Georgetown
Township

Georgetown Charter Township
1515 Baldwin St., Jenison, Ml 49428
Planning Commission Meeting Agenda
March 4, 2020, 7:00 p.m.

1. Call To Order

2. Roll Call

3. Approval Of The Agenda

4. Approval Of The Minutes Of The Previous Meeting
5. Old Business

6. New Business

6.I. (REZ2001) Ordinance 2020-01 To Change From (LDR) Low Density Residential To (RR)
Rural Residential Part Of A Parcel Of Land Described As P.P. # 70-14-07-400-019,
Located At 8100 42nd Ave., Georgetown Township, Ottawa County, Michigan.

Documents:

REZ2001 STAFF REPORT.PDF
REZ2001 APPLICATION AND NARRATIVE.PDF
REZONE SITE PLAN.PDF

7. Communications, Letters And Reports
8. Public Comments

9. Other Business

10. Commissioner/Staff Comments

11. Adjournment


https://www.georgetown-mi.gov/254b602c-e086-42ba-ae82-2358e1e3145b

REQUEST

(REZ2001) Ordinance 2020-01 To change from (LDR) Low Density Residential to (RR) Rural
Residential part of a parcel of land described as P.P. # 70-14-07-400-019, located at 8100 42" Ave.,
Georgetown Township, Ottawa County, Michigan.

The applicant is requesting the rezoning of 10.84 acres along the eastern portion of the 38.62 parcel from
(LDR) Low Density Residential to (RR) Rural Residential. The applicant indicated that the plan was to build
a house on the 10 acre site, along with an accessory building (which could be a maximum of 1500 square feet
in the RR district). The plan shows the remainder of this land being developed as a plat and this proposed
land that is subject to this review to have access from an interior street that would be constructed with the
plat. However, the rezoning to RR should be reviewed solely on the change of zoning designation and the
uses allowed, without consideration of the site plan or proposed use. Note that no plat or land splits are to be
approved with this application. The request is only to rezone this 10 acre portion of the parcel.

See the Zoning Map below. The parcel is surrounded by land zoned (AG) Agriculture.
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HISTORY

At the May 29, 2001 meeting, the Township Board approved the rezoning of this parcel to LDR from AG.
In 2003, a preliminary plat was approved for the development of Schepers plat on this entire parcel.
However, the approval expired prior to advancing to final preliminary plat approval.

#010529-13 - Rezoning (REZ0103) To change from (AG) Agriculture to (LDR) Low Density
Residential parcels of land described as P.P.# 70-14-07-400-007, -006, located at 8100 and 8158 42nd
Ave.

Moved by R. J. Poel, seconded by Del South, to approve Rezoning (REZ0103) To change from (AG)
Agriculture to (LDR) Low Density Residential parcels of land described as P.P.# 70-14-07-400-007, -006,
located at 8100 and 8158 42nd Ave., based on consistency with the Master Plan, compatibility of the
rezoning with the surrounding area and the capacity of the site to accommodate the proposed rezoning
district's uses. Note: As recommended by the Planning Commission.

MOTION CARRIED.
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Zoning map and legend (currently zoned LDR). Note that the parcel is surrounded by AG to the
north, east and west.

IF

Legend

[ ] Parcel B Hioh Density (HDR)
|:| Water Bodies B HP, Mobile (MHP)
Zoning 0S A, Office (0S)

Standardized Code, Zoning Class and Cod
Neighborhood (NS)

ER A, Agricultural (AG)
SFR A, Low Density (LD)

- Community (CS) SFR B, Low Medium (LMR)
B Highway Service Commercial HS " SMRA, Medium (MDR)
Rural Residential (RR) Il SMR B, Medium High (MHR)
Industrial (1) m Planned Unit Development (FUD)
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Future Land Use Map and legend.
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Legend

|:| Water Bodies LDR, Low Density Residential
D Parcel MDR, Medium Density Residential
Future Land Use NC, Neighborhood Commercial

