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Project Summary 

 
Keel Capital has a purchase agreement in place with the James E. and Phyllis A. Gauthier Trust for the acquisition of the 
Gauthier property located at 2105 N. US 31 South for the development of 149 workforce housing units.  Closing is 
anticipated on June 24, 2024. 
 
This Brownfield Plan will provide incremental tax revenues to repay certain Eligible Activities, including Baseline 
Environmental Assessment (BEA) and due care (known as Department Specific Activities), lead and asbestos abatement, 
demolition, and housing development activities that are critical to the economic viability of the redevelopment.    
 
Environmental investigations have identified the presence of contaminants in soil and groundwater exceeding EGLE Generic 
Cleanup Residential Criteria and a Baseline Environmental Assessment has been prepared and will be submitted to EGLE.  
As a result, the property is a Part 201 Facility and qualifies as Brownfield Eligible Property under Act 381. The property also 
qualifies as Brownfield Eligible Property under the definition of Housing Property, which is the main purpose of this 
Brownfield Plan. 
 
Project Name:  Gauthier Redevelopment 
 
Project Location:  The Eligible Property is comprised of one parcel in the Charter Township of Garfield, 

2105 N US 31 South, Parcel Identification Number 28-05-021-054-00  
Type of Eligible  
Property:  Housing Property, Part 201 Facility 
 
Eligible Activities: Baseline Environmental Assessment Activities, Due Care Activities, Housing 

Development Activities – (Asbestos Abatement, Demolition, Site Preparation, 
Infrastructure, Housing Financing Gap) 

 
Eligible Activities Environmental Housing TOTAL 

ELIGIBLE ACTIVITY SUBTOTAL $253,000  $9,676,575 $9,929,575  

Brownfield Plan Development and Approval $5,000  $25,000 $30,000  

Brownfield Plan Implementation $5,000  $45,000 $50,000  

TOTAL ELIGIBLE ACTIVITY $263,000  $9,746,575 $10,009,575  
 
 

Period of Capture: 20 years Estimated  
Investment: 

 
$35,000,000 



 
 

 
BROWNFIELD PLAN 

 
GAUTHIER REDEVELOPMENT 

CHARTER TOWNSHIP OF GARFIELD, GRAND TRAVERSE COUNTY, MICHIGAN 
 

GRAND TRAVERSE COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY 
 
1.0 INTRODUCTION 

Act 381, P.A. 1996, as amended, was enacted to promote the revitalization, redevelopment and reuse of 

contaminated, blighted, functionally obsolete, or historically designated or housing property through incentives 

adopted as part of a Brownfield Plan.  The Brownfield Plan outlines the qualifications, costs, impacts, and 

incentives for the project. 

The Brownfield Plan must be approved by the Grand Traverse County Brownfield Redevelopment Authority 

(GTCBRA) established under Act 381, as amended and the Grand Traverse County Board of Commissioners 

(GTCBOC), with the concurrence of the Charter Township of Garfield Board of Trustees.  The Michigan 

Department of Environment, Great Lakes and Energy (EGLE) must approve the Environmental (“Department 

Specific”) Eligible Activities, with the exception of Baseline Environmental Assessment activities and Due Care 

Investigation and Planning, and the Michigan State Housing Development Authority (MSHDA) for Housing 

Development Activities, if state taxes are to be captured.   

 

The Grand Traverse County Commission established the Grand Traverse County Brownfield Redevelopment 

Authority under the procedures required under Act 381 in 1997.   

 

This Brownfield Plan is for the redevelopment of the Gauthier property south of the intersection of S. Airport 

Road and US 31 in the Charter Township of Garfield, Grand Traverse County, Michigan, consistent with Act 381. 

The Brownfield Plan describes the public purpose and qualifying factors for determining the site as an Eligible 

Property, the Eligible Activities and estimated costs, the impacts of tax increment financing, and other project 

factors. 

1.1 Proposed Redevelopment and Future Use for Each Eligible Property  
 
The proposed redevelopment will remove the existing buildings, conduct site preparation activities, and 

construct three buildings with a total of 149 rental units with rental rates targeted at 100% of the Area Median 

Income (AMI), published by MDHDA and adjusted on an annual basis  

https://www.michigan.gov/mshda/rental/Property-Managers/compliance/Income_Rent_and_Utility_Limits . 
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The property is zoned R-3 Multifamily Residential and is governed by the zoning ordinance of the Charter 

Township of Garfield. A Special Land Use Permit will be required for the proposed development. 

 

The estimated private investment is anticipated at $35,000,000.  The project is located in the Charter Township 

of Garfield, which is not a Qualified Local Governmental Unit (QLGU).  

 

1.2 Eligible Property Information  
 
The Eligible Property includes one parcel, as described below: 

Parcel Number Address Description Acreage Qualifying 
Status 

28-05-021-054-00 2105 N. US 31 South  GA 281 A ALL THAT PART SE1/4 SW1/4 LYING WLY 
US 31 & NLY OLD US 31 EXC N 460' SEC 21 T27N 
R11W 19 A. 

18.98  Housing 
Property 
Part 201 
Facility 

 
1.3 Public Purpose 

 
MCL 125.2664(5):   

 
The development of the Gauthier property into a 149-unit apartment complex for moderate income individuals 

and families will meet a critical community need for affordable and workforce housing and increase property 

taxes.  After the Brownfield obligation is met, the project is estimated to generate property taxes at over 

$769,500 per year. 

 

1.4 Housing Needs and Job Growth Data MCL 125.2652(o)(ii) 
 
Housing Need  

Housing North, a regional not-for-profit organization focused on housing solutions, issued a 10-county regional 

Housing Needs Assessment of Northern Michigan, which includes Grand Traverse County.   The Grand Traverse 

County Housing Needs Assessment showed an overall housing gap of 11,361 units, with a gap of 3,569 rental 

units and a gap of 7,792 for sale units over the period 2022 - 2027.  Low-income and workforce (less than or 

equal to 120% of Area Median Income) housing gap is particularly acute, with a gap of 3,379 rental units and 

5,751 for sale units. 

 

The following is a summary conclusion from the Grand Traverse County Housing Needs Assessment: 

 



Brownfield Plan  Gauthier Redevelopment 
DRAFT: April 19, 2024  Grand Traverse County Brownfield Redevelopment Authority 
  Page 3 
 
 

“The county’s housing market has availability and affordability issues, particularly among housing that 

serves lower income households. These housing challenges expose the county to losing residents to 

surrounding areas, making the community vulnerable to the existing housing stock becoming neglected, 

discouraging potential employers coming to the area, and creating challenges for local employers to 

retain and attract workers. There are housing gaps for both rental and for-sale housing alternatives at 

a variety of rents and price points. As such, county housing plans should encourage and support the 

development of a variety of product types at a variety of affordability levels.” 

Source: Housing Needs Assessment Northern Michigan, Appendix G Grand Traverse County, Bowen National 

Research/Housing North, 2023. 

 

Job Growth Data  

According to the University of Michigan Department of Economics, Grand Traverse County is projected to see 

employment gains of 6.7 percent by 2050, the eleventh highest county employment growth rate in Michigan. 

Source:  The Economic and Demographic Outlook for Michigan through 2050, Jacob T. Burton, Gabriel M. 

Ehrlich, Donald R. Grimes, Kyle W. Henson, Daniil Manaenkov, and Michael R. McWilliams University of Michigan 

 

2.0 INFORMATION REQUIRED BY SECTION 13(2) OF THE STATUTE 
 

2.1 Description of Project and Plan Costs MCL 125.2663(2)(a):   
 
The project includes the development of 149 workforce housing units.  The Brownfield Plan includes EGLE 

Environmental and MSHDA Housing Development Eligible Activities: 

EGLE Environmental Eligible Activities include: 

 Baseline Environmental Assessment Activities 
o Phase I Environmental Site Assessment 
o Phase II Environmental Site Assessment 
o Baseline Environmental Assessment 

 Due Care Activities 

o Due Care Investigation, Planning and Documentation 
o Due Care Response Activities 

MSHDA Housing Development Eligible Activities include: 

 Lead and Asbestos Abatement 

 Demolition 

 Housing Financing Gap  
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 Site Preparation 

 Infrastructure 

 

Other Eligible Activities include: 

 Brownfield Plan and/or Act 381 Work Plan Development and Implementation. 

 GTCBRA Administrative and Operation Costs 

 State Brownfield Redevelopment Fund (SBRF) 

 Local Brownfield Revolving Fund (LBRF) 

 

Eligible Activities Environmental Housing TOTAL 

ELIGIBLE ACTIVITY SUBTOTAL $253,000  $9,676,575 $9,929,575  

Brownfield Plan Development and Approval $5,000  $25,000 $30,000  

Brownfield Plan Implementation $5,000  $45,000 $50,000  

TOTAL ELIGIBLE ACTIVITY $263,000  $9,746,575 $10,009,575  

Administrative and Operating Cost (Local Only)   $196,277  

State Brownfield Redevelopment Fund   $798,818 

Local Brownfield Revolving Fund     $359,200 

Total Obligation   $11,363,870  
 
 

Additional detail is provided in Table 1.1: EGLE Environmental Eligible Activities and Table 1.2 MSHDA Housing 

Development Eligible Activities. 

The cost of Eligible Activities included in and authorized by this Brownfield Plan will be reimbursed with 

incremental applicable local and state tax revenue generated by the increased private investment on the Eligible 

Property and captured by the GTCBRA, subject to any limitation and conditions described in this Brownfield Plan 

and the terms of a Reimbursement Agreement between the Developer and the GTCBRA.  State tax capture 

requires approval of an Act 381 Work Plan by EGLE for Environmental Eligible Activities, and MSHDA for Housing 

Development Activities, with exemptions for certain Eligible Activities, including Baseline Environmental 

Assessment, Due Care Investigation and Planning, and Pre-Demolition Surveys, as well as Asbestos Abatement 

and Demolition not to exceed $250,000. 

The Eligible Activity costs included in this Brownfield Plan are estimated and may increase or decrease depending 

on the nature and extent of unknown conditions encountered on the Eligible Property or other circumstances. 

Reimbursement will be based on the actual cost of Eligible Activities approved under this Brownfield Plan and 
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an Act 381 Work Plan if applicable, from available Brownfield Tax Increment Financing (TIF) revenues captured 

by the Authority and shall be governed by the terms and conditions of the Reimbursement Agreement and 

Section 2 of Act 381 of 1996, as amended (MCL 125.2652). This Brownfield Plan and the Reimbursement 

Agreement establish the maximum Eligible Activity cost. Line-item Eligible Activity may be adjusted after the 

adoption of this Brownfield Plan with the approval of the Authority, as long as the total maximum Eligible Activity 

cost is not exceeded. 

2.2 Summary of Eligible Activities MCL 125.2663(2)(b):  

Act 381 provides for the costs of certain Environmental and Housing Development Eligible Activities to be 

reimbursed through tax increment financing.  The following is a summary of Eligible Activities: 

EGLE Eligible Activities 
 
1. Baseline Environmental Assessment (BEA) Activities:  BEA Activities include a Phase I Environmental Site 

Assessment (ESAs), Phase II ESA, and a Baseline Environmental Assessment to provide an exemption for the 

developer from environmental liability for pre-existing contamination.  Act 381 includes provisions for 

Baseline Environmental Activities to be conducted prior to the approval of a Brownfield Plan for local tax 

capture (Section 13b.(9)(b)) and for State tax capture without EGLE approval (Section 13b.(8)(a-b)), as long 

as included in a subsequent Brownfield Plan. 

A. Phase I ESA: A Phase I ESA has been conducted for the Eligible Property with ASTM Standard E1527-

21 in August 2023. The Phase I ESA includes a review of historical and current information, including 

regulatory agency files, historical maps, and past uses to evaluate the potential for contamination, 

a site inspection of both the grounds and the exterior and interior of buildings on the property, and 

interviews with individuals knowledgeable about the past use of the property to identify any 

Recognized Environmental Conditions (RECs).  The Phase I report identified the following REC: 

1. The historical use of the property as an orchard, with the potential for residual pesticides, lead 

and/or arsenic remaining in on-site soils. 

B. Phase II ESA: A Phase II Environmental Site Assessment was conducted for the Eligible Property in 

October 2023 to investigate the REC as part of the environmental due diligence process for property 

acquisition.  Analysis of the soil samples identified the presence of arsenic exceeding EGLE Generic 

Cleanup Criteria for Direct Contact and Drinking Water Protection.  As a result, the property does 

qualify as Brownfield Eligible Property as a Part 201 Facility, along with the qualification as Housing 

Property. 
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C. Baseline Environmental Assessment: A Baseline Environmental Assessment (BEA) has been prepared 

on behalf of Keel Capital, LLC to provide an exemption from environmental liability for pre-existing 

contamination. 

 

2. Due Care Investigation and Activities:  While the BEA provides an exemption from environmental liability 

for pre-existing contamination, new purchasers have due care obligations to prevent exposure to or 

exacerbation of pre-existing contamination.  Act 381 includes provisions for Due Care Investigation 

Activities to be conducted prior to the approval of a Brownfield Plan for local tax capture (Section 

13b.(9)(b)) and for state tax capture without EGLE approval (Section 13b.(8)(a,c)), as long as included in 

a subsequent Brownfield Plan.  There are three primary due care activities proposed under this 

Brownfield Plan:    

A. Due Care Investigation: Due to the presence of contaminated soils on the Eligible Property, additional 

investigation may be required to determine if exposure pathways are complete and if mitigation 

measures are required.  

B. Due Care Planning and Documentation: Following the completion of the due care investigation and 

determination of the redevelopment details of each future land use, the data summary and 

recommendations for meeting due care obligations will be included in a Response Activity Plan/Due 

Care Plan.  The Response Activity Plan/Due Care Plan will describe the known contamination, 

proposed redevelopment activities, plans for mitigating unacceptable exposures and preventing 

exacerbation, recommendations for filing abandon container notices, notices to third parties who 

may be exposed to contamination (e.g., utility workers), and filing of Notices of Migration of 

Contamination, if necessary.  In addition, an Environmental Construction Management Plan will be 

prepared to detail measures to protect on-site workers and construction measures to meet due care 

obligations.  Once the due care measures are completed, Documentation of Due Care Compliance 

will be compiled. 

C. Due Care Exposure Pathway Mitigation: The Response Activity Plan/Due Care Plan and Environmental 

Construction Management Plan will identify specific measures to be taken to address due care 

requirements. These activities could include soil remediation; developing and implementing a soils 

management plan to safely relocate soils on the property or remove soils for transport and disposal 

to a licensed landfill; and/or institutional controls if necessary.  These measures will be subject to 

approval of an Act 381 Work Plan by the EGLE for State tax capture. 

 



Brownfield Plan  Gauthier Redevelopment 
DRAFT: April 19, 2024  Grand Traverse County Brownfield Redevelopment Authority 
  Page 7 
 
 
Other Activities  

Brownfield Plan and Work Plan Preparation and Implementation:  The preparation and implementation of the 

Brownfield Plan and Act 381 Work Plans are included as Eligible Activities.  These costs are allocated between 

EGLE Environmental Eligible Activities and MSHDA Housing Development Eligible Activities. 

Administrative and Operating Costs:  An estimate of reasonable and actual administrative and operating costs 

of the Grand Traverse County Brownfield Redevelopment Authority (GTCBRA) is included as Eligible Activities as 

a Local Only Cost.  

