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Resolution of Adoption

Resolution of Adoption
Formal approval of the Blair Township 2025 Master Plan

At a regularly scheduled meeting of the Blair Township Planning Commission held on
December 17 L2025 yhe following resolution was adopted by the Blair Township Planning
Commission, formally approving the 2025 Blair Township Master Plan.

WHEREAS, the Michigan Planning Enabling Act (Act 33 of 2008) authorizes Municipal Planning
Commissions to prepare a “Master Plan™ pertinent to the future development of the municipality; and

WHEREAS, In accordance with P.A. 33 of 2008, as amended, before preparing the Master Plan, all
required written notices to required adjacent governments and other organizations stating the Planning

Commission’s intent to prepare a new Master Plan and reguesting cooperation and comment were sent:

and

WHEREAS, the Planning Commission held a public input session and a community wide survey which
was mailed to property owners and residents in the process of preparing the Master Plan; and

WHEREAS, the Planning Commission in accordance with P.A. 23 of 2008, as amended, submitted the
proposed Master Plan to the Township Board for its initial review and approval of distribution of the
Master Plan for review and comment; and

WHEREAS, the Planning Commission sent the propesed Master Plan to required adjacent governments
and other organizations for review and comment; and

WHEREAS, comments on the proposed Master Plan made during the 63-day review period were
received and considered by the Planning Commission for possible revision to the proposed Master Plan;
and

WHEREAS, the Township Planning Commission held a public hearing on the proposed Master Plan, as
provided by P.A. 33 of 2008, a5 amended, and received public comment for consideration and possible
revisions to the proposed Master Flan on December 17*, 2025 at 6:30pm at the Blair Township Hall; and

WHEREAS, the Planning Commission finds the proposed Master Plan as submitted for and revised
pursuant to the public hearing and 63-day review period as desirable and proper, and furthers the land
use and development goals and strategies of Blair Township; and

WHEREAS, final edits to the Master PMan will be incorporated as noted in the Blair Township Planning
Commission’s minutes for the public hearing that took place on December 17th, 2025 at 6:30pm.

NOW, THEREFORE, the Blair Township Planning Commission hereby resolves to approve the new Blair
Tawnship Master Plan as submitted and revised pursuant to the public hearing, including all of the text,
charts/tables, maps, and descriptive, and other matter therein intended by the Planning Commission to
form the complete Blair Township Master Plan, including the Blair Township Future Land Use Map.

Resolution of Adoption

BLAIR TOWNSHIP PLANNING COMMISSION:

Moved to adopt the resolution by Nickerson seconded by Wagner

PASSED and ADOPTED by the 8lair Township Planning Commission on __December 17 , 2025
by the following vote:

AYES: SiX

Mays: One

ABSTAINING: None
ABSENT: None

MOTION: Carried

j, Susan Kase , Recording Secretary of the Blair Township Planning Commission
certify that the foregoing resclution was adopted by a majority of the members of the Blair Township

Planning Commission by a roll call vote at a regular meeting of the Commission held on
December 17 , 2025 in compliance with the Open Meetings Act.
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Chapter 1
Introduction

&
Methodology

Blair Township is a general law Township located in central western Grand Traverse County.
With proximity to Traverse City, the Township is both an employment center and location of
residence, with large areas of commercial land uses along primary transportation corridors and
neighborhoods of primarily single-family housing extending from adjacent neighborhoods in
nearby Charter Townships of East Bay, Long Lake and Garfield. Significant growth has occurred
over the course of the last 30 years, with a 73% increase in the population from 1990 to 2023.

The Township has deemed it important to appropriately establish plans to guide growth and land
use in the community. This coupled with legislative requirements outlined by the State of Michi-
gan, have led Blair Township Government to undertaken this planning process in accordance with
Michigan Act 33 of 2008, being the Michigan Planning Enabling Act.

The Planning Enabling Act sets a standardized approach to establishing land use policy in sup-
port of a community’s regulatory zoning requirements. The Act includes provisions for studying
socio-economic trends, land uses, infrastructure, transportation, civic services and host of other
inputs and conditions that are used to support a strategic approach to guiding a community’s
future growth. Through the pages of this document the reader will become acquainted with the
community of Blair Township, gaining an understanding of the directives for growth, as struc-
tured through community leadership.

Blair Township

Map 1: Location of Blair Township in NW Lower Michigan

Methodology

The structure of this plan is comprised of 6 Chapters which outline information and data that cumu-
lates to an established land use policy and directive for zoning. Each of the chapters is summarized
as follows. The reader may move ahead to the final chapter, Chapter 6, if one wishes to view the
direction supported by the Township Elected and Appointed Officials.

Chapter 1: Introduction & Methodology
Introduction to the process, the components of the plan, and building upon past planning ef-
forts that sets the stage for the chapters which follow.

Chapter 2: A Story of Growth

Reflection on growth patterns through examining existing land use policy and regulatory zon-
ing, residential structure changes, and estimated residential build-out structure density.

Chapter 3: Present Conditions

An examination of the community socio-economic profile, land use, natural features, civic as-
sets and services, infrastructure, transportation, and place-based conditions.

Chapter 4: Community Engagement

Summarization and findings of outreach efforts to ascertain public opinion on a host of ques-
tions from public services to land use and density.

Chapter 5: Best Management Practices
Identified Best Management Practices (BMP) for a range of topics within this planning docu-
ment, including land use, environmental, transportation, infrastructure, and place-making.

Chapter 6: Future Land Use & Zoning Plan
The final directives of the Township for establishing land use policy and linkage of that policy to
the regulatory zoning which is supported through the plan.

Existing & Past Planning Efforts

2019 Blair Township Master Plan
The 2019 plan set about a strategic direction for
supporting and managing growth, establishing
infrastructure, providing housing types, improv-
ing community appearance, protecting natural
resources, expanding recreational assets, and
“B enhancing commu-

B nity facilities. These

ol established goals
: m permeate through

H Blair Township Master Plan | the themes of this
s = current planning
process. By clicking
the image to the left
you may access the
planning page on the

review the 2019 plan.

2025 Blair Township Master Plawv -

Township’s website to

2024 Blair Township Recreation Plan

Recently completed, the recreation plan builds
upon existing public recreation facilities and
assets by establishing support for improvements
and upgrades including a non-motorized trans-
portation vision plan. This document meets
DNR Park and Rec

Plan guidelines creat-
ing eligibility for State
of Michigan funding
sources. By clicking
on the image to the
right you may access
the park & recreation
page on the Township's
website to review the
2024 plan.

BLAIR TOWNSHIP

COMMUNITY RECREATION PLAN
2024-2028
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https://www.blairtownshipmi.gov/departments/planning___zoning/index.php
https://www.blairtownshipmi.gov/departments/parks___recreation/index.php

Chapter 2
A Story
Of
Growth

The Story of Growth in Blair Township is one of increasing density and structure siting over the
course of the past 30+ years. Impacts have been positive and negative, with fluctuation on what
constitutes positive vs. negative depending upon whom one is speaking with, and their percep-
tion of growth and change. Regardless of which side one views change, growth has given rise

to increased site development, expansion of transportation corridors and options, pressures on
the natural environment from stormwater runoff and increased amounts of impervious surface,
expansion of community services and infrastructure, and coordination with neighboring enti-
ties to better organize and meet the greater communities’ needs.

This Chapter will capture and present data on the growth that has occurred over the last 30
years, and will present information on current land uses, and ultimately the policy and zoning
regulation which have been in place that have driven the current growth patterns. Additional-
ly information on neighboring communities’ zoning regulation and how it aligns with adjacent
Blair Township Zoning Districts is provided to allow the community to ascertain how seamless
or varied neighboring land uses are between the local units of government.

"Grawn, Mich." State Street in downtown Grawn, Blair Township, Michigan, about 1905.
Photo Credit: “Image courtesy of Traverse Area District Library Local History Collection, https://localhistory.tadl.org/items/show/19872

Growth Patterns

Growth patterns are displayed through analysis of past and present on ground conditions. The outlay

of structures and land uses provides data driven evidence for the pattern of growth.

Structure Density Change

Residential structures were digitized for the Township through remote sensing of historic and recent

aerial photos. Residential structures were identified from aerials for the years: 1988, 1997, 2010,

2017 & 2023. Map 2 located below and to the left, displays all residential structures by density (blue-
red hue) which were present in 1988. Map 3 below and to the right, displays all residential structures

by density (blue-red hue) sited since 1988.

*[t is important to note that residential structures are not differentiated by structure type, a single point
was assigned for any structure regardless if it is single-family, duplex or multi-family.

Residential Structure Density (ca. 1988)

ehisoes st | ame

Residential

Structures Sited Since 1988
; I - . . '.:I.' ® ‘ - 4

Map 2: Residential Structures (ca 1988)

Residential Structure Density 4000
o 3500
The growth through siting of
residential structures is evident 3000
from the analysis by location

_ @ | 2500

and year. Graph 1 to the right =

displays residential structure ‘g 2000 “2002

growth from 1988 to 2023. 51500 639

Blair has witnessed 120% ?

growth in residential structures | *°%°

since 1988, with a total of 1,970 500

structures gained since that .

time. 1985 1990 1995 2000 2005 2010 2015 2020 2025
Year

2025 Blair Township Master Plan

Graph 1: Residential Structure Change
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Residential Structure Density Findings

e Map 4 to the right displays density of all resi-
dential structures in the year 2023.

e There are a total of 3,609 residential structures
as of 2023.

e The change denotes structures and does not
denote “housing units”, according to American
Community Survey data, the number of housing
units in the Township is 3,667 (a single struc-
ture apartment/duplex has multiple units).

e Residential structure density is increasing in :
areas of existing residential development while |-
also sprawling into undeveloped rural areas of
the Township.
¢ Significant infill has occurred in neighbor-

hoods around Silver Lake, and in the area
west of M-37, north of Blair Townhall Road
to US 31.

0 Relatively new residential developments
have occurred in the vicinity of Nimrod Rd.
and M-37 and those found off the west end
of S. Rusch Rd. .

0 Residential sprawl has been initiated in the Map 4: Residential Structures (ca 2023)

Current Land Use
Parcel Property Classification is the assigned existing use as determined by the Township Assessor
and County Equalization Department. Property Classifications can tell us a lot about existing land
uses across the Township, as the classification system accounts for residential, commercial, industrial,
agriculture and public lands (i.e. ‘exempt’). Classification also denotes whether a parcel is improved
with a structure or is unimproved without a structure.
Map 6 displays current land use as defined by property classification. For purpose of this anal-
ysis only classifications for residential, commercial or industrial parcels which are improved (meaning
they have a structure or improvement) are identified. For agricultural lands all areas classified as agri-
culture are included as they are actively farming. All parcels without an improvement are considered
“unimproved” for the purposes of land use planning.

southern portion of the Township where

small residential parcels can lead to land L Em.plnyer Density
fragmentation. II | ok TS T Y - k“‘x
el e ¢
Employer Density ﬁ' f ’L 74 =T
Employer density is displayed on map 5 as the Tramy. . wa o i WY L
brown-orange hue. Employers are defined as all :P_i v ; ¥ \
locations of employment including business, in- o T Y I .
dustry, non-profit, public administration/civic, etc. l = Th | { . |
5 ¥ :'_';r l.“""'j —-EI ! 5 :. _li '-.'h"‘m:

Employer Density Findings e WL M - ¥4 g S -]

e Their are a total of 291 employers representing 3
199 different employment classifications. e=cipa 1
e Density of employment is highest along the - :
highway corridors of M-37 and US 31, particu-
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larly in the vicinity of ‘Chums Corners.. —y _1

e Higher density of employers aligns with loca- | =
tions of water and sewer infrastructure. : f

e There are locations of employers in areas of e — e ——d
residential neighborhoods and rural areas. il _— x i
Some of these employers may be cottage indus- || — = hh='-_:f'_- 4 7 T
try and home occupations, while others may be " - - » o
non-conforming uses in residential settings. Map 5: Employer Density (ca 2024)' ==
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Map 6: Current Land Use
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Current Land Use Findings

Exempt public lands dis-
played in darker olive
green, overlay vast areas
of wetlands and riparian
corridors.

Agricultural lands dis-
played in green with
infill of small orange
dots show areas of agri-
culture production align
with areas of prime or
locally significant soils.
This will be further
demonstrated in Chap-
ter 3.

Residential classifica-
tions displayed in yel-
low, are assigned to an
entire parcel when a sin-
gle principle structure is
present and no agricul-
tural or other activity is
occurring on the land.
Therefore residential
density is not displayed,
only use which is shown
extending far from the
“urban core”.

Land use classification
details will be expanded
upon in Chapter 3.
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Zoning Districts & Purpose

Existing Zoning and Land Use Directives

Zoning Districts are the geographical application of land use regulation, which follow the guidance
structured through a community’s land use district policy. Zoning districts are structured with a
‘purpose and intent’ which outline what the district supports and how it is supported. The districts
are then set with a schedule of regulations that outline the category of uses allowed and what are
considered ‘bulk requirements’, which dictate density or minimum parcel size, setbacks, height limita-
tions, and impervious surface coverage; to name a few of the regulatory factors. Patterns of existing
development have been guided by existing land use policy and zoning, thus districts and their require-
ments must be analyzed for the patterns they create.

