdoor storage behind the building. No bulk storage or any type of materials
outside.

Aukerman- wants to know if other commissioners would like to also see another business like the Truly
Free model go into the Kmart building, which would take the self-storage number down.
If the PC sees some value there, we might look at condition three, and say something there that would
increase that space and the developer would have the option to increase the Truly Free type of business
occupying the Kmart versus the warehousing plus self-storage.

Timmins- would support adding more of an e-commerce type business and limiting more of the
self-storage.
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Rosa - would not object to increasing space for e-commerce while reducing self-storage.

Wentzloff- Referenced condition number 9, do the developer have any ideas for a reserve location if
another business is interested in moving a location to the development, or would changing one of the
housing units to accommodate the business be their plan?

Keever- Likes the option as it is written in condition 9 to have the option to replace one of the housing
units. The development is built out and would cause a lot of challenges if another building was added.

Wentzloff- addressing Trustee Aukerman’s comment on the balance of the total of self-storage and
warehouse. Is that something that if there were a tenant interested the possibility of replacing part of the
warehousing or self-storage could be replaced with or is the financial viability of the project still hinged
on the cash flow of self-storage?

Jacob Chappelle- understands the reservations for self-storage. They are not in the self-storage business,
really interested in the housing component. They looked at uses that allows them to pay for the Kmart to
provide housing, and uses that work with other uses in the building. Self-storage has become important
to us to stabilize the Kmart and provide a use inside the Kmart that insulated the flexible warehouse
space from the retail in front. That is a little context as to why we are pushing on self-storage. It really is
an important component even though visually it doesn’t seem that important.

Wentzloff asked the same question about warehousing.

Jacob Chappelle- Self-storage is purely a means to devise space that we can not find a use for, we want
to create as many opportunities for local companies and families to use this project. If they truly wanted
to do the self storage it would go all the way back. It is only in areas we can’t access or economically
figuring out someone going in the middle. They can’t find anything to go in the middle. They really
want the back part to be flexible warehousing.  They still want the back part to be flexible warehousing.

Wentzloff- asked John I. about putting in conditions to outline exactly what the warehousing means

Wentzloff asked if anyone was comfortable making a motion. As no one was, she asked about clarifying
the conditions we spoke of this evening and come back at the next meeting.

Keever-They are concerned about moving this project on in a timely manner. There are only two or
three conditions they would like clarification on. Most of the conditions in the report are acceptable, and
I haven't heard of any other issues on those. Would be acceptable to dive into those conditions and work
something out. Feels like they don’t have much more information to give.

Wentzloff and Feringa express concern that working things out tonight are short citing the community.

John I.- Asked that we go through the list of 14 conditions and tell him and Jeff Jocks which ones are
acceptable and then they can work on the ones that we think need some further refinement.

Went through the 14 conditions. Wentzloff wanted no storage of materials outside. John I. will add that
under the warehousing.
Condition number 1- no comments

Condition number 2- easement for TART Trails- Rosa would like the language to allow for a 12 foot
wide trail. John I. discussed adding room on either side of the trail to maintain it. The easement has to be
agreed upon by TART and the applicant. TART will pick the number based on their standards.
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Conditions 3and 4- Wentzloff would like some guidance on the proper language to address these two
conditions. Aukerman is wondering if the new definition can fit more with the Truly Free model than
warehousing. Wentzloff would like Jeff and John to put restrictions on it to avoid any nuisance, but it
would be a commercial opportunity that has some excessive storage that goes along with it.
Aukerman addressed the language in point 3 that addressed the square footage of the warehousing.
Asked if warehousing could occupy more room by taking some of the square footage off from the self
storage. She is uncomfortable with the amount of self-storage. The 35,800 square feet of self storage
seems like a wide buffer zone.

Jacob Chappelle - Doesn’t think it is feasible in the next couple of years. If a business like Truly Free
walked in they would love to reduce that section (self-storage) . Self storage is just a means to define the
spaces we have no idea what to do with. There is no economic reason for self-storage. Concerned that a
national credit tenant who would be able to offset the cost to change and finance that doesn’t exist,
especially now. Same with e-commerce.

John I.- based on Jean's comments, look at number 9 that talks about if there is an interest for a
freestanding building they can substitute one of the residential buildings. Feels there can be a similar
statement that says in the event of other retailers or e-commerce retail is interested in the building the
applicant is willing or can substitute portions of the warehousing or self-storage as long as they don’t
generate trip generation above that maximum level. Put the same condition inside the building that we
have outside the building.

Jacob Chappelle- The deeper into the building the more challenging it is to find a tenant that is not just
heavy industrial warehousing which we are not interested in. They are interested in the plumbers and
electricians.

Wentzloff- warehousing space in number 3 is limited to 22,000 sq. ft. Lease given to the men’s shed and
that is 2,450 sq. ft. that should be added to the warehousing space in case they disband.
John I classifies the GT Men’s shed as warehousing.

Wentzloff- clarified the term, limited and not to exceed and asked if that wording should be in number 3
also.

Jeff Jocks made a note.

Condition number 5- Rosa asked about the danger of parking in the buildings as far as fires go.
Joe Chappelle- discussed that the small businesses they are targeting, their insurance companies require
them to park inside.

Condition number 6- no comments

Condition number 7-   Wentzloff asked jocks to define substantially completed.
Jocks- said that basic framing would mean, basically done, very close to done.
Wentzloff asked how to guarantee the project gets completed.
Jocks- said that would be a separate condition. Not having them completed and still continuing to
operate. If we want to deal with that a second condition that addresses how to ensure completion of the
entire project.

Jacob Chappelle- talked about wanting to break ground as soon as possible. Reiterated the 24-30 month
time frame for the project. Would like the self-storage timeline quicker but also respecting the insurance
that the housing will be completed.
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Timmins- asked if there was an opposite side and if we let them start all of this and it is not complete in
2 years or 30 months with a certain number of buildings and other components then the self-storage has
to stop.

Wentzloff asked if any of the commissioners had a problem working with a sunset timeline on the
project instead of a start timeline.

Commissioners agreed to working with a timeline that would stop the self-storage if housing was not
completed in a timeframe to be determined.

Jacob Chappelle- reiterated his company's goal of doing housing and the ability to deliver the housing
with this project. Components like the warehousing and self-storage need to be on-line for financing
partners to help us with moving the entire project together. If this commission would contemplate sunset
to ensure all housing is completed in a number of months they would absolutely appreciate it.

Wentzloff asked for timeline suggestions people were comfortable with. Thirty-six months was
discussed.

John I ask for clarification on condition number 7 and in lieu of the three buildings needing to be built
for occupancy you’re just saying that the entire project needs to be done within 30 or 36 months and if
not they have to cease and desist the indoor storage facility.
Committee members agreed with that clarification.

Condition 8- no comment

Condition 9- no comment

Condition 10- no comment

Condition 11- no comment

Condition 12- Wentzloff asked about the number of parking spaces they planned to have on site.
Jacob Chappelle- More than ten bike racks. Would welcome input and any number we feel is
appropriate.
John I - will evaluate the number of bike parking to recommend.

Condition 13- Everyone is in agreement. Discussion followed about defining what long term rental
meant.
Jacob Chappelle- said they are interested in family housing not short term renters
John I and Jeff Jocks will look at it.

Condition 14- no comment

Wentzloff wants to make sure that the, no outdoor storage component is added to the conditions.

Discussed date for a special meeting. Meeting will be 8/22/22. Location to be determined and posted on
the website.
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I. NEW BUSINESS:
1. None
 

J. PUBLIC COMMENT & OTHER PC BUSINESS
Public comment opened at 9:00pm
Sue Higgins- Had questions about the light Industrial/small business area, will units have water,
electricity and bathrooms?
Will they have dumpsters outside? How big of delivery trucks are allowed to access the area? Will there

be a limit of no semi’s. Will the self storage be climate controlled.

Jim Goran- Believes if self-storage goes in he believes it will never go away. Like the discussion on
e-commerce. Likes the idea of 36 months. How would you kick out all the self-storage tenants if they
don’t finish. Doesn’t see it as workable. Feels they should designate some of the self-storage to be storage
for the apartment tenants.

Brian Kelly- Doesn’t think three buildings are a sufficient guarantee to start the operation of the
self-storage. If the housing doesn’t get built he believes the township would have a hard time evicting the
tenants and shutting down the self storage. Talked about the renting to plumbing and electrical trucks
being a new mention in this packet. Questioned how loud that area would be with all the businesses in the
back and the noise of the doors. Questioned the hours of operation of the businesses. The risk of storing
flammable substances on the trucks that are parked inside. Wants to know on the leases if tenants can
sublet.

Wentzloff answered Mrs.Higgins comments- That will be dictated by the building codes and what the use
is for the area. They will have dumpsters. The same size trucks that were allowed on the Tom’s and Kmart
property will be allowed on this development. And self-storage is climate control.

