
CHARTER TOWNSHIP OF GARFIELD 

PLANNING COMMISSION MEETING  

Wednesday, April 10, 2024 at 7:00 pm 

Garfield Township Hall 

3848 Veterans Drive 

Traverse City, MI 49684 

Ph: (231) 941-1620 

A G E N D A 

ORDER OF BUSINESS 

Call meeting to order 

Pledge of Allegiance 

Roll call of Board Members 

1. Public Comment

Public Comment Guidelines:

Any person shall be permitted to address a meeting of The Planning Commission, which is required

to be open to the public under the provision of the Michigan Open Meetings Act, as amended. (MCLA

15.261, et.seq.)  Public Comment shall be carried out in accordance with the following Commission

Rules and Procedures:    a.) any person wishing to address the Commission is requested to state his

or her name and address. b.) No person shall be allowed to speak more than once on the same

matter, excluding time needed to answer Commissioner’s questions. Where constrained by available

time the Chairperson may limit the amount of time each person will be allowed to speak to (3)

minutes. 1.) The Chairperson may at his or her own discretion, extend the amount of time any person

is allowed to speak. 2.) Whenever a Group wishes to address a Committee, the Chairperson may

require that the Group designate a spokesperson; the Chairperson shall control the amount of time

the spokesperson shall be allowed to speak when constrained by available time.  Note:  If you are

here for a Public Hearing, please hold your comments until that Public Hearing time.

2. Review and Approval of the Agenda – Conflict of Interest

3. Minutes – March 27, 2024 Joint Meeting with Township Board

4. Correspondence

5. Reports

a. Township Board

b. Planning Commissioners

i. Zoning Board of Appeals

ii. Parks and Recreation Commission

iii. Joint Planning Commission

c. Staff Report

i. PD 2024-23 – Planning Department Monthly Report – April 2024

ii. Master Plan Announcement



6. Unfinished Business

a. PD 2024-24 – 3066 North Garfield Special Use Permit – Findings of Fact

7. New Business

a. PD 2024-25 – Gauthier Site – Conceptual Review

8. Public Comment

9. Other Business

10. Items for Next Agenda – April 24, 2024

a. Master Plan Update – Potential Implementation Projects

11. Adjournment

Joe Robertson, Secretary  
Garfield Township Planning Commission 
3848 Veterans Drive 
Traverse City, MI 49684 

The Garfield Township Board will provide necessary reasonable auxiliary aids and services, such as 

signers for hearing impaired and audio tapes of printed materials being considered at the meeting to 

individuals with disabilities upon the provision of reasonable advance notice to the Garfield Township 

Board.  Individuals with disabilities requiring auxiliary aids or services should contact the Garfield 

Township Board by writing or calling Lanie McManus, Clerk, Ph: (231) 941-1620. 



CHARTER TOWNSHIP OF GARFIELD 
JOINT TOWNSHIP BOARD AND PLANNING COMMISSION MEETING 

March 27, 2024 

Call Meeting to Order:   Supervisor Korn called the March 27, 2024 Joint Town Board 
and Planning Commission meeting to order at 6:00pm at the Garfield Township Hall. 

Pledge of Allegiance 
The Pledge of Allegiance was recited by all in attendance. 

Roll Call of Board Members: Chloe Macomber, Lanie McManus, Chris Barsheff, 
Denise Schmuckal, Steve Duell, Molly Agostinelli, Chuck Korn 

Roll Call of Commission Members:   
Present: Molly Agostinelli, Pat Cline, Joe Robertson, Robert Fudge, and Joe McManus 

Absent and Excused:  Planning Commissioners John Racine and Chris DeGood 

Staff Present: Planning Director John Sych and Deputy Planning Director Steve Hannon 

1. Public Comment (6:01)
None

2. Review and Approval of the Agenda – Conflict of Interest (6:01)
Agostinelli moved and Barsheff seconded to approve the agenda as presented.

Yeas:  Agostinelli, Barsheff, Cline, Fudge, Robertson, J. McManus, L. McManus,
Macomber, Duell, Schmuckal, Korn 

Nays: None 

3. Minutes (6:02)
a. March 13, 2024 Regular Meeting

Cline moved and Fudge seconded to approve the March 13, 2024
Planning Commission Regular Meeting minutes as presented.

Yeas: Cline, Fudge, Robertson, Agostinelli, J. McManus
Nays:  None

4. Business
a. PD 2024-21 Review of Master Plan Final Draft (6:02)

Sych explained that the Master Plan process began in 2022.  Surveys and
public input were gathered and throughout 2023, the Master Plan was
drafted by staff and Planning Commissioners.  Today, the Planning
Commission is presenting a final draft of the Master Plan for discussion.
The draft Master Plan builds on the Township Board’s Strategic Plan and
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presents a vision, future land use designations, future road connections, 
housing priorities, environmental priorities, infrastructure priorities, 
economic development priorities, public safety priorities, focus areas and 
corridors, and implementation strategies, including a zoning plan.  Sych 
reviewed the new zoning districts and the structure and organization of the 
updated Master Plan.  He also reviewed land use maps and the changes 
in some of the uses such as mixed use and low density residential.  Joe 
McManus stated that some of the changes were influenced by neighboring 
townships and what developments were on the borders.  Railroad 
easements were discussed as future trails. Sych reviewed what the next 
steps would be which include the board accepting the draft of the Master 
Plan and approving it for distribution and review by other entities which 
include Grand Traverse County, Grand Traverse County Road 
Commission, Michigan Department of Transportation, and local units of 
government contiguous to the township.  

 
Schmuckal moved and Barsheff seconded TO approve distribution of the 
draft Charter Township of Garfield Master Plan for the 63-day review 
period in accordance with the Michigan Planning Enabling Act. 
 
Yeas:  Schmuckal, Barsheff, Macomber, L. McManus, Duell, Agostinelli, 
Korn, J. McManus, Robertson, Fudge, Cline  
Nays: None 

 
 b. Other Discussion (6:50) 

Discussion took place on some of the pending legislation at the state level 
pertaining to short term rentals and solar/wind ordinances.      
Land conservation was discussed along with parkland acquisition. A list or 
map citing future land acquisitions was discussed along with the pros and 
cons of such a list.  
Board members thanked Planning Commissioners and Planning staff for 
their diligent work. 

   
5. Public Comment (7:18) 
 None 
 
6. Adjournment 
 Fudge moved to adjourn the meeting at 7:19pm. 
 

       ____________________________ 
 Joe Robertson, Secretary 
 Garfield Township Planning 
 Commission 
 3848 Veterans Drive 
 Traverse City, MI  49684 
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PURPOSE: 

Staff provides a monthly report to the Township Board on activities of the Planning Department and the Planning 

Commission.  The presentation of this report also provides a venue for the Township Board to have a dialog with 

staff about any of the activities or planning-related issues facing the Township. 

DEVELOPMENTS: 

The Planning Commission is currently conducting the following development review activity: 

Culver Meadows Senior Living – Conditional Rezoning 

• Location: 1611 N West Silver Lake Road, south of intersection with Secor Road

• Development Description: Proposed adult foster care facility for no more than 20 adults and childcare center

for no more than 12 children adjacent to the existing Culver Meadows Senior Living facility

• Status: The Planning Commission introduced this application at their 1/10/2024 meeting and held the public

hearing at their 2/14/2024 meeting.  The Planning Commission adopted Findings of Fact at their 3/13/2024

meeting and recommended to the Township Board to approve the application with conditions.  The Township

Board introduced the application at their 3/26/2024 regular meeting and scheduled a public hearing for their

4/23/2024 regular meeting.

3066 North Garfield Road – Special Use Permit Review 

• Location: Southeast corner of North Garfield Road and Duell Road, south of South Airport Road

• Development Description: Commercial district housing development with 20 apartment units

• Status: The project was introduced at 10/11/2023 Planning Commission meeting.  Commissioners generally

supported the concept of the project, but the project as presented would not meet one of the standards within

Section 725 of the Zoning Ordinance.  Commissioners tabled the application at their 11/8/2023 meeting.  The

Township Board held a public hearing and approved an amendment to the Section 725 requirements at their

2/13/2024 meeting.  The Planning Commission un-tabled the application at their 2/14/2024 meeting, held a

public hearing at their 3/13/2024 meeting, and directed Staff to prepare Findings of Fact for consideration at

the 4/10/2024 meeting.

Gauthier Site – Conceptual Review 

• Location: 2105 N US 31 South, west side of US 31 at McRae Hill Road across from Hartman Road

• Development Description: Proposed multi-family apartment development

• Status: Planning Commissioners will consider a conceptual review of the project at their 4/10/2024 meeting.

PLANNING: 

Other Planning Department activities include the following: 

• The Planning Commission and Township Board held a joint meeting on 3/27/2024 to discuss the final draft

update to the Master Plan.  The Township Board voted to release the draft Master Plan for distribution for a

63-day review period as required by the Michigan Planning Enabling Act (MPEA).  The MPEA requires the

Master Plan to be distributed to several entities including the following:

Charter Township of Garfield 
Planning Department Report No. 2024-23 

Prepared: April 2, 2024 Pages:  2 
Meeting: April 9, 2024 Township Board Attachments: 
Subject: Planning Department Monthly Report – March 2024 

5c.
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o Neighboring municipalities (City of Traverse City, East Bay Township, Elmwood Township, Long

Lake Township, Green Lake Township, and Blair Township)

o Regional planning agency (Networks Northwest)

o Grand Traverse County Board of Commissioners

o Public utility companies (Traverse City Light & Power, Cherryland Electric Cooperative, Consumers

Energy, and DTE Energy)

o Railroad company (Great Lakes Central Railroad)

o Public transportation agency (BATA)

o Grand Traverse County Road Commission

o Michigan Department of Transportation (North Region)

• Staff has distributed the draft Master Plan to the above entities.  The draft Master Plan and other information

on the Master Plan adoption process is available on the Township website at the following link:

o https://www.garfield-twp.com/masterplan.asp/

• Remaining key dates in the timeline for the adoption of the Master Plan are as follows:

Date Action 

May 29, 2024 * 63-day required review period ends

June 12, 2024 – Planning Commission meeting * Final public hearing on Master Plan

* Anticipated recommendation of Master

Plan adoption to the Township Board

June 25, 2024 – Township Board Meeting * Anticipated adoption of Master Plan

• Staff is working on potential Zoning Ordinance updates for review once the updated Master Plan is adopted.

Staff and the Planning Commission will discuss the next steps for implementation of the updated Master Plan

at study sessions throughout the year beginning in April.

• Professional development – Staff will be attending the 2024 National Planning Conference from April 13-16

in Minneapolis, Minnesota.  Staff are looking forward to the chance to learn from planners across the country

and to learn potential strategies to bring back for addressing planning issues in the Township.

STAFF: 

John Sych, AICP, Planning Director Stephen Hannon, AICP, Deputy Planning Director 

Email: jsych@garfield-twp.com  Email: shannon@garfield-twp.com 

Direct Line: (231) 225-3155 Direct Line: (231) 225-3156 
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Charter Township of Garfield 
Planning Department Report No. 2024-24 

Prepared: April 3, 2024 Pages:  9 

Meeting: April 10, 2024 Planning Commission Attachments: 

Subject: 3066 N. Garfield Special Use Permit-Findings of Fact 

File No. SUP-2023-08 Parcel No. 05-013-050-00 

Applicant: 3066 N. Garfield Rd LLC 

Agent/Owner: JLG Properties, Inc 

BRIEF OVERVIEW: 

• Location: 3066 North Garfield Road 

• Parcel area: 1.21 net acres 

• Existing land use: Former residence/former landscaping business 

• Existing zoning: C-G - General Commercial

PURPOSE OF APPLICATION: 

This application requests approval of a Special Use Permit for a commercial district housing development 

at 3066 North Garfield Road. The development application proposes a 20-unit apartment building. 

Commercial district housing developments are permitted via Special Use Permit in the C-G General 

Commercial district. 

Aerial image of the subject property (gross area property lines highlighted in blue): 

6a.
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Zoomed-in aerial image of the subject property (gross area property lines highlighted in blue): 

 

 

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:  

In approving any special use permit pursuant to Section 423, the Planning Commission may impose such 

reasonable standards, conditions, or requirements, in addition to or that supersede any standard specified in 

the Zoning Ordinance, as it may deem necessary to protect the public interest and welfare. Such additional 

standards may include, but need not be limited to: 

 

a) Financing; 

b) Availability of adequate public facilities or services; 

c) Dedication of land; 

d) Reservation of land; 

e) Creation of special assessment districts; 

f) Creation of restrictive covenants or easements; 

g) Special setbacks; 

h) Yard requirements; 

i) Increased screening or landscaping requirements; 

j) Area requirements; 

k) Development phasing; or 

l) Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of 

environmentally sensitive areas, and similar characteristics. 
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STAFF COMMENTS: 

Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 

Commercial District Housing Developments: 

Standards for commercial district housing developments are in Section 725 of the Zoning Ordinance and 

described by the following: 

1. Design

a. Multiple-family residential uses built within commercial zoning districts shall be designed to

cohesively integrate with the surrounding commercial uses. For the purpose of making this

determination, the Planning Commission may rely on the site design requirements and general

criteria as set forth in § 427, Planned Unit Residential Developments.