State Brownfield Redevelopment Fund (SBRF):  Act 381 requires 50% of the State Education Tax to be captured 

and transferred to the State for deposit in the State Brownfield Redevelopment Fund. 

Local Brownfield Revolving Fund (LBRF): Act 381 provides for the capture of State taxes in an amount equal to 

or less than State taxes for EGLE Environmental Eligible Activities and local taxes included in the Brownfield Plan 

during capture, for not more than 5 years after capture, or both. 

The following tables estimate the costs for Environmental Eligible Activities to be funded by tax increment 

revenues.   

EGLE Environmental Eligible Activity Cost 
Eligible Activities Estimated Cost 

Baseline Environmental Assessment $36,000 

Due Care Activities $184,000 

Contingency (15%) $33,000 

EGLE Eligible Activities Subtotal $253,000 

Brownfield Plan/Work Plan Development, Approval, 
Implementation 

$10,000 

ENVIRONMENTAL ELIGIBLE ACTIVITIES TOTAL $263,000 

 

MSDHA Housing Development Eligible Activities  

MSHDA Housing Development Eligible Activities are included under this Brownfield Plan under the auspices of 

Act 381.  The MSHDA Housing Development Eligible Activities include Lead and Asbestos Abatement, Demolition, 

Site Preparation, and Housing Financing Gap.  

1. Lead and Asbestos Abatement:  NESHAP and MIOSHA regulations require a lead and asbestos survey 

prior to disturbance of certain buildings to demonstrate Potential Asbestos Containing Materials 

(PACMs) do not contain asbestos by properly testing materials in accordance with OSHA standards.  
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Demolition or remodeling buildings that contain lead, cadmium and/or asbestos is subject to regulations 

to protect the health of the persons that may be affected.   

Lead and Asbestos Abatement Total 
 Pre-Demolition Survey $4,000 
 Monitoring $4,000 
 Abatement $22,000 
TOTAL $30,000 

,, 

2. Demolition:  In preparation for redevelopment, all existing buildings and existing site appurtenances will 

be removed.  The scope of work includes engineering specifications, contractor procurement and site 

demolition and selective demolition of the on-site buildings.    

Demolition Total 
 Site Demolition $20,000 
 Building Demolition $200,000 
 Engineering/Inspections $8,000 
TOTAL $238,000 

 

3. Housing Financing Gap: Act 381 provides for reimbursement from Brownfield TIF revenues of the 

financing gap between development costs and revenues for housing for qualified households with 

incomes not more than 120% of the Area Median Income (AMI). 

The Gauthier Redevelopment Brownfield Plan includes the following costs related to the financing gap 

between development costs and revenues for the 149 residential units for qualified households of not 

more than 100% AMI, less than the 120% AMI rent requirement under Act 381.   

The proposed Housing Financing Gap is less than calculated under the Grand Traverse County Brownfield 

Redevelopment Authority Potential Rent Loss calculation, provided in the Appendix. 

Housing Development Eligible Activities Total 

 
Financing Gap between Development and 
Qualified Income  

$6,500,000 

TOTAL $6,500,000 

 

4. Site Preparation:  Site preparation will consist of clearing and grubbing, subbase preparation, excavation 

for unstable soils and fill, land balancing and grading, geotechnical engineering, special foundations, 

relocation of active utilities, and temporary site and erosion control. 
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Site Preparation Total 
 Earthwork  $530,000 
 Geotech, Special Foundations $8,000 
 Retaining Walls $60,000 
 Staking, Temp Facilities $58,000 
 Architectural/Engineering $57,600 
TOTAL $713,600 

 

5. Infrastructure: Infrastructure costs will include a stormwater management system for the 

collection and infiltration of stormwater from impervious surfaces, including buildings and parking. 

Infrastructure Total 
 Utilities $767,000 
 Roads, Parking, Curb Gutter, Sidewalks $675,000 
 Stormwater Management System $216,000 
 Architectural/Engineering $132,640 
TOTAL $1,790,640 

 

A contingency of 15% is budgeted for abatement, demolition, site preparation, and infrastructure. 

 

Other Activities  

Brownfield Plan and Work Plan Preparation and Implementation:  The preparation and implementation of the 

Brownfield Plan and Act 381 Work Plans are included as Eligible Activities.  These costs are allocated between 

EGLE Environmental Eligible Activities and MSHDA Housing Development Eligible Activities. 

Administrative and Operating Costs:  An estimate of reasonable and actual administrative and operating costs 

of the Grand Traverse County Brownfield Redevelopment Authority (GTCBRA) is included as Eligible Activities 

for Local Only capture.  

State Brownfield Redevelopment Fund (SBRF):  Act 381 requires 50% of the State Education Tax to be captured 

and transferred to the State for deposit in the State Brownfield Redevelopment Fund. 

Local Brownfield Revolving Fund (LBRF): Act 381 provides for the capture of State taxes in an amount equal to 

or less than State taxes for EGLE Environmental Eligible Activities and local taxes included in the Brownfield Plan 

during capture, for not more than 5 years after capture, or both. 
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2.3 Estimate of Captured Taxable Value and Tax Increment Revenues MCL 125.2663(2)(c):   

Act 381 defines Initial Taxable Value as taxable value of an Eligible Property identified in and subject to a 

Brownfield Plan at the time the resolution adding that Eligible Property in the Brownfield Plan is adopted, as 

shown either by the most recent assessment roll for which equalization has been completed at the time the 

resolution is adopted or, if provided by the Brownfield Plan, by the next assessment roll for which equalization 

will be completed following the date the resolution adding that Eligible Property in the Brownfield Plan is 

adopted. 

The taxable value as of December 31, 2023 is $324,252.  As provided in this Brownfield Plan, the Initial Taxable 

Value will be established by the taxable value as of December 31, 2023. 

 

The EGLE Environmental and MSHDA Housing Development Eligible Activity costs total $9,929,575 and $80,000 

in Brownfield Plan/Work Plan Development and Implementation, for a total of $10,009,575. The Brownfield Plan 

also includes GTCBRA Administrative and Operating Costs, estimated at $196,277 and capture of 50% of the 

State Education Tax for the State Brownfield Fund as required by Act 381, estimated at $798,818 for this 

Brownfield Plan.  The Brownfield Plan also provides for deposits into the Local Brownfield Revolving Fund 

(“LBRF”) for during the period of capture, with State tax capture limited to an amount equal to State tax capture 

for EGLE Environmental Eligible Activities if available.  LBRF deposits from local and state taxes are estimated at 

$359,200. The overall investment for the Project is estimated at over $35 million.  

Table 2 identifies taxable values for real and personal property, including tax increment revenues for the Eligible 

Property.  In addition, 3 mils are captured and distributed to the State for the State Brownfield Redevelopment 

Fund for the time period in which State taxes are captured for Environmental Eligible Activities.  In accordance 

with Act 381, this share does not affect the State and local ratio.  The Brownfield Plan proposes a capture period 

of twenty (20) years from the first year of capture, estimated to be 2027.   

 

Redevelopment of the property will begin in Fall 2024, with initial asbestos abatement and demolition.  The 

actual tax increment captured will be based on taxable value set through the property assessment process by 

the local unit of government and equalized by the County and the millage rates set each year by the taxing 

jurisdictions.  The estimated tax increment captured by the Authority is detailed in Table 2. 
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2.4 Method of Financing and Description of Advances Made by the 
Municipality 

 

MCL 125.2663(2)(d):   

 

The Eligible Activities are to be financed solely by the Developer.  The GCBRA will reimburse the Developer for 

the cost of approved Eligible Activities, but only from tax increment revenues generated and captured from the 

Eligible Property.  No advances have been or shall be made by the Township or the GTCBRA for the costs of 

Eligible Activities under this Brownfield Plan. 

2.5 Maximum Amount of Note or Bond Indebtedness MCL 125.2663(2)(e):   

The maximum amount of Eligible Activities is anticipated to be $10,009,575.   

 
2.6 Beginning Date and Duration of Capture 

 
MCL 125.2663(2)(f):   

The beginning date of capture is 2027.  The duration of Brownfield Plan capture will be 20 years.   

2.7 Estimated Impact of Tax Increment Financing on Tax Revenues of Taxing Jurisdictions MCL 125.2663(2)(g):   

Table 2.1 and 2.2 identify annual and total tax revenues projected for capture from the increase in property tax 

valuations.  Individual tax levies within each taxing jurisdiction are also presented on Table 2.1.  The taxing 

jurisdictions will continue to receive their tax allocation for the project once the Brownfield obligation is met 

and beyond the duration of the Brownfield Plan.   

 

The total tax capture is estimated at $9,929,575 for Eligible Activities, $80,000 in Brownfield Plan development, 

approval and implementation, an estimated $196,277 for Administrative and Operating Costs, an estimated 

$798,818 for the State Brownfield Fund and an estimated $359,200 for the LBRF for a total capture of 

$11,363,870. After the Brownfield obligation is met, tax revenues in an amount estimated at $769,504 per year 

on into the future. 

2.8 Legal Description, Location, and Determination of Eligibility MCL 125.2663(2)(h):   
 

Legal Description:  The legal description of the Eligible Property follows:  

Parcel Number Address Description Acreage Qualifying 
Status 

28-05-021-054-00 2105 N. US 31 South  GA 281 A ALL THAT PART SE1/4 SW1/4 LYING WLY 
US 31 & NLY OLD US 31 EXC N 460' SEC 21 T27N 
R11W 19 A. 

18.98  Housing 
Property 
Part 201 
Facility 

 



Brownfield Plan  Gauthier Redevelopment 
DRAFT: April 19, 2024  Grand Traverse County Brownfield Redevelopment Authority 
  Page 12 
 
 
Location:  The Eligible Property is located at 2015 N. US 31 South in the Charter Township of Garfield, Grand 

Traverse County, Michigan.  Figure 1 depicts the location of the Eligible Property and Figure 2 depicts the Eligible 

Property boundaries.  

 

Eligibility Determination:  The property qualifies under the definition of “Housing Property” in Act 381 as 

property on which 1 or more residential housing units are proposed to be construction.  In addition, A Phase II 

Environmental Site Assessment was conducted for the Eligible Property in October 2023 to investigate the REC 

as part of the environmental due diligence process for property acquisition.  Analysis of the soil samples 

identified the presence of arsenic exceeding EGLE Generic Cleanup Criteria for Direct Contact and Drinking Water 

Protection.  As a result, the property also qualifies as Brownfield Eligible Property as a Part 201 Facility. 

 

2.9 Estimate of Number of Persons Residing on Eligible Property MCL 125.2663(2)(i):   
 
There are currently four residential dwellings or residences that occupy the Eligible Property.   

 

2.10 Plan for Residential Relocation MCL 125.2663(2)(j):   
 
The leases for the rental houses are on a month-to-month lease and expire at various times, but on or before 

September 30, 2024.  Residents have been informed of the property acquisition and that the leases will not be 

renewed. Assistance will be provided as necessary to relocation assistance.    

 

2.11 Provision of Costs of Relocation MCL 125.2663(2)(k):   
 
Costs for relocation will be borne by the current lessees. 

 

2.12 Strategy to Comply with Relocation Assistance Act, 1972 PA 227 MCL 125.2663(2)(l):   
 

Relocation arrangements have been made by the current lessees. 

2.13 Other Material Required by the Authority or Governing Body MCL 125.2663(2)(m):   
 

None   
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Figure 4:  Site Plan

Date: April 2024
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Source:  Gosling Czubak Engineering 
Services, Inc., Traverse City, Michigan



Figure 5:  Conceptual Elevations

Date: April 2024

Source:  Keel Capital
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Department Specific Activities
BEA Actiivities
  Phase I ESA $3,000
  Phase II ESA $30,000
  Baseline Environmental Assessment $3,000

BEA Subtotal $36,000

Due Care Activities
  Due Care Investigation $30,000
  Section 7A Compliance Analysis $4,000
  Due Care Measures
    Soil Removal, Transport and Disposal $150,000

Due Care Subtotal $184,000
Environmental Subtotal $220,000

Contingency (15%) $33,000
EGLE Eligible Activities Subtotal $253,000

Brownfield Plan/Act 381 Work Plan Preparation $5,000

Brownfield Plan/Act 381 Work Plan Implementation $5,000

EGLE Environmental Eligible Activities Total Costs $263,000

GAUTHIER PROJECT
GRAND  TRAVERSE COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY

Table 1.1 EGLE Environmental Eligible Activities Costs 

EGLE Environmental Eligible Activities Cost



Qualified Rehabilitation
Subtotal $0

Public Infrastructure Improvements
  Utilities
  Roads, Curb and Gutter, Sidewalks
  Stormwater Management 
  Architectural/Engineering Costs (8%)

Subtotal $0
Demolition 
  Asbestos Abatement $30,000
   Site Demolition $20,000
   Building Demolition $200,000
  Engineering/Inspections/CM $8,000

Subtotal $258,000
Financing Gap
Financing Gap between Development and Qualified Income $6,500,000

Subtotal $6,500,000
Infrastructure Improvements
  Utilities $767,000
  Roads, Curb and Gutter, Sidewalks $675,000
  Stormwater Management $216,000
  Architectural/Engineering Costs (8%) $132,640

Subtotal $1,790,640
Site Preparation
  Clearing and Grubbing $30,000
   Cut and Fill Operations $100,000
   Geotechnical Engineering $8,000
   Grading and Land Balancing $400,000
   Retaining Walls $60,000
   Staking $8,000
   Temporary Facilities, Site Control, Protection $50,000
   Soft Costs $57,600

Subtotal $713,600
Property Acquisition/Assistance $0

Subtotal $0
Private MSHDA Eligible Activities Subtotal $9,262,240

Contingency (15%) $414,335
Private MSHDA Eligible Activities Subtotal $9,676,575

Brownfield Plan/Act 381 Work Plan Preparation $25,000
Private MSHDA Eligible Activities SubTotal $9,701,575

Brownfield Plan/Act 381 Work Plan Implementation $45,000
Public Eligible Activities Total $45,000

MSHDA Eligible Activities Total Costs $9,746,575

Table 1.3 MSHDA Housing Development Eligible Activities Costs 
GAUTHIER PROJECT

GRAND TRAVERSE COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY

MSHDA Housing Development Eligible Activities Cost



Table 2.1 - Annual Revenue and Brownfield Capture Estimates
Gauthier Redevelopment

Grand Traverse County Brownfield Redevelopment Authority

100.00%

2.30%
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

Capture Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14
2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040

324,252$                 324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   
-$                          -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            

324,252$                 324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   

-$                          -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            
10555000

Annual Value Additions 21,110,000$                       -$                            21,110,000$             
Cumulative Value Additions $21,110,000.00 -$                            -$                            21,110,000$             21,595,530$             22,092,227$             22,600,348$             23,120,156$             23,651,920$             24,195,914$             24,752,420$             25,321,726$             25,904,126$             26,499,920$             27,109,419$             27,732,935$             28,370,793$             

324,252$                 331,710$                   339,339$                   10,894,339$             11,144,909$             11,401,242$             11,663,470$             11,931,730$             12,206,160$             12,486,902$             12,774,100$             13,067,905$             13,368,467$             13,675,941$             13,990,488$             14,312,269$             14,641,451$             
10,570,087$             10,820,657$             11,076,990$             11,339,218$             11,607,478$             11,881,908$             12,162,650$             12,449,848$             12,743,653$             13,044,215$             13,351,689$             13,666,236$             13,988,017$             14,317,199$             