Table : Zoning Districts & Purpose

Zoning District

District Purpose

Agricultural District

District is composed of those areas of the Township where the principal use is farming
and related activities.

Boardman Valley District

Comply with the land use regulations established by the Michigan Department of Natu-
ral Resources (MDNR)’s Boardman River Natural River Zoning ordinance.

Commercial /
Manufacturing

Provide an area for people to shop, work, recreate, and provide services.

Residential Neighborhood

Focus of this district is to promote healthy family living by creating developments that
are walk able, affordable, and desirable. Intent is to allow for variety of housing options,
pedestrian scale, small retail, and small-scale commercial elements.

Recreation-Conservation
District

Principal use is the conservation, management, and low-impact utilization of natural
resources. District is to be used primarily for open space and/or recreation-oriented
purposes, however does allow for single family dwellings and SLU.

Village of Blackwood

Form based code/design standards, with attention to small village development, pedes-
trian scale, and preservation of existing development patterns

Industrial Storage Overlay

Least impactful area of the community to place obtrusive land uses.

Manufactured Home

To encourage a suitable environment for families and persons living in a manufactured

District home rather than a single-family structure.
Zon i ng DiStriCt Bu I k Sta nda rd S Table 2: Zoning District Bulk Standards
Standards Agri- Boardman Commercial / | Residential | Recreation-Con- | Village of
cultural | Valley District | Manufactur- Neighbor- servation District | Blackwood
District ing hood
Min Lot Area 2 ac 40,000 ft? SHES N/A 5 acres
Min Lot Width 330’ 200’ ok N/A ** 330’ 50’
Max Height 35 25’ 55’ 35 25’ 25’
Min. Dwelling Area | 600 ft? 800 ft? ok 600 ft? 800 ft? 600 ft?
Max Lot Coverage % [ 20% 10% N/A N/A 10%
Front 50° 25’ 50’ 25’ 20’ 5
Set- Side 20’ 15’ whak 10’ 50’ 5
backs  Ipear 30’ 25’ 25’ 20’ 50’ 20’
Water Yard | ***** 100" * ok 50’ Kook
Table 2 Notes

* 200 feet on every new parcel that has river frontage on the Boardman River, Jaxon Creek, Beitner Creek, or the designated tributary as shown on the Official

Zoning Map.

** 60 foot width requirement for metes and bounds lots.

*** Determined by use.

**¥+* No side setback requirement if both structures are zoned CM.
*¥¥¥* Setback from Silver Lake shall be 50 feet.
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Characteristics of the Zoning District Standards

e There is only one residential district which doesn’t dictate a minimum lot size. This is sound prac-
tice in areas which promote high density, but can lead to land fragmentation and sprawl. Addition-
al districts could support varied density.

¢ No minimum lot size in the Residential Neighborhood District should promote density with infra-
structure. This provision should remain for desired high density residential districts.

e Commercial Manufacturing District lot size is determined by use which promotes flexibility.

e Agricultural District 2 acre min lots doesn’t promote agriculture or open space preservation.

e Recreation Conservation District minimum lot size that pertains to areas which are not held within
public trust is 5 acres, this could lead to land fragmentation.

e Minimum structure size in several districts is 600 ft*, and 800 ft? in others. Uniformity of applying
a 600 ft> minimum residential structure size in all districts allows for greater flexibility.
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B S T AR B S A v 1d T . L2 L1 _H
?Nﬁ&lg hw_ ﬂﬁlng ZQI N ‘} I! nmentjﬂ“ ol Analysis of Neighboring Jurisdiction Zoning Alignment
; 2 j‘ﬂ] F (%ﬁ I il Review and comparison of the Blair Township Zoning Districts along shared boundaries of neighbor-
I — e o . i ™ ing local jurisdictions, allows analysis to identify commonalities and differences of the units of gov-
: U | ernment in regard to land use regulations. Analysis is performed for those units of government which
+ .. | { {;arﬁelgizng il T .IJ x- directly abut and share a boundary with Blair Township, those which sit diagonally from the Town-
-, b i m:wrzi T LR | East Bay Zoning ship corners are not included in the analysis. Map 8 displays the abutting zoning districts, with the
E P :‘f’w“" =1 Zoning District neighboring local unit zoning districts having colors which match those represented on their individ-
— s ' bt i ual zoning maps acquired from local government websites.
-
Silzar | —[ Jf_] _f:'- The following communities are included in this review with locations identified on Map 8.
5 T_L:E.k:ﬂ | _ T e (Garfield Charter Township borders Blair along the North jurisdictional line.
2nares y f"m .5 heol

e Paradise Township and East Bay Charter Township both border Blair along the East jurisdictional
line.

e Mayfield Township borders Blair along the South jurisdictional line.

e Green Lake Township borders Blair along the West jurisdictional line.
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Findings:
Detailed district to district analysis is located within Appendix B. Summarized narratives are outlined
within this section.

Charter Township of Garfield:

The zoning districts which abut along the boundary with Garfield Township should be considered
compatible with the placement of required buffering and landscaping as outlined by the Blair Town-
ship Zoning Ordinance. Uses align rather well, with some variation in bulk requirements.

Green|Lake
Township

ol | = |
W Blair Townhall E:

Green Lake Joning - At =

O -
 Joning District E ™ --E ,
T LowMod Resdentl |2 45 c Charter Township of East Bay:
T - - . - - - - - - . - - -
— Poral Raidentisl Norton P Despite variation in density regulations between the two communities zoning districts, the primary
Lemmereisd - . . . . - ) - - . . . . . -
p-— Andys uses in both adjacent jurisdiction’s zoning districts are residential and therefore the zoning districts

alignment is considered compatible.

M ?L
|

: | Township Paradise Township: . o o . .
= ; With little variation in uses and similar densities, the zoning districts should be considered compati-
k_ I = E Hi,,, ble even in light of varied bulk regulations (referenced as setback and dwelling size minimums).
| Hamlin LE 7 1 _'i;,
e ' Mayfield Township:
—f Great variation between the Agricultural District within Mayfield Township and the Commercial/Man-
Mayfield Zoning Paradise Zoning [ ufacturing District of Blair Township should necessitate proactive approaches to screening and buff-
9 Mavtield Zoning District Zoning District B ering of developments in Blair where they abut residential or agricultural areas in Mayfield Township.
: 5 ‘r e [ apracutuie || . . . . . s iy
Foxvishin B i i — A Alignment of the agricultural districts in both communities supports a seamless transition.
Dl ,
ﬁ] = ' 1 | —:\—{"' Green Lake Township:
Legend Blair Township Zoning g e (& g 1 There is little to no variation or conflicts of uses in neighboring zoning districts between the two com-
—— munities. Regulatory measures which support landscaping and screening in areas of commercial uses
i B B Sourruhip e [ Agriasturs compliment adjacent development, while residential uses at varied density provide a uniform land
4 J 3 'h:-'a'"l'l-Pﬂ"J - Mkt Forms _ | Bacrealion Conparafos ; . . . . . . . . . . s
— Seconday Rurfudictions : | use across jurisdictional boundaries. The neighboring zoning districts of these communities should
[ A B ovdran ik i Metworks
e Ouete dosts e B artogrin oy oot teae &, Morthwest be considered compatible.
Fichet Bualey B i o Ebvacsd Cheerlary fremtm
Frocuced by Networios Rothyeest
Comenurty Developmen] 0272025

1 | 1 1 | | 1 X 1 i i | |

Map 8: Neighboring Zoning Alignment 2025 Blaiv Tow V\/g'\'{p Master Plawnv -
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Blair Township Current Build-Out Analysis

A build-out analysis is a method of reviewing available land for development, and coming to an es-
timate of the number of potential parcels or tracts of land that could be developed. This in turn can
allow for an estimate of housing units, commercial sites or industrial properties under existing zoning
regulation. This build out analysis for Blair Township is outlined for the current zoning regulations in

this section.

Development Hindrance Features
Development Hindrance Features 5 | l_“' (1 e e I
Understanding where development can occur, _ i _ 55l =
should initiate with an understanding of where |+ .07 T
development cannot, or should not occur. Devel- |yl Y O N

opment Hindrance Features are the combination | fufiti[F meseiaio '} . H L
of on ground feature information that limit or T s '
greatly impact site design and development or are| | == 3 __1" s s g iy g -
of environmental importance. Impacts canbere-| "¢ & . 07" ¢ . : |
alized through expenses that occur from building |+ i~ < {771 foe
in areas of steep slopes, limitations on develop- J| 3 g ~ T "
ment such as in areas of State protected wetlands, || ... i3 3 -
limitations imposed by Right-Of-Way (ROW) * ..: .
protections along roadways, or due to local envi- G
ronmental concerns. .

Hindrance Features are the ‘rose hue’ dis-
played on Map 9, and include: ay : e 4,
e Roadway width and ROW setback [ o ' — —
e Riparian corridors with a 50’ setback i _ S CE -
e Part 303 wetlands i e R — "3 Bt
e Steep Slopes (Greater than 25%) ' o e

Map 9: Development Hindrance Features

Land Use Vacancy Analysis

Utilizing property classifications from Grand Traverse County, Networks Northwest was able to iden-
tify potential parcels for development purposes according to the following queries:

e Property Assessed as Vacant Commercial (having no structure)

e Property Assessed as Vacant Industrial (having no structure)

e Property Assessed as Vacant Residential (having no structure)

e Property Assessed as Occupied Residential of 10 acres or Greater (having a single house on 10+ac)

Once the parcels were identified the hindrance features were deleted from the selected parcels.

Alignment of Vacancy Analysis with Zoning Districts

The next step was to identify where the parcels are located in reference to the underlying zoning dis-
tricts. This step allows for determination of the regulatory measures that would be applied to the par-
cels in question, and the acreage that is available within each district. All parcels of.12 acres or less
‘remnant parcels’ were removed from all district files and parcels of less than 2 acres were removed

from the Agricultural District.

18 Bl 2025 Blair Township Master Plan

Development Opportunities

The maps below display available unhindered parcels in two of the Township’s existing zoning dis-
tricts. All existing districts development opportunity maps are displayed in Appendix C.

- " Development Opportunities 3 ' Development Opportunities
¢ Residential Neighbo o+ Commercial Manufacturing District
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Map 10: Development Opportunities Map 11: Development Opportunities
Residential Neighborhood District Commercial Manufacturing District

Development Opportunities by the Numbers

Table 3, below, displays the available unhindered acreage available for development per zoning dis-
trict. This data provides the ability to determine potential development density. This is accomplished
by removing a percentage of the area for setbacks, new roads, utility ROW and lot coverage. Then
dividing the remaining acreage by the allowable density or minimum lot size. This is detailed in Chap-
ter 3 > Section 'Land Use' > Sub-Section 'Housing'.

Parcel Class/ Commercial Industrial Residential Residential Occupied
Zoning District Vacant (ac) Vacant (ac) Vacant (ac) (10+ acres) (ac)
Residential Neighborhood 30.20 No Parcels 2,041.83 1,763.43
Manufactured Home No Parcels No Parcels 52.30 9.24
Commercial Manufacturing 277.87 3.3 198.81 63.28
Boardman Valley 3.08 4.38 26.61 103.18
Agricultural No Parcels No Parcels 1,113.95 1,116.34
Area with Water Infrastructure 264.58 3.29 617.65 617.46

Table 3: Unhindered Acreage By Property Class

Available Per Zoning District
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Chapter 3
Present
Conditions
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The Present Conditions of Blair Township display a community that spans many societal roles
that include residential neighborhoods which house families and workforce as a member of the
‘Greater Traverse Area’, commercial and industrial areas which promote employment and support
commerce, significant natural features which sustain nature and ecology, vast public lands link-
ing recreational opportunities and access to natural features, and rural large lot homesteads and -
farms that remain as a testament to the Township’s roots having persevered through continued %
growth and development that continues to expand through the Township. A
This Chapter brings together information and data to expand analysis of the population, land use,
natural features, civic and services, infrastructure, transportation and place-based conditions.

The information meets the guidance of State Legislative requirements, but more importantly is
fundamental to gaining an understanding of the community and providing guidance for direction

- of leadership for establishing updated policies to meet their vision.

Community Profile

The community profile utilizes available data from sources which include the Bureau of Labor Statis-
tics, US Census Bureau, and Environmental Systems Research Institute (ESRI), to provide a data driv-
en picture of the make-up of the communities' socio and economic trends.

Population and People Population Change

Blair Township has shown a steady growth in 10000 9019 9067
overall population with a 73% increase from 4000 7356

1990 to 2023 (see Graph 2). Change in pop- o SZM_
ulation across age cohorts displays that the S| o0

increase is accounted for in part by families L; 4000

with children as there has been an increasein =~ 2| ;000

the age group 15 to 19 years, but more so there & 0

is a larger proportion of older individuals of/ 1990 2000 2010 2020 2023
or near retirement age as the 55 to 84 years of
age cohorts have seen significant growth over the
past 13 years (see Graph 3).

Year Graph2: Population Change

Population Change by Age Cohort
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Graph 3: Population
m 1990 ®=2000 =2010 m2020 m2023 Change by Age Cohort
Median A Blair Township 34.4 37.6 39.5 | 40.3
edlan e
b Yearg Grand Traverse County 41.3 43.4 43.8 | 44.9
y Northwest Michigan 44 46.8 47 47.6 | Table4:
State of Michigan 38.8 40.1 | 405 | 41.6 | MedianAge

Median Age provides additional evidence of an aging population as the median age has increased
steadily since 2010 and is forecast to continue, although it lags behind, and will increase at a rate less

so than that of the State, County and Region (see Table 4).