1. Planning & Zoning Administrator Report – Lindsey Wolf-none
2. Township Board Report – Jean Aukerman Board meeting is tomorrow night, 8/9/22, the board

will be discussing recreational marijuana.
3. Parks & Trails Committee Report –  none

 ADJOURN:  Motion by Challendar, support by Timmins to adjourn.
 Motion carries
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 CALL TO ORDER WITH PLEDGE OF ALLEGIANCE 7:00
 
 ROLL CALL: Present: Dan Rosa, Dan VanHougton, Steve Feringa, Jack Challendar, Jean Aukerman,
Karly Wenzloff
 Excused: Marcie Timmins
 Staff Present: Lindsey Wolf, Planning and Zoning Administrator; Jeff Jocks, Legal Counsel
 
A. LIMITED PUBLIC COMMENT: Members of the public may address the Commission regarding any

subject of community interest during public comment periods by filling out a Public Comment Card and
submitting it to the Secretary. Public comments are limited to three minutes per individual. Comments
during other portions of the agenda may or may not be entertained at the moderator’s discretion

Public comment opened at 7:02
Brian Kelly- Believes people appreciated the positive impact in our community of the horse show. Quoted page 5
of the master plan that spoke about light industrial. Believes we need light industrial in our community, listed
many positives it brings to the area. Thinks the Horse festival has a lot of impact on the surrounding area.
Worried about the access road going through the property to Arnold Rd. He thinks it may increase traffic on
Arnold Rd.. Questioned if horse show traffic may be funneled through that road in the future.
Quoted township planner John I has said there is a shortage of light industrial in the township. Question for the
chair. How will the township handle the use of light industrial in the coming decades, especially if the rezoning is
granted?
Talked about the 2012 Survey and where people responded to wanting light industrial.

Mike Radcliff- Northwest Michigan fishing club. Came to talk about a project started two years ago along with
the Dept. of natural resources. Started a solar light project at boat launches. After 2 years of approval process they
were able to put up lights at the Silver Lake boat launch and the South Lake Leelanau boat launch. When the
project first started the group was looking at the Sayler park boat launch, quote from the electric company was too
much, and they were given a grant for $1000.00 Talked about the project and where the different parts came from
and self installation. Proposing, somehow solar lights can be obtained for Sayler park. Fishing club has a strong
urge for lights for security at that launch. Urging the township to put up solar lights.

Wentzloff- Park and trails committee met and also talked about the solar lights. Introduced Jean Aukerman as the
board representative, explained the board would be the correct place to start.

Aukerman-talked about needing to bring the neighbors in, in a positive way as was done with the boat launch
project.

Wolf will talk to Doug White in the morning and pass on the information.

 
B. APPROVAL OF AGENDA: Motion by Aukerman, support by Ferninga to approve the agenda.

Motion carries.
 
C. INQUIRY AS TO CONFLICTS OF INTEREST: None

D. SPECIAL PRESENTATIONS:

E. RECEIVE AND FILE:
1. RECEIVE AND FILE
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a. None

F. APPROVAL OF MINUTES:
a. Draft Planning Commission Minutes 7/26/2022

Motion by Aukerman, Support by Challendar to approve the Draft Planning Commission
Minutes of 7/26/2022. Motion carries.

 
G. CORRESPONDENCE:

1. None
 

H. PUBLIC HEARINGS:
1. Amendment 054- Rezoning request Traverse City Horse Shows LLC

Opened Public hearing at 7:13

Brian Kelly- Will submit a written copy of earlier comments. Still has a lot of concerns
about the manure and disposal of manure from the horse show. Talked with White Water
township supervisor about seeing manure running in to creek last year.
Would like to see more out of the box thinking as far as how the property could be used.

Closed public hearing at 7:15 pm

 
I. OLD BUSINESS:

1. Amendment 054- Rezoning request Traverse City Horse Shows LLC
Wolf-Asked Jeff to be present to make sure everything was by the book. Wants to be clear that
the proposed use has no bearing on the rezoning of this property. Need to think about the district
as a whole. Wants to make sure that it is clear.
Staff report provided comparisons on some of the information that was submitted. Back page
shows acreage available in the B-4 district. Gained property with the solar farm, but it is mostly
developed. Biggest concern is industrial sprawl or limiting available land after updating uses
that may place a little more demand on the district. Would be more comfortable if there was an
exchange on another piece of land to be B-4.

Jocks- when contemplating the rezoning of a property you need to review it from the perspective
of what are the uses allowed in the district the property is being requested to be rezoned to.
Review it with that in mind vs. what the requester is proposing to do with the property. If you are
contemplating some sort of exchange where if you approve this you would seek to add light
industrial to some other area. That is fine as an idea, but when you are contemplating this
specific request it is by application so you should be determining whether or not you want to
recommend approval based on the application and not in combination with an exchange. Does
not want the two tied together directly. Review this parcel request and if there are other
properties you want to rezone as light industrial you can move forward with that but don’t make
one contingent on the other.

Wolf - brought up the timeline. Township has a master plan review within the next year or so,
and can make updates at that time.

Wentzloff - Asked Wolf if demand seemed high for the B-4.

Wolf- Have two applications in. One to resurrect the back nine on the old golf course behind the
Hops farm. They will be before the PC in September.
And an application for a  new potential storage behind Tractor Supply.
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Rosa- Can we put any restrictions to the rezoning? Wanted to talk about Arnold Rd.

Jocks- No

Wentzloff- We are just looking at the land use not the project. Any project will require agency
reviews. Think more specifically is this a good expansion of our ag. district and contraction of
our light industrial warehousing? And is there an opportunity to expand it later if we need more
light industrial.

Rosa - had concerns about access, would it be a County Rd?

Wentzloff- It will probably be a private road. The standards are dictated in the township’s
ordinance for roads.

VanHouten- concerned it will set a precedence in our township of changing Light industrial to
Ag.

Discussion followed about land that may potentially be rezoned to Light Industrial.

Feringa- looked at three things1) taking a parcel with split zoning and making it one zone, that is
a good thing. 2) Ag. is important in Acme. which is good. 3) not so good is that we are taking
land from light industrial. Leaning towards turning it back to Ag.

Aukerman- Thinks it makes sense to change it to Ag. Noted from previous meetings that the
applicant is not interested in  farmland preservation.

Wentzloff- clarified that the township doesn’t know if it was ever technically Ag. Just that its use
was ag. The township doesn’t have historic maps. Wondered if the farmettes would be
maintained in Ag as opposed to residential

Jocks- that property qualifies for the PDR program as it is right now. An easement could be put
on it to restrict development rites. No residences, no commercial, no industrial. Only productive
farmland uses.  If it is rezoned and there are farmettes it is not eligible.

Wentzloff- less concerned with them entering into the PDR program because it will be less
intensely developed then light industrial would be. And it’s adjacent to light industrial
warehousing so it would be like a transition  between the two zones.

Rosa- concerned about the loss of light industrial.

Wentzloff- noted that in the future the PC may look at where other light industrial could go.

Motion by Ferninga, support by Aukerman, that the planning commission send the
proposed zoning ordinance amendment 0542 rezone approximately forty acres from B-4
material processing to A-1, agricultural for the property located at Bates Rd. parcel ID
28-01-014-004-01 owned by the Traverse City Horse Shows LLC to the township board for
approval.

5 yes
1 no
Motion carries
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J. NEW BUSINESS:

1. None

 
K. PUBLIC COMMENT & OTHER PC BUSINESS

Public comment opened at 7:37

Brian Kelly- Thanked everyone for the good discussion on the topic. I Hope the PC can find space for light
industrial in the future without sprawl. Looking to see the applicant do some great things in the future with the
farmettes.
Closed public comment at 7:38

1. Planning & Zoning Administrator Report – Lindsey Wolf
Wentzloff- Items outstanding that the PC needs to decide when to get working on them.

Duplex multi-family and any residential districts.
Waterfront overlay district
Stormwater
Wolf- asked if the commission wanted to tackle the special use preliminary in September and one of those

items. Or would the commission prefer to wait until there is an agenda with no applications so we can dedicate a
whole meeting to it.

Wentzloff- I think we should pick a topic and start having a discussion on it.  Discussion followed

Wolf has been chatting with Bob Vershave about the stormwater. He will be the more technical end, the
administrative part is more on her end.

Aukerman- will Lindsey be facilitating the stormwater rewrite.

Wolf- either her or Doug would be facilitating it. Wolf talked with Bob when they went through the budgeting
cycle and worked that into the budget.

Wentzloff- clarified that the Planning Commision would write the stormwater ordinance but that we would then
send it to the board to vote on because it is a police power ordinance.

Jocks- asked if the PC was asked to look at stormwater by the board.

Aukerman -board feels there are holes in the ordinance and it can be much improved.

Wentzloff went over the history of working on the stormwater in the past.

Wolf- Talked about the golf course coming in front of the PC. It is under a special use permit.
May see the self storage facility if the application comes back in time. It is a rite by use.

2. Township Board Report – Jean Aukerman- none
3. Parks & Trails Committee Report – talked about the solar lights and dark sky requirements.

Determined a potential area for the playground. Over by the side where the little maintenance
house is, near sweetwater garden club. No trees need to be removed.
Chanllendar- when does the PC get new zoning books?
Wolf- Hoping to have updated zoning books by the special meeting

 ADJOURN: Motion by Feringa , Support by VanHouten to adjourn.
 Motion Carries

If you are planning to attend and are physically challenged, requiring any special assistance, please notify Lisa Swanson, Clerk, within 24
hours of the meeting at 938-1350.



To: Acme Township Planning Commission
From: Brian Kelley

Subject: Kmart / Toms PUD

Good evening,

The disclosure at the August 8 2022 PC meeting that the Strathmore project 
would include the addition of bay doors for storage of active use utility trucks 
(up to tractor trailer size) was very concerning. I could not find those features or
use on any plan sheets or recall any prior discussion.

This high intensity use is not compatible with surroundings.