Total School Revenue
53.54% 24.0000 7,782$                      7,961$                       8,144$                       261,464$                   267,478$                   273,630$                   279,923$                   286,362$                   292,948$                   299,686$                   306,578$                   313,630$                   320,843$                   328,223$                   335,772$                   343,494$                   351,395$                   

Total Local Revenue
46.46% 20.8226 6,752$                      6,907$                       7,066$                       226,848$                   232,066$                   237,403$                   242,864$                   248,450$                   254,164$                   260,010$                   265,990$                   272,108$                   278,366$                   284,769$                   291,318$                   298,019$                   304,873$                   

Total Revenue
44.8226 14,534$                   14,868$                     15,210$                     488,313$                   499,544$                   511,033$                   522,787$                   534,811$                   547,112$                   559,695$                   572,568$                   585,737$                   599,209$                   612,991$                   627,090$                   641,513$                   656,268$                   

School Capture 61.95%
State Education Tax (SET) 25.00% 6.0000 -$                     -$                            -$                            63,421$                     64,924$                     66,462$                     68,035$                     69,645$                     71,291$                     72,976$                     74,699$                     76,462$                     78,265$                     80,110$                     81,997$                     83,928$                     85,903$                     
School Operating Tax 75.00% 18.0000 -$                     -$                            -$                            190,262$                   194,772$                   199,386$                   204,106$                   208,935$                   213,874$                   218,928$                   224,097$                   229,386$                   234,796$                   240,330$                   245,992$                   251,784$                   257,710$                   

School Total 24.0000 -$                     -$                            -$                            253,682$                   259,696$                   265,848$                   272,141$                   278,579$                   285,166$                   291,904$                   298,796$                   305,848$                   313,061$                   320,441$                   327,990$                   335,712$                   343,613$                   

Local Capture 38.05%

TWP Allocated 11.87% 1.7500 -$                     -$                       -$                       18,498$                     18,936$                     19,385$                     19,844$                     20,313$                     20,793$                     21,285$                     21,787$                     22,301$                     22,827$                     23,365$                     23,916$                     24,479$                     25,055$                     
COUNTY Allocated 32.06% 4.7268 -$                     -$                       -$                       49,963$                     51,147$                     52,359$                     53,598$                     54,866$                     56,163$                     57,490$                     58,848$                     60,237$                     61,657$                     63,111$                     64,598$                     66,119$                     67,675$                     
Animal Control 0.25% 0.0370 -$                       -$                       391$                           400$                           410$                           420$                           429$                           440$                           450$                           461$                           472$                           483$                           494$                           506$                           518$                           530$                           
Veterans 0.77% 0.1135 -$                       -$                       1,200$                       1,228$                       1,257$                       1,287$                       1,317$                       1,349$                       1,380$                       1,413$                       1,446$                       1,481$                       1,515$                       1,551$                       1,588$                       1,625$                       
Roads 6.60% 0.9734 -$                     -$                       -$                       10,289$                     10,533$                     10,782$                     11,038$                     11,299$                     11,566$                     11,839$                     12,119$                     12,405$                     12,697$                     12,997$                     13,303$                     13,616$                     13,936$                     
COA 3.21% 0.4739 -$                     -$                       -$                       5,009$                       5,128$                       5,249$                       5,374$                       5,501$                       5,631$                       5,764$                       5,900$                       6,039$                       6,182$                       6,327$                       6,476$                       6,629$                       6,785$                       
COA - Senior Center 0.64% 0.0945 -$                     -$                       -$                       999$                           1,023$                       1,047$                       1,072$                       1,097$                       1,123$                       1,149$                       1,177$                       1,204$                       1,233$                       1,262$                       1,291$                       1,322$                       1,353$                       
Conservation District 0.65% 0.0958 -$                     -$                       -$                       1,013$                       1,037$                       1,061$                       1,086$                       1,112$                       1,138$                       1,165$                       1,193$                       1,221$                       1,250$                       1,279$                       1,309$                       1,340$                       1,372$                       
TADL 6.13% 0.9044 -$                     -$                       -$                       9,560$                       9,786$                       10,018$                     10,255$                     10,498$                     10,746$                     11,000$                     11,260$                     11,525$                     11,797$                     12,075$                     12,360$                     12,651$                     12,948$                     
BATA 3.25% 0.4788 -$                     -$                       -$                       5,061$                       5,181$                       5,304$                       5,429$                       5,558$                       5,689$                       5,823$                       5,961$                       6,102$                       6,246$                       6,393$                       6,543$                       6,697$                       6,855$                       
REC AUTHORITY 1.02% 0.1500 -$                     -$                       -$                       1,586$                       1,623$                       1,662$                       1,701$                       1,741$                       1,782$                       1,824$                       1,867$                       1,912$                       1,957$                       2,003$                       2,050$                       2,098$                       2,148$                       
NMC 13.96% 2.0574 -$                     -$                       -$                       21,747$                     22,262$                     22,790$                     23,329$                     23,881$                     24,446$                     25,023$                     25,614$                     26,219$                     26,837$                     27,470$                     28,117$                     28,779$                     29,456$                     
ISD 19.58% 2.8871 -$                     -$                       -$                       30,517$                     31,240$                     31,980$                     32,737$                     33,512$                     34,304$                     35,115$                     35,944$                     36,792$                     37,660$                     38,548$                     39,456$                     40,385$                     41,335$                     

Local Total 100.00% 14.7426 -$                     -$                       -$                       155,831$                   159,525$                   163,304$                   167,170$                   171,124$                   175,170$                   179,309$                   183,543$                   187,875$                   192,306$                   196,839$                   201,476$                   206,220$                   211,073$                   

Total Capture 0.2394
TOTAL 38.7426 -$                     -$                       -$                       409,513$                   419,220$                   429,151$                   439,311$                   449,704$                   460,336$                   471,213$                   482,339$                   493,722$                   505,367$                   517,279$                   529,466$                   541,932$                   554,686$                   

83.86%
Non-Capturable Millages
TCAPS Debt 3.1000 -$                     -$                       -$                       32,767$                     33,544$                     34,339$                     35,152$                     35,983$                     36,834$                     37,704$                     38,595$                     39,505$                     40,437$                     41,390$                     42,365$                     43,363$                     44,383$                     
Rec Authority Debt 0.2300 -$                     -$                       -$                       2,431$                       2,489$                       2,548$                       2,608$                       2,670$                       2,733$                       2,797$                       2,863$                       2,931$                       3,000$                       3,071$                       3,143$                       3,217$                       3,293$                       
Fire 2.7500 -$                     -$                       -$                       29,068$                     29,757$                     30,462$                     31,183$                     31,921$                     32,675$                     33,447$                     34,237$                     35,045$                     35,872$                     36,717$                     37,582$                     38,467$                     39,372$                     

-$                     -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
-$                     -$                       -$                       64,266$                     65,790$                     67,348$                     68,942$                     70,573$                     72,242$                     73,949$                     75,695$                     77,481$                     79,309$                     81,178$                     83,091$                     85,047$                     87,049$                     

44.8226

Percentage Non-Homestead

Millage Rate

Millage Rate

Millage Rate

Millage Rate

Estimated Taxable Value (TV) Increase Rate:

Plan Year

Revenue Year

*Base Taxable Value - Building

Estimated New TV
Incremental Difference (New TV - Base TV)

Millage Rate

Millage Rate

Millage Rate

*Base Taxable Value - Land
*Base Taxable Value

*Land Value



Table 2.1 - Annual Revenue and Brownfield Capture Estimates
Gauthier Redevelopment

Grand Traverse County Brownfield Redevelopment Authority

100.00%

2.30%

Capture Year

10555000
Annual Value Additions 21,110,000$                       

Cumulative Value Additions $21,110,000.00

Total School Revenue
53.54% 24.0000

Total Local Revenue
46.46% 20.8226

Total Revenue
44.8226

School Capture
State Education Tax (SET) 25.00% 6.0000
School Operating Tax 75.00% 18.0000

School Total 24.0000

Local Capture

TWP Allocated 11.87% 1.7500
COUNTY Allocated 32.06% 4.7268
Animal Control 0.25% 0.0370
Veterans 0.77% 0.1135
Roads 6.60% 0.9734
COA 3.21% 0.4739
COA - Senior Center 0.64% 0.0945
Conservation District 0.65% 0.0958
TADL 6.13% 0.9044
BATA 3.25% 0.4788
REC AUTHORITY 1.02% 0.1500
NMC 13.96% 2.0574
ISD 19.58% 2.8871

Local Total 100.00% 14.7426

Total Capture
TOTAL 38.7426

Non-Capturable Millages
TCAPS Debt 3.1000
Rec Authority Debt 0.2300
Fire 2.7500

44.8226

Percentage Non-Homestead

Millage Rate

Millage Rate

Millage Rate

Millage Rate

Estimated Taxable Value (TV) Increase Rate:

Plan Year

Revenue Year

*Base Taxable Value - Building

Estimated New TV
Incremental Difference (New TV - Base TV)

Millage Rate

Millage Rate

Millage Rate

*Base Taxable Value - Land
*Base Taxable Value

*Land Value

17 18 19 20 21 22 23 24 25 26 27 28 29 30 31
15 16 17 18 19 20 21 22 23 24 25 26 27 28 29

2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055
324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   

-$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            
324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   324,252$                   

-$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            

29,023,321$             29,690,857$             30,373,747$             31,072,343$             31,787,007$             32,518,108$             33,266,025$             34,031,143$             34,813,860$             35,614,578$             36,433,714$             37,271,689$             38,128,938$             39,005,904$             39,903,039$             
14,978,205$             15,322,703$             15,675,126$             16,035,653$             16,404,474$             16,781,776$             17,167,757$             17,562,616$             17,966,556$             18,379,787$             18,802,522$             19,234,980$             19,677,384$             20,129,964$             20,592,953$             
14,653,953$             14,998,451$             15,350,874$             15,711,401$             16,080,222$             16,457,524$             16,843,505$             17,238,364$             17,642,304$             18,055,535$             18,478,270$             18,910,728$             19,353,132$             19,805,712$             20,268,701$             

359,477$                   367,745$                   376,203$                   384,856$                   393,707$                   402,763$                   412,026$                   421,503$                   431,197$                   441,115$                   451,261$                   461,640$                   472,257$                   483,119$                   494,231$                   

311,885$                   319,059$                   326,397$                   333,904$                   341,584$                   349,440$                   357,477$                   365,699$                   374,110$                   382,715$                   391,517$                   400,522$                   409,734$                   419,158$                   428,799$                   

671,362$                   686,803$                   702,600$                   718,760$                   735,291$                   752,203$                   769,504$                   787,202$                   805,308$                   823,830$                   842,778$                   862,162$                   881,992$                   902,277$                   923,030$                   

87,924$                     89,991$                     92,105$                     94,268$                     96,481$                     98,745$                     -$                            -$                            -$                            -$                            -$                            -$                            -$                            118,834$                   121,612$                   
263,771$                   269,972$                   276,316$                   282,805$                   289,444$                   296,235$                   -$                            -$                            -$                            -$                            -$                            -$                            -$                            356,503$                   364,837$                   
351,695$                   359,963$                   368,421$                   377,074$                   385,925$                   394,981$                   

25,644$                     26,247$                     26,864$                     27,495$                     28,140$                     28,801$                     -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
69,266$                     70,895$                     72,561$                     74,265$                     76,008$                     77,791$                     -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

542$                           555$                           568$                           581$                           595$                           609$                           -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
1,663$                       1,702$                       1,742$                       1,783$                       1,825$                       1,868$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

14,264$                     14,599$                     14,943$                     15,293$                     15,652$                     16,020$                     -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
6,945$                       7,108$                       7,275$                       7,446$                       7,620$                       7,799$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
1,385$                       1,417$                       1,451$                       1,485$                       1,520$                       1,555$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
1,404$                       1,437$                       1,471$                       1,505$                       1,540$                       1,577$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

13,253$                     13,565$                     13,883$                     14,209$                     14,543$                     14,884$                     -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
7,016$                       7,181$                       7,350$                       7,523$                       7,699$                       7,880$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
2,198$                       2,250$                       2,303$                       2,357$                       2,412$                       2,469$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

30,149$                     30,858$                     31,583$                     32,325$                     33,083$                     33,860$                     -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       
42,307$                     43,302$                     44,320$                     45,360$                     46,425$                     47,515$                     -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

216,037$                   221,116$                   226,312$                   231,627$                   237,064$                   242,627$                   

567,732$                   581,079$                   594,733$                   608,701$                   622,990$                   637,607$                   -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

45,427$                     46,495$                     47,588$                     48,705$                     49,849$                     51,018$                     52,215$                     53,439$                     54,691$                     55,972$                     57,283$                     58,623$                     59,995$                     61,398$                     62,833$                     
3,370$                       3,450$                       3,531$                       3,614$                       3,698$                       3,785$                       3,874$                       3,965$                       4,058$                       4,153$                       4,250$                       4,349$                       4,451$                       4,555$                       4,662$                       

40,298$                     41,246$                     42,215$                     43,206$                     44,221$                     45,258$                     46,320$                     47,406$                     48,516$                     49,653$                     50,815$                     52,005$                     53,221$                     54,466$                     55,739$                     
-$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

89,096$                     91,191$                     93,333$                     95,525$                     97,768$                     100,062$                   102,409$                   104,809$                   107,265$                   109,778$                   112,348$                   114,977$                   117,667$                   120,419$                   123,234$                   



Table 2.2 - Tax Increment Revenue Reimbursement Allocation Table
Gauthier Redevelopment

Grand Traverse County Brownfield Redevelopment Authority

Maximum 
Reimbursement Proportionality

School & Local 
Taxes

State Brownfield 
Fund

LBRF Local-Only Taxes Total
Estimated Capture 10,009,575$           

State 61.9% 6,200,663$         798,818$                162,921$                7,162,402$             Administrative Fees 196,277$                
Local 38.1% 3,808,912$         -$                         196,278$                196,277$                4,201,468$             State Revolving Fund 798,818$                

TOTAL 100.0% 10,009,575$       798,818$                359,200$                11,363,870$             Local Eligible Activities 20 LBRF 359,200$                
EGLE Environmental 263,000$               State Eligible Activities 20 TOTAL 11,363,870$           
MSF Non-Environmental -$                       LBRF 20
MSHDA Housing 9,746,575$         

TOTAL 10,009,575$       

Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16
Capture Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14
Calendar Year notes 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040
Total State Incremental Revenue -$                            -$                          -$                         253,682$                259,696$                265,848$                272,141$                278,579$                285,166$                291,904$                298,796$                305,848$                313,061$                320,441$                327,990$                335,712$                343,613$                
State Brownfield Revolving Fund (50% of SET) 798,817$                -$                            -$                          -$                         31,710$                   32,462$                   33,231$                   34,018$                   34,822$                   35,646$                   36,488$                   37,350$                   38,231$                   39,133$                   40,055$                   40,999$                   41,964$                   42,952$                   
LBRF Allocation 5.0% 162,921$                -$                         11,099$                   11,362$                   11,631$                   11,906$                   12,188$                   12,476$                   12,771$                   13,072$                   13,381$                   13,696$                   14,019$                   14,350$                   14,687$                   15,033$                   
State TIR Available for Reimbursement -$                            -$                          -$                         210,873$                215,872$                220,986$                226,217$                231,569$                237,044$                242,645$                248,374$                254,236$                260,232$                266,366$                272,641$                279,061$                285,628$                