Code, Land Use Value W os, Office Service

Ag, Agriculture B PsP, Public Semi Public
- CC, Community Commercial PUD Com, PUD Commercial
Bl +c. Highway Commercial PUD Mix, PUD Mix Use
B +OR, High Density Residential PUD Res, PUD Residential

l, Industrial - REC, Recrational Open Space
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RELEVENT MASTER PLAN LANGUAGE

Page 32 of the Master Plan states:
Residential Land Use Policies:

New residential development should occur contiguous to existing developed areas to ensure efficient
utilization of existing utility lines, or the developer would be responsible to bring the utilities to the location.

The Township should provide opportunities for a variety of living environments for differing preferences
in housing styles and prices, however limiting more HDR dwelling units to areas around Grand Valley State
University or possibly the east end of Baldwin because the need has been substantially met in other areas
of the Township.

Page 35 of the Master Plan states:
RR/AG-Rural/Agricultural Preservation

Land in this category is not anticipated to be developed for urban uses within a 15 to 20 year timeframe. It
is intended for agriculture uses, as well as very low density residential development which does not require
provision of public utilities. Gross density of residential development in this category is not intended to
exceed one dwelling per ten acres, although zoning may permit development on lots smaller than this. The
gross density figure is intended to be an overall measure of density in this category, including public right-
of-way and land devoted to agricultural uses or other non-development uses.

LDR-Low Density Residential

This category includes land primarily developed for detached single-family residential use in the LDR and
LMR zoning districts. Residential development in this land use category is intended to be served by public
water and sewer services.

Since the Future Land Use Map anticipates future urban growth in areas not currently served by public
utilities, it is recognized that this growth will be contingent on expansion of utility services through main
extensions.

Since the Future Land Use Map anticipates future urban growth in areas not currently served by public
utilities, it is recognized that this growth will be contingent on expansion of utility services through main
extensions. In some cases, development of attached forms of housing may be appropriate, at low
densities, in response to site specific circumstances, such as wetland, wooded lots, steep slope, floodplain,
or other natural features constraints. Overall development density in this category is assumed to be
two/three dwelling units per acre.

Page 40 of the Master Plan states:
The Future Land Use Map reflects the expected continued development of the Township as a high-quality

residential community. In addition, smaller amounts of land are provided for expansion of the Township’s
commercial and industrial base. Following is a discussion of the Future Land Use Map organized according
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to several specific geographical sub-areas of the Township which served as the focus for issue identification
and policy development by the Planning Commission. The map shall be used in conjunction with the
text of the Land Use Plan since the language is a vital part of the Plan relative to uses that are planned
for the future without specific locations known at the time of the adoption of the Plan.

Page 43 of the Master Plan states:
Bauer Rd./Fillmore Area.

The Land Use Plan recognizes that this is an area in transition from very rural to urban residential which
includes the approved residential planned unit development. However, the natural character of the area
should be preserved to the extent possible. As public water and sanitary sewer become available, planned
development in the form of PUDs or open space preservation projects could be permitted within an overall
residential density limit of 3.5 units per acre. Preference should be given to large scale developments that
will maintain open space and preserve the natural character of the land, while meeting the residential goals
of this Plan. Conventional subdivisions that simply divide the land into lots with no amenities and little
regard for the natural character should be discouraged.

LOT SIZE, SETBACKS AND USES

1. The uses allowed by right in the RR district are the same as the LDR district. The RR district also
allows the same special uses, along with special uses allowed in the AG and RR district. All special
uses would have to meet the standards in the ordinance for a special use permit.

Sec. 7.2 PERMITTED USES.
Land and/or buildings in this district may be used for the following purposes by right:
(A)  Any permitted use in the LDR District.

2. LDR lots services by public water and sanitary sewer must have a minimum width of 85 feet and a

minimum area of 11,475 square feet. RR lots serviced by public water and sanitary sewer must have a
minimum width of 110 feet and a minimum area of 15,000 square feet.