The noise, and disruption from this intensive use is not compatible with the 
adjacent residences or the commercial zoning district. Backup alarms, loading 
and unloading noise, trash, bay doors. This noise is likely to reflect off the rear 
of the former Kmart building and transmit into the Deepwater Point residences. 
There is also an active Eagle nest adjacent to the site. If defies belief to expect 
this activity not to impact the nesting birds.

John Iacoangelli has cited the traffic study numerous times, that all of this 
traffic is fine so long as it does not exceed the historic use. However, at the last 
meeting he mentioned the metric is actually "Full Utilization". Those are very 
large parking lots and in decades of being a customer I have never seen 
anything approaching "full utilization". I would like to hear more about the "full
utilization" metric and whether that is actually credible or realistic. It seems it is
an artificial construct that will allow traffic levels and intensity far beyond 
anything ever experienced at this site.

The introduction of these new project elements, along with other challenging 
and incomplete conditions, should force another Public Hearing.  Or, the project
should just be denied.

At the meeting the Applicant described how the self storage portion of the 
project was essential to fund the apartment buildings. This raises concerns that 
this is not a fully funded project and creates doubts about whether the project 
will be completed. That is especially true given the on-going concerns of an 
extended economic recession.



While searching for information on past Strathmore projects I found the failed 
Broadway Commons project in Ann Arbor, and the failed City Center II project 
in Lansing.

There are dozens of articles on those failed developments, the years of delay, 
and the millions of dollars lost. Those give pause.  I found no such information 
about Lormax Stern.

Thank you,
   Brian Kelley



Broadway Village

Broadway Village was a proposed development in Lower Town that was never built. It was a 
private development, but the city was involved as a potential provider of Tax Increment Financing 
(TIF).

 

Timeline: Broadway Village
2016 February 6. See 1140 Broadway.

October, 2015. Vacant Village: As high rises sprout downtown, more than six acres on Broadway lie
fallow. Ann Arbor Observer. "Developer Peter Allen assembled the property in 2000. He sold it to 
East Lansing-based Strathmore Development Company, which after years of negotiations 
with the city, county, and state won approval to build a grandiose retail, condo, and office 
development called Broadway Village at Lower Town."

• Other People's Money  , Ann Arbor Observer, Judy McGovern, 8/30/2010 

Strathmore planned to pay for much of the project's cost from money Broadway Village otherwise 
would have paid in property taxes. Since it was never built, that's now moot. But the state still lost 
money on the project: the State of Michigan Retirement System (SMRS), which manages pensions 
for 565,000 Michigan public school employees, state workers, state police, and judges, made a $20 
million equity investment. 

4. Broadway Village at Lower Town. This may be the longest duration for an unrequited project in 
the city, which may be fitting given its history as both controversial and enormous. The reasons for 
building on the site still exist - it offers an excellent location with proximity to downtown and U-
M’s Medical Center, and it could become a gem for residential and destination retail. Yet in the 
meantime, we could look at fencing and broken concrete for some time.

• Broadway Village at Lower Town loses state grant and loan, pledges to reapply  , Dan 
Meisler, Ann Arbor Business Review, February 2009 

Scott Chappelle, president of Strathmore Development Co. in East Lansing, said he's in talks with 
several potential financing sources for the 7.3 acre project, but that "credit markets remain frozen." 

With the ceremonial shovels turned Jan. 10 at Broadway Village at Lower Town, Clark 
Construction Co. is now pressing ahead on a bullish construction schedule it hopes will have the 
$171 million project opened in 2010. Strathmore Development Co. estimates it will take about 30 
months and 6,000 personnel hours to complete the project, which includes 152,689 square feet of 
medical and office space, 138,275 square feet of retail and 185 apartments.

• Ann Arbor Business Review  , 10 Jan 08: Governor at groundbreaking for long-awaited 
development in Ann Arbor 

http://www.mlive.com/business/index.ssf/2008/01/governor_at_ann_arbor_developm.html
http://www.mlive.com/business/index.ssf/2008/01/governor_at_ann_arbor_developm.html
https://localwiki.org/ann-arbor/Ann_Arbor_Business_Review
https://localwiki.org/ann-arbor/Strathmore_Development_Co.
https://localwiki.org/ann-arbor/Clark_Construction_Co.
https://localwiki.org/ann-arbor/Clark_Construction_Co.
https://localwiki.org/ann-arbor/Strathmore_Development_Co.
https://localwiki.org/ann-arbor/Scott_Chappelle
https://localwiki.org/ann-arbor/Ann_Arbor_Business_Review
https://localwiki.org/ann-arbor/Dan_Meisler
https://localwiki.org/ann-arbor/Dan_Meisler
http://www.mlive.com/business/ann-arbor/index.ssf/2009/02/lower_town_loses_state_grant_a.html
https://localwiki.org/ann-arbor/Judy_McGovern
https://localwiki.org/ann-arbor/Ann_Arbor_Observer
http://arborweb.com/articles/other_people_s_money_full_article.html
http://annarborobserver.com/articles/vacant_village_full_article.html
http://annarborobserver.com/articles/vacant_village_full_article.html
https://localwiki.org/ann-arbor/1140_Broadway_Street
https://en.wikipedia.org/wiki/Tax_increment_financing
https://en.wikipedia.org/wiki/Tax_increment_financing
https://localwiki.org/ann-arbor/Lower_Town
https://localwiki.org/ann-arbor/Broadway_Village


Gov. Jennifer Granholm, Michigan Economic Development CEO James Epolito, and Ann Arbor 
Mayor Pro-Tem Marcia Higgins were among the dignitaries who took part in the ceremonial shovel 
turning. Work by contractor Clark Construction Co. actually began at the $171 million mixed-use 
commercial and residential project in November.

• Strathmore Development's Broadway Village project 

Public records
• Resolution Authorizing Publication of Notice of Intent to Issue Bonds   
• The City's Broadway Village website   
• Brownfield Projects  , City of Ann Arbor 

News references
• Broadway Village   stories on AnnArbor.com 
• Broadway Village   stories on Ann Arbor Chronicle 
• Broadway Village   stories on Ann Arbor Observer 
• Broadway Village   stories in Heritage Media newspapers 
• Broadway Village   stories in the Google News archives 

https://www.google.com/search?hl=en&q=%22Broadway+Village%22&sa=N&tbs=nws:1,ar:1
https://localwiki.org/ann-arbor/Heritage_Media
https://www.google.com/search?q=%22Broadway+Village%22+site:heritage.com
https://localwiki.org/ann-arbor/Ann_Arbor_Observer
https://www.google.com/search?q=%22Broadway+Village%22+site:annarborobserver.com
https://localwiki.org/ann-arbor/Ann_Arbor_Chronicle
https://www.google.com/search?q=%22Broadway+Village%22+site:annarborchronicle.com
https://localwiki.org/ann-arbor/AnnArbor.com
https://www.google.com/search?q=%22Broadway+Village%22+site:annarbor.com
http://www.a2gov.org/government/publicservices/systems_planning/Environment/soe07/safecommunity/Pages/BrownfieldProjects.aspx
http://www.a2gov.org/government/communityservices/planninganddevelopment/planning/broadwayvillage/Pages/default.aspx
http://www.a2gov.org/CommunityServices/Clerks/AgendaDocuments/2006/06-05-06/D-28.pdf
http://www.strathmoredev.com/Property_for_Lease/Office/LowerTown.html
https://localwiki.org/ann-arbor/Clark_Construction_Co.
https://localwiki.org/ann-arbor/Marcia_Higgins
https://localwiki.org/ann-arbor/James_Epolito
https://localwiki.org/ann-arbor/Jennifer_Granholm


City Center II Grabs $57.8 Million in State 
and Local Aid 
Wednesday, August 27, 2008 | Source: Capital Gains 
Share 

Phase one of the proposed $116 million City Center II project in the City 
of East Lansing recently got a $57.8 million boost from state and local 
governments.

The state gave Strathmore Development Company a $10 million 
brownfield tax credit for the project. State and local tax captures of $57.8 
were also awarded to the developer for the project. 

“Without that incentive, the project simply would not be feasible,” says 
Tim Dempsey with the City of East Lansing.

Strathmore is developing a 5.46 acre parcel of land in the heart of East
Lansing. The project will include six new commercial and residential 
buildings, a pedestrian overpass and 520-space parking deck comprising 
585,000 square feet, and capital investment of $84 million. 

Phase one consists of 10-story, mixed-use building that will include a 
restaurant and hotel, office space, residential apartments and a performing 
arts center. It is anticipated that the first phase will create 150 jobs.

Source: Tim Dempsey, City of East Lansing

Ivy Hughes, development news editor, can be reached here.

https://www.secondwavemedia.com/capitalgains/devnews/city0233.aspx
mailto:ivy.hughes@gmail.com
http://www.strathmoredevelopment.com/
http://www.ci.east-lansing.mi.us/
http://www.ci.east-lansing.mi.us/


Former City Center II property in foreclosure,
county records show
By 

• Angela Wittrock | awittroc@mlive.com  

The former Citizens Bank building at 100 West Grand River Ave. in East 
Lansing. Angela Wittrock | MLive.com 
EAST LANSING, MI – The property at the center of the failed City Center II 
development is in foreclosure, according to documents filed with the Ingham 
County Register of Deeds.

The former Citizens Bank building, 100 W. Grand River Ave. in East Lansing, 
is owned by CADA Investment Group, LLC.

Representatives of the ownership group presented new plans for the property to 
the East Lansing City Council on Oct. 25. But the property itself had gone into 
foreclosure just days before and was sold at auction after the mortgage went 
into default.