Total Local Incremental Revenue -$                            -$                          -$                         155,831$                159,525$                163,304$                167,170$                171,124$                175,170$                179,309$                183,543$                187,875$                192,306$                196,839$                201,476$                206,220$                211,073$                
BRA Administrative Fee 5% 196,277$                -$                            -$                          -$                         7,792$                     7,976$                     8,165$                     8,358$                     8,556$                     8,759$                     8,965$                     9,177$                     9,394$                     9,615$                     9,842$                     10,074$                   10,311$                   10,554$                   
LBRF Allocation 5% 196,277$                -$                            -$                         7,792$                     7,976$                     8,165$                     8,358$                     8,556$                     8,759$                     8,965$                     9,177$                     9,394$                     9,615$                     9,842$                     10,074$                   10,311$                   10,554$                   
Local TIR Available for Reimbursement -$                            -$                          -$                         140,248$                143,572$                146,973$                150,453$                154,012$                157,653$                161,378$                165,189$                169,087$                173,075$                177,155$                181,328$                185,598$                189,965$                

Total State & Local TIR Available -$                            -$                          -$                         351,121$                359,444$                367,959$                376,670$                385,581$                394,697$                404,023$                413,563$                423,323$                433,307$                443,521$                453,970$                464,659$                475,594$                
$10,009,575

% Allocation 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Reimbursement Phase I -$                      -$                     351,121$                359,444$                367,959$                376,670$                385,581$                394,697$                404,023$                413,563$                423,323$                433,307$                443,521$                453,970$                464,659$                475,594$                
Reimbursement Balance 10,009,575$         10,009,575$       10,009,575$      9,658,454$            9,299,010$            8,931,051$            8,554,381$            8,168,800$            7,774,102$            7,370,079$            6,956,516$            6,533,193$            6,099,886$            5,656,365$            5,202,395$            4,737,737$            4,262,143$            

EGLE Environmental Costs 263,000$               -$                          -$                         9,226$                    9,444$                    9,668$                    9,897$                    10,131$                  10,371$                  10,616$                  10,866$                  11,123$                  11,385$                  11,653$                  11,928$                  12,209$                  12,496$                  
      State Tax Reimbursement 2.63% 162,921$                -$                      -$                     5,541$                     5,672$                     5,806$                     5,944$                     6,084$                     6,228$                     6,375$                     6,526$                     6,680$                     6,838$                     6,999$                     7,164$                     7,332$                     7,505$                     
      Local Tax Reimbursement 2.63% 100,079$                -$                      -$                     3,685$                     3,772$                     3,862$                     3,953$                     4,047$                     4,142$                     4,240$                     4,340$                     4,443$                     4,548$                     4,655$                     4,764$                     4,877$                     4,991$                     
      Total EGLE Reimbursement Balance 263,000$             263,000$            253,774$                244,330$                234,662$                224,765$                214,634$                204,263$                193,648$                182,781$                171,659$                160,274$                148,620$                136,692$                124,483$                111,987$                

State EGLE Balance to Be Reimbursed 162,921$             162,921$            157,381$                151,709$                145,902$                139,959$                133,874$                127,646$                121,270$                114,744$                108,064$                101,227$                94,228$                  87,064$                  79,732$                  72,227$                  
Local EGLE Balance to Be Reimbursed 100,079$             100,079$            96,394$                  92,621$                  88,760$                  84,806$                  80,760$                  76,617$                  72,377$                  68,037$                  63,594$                  59,047$                  54,392$                  49,628$                  44,751$                  39,760$                  

MSHDA Housing Development Costs 9,746,575$            -$                          -$                         341,895$                350,000$                358,291$                366,773$                375,450$                384,327$                393,407$                402,697$                412,200$                421,922$                431,868$                442,042$                452,450$                463,097$                
      State Tax Reimbursement 97.37% 6,037,741$            -$                      -$                     205,333$                210,200$                215,180$                220,274$                225,485$                230,816$                236,269$                241,848$                247,556$                253,395$                259,367$                265,478$                271,729$                278,123$                
      Local Tax Reimbursement 97.37% 3,708,834$            -$                      -$                     136,563$                139,800$                143,112$                146,499$                149,965$                153,511$                157,138$                160,849$                164,644$                168,528$                172,500$                176,564$                180,721$                184,974$                
      Total MSHDA Reimbursement Balance 9,746,575$         9,746,575$        9,404,680$            9,054,680$            8,696,389$            8,329,616$            7,954,166$            7,569,839$            7,176,432$            6,773,735$            6,361,534$            5,939,612$            5,507,745$            5,065,703$            4,613,253$            4,150,156$            

State MSHDA Balance to Be Reimbursed 6,037,741$         6,037,741$        5,832,409$            5,622,209$            5,407,029$            5,186,756$            4,961,271$            4,730,455$            4,494,186$            4,252,337$            4,004,781$            3,751,387$            3,492,019$            3,226,542$            2,954,813$            2,676,690$            
Local MSHDA Balance to Be Reimbursed 3,708,834$         3,708,834$        3,572,271$            3,432,471$            3,289,360$            3,142,860$            2,992,895$            2,839,384$            2,682,246$            2,521,397$            2,356,753$            2,188,226$            2,015,726$            1,839,162$            1,658,440$            1,473,466$            

Total Annual  Reimbursement -$                          -$                         351,121$                359,444$                367,959$                376,670$                385,581$                394,697$                404,023$                413,563$                423,323$                433,307$                443,521$                453,970$                464,659$                475,594$                

Footnotes:

 

Estimated Total 
Years of Capture:

REIMBURSEMENT
Beginning 
Balance



Table 2.2 - Tax Increment Revenue Reimbursement Allocation Table
Gauthier Redevelopment

Grand Traverse County Brownfield Redevelopment Authority

Plan Year
Capture Year
Calendar Year
Total State Incremental Revenue
State Brownfield Revolving Fund (50% of SET)
LBRF Allocation
State TIR Available for Reimbursement

Total Local Incremental Revenue
BRA Administrative Fee 
LBRF Allocation
Local TIR Available for Reimbursement

Total State & Local TIR Available

Reimbursement
Reimbursement Balance

EGLE Environmental Costs
      State Tax Reimbursement
      Local Tax Reimbursement
      Total EGLE Reimbursement Balance

State EGLE Balance to Be Reimbursed
Local EGLE Balance to Be Reimbursed

MSHDA Housing Development Costs
      State Tax Reimbursement
      Local Tax Reimbursement
      Total MSHDA Reimbursement Balance

State MSHDA Balance to Be Reimbursed
Local MSHDA Balance to Be Reimbursed

Total Annual  Reimbursement

Footnotes:

 

REIMBURSEMENT

Local  State 
Brownfield TIF 
Capture Ends

17 18 19 20 21 22 23 24 25 26 27 28 29 30
15 16 17 18 19 20 21 22 23 24 25 26 27 28

2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054
351,695$                359,963$                368,421$                377,074$                385,925$                394,981$                -$                             -$                             -$                             -$                             -$                             -$                             -$                             -$                             

43,962$                   44,995$                   46,053$                   47,134$                   48,241$                   49,373$                   
15,387$                   (34,136)$                 

292,346$                349,104$                322,368$                329,939$                337,685$                345,608$                -$                             -$                             -$                             -$                             -$                             -$                             -$                             -$                             

216,037$                221,116$                226,312$                231,627$                237,064$                242,627$                -$                             -$                             -$                             -$                             -$                             -$                             -$                             -$                             
10,802$                   11,056$                   11,316$                   11,581$                   11,853$                   12,131$                   
10,802$                   11,056$                   11,316$                   11,581$                   11,853$                   12,131$                   

194,434$                199,005$                203,681$                208,464$                213,358$                218,364$                -$                             -$                             -$                             -$                             -$                             -$                             -$                             -$                             

486,780$                548,108$                526,049$                538,404$                551,042$                563,972$                -$                             -$                             -$                             -$                             -$                             -$                             -$                             -$                             

100% 100% 100% 100% 100% 100% 0% 0% 0% 0% 0% 0% 0% 0%
486,780$                548,108$                526,049$                538,404$                551,042$                563,972$                -$                         -$                         -$                         -$                         -$                         -$                         -$                         -$                         

3,775,363$            3,227,255$            2,701,206$            2,162,802$            1,611,760$            1,047,788$            

12,790$                  14,401$                  13,822$                  12,946$                  13,279$                  13,618$                  -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            
7,681$                     9,173$                     8,470$                     8,669$                     8,873$                     9,081$                     
5,109$                     5,229$                     5,352$                     4,277$                     4,406$                     4,537$                     

99,197$                  84,796$                  70,974$                  58,027$                  44,749$                  31,130$                  
64,546$                  55,373$                  46,903$                  38,234$                  29,361$                  20,281$                  
34,651$                  29,422$                  24,071$                  19,793$                  15,387$                  10,850$                  

473,990$                533,707$                512,227$                497,081$                509,388$                521,978$                
284,665$                339,931$                313,898$                321,270$                328,812$                336,527$                
189,325$                193,776$                198,329$                175,811$                180,576$                185,451$                

3,676,166$            3,142,459$            2,630,232$            2,133,151$            1,623,763$            1,101,785$            
2,392,025$            2,052,094$            1,738,195$            1,416,925$            1,088,113$            751,586$                
1,284,141$            1,090,366$            892,037$                716,226$                535,650$                350,199$                

486,780$                548,108$                526,049$                510,028$                522,666$                535,596$                -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            



Year Efficiency One-Bedroom
Two-

Bedroom
Three-Bedroom Four-Bedroom

FY 2024 
FMR

$1,044 $1,061 $1,232 $1,490 $1,641 

FY 2023 
FMR

$750 $914 $1,085 $1,321 $1,458 

FY 2023 
FMR

$845 $952 $1,213 $1,511 $1,629 

100 % AMI MSHDA 100 % AMI MSHDA
Studio 1,575.00$    1,575.00$                 
1- BR 1,687.00$    1,687.00$                 
2-BR 2,025.00$    2,025.00$                 
3- BR 2,337.00$    2,337.00$                 
4- BR -$               -$                           

#Units Square Ft Mo. Rent average AMI Loss
Studio 19 405 1,150.00$       75% $425.00
1-BR 18 545 1,150.00$       75% $537.00
1-BR 56 618 1,375.00$       90% $312.00
2-BR 56 864 1,534.48$       75% $490.52
3-BR
4-BR

149

Unit Type loss X 12 mo. X # of units
# of Yrs for TIF 

capture

20

studio $5,100 19 $1,938,000
1-bed $6,444 18 $2,319,840
1-bed $3,744 56 $4,193,280
2-bed $5,886 56 $6,592,548
3-bed $0 $0
Total 149 $15,043,668

Studio $1,938,000
1- bed $6,513,120
2-bed $6,592,548
3-bed $0

Total THS $15,043,668

Table 3 Potential Rent Loss Calculations
GAUTHIER PROJECT

GRAND TRAVERSE COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY

The FY 2024 Grand Traverse County, MI FMRs for All Bedroom 

Establish the Potential Rent Loss (PRL) for the Project 

Establish Control Rent (CR)  MSHDA Calculations

Deterimine PRL Gap

Add all PRL to Gap Cap Calculation to establish THS

MSHDA CONTROL RENT AT 100 AMI EST

Data Source : https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2024_code/2024summary.odn

Final FY 2024 & Final FY 2023 FMRs By Unit Bedrooms
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R E S O L U T I O N 
 

APPROVAL OF A BROWNFIELD PLAN FOR GRAND TRAVERSE 
COUNTY PURSUANT TO AND 

IN ACCORDANCE WITH THE PROVISIONS OF ACT 381 OF THE 
PUBLIC ACTS OF THE STATE OF MICHIGAN OF 1996, AS 

AMENDED 
 

Gauthier Redevelopment 
Charter Township of Garfield, Grand Traverse 

County, Michigan 
 

WHEREAS, The Michigan Brownfield Redevelopment Financing Act, Act 381, P.A. 1996 
as amended, authorizes municipalities to create a brownfield redevelopment authority to promote the 
revitalization, redevelopment, and reuse of contaminated properties identified as a Part 201 Facility, 
blighted, functionally obsolete, historically designated, or housing property through tax increment 
financing of eligible environmental, non-environmental activities, and housing development eligible 
activities; and 

 
WHEREAS, The Grand Traverse County Board of Commissioners established the Grand 

Traverse County Brownfield Redevelopment Authority in 1997 and appointed its members; and 
 
WHEREAS, a Brownfield Plan has been prepared and submitted for the redevelopment of 

the former Gauthier property in the Charter Township of Garfield that outlines the qualifications, 
costs, impacts, and incentives for the project for reimbursement from Brownfield Tax Increment 
Financing revenues with the adoption of the Brownfield Plan; and 

 
WHEREAS, the Grand Traverse County Brownfield Redevelopment Authority (Authority) 

met at a regular meeting on April 25, 2024 and reviewed the Brownfield Plan for the former Gauthier 
Redevelopment in the Charter Township of Garfield, Grand Traverse County, Michigan; and, 
 

WHEREAS, the properties on which the Brownfield Plan is based are located within the 
Charter Township of Garfield; and, 
 

WHEREAS, Pursuant to Act 381, concurrence will be considered by the Charter Township 
of Garfield Board of Trustees on April 23, 2024; and 

 
WHEREAS, A public hearing on the Brownfield Plan by the Grand Traverse County Board 

of Commissioners will be noticed and anticipated to be held on May 15, 2024 and notice to taxing 
jurisdictions will be provided in compliance with the requirements of Act 381. 

 
WHEREAS, the Brownfield Plan will be considered by the Grand Traverse County Board 

of Commissioners following the notice and public hearing requirements set forth in Act 381 on May 
15, 2024. 
 

NOW, THEREFORE, BE IT RESOLVED, THAT: 
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The Authority recommends approval of the Brownfield Plan, subject to approval as to 
substance by the GTCBRA Director and as to form by GTCBRA Counsel, based on the 
following conclusions: 

 
1.   The Brownfield Plan constitutes a public purpose and will facilitate investment and 

redevelopment of the properties described in the Brownfield Plan by: 
a. Providing attainable / workforce housing 
b. Increasing tax base 
c. Redeveloping a contaminated underutilized property 

 
2.   The Amended Plan is consistent with the requirements of Section 14(1) of Act 381 (MCL 

125.2664), in particular: 
a.   The Brownfield Plan provides all the information required in Section 13 of 

Act 381 (MCL.2663). 
b.   Eligible Activity costs will be reimbursed to the eligible parties identified in the 

Development and Reimbursement Agreement through the capture of tax 
increment revenue. 

c.   The costs of Eligible Activities proposed are reasonable and necessary to carry 
out the purposes of Act 381. 

 
 
 
AYES:  
NAYES: 
ABSTENSIONS: 

 
RESOLUTION DECLARED                                  on this 25th day of April, 2024. 