The proposed apartment building will be located at the southeast corner of Garfield Road and Duell

Road, south of Chase bank and Walgreens pharmacy and north of the Wash-N-Go Car Wash. An

apartment building at the subject site provides access to nearby stores and services for residents

whereby trips could be made by walking or bicycling. Infill apartment buildings of this character

have been built along Garfield Road, including in the City of Traverse City. The building is set

back 83 feet from the Garfield Road right-of-way.

b. Multi-family structures shall be abutted by open space on at least one side per building.

A 6,394 square foot common open space is proposed at the west and north sides of the proposed

apartment building, between the building and Garfield Road.

c. The baseline project density shall be as described in the R-3 Multiple Family Residential Zone. At

its discretion, and based upon a determination that the project is designed to meet the intent of this

Section, the Planning Commission may authorize increases in density over what is regularly

allowable.

The baseline minimum lot area for multiple family within the R-3 district is 4,000 square feet per

dwelling unit which translates to 10.89 units per acre.  The site plan shows an area of 1.21 net acres

for the site.  With 20 proposed dwelling units, there is a proposed density of 16.52 units per acre.

As noted above, the Planning Commission may authorize increases in density over what is regularly

allowable.

Previously the Planning Commission mentioned interest in other developments of higher

residential density development that was approved by the Township. Below are examples of

projects that were developed or approved through the Planned Development process. One

Commercial District Housing Development has been approved (Marengo 31); however, no

Commercial District Housing Developments have been fully constructed.

Development Units Acres Units/Acre 

Village at LaFranier Woods PUD 385 33.00 11.67 

Premier PUD (Premier Manor) 72 4.52 15.93 

Village at Bay Ridge PUD 300 17.65 16.99 

Fox Run PURD 84 4.07 20.64 

GT Crossings PUD (2516 Crossing Circle) 162 7.02 23.08 
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d. Shared parking arrangements shall be encouraged between the residential and commercial uses. 

 

For multiple family dwellings, the parking minimum is 1.5 spaces per dwelling unit and a maximum 

of 2.0 spaces per dwelling unit. For the proposed development, this is a range of 30 to 40 spaces 

and 39 spaces are shown.  The parking area has only one driveway, which is off Duell Road. No 

driveway is proposed on Garfield Road. 

 

Wherever off-street parking is required, a minimum of two bicycle parking spaces are required.  

For parking areas with greater than 25 motor vehicle spaces, bicycle parking shall be provided on 

a basis of two spaces per twenty-five motor vehicle parking spaces.  With 39 motor vehicle spaces 

proposed, four bicycle parking spaces are required.  The site plan shows four bike racks with two 

spaces each in front of the proposed building for a total of eight bicycle parking spaces. 

 

Due to its orientation of the proposed building and configuration of adjacent uses, there is no 

opportunity for shared parking. 

 

e. Landscaping shall be as required in Article 5, Table 531.1. In the event that the multifamily project 

does not sit on its own parcel, the application shall indicate a project boundary area which shall 

be used for the purpose of landscaping placement. 

 

The landscaping plan is described on Sheet L1.0.  A total of 29 large trees, 27 small/medium trees, 

and 14 evergreen or coniferous trees are proposed for the required buffers along the property lines. 

Shrubs and perennials are proposed for the front of the building. In addition, 25 junipers 

(evergreens) are proposed to establish a hedge along the south side of the apartment building to 

mitigate the impacts of the adjacent car wash. The proposed landscaping plan meets the landscaping 

requirements of the Zoning Ordinance.  

 

f. Pedestrian walkways shall be provided within the subject parcel or project boundary for the 

purpose of providing safe and convenient movement within the site and towards other walkable 

places of interest such as stores, restaurants, or entertainment. 

 

A sidewalk is proposed along Garfield Road which meets the requirement of the Non-Motorized 

Plan. An internal sidewalk along the north side of the building connects the building with the 

parking lot and the sidewalk on Garfield Road. 

 

g. The residential areas of an overall commercial development site shall be adequately, but not overly, 

lit at night. Applications shall demonstrate that commercial lighting in the vicinity meets the dark 

sky requirements of this Ordinance in order to minimize impact on the residential area. Where 

lighting is to be installed for a residential area, average illumination levels of 0.5 to 1.0 foot candle 

shall be maintained. Existing commercial lighting which illuminates the residential area of the site 

to this level may be used in lieu of installing additional residential lighting. Common entryways 

shall be adequately illuminated by wall-pack style lighting fixtures. 

 

A lighting plan was submitted along with the site plan set.  The plan meets the lighting standards 

and requirements of Section 517. 

 

2. Open Space Requirements 

a. A minimum of fifty square feet per unit of private outdoor space with a minimum dimension of four 

feet in any direction shall be provided. Private open space shall be accessible directly from the 

living area of the unit, in the form of a fenced yard, patio, deck, or balcony. 
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According to the application and the building elevation drawings, each unit will have either a 50 

square foot patio or balcony. 

b. A minimum of three hundred square feet per unit of common outdoor open space shall be provided.

Required open space shall be consolidated to the extent reasonably possible to provide areas for

the residents and/or to help buffer the residential structures from adjacent commercial uses.

With 20 proposed units, a total of 6,000 square feet of common outdoor open space is required.

The plan indicates 6,394 square feet of common outdoor open space.

c. For the purpose of locating open space, the Planning Commission may rely on the site design

requirements and general criteria as set forth in § 427, Planned Unit Residential Developments.

The proposed common outdoor open space is located mostly on the west side and to a lesser extent

on the north side of the building.

d. Required setback areas shall not be included towards required open space areas; however, placing

required open space areas adjacent to setbacks is supported.

None of the common outdoor open space is within the required setbacks.

3. Compatibility

Applications shall describe measures which will be taken to mitigate common commercial impacts such as

noise, light, and nighttime operations on the multi-family project.

The proposed project is to establish a multi-family residential use in a commercial area. In reviewing the 

existing adjacent commercial uses, the existing car wash immediately to the south will most likely impact 

the proposed development in terms of noise during daytime hours. To provide protection from noise, the 

applicant is proposing the installation of soundproof building materials and additional landscaping to 

establish an evergreen hedge along the south side of the apartment building. 

Other Considerations: 

Buildings 

The proposed 20-unit building has a footprint of approximately 11,776 square feet. The maximum building 

height in the C-G district is 35 feet. Based on the building elevation drawings that have been provided, a 

building height of approximately 26 feet has been measured. 

Setbacks 

The setback requirements in the C-G district are 40 feet for the front yard. Side and rear yards shall be ten 

percent (10%) of the lot width and depth, respectively, but need not exceed twenty-five (25) feet each, 

provided that no setback shall be less than ten (10) feet. Since the site is a corner lot, 40 feet front yard 

setbacks are required for the frontage on Garfield and on Duell Roads. The proposed plan meets the setback 

requirements. 

Ingress and Egress 

There will be one ingress and egress drive located on Duell Road. No additional ingress and egress drives 

are proposed. There will be no driveway on Garfield Road.   
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Snow Storage 

Snow storage is to be provided at the ratio of 10 square feet per 100 square feet of parking area. The site 

plan shows two snow storage areas that together comply with Section 551.E(6). 

Dumpster Enclosure 

A 10’ x 10’ dumpster enclosure on a concrete pad is proposed on the eastern edge of the proposed 

development.  

Other Reviews 

The application is subject to additional reviews, including but not limited to the Township Engineer, Grand 

Traverse County Road Commission, and Metro Fire.  Sewer and water utility improvements and stormwater 

improvements are reviewed by the Township Engineer.  Escrow for these reviews is needed as determined 

by the Township Engineer.  Signs are reviewed by the Township Zoning Administrator. 

FINDINGS OF FACT: 

At its March 13, 2024 meeting, the Planning Commission unanimously passed a motion directing Staff to 

prepare Findings of Fact for the application, which are provided below for your consideration. 

A special use is permitted only if the applicant demonstrates that: 

(1) The proposed use will be consistent with the purpose and intent of the master plan and this Ordinance,

including all regulations of the applicable zoning district;

The Planning Commission may find this standard to be MET for the following reasons: 

• The Master Plan identifies the site as Commercial on the Future Land Use map.

• The site is zoned C-G General Commercial. Commercial District Housing Development is

permitted via Special Use Permit in the C-G General Commercial district.

• The site will be able to meet all regulations of the C-G zoning district and the Commercial District

Housing Development requirements.

(2) The proposed use will be designed, constructed, operated and maintained so as to be compatible,

harmonious, and appropriate with the existing or planned character and uses of the neighborhood, adjacent

properties and the natural environment;

The Planning Commission may find this standard to be MET for the following reasons: 

• While the area is predominantly commercial uses, the Garfield Oaks mobile home park is located

to the west across Garfield Road. The area does offer nearby services to the residents in the

proposed residential development.

• The design and layout of the proposed Commercial District Housing Development will minimize

the impacts of the area, including building setbacks, provision of open space, landscaping materials,

and building materials.

(3) The proposed use will not be detrimental, hazardous or disturbing to existing or future adjacent uses or

to the public welfare by reason of excessive traffic, noise, dust, gas, smoke, vibration, odor, glare, visual

clutter, electrical or electromagnetic interference;

The Planning Commission may find this standard to be MET for the following reasons: 
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• No nuisances or hazards are expected to be generated.

• The proposed lighting and photometric plan address all lighting requirements of the Ordinance.

(4) Potential adverse effects arising from the proposed use on the neighborhood and adjacent properties

will be minimized through the provision of adequate parking, the placement of buildings, structures and

entrances, as well as the provision and location of screening, fencing, landscaping, buffers or setbacks;

The Planning Commission may find this standard to be MET for the following reasons: 

• The placement of the building and the parking have been made in a way that will minimize any

impact on adjacent properties.

• Setback and landscaping requirements have been met.

(5) The proposed use will retain as many natural features of the property as practicable, particularly where

the natural features assist in preserving the general character of the neighborhood;

The Planning Commission may find this standard to be MET for the following reasons: 

• Previously occupied by a single-family residence and then a former landscaping business, there are

no natural features on the site.

• The proposed development will provide landscaping as part of the site design to contribute

positively to the general character of the neighborhood.

(6) Adequate public and private infrastructure and services such as streets, water and sewage facilities,

drainage structures, police and fire protection, and schools, already exist or will be provided without

excessive additional requirements at public cost;

The Planning Commission may find this standard to be MET for the following reasons: 

• Municipal water and sewer facilities currently serve the area and will adequately serve the subject

site.

• The applicant proposes to manage storm water onsite. The storm water management system will

be reviewed by the Township Engineer.

• Significant additional demand for schools, police, or fire protection is not anticipated.

(7) The establishment, maintenance, or operation of the proposed use shall not be detrimental to or endanger

the public health, safety, morals, comfort, or general welfare;

The Planning Commission may find this standard to be MET for the following reasons: 

• The proposed use will not be detrimental to public health, safety, morals, or general welfare.  The

proposed use is compatible with nearby uses and is not expected to generate any nuisances.

(8) The public interest and welfare supporting the proposed use shall be sufficient to outweigh individual

interests that are adversely affected by the establishment of the proposed use;

The Planning Commission may find this standard to be MET for the following reasons: 

• The public interest and welfare are well-served by the proposed use, which is allowed via special

use permit in the C-G district.
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• A public hearing was held on March 13, 2024.

(9) Adequate measures shall be taken to provide ingress and egress so designed as to minimize traffic

hazards and to minimize traffic congestion on the public roads;

The Planning Commission may find this standard to be MET for the following reasons: 

• Ingress and egress for the site will be provided from Duell Road, approximately 150 feet east of

Garfield Road.

(10) Adequate measures shall be taken to provide vehicular and pedestrian traffic within the site, and in

relation to streets and sidewalks servicing the site in a safe and convenient manner; and

The Planning Commission may find this standard to be MET for the following reasons: 

• The site design will allow for safe vehicular traffic on the site.

• Pedestrians will be accommodated with the construction of a new sidewalk along Garfield Road

and a new sidewalk from the proposed apartment building to Garfield Road.

(11) The proposed use shall not impede the orderly development and improvement of surrounding property

for uses permitted within the zoning district.