County records show the property was purchased at sale Oct. 18 for 
$533,371.63 by ROB, LLC, the holder of the $600,000 mortgage on the 
property.

The mortgage sale marks the "last step" in the foreclosure process, Ingham 
County Register of Deeds Curtis Hertel Jr. said.

"They still own the property and they can still do what they will until the 
redemption period is up," he said.

The redemption period ends Feb. 25, 2013.

To retain ownership of the property, CADA would need to pay the $533,371.63 
sale price to ROB, LLC, as well as a daily interest rate equal to the interest rate 
on the mortgage – in this case, 24 percent, or more than $350 per day, Hertel 
said – all by Feb. 25.

On top of that, CADA could be billed for insurance costs, taxes and attorney 
fees, among other possible fees.

https://www.mlive.com/staff/AVGW/posts.html
http://www.mlive.com/lansing-news/index.ssf/2012/10/east_lansing_planning_commissi.html


The mortgage for the property is signed by Scott Chappelle, president of 
Strathmore Development Co., the developer of the scuttled City Center II 
project.

Chappelle also signed an agreement to shorten the redemption period of the 
loan, a highly unusual move, Hertel said, because it reduces the amount of time 
CADA has to get the money together to save the property.

Reached Tuesday, Chappelle said several times he is not affiliated with CADA 
and was not authorized to reveal the names of the owners.

According to a 2011 filing with the state's Department of Licensing and 
Regulatory Affairs, CADA is registered to Thomas Eckhardt at 1427 W. 
Saginaw Highway in East Lansing; that's also the address for Strathmore 
Development Co., and City Center Two Project LLC, the owners of the other 
parcel in the latest redevelopment plan.

The same filing names Chappelle as the entity's authorized agent.

Chappelle said Strathmore represents about 200 entities that use the address, but
that Strathmore was not affiliated with CADA.

Strathmore "previously provided leasing and development services to CADA 
Investment Group, LLC as to the expired City Center Project for a fee," 
Chappelle said in an email.

He said neither he personally nor Strathmore represented the CADA as it seeks 
approval for a new development proposal for the property.

A LinkedIn page for Eckhardt, the registered agent for CADA, says he has been
the general counsel for Strathmore since 1997.

A message left for Eckhardt at his Strathmore office was not returned.

E-mail Angela Wittrock: awittroc at mlive dot com     and follow her on Twitter

 attwitter.com/AngelaWittrock and Facebook, or reach her by phone at 517.219.7073

http://www.facebook.com/AngelaWittrock
http://twitter.com/#!/angelawittrock
mailto:%20awittroc@mlive.com
http://www.linkedin.com/pub/tom-eckhardt/29/788/319
http://www.mlive.com/lansing-news/index.ssf/2012/10/new_plans_for_city_center_ii_s.html
http://www.mlive.com/lansing-news/index.ssf/2012/10/new_plans_for_city_center_ii_s.html
http://www.mlive.com/lansing-news/index.ssf/2012/10/new_plans_for_city_center_ii_s.html
http://www.mlive.com/lansing-news/index.ssf/2012/10/new_plans_for_city_center_ii_s.html


New plan for Acme K-Mart spurs criticism 
• By Jordan Travis jtravis@record-eagle.com   

ACME — Plans by a developer to build apartments and reuse two empty retail buildings in Acme 
are the center of debate as neighbors, prospective tenants and others weigh in.

Acme Township planning commissioners will meet Monday to consider the request by East 
Lansing-based Strathmore Real Estate Group. The company proposes building 186 apartments in 
nine buildings outside the former Kmart and Tom’s Food Market on U.S. 31, north of M-72.

It also has plans to use the former Kmart for a variety of purposes, while the former Tom’s is set to 
become the home for a Traverse City-based cleaning products company.

Jacob Chappelle, principal and attorney for Strathmore Real Estate Group, said he sees the uses 
working together well. Playgrounds and walking paths are planned and apartment tenants could use 
amenities inside the repurposed Kmart, such as six pickleball courts, a fitness center, office space 
for rent and a potential future coffee shop.

They also could rent indoor self-storage planned for the vacant big-box store, Chappelle said. That 
would be offered as an option on their reservation forms.

“These uses we feel are very strong community uses, not only in their own right, but they really 
complement the housing,” he said.

For the former Tom’s Food Market adjacent to the empty big-box retailer, Truly Free Home is 
leasing the building after outgrowing its existing home, Chappelle said.

The company sells eco-friendly home cleaning products and recyclable, refillable bottles, plus 
subscriptions for refills, according to its website. Submitted plans show the company would have 
some retail space in the former grocery store while using much of the rest to pack mail orders.

There’s more: Inside the former Kmart would be warehouse space, plus a spot for the Grand 
Traverse Men’s Shed.

Jim Novak, the nonprofit’s president, said the group aims to give men a place to go. It’s aimed 
largely at retirees, who could keep busy with woodworking projects like Little Free Libraries and 
wooden crosses for the Onominese Cemetery. They also would volunteer at festivals and other 
events.

Novak said he reached out to the developer when he heard of the company’s interest in the former 
store and, for $1 a month for 10 years, the developer offered the club a workspace for its tools.

“And we’re young yet, so money is a huge concern for us,” he said, referring to the local nonprofit.

It’s not the pickleball courts, fitness center and nonprofit space that have drawn criticism. It’s the 
planned 35,800 square feet of self-storage space and 22,000 more square feet of warehousing.

Several critics, some stating they live nearby, have written and spoken to planners since they began 
discussing the proposal earlier in the year. Many of them balked at the self-storage, a use they say 

https://www.record-eagle.com/users/profile/Jordan%20Travis


shouldn’t be allowed under township zoning and one that seems a poor fit for such a prominent 
commercial site.

Jim Goran, who owns a self-storage business in Acme Township, said he also believes the building 
could be put to a better use. He acknowledged he has a business interest at stake, but said his 
misgivings about the plan go beyond that.

For one, he wants township officials to challenge the developer to come up with a better use, one 
that would add more vitality to the township, Goran said. “It’s like, why not take a certain part and 
say, ‘Hey, we challenge you to find something that’s conforming, whether it’s more residential,’ “ he
said. “This commercial flex district is pretty wide open, except light industrial.”

Goran also wants assurance that the developer will build everything it proposes, expressing doubt 
that the self-storage space in the building would ever be used for anything else.

Objections from township residents opposed to the plans have some similarity to those concerning 
since-withdrawn plans from Lormax Stern, which called for even more storage inside the former 
Kmart. Those plans were the second latest in a string of proposals for the vacant building that didn’t
come to pass.

Township Planner Lindsey Wolf said she’s been facilitating the review by planning consultant 
Beckett & Raeder. She acknowledged there’s some resistance to the proposal, and said township 
planners have requested the developer find another use that would cut back on the amount of 
storage.

“So the planning commission has asked them to decrease the storage and, if possible, if they could 
obtain an occupant that would lessen that space, they’ve been hoping that this will kind of transform
over time but we haven’t seen that quite yet,” she said.

Chappelle said revised plans already shrunk the amount of storage a few times, and the extent that’s 
still there would only be what’s necessary to finance the rest of the building. He also believes much 
of it would be used by the apartment tenants.

Others have voiced support, especially for the pickleball courts. Phil and Carol Heles of Rapid City 
told planners as much in an email, as did Karen Somers of Kewadin. Others said they were glad to 
see the vacant buildings repurposed, meeting minutes show.

Some commenters, including Goran and a group called Acme Strong, pointed to an ongoing 
criminal case involving some past company filings that court records identified as the development 
company’s onetime president, Scott Chappelle.

Jacob Chappelle said Scott is his father, and said that case has nothing to do with the project; Jacob 
and his brother now run the company.

Scott Chappelle pleaded guilty in April to a single charge in a case involving allegations of tax 
fraud, court filings show. Federal prosecutors agreed to drop several other charges in exchange for 
the plea.

In the plea, Scott Chappelle admitted to not giving the IRS employment taxes he withheld from 
company employees’ paychecks, according to a Department of Justice release. He also admitted to 



making false statements to IRS employees, those included concealing a home in Harbor Springs and
the source of mortgage payments for an East Lansing condominium.

During the investigation he also filed a false tax return claiming his company had no employees or 
income, according to the release. The allegations date between 2007 and 2018, according to the plea
agreement.

Court documents show Scott Chappelle is scheduled for sentencing Sept. 12 before U.S. District 
Judge Jane Beckering in Grand Rapids. The maximum sentence is five years in prison, according to 
the release.

Timothy Belevetz, Scott Chappelle’s attorney, declined to comment when asked about the case. 
Jacob Chappelle said his father is retired and has no vested interest in, nor authority over, the Acme 
Township project.

The comments about his father’s case seemed unfair to Jacob Chappelle, he said, adding he believes
they’re made by people who oppose the project for other reasons. “I would ask that we be judged by
our submission and what we’ve done to facilitate this project,” he said. “I think we’ve done an 
outstanding job working with the awesome people in Acme to create a project.”

Karly Wentzloff, the planning commission chair, declined to comment on the criminal case, nor did 
she want to discuss her thoughts about the submission ahead of Monday’s meeting. She was unsure 
if planners would have the information they need to vote, but added it’s possible.

That vote, if commissioners agree to the project, would set up a final decision by township trustees 
at a later date, Wolf said.