 
 
 
 
 
Amanda Scott, Chairperson 



CHARTER TOWNSHIP OF GARFIELD 
GRAND TRAVERSE COUNTY, MICHIGAN 

 
RESOLUTION #2024 - __ 

RESOLUTION OF CONCURRENCE 
GAUTHIER REDEVELOPMENT BROWNFIELD PLAN 

 

WHEREAS, The Michigan Brownfield Redevelopment Financing Act, Act 381, P.A. 1996 as amended, authorizes 

municipalities to create a brownfield redevelopment authority to promote the revitalization, redevelopment, and reuse of 

contaminated properties identified as a Part 201 Facility, blighted, functionally obsolete, historically designated, or housing 

property through tax increment financing of eligible environmental, non-environmental activities, and housing development 

eligible activities; and 

WHEREAS, The Grand Traverse County Board of Commissioners established the Grand Traverse County Brownfield 

Redevelopment Authority in 1997; and 

WHEREAS, The Grand Traverse County Brownfield Redevelopment Authority will review the Brownfield Plan for the 

redevelopment of the former Gauthier property for attainable / workforce housing at their April 25, 2024 meeting, with 

anticipated approval of the Brownfield Plan and recommendation of approval by the Grand Traverse County Board of 

Commissioners and concurrence by the Charter Township of Garfield Board of Trustees; and 

WHEREAS, Act 381 requires the concurrence of the local unit of government in which the Brownfield project is 

located for Brownfield Plans under County Brownfield Redevelopment Authorities, and the former Gauthier property is 

located in the Charter Township of Garfield; and  

WHEREAS, A public hearing will be held by the Grand Traverse County Board of Commissioners on May 15, 2024 and 

will consider the Gauthier Redevelopment Brownfield Plan at their regular meeting on May 15, 2024; and  

NOW THEREFORE BE IT RESOLVED, that pursuant to the Brownfield Redevelopment Financing Act, Act 381 of the 

Public Acts of 1996, as amended, being MCL 125.2651, et seq, the Charter Township of Garfield Board of Trustees hereby 

concurs and determines that the Brownfield Plan constitutes a public purpose, with the Gauthier Redevelopment Brownfield 

Plan in the Charter Township of Garfield. 

Moved:        Supported: 

Ayes: 

Nays: 

Absent and Excused:  

RESOLUTION 2024-_______ DECLARED ADOPTED 

 

   By: _______________________ 

    Lanie McManus, Clerk 

    Charter Township of Garfield 

 

CERTIFICATE 

 

I, Lanie McManus, Clerk of the Charter Township of Garfield, do hereby certify that the above is a true and correct copy of a 

Resolution which was adopted by the Township Board of the Charter Township of Garfield on the 23rd day of April, 2024. 

 

Dated:  _______________________   ________________________________ 

       Lanie McManus, Clerk 



R E S O L U T I O N 
 

XX-2022 
 

Gauthier Redevelopment Brownfield Plan 
 

WHEREAS, The Michigan Brownfield Redevelopment Financing Act, Act 381, P.A. 1996 as amended, 
authorizes municipalities to create a brownfield redevelopment authority to promote the revitalization, 
redevelopment, and reuse of contaminated properties identified as a Part 201 Facility, blighted, functionally 
obsolete, historically designated, or housing property through tax increment financing of eligible environmental, 
non-environmental activities, and housing development eligible activities; and 

 
WHEREAS, The Grand Traverse County Board of Commissioners established the Grand Traverse County 

Brownfield Redevelopment Authority in 1997; and 
 
WHEREAS, The Grand Traverse County Brownfield Redevelopment Authority has reviewed the 

Brownfield Plan for the Gauthier Redevelopment Project at their April 25, 2024 meeting and recommends approval 
by the Grand Traverse County Board of Commissioners and concurrence by Charter Township of Garfield Board of 
Trustees; and 

 
WHEREAS, The Charter Township of Garfield Board of Trustees reviewed the Brownfield Plan at their 

April 23, 2024 meeting and concurs with the Brownfield Plan, as required by Act 381; and 
 
WHEREAS, The Grand Traverse County Board of Commissioners has determined that the Brownfield Plan 

constitutes a public purpose of providing attainable / workforce housing, redevelopment of a contaminated 
underutilized property, increased private investment and economic development and increased property tax value; 
and  

 
WHEREAS, A public hearing on the Brownfield Plan has been noticed and held on May 15, 2024 and 

notice to taxing jurisdictions has been provided in compliance with the requirements of Act 381; 

NOW, THEREFORE, BE IT RESOLVED BY THIS BOARD OF COMMISSIONERS, THAT 
WHEREAS, The Grand Traverse County Board of Commissioners has reviewed the Brownfield Plan and finds, in 
accordance with the requirements of Section 14 of Act 381 that: 

 
(a) The Brownfield Plan meets the requirements of Section 13 of Act 381, Brownfield Plan Provisions as 

described in the Brownfield Plan, consistent with format recommended by the State of Michigan, 
including a description of the costs intended to be paid with tax increment revenues, a brief summary of 
eligible activities, estimate of captured taxable value and tax increment revenues, method of financing, 
maximum amount of indebtedness, beginning date and duration of capture, estimate of impact on taxing 
jurisdictions, legal description of eligible property, estimates of persons residing on the eligible 
property if applicable, and a plan and provisions for relocation of residents, if applicable.; 

(b) The proposed method of financing the costs of eligible activities, private financing arranged by the 
private developers is feasible and the Brownfield Authority will not arrange financing, as described on 
Page 11 of the Brownfield Plan. 

(c) The costs of eligible activities proposed are reasonable and necessary to carry out the purposes of Act 
381, including asbestos abatement and demolition that is necessary to clear the site, site preparation 
activities to provide for project construction, and infrastructure to manage stormwater from impervious 



surfaces, including buildings and parking, and the cost estimates are based on evaluation from certified 
professionals, experience in comparable projects, and preliminary discussions with reputable 
companies, as described on Pages 5 - 9 of the Brownfield Plan; and 

(d) The amount of captured taxable value estimated from the adoption of the Brownfield Plan is reasonable, 
as calculated in Table 2 of the Brownfield Plan, based on calculations of the tax revenues derived from 
taxable value increases and millage rates approved and authorized by the taxing jurisdictions on an 
annualized basis and balances against the outstanding eligible activity obligation approved as part of the 
Brownfield Plan and expenses reviewed and approved by the Grand Traverse County Brownfield 
Redevelopment Authority; and 

 
BE IT FURTHER RESOLVED, that pursuant to the Brownfield Redevelopment Financing Act, Act 381 of 

the Public Acts of 1996, as amended, being MCL 125.2651, et seq, the Grand Traverse County Board of 
Commissioners hereby approves the Brownfield Plan for the Gauthier Redevelopment Project in the Charter 
Township of Garfield. 

 

APPROVED:   
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Charter Township of Garfield 
Planning Department Report No. 2024-27 

Prepared: April 17, 2024 Pages: 10 
Meeting: April 23, 2024 Planning Commission Attachments: 

Subject: Culver Meadows Senior Living Conditional Rezoning – Public Hearing/Action 
File No. Z-2023-04 Parcel No. 05-030-008-50 and 05-030-008-45 
Owner: Culver Meadows Senior Living, Inc./Brad Jewett 
Applicant: Culver Meadows Senior Living, Inc./Brad Jewett 

PURPOSE OF APPLICATION: 

This application requests the conditional rezoning of Parcels 05-030-008-50 and 05-030-008-45 on N. West 

Silver Lake Road, totaling roughly 5.14 acres.  The request is to conditionally rezone the two parcels from 

the R-1 – One-Family Residential to the A – Agricultural district for use as an adult foster care, large group 

home and child care center. This request includes utilizing an existing large group home (Culver Meadows 

Senior Living facility) and building a new large group home and new child care center.  

This application was previously discussed at the following meetings: 

• January 10, 2024 – Planning Commission – Introduction (PD Report 2024-5)

• February 14, 2024 – Planning Commission – Public Hearing (PD Report 2024-15)

• March 13, 2024 – Planning Commission – Findings of Fact and Recommendation (PD Report

2024-19)

• March 26, 2024 – Township Board – Introduction (PD Report 2024-20)

SUBJECT PARCELS: 

Parcel 05-030-008-50 is presently undeveloped open land. Parcel 05-030-008-45 at 1661 N. West Silver 

Lake Road is currently the site of the Culver Meadows Senior Living facility. The existing Culver Meadows 

Senior Living facility was approved in 2008 under the previous Zoning Ordinance as a Special Use Permit. 

The previous Zoning Ordinance had a definition for “Institutions for Human Care” which included adult 

foster care homes. Since that time, a new Zoning Ordinance was established in 2015 that follows the State 

of Michigan definitions for adult foster care homes and restricts their application, in conformance with State 

law, in the Residential zoning districts.  

PROCESS FOR CONDITIONAL REZONING: 

The process for conditional rezoning is described in Section 422 of the Zoning Ordinance.  The procedure 

for approving a conditional rezoning is the same as for a rezoning and includes the following: 

• A landowner may voluntarily offer, in writing, conditions relating to the use and/or development

of land for which a rezoning is requested.

• The owner’s offer of conditions shall bear a reasonable and rational relationship to the property for

which rezoning is requested.

• The offer of conditions may be amended during the process of rezoning consideration, provided

that any amended or additional conditions are entered voluntarily by the owner.

• If the Township Board approves the conditional rezoning request and offer of conditions, the

offered conditions shall be incorporated into a formal written Statement of Conditions.

• Any failure to comply with a condition contained within the Statement of Conditions shall

constitute a violation of this ordinance and be punishable accordingly, including by rezoning of the

property to its base zoning classification.

8.a.

http://www.garfield-twp.com/default.aspx
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The proposed Statement of Conditions offered by the applicant is attached to this report, included as part 

of the Conditional Rezoning Agreement.  These conditions would limit use of the subject parcels as an adult 

foster care, large group home with up to 20 residents and a child care center with up to 12 children. In this 

case, the conditions would apply to the existing large group home, the new large group home, and the new 

child care center. 

 

Zoomed-out aerial view of the subject property (highlighted in red): 

 
 

MASTER PLAN CONSIDERATIONS: 

A key factor in considering a rezoning request, including conditional rezoning, is whether the request is 

consistent with the Master Plan.  In this case, the Master Plan identifies the subject parcels and surrounding 

area as “Low Density Residential” in the Future Land Use plan and map.  The Master Plan describes this 

designation as follows: 

 

LOW-DENSITY RESIDENTIAL (FROM 1 TO 3 UNITS PER ACRE) 

This designation provides area for traditional single-family residential dwelling units. This includes areas 

of existing single-family development as well as areas within which such development appears likely and 

desirable. They are intended to encourage more intensive development in and near the core areas of the 

Township, with less intensive development moving outward towards the more rural and remote areas of the 

Township. The designation is intended to encourage a suitable neighborhood environment for family life 

by including among the permitted uses such facilities as schools and parks that will promote a sense of 

community and urban vitality. 

 

Most compatible zoning district: R-1  Potentially compatible zoning districts: R-R/A 

 

The most compatible zoning district for this designation is the R-1 One-Family Residential district, which 

is already the zoning of the subject parcels.  The A-Agricultural zoning district is identified as a potentially 
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compatible district.  Rezoning from R-1 to A-Agricultural would involve moving to a zoning district with 

less density in a process known as downzoning.  The Master Plan includes a Zoning Plan which describes 

Considerations for Downzoning and for the “Low Density Residential” designation says: “Larger minimum 

lot sizes for this purpose would likely be supported and consistent with the Agricultural and Rural Land 

Zoning classifications.”  Excerpts from the Future Land Use Map and Zoning Plan in the Master Plan are 

included on the following page. 

 

Location and classification of subject parcels on Future Land Use Map (“FLUM”): 

 
 

Excerpt from Zoning Plan: 

Master Plan Designation Low-Density Residential (1-3 U/A) 

[Requested] Zoning A-Agricultural (with conditions) 

Current Zoning R-1 Single-Family Residential 

Zoning Ordinance District 

Intent 

 

The R-1 (Single-Family Residential) districts provide areas for low- to medium-

density single-family residential dwelling units. The districts include areas of existing 

single-family developments as well as areas within which such development appears 

likely and desirable. They are intended to encourage more intense development in and 

near the core areas of the Township with less intense development moving outward 

towards the more rural and remote areas of the Township. The R-1 districts are 

designed to encourage a suitable neighborhood environment for family life by 

including among the permitted uses such facilities as schools and parks that will 

promote a sense of community and urban vitality. 

 

Potentially Compatible District 

 

R-R (Rural Residential) / A (Agricultural) 

Considerations for Downzoning 

(Less Density) 

R-1 properties are intended to encourage traditional neighborhoods for families that 

prefer to be located outside mixed use and mixed residential areas. These areas are 

Low Density Residential 

Low Density Residential 

Silver Lake 

Subject 

Parcels 
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 typically designed and located within walking distance to schools and park areas. 

Larger minimum lot sizes for this purpose would likely be supported and consistent 

with the Agricultural and Rural Land Zoning classifications. 

 

Considerations for Upzoning 

(More Density) 

 

A rezoning from R-1 should be discouraged as single family homes and 

neighborhoods are needed in the Township. A PURD would help increase density and 

encourage better design. 

 

 

ZONING OF SUBJECT PARCELS AND SURROUNDING PROPERTIES: 

Zoning of the subject parcels and surrounding properties is as follows: 

 

 
 

EXISTING LAND USE OF SUBJECT PARCELS AND SURROUNDING PROPERTIES: 

The southerly subject parcel is an existing adult foster care large group home. The northerly subject parcel 

is undeveloped, open land. 

 

Direction from Subject Parcels Existing Land Use 

North Single-family residential 

East Open land/Single-family residential 

South Single family-residential 

West Open land/Wetlands/Single-family residential 

 

STAFF COMMENT: 

Upon preliminary review of the Master Plan and Future Land Use designation for the subject parcels, 

context of zoning and future land uses of properties in the surrounding neighborhood, and other factors, 

Staff offers the following comments regarding this conditional rezoning request: 

 

• The existing Culver Meadows facility was approved as a Special Use Permit in 2008 and is regarded 

as an existing non-conforming use under the current R-1 – One-Family Residential zoning.   

• The subject parcels will be served by the existing Culver Meadows driveway off West Silver Lake 

Road, a County primary road. 

R-R Rural 

Residential 

R-1 One-Family 

Residential  
Subject 

Parcels 

Silver Lake 
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• The requested zoning, A-Agricultural, is considered potentially compatible with the Future Land 

Use designation of Low Density Residential in the Master Plan. 

• Furthermore, one of the Housing implementation goals in the Master Plan states, “Continue to 

implement zoning incentives such as density bonuses to encourage the development community to 

include particular housing types in high demand in the Township, such as single-bedroom 

apartment units and accessible housing options for seniors and individuals with disabilities.” The 

existing group home use and the proposed uses provide housing options for seniors and individuals 

with disabilities in an established residential neighborhood. 

• The conditions as proposed in this application would apply to only the subject two parcels. 

• Parcel 05-030-008-45 is approximately 2.93 acres with a width of 220 feet. This parcel meets the 

minimum dimensional requirements for both R-1 and A zoning districts. Parcel 05-030-008-50 is 

approximately 2.21 acres with a width of 100 feet based on an access easement. While the parcel 

meets the minimum dimensional requirements for the R-1 district, the easement will be extended 

to 110 feet to meet the minimum dimensional requirements for the A-Agricultural district. 

 

FINDINGS OF FACT: 

Section 421.E Approval Criteria of Zoning Map Amendment 

In its review of an application for rezoning, the Township should consider, but is not necessarily limited to, 

the criteria as defined in § 421.E (1) Master Plan Consistency through § 421.E (8) Other Factors.  No single 

factor is controlling; instead, each must be weighed in relation to the other standards. The Findings of Fact 

were adopted by the Planning Commission at its March 13, 2024 meeting. 