The Planning Commission may find this standard to be MET for the following reasons: 

• The proposed use is permitted via a special land use permit in the C-G district.  Nothing about the

proposed project would impede the orderly development and improvement of surrounding sites.

ACTION REQUESTED: 

The purpose of this agenda item is to consider Findings of Fact for the application.  Upon consideration and 

Commissioner discussion, the following motion is offered for consideration: 

MOTION THAT the Findings of Fact for application SUP-2023-08, as presented in 

Planning Department Report 2024-24 and being made a part of this motion, BE 

ADOPTED. 

The following motion is recommended to approve the project, subject to the conditions as noted below, and 

subject to conditions which are routinely added to all approvals: 

MOTION THAT applications SUP-2023-08 BE APPROVED, subject to the following 

conditions (1-5 as indicated in Planning Department Report 2024-24): 

1. Final engineering review and approval by the Township Engineer is required

including all infrastructure and stormwater.

2. All final reviews from agencies with jurisdiction shall be provided prior to a Land

Use Permit being issued.

3. All proposed landscaping and site amenities shall be installed prior to the issuance

of a Certificate of Occupancy.

4. The applicant shall provide two (2) full-size plan sets, one (1) 11x17” plan set, and

one electronic copy of the full application (in PDF format) with all updates as
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required by any conditions of this approval and indicating compliance with all 

provisions of the Zoning Ordinance. 

5. The applicant shall record promptly the amended Report and Decision Order

(RDO) and any amendment to such order with the Grand Traverse County Register

of Deeds in the chain of title for each parcel or portion thereof to which the RDO

pertains.  A copy of each recorded document shall be filed with the Director of

Planning within thirty (30) days of final approval by the Township or approval

shall be considered to have expired.

Any additional information the Planning Commission deems necessary should be added to this motion. 

Attachments: 

1. Special Use Permit Application dated September 11, 2023

2. Special Use Permit Application Supplement dated March 4, 2024

3. Affidavit for Sound Mitigation from Sean McCardel received April 1, 2024

4. Site Plan Set dated March 26, 2024





















 

  

Submitted to 
The Charter Township of Garfield 

3848 Veterans Drive 
Traverse City, MI 49684 

231-941-1620 

3/4/2024 

3066 N. Garfield, LLC 
Multiple-Family Residential Development 

Commercial District Housing 
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Project Team 
  

Property Owner: 
3066 N. Garfield, LLC 
310 Water Watch Lane 
Traverse City, MI 49686 
Phone: (231) 933-7111- Sean McCardel 
Cell: (248) 521-9962 – Joe Locricchio 
Email: jlgjoe@comcast.net 

 
Applicant: 

3066 N. Garfield, LLC 
JLG Properties – Joe Locricchio 
Sean McCardel Construction, Sean McCardel 
310 Water Watch Lane 
Traverse City, MI 49686 
Phone: (231) 933-7111- Sean McCardel 
Cell: (248) 521-9962 – Joe Locricchio 
Email: jlgjoe@comcast.net 

  
Planning and Engineering Consultant: 

Mansfield Land Use Consultants 
Christina Deeren, Permit Specialist 
PO Box 4015 
Traverse City, MI 49685 
Phone:  (231) 946-9310 x 1008 
Email: christinad@maaeps.com 
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 Regulations Summary 
  
Project Address:            
3066 N. Garfield Rd., 
Traverse City, MI 49686-5030 
  
Project Parcel:            
28-05-013-050-00 
  
Project Size:         
1.37 acres 
 
Existing Parcel Legal Description:  
Part of the Southwest Quarter of Section 13, Town 27 North, Range 11 West, Garfield 
Township, Grand Traverse County, Michigan, More fully described as follows: Commencing at 
the Southwest corner if Section 13; thence North 00 deg 08’26”E, 608.11 feet along the West 
line of Section 13 to the Point of Beginning; thence North 00 deg 08’26”E, 150.16 feet along the 
West line of Section 13; thence South 89 deg 30’32”E, 33.00 feet; thence North 00 deg 08’26”E, 
35.00 feet to the South Right-of-way line of Duell Road; thence South 89 deg 30’32”E, 294.90 
feet along the South Right-of-way line of Duell Road; thence South 00 deg 08’26”W, 185.16 
feet; thence north 89 deg30’32”W, 327.90 feet to the Point of Beginning. 

Existing Zoning: 
C-G General Commercial 
  
Existing Land Use: 
Commercial – Previous location of Northwoods Landscaping and Nursery 
  
Proposed Land Use: 
Multiple-Family Residential 
  
Use Permitted by Special Use Permit: 
Commercial District Housing Developments 
The proposed multiple-family residential use is permitted by a special use permit by the 
Township Zoning Ordinance. All special conditions within Section 725 of the Zoning Ordinance 
have been satisfied by the proposed plan. 

Township Comprehensive Master Plan, Future Land Use: 
Commercial  
Commercial – The property is in the Barlow Garfield neighborhood as a Commercial Future 
Land Use category, which allows for commercial uses of varying intensity. The proposed 
multiple-family residential use complements this description and the existing commercial uses 
and character of the Garfield Road and South Airport corridors in the subject portion of the 
Township. The proposed use is well-suited for the subject site, as it provides additional housing 
opportunities near places of employment, entertainment, and shopping within the Township and 
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is surrounded by residential housing, commercial uses, and industrial developments. The 
proposed project also addresses a specific need within Garfield Township to create unique living 
opportunities in an urban setting while providing a complementary use of a former commercial 
property. 

 

Regulations Summary continued 

 
    C-G zoning   Proposed  
Minimum Lot Size:  15,000 sf   1.37 Gross acreage 

    1.21 Net acreage 
Minimum Lot Width: 100 ft.    185.16 ft  
Height:   35ft     35 ft. 
Front Yard Setback:  40ft (with exception)   40 ft     
Side Yard Setback:  10% of lot width   See Plans 
Rear Yard Setback:  10% of lot width  See Plans 
Maximum Lot Coverage: N.A.    N.A. 
Min. Building X-Section: 24ft    72 ft 
 
Parking (Apartment  
Multiple Family)  1.5 per dwelling  1.95 per dwelling – 39 total  
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MAP -Street Map Vicinity 
 

  

 

Project Site 
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MAP -Aerial Photo Vicinity 
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Project Narrative 
 
The applicant is proposing to construct a twenty-unit apartment building with an attached 256 
square foot gym and associated site amenities on the subject parcel. The 1.37acre project site is 
on the east side of N. Garfield Road, between South Airport and Hammond Road, and is in the 
General Commercial zoning district. The surrounding area is an established highway corridor 
with public utilities and a mix of industrial, commercial, and residential uses. Surrounding land 
uses include existing commercial, industrial, and residential uses in all directions.  

The project site contains existing structures that are vacated and will be demolished. The project 
will be served by municipal sewer and water. Stormwater will be managed on site per the 
standards of the Township’s stormwater ordinance. 

Existing infrastructure within the N. Garfield corridor, including the major highway and public 
utilities, allows for the proposed apartments to be built without causing any undue impact on 
local public services. The proposed development will comply with all soil erosion, storm water, 
and environmental standards of the Township, County, and State.  

Responses to Approval Standards in the Zoning Ordinance 
The following provides information related to each standard in the referenced Section(s) of the 
Township Zoning Ordinance. Ordinance language is shown in bold text and responses are shown 
in plain text. 
 
Section 423.E Approval Criteria (Special Use Permits) 

A special use is permitted only if the applicant demonstrates that:  
1. The proposed use will be consistent with the purpose and intent of the master plan 

and this ordinance, including all regulations of the applicable zoning district;  
The proposed use is consistent with the standards of the Zoning Ordinance, as a use 
allowed by Special Use Permit, and the Master Plan which defines the development area 
of the subject site as Commercial on the Future Land Use Map. The proposed use is also 
consistent with the Master Plan as it furthers the goals of providing development within 
the Barlow Garfield neighborhood which is intended to generate a community vision and 
sense of place for this part of the township and to encourage economic investment in the 
neighborhood. The development will help meet the township’s Strategic Plan goals of 
economic development and housing. 
 

2. The proposed use will be designed, constructed, operated and maintained so as to be 
compatible, harmonious and appropriate with the existing or planned character and 
uses of the neighborhood, adjacent properties and the natural environment;  
The proposed use and building design will be complimentary, compatible, and 
harmonious with the existing character of the developed surrounding area, while 
providing additional unique living opportunities near one of the main commercial areas 
within the Township and is compatible in scale to the existing structures on adjacent 
properties.  
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3. The proposed use will not be detrimental, hazardous or disturbing to existing or 

future adjacent uses or to the public welfare by reason of excessive traffic, noise, 
dust, gas, smoke, vibration, odor, glare, visual clutter, electrical or electromagnetic 
interference;  
The proposed multiple-family residential use will not be detrimental or disturbing to 
surrounding uses or the public welfare, as they will be constructed to comply with the 
regulations of the Township Zoning Ordinance and all applicable regulatory agencies. 
Additionally, new tree buffers between the proposed building, adjacent uses and 
roadways will be planted, significantly reducing the potential for negative impacts on 
surrounding properties. The proposed use will generate nominal additional traffic with 
only 20 units proposed, but that traffic will be accessed by Duell Road, a county road 
designed and constructed to handle a large amount of traffic. The existing driveway 
access to the site from N. Garfield Road will be eliminated.  Generally, residential uses 
do not create impacts due to noise, dust, gas, smoke, vibration, odor, glare, visual clutter, 
or electrical interference. 
 

4. Potential adverse effects arising from the proposed use on the neighborhood and 
adjacent properties will be minimized through the provision of adequate parking, 
the placement of buildings, structures and entrances, as well as the provision and 
location of screening, fencing, landscaping, buffers or setbacks; 
On-site parking is incorporated into the site plans to serve the proposed use and meet the 
standards of the Zoning Ordinance for both parking space quantity and design. The 
proposed apartment building will be accessible from Duell Road. The building will face 
northerly to minimize the potential visual or proximity impacts that could arise from the 
proposed use and allow for additional screening of the site from N. Garfield Road. See 
the enclosed Landscape Plan for details on screening, landscaping, and buffering for the 
site.  

 
5. The proposed use will retain as many natural features of the property as 

practicable, particularly where the natural features assist in preserving the general 
character of the neighborhood;  
The proposed use will enhance the natural features as there is currently limited 
landscaping on the site. The separation between the proposed development and the public 
thoroughfare of N. Garfield Road will have a new vegetated buffer integrated into the 
ordinance required open space and the proposed building will have minimal impact on 
the character of the neighborhood, which is primarily built out with more intense 
commercial and industrial uses. 

 
6. Adequate public and private infrastructure and services such as streets, water and 

sewage facilities, drainage structures, police and fire protection, and schools, 
already exist or will be provided without excessive additional requirements at public 
cost;  
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The existing public and private infrastructure and services available to the subject site 
will be adequate for the proposed use and will not cause excessive additional 
requirements at public cost. The existing drive accessing N. Garfield will be relocated to 
Duell Road. Existing public sewer and water utilities are available at the subject site. 
Plans have been submitted to the applicable local regulatory agencies for comment and/or 
approval, and the proposed project will comply with all standards and regulations of such 
agencies, including the Grand Traverse Metro Fire Department. 
 

7. The establishment, maintenance, or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety, morals, comfort, or general 
welfare;  
The proposed use will not be detrimental to the health, safety, and welfare of the general 
public and will comply with all standards and regulations of the Township Zoning 
Ordinance and all applicable local agencies. Plans have been submitted to the applicable 
local agencies for comment and/or approval. 
 

8. The public interest and welfare supporting the proposed use shall be sufficient to 
outweigh individual interests that are adversely affected by the establishment of the 
proposed use;  
The proposed use provides an additional 20-residential units for the region, helping to 
satisfy an identified housing need in the community and will not significantly impact the 
surrounding area or community, as described in other portions of this narrative. 
 

9. Adequate measures shall be taken to provide ingress and egress so designed as to 
minimize traffic hazards and to minimize traffic congestion on the public roads; 
The proposed project will not utilize the existing driveway/curb cut onto N. Garfield 
Road, as it will be eliminated thereby mitigating the impact to Garfield Road traffic.  
Driveway access will be relocated to Duell Road, which meets the GTCRC driveway 
standards. In this location, N. Garfield has an existing center left-turn lane that allows for 
left turns stacking outside of the north and south travel lanes, reducing potential vehicular 
conflicts and additional congestion. The elimination of the existing driveway onto N. 
Garfield Road will allow for additional sight distance to the south of the subject site 
creating safer access onto N. Garfield Road making both right and left turns with ample 
space for vehicle stacking. 
 