If You Go

What: Acme Township Planning Commission special meeting

When: 7 p.m. Monday

Where: Feast of Victory Church, 4400 Mt. Hope Rd
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Lindsey Wolf

From: Spencer <sasilk@franklincio.com>
Sent: Monday, August 22, 2022 4:14 PM
To: Lindsey Wolf; Doug White
Subject: Kmart Project

Having written before and following the issue I am compelled to write again. In my opinion, and the 
opinion of most, the Kmart project needs to be abandoned and the Township needs to veto the 
project.  I am a new resident to Williamsburg who purchased my home because it has beautiful views 
of woods and the East Bay and great views from along US31 and the fact traffic is minimal on US31. 
My home is about a mile from the proposed site near East Bay. The development being proposed 
(PD 2022-01) will negatively affect traffic and the terrain by adding traffic and a development that is 
minimally defined at this time. It may also affect the value of my property. This project appears to be a 
way to get a foot in the door and then go back to the original plans concepts. 

The project is very near the intersection of M72 and US31 which is a very busy intersection currently. 
The project being proposed will only make the traffic worse as visitor enter our city from the East and 
North. Not a great way to build a first impression of this beautiful area and continue to draw new 
home building and expensive home construction to the area. 

The site being considered is near very nice homes and some very expensive homes. It is hard to 
imagine how this development could help land and property values. The project being so loosely 
defined at this time and the request for many zoning changes is of concern as to what the final use 
will be. The proximity to Grand Traverse Resort, Lochenheath Golf Club, Deep Water Point 
Residences, expensive condos and valuable homes should make this an easy decision to reject the 
proposal in favor of one that is utilized for dinning, shops, boutiques and that will bring shoppers and 
diners, not storage, trucks, heavy trucks, low-income housing and abandoned boats. 

Please consider these reasons in your deliberation and keep traffic manageable and the area 
beautiful and uncongested by rejecting the proposal.  I am adamantly opposed to this ill-defined 
project or any project other than the utilization of the existing structure or its demolition. 

Each minor revision of the proposal adds changes but does not make it fit the Master Plan or more 
palatable. People have mentioned the sanitary system needs and the Meijer projects as poorly 
thought-out projects. This is the same in my opinion. It is like putting lipstick on a pig – it is still a pig. 

 
 
Spencer 
 
Spencer Silk 
Woodward Road 
Williamsburg, MI 49690 
248-408-8705 



1 
 

 
 
Date:    September 7, 2022 
 
Project:  High Pointe Golf Course  
  Arnold Road 
  Williamsburg, MI 49690 
 
Applicant:  High Pointe Holdings, LLC 
  332 Potter Road  
  West Palm Beach, FL 33405 
  (561)907-4700 
 
Owner:  5555 Arnold Road 
  PO Box 12  
  Williamsburg, MI 49690 
 
Request:  Resurrect High Pointe Golf Course  
 
PROJECT OVERVIEW 
 
High Pointe Golf Course was opened in June of 1989 – due to the economy and other factors the course 
closed, and the property was sold in 2008. A portion of the property was converted into a hops farm. 
High Pointe Golf Club intends to re-establish the golf course as a private, membership-based, 
economically sustainable destination. The golf course will be designed to be environmentally friendly. 
The club will operate from May until late October and will employ 60 to 80 employees at seasonal peak 
and 12 to 15 employees year-round. 
 
The new project includes a land acquisition of all the property lying south of the hops farm and a 
segment of land extending to Moore Road into Whitewater Township. The existing club house will be 
sold and will remain with the farm parcel. A new maintenance building will be located off Bates Road. 
Twelve (12) of the eighteen (18) holes are proposed to be wholly or in portion in Acme Township. 
Whitewater will be the location of the new clubhouse, training facility, driving range, cabins and parking 
for guests and employees.  
 
New wells will be drilled for the continued of the operation of the hops farm and golf course. Reliance of 
fertilizers is imperative.  
 
 
PARCEL INFORMATION & OVERVIEW 
 
Parcel Number:  Acme: 

28-01-002-001-00 (5555 Arnold, LLC) 
   28-01-003-003-00 
   28-01-002-017-00 

Acme Township Planning & Zoning Report  
Meeting Date:  September 12, 2022 
Subject:   High Point Golf Course   
Application No: SUP/SPR 2022-03 
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   Whitewater:  
   13-005-014-00 
   13-005-015-00 
   13-005-019-01 
 
Location:   
  

 
 
Zoning District:  A-1: Agricultural  District  
Current Use:  Hops Farm, Existing Golf Holes (still visible today) 
Propose Use:  Golf Course, Maintenance Building, Future Rest Room  
 
Existing Permits: SUP #87-2Z   
 
 
 
 
 

 



3 
 

 
 
 
 
Adjacent Zoning & Land Uses: 
 

 
    
ZONING ORDINANCE OVERVIEW & ANALYSIS 
3.2 Regulated Uses  
Golf Facilities permitted through a special Use.  
 
7.19 Golf Facilities  

 
 
The proposed project meets the criteria of 7.19.1: 

• The site area is over 50 acres (140+ in Acme Township). 
• The site has access from Bates Road in Acme Township and Moore Road in Whitewater 

Township.  
• There is no residentially zoned land within the project vicinity.  

6626 & 
6630 
Lautner 

R3 

Industrial  
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The proposed project does not meet section 6.4.5 for right-of-way landscaping. Required as project is 
subject to site plan review.  
 
8.4 SITE PLAN APPLICATION REQUIREMENTS 
The tables below present the required elements for a special use/site plan review per the Zoning 
Ordinance, whether included in the site plan drawing, written narrative, or both. Items that do not 
satisfy the standards required by the Zoning Ordinance have been indicated with bold, red text. 
 

8.4 Application Requirements     

Item 
Description Shown on Site Plan Narrative 

1 

The date, north arrow, and scale. Scale shall be 
as follows: <3 acres: One (1) inche = fifty (50) 
feet >3 acres: One (1) inch = one hundred (100) 
feet 

No. Currently One (1) = 
400 feet. 

 

2 
The boundary lines of the property to include all 
dimensions, gross and net acreage, and legal 
description 

  

3 
The location and width of all abutting rights -of-
way. 

 

4 

The existing zoning district in which the site is 
located and the zoning of adjacent parcels. In 
the case of a request for a zoning change, the 
classfication of the proposed new district must 
be shown.  

 

5 

The location of all existing and proposed drives, 
walkways, signs, exterior lighting, parking 
(showing the dimensions of a typical parking 
area), loading areas, common use areas and 
recreational areas and facilities. 

No. Cart paths, walkways, 
not shown. A detailed plan 
for each hole showing the 

grading and paths is 
required.   

 

6 
The location and identification of all existing 
structures within a two hundred (200) foot 
radius of the site.  

  

7 

Natural features that will be retained, removed, 
and/or modified including vegetation, hillsides, 
drainage, streams, wetlands, shorelands, and 
wildlife habitat 

No 
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8 

A landscaping plan with all existing and 
proposed landscaping, walls and/or fences 

No. Landscaping shown at 
maintenance building, but 
not for course. Does not 
indicate species of shrub 

or trees. Landscaping 
required along right-of-

way. 

 

9 

A grading plan showing the topography of the 
exiting and finished site, including ground floor 
elevations, shown by contours or spot 
elevations. Contours shall be shown at height 
intervals at two (2) feet or less.  

No. Cart paths, walkways, 
not shown. A detailed plan 
for each hole showing the 

grading and paths is 
required.  No detail on 

holes 8, 9, 10, 11, 14, 15. 
Not clear if those will be 

modified.  

 

10 

Location, type and size of all above and below 
grade utilities.  

Yes: Shown for 
maintenance and well 
house. No: will course 
holes have irrigation?  

 

11 
Type, direction, and intensity of outside lighting 
shown on a photometric plan in compliance with 
exterior lighting standards. 

No. Need detail on lighting 
of maintenance building. 

 

12 
Location of any cross access management 
easements, if required.  

No. How will golfers 
navigate the course over 

Arnold Road? 

 

13 
Location of pedestrian and non-motorized 
facilities, if required. 

No. Cart paths and 
walkways not indicated. 

 

14 

An indication of how the proposed use conforms 
to existing and potential development patterns 
and any adverse effects. 

 

Existing course. 
New wells will be 

drilled to allow 
continued 

operation of hops 
farm and setback 

from irrigation 
pond. 

15 
The number of units proposed, by type, 
including a typical floor plan for each unit, 
dimensions, and area in square feet. 

No. Floor plan will be 
required for maintenance 

building.  

 

16 
Elevations for all building facades.  No. Elevations required for 

maintenance building. 

 

17 
Phasing of project, including ultimate 
development proposals 

Yes 
 

18 
Sealed/stamped drawings from a licensed 
architect, engineer, or landscaped architect.  No 
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19 

The location and description of the 
environmental characteristics of the sit prior to 
development such as topography, soils, 
vegetative cover, mature tree specimens, 
drainage, streams, wetlands, shorelands, or any 
other unusual environmental features.  

No. Soil information, 
vegetative cover, tree 

specimen information not 
provided.  

No 

20 

A stormwater management plan showing all 
existing above and below grade drainage 
facilities, and proposed plans incorporating low 
impact development water quality technologies 
and other best management practices. 

Yes. More information 
required from applicant. 

Reference Gosling Czubak 
report for more detail. 

No 

21 

Plans to control soil erosion and sedimentation, 
including during construction.  

 
Installation of silt fence 

along holes 12, 16. 
Restoration details not 
provided on plan set.  

 

 
No 

 

22 The name and address of the property owner.  
  

23 
Name(s) and address(es) of person(s) 
responsible for preparation of site plan drawings 
and supporting documentation.  