REVIEW STANDARDS

Rezonings go with the land, not the property owner or use. Therefore, once a parcel is zoned to a
particular classification, the zoning is permanent unless changed by a subsequent rezoning action. Zoning
cannot be conditional and a parcel cannot be rezoned for one specific use. Any use permitted within the
zoning district is permitted on the property, provided the other applicable regulations of the Zoning
Ordinance (lot sizes, setbacks, etc.) are met.

The following standards are used for consideration by the Planning Commission and Township Board in
their review of the rezoning request.
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1. Consistency: Is the proposed zoning and all of its permitted uses consistent with the
recommendations of the Township Land Use Plan?

Although the Future Land Use Map shows the area as LDR, using the language of the Master
Plan a determination can be made that the proposed RR zoning is consistent with the Master
Plan.

In order to be zoned LDR, page 32 of the Master Plan states: “New residential development should
occur contiguous to existing developed areas to ensure efficient utilization of existing utility lines, or
the developer would be responsible to bring the utilities to the location.”

In order to be zoned LDR, page 35 of the Master Plan states: “This category includes land primarily
developed for detached single-family residential use in the LDR and LMR zoning districts.
Residential development in this land use category is intended to be served by public water and sewer
services.”

While the sewer map shows service to this parcel, it does NOT show service to the adjacent parcels to
the north or east or west. Therefore, until a developer is ready to bring sewer services to the adjacent
parcels, they will likely remain zoned AG.

Further, zoning this portion of the parcel to RR provides a buffer between the LDR (where a
plat is proposed to be developed) and the AG land to the north and east.
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Compatibility: Is the proposed district and all of its allowed uses compatible with the surrounding
area?

Yes. The adjacent property to the north and east is zoned AG and this provides a buffer between the
LDR and the AG zoned land. The uses allowed by right in the LDR are the same as RR. The uses
allowed in the RR are the same as the LDR, in addition to special land uses which would have to go
through the process and meet the standards in the ordinance.

Capability: Is the property capable of being used for a use permitted within the existing zoning
district?

Yes, it is capable of being used in the RR and LDR districts

Other considerations: Will the rezoning require an inordinate expenditure of public funds (road
improvements, utility extension, etc.) to make the development feasible?

No.

. Will the rezoning cause development to “leap frog” other undeveloped areas in the same zoning
district and necessitate premature extensions of services to rural areas of the Township?

No.

Is there sufficient vacant land already zoned in a specific category (e.g., industrial, multi-family,
commercial)?

Not necessarily.

Is the rezoning more likely to be granted if conditions could be attached (rezonings cannot be
conditional)?

No.

SUMMARY

The proposed zoning designation appears to be consistent with the language of the Master plan. The area is

determined to be capable of sustaining the uses within the RR district. The uses allowed within the RR
district are compatible with the neighboring uses, both the adjacent LDR and the adjacent AG.

NOTE: No plat or land divisions are approved as part of this application.
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OPTION FOR MOTION

If the Planning Commission determines that the property should be rezoned to RR the following motion is
provided.

Motion: To adopt the staff report as finding of facts and to recommend to the Township
Board to approve the following resolution:

Georgetown Charter Township

Ottawa County, Michigan
(Ordinance No. 2020-01)

At a regular meeting of the Georgetown Charter Township Board held at the Township offices on

, 2020 beginning at 7:00 p.m., Township Board Member made a motion to adopt

this Ordinance because the proposed zoning designation is consistent with the language of the Master Plan;
the area is capable of sustaining the uses within the RR district without addition public funds; the uses allowed
within the RR district are compatible with the neighboring uses including both the surrounding LDR and the
surrounding AG, as recommended by the Planning Commission, and to adopt the staff report as finding of fact,

which motion was seconded by Township Board Member

AN AMENDMENT TO THE GEORGETOWN CHARTER TOWNSHIP
ZONING ORDINANCE, AS AMENDED, AND MAP

THE CHARTER TOWNSHIP OF GEORGETOWN (the “Township”) ORDAINS:

ARTICLE 1. The map of the Georgetown Charter Township Zoning Ordinance, as amended, is
hereby amended to read as follows:
(REZ2001) Ordinance 2020-01 To change from (LDR) Low Density Residential to (RR) Rural Residential
part of a parcel of land described as P.P. # 70-14-07-400-019, located at 8100 42" Ave., Georgetown
Township, Ottawa County, Michigan.