10. Adequate measures shall be taken to provide vehicular and pedestrian traffic within 
the site, and in relation to streets and sidewalks servicing the site in a safe and 
convenient manner; and  
The proposed relocation of the existing drive, along with the addition of pedestrian 
sidewalks connecting the proposed site elements with each other and the public right-of-
way, create a safe and convenient circulation system within the proposed development. 
Additionally, the proposed driveway and parking area have been designed to 
accommodate the standards of the fire department, allowing for adequate access to the 
site for fire trucks and emergency vehicles. 



 

3066 N. Garfield, LLC 
Special Use Permit Application 

 

10 
 

 
11. The proposed use shall not impede the orderly development and improvement of 

surrounding property for uses permitted within the zoning district.  
The proposed use will not impede the development or improvement of surrounding 
properties for permitted uses as it complements the surrounding commercial, residential, 
and industrial uses and will not create undue impacts on existing infrastructure in the 
general vicinity or the Township as a whole. 
 

Section 725 Commercial District Housing Developments 

A. Regulations and Conditions 
1. Design 

a. Multiple-family residential uses built within commercial zoning districts 
shall be designed to cohesively integrate with the surrounding 
commercial uses. For the purpose of making this determination, the 
Planning Commission may rely on the site design requirements and 
general criteria as set forth in § 427, Planned Unit Residential 
Developments.  
The proposed residential use is designed to integrate with the existing 
surrounding commercial, residential and industrial uses as the proposed 
building is similar in scale to the existing adjacent structures and will utilize a 
new entrance and existing utilities. Additionally, new plantings and the 
creation of open space, building design features and construction methods all 
provides for significant buffering and noise mitigation between the proposed 
project and the surrounding properties, significantly limiting potential 
conflicts and effectively and aesthetically screening the proposed project. 
 

b. Multi-family structures shall be abutted by open space on at least one side 
per building.  
The proposed multiple-family residential building is designed with abutting 
open space on the west side of the building. This open space complies with 
Township Ordinance standards and consists of usable open space adjacent to 
the building. This usable open space area is directly adjacent to the proposed 
structure, further increasing the benefits that the open space provides to future 
tenants. 
 

c. The baseline project density shall be as described in the R-3 Multiple 
Family Residential Zone. At its discretion and based upon a 
determination that the project is designed to meet the intent of this 
Section, the Planning Commission may authorize increases in density 
over what is regularly allowable. 
The R-3 Multiple Family Residential zoned district zoning requires that 4,000 
square feet of lot area be provided for each dwelling unit. Given the 1.37 gross 
acreage size of the subject site, 15 units would be allowed. The proposed 
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development requests an increase in density to 20 units. The Township has 
recently granted density bonuses to similar projects, and as this proposed 
project is designed to address an important goal of the Township, we trust that 
the Township will see the merit in approving the increase in density. The site 
is not overburdened by the proposed density as the parking area provided 
exceeds the minimum requirement and meets the 300 square foot per unit 
open space requirement, all while providing complimentary site amenities. 
 

d. Shared parking arrangements shall be encouraged between the 
residential and commercial uses. (Resolution #2024-02-T). 
Section 551 D(2)(b) Residential Uses – for one- and two-family dwellings, 
parking may be located within the required front yard setback provided that 
the space does not intrude within a right-of-way or impede pedestrian 
pathways, and provided further that the parking is located on a driveway. The 
parking area is within the setback, which is approved via a recent ordinance 
amendment, but still maintains a ten (10) foot landscape buffering from N. 
Garfield and Duell Road. The existing entrance to N. Garfield will be 
eliminated from the future development. The only entrance drive will be 
located off Duell Road. The proposed parking area will not impede any traffic 
patterns or pedestrian pathways. All vehicular parking will be located on the 
same site as the multi-family structure. Parking for multiple-family residential 
uses is to be provided at a rate of 1.5 spaces per residential unit, according to 
the Zoning Ordinance. The proposed 20-unit development requires that 30 
parking spaces be provided, the proposed plans include a total of 39 parking 
spaces at a rate of 1.9 per unit. 

 
e. Landscaping shall be as required in Article 5, Table 531.1. In the event 

that the multi-family project does not sit on its own parcel, the 
application shall indicate a project boundary area which shall be used for 
the purpose of landscaping placement.  
Landscape buffers in accordance with Article 5, Table 531.1 have been 
provided as part of the proposed plans. The proposed landscape plan meets or 
exceeds the criteria of the ordinance. A ten (10) foot landscape buffer is 
provided around the perimeter of the property on the enclosed Landscape Plan 
sheet along with the plant list outlining the types and sizes of trees to be 
planted on the property. 
 

f. Pedestrian walkways shall be provided within the subject parcel or 
project boundary for the purpose of providing safe and convenient 
movement within the site and towards other walkable places of interest 
such as stores, restaurants, or entertainment. 
An existing sidewalk will be demolished and replaced with a six (6) foot wide 
concrete sidewalk maintaining the flow of foot traffic along N. Garfield Road. 
A curbed seven (7) foot concrete sidewalk will also be constructed within the 
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site separating the asphalt parking lot from the main structure which will also 
connect with a six (6) foot new sidewalk along N. Garfield Road allowing for 
pedestrian access to the adjacent commercial sites.  

 
g. The residential areas of an overall commercial development site shall be 

adequately, but not overly, lit at night. Applications shall demonstrate 
that commercial lighting in the vicinity meets the dark sky requirements 
of this Ordinance in order to minimize impact on the residential area. 
Where lighting is to be installed for a residential area, average 
illumination levels of 0.5 to 1.0 foot candle shall be maintained. Existing 
commercial lighting which illuminates the residential area of the site to 
this level may be used in lieu of installing additional residential lighting. 
Common entryways shall be adequately illuminated by wall-pack style 
lighting fixtures.  
The proposed development will have adequate lighting for safety purposes 
and comply with all the requirements of this section for the parking area and 
the entrance to the structure. A lighting plan depicting the proposed exterior 
lighting has been provided as part of the submission for this project. The 
common entries to the residential building will be lit with wall-mounted 
fixtures that comply with the standards of the Ordinance and Building Code.  
 

2. Open Space Requirements 
a. A minimum of fifty square feet per unit of private outdoor space with a 

minimum dimension of four feet in any direction shall be provided. 
Private open space shall be accessible directly from the living area of the 
unit, in the form of a fenced yard, patio, deck, or balcony.  
Each living unit will contain 50-square feet of private outdoor open space 
with a minimum dimension of four feet in one direction to be accessible from 
the living area by patio, deck, or balcony, providing compliance with this 
standard. See Architectural plans for more details. 

 
b. A minimum of three hundred square feet per unit of common outdoor 

open space shall be provided. Required open space shall be consolidated 
to the extent reasonably possible to provide areas for the residents 
and/or to help buffer the residential structures from adjacent 
commercial uses.  
The 20-unit residential development requires a common space area of 300 
square feet per dwelling unit for a total of 6,000 square feet. The multi-
family development proposes an increase to 305 square feet of common 
space per dwelling unit for an area of 6,092 feet. 

 
c. For the purpose of locating open space, the Planning Commission may 

rely on the site design requirements and general criteria as set forth in 
Section 427, Planned Unit Residential Developments. (Resolution #2024-
02-T). 
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 A 6,092 square foot area has been provided as outdoor open space on the 
westerly side of the proposed structure. This area is proposed to be self-
contained and boarded with tree coverage allowing for a shared park-like 
setting to be established where future tenants can interact and enjoy an 
outdoor gathering space. 
 

d. Required setback areas shall not be included towards required open 
space areas; however, placing required open space areas adjacent to 
setbacks is supported.  
The required setbacks areas are not included in the calculations for open 
space however, the open space location will be adjacent to the property 
setbacks on the west side of the site. 
 

3. Compatibility. Applications shall describe measures which will be taken to 
mitigate common commercial impacts such as noise, light, and nighttime 
operations on the multi-family project. 
The surrounding parcels are of commercial use and zoned either commercial or 
industrial. The proposed development will not have adverse impacts such as 
noise, light, and nighttime operations greater than any other residential use. The 
building specifications and construction methods are designed to mitigate the 
impact of surrounding commercial uses. 

Impact Assessment 
The following provides information related to the impact assessment criteria listed on the 
Township Special Use Permit Application. Criteria language is shown in bold text and responses 
are shown in plain text. 
 

• A written illustrative description of the environmental characteristics of the site 
prior to development, i.e., topography, soils, vegetative cover, drainage, streams, 
creeks or ponds. 
The subject site is 1.37 acres in size and primarily consists of open space with an existing 
commercial store and a detached garage with minimal trees located along the easterly and 
southerly property lines. The site is flat in nature with slopes of less than 2%. The soils 
are RwA- Rubicon sand (0 to 2% slopes), excessively drained and CrA-Crosswell -
Rubicon sand (0 to 2% slopes), moderately well drained per the data provided through 
the county’s GIS system. There are no creeks, streams, or ponds on the site. The soils 
present in the buildable area of the site are suitable for construction and storm water 
infiltration systems.  

 
• Types of uses and other man-made facilities. 

The proposed project consists of one 20-unit apartment building, with an attached 256 
square foot gym, a paved driveway, 39 paved parking spaces, 4 space bicycle rack, a 
concrete pedestrian sidewalk connecting the new structure to a newly proposed sidewalk 
connection along N. Garfield Road, along with usable open space, and a dumpster 
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enclosure. Great care has been given to developing this project in conformity with the 
ordinances and surrounding uses creating a much more desirable use of the subject site. 

. 
• The number of people to be housed, employed, visitors or patrons and vehicular and 

pedestrian traffic. 
Assuming a rate of two residents per unit, the proposed project will house approximately 
40 people. Vehicular access to the site will be accessible from Duell Road as the only 
entrance. The parking lot will have ample area where a fire truck can park and turn 
around in compliance with the fire department standards. A proposed six-foot sidewalk 
will be constructed along N. Garfield Road with an interconnecting sidewalk from the 
new structure to accommodate pedestrian foot traffic to access nearby commercial 
establishments. No employees are proposed to be utilized for this proposed project. 

 
• Phasing of the project including ultimate development proposals. 

The proposed project shall be developed in a single phase, with the demolition of the 
existing buildings, utilities, and rough site work, followed by building construction, storm 
water retention systems, paving, site restoration, and landscaping. 
 

• Natural features which will be retained, removed and/or modified including 
vegetation, drainage, hillsides, streams wetlands, woodlands, wildlife and water. The 
description of the areas to be changed shall include their effect on the site and 
adjacent properties. An aerial photo may be used to delineate the areas of change. 
As previously mentioned in this narrative, the site is mostly flat and contains less than 2% 
slopes throughout the site. There are no delineated wetlands, streams, creeks, or drainage 
areas existing on the property. Earthwork of the site should be minimal due to its current 
features and topography. A few of the existing trees will be removed for the construction 
of the new building and for stormwater retention areas. No additional permit 
requirements for construction will need to be obtained from agencies overseeing 
wetlands, creeks, or streams. 

 
• The method to be used to serve the development with water and sanitary sewer 

facilities. 
The proposed development will be serviced by municipal water and sewer with updated 
utilities. A sanitary manhole is located within the road right-of-way along N. Garfield 
Road for accessibility to connect to these public utilities. 

 
• The method to be used to control drainage on the site and from the site. This shall 

include runoff control during periods of construction. 
The proposed project will comply with all standards of the Township Storm Water 
Control Ordinance and the County Soil Erosion Control Ordinance both during and 
following construction. The enclosed plans show that storm water from proposed 
impervious surfaces will be stored in retention basin located on the west side of the site. 
The adjacent property to the south is elevated and will not be affected by the placement 
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of the stormwater retention basin. Any overflow from the proposed storm water control 
system will be absorbed by the surrounding soils, which are suitable for water infiltration. 
The storm water basins are designed to hold volumes complying with the Township 
standards and allow them to infiltrate into the ground. During construction, industry 
standards for erosion control methods, including silt fencing, seeding, and mulching all 
exposed soils will be used to prevent sediment from being washed off site or onto 
adjacent lands or roadways. 

 
• If the public sewers are not available to the site, the Applicant shall submit a current 

approval from the Health Department or other responsible public agency indicating 
approval of plans for sewage treatment. 
Public sewers are to be utilized for this project and are available at this site location. 
  

• The method to be used to control any increase in effluent discharge to the air or any 
increase in noise level emanating from the site. Consideration of any nuisance that 
would be created within the site or external to the site whether by reason of dust, 
noise, fumes vibration, smoke or lights. 
As is the case with all development projects, the construction process will result in the 
creation of minimal noise and there are no controls proposed to limit construction noise. 
With the completion of the project, there will be none to very few potential noises, fumes, 
vibration, smoke, or light impacts on surrounding properties. Any impacts that may result 
are controlled and mitigated by the planting of buffers previously described in this 
document and as outlined in the Landscape Plan for this project. 
 