 

The applicant shall have the burden of justifying the amendment, including identifying specific reasons 

warranting the amendment, and providing any supporting data and information to address the following:  

 

1. Master Plan Consistency 

Rezoning should be consistent with the intent and purpose of the adopted master plan. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• The Future Land Use designation for the subject site is Low Density Residential. 

• The proposed conditional zoning of A-Agricultural is potentially compatible zoning district 

according to the Zoning Plan in the Master Plan.  

• If the proposed conditional zoning agreement were to expire, the property would revert to its 

base zoning classification which is R-1 - One-Family Residential. 

 

2. Adverse Impacts on Neighboring Lands 

The Township shall consider the nature and degree of an adverse impact upon neighboring lands.  Lots 

shall not be rezoned in a way that is substantially inconsistent with the uses of the surrounding area, 

whether more or less restrictive.  The Township finds and determines that vast acreages of single-use 

zoning produces uniformity with adverse consequences, such as traffic congestion, air pollution, and 

social separation. Accordingly, rezoning may promote mixed uses subject to a high degree of design 

control. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• Parcels fronting along West Silver Lake Road are zoned R-1 - One-Family Residential. Larger 

parcels of undeveloped land to the west of the subject site are zoned R-R - Rural Residential. 

R-1 and R-R along with A are identified as potentially compatible districts in the Zoning Plan 

in the Master Plan. 
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• The subject site is a large parcel located amongst other large parcels that allow for a reasonable 

buffer between residences. 

• The proposed uses, an adult foster care facility and a child care center, complement existing 

low density residential in the area. 

• Access to the subject site will only be from a County primary road. 

 

3. Suitability as Presently Zoned 

The Township shall consider the suitability or unsuitability of the tract for its use as presently zoned.  

This factor, like the others, must often be weighed in relation to the other standards, and instances can 

exist in which suitably zoned lands may be rezoned upon proof of a real public need, substantially 

changed conditions in the neighborhood, or to effectuate important goals, objectives, policies, and 

strategies of the master plan, specification, or this ordinance. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• Providing a variety of housing choices remains a Township priority in its Strategic Plan and 

Master Plan. Mixing a variety of housing types works in planned situations. The proposed adult 

foster care use addresses a housing need for the community. 
• The child care center, while intended to provide child care needs for employees, may also be 

available for child care needs from around the community. 
 

4. Changed Conditions 

The Township shall consider whether any conditions have changed, since the zoning ordinance was 

adopted, that might justify the amendment. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• The existing Culver Meadows facility was approved as a Special Use Permit in 2008. When 

the Zoning Ordinance was amended in 2015, the facility became an existing non-conforming 

use under the current R-1 – One-Family Residential zoning. The conditional rezoning request 

allows for reasonable expansion of the use while addressing the non-conformity.  
 

5. Health, Safety, and Welfare 

The ordinance amendment must bear a substantial relationship to the public health, safety, or general 

welfare, or must protect and preserve historical and cultural places and areas.  The rezoning ordinance 

may be justified, however, if a substantial public need or purpose exists. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• The proposed conditional rezoning based on the site development plan will be designed to meet 

development standards and be of an appropriate scale for the neighborhood. 
 

6. Public Policy 

Certain public policies in favor of the rezoning may be considered.  Examples include a need for 

affordable housing, economic development, mixed-use development, or sustainable environmental 

features, which are consistent with neighborhood, area, or specific plans. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 
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• Providing a variety of housing choices remains a Township priority in its Strategic Plan and 

Master Plan.  

• The child care center, while intended to provide child care needs for employees, may also be 

available for child care needs from around the community. 

 

7. Size of Tract 

The Township shall consider the size, shape, and characteristics of the tract in relation to the affected 

neighboring lands.  Ordinance amendments shall generally not rezone a single lot when there have 

been no intervening changes or other saving characteristics.  Proof that a small tract is unsuitable for 

use as zoned, or that there have been substantial changes in the immediate area, may justify an 

ordinance amendment. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• The subject site is approximately 5.14 acres. The site development plan, as part of the 

conditional rezoning request, shows the proposed uses have sufficient space to meet all zoning 

requirements.  

 

8. Other Factors 

The Township may consider any other factors relevant to a rezoning application under state law. 

 

The Planning Commission may consider this standard to be MET based on the following reasons: 

 

• The proposed uses will have to meet the requirements of the Zoning Ordinance and as identified 

in the site development plan.  

 

SITE DEVELOPMENT REQUIREMENTS: 

As part of a Conditional Rezoning application, a site development plan including the information described 

in Section 956 is required.  The following criteria as listed in Section 424.F(1)(a)-(j) of the Zoning 

Ordinance are offered for consideration by the Planning Commission: 

 

(a) Required Information. All required information shall be provided. 

 

• Staff has determined the application and site plan to be substantially complete for the 

purposes of completing this report. 

 

(b) Outside Agencies. All applicable standards of outside agencies shall be met and all required 

permits and approvals from outside agencies shall be secured, or be made a condition of approval. 

 

• The applicant is required to comply with all agencies with jurisdiction.  Agency approvals 

that are not received may be made conditions of the site plan approval. 

 

(c) Essential Facilities and Services. Adequate essential facilities and services, including highways, 

streets, police, fire protection, drainage structures, refuse disposal, water and sewage facilities, 

and schools, shall be available. 

 

• The application is expanding an existing group home operation with the construction of a 

new group home and a future child care center by expanding the existing on-site water and 

by constructing a new septic system.  

• The site is accessed from West Silver Lake Road, a County primary road. 
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• The site has been used for group residential purposes without overburdening municipal 

services in the area. The proposed use is not expected to be any more intensive to the point 

of placing an undue burden on essential facilities and services. 

 

(d) Natural Features. Sensitive natural features, or existing natural features that provide a buffer 

between adjoining properties, or assist in preserving the general appearance of the neighborhood, 

or help control soil erosion or stormwater, shall be preserved to the greatest extent possible. 

 

• The proposed uses build upon an existing development and building pattern on the site at 

an appropriate scale for a residential area. 

• It appears there are some wetlands adjacent or potentially on the subject property. The 

proposed group home exceeds the wetlands setback requirement. However, the location of 

the future child care center may not have sufficient wetland setback. Prior to any 

construction of the proposed child care center, a wetland delineation shall be completed 

and verified in accordance with Section 534. 

 

(e) Site Design. All buildings and structures shall be designed, situated, constructed, operated and 

maintained so as to be harmonious, compatible, and appropriate in appearance, with the existing 

or intended character of the general vicinity. Site design shall minimize adverse effects upon 

owners and occupants of adjacent properties and the neighborhood. 

 

• The proposed uses build upon an existing development and building pattern on the site at 

an appropriate scale for a residential area. 

• The site has an established group home that has been in place for 15 years. The number of 

occupants is limited to 20 residents for each group home.  
 

(f) Orientation. Primary buildings or structures shall be oriented so that their main entrance faces 

the street upon which the lot fronts. If the development is on a corner lot, the main entrance may 

be oriented to either street or to the corner. 

 

• The proposed new buildings will provide their front entrances facing West Silver Lake 

Road. 

• The proposed new uses will rely on the existing driveway entrance to the Culver Meadows 

Senior Living facility. 
 

(g) Vehicle and Pedestrian Systems. The development, where possible, shall provide vehicular and 

pedestrian circulation systems which reflect and extend the pattern of streets, pedestrian and 

bicycle ways in the area. A proper relationship between existing and proposed roadways and 

parking areas shall be demonstrated, and the safety and convenience of pedestrian and vehicular 

traffic shall be assured. Travelways which connect and serve adjacent development shall be 

designed appropriately to carry the projected traffic. 

 

• The proposed new uses will rely on the existing driveway entrance to the Culver Meadows 

Senior Living facility. 

• New parking areas will work with the existing site circulation patterns. 

• In this area of the Township, the Non-Motorized Plan identifies bike lanes along West 

Silver Lake Road. 

 

(h) Shared Drives. Where the opportunity exists, developments shall use shared drives. Unnecessary 

curb cuts shall not be permitted. 
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• The proposed new uses will rely on the existing driveway entrance to the Culver Meadows 

Senior Living facility. No new curb cuts are proposed. 

 

(i) Impervious Surfaces. The amount of impervious surface has been limited on the site to the extent 

practical. 

 

• The proposed parking and site circulation meets the minimum requirements and does not 

propose excessive impervious surface areas. 

 

(j) Master Plan. The proposal is not in conflict with the land use policies, goals and objectives of the 

Township Master Plan. 

 

• The proposal fits with the Master Plan which envisions a wider range of housing options 

for residents in an established residential area. 

• The orientation for the development remains focused on a County primary road and does 

not impede or interfere with established single family residential areas. 

 

ARTICLE 5 – DEVELOPMENT STANDARDS: 

A review of the proposal regarding the relevant sections of Article 5 – Development Standards is provided: 

 

Conditional Rezoning Agreement and Statement of Conditions 

Staff forwarded the Conditional Rezoning Agreement and Statement of Conditions offered by the applicant 

to the Township Attorney. The Township Attorney reviewed the Agreement and Statement of Conditions, 

and some minor changes were made by the applicant. 

 

Existing Access Easement 

The existing easement that provides access to parcel 05-030-008-50 will be extended for the parcel by 10 

feet to meet the minimum lot width requirement for the A-Agricultural district. 

 

Access Management 

The proposed new uses will rely on the existing driveway entrance to the Culver Meadows Senior Living 

facility.  No new ingress and egress points to West Silver Lake Road are proposed. The applicant contacted 

the Grand Traverse County Road Commission, and no permit is required for the additional use of the 

existing driveway. 

 

Parking 

An adult foster care, large group home has a maximum parking requirement of 1 space per dwelling unit 

and a maximum parking requirement of 2 spaces per dwelling unit. In this case, a minimum of 20 spaces 

must be provided with a maximum of 40 spaces. Child care centers have a minimum parking requirement 

of 1 space for every three hundred (300) square feet of floor space. There is no maximum parking 

requirement. With 1,440 square feet of floor space proposed, a minimum of 5 spaces are required. Based 

on these requirements, a minimum of 25 spaces is required. The site plan shows 27 spaces. 

 

Wetlands 

There are possible wetlands at the west side of the project site. Based on the site plan, it appears that only 

the future child care center has a potential to be impacted by the setback requirement for wetlands in Section 

534 of the Zoning Ordinance. A wetland delineation will need to be completed and verified in accordance 

with Section 534 prior to construction of the child care center. 
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Lighting and Landscaping 

A lighting plan and a landscaping plan were provided. Both plans meet Zoning Ordinance requirements.   

 

Other Reviews 

A stormwater review by the Township Engineer is underway. Metro Fire has conducted its site plan review 

and approved the plan. 

 

ACTION REQUESTED: 

The purpose of this item being placed on tonight’s agenda is to hold a public hearing on the application. If, 

following the public hearing, the Board is prepared to adopt the Planning Commission’s recommended 

Findings of Fact included in this report and to adopt the attached resolution adopting the amendment to the 

Zoning Map, the following three (3) separate motions are suggested: 

 

(1) First, to adopt the Findings of Fact: 

 
MOTION THAT the Planning Commission's recommended Findings of Fact for the application Z-

2023-04 as provided in PD Report 2024-27 and forming part of this motion, BE APPROVED. 

 

(2) Second, to approve the Map Amendment: 

 

MOTION THAT application Z-2023-04, submitted by Culver Meadows Senior Living, Inc., to 

conditionally rezone Parcels No. 05-030-008-50 and 05-030-008-45 and to the A – Agricultural 

District subject to the applicant’s proposed Statement of Conditions and constituting Amendment 

No. 40 to Garfield Township Ordinance No. 68, BE APPROVED based on the adopted Findings 

of Fact and for the reasons set forth in PD Report 2024-27 and is subject to the following conditions 

(a through b as indicated in PD 2024-27). 

 

(a) Prior to any construction of the proposed child care center, a wetland delineation shall be 

completed and verified in accordance with Section 534. 

(b) A stormwater review by the Township Engineer is required. 

 

(3) Finally, to adopt the attached resolution adopting the Map Amendment: 

 

MOTION THAT Resolution 2024-08-T for adopting Amendment No. 40 to Garfield Township 

Ordinance No. 68, conditionally rezoning Parcels No. 05-030-008-50 and 05-030-008-45 to the A 

– Agricultural District subject to the applicant’s proposed Statement of Conditions, BE ADOPTED. 

 

Any additional information deemed necessary by the Township Board should be added to the motion. 

 

Attachments: 

1. Draft Resolution #2024-08-T 

2. Zoning Ordinance Amendment – Conditional Rezoning Application – dated November 22, 2023 

3. Impact Statement – received December 5, 2023 

4. Conditional Rezoning Agreement and Statement of Conditions – received March 15, 2024 

5. Metro Fire Site Plan Review – dated February 28, 2024 

6. Email from Road Commission – dated February 27, 2024 

7. Revised Easement – dated March 27, 2024 

8. Lumark Lighting Spec Sheets received April 10, 2024 

9. Site Development Plan – dated March 19, 2024 and received April 10, 2024 

10. Building Plans – dated February 28, 2024 
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CHARTER TOWNSHIP OF GARFIELD 

GRAND TRAVERSE COUNTY, MICHIGAN 

 

ORDINANCE NO. 68 (Zoning Ordinance): AMENDMENT NO. 40 

 

RESOLUTION #2024-08-T 

 

 A RESOLUTION TO AMEND GARFIELD TOWNSHIP ORDINANCE NO. 68 (Zoning 

Ordinance): 

 

 WHEREAS the Charter Township of Garfield regulates the use and development of land pursuant 

to the authority of the Michigan Zoning Enabling Act, Act 110 of 2006, as amended; and 

 

WHEREAS application Z-2023-04 has been received to rezone approximately 5.14 acres of land 

(“subject property”) at 05-030-008-50 and 05-030-008-45; and 

 

 WHEREAS the request has been found to be justified based on criteria in the Garfield Township 

Zoning Ordinance listed in Section 421.E: Approval Criteria of Zoning Map Amendment; and 

 

WHEREAS the Garfield Township Planning Commission, after conducting a public hearing on 

February 14, 2024 and adopting Findings of Fact on March 13, 2024, recommended the approval of the 

application to the Township Board; and  

 

WHEREAS the Township Board, following a public hearing on April 23, 2024, and having 

adopted Findings of Fact in support of approval of the application to rezone the subject property.  

 

NOW, THEREFORE, THE CHARTER TOWNSHIP OF GARFIELD ORDAINS: 

 

AMENDMENT NO.  40 TO GARFIELD TOWNSHIP ORDINANCE NO. 68 (Zoning Ordinance): 

At the request of the owners and their representatives of Parcels 05-030-008-50 and 05-030-008-45, 

situated in the Charter Township of Garfield, Grand Traverse County, Michigan has been conditionally 

rezoned by way of a map amendment from its current zoning of the R-1 – One-Family Residential district 

to the A – Agricultural district for use as an adult foster care, large group home and child care center, 

subject to the execution of the Conditional Rezoning Agreement between the owners and the Township. 