Except as expressly modified by the above, the balance of the Zoning Map of the Georgetown
Charter Township Zoning Ordinance, as amended, shall remain unchanged and in full force and effect.

ARTICLE 2. Severability. In the event that any one or more sections, provisions, phrases, or

words of this Ordinance shall be found to be invalid by a court of competent jurisdiction, such holding shall

Review for REZ2001 page 9



not affect the validity or the enforceability of the remaining sections, provisions, phrases, or other words of
this Ordinance.

ARTICLE 3. Except as specified above, the balance of the Georgetown Charter Township Zoning
Ordinance, as amended, and map shall remain unchanged and in full force and effect.

ARTICLE 4. Effective Date. The provisions of this Ordinance shall take effect upon the expiration
of seven (7) days from the date of publication of this Ordinance or a summary of its provisions in accordance
with the law.

The vote in favor of adopting this Ordinance was as follows:
Yeas:

Nays:
Absent:

MOTION CARRIED UNANIMOUSLY AND ORDINANCE DECLARED ADOPTED.
CERTIFICATION

I hereby certify that the above is a true copy of an Ordinance adopted by Georgetown Charter Township
Board at the time, date, and place specified above pursuant to the required statutory procedures.

Respectfully submitted,
Dated: , 2019 By

Richard VanderKlok
Georgetown Charter Township Clerk
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PERMIT NUMBER:

REZ 2001 Ol Ny, 2000 <€l

APPLICATION FOR REZONING
Georgetown Charter Township
1515 Baldwin St, P.O. Box 769
Jenison, Ml 49429
616-457-2340

COMPANY NAME: ) - 3 “[PHONE:
Grand Valley Investment Co. LP (616) 822-8067
APPLICANT NAME:
Jeff Brewer
ADDRESS: CITY / STATE / ZIP:
7242 - 40th Avenue Hudsonville, MI 49426
COMPANY NAME: | - ' PHONE:
Grand Valley Investment Co. LP (616) 822-8067
OWNER / AGENT NAME: TITLE:
Jeff Brewer
ADDRESS: CITY / STATE / ZIP:
8100 - 42nd Avenue / Hudsonville, MI 49426
PARCEL NUMBER: ZONING DISTRICT:
70-14-07-400-019 / LDR
LEGAL DESCRIPTION:
See attached

PROPOSED USE:
RR

STATE THE REASONS WHY THE CURRENT ZONING OF THIS PROPERTY SHOULD BE CHANGED AND HOW THIS REQUEST MEETS THE STANDARDS FOR|
REZONING LISTED ON THE ATTACHED SHEET:

See attached

v 25 s e TG Al Ay

HE APP ANT'S RESPONSIB O M REQUIREMENTS OF THE TOWNSHIP ZONING ORDINA N ALL RESPECTS AND TO PROVIDE THE
NECESSARY INFORMATION TO THE TOWNSHIP FOR APPROVAL. COPIES OF THE ORDINANCE MAY BE OBTAINED FROM THE GEORGETOWN TOWNSHIP
WEBSITE AT WWW.GEORGETOWN-MIL.GOV. BY SIGNING | ACKNOWLEDGE THERE ARE NO REFUNDS FOR ANY REASON.