• An indication of how the proposed use conforms with existing and potential 
development patterns and any adverse effects. 
The proposed use complements the existing development patterns in the general vicinity 
by continuing the existing pattern of development in the area. In this area, commercial 
uses line the N. Garfield Road and South Airport Road corridors integrated with multiple-
family residential uses, creating a complimentary buffer between the commercial uses 
and lower-density residential developments. The addition of the proposed apartments 
creates additional housing opportunities within the Township and complements the 
existing multiple-family residential uses located to the east, west and south of the subject 
site. Additionally, the subject site is serviced by existing road, sewer, and water 
infrastructure, eliminating the need to extend such facilities into undeveloped areas. 
 

• The proposed density in units per acre for residential developments. 
The 20 proposed units on the 1.37 gross acre site result in a proposed residential density 
of 2977.8 units per acre. 
 

• Name(s) and address(es) of person(s) responsible for preparation of statement. 
This statement was created, in conjunction with the property owner, by Mansfield Land 
Use Consultants. 
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• Description of measures to control soil erosion and sedimentation during grading 

and construction operations and until a permanent ground cover is established. 
Recommendations for such measures may be obtained from the County Soil Erosion 
and Sedimentation office. 
The proposed project will utilize industry standard erosion control measures during 
construction that comply with all requirements of the County Soil Erosion Control 
Ordinance. First among these measures will be the installation of silt fence prior to 
construction to prevent the transport of sediment out of the construction area. 

 
• Type, direction, and intensity of outside lighting. 

All proposed exterior lighting will comply with the standards of the Zoning Ordinance 
and be dark-sky compliant. A lighting plan detailing the proposed parking lot and exterior 
lighting has been provided with this submission. 
 

• General description of deed restrictions, if any. 
No deed restrictions are proposed for this project. 

 



























PROJECT DATA:
OWNER &
DEVELOPER: 3066 N. GARFIELD, LLC
ADDRESS: 310 WATER WATCH LANE

TRAVERSE CITY, MI 49686
CONTACT: JOE LOCRICCHIO
PHONE: 248-521-9962
EMAIL: jlgjoe@comcast.net

SITE DATA:
LOCATION: 3066 N. GARFIELD RD.
TAX ID: 28-05-013-050-00
LOT AREA: 1.37 ACRES GROSS

1.21 ACRES NET
ZONING: C-G, GENERAL COMMERCIAL
PROPERTY DESCRIPTION AS SURVEYED:

PART OF THE SOUTHWEST QUARTER OF SECTION 13, TOWN
27 NORTH, RANGE 11 WEST, GARFIELD TOWNSHIP, GRAND
TRAVERSE COUNTY, MICHIGAN MORE FULLY DESCRIBED
AS FOLLOWS:
COMMENCING AT THE SOUTHWEST CORNER OF SECTION
13; THENCE N00° 08' 26"E, 608.11 FEET ALONG THE WEST
LINE OF SECTION 13 TO THE POINT OF BEGINNING; THENCE
N00° 08' 26"E, 150.16 FEET ALONG THE WEST LINE OF
SECTION 13; THENCE S89° 30' 32"E, 33.00 FEET; THENCE
N00° 08' 26"E, 35.00 FEET TO THE SOUTH RIGHT-OF-WAY LINE
OF DUELL ROAD; THENCE S89° 30' 32"E, 294.90 FEET 
ALONG THE SOUTH RIGHT-OF-WAY LINE OF DUELL ROAD;
THENCE S00° 08' 26"W, 185.16 FEET; THENCE N89° 30' 32"W,
327.90 FEET TO THE POINT OF BEGINNING.

FRONTAGE: 294.90 L.F. PER PROPERTY LINE ALONG DUELL RD.
185.16 L.F. PER PROPERTY LINE ALONG GARFIELD RD.

CURRENT USE: FORMER LANDSCAPING COMPANY
NOT CURRENTLY IN USE

PROPOSED USE: 20 UNIT, 2-STORY APARTMENT BUILDING

SETBACKS:
FRONT = 40'
SIDE = VARIABLE
REAR = VARIABLE

GARFIELD TOWNSHIP, GRAND TRAVERSE COUNTY, MICHIGAN

PLAN INDEX
C1.0 COVER SHEET
C1.1 NOTES
C1.2 CIVIL DETAILS - SITE
C2.0 EXISTING CONDITIONS & DEMOLITION PLAN
C3.0 SOIL EROSION & SEDIMENTATION CONTROL PLAN
C4.0 SITE & DIMENSION PLAN
C5.0 STORM & GRADING PLAN
C6.0 UTILITY PLAN
L1.0 LANDSCAPE PLAN
EXHIBIT - LIGHTING PLAN
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TRAVERSE CITY
GARFIELD TOWNSHIP

PUBLIC AGENCIES AND UTILITIES
GRAND TRAVERSE COUNTY DEPARTMENT OF PUBLIC WORKS (DPW)

Manager: John Divozzo
Address: 2650 Lafranier Rd., Traverse City, MI 49686
Telephone: 231-995-6039

GRAND TRAVERSE COUNTY ROAD COMMISSION
Manager: Brad Kluczynski
Address: 1881 Lafranier Rd., Traverse City, MI 49686
Telephone: 231-922-4848

GRAND TRAVERSE COUNTY SOIL EROSION AND SEDIMENTATION CONTROL
Supervisor: Brent Wheat
Address: 2650 Lafranier Rd., Traverse City, MI 49686
Telephone: 231-995-6042

GARFIELD TOWNSHIP STORM WATER CONTROL ORDINANCE
Supervisor: John Sych
Address: 3848 Veterans Dr., Traverse City, MI 49684
Telephone: 231-941-1620

CHERRYLAND ELECTRIC COOPERATIVE (ELEC.)
Engineer: Frank Seipker

Address: 5930 US-31 S., Traverse City, MI 49684
Telephone: 231-486-9220

CONSUMERS ENERGY (ELEC.)
Engineer: Chuck Walkonis

Address: 821 Hastings St., Traverse City, MI 49686
Telephone: 231-929-6228

DTE ENERGY (GAS)
Manager: Justin Ames

Address: 700 Hammond Rd., Traverse City, MI 49686
Telephone: 231-463-7033

MICHIGAN DEPARTMENT OF TRANSPORTATION (M.D.O.T.)
Engineer: Rick Liptak, P.E.

Address: 2084 US-31 S., Traverse City, MI 49684
Telephone: 231-941-1986

CHARTER COMMUNICATIONS (T.V.)
Manager: Rob Nowak

Address: 701 S. Airport Rd., Traverse City, MI 49686
Telephone: 231-941-3766

POLICE AGENCIES
Emergencies: 911

Michigan State Police: 231-946-4646

Grand Traverse Co. Sheriff: 231-995-5001

Garfield Twp. Police Officer: 231-941-9222

FIRE DEPARTMENTS
Emergencies: 911

Grand Traverse Metro: 231-947-3000

Grand Traverse Rural : 231-943-9721

Garfield Twp.: 231-941-7682
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GENERAL CONSTRUCTION NOTES:

1.   MISS DIG
FOR PROTECTION OF UNDERGROUND UTILITIES AND IN CONFORMANCE WITH PUBLIC ACT 53, 1974, THE
CONTRACTOR SHALL DIAL 811 or 1-800-482-7171 A MINIMUM OF THREE FULL WORKING DAYS, EXCLUDING
SATURDAYS, SUNDAYS, AND HOLIDAYS PRIOR TO BEGINNING EACH EXCAVATION IN AREAS WHERE PUBLIC
UTILITIES HAVE NOT BEEN PREVIOUSLY LOCATED. MEMBERS WILL THUS BE ROUTINELY NOTIFIED. THIS DOES NOT
RELIEVE THE CONTRACTOR OF THE RESPONSIBILITY OF NOTIFYING UTILITY OWNERS WHO MAY NOT BE PART OF THE
"MISS DIG" ALERT SYSTEM.

2.   EXISTING UTILITIES
EXISTING PUBLIC UTILITIES AND UNDERGROUND STRUCTURES SUCH AS PIPE LINES, ELECTRIC CONDUITS, SEWERS
AND WATER LINES, ARE SHOWN ON THE PLANS. THE INFORMATION SHOWN IS BELIEVED TO BE REASONABLY
CORRECT AND COMPLETE. HOWEVER, NEITHER THE CORRECTNESS NOR THE COMPLETENESS OF SUCH
INFORMATION IS GUARANTEED. PRIOR TO THE START OF ANY OPERATIONS IN THE VICINITY OF ANY UTILITIES, THE
CONTRACTOR SHALL NOTIFY THE UTILITY COMPANIES AND “MISS DIG” AND REQUEST THAT THEY STAKE OUT THE
LOCATIONS OF THE UTILITIES IN QUESTION. COST OF REPAIR FOR ANY DAMAGED UTILITY LINES THAT IS PROPERLY
STAKED SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.

3.   PROTECTING UTILITIES
SPECIAL CARE SHALL BE TAKEN IN EXCAVATING IN THE PROXIMITY OF ALL UNDERGROUND UTILITIES. THE
CONTRACTOR SHALL SECURE ASSISTANCE FROM THE APPROPRIATE UTILITY COMPANY IN LOCATING ITS LINES. THE
CONTRACTOR SHALL ALSO PROVIDE SUPPORT FOR ANY UTILITY WITHIN THE EXCAVATION, PROVIDE PROPER
COMPACTION UNDER ANY UNDERMINED UTILITY STRUCTURE AND, IF NECESSARY, INSTALL TEMPORARY SHEETING
OR USE A TRENCH BOX TO MINIMIZE THE EXCAVATION. THE CONTRACTOR SHALL PROTECT AND SAVE HARMLESS
FROM DAMAGE ALL UTILITIES, WHETHER PRIVATELY OR PUBLICLY OWNED, ABOVE OR BELOW GROUND SURFACE,
WHICH MAY BE ENCOUNTERED DURING CONSTRUCTION, AT NO ADDITIONAL COST TO THE OWNER. THE
CONTRACTOR SHALL PROVIDE ADEQUATE SUPPORT FOR UTILITY POLES AS NECESSARY.

4.   SAFETY
THE CONTRACTOR SHALL COMPLY WITH ALL APPLICABLE LAWS AND REGULATIONS GOVERNING THE FURNISHING
AND USE OF SAFEGUARDS, SAFETY DEVICES AND PROTECTION EQUIPMENT. THE CONTRACTOR SHALL TAKE ANY
NECESSARY PRECAUTIONS TO PROTECT THE LIFE AND HEALTH OF EMPLOYEES AND THE PUBLIC IN THE
PERFORMANCE OF THE WORK.

5.   SOIL EROSION & SEDIMENTATION CONTROL
THE CONTRACTOR SHALL PROVIDE TEMPORARY SOIL EROSION CONTROL MEASURES PER P.A. 451 AS AMENDED.
THE SOIL EROSION MEASURES SHOWN ARE THE MINIMUM CONTROLS TO BE USED ON THIS PROJECT. THE
CONTRACTOR SHALL INSTALL ADDITIONAL TEMPORARY AND PERMANENT SOIL EROSION CONTROL MEASURES TO
PROTECT THE DISTURBED AREAS AND ADJACENT PROPERTIES FROM ACCELERATED EROSION AND
SEDIMENTATION RESULTING FROM PROJECT CONSTRUCTION, IF DIRECTED BY THE ENGINEER OR SOIL EROSION
CONTROL OFFICER, AT NO ADDITIONAL COST TO THE PROJECT. NO EXCAVATION WORK MAY PROCEED UNTIL
THE SOIL EROSION AND SEDIMENTATION CONTROL MEASURES ARE IN PLACE. ALL WORK MUST BE IN
ACCORDANCE WITH THE APPROVED PERMIT FROM THE GRAND TRAVERSE COUNTY SOIL EROSION AND
SEDIMENTATION CONTROL OFFICE.

6.   PROPERTY CORNERS
EXISTING KNOWN PROPERTY CORNERS ARE IDENTIFIED ON THE PLANS. IF A PROPERTY CORNER IS DISTURBED
DURING CONSTRUCTION IT SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE BY A PROFESSIONAL LAND
SURVEYOR.