 

Moved:        Supported:   

Ayes:   

Nays:   

Absent and Excused:   

 

 

By:       

        Chuck Korn, Supervisor     

       Charter Township of Garfield 
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CERTIFICATE 

 I, Lanie McManus, Clerk of the Charter Township of Garfield, do hereby certify that the above is a true and 

correct copy of Resolution 2024-08-T which was adopted by the Township Board of the Charter Township of 

Garfield on the 23rd day of April, 2024.  Amendment No. 40 to Garfield Township Ordinance No. 68 (Zoning 

Ordinance) shall take effect upon the expiration of seven (7) days following publication. 

 

      

Dated:  _________________________  ______________________________   

       Lanie McManus, Clerk 

                   Charter Township of Garfield 

 

 

Introduced: March 26, 2024 

Adopted:   

Published:  

Effective:   

 



























 

Charter Township of Garfield 

3848 Veterans Drive 

Traverse City, MI 49684 

Re: Culver Meadows Senior Living Proposed Adult Foster Care, Large Group Home and a Child Care Center 

Please be advised that Brad & Trina Jewett represents and owns Culver Meadows Senior Living, Inc. 

The Jewett’s own and operate the existing Culver Meadows Senior Living, Inc. facility and owns property No: 28-05-030-

008-50. Property No: 28-05-030-008-50 is the property the proposed Adult Foster Care, Large Group Home, and a Child 

Care Center will be located on. 

 

CONDITIONAL REZONING AGREEMENT  

This Conditional Rezoning Agreement is entered into by and between Brad & Trina Jewett / Culver Meadows Senior 

Living, Inc. a Michigan Corporation Company, 1661 N. West Silver Lake Rd. Travere City, MI 49685 and the Charter 

Township of Garfield, 3848 Veterans Drive, Travere City, MI 49684. 

Recitals 

A. Brad & Trina Jewett / Culver Meadows Senior Living, Inc. are the owners of the properties described below and 

located along N. West Silver Lake Rd. Culver Meadows Senior Living, Inc address is 1661 N. West Silver Lake Rd. 

Traverse City, MI 49685 in the Township of Garfield of Grand Traverse County in the State of Michigan  

 

Property No’s. 28-05-030-008-50 & 28-05-030-008-045 

 

Property No. 28-05-030-008-50 Legal Description:  

PT NW14 SEC 30 T27N R11W COM NW COR SEC 30 TH S 88DEG 23’15”E 1600.28’ TH S 13 DEG 24’28”W 313.16’ 

TH S 13DEG 20’27”W 224.23’ TH S 42DEG 47’21”W 75.5’ TH S 42DEG 42’37”W 365.69’ TO POB THE S 49DEG 

28’44”E 329.12’ TGE S 32DEG 55’.47”W 276.34’ TH N 57DEG 04’13”W 295.25’ TH N 11DEG 04’35”E 158.35’ THE 

N 42DEG 36’49”E 166.21’ TO POB CONT 2.21AC 

 

Property No. 28-05-030-008-45 Legal Description: 

PT NW1/4 SEC 30 T27N R11W COM NW COR SEC 30 TH S 88DEG 23’15”E 1600.28’ TH S 13DEG 24’28”W 313.16’ 

TH S 13DEG 20’27”W 224.23’ TH S 42DEG 47’21”W 75.5’ TH S 42DEG 42’37”W 365.69’ TG S 42DEG 36’49”W 

166.21’ TH S 11DEG 04’35”W 158.35’ TO POB TG S 11DEG 04’35”W 436.91’ TH S 88DEG 19’28”E 76.05’ TH S 

88DEG 24’22”E 278.05 TH N 32DEG 55’47”E 221.45’ TH N 57DEG 04’13”W 465.13’ TO POB CONT 2.93AC 

 



 

B. The properties (28-05-030-008-50 & 28-05-030-008-045) are proposed to a Conditional Rezoning Agreement 

with the date to be determined and this agreement will be updated upon Conditional Rezoning.  

C. The applicant will restrict the use of said property and rezone to a Conditional Rezoning to Agricultural Zoning.  

D. MCL 125.3405 of the zoning enabling act, as amended provides that a landowner may offer use limitations related 

to the rezoning of the land withing a township pursuant to a Conditional Rezoning Agreement. 

 

MCL 125.3405 Use and development of land as condition to rezoning. 

  (1) An owner of land may voluntarily offer in writing, and the local unit of government may approve, certain use and development of 

the land as a condition to a rezoning of the land or an amendment to a zoning map. 

  (2) In approving the conditions under subsection (1), the local unit of government may establish a time period during which the 

conditions apply to the land. Except for an extension under subsection (4), if the conditions are not satisfied within the time specified 

under this subsection, the land shall revert to its former zoning classification. 

  (3) The local government shall not add to or alter the conditions approved under subsection (1) during the time period specified 

under subsection (2) of this section. 

  (4) The time period specified under subsection (2) may be extended upon the application of the landowner and approval of the local 

unit of government. 

  (5) A local unit of government shall not require a landowner to offer conditions as a requirement for rezoning. The lack of an offer 

under subsection (1) shall not otherwise affect a landowner's rights under this act, the ordinances of the local unit of government, or 

any other laws of this state. 

 

E. The applicant (Brad & Trina Jewett / Culver Meadows Senior Living, Inc. has requested to enter into the 

provisions of the Statement of Conditions set forth in this Conditional Rezoning Agreement. 

F. By entering into this Conditional Rezoning Agreement, the applicant *Brad & Trina Jewett / Culver Meadows 

Senior Living, Inc., and Charter Township of Garfield desire to set forth the parties’ obligations with respect to 

property No’s 28-05-030-008-50 & 28-05-030-008-45 and the conditions under which Garfield Township has 

granted the Conditional Rezoning. 

         NOW THEREFORE, the applicant (Brad & Trina Jewett / Culver Meadows Senior Living, Inc.) and Charter Township of 

Garfield hereby declare and agree that property No’s: 28-05-030-008-50 & 28-05-030-008-45 shall be held, transferred, 

sold, conveyed, and occupied subject to the covenants, conditions, restrictions, grants and reservations set forth herein; 

all of which are for the benefit of Charter Township of Garfield and shall run with and bind the property’s and all parties 

having any right, title or interest in all or any proportion of the properties, as well as heirs, successors and assign.  

Agreement and Statement of Conditions 

1. The existing facility is a legal nonconforming use on parcel 28-05-030-008-45, and that the agreement is 

intended to both bring that parcel into greater conformity with the current zoning ordinance as a conditional 

rezoning and to extend that conditional rezoning to parcel 28-05-030-008-45 for an Adult Foster Care, Large 

Group Home and a Child Care Center.  



2. The property shall not be used for any use not permitted by this agreement. 

3. The property shall revert to the R1 Zoning District if the property cannot viably be used as an Adult Foster Care, 

Large Group Home. 

4. The applicant (Brad & Trina Jewett / Culver Meadows Senior Living, Inc.) shall continuously maintain the 

properties in compliance with all the conditions set forth in paragraph 1. 

5. This Conditional Rezoning Agreement and Statement of Conditions may be recorded by Charter Township of 

Garfield with the Grand Traverse County Register of Deeds.  

6. Nothing in this agreement shall be deemed to prohibit Charter Township of Garfield from rezoning all or any 

portion of the lands that is subject to the Conditional Rezoning Agreement to another zoning classification. Any 

rezoning shall be conducted in compliance with Charter Township of Garfield Zoning Ordinance and the Zoning 

Enabling Act. Upon any rezoning taking effect, the use of the land so rezoned shall conform thereafter to all the 

requirements regulating use and development within the new zoning district as modified. 

7. None of the terms contained herein shall be interpreted to require the Applicant to obtain a new Special Use 

Permit to continue the current operations of the 2 – Adult Foster Care’s, Large Group Home and the Daycare 

Center on the properties.  

Brad & Trina Jewett / Culver Meadows Senior Living, Inc. hereby attest the conditions imposed by this Conditional 

Rezoning Agreement were offered voluntarily and are consented to willingly.  

Brad & Trina Jewett / Culver Meadows Senior Living, Inc. a Michigan Corporation. 

_____________________________________________________________ 

By: Brad & Trina Jewett – Owners / President & Vice President 

State of Michigan  

Grand Traverse County 

         Acknowledge on the ______ day of _________ 20____, before me personally appeared Brad & Trina Jewett, Owners of Culver 

Meadows Senior Living, Inc. The organization described in, and which executed the forgoing instrument, and that they signed their 

names thereto as and for their voluntary act and deed and as and for the voluntary act and deed of said organization.  

 

______________________________________________________________________ Print Name 

____________________________________________________________________ Notary Public 

____________________________________County, MI Acting in Grand Traverse County, Michigan. 

My Commission Expires: ____________________________________________________________ 

 











simmerlandsurveying.com                      |                ksimmer@simmerlandsurvey.com                |                     (231)429-4914 1 
 

 

Simmer Land Surveying, LLC 

Kelly Simmer, 404 W. Mesick Ave., Mesick, MI 49668 
 

 
Job No.: 404320B 
Date: 3-27-2024 
*Revised Easement* 
 
A 30' wide easement for ingress, egress and the installation and maintenance of private and public 
utilities in Part of the Northwest quarter, Section 30, Town 27 North, Range 11 West, Garfield 
Township, Grand Traverse County, Michigan; the centerline of said easement being more fully 
described as follows:  Commencing at the Northwest corner of said section; thence along the North 
line of said section S 88°23'15" E a distance of 1600.28' (RECORD S 90°00'00” E 1600.28'); thence S 
13°24'28" W a distance of 313.16' (RECORD S 11°41'02” W 313.06'); thence S 13°20'27" W a distance 
of 224.23' (RECORD S 11°41'02” W 224.33'); thence S 42°47'21" W a distance of 75.51' (RECORD S 
41°05'50” W); thence S 42°42'37" W a distance of 365.69' (RECORD S 41°05'50” W); thence S 
42°36'49" W a distance of 166.21' (RECORD S 41°05'50” W 166.29'); thence S 11°04'35" W a distance 
of 158.35' (RECORD S 09°28'25” W); thence S 57°04'13" E a distance of 280.25' to the Point Of 
Beginning of said centerline; thence the following two courses along said centerline S 32°55'47" W a 
distance of 44.15'; thence S 57°04'13" E a distance of 184.88' to the Right-Of-Way of West Silver Lake 
Road and the Point Of Ending and from said Point Of Beginning N 32°55'47" E a distance of 110.00' to 
the Point Of Ending.   

 

mailto:ksimmer@simmerlandsurvey.com
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Quick Facts
• Lumen packages range from 4,800 - 84,000 lumens

(35W - 588W)
• Replaces 70W up to 1,000W HID equivalents
• Efficacies	up	to	160	lumens	per	watt
• Energy and maintenance savings up to 85% versus

HID solutions
• Standard	universal	quick	mount	arm	with	universal

drill pattern

Interactive Menu
• Ordering Information page 2

• Mounting Details page 3, 4

• Optical	Configurations page 5

• Product	Specifications page 5

• Energy and Performance Data page	6,	7
• Control Options page 8

Dimensional Details

Area / Site Luminaire

Lumark  
Prevail LED

Connected Systems
• WaveLinx

CLASS A
CAN ICES-005

AVA IL A B LE

COMPLIANT OPTIONS

BAA
BUY AMERICAN ACT

1 1 

2

NOTES: 
1. Visit https://www.designlights.org/search/ to confirm qualification. Not all product variations are DLC qualified.
2. IDA Certified for 3000K CCT and warmer only.

Prevail Maxx

Prevail XL

Prevail

Prevail Petite

Prevail

Prevail Petite

13-15/16" 
[354mm]

26-13/16" [681mm]

2-3/4"
[70mm] 6-15/16"

[177mm]

Prevail XL

17-7/8"
[454mm]

39-5/8"
[1006mm]

3-11/16"
[94mm] 7-1/8"

[180mm]2-3/4"
[70mm]

13-15/16"
[354mm]

15-1/4"
[386mm]

20-7/8"
[531mm]

6-15/16"
[177mm]

Prevail Maxx

22-7/8"
[581mm]

7-1/16"
180mm

41-3/8"
1051mm

Light ARchitectTM

Product Certifications

Product Features

LumenSafe Technology

https://www.cooperlighting.com/global/brands/wavelinx.html
https://www.designlights.org/search/
https://www.cooperlighting.com/global/brands/cls/lumensafe.html
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Product Family Camera Type Data Backhaul

L=LumenSafe Technology     H=Dome Camera, High Res
Z=Dome Camera, Remote PTZ

C=Cellular, Customer Installed SIM Card  
A=Cellular, Factory Installed AT&T SIM Card 

V=Cellular, Factory Installed Verizon SIM Card
S=Cellular, Factory Installed Sprint SIM Card

E=Ethernet Networking

Product Family 1, 2 Light Engine 4 Color 
Temperature

Driver Voltage Distribution Mounting Color

PRV-P=Prevail Petite 
BAA-PRV-P=Prevail Petite BAA Compliant 3

TAA-PRV-P=Prevail Petite TAA Compliant 3

C10=(1 LED) 4,900 Nominal Lumens
C15=(1 LED) 6,900 Nominal Lumens
C20=(1 LED) 9,800 Nominal Lumens
C25=(1 LED) 11,800  Nominal Lumens

740=70CRI, 4000K 
727=70CRI, 2700K
730=70CRI, 3000K 
750=70CRI, 5000K 
8540=85CRI, 4000K

D= Dimming 
(0-10V)

UNV= Universal (120-277V)
H=High Voltage, 347-480V
8=480V 5

9=347V 
DV=DuraVolt (277-480V) 5, 6

T2=Type II
T3=Type III
T4=Type IV
T5=Type V

SA=QM Standard 
Versatile Arm
MA=QM Mast Arm 
FMA= Fixed Mast Arm 27

WM=QM Wall Mount 
Arm 

ADJA-WM=Adjustable 
Arm–Wall Mount 29

ADJA=Adjustable Arm–
Pole Mount 29

ADJS=Adjustable Arm–
Slipfitter, 3” vertical 
tenon 29

SP2=Adjustable Arm–
Slipfitter, 2 3/8” vertical 
tenon 27, 29

BZ=Bronze
AP=Grey
BK=Black
DP=Dark Platinum
GM=Graphite 
Metallic
WH=White

PRV=Prevail  
BAA-PRV=Prevail BAA Compliant 3

TAA-PRV=Prevail TAA Compliant 3

C15=(1 LED) 7,100 Nominal Lumens
C25=(2 LEDs) 13,100 Nominal Lumens
C40=(2 LEDs) 17,100 Nominal Lumens
C60=(2 LEDs) 20,000 Nominal Lumens

PRV-XL=Prevail XL
BAA-PRV-XL=Prevail XL BAA Compliant 3
TAA-PRV-XL=Prevail XL TAA Compliant 3

C75=(4 LED) 26,100 Nominal Lumens  
C100=(4 LED) 31,000 Nominal Lumens  
C125=(4 LED) 36,000 Nominal Lumens  
C150=(6 LED) 41,100 Nominal Lumens  
C175=(6 LED) 48,600 Nominal Lumens

PRV-M=Prevail Maxx
BAA-PRV-M=Prevail Maxx BAA Compliant3

TAA-PRV-M=Prevail MaxxTAA Compliant 3

C200=(9 LED) 48,000 Nominal Lumens
C225=(9 LED) 56,000 Nominal Lumens
C250=(9 LED) 65,000 Nominal Lumens
C275=(9 LED) 73,000 Nominal Lumens