DATE:
1/21/2020

e gl 30 AR
EETING:

DATE OF PLANNIN

S S R e BT
DATE OF PREAPPLICATION M COoMM

DATE OF TOWNSHIP BOARD MEETING: DATE NOTICE PUBLISHED: DATE PROPERTY NOTICES WERE SENT:
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NEDERVELD

January 21, 2020

Proposed Rezone — 8100 42° Street

Rezone Review Standards Analysis

Rezone Criteria #1

CONSISTENCY: IS THE PROPOSED ZONING AND ALL OF ITS PERMITTED USES
CONSISTENT WITH THE RECOMMENDATIONS OF THE TOWNSHIP LAND USE
PLAN?

The Geotgetown Township Land Use Plan specifies that the “Township should provide
opportunities for a vatiety of living environments for differing preferences in housing styles and
prices” and has depicted their desired future development pattern on their Georgetown Township
Future Land Use Map dated November 23, 2015.  The Land Use Plan specifies this propetty and
the surrounding properties to be Low Density Residential (LDR), with the following provisions:
e “Overall development density in this category is assumed to be two /thtee dwelling units per
acre.”
e “Residential development densities associated with the land use categories ate considered to
be gross development densities measured over a latrge area”

The proposed rezone would be consistent with the Land Use Plan in that the proposed rezone
would be the Rural-Residential zoning district, and the only permitted uses in the Rural-Residential
zoning district ate as follows (from Section 7.2):

(A) Any permitted use in the LDR District

Additionally, the presctibed densities in the Land Use Plan for the overall area would still be
achieved. For instance, if the acteage of the adjoining subdivisions and the future Schepers Farm
subdivision ate an'alyzed with the anticipated 1-3 large residential patcels that would occupy the site
of the proposed rezone, the overall density would be slightly over two units pet acte as calculated
below:

Schoolside subdivision: .......ccccevevvevviveeennns 73 homes on 28.9 acres
Mallard subdivision: ........c.vevevirseecenenne 79 homes on 39.5 acres
Future Schepers subdivision: ...........cc...... 62 homes on 27.8 acres
Rezone Property: woicceciesesessnssensnsencene: 1-3 homes on 10.8 acres
Total: 217 homes on 107 acres.......... 2.03 homes per acte

217 Grandville Ave. SW | STE. 302 | Grand Rapids, Ml 49503
P: 616.575.5190 | www.nederveld.com | F: 616.575.6644
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Rezone Criteria #2
COMPATIBILITY: IS THE PROPOSED DISTRICT AND ALL OF ITS ALLOWED USES
COMPATIBLE WITH THE SURROUNDING AREA?

The proposed rezone would be consistent with the Land Use Plan in that the proposed tezone
would be the Rural-Residential zoning district, and the only permitted uses in the Rural-Residential
zoning disttict are as follows (from Section 7.2):

(A) Any permitted use in the LDR District

It should be noted that the Rural-Residential zoning disttict does allow for some Special Land Uses
that are different from the Permitted Uses allowed in the LDR disttict, but those Special Land Uses
can only be granted if the use is consistent and harmonious with “the existing ot intended character
of the general vicinity and that such a use will not change the essential character of the area in which
it is proposed” (Section 20.03(A)(1)). Consequently, any future uses within the proposed tezone
propetty ate required by ordinance to be compatible with the surrounding atea.

Rezone Criteria #3
CAPABILITY: IS THE PROPERTY CAPABLE OF BEING USED FOR A USE PERMITTED
WITHIN THE EXISTING ZONING DISTRICT?

The use and construction of accessoty buildings larger than 600 square feet is not allowed in the
LDR district. The applicant wishes to construct and use an accessory building larger than 600

squate feet.

Rezone Critetia #4

OTHER CONSIDERATIONS: WILL THE REZONING REQUIRE AN INORDINATE
EXPENDITURE OF PUBLIC FUNDS (ROAD IMPROVEMENTS, UTILITY EXTENSION,
ETC.) TO MAKE THE DEVELOPMENT FEASIBLE?

The proposed rezone will not require expenditure of public funds. All road improvements, utility
extensions, etc. will be privately funded.