7.   SURVEY DATUM
ALL ELEVATIONS ARE BASED ON N.A.V.D., 1988, UNLESS OTHERWISE SPECIFIED.

8.   RESTORATION WORK
ALL DISTURBED AREAS SHALL BE TOPSOILED, SEEDED, FERTILIZED AND MULCHED.  MULCH BLANKET SHALL BE
INSTALLED IN AREAS AS DESIGNATED AND SHALL BE INCIDENTAL TO OTHER ITEMS. ALL EXCESS TOPSOIL WILL
REMAIN WITHIN THE PROPERTY OWNER'S AREA. THE CONTRACTOR SHALL REPAIR ALL WASHOUTS AND EROSION
DURING THE GUARANTEE PERIOD OF ONE (1) YEAR AT NO ADDITIONAL COST TO THE OWNER.

9.   REMOVAL ITEMS
THE CONTRACTOR SHALL RESTORE ALL LAWNS, LANDSCAPE PLANTINGS, SIDEWALKS, COMMERCIAL SIGNS, ETC.,
AS REQUIRED. UNLESS SPECIFICALLY NOTED FOR REMOVAL ON THE PLANS, ALL SIDEWALKS, DRIVES, CULVERTS,
DRAINAGE STRUCTURES, ABOVE GRADE UTILITIES, IRRIGATION SYSTEM, ETC. SHALL BE PROTECTED. ALL SUCH ITEMS
DAMAGED OR DESTROYED DURING CONSTRUCTION SHALL BE REMOVED AND REPLACED WITH NEW BY THE
CONTRACTOR AT NO ADDITIONAL COST TO THE OWNER.

10.  CONSTRUCTION SIGNAGE & TRAFFIC CONTROL
LOCAL TRAFFIC AND CONSTRUCTION SIGNAGE SHALL BE MAINTAINED AT ALL TIMES TO THE SATISFACTION OF THE
OWNER.

11.  DUST CONTROL
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTROLLING DUST ON THIS PROJECT THOUGH THE USE OF
WATER TRUCKS OR DUST PALLIATIVE. PAYMENT FOR DUST CONTROL SHALL BE INCLUDED IN THE LUMP SUM
CONTRACT AND SHALL NOT BE PAID SEPARATELY. DUST SHALL BE CONTINUOUSLY CONTROLLED TO THE
SATISFACTION OF THE OWNER.

12. PROTECTIVE FENCE
THE CONTRACTOR IS RESPONSIBLE FOR ALL SITE SECURITY. THE CONTRACTOR SHALL PROVIDE, INSTALL AND
MAINTAIN A TEMPORARY PROTECTIVE SNOW FENCE AROUND ALL OPEN TRENCH EXCAVATIONS THAT ARE LEFT
OPEN OVERNIGHT OR ANY OTHER UNSAFE AREAS ON SITE THAT REQUIRE PUBLIC PROTECTION.

13. EXCESS MATERIALS
ALL EXCESS MATERIALS SHALL BE DISPOSED OF BY THE CONTRACTOR OFF OF THE SITE UNLESS OTHERWISE NOTED
OR APPROVED BY THE OWNER. ALL REMOVALS AND TRANSPORTATION OF THE REMOVED MATERIALS SHALL BE
DONE IN ACCORDANCE WITH THE SPECIFICATIONS AND ALL LOCAL, STATE AND FEDERAL LAWS.

14. SAWCUTTING PAVEMENT
SAWCUT EXISTING PAVEMENT FULL DEPTH TO THE LIMITS OF CONSTRUCTION OR AS DIRECTED BY THE ENGINEER. IF
THE EDGE IS DAMAGED SUBSEQUENT TO SAWCUTTING, THE EDGE SHALL BE RECUT AT NO ADDITIONAL COST TO
THE OWNER.

15. DEWATERING
ANY REQUIRED DEWATERING FOR SITE WORK, INCLUDING THE USE OF STONE OR GRAVEL FOR DEWATERING
PURPOSES, WILL NOT BE PAID FOR SEPARATELY BUT SHALL BE INCLUDED IN THE LUMP SUM CONTRACT.

16. UTILITY SEPARATION
MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL SEPARATION BETWEEN ALL WATER
MAINS AND SANITARY/STORM SEWERS. MEASUREMENTS ARE BETWEEN THE CLOSEST POINTS OF EACH PIPE.

17. RECYCLING
THE CONTRACTOR IS ENCOURAGED TO RECYCLE ANY MATERIALS OR PRODUCTS THAT ARE REUSABLE OR
CAPABLE OF BEING RECYCLED.

18. EXCAVATION FOR UTILITIES
ALL WORK WITHIN THE PUBLIC RIGHT-OF-WAY, WHERE REQUIRED, SHALL INCLUDE THE USE OF TRENCH BOXES AND
SHEETING DURING THE INSTALLATION TO PREVENT DAMAGE TO THE EXISTING ROADWAY AND UTILITIES.
DEWATERING, IF REQUIRED, SHALL BE COMPLETED PER THE STANDARD DPW SPECIFICATIONS.

GENERAL GRADING CONSTRUCTION NOTES:

1. QUALITY OF WORK
ALL CONSTRUCTION WORKMANSHIP AND MATERIALS SHALL CONFORM TO THE CURRENT M.D.O.T.
CONSTRUCTION STANDARDS AND SPECIFICATIONS.

2. SUBGRADE PREPARATION
THE PRESENCE OF OTHER THAN GRANULAR MATERIALS IN THE SUBGRADE SOIL SHALL REQUIRE A FULL WIDTH,
TWELVE INCH, GRANULAR SUB-BASE, M.D.O.T. CLASS II OR EQUIVALENT. PREPARED SUBGRADE WIDTH, DEPTH AND
COMPACTION MUST BE REVIEWED AND/OR TESTED PRIOR TO PLACEMENT OF GRAVEL.

3. AGGREGATE BASE MATERIAL
AGGREGATE BASE TO BE USED ON THE PROJECT MUST MEET SPECIFICATION FOR M.D.O.T. 22A AND MUST BE
TESTED AND APPROVED PRIOR TO PLACEMENT. AGGREGATE BASE PLACEMENT MUST COMPLY WITH SECTION 3.01
OF THE CURRENT MICHIGAN DEPARTMENT OF TRANSPORTATION STANDARD SPECIFICATIONS FOR
CONSTRUCTION. PREPARED AGGREGATE BASE WIDTH, DEPTH AND COMPACTION MUST BE REVIEWED AND
TESTED PRIOR TO THE PLACEMENT OF BITUMINOUS SURFACE.

4. BITUMINOUS PAVEMENT (HMA)
THE CONTRACTOR SHALL GIVE THE OWNER'S REPRESENTATIVE 48 HOURS NOTICE PRIOR TO PLACEMENT OF
BITUMINOUS SURFACE. BITUMINOUS PAVING MUST BE PERFORMED IN ACCORDANCE WITH THE CURRENT M.D.O.T.
STANDARD SPECIFICATIONS FOR CONSTRUCTION.

5. REMOVAL OF ORGANICS
ALL TREES, STUMPS, BRUSH AND ROOTS THEREOF, SHALL BE ENTIRELY REMOVED FROM WITHIN THE SITE GRADING.

6. SITE GRADING
ALL DISTURBED AREAS SHALL BE TOPSOILED, SEEDED, FERTILIZED AND MULCHED AS SOON AS FEASIBLE. THE
CONTRACTOR IS RESPONSIBLE FOR ESTABLISHING GROUND COVER ON ALL AREAS DISTURBED BY
CONSTRUCTION.

7. FIELD CHANGES
ANY CHANGES IN SPECIFICATIONS OR CONSTRUCTION METHODS MUST BE REVIEWED AND APPROVED BY THE
ENGINEER AND OWNER, AND MUST NOT CONFLICT WITH APPROVED PERMITS.

8. DRAINAGE
EXISTING STORM DRAINAGE SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION. THE CONTRACTOR IS
RESPONSIBLE TO REPAIR OR REPLACE, AS REQUIRED, ALL DRAINAGE CULVERTS OR STRUCTURES DAMAGED
DURING CONSTRUCTION AND SHALL BE CONSIDERED INCIDENTAL TO THE PROJECT. SEE THE PROPOSED
GRADING PLAN FOR DETAILS ON CONSTRUCTION ITEMS.

9.  ADJUSTMENTS
THE CONTRACTOR SHALL ADJUST ALL UTILITY SURFACE ITEMS TO THE FINISH GRADES PRIOR TO PAVING.

GENERAL STORM SEWER CONSTRUCTION NOTES:

1.   CONSTRUCTION STANDARDS
ALL MATERIALS, CONSTRUCTION, METHODS, TESTING AND INSPECTION SHALL BE IN ACCORDANCE WITH THE
CURRENT MDOT CONSTRUCTION STANDARDS UNLESS OTHERWISE SPECIFIED.

2.   CONNECTIONS
NO CONNECTIONS SHALL BE MADE TO SANITARY SEWERS.

3.   STRUCTURE ADJUSTMENTS
THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADJUSTING CATCH BASIN AND/OR MANHOLE RIMS TO THE FINISH
GRADE ELEVATIONS.  THE LOCATIONS AND ELEVATIONS SHOWN ARE BASED UPON PLAN GRADES AND ARE
SUBJECT TO CHANGE.

4. UTILITY SEPARATION
ALL STORM SEWERS SHALL MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL
SEPARATION FROM WATER MAINS AND LEADS. MEASUREMENTS ARE BETWEEN THE CLOSEST POINTS OF EACH PIPE.

GENERAL WATER MAIN CONSTRUCTION NOTES:

1. STANDARDS
ALL CONSTRUCTION AND MATERIALS SHALL CONFORM TO THE TOWNSHIP'S CURRENT STANDARDS,
SPECIFICATIONS AND DETAILS (2017 GRAND TRAVERSE COUNTY STANDARD TECHNICAL SPECIFICATIONS AND
CONSTRUCTION DETAILS, ADOPTED ON SEPTEMBER 26, 2017 (AS AMENDED).

2. DATUM
ALL ELEVATIONS SHALL BE BASED ON USGS OR NAVD DATUM.

3. DETAILS
PIPE BEDDING, THRUST BLOCKS, HYDRANT, VALVES, VALVE MANHOLES, AND ALL APPURTENANCES SHALL BE IN
ACCORDANCE WITH THE STANDARD SPECIFICATIONS & DETAILS.

4. PUBLIC EASEMENTS
EACH PUBLIC UTILITY SHALL BE WITHIN ITS OWN 20'-WIDE EASEMENT CENTERED ON THE UTILITY.

5. WATER SERVICES
THE DOMESTIC WATER AND FIRE PROTECTION MUST BE SEPARATE SERVICES TO EACH BUILDING.

6. UTILITY SEPARATION
ALL WATER MAINS AND LEADS SHALL MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL
SEPARATION FROM ALL SEWERS. MEASUREMENTS ARE FROM OUTSIDE TO OUTSIDE OF PIPE.

7.  NO DISRUPTION OF SERVICE
THE CONTRACTOR SHALL NOT DISRUPT THE WATER MAIN SERVICE TO THE SURROUNDING CUSTOMERS. ANY
REQUIRED DISRUPTION IN SERVICE SHALL BE COMMUNICATED AND COORDINATED WITH THE G.T. CO. DPW BY
THE CONTRACTOR A MINIMUM OF 48 HOURS IN ADVANCE. THE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR
PROVIDING BOTTLED WATER, DISINFECTING AND TESTING THE WATER MAIN BEFORE RECONNECTING, ETC. PER
THE G.T. CO. STANDARDS.

8.  SALVAGED MATERIALS
ALL EQUIPMENT AND MATERIALS THAT ARE CURRENTLY OPERATED AND MAINTAINED BY THE G.T. CO DPW AND IS
INTENDED TO BE REMOVED AND SALVAGED SHOULD BE STOCKPILED AND RETURNED TO THE G.T. CO DPW. IN THE
EVENT THAT THE DPW DOES NOT WANT THE SALVAGED MATERIALS, THE CONTRACTOR SHALL PROPERLY DISPOSE
THE MATERIALS.

9. TERMINATION POINTS
ALL TERMINATION  POINTS ON THE WATER MAIN SHALL BE MARKED WITH  A 4"X4" TREATED POST.

GENERAL SANITARY SEWER CONSTRUCTION NOTES:

1. STANDARDS
ALL CONSTRUCTION AND MATERIALS SHALL CONFORM TO THE TOWNSHIP'S CURRENT STANDARDS,
SPECIFICATIONS AND DETAILS (2017 GRAND TRAVERSE COUNTY STANDARD TECHNICAL SPECIFICATIONS AND
CONSTRUCTION DETAILS, ADOPTED ON SEPTEMBER 26, 2017 (AS AMENDED).