The population of Blair Township is well educated with only 6.5% of the population having less than a
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High School diploma, and 62.6% having an some college or greater degree.
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Graph 4: Employment By Industry

Workforce and Local Economic Characteristics

The Blair Township labor force is strong with 97.2% of the civilian employable population of 16+
years of age having gainful employment. A median household income of $69,033 in 2024 is 14% less
than the County, and is forecast to increase to $76,716 in 2029.

Services Industry Accounts for 48% of Employed Residents
Includes the following service industries: Warehousing and transportation, Information services,
Securities and investment services, Professional services, Waste management, Health care and social
assistance, and Arts, entertainment, and recreation
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Graph 5: Employment By Occupation

Four Categories of Occupation Account for 68% of Employed Residents
Professional(20%), Services(19%), Sales (15%), Management/Business/Financial (14%)

Location Quotients

The measure of the local concentration of industry and occupation against the national average pro-
vides a location quotient (LQ) score, with scores of 1 or greater having a higher concentration of that
industry and occupation. LQ measures employment (i.e. jobs) in an area, and is not a measure of peo-
ples employment. The LQ scores for top industries and occupations with LQ scores greater than ‘1.0’
are displayed in the tables below. (See Appendix D for additional LQ Data)

Top Industries Employed | Blair Percent | US Percent | Location Quotient
Accommodation/Food Services 608 12% 7% 1.75
Tﬂ;’;: 5: | Retail Trade 892 18% 11% 1.67
Industries | Transportation/Warehousing 350 7% 5% 1.35
218 I'Manufacturing 583 11% 10% 1.14
Health Care/Social Assistance 772 15% 14% 1.07
Construction 375 7% 7% 1.06

Top Occupations Employed | Blair Percent | US Percent | Location Quotient
rabies: | Office/Administrative Support 575 11% 10% 1.67
OCCHTI;‘;I’M"S Food Preparation/Serving 399 8% 5% 1.35
by LQ Sales and Sales Related 744 15% 9% 1.14
Building Maintenance 174 3% 3% 1.07
Healthcare Practitioner 474 9% 6% 1.06
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The LQ scores display that employment opportunity within the Township is not heavily reliant upon
a single industry, with employment for all categories remaining below 20%. Employed population
data displays that 60.2% of the employed population that live within the Township are classified as
white collar with blue collar (20.5%) and Services (19.3%) making up the remainder. Five industries
account for 55% of employment opportunities in the Township: Accommodation/Food Services,
Retail Trade, Transportation/Warehousing, Manufacturing, Construction. These industries have high
amounts of ‘jobs’ that are classified as ‘blue collar or services’, which import workforce from neigh-
boring communities based upon the larger proportion of the ‘white collar’ classification of the em-
ployed resident population.

Top Employment Opportunities Import Blue Collar and Services Workforce into the Township
Continued coordination with neighboring local units of government with support for land use
allowances, a variety of housing options, and expansion of water/sewer infrastructure can provide
options for talent to site closer to employment, and allow for industry growth.

Shift Share

Shift-share analysis displays the share of employment and change of that employment for specific
industries over a set period time. Shift-share analysis is provided for the time period of 2010 to 2022
for Grand Traverse County, with the full table of results provided in Appendix D. It is important to
note that thorough review of individual industry growth and decline is required as an industry can
drastically decline, but the share of employment may be so small that it doesn’t create extreme hard-
ships; alternatively an industry may grow immensely with employment share becoming so great that
economic development efforts may be best utilized to support diversifying industry share.

Shift Share Analysis Displays
Largest ‘share’ of industry employment is in Retail Trade, and Health Care and Social Assistance.
Largest ‘growth’ of industry and employment occurred in Transportation and Warehousing, and
Real Estate and Rental and Leasing .
Largest ‘decline’ of industry and employment occurred in Mining, and Military.

Place of Work & Commuting

The vast majority of employed residents of Blair Township work within Grand Traverse County at
85.2%. Most have a rather short commute to their location of work with the most common means of
commuting occurring by use of one’s own auto-
mobile. The Township exceeds the State in com-
muting via public transit use by 2.1%, commuting

Taxicab, Worked from
motorcycle, or home
other means 14%
2%

by bicycle by 5.6%, commuting through walking Bicycle
by 4% and also exceeds the State average for 6% \
works from home by 1.8%. Walked Method
6%
of
Public =
Transportation ’ Commutlng
Workforce Short Commute (excluding
o Taxicab
52.9% of Blair’s workforce commutes 14 eab)
minutes or less. 80.6% of Blair’s workforce ot Trock. or
commutes 24 minutes or less. Car, Truck, or Van - Drove
Van - Carpooled Alone
8% Graph 6: Method of Commuting 61%
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Economic Dependency and Wealth

Economic Dependency Ratio (EDR) is the measure of ‘non-workers’ relative to the number of em-
ployed individuals in a geographic area. The ratio compares non-workers for every 100 workers, and
includes all members of the population who are not employed, excluding prisoners and service mem-
bers. A score less than 100 indicates that the ratio weighs towards the workforce being greater than
the identified dependent. In reference to the Township’s analysis, having ratios that align or are less

zlilc?(lelrgéegrcl)acl)tclfI;;L?:’?‘Z?ﬁﬁ;ﬁ?;ilils) Toizg Dependency/Geography Blair Township | United States
EDR in all categories, with the highest TOFal 813 1034
ratio for ‘Child’ which is supporting evi- Child (<16) 378 398
dence of families within the community. | Working-Age (16-64) 19.9 36.6
The low EDR’s may represent economic [Senior (65+) ZoL i

Table 7: Economic Dependency Ratio

growth, and less dependency placed on
members of the workforce.

Wealth Index is the measure of the standard of
living and financial stability of an areas house-
holds rather than one’s ‘worth’. Wealth is the 75

accumulation of resources, physical posses- Blair’s index of 75 displays lower than average
sions & property, or ]arge amounts of money. Wealth, but may be indicative ofyounger families,
Wealth is what remains once a householder’s  and a stronger workforce of middle and late age
earning power has faded. An index of 100 workers with fewer wealthy retirees in the Town-
displays an areas wealth is on par with the ship. This would coincide with several other data
national average, an index below 100 displays points including median age, population cohorts,
an areas lower than average wealth. workforce and the Economic Dependency Ratio.

Blair’s Wealth Index

Unemployment and Poverty

[t is important to note that unemployment doesn’t directly correlate to poverty, as poverty is a mea-
sure of income against the federal poverty guideline for a household of a certain size. Other indices
displayed here convey the message that gainful employment doesn’t equate to wealth.

Unemployment in Blair Township is extremely low at 2.8%, which Below 100
is lower than that of Grand Traverse County at 4.4%. The County ~ ppe;\i:ttyol;:f
has the 7th lowest rate in the State as of December 2024. ” 7%
. . . Poverty 100 to 149

Asset Limited, Income Constrained, Employed (ALICE) Level percent of the

_ _ o _ _ Workers (16+) poverty level
Financial stability is an equation that must take into account fac-
tors such as housing, transportation, childcare, health costs, food 1?(; z;fcbeivteof
costs, etc. ALICE identifies the basic cost of living and displays the poverty
that the Township has a much greater number of ALICE house- Graph 7: Poverty Level ol
holds than both the County and State. These are households of Workers 16+

employed individuals (sometimes with 2 jobs or more) who
struggle to meet the basic needs of their households.

84.6% of Workers 16+ Years
Make 1.5 Times the Federal

Table 8: Geography % of ALICE Households Poverty Level
Pi;fgfgge Blair Township 37% VS.
Households | Grand Traverse Coun 19%
by Geography — 2 - 37% of Households are ALICE
State of Michigan 28%

Households and Housing

Monitoring structures and how they change along with who is occupying those structures provides in-
sight into the quantity and type/size of housing that should be supported in the community. In most
communities it is evident that a range of housing options is necessary for a wide range of household
sizes and incomes.

Households are a measure of a population and are defined by the US Census as a group
of people who share a residence, and may be related or unrelated.

Housing Units are a measure of living space and are defined by the US Census as a sep-
arate living space that is intended to be occupied (this can refer to a house, apartment,
condo, or mobile home).

Household Summary Household Change

4000 3601
3270 3421

. . . 2926

Households have slowly increased in Blair

Township with 16.9% growth from 2010
through 2025. The average size of Blair
Township households has slowly decreased,
but is still greater in size than that of the
County (See Table 9). Alignment with data 2005 2010 2015 2020 2025 2030
points such as age cohorts and median age
which display there are younger individuals
in the Township in relation to the County, 3+ Person
continue to support Blair is comprised in e
significant part by families. This is further
supported by 44% of households having 3

3000

2000

1000

Households

Year Graph 8: Households &
Household Change

1 Person
21%

Household

or more people (See Graph 9). Size
by
Average Household Size Prop(())fr tion
Geography/Year 2010 (2020 |2024 (2029 Households
Blair Township 2.79 2.73 | 2.69 2.64
Grand Traverse County |2.38 [2.33 |231 |[227 2heron

Table 9: Average Household Size & Change
Graph 9: Household Size by Proportion of Households

Housing Units & Change
Housing Units & Change 3800 .
Blair Township has seen an increase of 155 270
housing units from 2020 to 2024, with a & | 3600 3575
projected increase of an additional 175 units 5 s00
projected by 2029. S0 3420
g 3400
3 ) 5 7 5 é 3300
Blair Township
. . . 3200
Housing Units in 2024 5020 5024 5029
Year Graph 10: Housing Units &
Change
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Housing Units by the Numbers

The majority of Blair Township’s housing
stock is owner occupied, with a ratio of
greater than 5 to 1, of owner units to rentals.
Of the total allotment of 3,575 housing units
in the year 2025, 154 of those units are
vacant. The largest proportion of vacant
housing units are considered ‘Seasonal/
Recreational/Occasional Use’ at 36%, this is
followed by ‘For Rent (18%)’ and ‘For Sale
Only (18%).

27% of occupied housing units are owned
‘Free and Clear’ by the owner, with 73% of
housing units having a mortgage or loan that
is secured by the homeowner. The rate of
percent of income for mortgage is calculated
at 25.40%. This bodes well for homeowners
and those pursuing homeownership, as the
28% rule states one should spend 28% or
less of one’s monthly income on a mortgage
payment.

The Housing Affordability Index measures
the financial ability of a typical household

to purchase an existing home in an area.

An index of 100 indicates that on average

an area has sufficient household income to
afford a home. Blair Township has an index
of 95. This indicates that home ownership is
slightly less affordable than the average.

Housing Units by
Value (2024-2029)

Housing Units by Occupancy

Vacant 154
Renter 536
Owner 2885
Occupied 3421
Total Housing Units 3575

0 500 1000 1500 2000 2500 3000 3500 4000

Tapestries

ESRI’s Tapestry Segmentation is a tool that uses demographic and socioeconomic data to define and
classify like groups of a community’s population into segments. The segments are summarized and
provide an overview of the typical households that are included in that segment. The summaries
display information such as socioeconomic traits, data related to who makes up the segment, and
segment density throughout the United States. There are 5 defined segments that comprise 97.4%
of the population of Blair Township. The segments and their proportion of the community members
are provided in Table 10, with a sample of characteristics displayed in this section. The individual
tapestries are color coordinated as established in the table, which carry over to the narratives and
graphs. All detailed tapestry data is contained in Appendix E.

Housing Units Graph 11: Housing Units

by Occupancy
For Rent
Other Vacant 18%
18%
Rented - Not
For Migrant Vacant Occupied
0%
Workers . .
1% Housing Unit
by
Status For Sale Only
17%
Seasonal/Recr
tional/O

e

Occupied

36%
2 10%

Graph 12: Vacant Housing Unit by Status

Housing values across the nation and locally continue
to increase. Graph 13 displays the percent of housing
units by value. Units are projected to increase in value
from 2024 to 2029 with units moving from a lower
value category to a greater value category, and new
units likely of single-family nature categorized into
higher value categories after being erected.
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Tapestry Segment Segment Percent of Household Population
Middleburg 46.50%
Down the Road 15.60%
Workday Drive 12.10%
The Great Outdoors 11.70%
Southern Satellites 11.50%

2025 Blair Township Master Plan

Middleburg neighborhoods transformed from the easy pace of country living to semi-rural subdivisions in
the last decade, as the housing boom spread beyond large metropolitan cities. Residents are traditional,-
family-oriented consumers. Still more country than rock and roll, they are thrifty but willing to carry some
debt and are already investing in their futures. They rely on their smartphones and mobile devices to stay in
touch and pride themselves on their expertise. They prefer to buy American and travel in the US. This mar-
ket is younger but growing in size and assets.

Down the Road is a mix of low-density, semi-rural neighborhoods in large metropolitan areas; half are locat-
ed in the South, with the rest primarily in the West and Midwest. Almost half of householders live in mobile
homes; more than two-fifths live in single-family homes. These are young, family-oriented consumers who
value their traditions. Workers are in service, retail trade, manufacturing, and construction industries, with
higher proportions in agriculture and mining, compared to the US.