217 Grandville Ave. SW | STE. 302 | Grand Rapids, Ml 49503
P: 6165755190 | www.nederveld.com | F: 616.575.6644
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Rezone Criteria #5

WILL THE REZONING CAUSE DEVELOPMENT TO “LEAP FROG” OTHER
UNDEVELOPED ARES IN THE SAME ZONING DISTRICT AND NECESSITATE
PREMATURE EXTENSIONS OF SERVICES TO RURAL AREAS OF THE TOWNSHIP?

The proposed rezone will not cause “leap frogging” of development as it is, in actuality, a lower
intensity of residential density than cuttently zoned. Additionally, the proposed tezone can be
considered a desired transitional buffer from potential high school uses (noises, lights, etc.) as the
property immediately east of the subject property has been purchased by Hudsonville Public
Schools.

Provisions will be made for utility extensions through the property to achieve the Township’s master
plan for utilities (where deemed necessary).

Rezone Criteria #6
IS THERE SUFFICIENT VACANT LAND ALREADY ZONED IN A SPECIFIC CATEGORY
(E.G., INDUSTRIAL, MULTIFAMILY, COMMERCIAL)?

There are very few patcels of vacant land that are zoned Rural-Residential with the unique
characteristics of the subject propetty, which include proximity to schools, availability of public
sanitary sewer and watermain, and nearby subdivisions. Additionally, the property has been in
family ownership for multiple decades, and family members wish to relocate to the propetty.

Rezone Criteria #7
IS THE REZONING MORE LIKELY TO BE GRANTED IF CONDITIONS COULD BE
ATTACHED (NOTE: REZONINGS CANNOT BE CONDITIONAL)?

No conditions of rezone are proposed at this time, but the applicant is willing to offer conditions
pending public input.

217 Grandville Ave. SW | STE. 302 1| Grand Rapids, MI 49503
P: 616.575.5190 | www.nedetveld.com ! F. 616.575.6644
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Know what's below.
CALL before you dig.

UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS. THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:

EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS. THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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Experience . . . the Difference

SURVEY DESCRIPTION
FOR PROPOSED REZONE

That part of the Southeast 1/4 of Section 7 T6N, R13W, Georgetown
Township, Ottawa County, Michigan, described as: Beginning at the
Southeast corner of said Section 7; thence N89°23'05"W 320.91 feet along
the South line of said Section 7; thence N00°01'00"E 96.00 feet; thence
N89°23'05"W 154.23 feet; thence Northerly 76.50 feet along a 267.00 foot
radius curve to the right, said curve having a central angle of 16°25'00",
and a chord bearing N08°11'30"W 76.24 feet; thence N00°01'00"E 49.08
feet; thence S89°45'31"E 140.00 feet; thence N00°01'00"E 1101.06 feet;
thence S89°23'25"E 346.02 feet along the North line of the Southeast 1/4
of the Southeast 1/4 of said Section 7; thence S00°01'00"W 1322.43 feet
along the East line of said Section 7 to the Point of Beginning. Contains
10.84 acres.

NEDERVELD

www.nederveld.com
800.222.1868

GRAND RAPIDS

217 Grandville Ave., Suite 302
Grand Rapids, MI 49503
Phone: 616.575.5190

ANN ARBOR
CHICAGO
COLUMBUS
HOLLAND
INDIANAPOLIS
ST. LOUIS

PREPARED FOR:

Brewer - Schepers Farm
Russ Brewer

8100 42nd Ave.
Hudsonville, Ml 49426
Phone: 616.401.5655

REVISIONS:
;irt:/\:/n: Checked: Date:

8100 42ND AVENUE
PART OF THE SE 1 OF SECTION 7, AND PART OF THE NE 1 OF SECTION 18, T6N, R13W,

8100 42ND AVENUE
Rezone & Schematic Future Dev. Plan

GEORGETOWN TOWNSHIP, OTTAWA COUNTY, MICHIGAN

STAMP:

PROJECT NO:
19200312

SHEET NO:

-200

© 2020 Nederveld, Inc.
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