2. CONNECTIONS
NO CONNECTION RECEIVING STORM WATER OR GROUNDWATER SHALL BE MADE TO SANITARY SEWERS.

3. DATUM
ALL ELEVATIONS SHALL BE BASED ON USGS OR NAVD DATUM.

4. DETAILS
PIPE BEDDING, BUILDING SEWERS, DROP CONNECTIONS, BULKHEADS, MANHOLES, MANHOLE COVERS, AND
OTHER APPURTENANCES SHALL BE IN ACCORDANCE WITH THE STANDARD SPECIFICATIONS & DETAILS.

5. PUBLIC EASEMENTS
EACH PUBLIC UTILITY SHALL BE WITHIN ITS OWN 20'-WIDE EASEMENT CENTERED ON THE UTILITY.

6. UTILITY SEPARATION
ALL SANITARY SEWERS SHALL MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL
SEPARATION FROM WATER MAINS AND LEADS. MEASUREMENTS ARE FROM OUTSIDE TO OUTSIDE OF PIPE.

7.  NO DISRUPTION OF SERVICE
THE CONTRACTOR SHALL NOT DISRUPT THE SANITARY SEWER SERVICE TO THE SURROUNDING CUSTOMERS. ANY
REQUIRED DISRUPTION IN SERVICE SHALL BE COMMUNICATED AND COORDINATED WITH THE G.T. CO. DPW BY
THE CONTRACTOR A MINIMUM OF 48 HOURS IN ADVANCE.

8.  SALVAGED MATERIALS
ALL EQUIPMENT AND MATERIALS THAT ARE CURRENTLY OPERATED AND MAINTAINED BY THE G.T. CO DPW AND IS
INTENDED TO BE REMOVED AND SALVAGED SHOULD BE STOCKPILED AND RETURNED TO THE G.T. CO DPW. IN THE
EVENT THAT THE DPW DOES NOT WANT THE SALVAGED MATERIALS, THE CONTRACTOR SHALL PROPERLY DISPOSE
THE MATERIALS.

9. TERMINATION POINTS
ALL TERMINATION  POINTS ON THE SANITARY SEWER SHALL BE MARKED WITH  A 4"X4" TREATED POST.
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BIKE RACK-EMBEDDED MOUNTING DETAIL
NO SCALE

6'
CLEAR
ZONE

5'
CLEAR
ZONE

2' 2' 2' 2'

U-RACK,
EMBEDDED
MOUNTING

22"
2-3/8 DIA.

36"

12"

NOTES:
1. U-RACK BIKE RACK SUPPORTS 2-POINT CONTACT WITH BIKE FRAMES.
2. EMBEDMENT DETAILS ARE FOR REFERENCE ILLUSTRATION ONLY. MINIMUM FOUNDATION SIZES

DEPEND ON LOCAL SOIL CONDITIONS, WEATHER CONDITIONS AND ENGINEERING REQUIREMENTS.

GRADE

SOLID SCREENING
WALL, CONSTRUCTION
TYPE TO MATCH MAIN
STRUCTURE

PRESSURE TREATED
2"x6"x6' BOARDS FOR
GATE OR OTHER
APPROVED MATERIAL
TO SCREEN DUMPSTER

10'x10'x6" CONCRETE
DUMPSTER PAD

DUMPSTER SCREENING PAD
NO SCALE

4"

1'-2"

4" 4"

1.5'

10"4"

9"

4"R6"

3"

7"
R1'

1 14"

EPOXY
COATED
#4 BARS

1"/FT SLOPE

PAVEMENT

4"

1'-2"

4" 4"

1.5'

10"4"

4"R6"7"
R1'

1 14"

EPOXY
COATED
#4 BARS

PAVEMENT

9"

HMA WEARING COURSE
165 LB/SYD (1-1/2")

HMA LEVELING COURSE
165 LB/SYD (1-1/2")

HMA BOND COAT AT 0.05-0.15 GAL/SYD

8 INCHES OF MDOT 22A AGGREGATE
BASE COMPACTED TO MDOT
STANDARD SPECIFICATIONS FOR ROAD
GRAVEL SUB-BASE

MINIMUM OF 12 INCHES OF MDOT CLASS II
GRANULAR MATERIAL COMPACTED TO A
MINIMUM OF 95% OF THE MAXIMUM DRY
DENSITY AS DETERMINED BY ASTM D698 OR THE
MICHIGAN CONE METHOD.

6" THICK CONCRETE PAVEMENT
5,000 PSI WITH 6"x 6"  W2.9 X W2.9
MESH REINFORCING

MDOT CLASS II GRANULAR
MATERIAL COMPACTED TO 95%
OF MAX. DENSITY AS NEEDED TO
ESTABLISH GRADE, 6" MIN.

NOTE:
PROVIDE INDUSTRY STANDARD TRANSVERSE &
LONGITUDINAL PAVEMENT JOINTS, EXPANSION
JOINTS  & CURB/LANE TIES AS NECESSARY.

INSTALL A.D.A. DETECTABLE WARNING
PLATES FOR ALL CROSSINGS, AS DIRECTED
BY THE OWNER, TYP.

SECTION THRU CURB CUT
(TYPICAL ALL RAMP TYPES)

NOTE:
RAMP CONTINUOUS
FROM PT. A TO B.

SIDEWALK RAMP TYPE 4 (MODIFIED)

RAMP SLOPE 3/4" PER 1'
(MAX. 1" PER 1')REINFORCEMENT AS IN

ADJACENT CURB & GUTTER

1"

RAMP SIDEWALKCURB &
GUTTERPAVEMENT

6"

RAMP

A

A

SIDEWALK

ROLLED CURB

ROLLED CURB

RAMP SIDEWALK HERE, IF NECESSARY TO
STAY WITHIN DESIRABLE SLOPE LIMITS.

WIDTH VARIES AS SHOWN
ON THE PLANS

4" THICK CONCRETE PAVEMENT
3,000 PSI, 28 DAY STRENGTH.

NOTE:
EXPANSION JOINTS SHALL BE PLACED AT ALL SPRING POINTS,  PERMANENT
STRUCTURES, AND AT A SPACING OF NOT MORE THAN 20 FEET. THE
SIDEWALK SHALL BE DIVIDED INTO UNIT AREAS OF NOT MORE THAN 36
SQUARE FEET BY MEANS OF CUT JOINTS (WPJ). INSOFAR AS POSSIBLE, UNIT
AREAS SHALL BE PERPENDICULAR AND NOT LESS THAN 16 SQUARE FEET.

MDOT CLASS II GRANULAR MATERIAL COMPACTED
TO A MIN. OF 95% MAX. UNIT DENSITY (MODIFIED
PROCTOR) AS NEEDED TO ESTABLISH GRADE, 4" MIN.

ALL SIDEWALK RAMPS SHALL BE
CONSTRUCTED IN ACCORDANCE
WITH THE MOST CURRENT MDOT
STANDARD PLAN R-28 WITH THE
RELEVANT RAMP TYPE(S). INSTALL
DETECTABLE WARNING PLATES
FOR ALL CROSSINGS.

EPOXY COATED #4 BAR

WHERE REQUIRED, USE SPILLOUT CURB

7
8" FOR SPILLOUT CURB

SILT FENCE JOINT FABRIC
TO BE  WRAPPED
AROUND  STAKE

SHEET
FLOW

COMPACTED
EARTH GEOTEXTILE

FILTER FABRIC
SHEET
FLOW

FENCE POST

UNDISTURBED VEGETATION

PLAN VIEW

1'
 M

IN
.

SPACING 6' MAX. FENCE POST DRIVEN
INTO GROUND 1' MIN.

GEOTEXTILE FILTER FABRIC

6"ANCHOR TRENCH

FRONT ELEVATION

GEOTEXTILE FILTER FABRIC
FASTENED ON UPHILL SIDE
TOWARDS EARTH DISRUPTION

RIDGE OF COMPACTED EARTH
ON UPHILL SIDE OF FILTER FABRIC

6"X 6" ANCHOR
TRENCH

SHEET FLOW

UNDISTURBED
VEGETATION

1' M
IN

.

SECTION VIEW

NO SCALE

2"

12"

3'
-6

" M
IN

.
6'

-8
"

1'
-6

"

12"
4"

 M
IN

.

PARKING

VAN
ACCESSIBLE

6'
-8

" (
W

HE
N

 IN
C

LU
D

ED
)

6"
CAP POST END

ALUMINUM ACCESSIBLE PARKING SIGN
WITH IDENTIFICATION SYMBOL.  BOLT
TO STEEL TUBE WITH 3/8" CADMIUM
PLATED BOLTS, NUTS AND WASHERS

RED LETTERS ON A WHITE
REFLECTIVE BACKGROUND

2-1/2" SQUARE STEEL TUBE, PRIMED
AND PAINTED (SUPPORT POSTS
SHALL BE GRADE 60 STEEL)

SIGN MATERIAL:
ALLSTATE SIGN AND PLAQUE CORP.
70 BURT DRIVE
DEER PARK, N.Y. 11729
1-800-645-6300, OR APPROVED EQUAL

ACCESSIBLE PARKING SIGNS:
NO. 5-HA7-8 REFLECTIVE 0.080" ALUMINUM
WITH SCOTCHLITE, OR APPROVED EQUAL

SUPPLEMENTAL VAN ACCESSIBLE SIGNS:
NO. 5-PR127, REFLECTIVE 0.080" ALUMINUM
WITH SCOTCHLITE, OR APPROVED EQUAL

1/2" CROWN FINISH SURFACE

COMPACTED SUBGRADE
OR PAVEMENT

CONCRETE FOOTING

PRECAST BLOCK

4"

WIDTH VARIES AS SHOWN ON PLANS

4" THICK CONCRETE PAVEMENT
3,000 PSI, 28 DAY STRENGTH

SLOPE 1/4"PER FT.

GRANULAR MATERIAL
COMPACTED TO 95%

MAX. DENSITY 1'
-4

"

8"

6"

8" AGGREGATE

6"

1" RADIUS
1"

NOTE:
EXPANSION JOINTS SHALL BE PLACED AT ALL SPRING POINTS, PERMANENT
STRUCTURES, AND AT A SPACING OF NOT MORE  THAN 20 FEET. THE
SIDEWALK SHALL BE DIVIDED INTO UNIT AREAS OF NOT MORE THAN 36
SQUARE FEET BY MEANS OF CUT JOINTS (WPJ). INSOFAR AS POSSIBLE, UNIT
AREAS SHALL BE PERPENDICULAR AND NOT LESS THAN 16 SQUARE FEET.

BITUMINOUS PARKING LOT
SEE BUTT JOINT DETAIL FOR ASPHALT REPLACEMENT

4# REBAR

AutoCAD SHX Text
CURB DETAIL (M.D.O.T. TYPE D2, MODIFIED (NORMAL)) ) 

AutoCAD SHX Text
NO SCALE

AutoCAD SHX Text
CURB DETAIL (M.D.O.T. TYPE D2, MODIFIED (SPILLOUT))))

AutoCAD SHX Text
NO SCALE

AutoCAD SHX Text
NO SCALE

AutoCAD SHX Text
PAVING DETAIL - HMA

AutoCAD SHX Text
NO SCALE

AutoCAD SHX Text
PAVING DETAIL - CONCRETE
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BARRIER FREE RAMP DETAIL A 

AutoCAD SHX Text
5' MIN.
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NO SCALE
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NO SCALE
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NO SCALE
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1'-2"
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NO SCALE
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REMOVE EXISTING: GRAVEL, BUILDINGS,
PAVEMENT, UTILITIES, TREES AND SIGNREMOVE EXISTING ASPHALT AND

ASPHALT PATH AND CURB CUT

REMOVE EXISTING
LANDSCAPE BOULDERS

REMOVE EXISTING LANDSCAPE
BOULDERS AND STONE FEATURES

REMOVE EXISTING TREE

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

REMOVE EXISTING TREE

REMOVE EXISTING TREE

REMOVE
EXISTING
FENCE/GATE

RELOCATE DEAD END SIGN AS NECESSARY

BM#1
SANITARY MH RIM
ELEV=630.60'(NAVD'88)
N=9994.373
E=9847.693

BM#1

GRAPHIC SCALE: 1 inch = feet

TRIPLE40'20'10'

20

BM#2

BM#2
SANITARY MH RIM
ELEV=627.05'(NAVD'88)
N=10060.419
E=10256.238

SOIL LINE

AutoCAD SHX Text
0'
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CONSTRUCTION SCHEDULE NARRATIVE:*
·     /    /     TO      /    /    INSTALL TEMPORARY S.E.S.C. MEASURES

·     /    /     TO      /    /    INSTALL CONSTRUCTION ENTRANCE

·     /    /     TO      /    /     SITE CLEARING, GRUBBING & STUMP REMOVAL

·     /    /     TO      /    /    SITE REMOVALS

·     /    /     TO      /    /    STORM BASIN & PERMANENT S.E.S.C. MEASURES

·     /    /     TO      /    /    RESTORATION - STORM BASIN

·     /    /     TO      /    /    SITE GRADING

·     /    /     TO      /    /    INSTALL SANITARY SEWER

·     /    /     TO      /    /   INSTALL STORM SEWERS

·     /    /     TO      /    /   INSTALL ALL UNDERGROUND PRIVATE UTILITIES

·     /    /     TO      /    /   INSTALL CONCRETE CURB & GUTTER

·     /    /     TO      /    /   INSTALL 22A ROAD GRAVEL

·     /    /     TO      /    /   INSTALL TREES, LANDSCAPING & IRRIGATION

·     /    /     TO      /    /   INSTALL HMA PAVEMENT

·     /    /     TO      /    /   RESTORATION - SITE

·     /    /     TO      /    /   INSTALL SIGNS, FENCES, PAV'T MARKINGS, CLEANUP

·     /    /     TO      /    /   REMOVE TEMPORARY S.E.S.C MEASURES

* THE FINAL CONSTRUCTION SCHEDULE IS SUBJECT TO CHANGE BASED ON PERMIT
APPROVALS, OWNER & CONTRACTOR SCHEDULES, ETC.