  

24 

The method to be used to control and increase 
in effluent discharge to the air or any increase in 
noise level emanating from the site. 
Consideration of any nuisance that would be 
created within the site or external to the site 
whether by reason of dust, noise, fumes, 
vibration, smoke or lights.  

 
N/A 

25 

Description of all existing and proposed 
structures referenced in item 5.  

 
No. Cart paths, 
walkways, not 

shown. A detailed 
plan for each hole 

showing the 
grading and paths 

is required.   

26 

The description of the areas to be changed shall 
include their effect on the site and adjacent 
properties. An aerial photo may be used to 
delineate areas of change.  

 
Indicated for Hops 

Farm - not for 
property to the 

south or east. No 
detail on holes 

8,9,14 

27 

General description of deed restrictions and/or 
cross access management easements, if any or 
required.  

 
No. How will 

golfers navigate 
the course over 
Arnold Road?  
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28 
The method to be used to serve the 
development with water.  

  

29 The method to be used for sewage treatment.  
  

30 
The number of people to be housed, employed, 
visitors or patrons, anticipated vehicular traffic 
counts, and hours of operation.  

  

 
 
 

 
Submittal of Plan(s) to Agencies for Review Permit or Sign Off Provided 
Grand Traverse County Road Commission 

 

Grand Traverse Department of Public Works N/A 
Grand Traverse County Health Department 

 

Grand Traverse County Soil Erosion 
 

Grand Traverse Metro Fire Department Partially satisfied. More 
information required from 

applicant. Reference 
Metro Fire report for more 

detail. 
Michigan Department of Transportation (MDOT) N/A 
Michigan Department of Great Lakes & Energy 
(EGLE) 

No. If not required 
applicant will need to 

clarify.  
Gosling Czubak Stormwater Review Partially satisfied. More 

information required from 
applicant. Reference 

Gosling Czubak report for 
more detail. 

 
 
9.2 GENERAL STANDARDS 
Each application shall be reviewed on an individual basis for conformity and compliance with the 
standards of this Ordinance, including the specific standards below: 

9.2 General Standards Finding  

A Meet the standards for site plan approval in 
Article 8. 

Partially satisfied. 

B 
Will be in accordance with the general 
objectives, intent and purposes of this 
ordinance.  

To be Determined. Agency 
sign off, landscaping plan, 

grading outstanding. 

C 

Will be designed, constructed, operated, 
maintained and managed so as to be 
appropriate in appearance with the existing or 
intended  character of the general vicinity.  

Partially satisfied. Further 
elaboration on fertilizer 
application and storage. 

Wetlands in vicinity. Detail 
on restoration needed. 

Maintenance  
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D 

Will be served adequately by essential public 
facilities and service such as highways, streets, 
police and fire protection, of drainage 
structures, refuse disposal, or those persons or 
agencies responsible for the establishment of 
the proposed use shall be able to provide 
adequately any such service. 

Partially satisfied. Metro Fire 
and Stormwater review 

outstanding. Stormwater 
maintenance plan required. 

E 

Will not be hazardous or disturbing to existing 
or future neighborhood purposes. To be Determined. A detailed 

plan for each hole showing 
the grading and paths is 

required.  No detail on holes 
8, 9, 10, 11, 14, 15. Not clear 

if those will be modified. 
Further elaboration on 

fertilizer application and 
storage. Wetlands in vicinity. 

F 
Will not create excessive additional 
requirements at public expense for public 
facilities and services.  

Satisfied. None required. 

G 

Will be in accordance with all required 
conditions of the district in which it will be 
located. 

To be Determined. A detailed 
plan for each hole showing 

the grading and paths is 
required.  No detail on holes 
8, 9, 10, 11, 14, 15. Not clear 

if those will be modified. 
Does not include a 

landscaping plan for the site 
or right-of-way. 

H 

Will not cause any substantial injury to the 
value of other property in the neighborhood in 
which it is to be located, and will not be 
detrimental to existing and/or other permitted 
land uses in the applicable zoning district.  

To be Determined. A detailed 
plan for each hole showing 

the grading and paths is 
required.  No detail on holes 
8, 9, 10, 11, 14, 15. Not clear 

if those will be modified. 
Restoration details not 

provided on the plan set. 

 
9.4 S SPECIAL USE PERMIT APPLICATION SUBMISSION PROCEDURES 
The procedures for an application submittal for a special land use permit shall follow those outlined in 
Article 8 except that the applications shall be submitted at least 30 days prior to the Planning Commission 
meeting.  
 
SUMMARY AND RECOMMENDATION: 
Due to the outstanding items required for a complete application the department does not feel that this 
application is ready for the public hearing process. Once the outstanding items are satisfied the 
department will be able to complete the analysis under 8.3 Standards for Site Plan Approval and satisfy 
the requirements of 9.2 General Standards for Special Use Permits.  
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Suggested Motion for Consideration: 
 
Motion to table the application for SUP/SPR 2022-03 for High Pointe Golf Course until the outstanding 
information in Article 8: Site Plan Review, specifically, Section 8.4 Site Plan Application Requirements and 
Article 9 Special Use Permits, specifically, 9.2 General Standards are satisfied (wholly or conditionally). 
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Project Consultants 

Tom Doak, Golf Course Architect 
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 PROJECT OVERVIEW 

 
 
High Pointe Golf Club seeks to reincarnate renowned golf course architect and Traverse City resident Tom 
Doak’s first course, with Mr. Doak himself a key member of our project team. Since he designed the original High 
Pointe golf course in the late 1980’s, Mr. Doak, author of "The Anatomy of a Golf Course", has gone on to design 
legendary courses all over the globe with six of his courses being recognized as Top 100 in the world, including 
Pacific Dunes in Oregon, Ballyneal in Colorado and Tara Iti in New Zealand. We intend to make High Pointe his 
seventh Top 100 course, and a "bucket list" golfing destination for golfers worldwide. 
 
The Club intends to re-establish the golf course and bring it to a new level of greatness as a private, membership-
based, economically-sustainable travel destination. The golf course itself is being purposefully designed to be 
environmentally friendly. High Pointe Golf Club will be open to and supported exclusively by its members and their 
guests. We anticipate that most of our members will be national members, residing outside of northwest lower 
Michigan, who will fly into Traverse City and be shuttled to the Club in one of our Sprinter vans; as such we 
expect little to no impact on traffic. The Club will operate from early May until late October, and will employ 
approximately 60 to 80 employees at seasonal peak and 12 to 15 employees year-round. 



High Pointe Golf Course 
 
 

History 4 | P a g e  
 

 HISTORY 

 
High Pointe Golf Course was opened June of 1989 and consisted of 18 holes which were all located in Acme 
Township.  The original clubhouse still exists and is located off of Arnold Road.  The course layout at that time 
had the front nine to the north of the clubhouse and the back nine to the south of the clubhouse (more or less). 
 
A few interesting reads about the course can be found in links below. 
 
High Pointe Golf Club (renaissancegolf.com) 
https://www.renaissancegolf.com/264/our-design/high-pointe-golf-club 
 
The Story of High Pointe Golf Club – North Coast Golf Co. 
https://northcoastgolfco.com/blogs/news/story-of-high-pointe 

First Tom Doak-Designed Course to Become Hops Farm (golf.com)  
https://golf.com/travel/first-tom-doak-designed-course-to-become-hops-farm/ 
 
The original course can be seen in this aerial image (circa 2006) 
 
 
  

M-72 

Clubhouse 

Arnold Rd. 

Bates Rd. 

https://www.renaissancegolf.com/264/our-design/high-pointe-golf-club
https://www.renaissancegolf.com/264/our-design/high-pointe-golf-club
https://northcoastgolfco.com/blogs/news/story-of-high-pointe
https://northcoastgolfco.com/blogs/news/story-of-high-pointe
https://golf.com/travel/first-tom-doak-designed-course-to-become-hops-farm/
https://golf.com/travel/first-tom-doak-designed-course-to-become-hops-farm/
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The economy and other factors caused the owners to close and sell the property in 2008.  The portion of property 
lying between the clubhouse and M-72 was regraded and converted into a hops farm.   
 
 
The aerial image below is current and you can still see some of the back nine holes along with the hops 
 
 

M-72 

Clubhouse 

Arnold Rd. 

Bates Rd. 
Hops 
Farm 

Some of the 
original holes can 
still be seen 



High Pointe Golf Course 
 
 

Project Proposal 6 | P a g e  
 

 PROJECT PROPOSAL 

 
The new project includes the acquisition of all of the property lying south of the existing hops farm  and that 
segment of land extending to Moore Road in Whitewater Township.  A small portion (1/2 acre) of hops will be 
removed at the southern edge of the hops farm to allow for adequate width to be re-established between the hops 
and the irrigation pond. 
 
The existing clubhouse is not being sold and will remain with the farm parcel. 
 
In Acme Township, we are constructing a new maintenance building that will be located off of Bates Road.  
Eventually we will be requesting to construct a small restroom and shelter in or around holes 9 and 10 as can be 
see on our site plans. 
 
Whitewater Township will be the location of a new clubhouse, training facility, driving range, cabins and parking 
for guests and employees.  Access will be from Moore Road. 
 
Watering a golf course is essential.  Fortunately the water supply system that was put in place for the original golf 
course remains in tact and has been used by the hops farm.  This includes several wells and a water withdrawal 
system located in the irrigation pond.  A diver has confirmed that the infrastructure in the pond are adequate and 
will continue to be used.  As part of the property acquisition, new wells will be drilled for the continued operation of 
the hops farm. 
 