Workday Drive is an affluent, family-oriented market with a country flavor. Residents are partial to new
housing away from the bustle of the city but close enough to commute to professional job centers. Life in
this suburban wilderness offsets the hectic pace of two working parents with growing children. They favor
time-saving devices, like banking on-line or housekeeping services, and family-oriented pursuits.

The Great Outdoors neighborhoods are found in pastoral settings throughout the United States. Consumers
are educated empty nester’s living an active but modest lifestyle. Their focus is land. They are more likely
to invest in real estate or a vacation home than stocks. They are active gardeners and partial to homegrown
and home-cooked meals. Although retirement beckons, most of these residents still work, with incomes
slightly above the US level.

Southern Satellites is the second largest market found in rural settlements but mostly within metropolitan
areas located primarily in the South. This market is typically slightly older, settled married-couple fami-
lies, who own their homes. Two-thirds of the homes are single-family structures; almost a third are mobile
homes. Median household income and home value are below average. Workers are employed in a variety
of industries, such as manufacturing, health care, retail trade, and construction, with higher proportions in
mining and agriculture than the US. Residents enjoy country living, preferring outdoor activities and DIY
home projects.

2025 Blair Township Master Plowv -
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Tapestry Segment Segment Percent of Household Population
Middleburg 46.50%
Down the Road 15.60%
Workday Drive 12.10%
The Great Outdoors 11.70%
Southern Satellites 11.50%

Tapestry Segment Comparison Graphs
“Note orange dashed lines identify US median or average”
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Graph 16: Tapestry Segments
Median Income

Median Home Value

Graph 17: Tapestry Segments
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Graph 18: Tapestry Segments Median Home Value

Land Use

Characteristics of Blair Township's land use was introduced in Chapter 2, with identification of growth
patterns and the structure of land uses that arose from the policy and regulatory measures which led
to those patterns. Additional detail and data follow which outline the proportions of land use and
what can be expected from current trends as supported by policy and regulation. These findings will
set the stage for the next chapter which will introduce Best Management Practices that can be under-
taken, if desired, to adjust direction of growth, density, conservation, site design, and layout.

Land Use by Area & Value

The predominant land use of the Town-
ship by area is improved residential de-
velopment. As previously noted a small
parcel with a residential structure (<1

ac) is classified the same as a large parcel
(>5 ac) with a residential structure. Thus
large areas of residential are classified and
assessed even when a structure may only
occupy a small portion of a parcel. All
unimproved land is second in area, fol-
lowed by exempt (primarily public lands)
and agricultural. Improved commercial
and industrial occupy 4% and 0.2% re-
spectively. In regard to land value, all
unimproved land accounts for 50% of the
total value. With the remaining categories
in order of greater value being improved
residential, commercial, and industrial
followed last by agricultural lands.

The importance of land use, area, density
patterns, and value; and their impacts on
community services is outlined in “Cost of
Community Services Studies”.

All Unimproved

Land Use Assessed Value (x2)
Agriculture $3,152,200.00
Improved Commercial |$311,598,000.00
Improved Industrial $21,121,600.00
Improved Residential |$1,256,638,800.00
All Unimproved $1,592,510,600.00
TOTAL $3,185,021,200.00

Table 10: Assessed Land Value by Property Class
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Cost of Community Services

Cost of Community Services (COCS) studies are a case study approach used to determine the fiscal
contribution of existing local land uses. COCS studies are a snapshot in time of costs versus revenues
for each type of land use. They do not predict future costs or revenue, or the impact of growth. They
do provide a baseline of current information to help local officials and citizens to make informed land
use and policy decisions.!

COCS Studies Involve Three Basic Steps

1. Collect data on local revenues and expenditures.

2. Group revenues and expenditures and allocate them to the com-
munity’s major land use categories.

3. Analyze the data and calculate revenue to expenditure ratios for
each land use category.

Since the mid 1980’s the American Farmland Trust began the development of COCS studies and since
that time has completed at least 151 studies in communities across the United States. What the stud-
ies have displayed is that unencumbered urbanization, particularly that of residential ‘sprawl’ pres-
ents challenges to communities services. While it is true that an acre of land with a new house gener-
ates more total revenue than an acre of hay or corn, this tells little about a communities bottom line.
In areas where agriculture and forestry are major industries, it is especially important to consider the
real property tax contribution of privately owned working lands. Working and other open lands may
generate less revenue than residential, commercial or industrial properties, but they require little
public infrastructure and few services.! Median COCS Results

COCS studies conducted over the last 30 years Residential
show working lands generate more public rev- e il —
enues than they receive back in public services.

Their impact on community coffers is similar to
that of other commercial and industrial land uses.
On average, because residential land uses do not

1. b
$1.00 !"ii'-!'_-*

cover their costs, they must be subsidized by other i o '

community land uses. Converting agricultural land E @3 1

to residential land use should not be seen as a way +

to balance local budgets. $.50 P — .E '
What Does This Mean? Yen0 !E

This isn’t a call to stop development, on the con- $.25 'E

trary this is the call based upon evidence to devel-

op wisely through land use policy which:

e Promotes density of residential units $.00

e Build in an orderly fashion, develop in areas
where infill is available, and immediately adja-
cent to existing residential uses.

I

Image: American Farmland Trust

The image above displays the median cost

: : to provide community services for the land
e Develop infrastructure throughout a confined prov unity serv
use represented for every dollar collected.

area, don’t create lengthy exte.nsmns o e e Business/Commercial ($0.30 for every dollar)
developments through greenfields away from «  Agricultural ($0.37 for every dollar)
the urban core. e Residential ($1.16 for every dollar)

1 American Farmland Trust

Housing

Housing is intricately tied to the ‘residential land use’ category discussed elsewhere within this plan-
ning document. Critical to growth in the Township, Region and State; housing is the backbone of our
communities and economy. Recent trends have greatly impacted the housing market, leading to a
shortage of supply and increased cost. These trends include increased costs of land and building ma-
terials, limited skilled trades professionals, stock that is dilapidated beyond it’s useful life, and local
policy and regulation which limits placement and density. The last trend of local policy and regulation
is the one aspect that Blair Township can actively work to refine in support of housing.

The following analysis will look at the available data from several sources and provide evidence for
why the siting of housing within Blair Township to serve the residents of Grand Traverse County
makes sense.

Housing Data

Housing Needs Assessment Data

A ‘Housing Needs Assessment’ (HNA) was completed in 2023 by Housing North, with support of
Networks Northwest, for the 10 county region of Northwest Lower Michigan. Information for
Grand Traverse County and a focus study on neighboring Kingsley Village and Paradise Township
provide guidance of needed ‘For Sale’ and ‘Rental’ units.

Grand Traverse County Needs
e Atotal of 7,792 ‘For Sale’ units are needed in the County through 2027
» The percent of units needed by price range is fairly evenly distributed as displayed in table 10.
Sale Range Sale <= $149,833 $149,834 - $239,733 | $239,734 - $359,600 $359,601+
Percent Need 23% 18% 33% 26%
Table 10: For sale housing unit need by price range
o Atotal of 3,569 ‘Rental’ units are needed in the County through 2027
» The percent of units needed by price range is focused in the two lowest price points as dis-
played in table 11.
Rental Range Rental <= $1,123 $1,124-$1,797 $1,798-$2,697 $2,698+
Percent Need 66% 21% 8% 5%

Table 11: Rental housing unit need by price range

Paradise Township/Village of Kingsley Needs
e Atotal of 398 ‘For Sale’ units are needed for the Township/Village through 2027.
e Atotal of 78 ‘Rental’ units are needed for the Township/Village through 2027.

US Census & ESRI Data Findings
e Housing is more affordable in Blair Township than the County
Housing Affordability Index of 95 in the Township vs. 83 in the County
» Homeowners are paying on average 3.9% more for their mortgage in the County than Township
» Average home value is 23.8% greater or $99,102.00 in the County than Township.
e Housing Occupation Variation
» Blair Township has 14.6% more owner occupied structures than the County
» Blair Township has much less Seasonal/Recreational units than the County, with 1.6% of the
total housing units being seasonal as compared to 8.3% in the County

X
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https://farmlandinfo.org/publications/cost-of-community-services-studies/
https://www.housingnorth.org/housing-data

Housing Data Narrative

Direct identification of need of units for
Grand Traverse County is overarching

for the City, 2 Villages and 13 Townships
contained within. The overall need of
7,792 ‘For Sale’ units finds that 15% of
that need is identified for Traverse City,
while 5% of those units are identified for
need in Paradise Township and the Village
of Kingsley. The overall need of 3,569
‘Rental’ units finds that 28% of that need
is identified for Traverse City, while 2% of
those units are identified for need in Para-
dise Township and the Village of Kingsley.

The remaining need or 80% of ‘For Sale’
units and 30% of ‘Rental” units are to

be met by siting in the remaining 13 local
units of government within the Coun-

ty. Price range of affordability need of
‘For Sale’ and ‘Rental’ by percent of units
is displayed in Tables 10 and 11 on the
preceding page. The need ‘For Sale’ dis-
plays that it is rather evenly distributed
with a little more need displayed towards
the lower and upper end of housing cost,
while the ‘Rental’ need is found primarily
in the lower rent thresholds of $1,123 or
less per month.

Agricultural Residential
Photo Credit: Networks Northwest
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Housing Data Findings and Direction

What the information in this section conveys is sup-
port for siting of housing in residential areas of Blair
Township and specifically housing ‘For Sale’ in the
price points of $149,833 or less to $359,600. 55.8%
of housing units in the Township currently have a val-
ue of $299,999 or less per unit, with 25.3% of hous-
ing units having a value of $149,999 or less. This
displays the make-up of neighborhoods have varied
housing types and sizes across the residential areas
of the Township. Additionally it is recommended to
support ‘Rental’ units in high density groupings and
of a size that meet the lower end rental threshold.

The Township is in position to make the best of the
difficult trends posed to areas of NW Lower Michi-
gan. Away from the lake-shore, near the urban core,
with infrastructure availability, major transportation
corridors, available land adjacent to existing neigh-
borhoods, employment opportunities and recreation-
al assets; potential to site units with less burden of
land cost, and ability to build densely while being
able to attract residents could be marketed to the
development community. Rather than speaking to
the need for units, we will convey available land area
within areas of water infrastructure service and ex-
isting residential density for an estimate of available
unhindered housing sites under current policy in the
‘Build-Out Analysis’ that follows.

Residential Build-Out in Area of Water Infrastructure

In Chapter 2 the idea of a build-out analysis was introduced, and is conducted here for areas within
the ‘Current and Future’ water district boundary as defined from the 2019 plan. Note that the future
boundary is expanded in the coming pages, but water service is planned to serve all ‘future’ areas
displayed on Map 12 within the next few years. The yellow locations on Map 12 are estimated to be
able to site 1,749 (@10,000 ft?) single family lots or 971 (@18,000 ft?) duplex lots.

Land Use Category Unhindered | Corrected |*SF Density @ 10,000 ft*> | *Duplex Density @ 18,000 ft?
Acreage Acreage
Residential (Vacant) |617.7 401.5 1,749 (SF Lots) 971 (Duplex Lots)

Table 12: Existing Regulation Build Out of Vacant Residential with Water Service

Build-Out Formula:

1. Unhindered Acreage subtract 35% for utilities, roads, setbacks, lot coverage, screening = Corrected Acreage
2. Corrected Acreage converted to Total Square Feet = Total Square Feet
3. Total Square Feet divided by the established density (ft?) in the table = Available land by Lots/Parcels at Size

*Note the Twp. Ordinance doesn’t have a minimum lot size, this defined density is for analysis purposes only.

High Density Residential
Photo Credit: Networks Northwest

SmgIe Family 1/3 acre Iots
Photo Credit: Networks Northwest
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Map 12: Development Opportunities Build-Out Area of Water Infrastructure

Commercial & Industrial Land Use

Areas of commerce and employment are largely confined to the established boundaries of the Com-
mercial Manufacturing Zoning District. There are some business locations outside of the zoning
district with some likely operating as non-conforming uses. As presented previously in this document
there are a total of 291 employers located within the Township, with workforce, industry and occupa-
tion data displaying that a significant amount of the workforce of those employers commuting into the
Township for employment. At least 40% of Township residents in the workforce work outside of the

Township, with most remaining with- Commercial Manufacturing
in Grand Traverse County at 80% of Unhindered Development Opportunities

Township resident workforce. B
Improved Commercial Property Village Fwt-e : olle Blair
e Accounts for 999.5 total acres E:'?”?m Rest © 1= P _ﬁé@;ﬁ-{.ﬂﬂ
e Comprised of 284 parcels Blos20 ‘s %3,—-—" =
e Isvalued at $311,598,000 =" gLcs izl Beitner
e Accounts for 4.34% of Land Area 'Er :‘1 Curti
SEN =
Improved Industrial Property BT -,-.W.EEE’
e Accounts for 44.7 total acres '{;_[; i
e Comprised of 8 parcels Magi
e Isvaluedat$21,121,600
e Accounts for 0.19% of Land Area | |
—Rine  — e
Commercial Manufacturing District Aire @ =5 [~ Nimrog
Unhindered Development | |—‘ =
Opportunities - 5Y e /tg
Map 13 displays unhindered parcels — Blair Tuwnr]an
of the following acreage by assessed Ef i i3
property classification located with- i : =

in this specific zoning district.

e Commercial Vacant (276.9 ac)

e Industrial Vacant (3.3 ac)

¢ Residential Occupied 10+ acres
(63.3 ac)

e Residential Vacant (198.8 ac)

*Note that this displays unhindered \"‘
parcel locations, but has not been mod- f |
eled for a build-out analysis of estimat- '
ed available use density.
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Map 13: Development Opportunities Commercial Manufacturing District
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Above: View of Amazon Distribution and Shipping Facility
Photo Credit: Networks Northwest

Below: View of Agricultural Area !
Photo Credit: Nicole Blonshine

Agricultural

Agricultural presence within the Township
consists of total of 51 parcels which account
for 2,305 acres of agriculturally active land.
Active agricultural land accounts for 10.02%
of the total land area, while only accounting
for 0.18% of the total land value, with a value
of $3,152,200. Agricultural activity has been
on the decline within Grand Traverse County,
with a 36% decrease in farm acreage from
1987 to 2022, which also saw a 48% decrease
in farm size by acreage during the same peri-
od. (See Table 13). The data displays a move-
ment toward smaller farms by land area at a
greater quantity, which varies from national
trends that display a decrease in farm number,
and an increase in farm size by area.