Options (Add	as	Suffix) Accessories (Order Separately) 20, 21

7030=70 CRI / 3000K CCT 7  
7050=70 CRI / 5000K CCT 7   
CC=Coastal Construction finish 10

HSS=House Side Shield 8   
L90=Optics Rotated 90° Left   
R90=Optics Rotated 90° Right 
10K=10kV/10kA UL 1449 Fused Surge Protective 
Device
20MSP=20kV MOV Surge Protective Device 
20K=20kV UL 1449 Fused Surge Protective Device
HA=50°C High Ambient Temperature 9

PR=NEMA 3-PIN Twistlock Photocontrol Receptacle 11

PR7=NEMA 7-PIN Twistlock Photocontrol Receptacle 11

FADC=Field Adjustable Dimming Controller 30 

MS/DIM-L08=Dimming Motion and Daylight Sensor, IR 
Remote Programmable, < 8’ Mounting Height 12, 13, 22, 27

MS/DIM-L20=Dimming Motion and Daylight Sensor, IR 
Remote Programmable, 8’ - 20’ Mounting Height 12, 22, 13

MS/DIM-L40=Dimming Motion and Daylight Sensor, 
IR Remote Programmable, 21’ - 40’ Mounting 12, 13

SPB1=Dimming Motion and Daylight Sensor, Bluetooth 
Programmable, < 8’ Mounting Height 12, 14, 22 
SPB2=Dimming Motion and Daylight Sensor, Bluetooth 
Programmable, 8’ - 20’ Mounting Height 12, 14, 22 
SPB4=Dimming Motion and Daylight Sensor, Bluetooth 
Programmable, 21’ - 40’ Mounting Height 12, 14, 27, 28

WPS2XX=WaveLinx Pro, Dimming Motion, SR Driver 
and Daylight, WAC Programmable, 7’ - 15’ Mounting 12, 

15, 16 ,17, 22

WPS4XX=WaveLinx Pro, Dimming Motion, SR Driver 
and Daylight, WAC Programmable, 15’ - 40’ Mounting 12, 

15, 16 ,17, 27, 28

(See Table Below)=LumenSafe Integrated Network 
Security Camera 18, 19

PRVSA-XX=Standard Arm Mounting Kit 22

PRVMA-XX=Mast Arm Mounting Kit 22 
PRVWM-XX=Wall Mount Kit 22 
PRV-ADJA-XX=Adjustable Arm - Pole 
Mount Kit 22 
PRV-ADJS-XX=Adjustable Arm - Slipfitter Kit 22

PRV-ADJA-WM-XX=Adjustable Arm - Wall Mount 
Kit 22  
PRVXLSA-XX=Standard Arm Mounting Kit 28

PRVXLMA-XX=Mast Arm Mounting Kit  28

PRVXLWM-XX=Wall Mount Kit  28

PRV-XL-ADJA-XX=Adjustable Arm - Pole Mount 
Kit  28

PRV-XL-ADJS-XX=Adjustable Arm - Slipfitter Kit  28

PRV-XL-ADJA-WM-XX=Adjustable Arm - Wall 
Mount Kit 28

PRV-M-ADJA-XX=Adjustable Arm - Pole Mount 
Kit  27

PRV-M-ADJS-XX=Adjustable Arm - Slipfitter Kit 27

PRV-M-ADJA-WM-XX=Adjustable Arm - Wall 
Mount Kit 27

MA1010-XX=Single Tenon Adapter for 3-1/2” O.D. 
Tenon
MA1011-XX=2@180°  Tenon Adapter for 3-1/2” 
O.D. Tenon

MA1017-XX=Single Tenon Adapter for 2-3/8” O.D. 
Tenon 
MA1018-XX=2@180°  Tenon Adapter for 2-3/8” 
O.D. Tenon 
SRA238=Tenon Adapter from 3” to 2-3/8”
PRV/COB-FDV=Full Drop Visor 23

PRVXL/COB-FDV=Full Drop Visor 18

HS/VERD=House Side Shield Kit 8, 24 
VGS-F/B= Vertical Glare Shield Kit, Front/Back 24

VGS-SIDE=Vertical Glare Shield Kit, Side 24

OA/RA1013=Photocontrol Shorting Cap
OA/RA1014=NEMA Photocontrol - 120V
OA/RA1016=NEMA Photocontrol - Multi-Tap 105-
285V
OA/RA1201=NEMA Photocontrol - 347V 
OA/RA1027=NEMA Photocontrol - 480V 
FSIR-100=Wireless Configuration Tool for Occupancy 
Sensor 25 
WOLC-7P-10A=WaveLinx Outdoor Control Module 
(7-PIN) 26

WPS2-XX=WaveLinx Sensor, Dimming Motion 
and Daylight, WAC Programmable, 7’ - 15’ 
Mounting 15, 16, 17, 22 
WPS4-XX=WaveLinx Sensor, Dimming Motion 
and Daylight, WAC Programmable, 15’ - 40’ 
Mounting 15, 16, 17, 27, 28

NOTES:
1. DesignLights Consortium® Qualified. Refer to www.designlights.org Qualified Products List under Family Models for details. 
2. Customer is responsible for engineering analysis to confirm pole and fixture compatibility for alll applications. Refer to installa-
tion instructions IB500002EN and pole white paper WP513001EN for additional support information.
3. Only product configurations with these designated prefixes are built to be compliant with the Buy American Act of 1933 (BAA) 
or Trade Agreements Act of 1979 (TAA), respectively. Please refer to DOMESTIC PREFERENCES website for more information. 
Components shipped separately may be separately analyzed under domestic preference requirements.
4. Standard 4000K CCT and 70CRI.       
5. 480V not to be used with ungrounded or impedance grounded systems.
6. DuraVolt drivers feature added protection from power quality issues such as loss of neutral, transients and voltage fluctuations. 
Visit www.signify.com/duravolt for more information.
7. Use dedicated IES files on product website for non-standard CCTs.     
8. House Side Shield not suitable with T5 distribution. Not available with PRV-C60 lumen package.   
9. Not available with PRV-C60 lumen package. Not available with PRV-P-C25 lumen package.
10. Coastal construction finish salt spray tested to over 5,000-hours per ASTM B117, with a scribe rating of 9 per ASTM D1654. 
11. If DuraVolt (DV) is specified, use a photocontrol that matches the input voltage used.
12. Controls system is not available in combination with a photocontrol receptacle (PR & PER7) or another controls system (MS or 
SPB). Option not available with DuraVolt (DV) voltage option.
13. Utilizes the Wattstopper sensor FSP-211. Sensor color white unless specified otherwise via PDR. To field-configure, order FSIR-
100 accessory separately.      
14. Utilizes the Wattstopper sensor FSP-3XX series. Sensor color determined by product finish. See Sensor Color Reference Table. 
Field-configures via mobile application. See Controls section for details.
15. Sensor passive infrared (PIR) may be overly sensitive when operating below -20°C (-4°F).

16. For the device to be field-configurable, requires WAC Gateway components WAC-PoE and WPOE-120 in appropriate 
quantities. Only compatible with WaveLinx system and software and requires system components to be installed for opera-
tion. See website for more Wavelinx application information.     
17. Replace XX with sensor color (WH, BZ, or BK).     
18. Only available in PRV-XL configurations C75, C100, C125, C150, or C175.   
19. Not available with 347V, 480V, DV, or HA options. Consult LumenSafe system product pages for additional details and 
compatability information.       
20. Replace XX with paint color. 
21. For BAA or TAA requirements, Accessories sold separately will be separately analyzed under domestic preference 
requirements. Consult factory for further information.
22. Not for use with PRV-XL or PRV-M configurations. 
23. Only for use with PRV. Not applicable to PRV-M, PRV-XL, or PRV-P.    
24. Must order one per optic/LED when ordering as a field-installable accessory (1, 2, 4, 6 or 9).    
25. This tool enables adjustment to Motion Sensor (MS) parameters including high and low modes, sensitivity, time delay, 
cutoff and more. Consult your lighting representative for more information.   
26. Requires 7-PIN NEMA twistlock photocontrol receptacle (PR & PER7) option. The WOLC-7 cannot be used in conjunction 
with other controls systems (MS or LWR). Operates on 120-347V input voltages.
27. Only for use with PRV-M configurations.
28. Only for use with PRV-XL configurations.
29. Fixed for PRV-M.
30. Cannot be used with PR7 or other motion response control options

Ordering Information
SAMPLE NUMBER:  PRV-XL-C75-D-UNV-T4-SA-BZ

LumenSafe Integrated Network Security Camera Technology Options (Add	as	Suffix)

Product Family 1 Light Engine Voltage Distribution

PRVS=Prevail C15=(1 LED) 7,100 Nominal Lumens  
C25=(2 LEDs) 13,100 Nominal Lumens  
C40=(2 LEDs) 17,100 Nominal Lumens  
C60=(2 LEDs) 20,000 Nominal Lumens

UNV= Universal (120-277V)
347=347V 2

T3=Type III
T4=Type IV

PRVS-XL=Prevail XL C75=(4 LED) 26,100 Nominal Lumens  
C100=(4 LED) 31,000 Nominal Lumens  
C125=(4 LED) 36,000 Nominal Lumens  
C150=(6 LED) 41,100 Nominal Lumens  
C175=(6 LED) 48,600 Nominal Lumens

NOTES:
1.  All stock configurations are standard 4000K/70CRI, bronze finish, and include the standard versatile mounting arm. 
2. Only available in PRVS configurations C15, C25, C40 or C60.

Stock Ordering Information

http://www.designlights.org
https://www.cooperlighting.com/global/resources/programs/domestic-preferences
http://www.signify.com/duravolt
https://www.cooperlighting.com/global/brands/cls/lumensafe.html
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LOCATION OF EXISTING UTILITIES

C-4

C-2

C-1

SHEET INDEX
COVER SHEET

EXISTING CONDITIONS AND TOPOGRAPHY

SOIL EROSION AND SEDIMENTATION CONTROL PLAN

C-3 SITE AND UTILITY PLAN

HOME FOR THE AGED

PARCEL No. 3 N. WEST SILVER LAKE ROAD
PARCEL No. 28-05-030-008-50

CULVER MEADOWS II

LOCATION MAP

LOCATION
SITE

TRAVERSE CITY

LANSING

DETROIT

EMERGENCIES
POLICE DEPARTMENTS - 911
FIRE DEPARTMENTS - 911
AMBULANCE - 911

CABLE TELEVISION
CHARTER COMMUNICATIONS
701 SOUTH AIRPORT ROAD
TRAVERSE CITY, MI  49686
Contact: JOHN DANE
Phone: (231) 941-3700

TELEPHONE
AT&T
142 E. STATE ST. FLOOR 2W
TRAVERSE CITY, MI 49684
Contact: KATHY DOHM-BEISER
Phone: (231) 941-2707

ROADS AND STREETS
GRAND TRAVERSE COUNTY ROAD COMMISSION
1881 LAFRANIER ROAD
TRAVERSE CITY, MI  49684
Phone: (231) 922-4848

ELECTRIC
CHERRYLAND ELECTRIC COOPERATIVE
5930 US 31 SOUTH, P.O. BOX 298
GRAWN,  MI, 49637
Contact: BRUCE STOCKING
Phone: (231) 486-9228

STORM DRAINAGE
GARFIELD TOWNSHIP
3848 VETERANS DRIVE
TRAVERSE CITY, MI  49684
Phone: (231) 941-1620

NATURAL GAS
DTE ENERGY
1011 HASTINGS STREET
TRAVERSE CITY, MI  49686
Contact: LINDA YOUNG
Phone: (231) 932-2823

CONTACTS

ENGINEER
GTEC
3147 LOGAN VALLEY RD.
TRAVERSE CITY, MI  49684
Contact: RYAN COX, P.E.
Phone: (231) 218-0590

ARCHITECT
JML DESIGN GROUP
Contact: Mr. FRED CAMPBELL
Phone: (231) 947-9010

PLANNING/ZONING
GARFIELD TOWNSHIP
3848 VETERANS DRIVE
TRAVERSE CITY, MI  49684
Contact: JOHN SYCH, AICP, PLANNING DIRECTOR
Phone: (231) 941-1620

FIRE CODE
GRAND TRAVERSE METRO FIRE DEPARTMENT
897 PARSONS STREET
TRAVERSE CITY, MI  49686
Contact:  Mr. BRIAN BELCHER, FIRE MARSHALL
Phone: (231) 922-4840

BUILDING CODE
CHARTER TOWNSHIP OF GARFIELD
BUILDING INSPECTION DEPARTMENT
2848 VETERANS DRIVE
TRAVERSE CITY, MI 49684
Phone: (231) 941-1620

SANITARY & WATER
GRAND TRAVERSE COUNTY DPW
2650 LAFRANIER ROAD
TRAVERSE CITY, MI  49686
Contact:    Mr. JOHN DIVOZZO, DIRECTOR
Phone: (231) 995-6039
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H.D. TEST HOLE LOCATION

DEMOLITION AND ABANDONMENT NOTES

SURVEY AND BOUNDARY INFORMATION
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SITE INFORMATION

SITE REQUIREMENTS

SNOW STORAGE CALCULATIONS
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SOIL EROSION PREVENTION NOTES

SOIL EROSION PERMIT ASSUMPTIONS
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GRADING AND PAVING NOTES
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PLANTING DETAIL - TREES AND SHRUBS

LANDSCAPING NOTES

IRRIGATION SYSTEM

COMMON NAMESCIENTIFIC NAMEKEY

PLANT SCHEDULE
NUMBERSIZE

BS
PICEA MARIANA BLACK SPRUCE 5 Gal. 11 EA.

“ ” 

“ ” 

LANDSCAPING REQUIREMENTS

BUXUS SEMPERVIRENSBW BOXWOOD 5 Gal. 8  EA.

RM RED MAPLEACER RUBRUM

CJ COMMON JUNIPER SHRUBJUNIPERUS COMMUNIS 'DEPRESSA' 5 Gal. 6 EA.

3 EA.B&B - 2 " Cal.
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PHOTOMETRIC EVALUATION
NOT FOR CONSTRUCTION
Based on the information provided, all dimensions and luminaire
locations represent a recommended application. The engineer
and/or architect must determine the applicability of the layout
regarding existing or future field conditions.

This lighting layout represents illumination levels calculated using
laboratory data taken under controlled conditions in accordance
with The Illuminating Engineering Society (IES) approved methods
Actual performance of a manufacturer's luminaires may
vary due to changes in electrical voltage, tolerance in LEDs, and
other field conditions. Calculations may not include obstructions
such as buildings, curbs, landscaping, or other architectural
elements. Fixture nomenclature may not include mounting
hardware or poles. This layout is for photometric evaluation
 purposes only and should not be used as a construction
document or as a final document for ordering product.
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NOTES:
 - CALC AT GRADE

Calculation Summary

Scene: GEN

Label CalcType Units Avg Max Min Avg/Min Max/Min

PARKING LOT Illuminance Fc 1.53 3.4 0.2 7.65 17.00

Luminaire Schedule

Scene: GEN

SYMBOL QTY LABEL ARRANGMENT LLF [MANUFAC] DESCRIPTION MNT HEIGHT MNT TYPE TLT WATTS LUMENS

3 P4 Single 0.921 COOPER - LUMARK PRV-C40-D-UNV-T4-BZ-7030 23 POLE 393 16777
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