As with all golf courses, reliance on fertilizers is imperative.  All persons managing and handling these materials 
are certified by the state and are inspected routinely. 







 

August 2, 2022 

Permitting Agents 
 
RE: Authorization of Designated Agent 

To whom it may concern: 

Rod Trump, managing partner of High Pointe Holdings, LLC is authorized to act on our behalf in 
connection with the proposed High Pointe Golf Course Project as it pertains to the development of 
properties listed below that are owned by 5555 Arnold LLC and MI Local Hops, of which I am the 
managing partner for both, pursuant to a Purchase and Sale Agreement.  This includes applications 
and filings with applicable municipalities for all entitlements, including, but not limited to, site plan 
approval, special use permit applications, building permits, well and septic permits, EGLE permits 
and any required construction permits. All authorized acts, must include language that makes 
approval conditional on High Pointe Holdings, LLC closing of its purchase of the property. 
 
Per item 7(d) of the Purchase Agreement, Purchaser may not seek any Property rezoning, variance or other 

land use approval which is unconditional, and any such application for rezoning, variance or other land use 

approval shall be made conditional on Purchaser’s closing of its purchase of the Property.  

 
Sincerely, 
 

 
Mark Johnson 
Managing Member 

5555 Arnold LLC 
PO Box 12 
Williamsburg, MI  49690 

MI Local Hops 
PO Box 12 
Williamsburg, MI  49690 

Parcel numbers include: 
01-002-001-00 Acme (5555 Arnold, LLC) 

01-003-003-00 Acme (5555 Arnold, LLC) 

01-002-017-00 Acme (5555 Arnold, LLC) 

01-001-006-00 Acme (5555 Arnold, LLC) 

13-005-014-00 Whitewater (MI Local Hops) 

13-005-015-00 Whitewater (MI Local Hops) 

13-005-019-01 Whitewater (MI Local Hops) 



GRAND TRAVERSE METRO FIRE DEPARTMENT 
FIRE PREVENTION BUREAU 

 
 897 Parsons Road ~ Traverse City, MI 49686  

Phone: (231) 922-2077 Fax: (231) 922-4918 ~ Website: www.gtfire.org Email: Info@gtfire.org  
 
 

 

SITE PLAN REVIEW RECORD 
 

ID # M7238                                     DATE: 8/26/2022 

 

PROJECT NAME: High Pointe golf course Maintenance Building 

 

PROJECT ADDRESS:  0000 Bates Rd. 

 

TOWNSHIP: Acme 

 

APPLICANT NAME:  Scott Jozwiak 

 

APPLICANT COMPANY: Jozwiak Consulting 

 

APPLICANT ADDRESS: 13300 S. West Bay shore Dr. 

 

APPLICANT CITY: Traverse City STATE: MI ZIP: 49684 

 

APPLICANT PHONE: 231-218-1201  FAX #       

 

REVIEW FEE:  $75.00  

 

  

 

 

 

Reviewed By:    Kathy Fordyce, Plan Reviewer      

 

 

This review is based solely on the materials submitted for review and does not encompass 

any outstanding information. Compliance with all applicable code provisions is required 

and is the responsibility of the permit holder. Items not listed on the review do not negate 

any requirements of the code nor the compliance with same. Inspection requests must be 

made a minimum of 48 hours prior to needed inspection. This plan review is based on the 

2015 International Fire Code, as adopted. 

 

 

 

 

 

http://www.gtfire.org/
mailto:Info@Gtfire.org


GRAND TRAVERSE METRO FIRE DEPARTMENT 
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 897 Parsons Road ~ Traverse City, MI 49686  

Phone: (231) 922-2077 Fax: (231) 922-4918 ~ Website: www.gtfire.org Email: Info@gtfire.org  
 
 

 

SITE PLAN REVIEW  
ID # M7238                                                                    DATE: 8/26/2022 

1. 507.3 Fire flow. 

Fire flow requirements for buildings or portions of buildings and facilities shall be 

determined by an approved method. 

 

B105.2 Buildings other than one- and two-family dwellings, Group R-3 and R-4 

buildings and townhouses. 

The minimum fire-flow and flow duration for buildings other than one- and two-family 

dwellings, Group R-3 and R-4 buildings and townhouses shall be as specified in Tables 

B105.2 and B105.1(2). 

-The fire flow for this building is 2500 gallons per minute. There is not a water 

system in this area, therefore some other means of fire protection shall be provided,  

such as additional access around the building as well as an approved automatic 

sprinkler system, an approved, monitored automatic fire detection system, etc. 

 

2. 505.1 Address identification. 

New and existing buildings shall be provided with approved address identification. The 

address identification shall be legible and placed in a position that is visible from the 

street or road fronting the property. Address identification characters shall contrast with 

their background. Address numbers shall be Arabic numbers or alphabetical letters. 

Numbers shall not be spelled out. Each character shall be not less than 4 inches (102 mm) 

high with a minimum stroke width of 1/2 inch (12.7 mm). Where required by the fire 

code official, address identification shall be provided in additional approved locations to 

facilitate emergency response. Where access is by means of a private road and the 

building cannot be viewed from the public way, a monument, pole or other sign or means 

shall be used to identify the structure. Address identification shall be maintained. 

-Provide address on the street side of the building using numbers that are a 

minimum of 4 inches in height. 

 

3. 506.1 Knox Box where required. 

Where access to or within a structure or an area is restricted because of secured openings 

or where immediate access is necessary for life-saving or fire-fighting purposes, the fire 

code official is authorized to require a key box to be installed in an approved location. 

The key box shall be of an approved type listed in accordance with UL 1037, and shall 

contain keys to gain necessary access as required by the fire code official. 

-Provide a Knox Box with keys and emergency contact information during 

construction as well as permanently. Knox Box can be ordered at 

www.KnoxBox.com. Order from the 3200 series.   

 

 

***Provide documentation indicting how fire flow requirements will be met.  

 

http://www.gtfire.org/
mailto:Info@Gtfire.org
http://www.knoxbox.com/
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Lindsey Wolf

From: Scott Jozwiak <scott@jozwiakconsulting.com>
Sent: Tuesday, August 23, 2022 9:35 AM
To: Lindsey Wolf
Subject: High Pointe Golf Course:  GT Road Commission Response

Hi Lindsey, 
 
See below. 
 

From: Steve Barry <sbarry@gtcrc.org>  
Sent: Tuesday, August 23, 2022 9:34 AM 
To: Scott Jozwiak <scott@jozwiakconsulting.com> 
Subject: RE: High Pointe Golf Course: Maintenance Building 
 
Scott, 
 
GTCRC is in favor of the proposed Development and entrances. 
 
Thank you, 
 
 
Steve Barry 
GTCRC Permit and Violations Agent 
231‐922‐4849 EXT 205 
 
 
 

From: Scott Jozwiak <scott@jozwiakconsulting.com>  
Sent: Wednesday, August 17, 2022 4:47 PM 
To: Steve Barry <sbarry@gtcrc.org> 
Subject: High Pointe Golf Course: Maintenance Building 
 
Hi Steve, 
 
Just left you a voicemail.  Attached are our plans for the High Pointe Golf Course project in Acme/Whitewater 
Townships.  We are making application to Acme Township at this time.  As you may recall from a phone call you and I 
had a month or so ago, the proposed project will resurrect the golf course where it lies outside of the existing hops farm 
and will create the holes that were once located in proximity to the hops onto property heading east towards Moore Rd. 
 
It is our intent to construct all golf course holes outside of the existing right of way that is Arnold Road and a newly 
discovered right of way that runs along our south property line between Arnold and Moore.  We intend to site a 
maintenance building along Bates Road and all other amenities, including clubhouse, cabins, practice center, etc. will be 
sited off of Moore Road for which we don’t have that plan finalized yet. 
 
The attached plans are representative of the Acme Township portion of the project.  We will be making the Whitewater 
submittal in the coming weeks and I will once again contact you. 
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In order to be on the agenda for the September planning commission meeting with Acme, we are requested to get a 
response from you in the form of a letter on the road commissions review of our submittal plans.  We intend to have a 
gravel service drive that ties into Bates Road. 
 
Can you review the plans and advise on your thoughts for this entrance as well as provide us with the proper 
application/fee for conducting this review? 
 
Thanks Steve, 
Scott. 
 
Scott Jozwiak, PE 
Jozwiak Consulting 
p 231.218.1201 
PO Box 5342, Traverse City, MI  49696 
13300 S W. Bayshore Dr., Traverse City, MI  49684 
scott@jozwiakconsulting.com |  www.jozwiakconsulting.com 
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Lindsey Wolf

From: Scott Jozwiak <scott@jozwiakconsulting.com>
Sent: Tuesday, August 23, 2022 3:14 PM
To: Lindsey Wolf
Subject: Highpointe Golf:  SESC and Health Dept. Review

Lindsey, 
 
See below regarding response from SESC and Health Dept. 
 
Thanks, 
Scott. 
 

From: Fred Morse <fmorse@gtcountymi.gov>  
Sent: Tuesday, August 23, 2022 3:12 PM 
To: Scott Jozwiak <scott@jozwiakconsulting.com> 
Subject: RE: Highpointe Golf Course 
 
Scott 
 
I have printed out the SESC and Well and Septic status form and will complete those ASAP. Additionally, after a high level 
review of plans there is no reason why the GTCHD would not issue a soil erosion or well and septic permit for the 
proposed project.  
 