USDA Agricultural Census Data Comparison
Grand Traverse County 1987-2022

Data Point (GT County) (1987 2022 Change
Number of Farms 447 553 24%
Land in Farms (acres) 69,954 44,663 -36%
Average Size of Farms 156 81 -48%
(acres)
Value of land & buildings
Ave. Per Farm ($) [$197,706 | $742,783 | 275%
Ave. Per Acre ($) |[$1,391 $9,197 561%
Farm By Size
1to 9 acres 36 135 275%
10 to 49 acres 122 226 85%
50 to 179 acres 190 136 -28%
180 to 499 acres 71 36 -49%
500 to 999 acres 20 15 -25%
1,000 or more 8 5 -38%

Table 13: USDA Agricultural Census 1987 & 2022
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Map 14 displays the location of
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Map 14: Location of Farmland Soils & Active Agricultural Parcels
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Place-Based Conditions

A communities assets have a direct relation to the attraction and satisfaction of the populace. Many
aspects of a communities geography and climate cannot be controlled. Place-based conditions which
can be supported or controlled through a communities policy, regulatory control or through financial
and personnel capacity are direct investments in a community. The conditions that are tailored to a
community create a sense of place, what was recently coined as ‘placemaking’.

Placemaking

Placemaking captures many facets of a communities profile. Much of what has been introduced with-
in this chapter of the plan can constitute in part as placemaking, with additional evidence of place-
making support from the input gained through community engagement practices found in Chapter

4. The topics outlined below touch on some of the more basic principles of placemaking that create a
draw through natural, site and community aesthetics and offerings.

Site Design & Layout

Design is often considered subjective, but numerous processes conducted throughout the Lower
Northwest Region of Michigan have displayed that the public continues to focus on what would be
considered sound design principles. These design principles most often include quality building
design with materials of block, brick and glass, signage that is shorter in height with limited internal
illumination, use of landscaping around buildings and parking areas, and placement of pedestrian
scale amenities such as lighting, sidewalks, and benches.

Recreation

The Township has planned well for recre-
ation through their “Recreation Plan”, with
parks and amenities which cater to a range
of user groups, ages and abilities. Universal
accessibility of trails and certain site ame-
nities at parks allow for a host of abilities,
with focused improvements of playgrounds,
splash-pad and pavilions catering to families.
The addition of pickle-ball courts and a disc
golf course cater to older age demographics
down to teenagers.

Recreation is a strong draw within our region
for residents and visitors, and the develop-
ment of active parks coupled with passive
recreational sites found on state, federal,
county and conservancy lands, lends to this
draw. A study on the impacts of Outdoor
Recreation on our economy was conducted
in 2023 with the “Outdoor Recreation Impact

Study for Northwest Michigan”.

Blair Community Park Splash=Pad
Photo Credit: Nicole Blonshine
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Childcare

Childcare is an essential need for families within our region. In the absence of childcare facilities
families have to make ever increasing decisions on locations to establish themselves and the employ-
ment opportunities they pursue. The need for childcare is so great within our region and State that it
should be classified as a place-based attraction for families when present, and a deterrent when ab-

sent. Networks Northwest supported and provided capacity for the “Regional Childcare Plan”, which
outlines need and identifies strategies.

Broadband and High-Speed Internet Access

Access to high-speed internet supports education, employment, communication, and enjoyment of
leisure time. Reliable internet is a draw for residents, allowing the ability for flexibility with remote
work options, ability for greater choice of educational opportunities, and allowance of access to mu-
sic, TV, movies, games and other leisure time recreational options. Support of expansion of broad-
band for allow residents is a need and with current expansion efforts is likely to occur in a rather
short timeframe.

Natural Features (Open Space)

Blair Township is fortunate to have a high quality cold water river with access, a clean mid-sized in-
land lake, abundant forested public lands, and extended views of open agricultural space. These nat-
ural features create a draw for those seeking solitude, relaxation and often times a tranquil scene that
is missing when spending significant time in urbanized settings. These features should be protected
and promoted as a draw for the Township.
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Grand Traverse County Natural Education Preserve
Photo Credit: Networks Northwest
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https://www.blairtownshipmi.gov/parks/park%20%20rec%20plan%202024.pdf
https://www.networksnorthwest.org/community/publications/featured/outdoor-recreation-economic-impact-study-for-northwest-michigan.html
https://www.networksnorthwest.org/community/publications/featured/outdoor-recreation-economic-impact-study-for-northwest-michigan.html
https://www.networksnorthwest.org/userfiles/filemanager/i7h8h05qttz3dtcdw6a4/

Civic

Blair Township is a General Law Township established under the General Township Laws, Revised
Statutes of 186, R.S. of 1846 (Chapter 41 of Michigan Compiled Laws). It is governed by an elected
7 member board which consists of a Supervisor, Clerk, Treasurer and 4 trustees. This elected body
is tasked with oversight and management of the Township responsibilities outlined by the Town-
ship establishing ordinance and policies and regulatory ordinances enacted by the governing board.
These responsibilities include but are not limited to Elections & Voter Registration, Oversight of
Township Facilities (Civic Buildings, Parks & Recreation Assets) Emergency Services, Water and
Sewer Infrastructure, Property Assessment and Taxation, Ordinance Enforcement and Planning &
Zoning. A limited summary of facilities and services of importance to land use planning follows.

Township Facilities & Services

Township Hall

The Township Hall contains the offices and
working space for elected, appointed and pro-
fessional staff. It is the location where official
meetings are held and is the point source of
information for residents and visitors.

Fire & EMS Services

The Township Fire Station which is located off
of M-37 was recently constructed in 2024. Itis
centrally located within the Township off a pri-
mary corridor facilitating easy access to busi-
ness, industry and residential developments.
Full-time Fire and EMS services are provided
from this location under the oversight of the
Director of Emergency Services. Services cover
the Township and provide support to neighbor-
ing communities.

Community Police Officer

A cooperative agreement with the Grand Tra-
verse County Sheriff’s Department provides
for a Police Officer which is housed with office
space at the Township Hall and who wholly
serves the Blair Township Community.

Planning, Zoning & Code Enforcement

The Township provides policy and ordinance
regulatory structure for both zoning and codi-
fied ordinances. The administration of zoning
ordinances is within the purview of the Zoning
Administrator, with codified ordinance admin-
istration and enforcement occurring under the
duties of the Code Enforcement Officer.

Recreation

The Township supports park and recreation as-
sets planned for within the Township Park and
Recreation Plan.

Governance

Township Board

The elected body is responsible for appointment of the planning commission membership, provid-
ing direction for undertaking land use studies and planning processes, and has ultimate authority of
adoption of zoning regulation and codified ordinances.

Planning Commission

This appointed body provides a separation of oversight from the Township Board for Master Plan
Development and Adoption, and also fulfills the oversight and authority of issuance of special land

uses and planned unit development permits.

Zoning Board of Appeals

This appointed body provides a separation of oversight from the Township Board and the Planning
Commission for denials of permits, requests for variances, and clarification of regulatory language.
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https://www.legislature.mi.gov/Laws/MCL?objectName=mcl-R-S-1846-41-1-16
https://www.legislature.mi.gov/Laws/MCL?objectName=mcl-R-S-1846-41-1-16

Blair Township Fire Station

Photo Credit: Nicole Blonshine

Transportation

Transportation features and assets include all methods of transportation whether referring to vehicu-
lar, transit, railroad or non-motorized.

Roadways Transit

The Michigan Department of Transportation Transit is provided by the Bay Area Transporta-

oversees State Highway M-37 and US Highway 31. tion Authority (BATA). BATA has regular service
The Grand Traverse Road Commission has over-  along a defined ‘Village Loop’ which serves busi-
sight of all other local and federal aid roadways. nesses and neighborhoods in the NW portion of
Blair Township is represented on the policy board the Township. Additionally ‘Link’ service pro-

of the Traverse Transportation Coordinating vides door to door service upon request.

[nitiative (TTCI) Metropolitan Planning Organiza-
tion (MPO). The MPO formed in 2023, and is the
collaborative organization for coordination and
prioritization of transportation improvements in
the TC Urban Boundary. Areas of the Township
outside of the urbanized area are included in the
oversight of the Rural Task Force (RTF).

Non-Motorized

The NW Bike Trail bisects the community and
additional local trails are located in park areas
and along the Boardman River. The Township has
additional desired routes outlined within their
Park & Recreation Plan.

Railroad

Blair Township has a
section of rail within
the northern por-
tion of the Township
which is owned by
the State of Michigan
and is part of the
‘Great Lakes Central’
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https://www.networksnorthwest.org/community/transportation/ttci/
https://www.networksnorthwest.org/community/transportation/ttci/
https://www.networksnorthwest.org/community/transportation/rural-task-forces/
https://www.michigan.gov/mdot/travel/mobility/rail/state-owned
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Infrastructure

Sewer

Sewer infrastructure is made available to the
Township through a cooperative agreement
with Grand Traverse County, which manages
sewer infrastructure. The County maintains a
lift station within the Township and the system
has capacity currently. The sewer district cur-
rently services primarily commercial and indus-
trial areas of the Township in the vicinity of the
US 31 and M-37 corridors. (See Map 18) The
Township desires to expand the sewer district
which will necessitate an update to the agree-
ment with Grand Traverse County.

Water

Water infrastructure is a Township owned and
maintained system which services a larger area
than the sewer district. Water service is provid-
ed to both areas of commercial and residential
land uses within the Township according to the
locations denoted on the infrastructure map 18.
There have been two new wells sited within the
Township in recent years with the water treat-
ment plant undergoing upgrades. Expansion

of the water system is planned to support com-
mercial, industrial and residential uses as de-
fined as 'Near Future' and 'Future' on the map.
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Storm Sewer

Storm sewer infrastructure is only required at
the discretion of the developer or through a
requirement imposed by the Planning Commis-
sion for a development proposal which can be
conditioned such as with a Planned Unit Devel-
opment (PUD) or Special Use Permit process.
There are no applicable stormwater guidelines
at the County or Township level.

Drainage Districts
There are no drainage districts located within
Blair Township, according to the County Drain
Commission Office.

Natural Gas Utility Services

Natural Gas Service is available to all areas of
the Township. The sole provider of natural gas
service is through DTE Gas Company, which
provides service to all areas of Grand Traverse
County including Blair Township. Natural gas
service areas can be viewed at the Michigan
Public Service Commission's Service Map.

Telecommunications and Broadband
Telecommunications and broadband are pro-
vided by several cellular and hard wire service
providers. According to recent data by the State
of Michigan, 88.44% of residents within the
County are served with high speed internet.
Expansion programs through the State of Mich-
igan are working to make that number 100%.
Specific information and data can be found on

the Michigan Broadband Mabp, a tool provided
by the Michigan High Speed Internet Office.

Electric Utility Services

Electrical Utility Services cover all areas of the
Township through three separate utility service
providers dependent upon location of electric
service connection within the Township. Ser-
vice area boundaries overlap and can be viewed
at the Michigan Public Service Commission's
Service Map. Providers include Traverse City
Light and Power, Consumers Energy Compa-
ny, and Cherryland Electric Cooperative, with
Cherryland and Consumers having the greatest
areas of coverage.

Blair Township Water Tower
Photo Credit: Blair Township
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Chapter 4
Community
Engagement

Community Engagement is fundamental to any planning process and Blair Township has taken
extensive efforts in the past and present to ensure that the public has a voice in the direction

of policy and regulatory measures being shaped for the community. Past efforts have included
surveys and public input sessions that have been utilized during Master Plan and Recreation Plan
processes. The focus of these efforts is to increase citizen participation and engagement to levels
where community leadership can confidently state that they made every effort to allow the citi-
zens of the community to be present in the process.

This current planning effort is no different in seeking public input. Methods of engagement have
been similar to past efforts, with the use of both a community survey instrument and the hold-
ing of an in-person community engagement event. What has differed were the method by which
efforts to notice and engage the community were utilized. These efforts included:

o Utilization of widespread marketing material notices, both in digital and print form.

e Distribution of printed marketing materials at established community events; such as with
youth voter registration day, and solicitation of the survey by residents attending the Town-
ship Clean-Up day.