Fred Morse 
Grand Traverse County Health Department 
231‐995‐6057 
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TECHNICAL MEMORANDUM

High Pointe Golf Course - Storm Water Review

To: Lindsey Wolf, Planning & Zoning Administrator
Doug White, Supervisor Date: September 7, 2022

From: Robert Verschaeve, P.E. Re: High Pointe Golf Course - Storm
Water Review

This review is being provided as requested by Acme Township for storm water control
measures proposed for the referenced project in accordance with Ordinance No. 2007-01
Acme Township Storm Water Control Ordinance.  Other items such as soil erosion and
sedimentation controls (SESC) will need to be reviewed and permitted through the
appropriate agency having jurisdiction.

Jozwiak Consulting (Jozwiak) is the design engineer for the project. The latest plans and
calculations as submitted for this stormwater review are titled “High Pointe Golf Course”
dated 08-12-2022.

The project entails the revitalization of portions of the former High Pointe Golf Course
that is now largely used as a Hops farm.  The course would be expanded in addition to
revitalizing some of the course not used as a Hops farm.   This review is focused on the
proposed impervious improvements which would generate runoff in Acme Township.
Other parts of the overall project are proposed in neighboring Whitewater Township.

The plans submitted propose the following work in Acme Township: construction of a
new maintenance building off Bates Road; construction of a portions of holes 4, 5, and
17; and construction of all of holes 7 through 16.

The 8,000 square foot maintenance building is proposed to be accessed by a 24-foot-
wide gravel loop drive off Bates Road.  A 24-foot-wide asphalt drive extends around the
building, asphalt parking spaces are provided on the northwest side of the building, and
gravel storage/maneuvering areas are provided on the east side of the building.

The plans show the gravel loop drive will be graded to shed into adjacent on-site low-
areas and the asphalt and gravel maneuvering areas around the building will be graded
to drain into a series of catch basins and storm sewer.  The storm sewer outlets into a
natural low area, identified as a storm water infiltration basin, north of the building.

The proposed plans indicate an infiltration basin system to handle storm water.  This
review is completed with respect to the Infiltration/Retention System section of the
Ordinance.  The items listed from this section are noted below with the text from the
Ordinance in italics followed by our review comments.
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a. Physical Feasibility

Infiltration systems will be required at all sites with soil permeability greater than 1 inch per hour.

The bottom of the infiltration system shall be a minimum of 4 feet above the highest known water table
elevation.

The calculations included on the plans include an infiltration rate of 8 inches per hour
to model the 25-year storm event indicating soils with permeability greater than 1
inch per hour.  Additional information is needed to fully assess this item.

Updated plans and calculations should include the following:

· Existing USDA NRCS soils classifications,
· Data on highest known water table elevation in relation to bottom or infiltration

basin.
· Infiltration test data supporting 8 inches per hour infiltration or other supporting

information.

b. Design Criteria
i. Volume

The volume of the infiltration system shall be calculated by comparing the volume of runoff of the
undeveloped site during a 2-year, 24-hour duration storm versus the volume of runoff from the
developed site during a 25-year, 24-hour duration storm.

The infiltration system volume shall be designed to store the runoff from back-to-back 100-year,
24-hour rainfall events from the entire contributing area for retention systems or if the discharge
will cause downstream flooding. Certification that an adequate outlet for infiltration systems is
available shall be provided by a licensed professional engineer.

The design engineer provided HydroCAD summary calculations that modeled the
stormwater infiltration basin’s ability to handle a 25-year storm event using an
infiltration rate of 8 inches per hour.  The design engineer also calculated the
water surface elevation during the back-to-back 100-year storm event without
accounting for infiltration.  The total area contributing to drainage districts 1A
and 1B is just over 109 acres and .73% impervious.  According to the
calculations, the back-to-back 100-year storm event generates 2,156,351 cubic
feet at a peak elevation of 777.9.  The total capacity of the stormwater infiltration
basin at elevation 778 is 2,213,201 cubic feet.  The back-to-back 100-year
criteria is met.

ii. Maximum Drain Time
The infiltration basin shall be designed to drain completely within 72 hours. A design infiltration
rate of 0.5 times the infiltration rate determined by geotechnical investigation (not to exceed 1
in/hr for underground systems), or an infiltration rate of 0.52 in/hr, shall be used to estimate the
maximum time to drain by the equation:  72> 12D/I
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The calculations included on the plans used an infiltration rate of 8 inches per
hour to model the 25-year storm event.  Additional information is needed to
meet this item including:

· Infiltration test data supporting 8 inches per hour infiltration or other supporting
information.

· A drain time calculation on the plans that shows the basin should drain within 72
hours of a design storm event.

iii. Underground Infiltration and Retention Systems
Underground infiltration or retention systems are discouraged and will be allowed only when
adequate space for an aboveground system is not available. The site grading shall provide for
parking lot storage of excess runoff should the underground infiltration or retention system fail to
function adequately.

The proposed system is not underground.  This section is not applicable to this
project.

iv. Construction
The contractor shall avoid compacting the soil in the infiltration or retention basin area during
excavation and grading. Use of equipment with low earth pressure loading is required. The final 2
feet of depth shall be removed by excavating to finished grade.

No excavation within the stormwater infiltration basin areas is proposed.  The intent is
to use natural topography.  The applicant is advised of the general requirements of
this section and to avoid construction traffic or to use low earth pressure
equipment to avoid compacting soil anytime moving within the basin area.

v. Snow Storage
Snow storage in the infiltration or retention system shall not displace more than 50% of the
available storage volume and shall not impede drainage through the system.

The development is noted as a seasonal use from May through October and a
snow storage area is not identified within the stormwater infiltration basin area.

c. Treatment Criteria

i. Treatment Forebay

A treatment forebay or equivalent storm water filter shall be used to treat storm water runoff prior to an
infiltration or retention system for all sites with a significant potential of exposing storm water to oil,
grease, toxic chemicals, or other polluting materials. A list of representative sites is included in
Appendix 1.

A Treatment Forebay is not required for this project.

iv. Sediment Forebay
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Sediment forebays or equivalent upstream treatment shall be used to provide energy dissipation and to
trap and localize incoming sediment.

This criterion is met.  Runoff is directed to catch basins with sumps which collect sediment.
Flow from the catch basins to the infiltration basin passes over stone dissipators which
reduce energy and erosion potential.

d. Controls
Detention basin design criteria for inlets and emergency overflow shall also apply to the design of
infiltration basins.

Inlets into the infiltration basin are acceptable.

There are no details provided for the overflow. The overflow area is at the interface
between existing topography and proposed grading. Additional details of the
overflow are needed to show the overflow location, geometry, and elevation.

e. Erosion Control
Upland construction areas shall be completely stabilized prior to final infiltration basin construction.
All accumulated sediment shall be removed prior to final acceptance.

Restoration details are not provided in this plan set.  Applicant is advised that soil
erosion and sedimentation controls (SESC) will need to be reviewed and permitted
through the Grand Traverse County Health Department which has jurisdiction over
that area.

Overflow spillways shall be protected with riprap or a permanent erosion control blanket to prevent
erosion of the structure.

Additional details of the overflow are needed to show the riprap or erosion control
blanket required by this section.

Inlets and outlets require energy dissipation and transition from outlet to open channel based on the
maximum velocities given in Section II - Grassed Waterways.

Inlets and outlets meet the criteria of this item.

f. Geometry

The floor of the infiltration basin shall be flat to encourage uniform ponding and infiltration.

The floor of the basin shall be scarified to a depth of 4 to 6 inches after final grading has been
established

The geometry is primarily existing topography and meets this intent of this section.
The applicant is advised to scarify the basin floor as noted.

g. Public Safety
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Side slopes shall not be steeper than 3:1 (H:V).

A minimum 5-foot-wide safety ledge with a maximum slope of 6% shall be provided around the
perimeter of open basins with water depths over 5 feet.

The side slopes of this basin are 3H:1V and meet the requirements of the section.
The water depth at high water elevation for each basin is 2.5 feet.  A safety ledge or
other measures are not required.

h. Maintenance

A minimum 15-foot-wide maintenance access route from a public or private right-of-way to the basin
shall be provided. The access way shall have a slope of no greater than 5:1 (H:V), and shall be
stabilized to withstand the passage of heavy equipment. Direct access to the forebay, control structures,
and the overflow shall be provided.

The stormwater infiltration basin is adjacent to the proposed parking area where it is
readily accessible for maintenance.

Infiltration basin maintenance plans will require that sediment be removed from the treatment forebay
when it reaches a depth equal to 50% of the depth of the forebay or 12 inches, whichever is less.

The applicant is advised of this requirement.  Additionally, construction plans shall
include a note identifying that the basins will be inspected and cleaned of silt
and debris at least annually and that the sediment will be cleaned when required.

The storm water controls for this site are typical for similar sites that can be found in
Acme Township and Grand Traverse County.  The storm water control plan for the High
Pointe Golf Course can be conditionally approved subject to review of an updated set of
plans that address the bolded items outlined in this memo and summarized below:

· Provide existing USDA NRCS soils classifications,
· Provide data on highest known water table elevation in relation to bottom or

infiltration basin.
· Provide infiltration test data supporting 8 inches per hour infiltration or other

supporting information.
· A drain time calculation on the plans that shows the basin should drain within 72

hours of a design storm event.
· Additional details of the overflow are needed to show the overflow location,

geometry, elevation, riprap or erosion control blanket.
· Add a construction note identifying that the basins will be inspected and cleaned

of silt and debris at least annually and that the sediment will be cleaned when
required.
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