These efforts to spread the word of the process were supplemented by additional standard meth-
ods of sharing notices via social media, notices placed on community information boards, and the
mailing of survey postcards to property owners within the community.

Community Engagement Session, 2024-25 Master Plan Engagement
Photo Credit: Networks Northwest

Engagement Techniques and Noticing

The Planning Commission and NN Staff agreed on an engage-
ment process of extensive marketing of a Township Survey and
the holding of a Public Input Drop-in Session. NN Staff provided
the Clerk of Blair Township engagement notification materi-

als to hand-out during early voting registration events held at
local area high schools. These materials were also posted to the
Township website and to social media platforms. On Sat., June
8th, 2024 Staff attended the Township Household Waste Clean-
up and Drop-off day at the Township Hall, where business cards
containing the QR code to the Township’s Master Plan survey,
and an invitation to the June 26, 2024 public input session were
handed out to attendees.

Take the Blair
lownship
Master [Mlan

Blair 1wp. Survey!!

Image: Engagement Marketing Poster

Take the
Blair
. Township

Take the Survey:
https://rb.gy/Ixe3z9

Blair Twp. Master Plan

Engagement information on back

Survey! Drop in public input session to be held at:

Blair Township Hall on June 26, 2024 from
4:30 PM-7P.M.

Image: Engagement Marketing Business Card (front)

Public Input Session

Staff held a community public input session on June 26, 2024 from 4:30 - 7:00 PM at the Blair Town-

Image: Engagement Marketing Business Card (back)

ship Hall. The session was a drop-in format allowing anyone to attend at their convenience, and

spend as much or as little time at the session as they desired; with Staff asking questions and guiding
the public at individual input stations. The public input session consisted of five stations of best plan-

ning practices, supported by planning commission feedback, and aligning with survey questions.

Housing Gallery Station: The station provided a gallery of housing types and asked respondents

to weigh in on their desired styles.

Commercial Business Gallery: The station provided a gallery of commercial business types,
design and layout and asked respondents to provide their support of styles and types.

Transportation Gallery: The station provided a gallery of transportation assets and improve-
ments and asked respondents to provide input on the assets/improvements.

Cluster Development Density Bonus: The station provided example build-out scenarios for resi-

dential development in rural areas to identify the preferred development pattern.

Existing Conditions and Growth Patterns: The informational station displayed existing growth
patterns, residential expansion, natural features, transportation, land uses, and zoning.

2025 Blair Township Master Plan
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Housing Gallery Housing Gallery Sheet
The Housing Gallery sheet showed support
for a variety of housing types and densities
within the Township. This included a primary
need and desire for smaller more affordable
housing units within the Township, includ-
ing small single-family housing, tiny homes,
apartment complexes, duplex, triplex, and
quad-plex style housing.

“IJ-I

e

T

—a Sa¥ - e

o w | |
. , e I EEEEE e S
— e i i T =
il Busingss Galery Shest et ,..:-'

o
uﬂ!‘"‘" e i el i T v o
F" -
Eﬁg‘ = = =

Image: Housing Gallery Sheet
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Commercial Gallery

- “ ﬁ H The Commercial business Gallery showed
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such as parking in the rear of commercial

ﬁ i . H structures, monument style ground based
signs, and allowing for adaptive reuse of com-
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mercial buildings when a use becomes ob-

w:-..a--_.':::::'------- T I solete or when another use is preferred that
varies from the original permitted purpose.

Image: Commercial Business Gallery Sheet

support for site designs layouts and features,
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The Transportation Gallery Sheet saw large = e
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k Image: Transportation Gallery Sheet

Cluster Development Build-Out Example
The Cluster Development Build-Out Analysis
Example displayed support for cluster-based
development over standard sub-division

i development. Preservation of land for ag-
riculture, while allowing density bonuses

= — for development, provides opportunities for
. [ - | large land owners to sell and/or develop ar-

1| | eas of their land.
Image: Cluster Development Build-Out Example

Community Survey

The community survey was taken by over four hundred (400) respondents. The population of Blair
Township in the 2020 US Census was 8,994. With a population of this size and the proportion of
survey responses collected in the community, it can be confidently stated the results represent the
population of Blair Township with 95% confidence and a +/- 5% margin of error. Itisimportant to
note that respondents were not required to answer every question and that some questions allowed
respondents to select more than one answer. This section of the plan displays findings and select

graphs, all survey results are located in Appendix F.
Under 18

N Age 18-24
0% "’» 1%

Respondent Characteristics

e Mostrespondents were over the age of 18 Age 65+
at 99%, with 70% being 45 years of age or 28%
older.

e The majority of respondents were perma-
nent residents at 93%.

e 46% of respondents have lived in Blair
Township for 15 years or more.

e 27% of respondents had 1 or more chil-

dren under 18 living at home. Age 45-64
42%

| work in Blair Cravh 22: R dent A
. ra : Respondent Age
lam a part-time “ Twp but live P 4 g

or seasonal elsewhere
resident

2%
2%

- Age 25-44
What s 599

Your Age?

Respondent | visit Blair
. s Towship for
Ass_oc1at1(_)n leisure
With Blair 1%
Township
Other
2% lama
permanent
re;‘:;”t Children Middle-aged,
° 4% Families
34%
Graph 23: Respondent Association with Blair Township Older, Retirees

. . 15%
Community Opinions

Opinion of
e Most respondents felt that middle aged

- . Age Groups
families were the least served group in the Least Served
Communlty. bv the

. c . Young Adults y
e The community felt that sidewalks, trail 520, Community

connections, sections of roadways, and
civic offerings were fair to poor
e The community felt that fire service, parks .
L eenagers
& open space, and township infrastructure 25%
were good to excellent

Graph 24: Opinion of Age Groups Least Served
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Development Conditions & What iype[‘_ol: Bus;nesEs:/ Ser\;ic(er:/Vould Community Character
Business Support ou Like to See Lxpanded: e 71% of respondents want to preserve historic sites
e 55% of respondents feel development Other IEEGCEEGCE—— 13% e 48% agree arts & culture should be promoted with only 14% disagreeing
should be focused in areas of existing Liquor/party stores I 2% e Maintaining rural character is overwhelming supported at 69%, and
infrastructure, while only 7% disagree. Restaurants I —— 751 maintaining lower density in areas of agriculture is supported at 68%
e 65% agree sidewalks should be re- :
. ] . Worker Housing 10%
qulred. w1th.new commercial and small Lodging I 7% The Township Should Promote Low Densit The Community Should Strive to
lot residential developments, when P y
neutral resporses arepinclud,ed he per.  Preona/buines services . mmmmm—m12% In Areas of Agriculture Maintain Rural Character
centage climbs to 91% Convenience Stores I 3% 1] 7% * { e &
e The most sought after business type is Grocery Stores 12% i
restaurantS. General Retail 16%

0% 5% 10% 15% 20% 25% 30%

Graph 25: What Type of Business/Service Would You Like to See Expanded

Top Reasons Respondents Make a Life in Blair Township

ahar agre

o Northern Michigan Location e Taxes o e e Agres Bl inagree
e Friends and Family, Housing Costs o Safety & Security Graph 28: The Township Should Promote Low Density in Areas of Agriculture Graph 29: Community Should Strive to Maintain Rural Charter
¢ Environment/Natural Features e Parks & Recreation Facilities
e Residential Neighborhoods Top 10 Areas of Desired Focus
1. Environment/Nature 6. Attainable Housing/Density for Housing
How Easy is it to Get Places Without Use of a 2. Agriculture/Open Space 7. Community Character
Opinions of Community Conditions Personal Vehicle? 3. Community Beautification 8. Development and Growth Potential
e The majority of survey respondents feel . 14% 4. Existing Neighborhood Character 9. Mix of Housing Types
houses are well kept at 63%, and yards 0% — 5. Walkability 10.History/Cultural Identity
are maintained at 61%, 80
e 53% feel the community is safe, while i
13% feel it is unsafe. tx
e 39% feel streets are in good condition. Input Discussion

e 56% of respondents find it difficult to
get places without a personal vehicle.

=
L=

The comments from the survey are too numerous to summarize concisely and it is recom-
mended that Township leadership and readers of this plan refer to appendix F for the full

Oifficult — i range of comments. Respondents are passionate about their community and took advantage
Support Policy Which Places a License Graph 26: How Easy to Get Places Without Use of a Personal Vehicle of the opportunity to provide feedback. Support of civic offerings such as emergency ser-
and Cap on Short-Term Rentals? vices, parks, transit, schools, libraries, indoor recreation, trails, and efforts towards beautifi-
v cation were mentioned by numerous individuals. Promotion of employment opportunities,
100% development practices that include sound site design and focusing growth were mentioned in
145 - . multiple statements. Protection of water and natural features, support for maintaining rural
T B - Neig _hbf)rhOOd C_‘haracter character and agricultural operations were present throughout the comments. Desire for
* The- ey it r_e51dents support residential lighting, sidewalks, multiple housing types and maintaining pride in one’s neigh-
policy for managing short term borhood were included. Focus on areas such as Chums Corners, the Grawn Area and Vance
gt ren‘Fals. . _ _ Road were stated by several respondents. Ultimately the entirety of the survey provided
2% * Egiilgﬁ?;snie:i;a filiSZSEESIHg more support for actionable items through positive positions, rather than weighing heavily on
' overtly negative stances. Several comments simply included two word phrases such as “Good
o Luck” and “Thank You”.
o Meutral LB
Graph 27: Do You Support Short-Term Rental Policy
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Chapter. 5
Best
Management
Practices

Best Management Practices (BMPs) are identified policy and regulatory strategies which have
been utilized and proven successful and effective for other communities within and outside of
Michigan. In reference to other communities’ strategies, it is beneficial to review and borrow
sound ideas that have been practiced elsewhere. Many strategies for land use, recreation asset
development, land and water conservation, and economic development and support activities
have been in practice in a range of community sizes and types, having sufficient if not abundant
information on the structural deficiencies and benefits of the strategies. This chapter presents
various themes and identified BMPs for each theme. These BMP strategies may not all be appro-
priate for Blair Township, but are offered as options for consideration by Township Leadership
to meet present challenges while offering potential solutions for issues identified through inter-
action with residents and visitors of the Township.

Pro Actlve. Crosswal /$tdewal‘k Implementation & Bultdmg Ad‘dﬁtlve unsé

hoto Credit: Networks Northwest -~

BMP Themes & Practices 'Housing and Residential Land Use'

Short-Term Rental (STR) Licensing and In-
spection Program:

Many communities experiencing the influx of
short-term rentals and seeing limitations occur
to housing stock among other impacts, have
instituted short-term rental licensing programs.
These programs are often set to limit and con-
dition STRs based upon the specific community
needs. Sample regulatory ordinances can be
found in communities throughout the State.

Duplexes by Right, Use Allowance:

The practice of allowance of duplexes by right
in residential districts has been supported in
many communities as identified through resi-
dent engagement and questionnaires. Concerns
over design, orientation and site placement can
be easily overcome through appropriate site
design controls. The practice of allowance as a
use by right in high density residential districts
is a condition for communities seeking approval
by the Michigan Economic Development Corpo-
ration for their ‘Redevelopment Ready Commu-
nities’ certification, with the Township currently
meeting this condition.

High Density Districts without Minimum Lot
Size Requirements, and Limited Setbacks:

Lot density requirements, and excessive set-
backs limit the ability to increase density of
housing units while also hindering latitude for
creative design. Rather, structure regulatory
requirements which outline impervious surface
and lot coverage limitations. These regulations
should also include the ability to increase cov-
erage of both lot and impervious surface if Low
Impact Development (LID) stormwater controls
are included for the managing of rainwater
runoff. These types of regulatory requirements
allow for ease of placing greater density and
flexibility for design.

Allowance of Accessory Dwelling Units:
Allowing for additional dwelling units on a par-
cel with an existing or approved primary resi-
dential structure in all residential districts. This
practice can help to provide additional housing
units, and often at a price point which supports
working class population with lower or moder-
ate income levels.

2025 Blair Township Master Plawv
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BMP Themes & Practices 'water Protection & Conservation'

Impervious Surface Coverage Standards:

The Township has lot coverage percent lim-
itations, but additionally impervious coverage
limitations can be used which promote ma-
terials which allow infiltration of stormwater
during rain events. Limitations can also combat
the ‘heat island effect’ that occurs during exces-
sive heat spells. Impervious surface limitations
coupled with Low Impact Development (LID)
stormwater controls are one of the greatest
methods for protecting water quality from over-
land stormwater runoff.

Low Impact Development Standards (storm-
water controls):

These more modern stormwater controls utilize
practices which promote infiltration of rain-
water as close to the source as possible. These
regulatory requirements are often utilized as a
trade-off or negotiating tool for development
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Riparian Overlay District:

projects and the impervious lot coverage they
include.

Shoreline Buffer Standards:

Shoreline buffer standards seek to keep estab-
lished vegetation along shorelines with limited
manicuring of the vegetation. Tree cover and
lower growing shoreline grasses, forbes, and
shrubs provide habitat, shade, and bank stabi-
lization for terrestrial and aquatic organisms.
Buffer standards can be stringent or flexible
based upon a community’s needs.

Limit ‘Keyholing’ Lake Access:

Keyholing access creates issues of concern
which include increased traffic and use of ri-
parian areas, impacts to the environment and
may cause negative impacts to property values.
Standards are currently in place and should be
maintained and amended as necessary.

- - -t
ch _,r'-" Rain Garden
":.'i.- Photo Credit: Tip of the Mitt Watershed Council
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An overlay district is a district that is placed over the top of 1 more underlying zoning districts.
Overlay districts are most often utilized for a specific purpose such as with supporting housing op-
tions, promoting corridor aesthetics, or protecting natural features. A riparian overlay district could
be established to promote water quality in the Township and could be applied to all areas adjacent
to water bodies, streams or wetlands. Options for district standards could include a specified dis-
tance for the distract boundary landward of surface water or wetland. The limitation of impervious
surfaces within that boundary. Limitations on the types of use, and housing unit types and density
of housing units. An established shoreline buffer to be set along water courses. Use of LID as a de-

sign requirement for within the district.
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Wellhead Protection Programs (WHPP)

WHPP are structured to safeguard drinking water sources from contamination by managing land
uses within wellhead protection areas (WHPAs). Many communities throughout Michigan have im-
plemented WHPPs in coordination with the Michigan Department of Environment, Great Lakes, and
Energy (EGLE). These programs may be supported through local zoning overlay districts that limit
or prohibit high-risk uses such as fuel storage, hazardous material handling, or certain industrial
activities within mapped WHPAs. In addition to use restrictions, site plan review standards may
require best practices for spill prevention, secondary containment, storage of hazardous materials,
and stormwater management.

BUFFER ZONE

« Yarrow

Black-eyed:
susan

Blue Lupine
Yarrow

Shoreline Buffer Example Image
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BMP Themes & Practices 'Recreational Lands and Assets'

Recreation Committees & Commissions:

The establishment of a Recreation Committee
(a subset of the Township Board or Planning
Commission) or a Recreation Commission un-
der Act 157 of 1905, can provide focus on rec-
reational assets when other duties undertaken
by the Township Board or Planning Commis-
sion leave little time for consideration of recre-
ational assets. The Township doesn’t appear to
be at this point quite yet, but as the community
grows and duties of both the Board and Plan-
ning Commission become more numerous this
may be an option for consideration.

Recreation Plans:

Continue to maintain and update the Township
5-Year Park and Recreation Plan to meet grant
eligibility through the DNR programs.

Recreational Asset Care and Support:
Continued care of recreational assets and pro-
motion of expansion in accordance with the
Township Recreation Plan should remain a
priority. Place based asset development which
promotes activities for all age cohorts will cre-
ate an inviting environment for young members
of the workforce, families and retirees.

2025 Blair Township Master Plan
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BMP Themes & Practices 'Business and Employment Support'

Business Use Allowances:

Commercial districts should allow for a large
range of uses with those of a more noxious
nature (i.e. negative impacts of site or sound)
offering protections through the use of screen-
ing and buffering which can offer built environ-
ments and vegetation to protect view sheds and
create sound barriers.

Clear Design and Site Standards:

Clear standards for site design (e.g. landscaping,
building design, site layout, etc.) are preferred
by the development community over Planning
Commission ‘discretionary’ practices built into
a zoning ordinance. Determination of what is
necessary on a site plan to gain approval, with-
out having to submit multiple site designs
and/or attend multiple public meetings for in-
put and revisionary direction creates efficiency
and promotes cost savings.

Clear Permitting and Approval Consideration
Processes:

Processes that are clear in direction and re-
quirements are easy to navigate. Consideration
of sound participation by commission and
board members to meet each meeting with
appropriate participation levels for the process
ensures trust in said processes.

Infrastructure Availability:

Appropriate infrastructure with system ca-
pacity to support a range of uses is necessary
for commercial, industrial and high density
residential uses. Employment opportunities
provided by commercial and industrial uses can
site in areas when infrastructure is made avail-
able and housing for employees can be built
with density in areas of infrastructure.

BMP Themes & Practices 'Infrastructure Support'

Capital Improvement Planning:

Maintaining a fiscally constrained Capital Im-
provement Plan (CIP), which identifies needs,
and sets about plans for asset improvement and
expansion is a fundamental need for growing
communities.

Focused Density and Infrastructure Connec-
tions:

Policy should be established for a cost effec-
tive approach for infrastructure expansion.
Infrastructure systems should be designed to
be circular which are confined to areas which
promote density of development through sup-
portive land use policy. Focused efforts for
confining systems to areas of density, and re-
stricting expansion efforts until all areas within
the service boundary are developed will create
more efficient cost effective systems.
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Infrastructure Coordination and Cooperation:

Maintaining cooperative and coordinated ap-
proaches to infrastructure with partner local
units of government will continue to be the
most efficient and cost effective approach to
providing this service.

Emergency Services Coordination:
Continuing mutual aid agreements with local
units of government in support of coordinated
cooperation for emergency services provides
layers of supportive protection for residents
and visitors.

BMP Themes & Practices 'Transportation’

Collaborative Coordinated Transportation
Planning (MPO):

The MPO is the leading coordinating board

for multi-modal transportation in the Greater
Traverse Region. Continued participation with
this board is in the best interest of planning
and coordination with neighboring local units
of government for transportation assets and
improvements.

Access Management:

Access management includes several different
design considerations for ease of traffic con-
gestion and maintaining of flow and circular
network patterns. Such as requirements for
shared drives and adjacent parcel and develop-
ment interconnectivity. Standards are included
in the Township Ordinance and should be up-
dated as necessary.

Transit Assets:

Support for inclusion of transit stops for devel-
opment projects which serve commercial and
employment areas as well as for higher density
residential developments.

Non-Motorized Assets

Support for inclusion of provisions to include
non-motorized assets in development projects
in areas planned for non-motorized routes.

Complete Streets Ordinance and Policies:
Develop complete streets policies and ordi-
nances which outline consideration of non-mo-
torized and transit assets in vehicle roadway
planning.

Access Management:
Interconnectivity and Shared Access Example
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2025 Blair Township Master Plawv




BMP Themes & Practices 'site Design, Aesthetics, Building Conversion'

Commercial Building Setback & Parking:
Reducing front setbacks from roadways and
bringing the structure closer to the road creates
a stronger connection to the corridor, increases
visibility of the building and mimics a down-
town style. Limiting parking in front of the
building to a row or two, with the remainder
placed to the side and rear allows for the build-
ing to be brought forward while still accommo-
dating desired parking spaces.

Commercial Building Facade Materials &
Design:

Building design is subjective, but clear patterns
achieved through community questionnaires
display that the use of glass, brick and block
building materials, along with design elements
such as front wall recesses, canopies, and varia-
tion along roof lines are desirable when includ-
ed in the design. Building and property value
is directly connected to building aesthetics and
material quality, as vacant buildings with more
pleasing design and materials are occupied
prior and more often to those with less pleasing
design.

Commercial/Industrial Structure Landscap-
ing & Screening:

Commercial and industrial uses often include
aspects which can be considered noxious.
These aspects include vehicular traffic noise
and lights, outdoor storage, and waste collec-
tion and storage. The use of landscaping vege-
tation and building materials for walls and fenc-
es for separation of these uses from residential
areas, park spaces, and for screening of storage,
waste areas and loading areas is common prac-
tice and found within the current ordinance.

Adaptive Reuse of Existing Structures:
Communities with older or underutilized com-
mercial, institutional, and industrial buildings
can benefit from adaptive reuse policies that
support conversion of these structures to new
uses. This practice reduces demolition waste,
retains architectural character, and often pro-
vides more affordable options for housing or
business locations when compared with new
construction. Regulations that support adaptive
reuse may include flexible parking standards,
modified dimensional/setback requirements, or
ability to waive or modify other regulatory re-
quirements by the Planning Commission. Com-
munities that support adaptive reuse typically
include clear regulations for what qualifies as
an eligible property with a defined process for
review and approval.

Residential Structure Design:

Community questionnaires have provided guid-
ance that density of residential units is less of

a concern when compared to the design of the
residential structure. Simple regulatory mea-
sures in high density districts may direct struc-
ture design such as front doors facing roadways,
incorporation of porches, pitched roofs, and
landscaping. Support for design and incorpora-
tion of a residential structure so that it fits into
the existing neighborhood design, will eliminate
many concerns that are often directed at densi-
ty of units.

Public Art and Mural Policies:

Public art, such as murals, sculptures, and cre-
ative installations, adds personality to public
spaces and helps shape a community’s iden-
tity. A strong public art and mural policy can
guide where art is placed on building fagades,
in parks, along sidewalks, on barns, or even on
utility boxes. A policy helps to outline how it is
approved, who is involved, and how the art is
maintained over time. Communities might also
benefit from creating an Arts Advisory Commit-
tee (AAC) to help review proposals and ensure
that new artwork fits in well with the surround-
ing area, especially in places with historic or
distinctive architecture.

-‘

Dark Sky Standards:

Outdoor lighting, while necessary for safety
and visibility, can contribute to light pollution
that disrupts ecosystems, obscures night skies,
and impacts residential quality of life. Lighting
standards can be designed to reduce exces-
sive or misdirected lighting through intelligent
placement, fixture design, and light intensity.
Communities that adopt dark sky ordinances
typically require full cut-off fixtures, down-
ward-directed lighting, and limits on lumens
and color temperature. These standards may
be applied to commercial, industrial, institu-
tional, and even high-density residential devel-
opments. Implementing dark sky standards,
enhances nighttime aesthetics, protects wildlife,
and contributes to energy conservation.
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Adaptive Reuse
Photo Credit: Networks Northwest
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BMP Themes & Practices 'Open Space and Agricultural Conservation'

Low Residential Base Density, Cluster Devel-
opment and Density Bonuses:

Communities which have elected to focus res-
idential density away from agricultural areas,
often follow a process of maintaining a low base
density and offering density bonuses for addi-
tional residential units in areas of active agricul-
tural uses. This process can create complexities
for administration of the zoning ordinance, but
many of these complexities will have existed

in other forms if a community is seeing growth
pressures extending into a communities’ ar-

eas of rural character. Ultimately this practice
directs development to a portion of a site, while
leaving the remainder of the site as it exists
under its current agricultural use.

Growth Boundaries, Infrastructure and Den-
sity:

Costs of community services as introduced in
Chapter 4 of this document speaks to the cost
burden of civic services and infrastructure as
development expands beyond what constitutes
the ‘urban core’. Urban Core is defined as the
location of high density of commercial, industry
and residential development often tied directly
to specific transportation corridors. A growth
boundary is a way of defining an area for sup-
porting and concentrating development, which
can limit development outside of the boundary.
A boundary doesn’t have to be about limiting
development, but rather can be about the offer-
ing of services to a restricted area only expand-
ing beyond that area when development activ-
ities support expansion of services, or all areas
within the growth boundary have undergone
development.

Purchase of Development Rights Programs:
Purchase of Development Rights (PDR) pro-
grams are a citizen incentivized agricultural and
open space preservation program. The pro-
gram is structured around the ability of a com-
munity to purchase a landowners development
rights which then compensates the landowner
for not turning a shovel in active agricultural
properties or undeveloped areas of open space
which are desired for preservation.

Agritourism:

Agritourism has become an increasingly im-
portant tool for supporting the economic via-
bility of working farms while promoting com-
munity connection with agricultural heritage
and the rural landscapes. Agritourism includes
on-farm activities such as farm markets, farm
stands, U-pick operations, educational tours,
corn mazes, seasonal events, and farm-to-table
dining experiences. Supporting agritourism
through local policy can help preserve farmland
by providing supplemental income to landown-
ers and reinforcing the value of agriculture in
the community. Regulatory approaches typically
include clear definitions of agritourism, estab-
lishment of use allowances in agricultural zon-
ing districts, and performance standards that
balance farm operations with considerations
such as traffic, parking, noise, and signage.

BMP Themes & Practices 'Household and Family Support'

Childcare Facility Support:

Maintaining the most up-to-date policies and
regulatory allowances for childcare facility
siting is an urgent need in many communities.
Families and households with children are reli-
ant upon opportunities for childcare, with most
families and households having parents and
guardians participating in the workforce.

Public Space, Libraries and Institutional Sup-
port:

Civic services for public spaces for civic and
recreational opportunities, the maintaining and
existence of libraries and connection to local
schools should be prioritized. Many members
of the community are reliant upon the services
offered through these community assets. Con-
nection to the school system places importance
on the expansion of knowledge of the local gov-
ernment’s support of the system, and also gen-
erates knowledge of the on-goings of the local
government in the lives of everyday residents.

BMP Themes & Practices 'Civic Communication’

Communication Practices:

Maintaining communication channels established through use of the community newsletter, local
unit website, and social media platforms should continue be regular practice. The conveying of in-
formation such as local unit efforts for infrastructure expansion, efforts for blight enforcement, land
use policy and regulatory direction, and civic connections to the community should be priorities for
inclusion in regular communications to the public.
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Chapter 6
Action Plan,
Future Land Use
& Zoning Plan

This chapter presents the desired vision and direction for the community's land use policy as
supported by the Township Planning Commission and Township Board. The information and
data presented within this plan, with the input of the public through engagement activities and
the property owner survey; provided guidance to Township Officials who shaped the policy
directives of this chapter.

The Chapter is shaped around three primary inputs and policy directives:

1. Action Plan: The action plan outlines the direct strategies and accompanying actions which
will guide decision making and stance towards various community development needs.

2. Future Land Use Plan: The future land use plan defines land use districts and the location of
those districts as assigned on the Future Land Use Map.

3. Zoning Plan: The zoning plan links the future land use districts to the regulatory zoning
districts, presents bulk requirements for parcels and developments, and offers supporting
policy for general zoning provisions and recommended amendments.

1.

Action Plan

Proactively Guide Growth

Review Zoning Ordinance.

Support Development to expand water and sewer infrastructure.

Collaborate with MDOT and GTCRC on road capacity, safety and overall flow along major corridors.
Continue the Township's effort to preserve farming and agricultural operations in the southern
portion of the Township.

Provide for a Variety of Housing Types

Support diverse housing that favors a mix of housing types.

Encourage higher density housing development in the Township where utilities exist or may easily
be extended to.

Improve the Appearance of the Township

Research using a single haul company for Township wide garbage & recycling service. Create and
promote two regular Township clean-up days per year.

Encourage an Adopt-a-Road program within Grand Traverse County and MDOT.

Create ad hoc groups to pick up garbage along Township roads.

Embrace Infrastructure

Expand the Water and Sewer District.

Monitor annually and update the five-year Capital Improvement Program.

Maintain a positive and professional working relationship with investors and developers.
Continually explore grant opportunities.

Encourage More Parks and Trails

Connect Township assets with the regional non-motorized pathways and trails. Collaborate with
TART to connect with existing TART trails.

Include within the MDNR 5-Year Recreation Plan a non-motorized trail & shared pathway plan.
Research and apply for potential grants to construct trails.

Protect Natural Resources

Expand the Sewer District.

Encourage educational opportunities with other governing agencies for education purposes.
Include issues such as, Grand Traverse County Health Department for education on use and main-
tenance of septic systems. Department of Natural Resources, Illegal dump sites, burn bans, deer
check stations, and keyholing.

Encourage development in non-sensitive environmental areas.

Enhance Community Facilities

Maintain current park and recreational areas in the Township.

Support and promote the growth and enhancement of Blair Township’s Emergency Services. Cre-
ate and encourage use of the Blair Township’s Community Garden.

Research and source funding for construction for a new Township Hall and Community Center.
Research and establish a Farmer’s Market.
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Future Land Use Districts

The future land use districts established by Blair Township are defined here. Each district title is
accompanied by it's district purpose statement, and the color with which each district is framed and
matted matches the 'Future Land Use Map' - land use district color displayed on Map 19.

Recreation Conservation District

This district is designed to preserve and responsibly manage natural resources while allowing for
low-impact use. The focus is on open space, recreation, and conservation. Most of the land within
this district is publicly owned, and any residential development should include features such as
parks or trails to enhance the area's natural character.

Boardman Valley District

The Boardman Valley District is established to uphold land use regulations set forth by the Michi-
gan Department of Natural Resources (MDNR)’s Boardman River Natural River Zoning ordinance.
Encompassing land areas within 400 feet of the Boardman River, Beitner Creek, Jaxon Creek, and
designated tributaries as depicted on the Zoning Map, this district plays a vital role in preserving the
environmental integrity of the Boardman watershed. The primary goal of this district is to protect
and enhance water conservation values, maintain free-flowing conditions, and safeguard fish and
wildlife habitats. Additionally, it seeks to preserve aesthetic qualities, floodplain functions, ecologi-
cal balance, historical significance, and recreational opportunities. By carefully managing develop-
ment and land use, this district ensures the long-term sustainability of these critical natural resourc-
es.

Commercial/Manufacturing

The Commercial and Light Manufacturing Mixed-Use District (CLM) is intended to support a bal-
anced mix of commercial, office, and light industrial uses that contribute to a strong and diverse
local economy. This district accommodates businesses such as retail, professional services, research
and development, small- to medium-scale manufacturing, and technology-based industries, creating
a dynamic environment where different uses can seamlessly blend together. Development in the
CLM District should encourage high-quality site design, efficient infrastructure, and sustainable land
use practices. To ensure compatibility with surrounding areas, projects should incorporate appro-
priate buffering, access management, signage, lighting, parking, and site planning that minimize
conflicts between different uses. Uses that produce excessive noise, vibration, or hazardous emis-
sions are not appropriate for this district. The CLM District also prioritizes multimodal accessibility,
shared access, and shared parking where appropriate.

Industrial Storage Overlay

This district is meant for essential industrial storage facility uses that service the community, busi-
nesses, farms, and homes. Since these uses can sometimes be noisy, unattractive, or impact traffic
and the environment, this district provides a dedicated space for them, helping to reduce their
impact on surrounding areas, and placing them in areas immediately adjacent to the State Highway.

Village of Blackwood District

This district is designed to be a vibrant gathering place for Township residents, bringing together
government offices, parks, homes, community spaces, and small businesses in one central location.
The district aims to enhance the character of the Village of Blackwood through placement of pedes-
trian amenities.

Manufactured Home District

The purpose of the Manufactured Home (MH) District is to create a safe, attractive, and well-
planned community for individuals and families who prefer living in a mobile or manufactured
home rather than a traditional single-family house. This district is intended to provide attainable
housing options while maintaining high standards for quality, infrastructure, and neighborhood
compatibility. By establishing thoughtful guidelines for development, the MH District supports
well-integrated, long-lasting communities where manufactured homes are a valued housing choice.

Residential High Density

The intent of this district is to support efficient, sustainable growth by allowing single and
multi-family housing in areas with access to municipal sewer and water services. This district en-
courages a mix of housing options including apartments, condos, and town-homes which aim to
make the best use of available land while maintaining a strong sense of community. Development
in this district should focus on creating walkable, well-connected neighborhoods with easy access
to parks, transit, and local businesses. New buildings should look to seamlessly blend with their
surroundings, utilizing quality architecture, appropriate setbacks, and landscaping to enhance the
area while respecting current neighborhood character. This district should prioritize appropriate-
ly scaled developments while also giving significant attention to environmental concerns such as
stormwater and access management.

Residential Low Density

This district is designed to support thoughtful, sustainable growth while keeping a strong neighbor-
hood feel. It allows a mix of single-family homes, duplexes, and small-scale multi-family housing as a
special use. The goal is to create a variety of housing options that fit well within the community and
respect the existing character of the area. Development in this district should focus on walkability,
easy access to parks and schools, and a sense of connection between neighbors. New homes should
look to preserve existing neighborhood character with thoughtful setbacks and landscaping that
enhance and support existing neighborhoods. Without municipal water or sewer service, special at-
tention should be given to protecting groundwater, managing stormwater, and access management.

Agricultural Residential District

The purpose of the Agricultural District is to preserve and protect agricultural lands for the culti-
vation of crops, livestock production, and other agricultural uses that contribute to the economic
vitality and rural character of the community. This district is intended to promote agricultural activ-
ities, limit urban encroachment, encourage sustainable practices, support agricultural enterprises,
protect rural character, provide for single-family residential use on prescribed minimum 2-acre lots,
and allow compatible uses, while minimizing uses that could be detrimental to agricultural activi-
ties.
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Map 19: Future Land Use Map

Zoning Plan

The Zoning Plan is comprised of four components.

1. Future Land Use Districts linkage to Zoning Districts: This provides a table that displays the
matching of land use districts to their respective zoning districts, amendments to zoning district
titles, and outlines the creation of a new additional zoning district.

Zoning District Bulk Requirements Table: The table displays the recommended policy direc-
tives for the bulk requirements of specific zoning districts.

Existing Zoning Standards Supportive Policy: A statement narrative which supports the con-
tinuation of existing standards found with the zoning ordinance.

Recommended Zoning Standards Amendments: Policy statements which support the addition

of new regulatory standards or the amendment of existing standards to meet supported regula-
tory policy.

Future Land Use Districts Linkage to Zoning Districts

Table 14 below displays the Future Land Use District title and matching Zoning District Title.

Future Land Use District Title —|-) Zoning District Title

Recreation Conservation District Recreation Conservation (RC) District

Boardman Valley District Boardman Valley (BV) District

Commercial/Manufacturing District *Commercial-Light Manufacturing (CLM) District

Industrial Storage Overlay District Industrial Storage Overlay (ISO) District

Village of Blackwood (VB) District

Village of Blackwood District

Manufactured Home District Manufactured Home (MH) District

Residential High Density District **Residential High Density (R1) District

Residential Low Density District ***Residential Low Density (R2) District

Agricultural Residential District k4% Agricultural Residential (AR) District

Table 14: Future Land Use District & Zoning District Linkage

*Denotes a new zoning district title, the district boundary is the same as the current 'Commercial/Manufac-
turing’ district

**Denotes a new zoning district and zoning district title with a new defined boundary.

***Denotes a new zoning district and zoning district title with a new defined boundary.

****Denotes a new zoning district title, the district boundary is the same as the current ‘Agricultural’ district.
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Zoning District Bulk Requirements

The standards outlining parcel and development bulk standard zoning requirements are provided in
Table 15.

Blair District Bulk Standards
Township
Zoning Min Min Max | Min. Max Lot |Max Setbacks
Districts Lot Lot Height | Dwelling | Coverage | Gross
. . - + -
Area |Width Area % Pen51_ty = _GEJ § Sé p_,c;"%
in Units | & 2 =7 & | = >
per ac
Commercial / [ *** ok 55' ok N/A NA 50" [*** | 25" |50 okt
Manufacturing
District (CLM)
Agricultural 2 ac 330’ 35' 600 ft 20% 0.5 50" 20" |30" |50 oforlok
Residential
District (AR)
High Density N/A N/A 35' 600 ft? N/A N/A 25" [10" |20" |20 50'
Residential ok
District
(R-1)
Low Density 1ac 150’ 35' 600 ft? 60% 1 20" 10" |25' |20 50’
Residential
District
(R-2)
Boardman 40,000 |200' 25' 800 ft? 10% 1 25" [15" |25" |25 100'*
Valley District | ft?
(BV)
Recre- 5ac 330 25' 800 ft? 10% 0.2 20" [50" |50" |50 50'
ation-Conser-
vation District
(RC)
Manufactured |10 ac 100’ 25' N/A N/A N/A 25" | 10" [20" |35 etk
Home District [ = ook
(MH)
Village of N/A 50' 25' 800 ft? N/A 1 5' 5' 20" |5 ootk
Blackwood Dis-
trict (VB)
Industrial Stor- [ *** ok 55' ok 50% N/A 50" [50" |50" |50 ootk
age Overlay
District (ISO)

Table 15: Zoning District Bulk Requirements

*200 feet on every new parcel that has river frontage on the Boardman River, Jaxon Creek, Beitner
Creek, or the designated tributary as shown on the Official Zoning Map.

** 60 foot width requirement for metes and bounds lots.

*#* Determined by use.

*#4* No side setback requirement if both structures are zoned CM.

#hxik Setback from Silver Lake shall be 50 feet.

Fhxik* Manufactured Home - single lot size is .5 acres, allows a max gross density of 2 units per acre

Existing Zoning Standard Supportive Policy

The following general provisions for site design layout, site asset standards, and site management
should be maintained in the current ordinance. As the community grows, continued development
approvals may display a need for adjustment of these regulatory provisions based upon citizen or
developer feedback. Policy to support existing standards extends but is not limited to the following:

e Lighting ¢ Building Front Orientation
e Fences e Drive-Thru Lanes

e Accessory Structure e Access Management

e Accessory Dwellings ¢ Outdoor Storage

e Recreational Vehicle Storage e Landscaping/Screening

e Parking ¢ Keeping of Animals

e Streets (Public/Private) e Soil Extraction

e Signage e Trail Connections

Recommended Zoning Standards Amendments

The following general provisions for site design layout, site asset standards, and site management
should be maintained in the current ordinance. As the community grows, continued development
approvals may display a need for adjustment of these regulatory provisions based upon citizen or
developer feedback. Policy to support existing standards extends but is not limited to the following:

e Amend the zoning district title of the 'Commercial Manufacturing District' to the 'Commercial
and Light Manufacturing District', with boundaries which remain unchanged.

e Create a new zoning district 'Residential High Density (R-1)', with boundaries which align with
the Future Land Use Map High Density Residential District.

e Create a new zoning district 'Residential Low Density (R-2)', with boundaries which align with
the Future Land Use Map Low Density Residential District.

e Amend the zoning district title of the ‘Agricultural District' to the ‘Agricultural Residential Dis-
trict'.

e Expand commercial/industrial screening standards to include grease collectors and dumpsters.

e Review and determine if residential design standards should be included in the Zoning Ordi-
nance to allow for the maintaining of existing residential design when siting structures of varied
density within a residential neighborhood. Standards could include requirements for porches,
peaked roofs, and garage placement.

e Review and potentially revise pedestrian trail standards. Existing standards call for pedestrian
trail placement. This could be revised to support sidewalk developments in all commercial areas
and in high density residential developments, with recommendation to include non-motorized
10’ trail development where the Township or MPO pedestrian and trail plans display a trail loca-
tion adjacent to a development site.

e Review and revise 'Site Condominium and Subdivision Standards' and their requirements as they
pertain to required open space per the requirements of the underlying zoning district.

e Review Key-Hole standards and ensure they are meeting the intent and need of riparian owners.

e Work with the County on the development of stormwater regulations, and include provisions
within the ordinance which outline their inclusion along with requirements for Low Impact De-
velopment stormwater controls.
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