PROFILE

EXISTING GROUND

EXISTING
PAVEMENT

NON-WOVEN GEOTEXTILE FABRIC

2"-3" CRUSHED ROCK (8" DEPTH)

* 50' MINIMUM LENGTH
LENGTH OF STABILIZED ROAD

PLAN VIEW

50' MINIMUM LENGTH
LENGTH OF STABILIZED ROAD

S53
TEMPORARY ACCESS DETAIL

STABILIZED CONSTRUCTION ACCESS

12'

10'

10'

STABILIZED CONSTRUCTION ACCESS SPECIFICATIONS
WHEN
· CONSTRUCTION TRAFFIC IS EXPECTED TO LEAVE A CONSTRUCTION SITE.
· STABILIZATION OF INTERIOR CONSTRUCTION ROADS IS DESIRED.

WHY
· TO MINIMIZE TRACKING OF SEDIMENT ONTO PUBLIC ROADWAYS AND TO MINIMIZE DISTURBANCE OF VEGETATION.

WHERE
· STABILIZED CONSTRUCTION ENTRANCES SHALL BE LOCATED AT EVERY POINT WHERE CONSTRUCTION TRAFFIC

ENTERS OR LEAVES A CONSTRUCTION SITE. VEHICLES LEAVING THE SITE MUST BE ROUTED OVER THE ROCK
INGRESS/EGRESS CORRIDOR.

HOW
· STABILIZED CONSTRUCTION ACCESS ROAD SHOULD BE ESTABLISHED AT THE ONSET OF THE CONSTRUCTION

ACTIVITIES AND MAINTAINED IN PLACE FOR THE DURATION OF THE CONSTRUCTION PROJECT.
· INSTALLATION OF THIS PRACTICE SHOULD BE THE RESPONSIBILITY OF THE SITE CLEARING OR EXCAVATING

CONTRACTOR.
· ACCESS LOCATION SHOULD BE CLEARED OF WOODY VEGETATION.
· NON-WOVEN GEOTEXTILE FABRIC SHALL BE PLACED OVER THE EXISTING GROUND PRIOR TO PLACING STONE.
· ACCESS SIZE SHOULD BE A MINIMUM OF 50'. (30' FOR SINGLE RESIDENCE LOT).
· ACCESS WIDTH SHOULD BE 12' MINIMUM, FLARED AT THE EXISTING ROAD TO PROVIDE A TURNING RADIUS.
· CRUSHED AGGREGATE (2" TO 3"), OR RECLAIMED OR RECYCLED CONCRETE EQUIVALENT, SHALL BE  PLACED AT

LEAST 8" DEEP OVER THE LENGTH AND WIDTH OF THE INGRESS/EGRESS CORRIDOR.

MAINTENANCE
· PERIODIC INSPECTION AND NEEDED MAINTENANCE SHALL BE PROVIDED AFTER EACH RAIN EVENT.
· STABILIZED ENTRANCES SHALL BE REPAIRED AND ROCK ADDED AS NECESSARY.
· SEDIMENT DEPOSITED ON PUBLIC RIGHTS-OF-WAY SHALL BE REMOVED IMMEDIATELY AND RETURNED TO THE

CONSTRUCTION SITE. REMOVE ACCUMULATED SEDIMENT IN THE SUMPS AND MAINTAIN SWEPT ROADS.
· IF SOILS ARE SUCH THAT WASHING OF TIRES IS REQUIRED, IT SHALL BE DONE IN A WASH RACK AREA, STABILIZED

WITH STONE, IMMEDIATELY PRIOR TO THE CONSTRUCTION ACCESS STABILIZED CORRIDOR.
· AT THE PROJECT COMPLETION, ROCK ACCESS ROAD SHOULD BE REMOVED AND DISPOSED OF UNLESS UTILIZED

AS SUBGRADE FOR FINAL ROAD.

LIMITATIONS
· EFFECTIVENESS LIMITED, SEDIMENT MAY BE TRACKED ONTO ROADS REQUIRING ADDITIONAL ACTION.

CONSTRUCTION NOTES:
1. SILT FENCE SHALL BE INSTALLED BEFORE THE CONSTRUCTION BEGINS AND SHALL BE MAINTAINED

THROUGHOUT THE PROJECT DURATION UNTIL PERMANENT VEGETATION IS ESTABLISHED AND THE SITE IS
STABILIZED. THE CONTRACTOR MUST REMOVE THE SILT FENCE UPON COMPLETION.

2. ALL STUMPS AND UNDERGROUND ORGANIC MATERIAL SHALL BE COMPLETELY REMOVED WITH AN
EXCAVATOR AND HAULED OFF THE SITE.

3. ALL STUMPS, LOGS AND CHIPS SHALL BE HAULED OFF THE SITE,  NOTHING SHALL BE BURIED ON SITE.
4. THE CONTRACTOR WILL OBTAIN A TEMPORARY ACCESS PERMIT FOR ACCESS ONTO GARFIELD RD. THE

TEMPORARY CONSTRUCTION ACCESS SHALL BE MAINTAINED THROUGHOUT THE DURATION OF
CONSTRUCTION.

5. ANY REQUIRED STOCKPILES SHALL BE LOCATED INTERNALLY, AWAY FROM  STORM BASINS AND
WETLANDS. DORMANT STOCKPILES SHALL BE SEEDED TO PREVENT SEDIMENTATION AND AIRBORNE
EROSION.

6. FINAL CONSTRUCTION SHALL MEET THE REQUIREMENTS OF THE APPROVED S.E.S.C. PERMIT FROM THE
COUNTY.

7. CARE SHOULD BE TAKEN TO PREVENT MATERIAL MOVEMENT INTO ADJACENT STORM BASINS, ROADWAYS
OR WETLANDS.

8. SLOPES 3:1 OR STEEPER SHALL BE RESTORED WITH MULCH BLANKET.
9. THE CONTRACTOR SHALL USE WATER OR DUST PALLIATIVE TO CONTROL DUST ON AND ADJACENT TO THE

PROJECT SITE BY REGULAR SWEEPING, AS NECESSARY UNTIL THE SITE IS PERMANENTLY STABILIZED.
10. SOIL STOCKPILE LOCATIONS SHALL BE DETERMINED BY THE CONTRACTOR AND SHALL BE LOCATED WHERE

THEY ARE NOT SUSCEPTIBLE TO HIGH SURFACE RUNOFF OR AIRBORNE EROSION. LONG-TERM STOCKPILES
SHALL BE SEEDED WHEN NOT IN USE IN ORDER TO PREVENT AIRBORNE EROSION AND SEDIMENTATION.
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CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

GRAPHIC SCALE: 1 inch = feet

TRIPLE40'20'10'

20

PROPOSED 20 UNIT
2-STORY APARTMENT BUILDING

PROPOSED
ASPHALT

PROPOSED 716 S.F. SNOW
STORAGE AREA

PROPOSED
COMMON
OUTDOOR

SPACE 6,394 SF

PROPOSED STORM WATER
BASINS (TYPICAL)

BM#1

EXITEXIT

BM#1
SANITARY MH RIM
ELEV=630.60'(NAVD'88)
N=9994.373
E=9847.693

SITE DISTURBED AREA
~60,036 SFT OR 1.38AC.

1,660' SE TO MITCHEL CREEK

SILT FENCE
LIMITS, TYP.

SILT FENCE
LIMITS, TYP.

BASIN #1

CURB CUT SPILLWAY
3'-WIDE, TYP.

BM#2
SANITARY MH RIM
ELEV=627.05'(NAVD'88)
N=10060.419
E=10256.238

BM#2

SOIL LINE

PROPOSED 777 S.F. SNOW
STORAGE AREA
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17' TELEPHONE EASEMENT (L391,
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PARCEL ZONED: C-G
R-3 DENSITY: 4,000 S.F. LOT AREA PER UNIT REQUIRED (15 UNITS ALLOWED) SEC. 315.E

2,977.8 S.F. LOT AREA PER UNIT PROPOSED (20 UNITS PROPOSED)
SEE SEC.725.A.(1)(c) FOR ALLOWED INCREASE IN DENSITY .

R-3 PARKING: 1.5 SPACES PER DWELLING UNIT (30 SPACES REQUIRED)
1.9 SPACES PER DWELLING UNIT PROPOSED (39 SPACES PROPOSED)

PER SECTION 725, OPEN SPACE REQUIREMENTS:
50 S.F. PRIVATE OUTDOOR SPACE PER UNIT REQUIRED/PROVIDED
300 S.F PER UNIT COMMON OUTDOOR SPACE REQUIRED (6,000 S.F. REQUIRED)
320 S.F. PER UNIT COMMON OUTDOOR SPACE PROPOSED (6,394 S.F. PROPOSED)
COMMON OUTDOOR SPACE TO BE "A REAR YARD ALONG THE LONGEST BUILDING
LENGTH" SEC. 725.A(2)(c). DUE TO THE SIZE/SHAPE OF THE LOT THE OPEN SPACE IS

LOCATED IN PART ALONG THE FRONT OF THE BUILDING WITH THE MAJORITY
LOCATED ALONG THE SIDE OF THE PROPOSED BUILDING. SEE SEC. 5.A.(1)(b)
& SEC. 725.A.(2)(b)

LIGHTING: POLE MOUNTED AND BUILDING MOUNTED LIGHTING PROPOSED, AS SHOWN ON
SITE PLAN, SHALL MEET FULL CUT OFF AND DARK SKY REQUIREMENTS.

NOTES:
1. 1,493 S.F. OF SNOW STORAGE REQUIRED & PROPOSED
2. PROPOSED ON SITE SIDEWALKS ARE 5' WIDE (TYP.) 7' IN FRONT OF PARKING SPACES.
3. REQUIRED & PROPOSED SIDEWALK ALONG GARFIELD ROAD IS 6' WIDE
4. SITE TO BE SERVICED BY GARFIELD TOWNSHIP SANITARY SEWER AS CURRENTLY LOCATED ALONG

GARFIELD ROAD AND DUELL ROAD
5. SITE TO BE SERVICED GARFIELD TOWNSHIP WATER AS CURRENTLY LOCATED ALONG GARFIELD

ROAD AND DUELL ROAD

PROPOSED 20 UNIT
2-STORY APARTMENT BUILDING

PROPOSED 6' CONCRETE SIDEWALK

PROPOSED 5' CONCRETE SIDEWALK
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PROPOSED 10'X10' CONCRETE
DUMPSTER PAD, GATED AND
ENCLOSED

PROP. 7' INTEGRAL CONC. SIDEWALK

20'

26'

20'

9'(TYP.)9' 9'
PROPOSED
ASPHALT

PROPOSED 4-SPACE
BIKE RACK

PROPOSED 716 S.F. SNOW
STORAGE AREA

PROPOSED
COMMON OPEN
SPACE 6,394 SF

50 SF PROPOSED PRIVATE OPEN SPACE PER UNIT

L.P.

L.P.

PROPOSED WALL MOUNTED
LIGHT FIXTURES (TYP.)

24'

R5'
R20'R20'

R5'

PROPOSED LIGHT POLE (TYPICAL)

PROPOSED DECK/PATIO TYPICAL PER UNIT

INSTALL HANDICAP VAN
ACCESSIBLE PARKING SIGNS

L.P.

W.L.

W.L.

W.L.

W.L.

BM#1
SANITARY MH RIM
ELEV=630.60'(NAVD'88)
N=9994.373
E=9847.693

BM#1

GRAPHIC SCALE: 1 inch = feet
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PROPOSED DEVELOPMENT SIGN LOCATION

MDOT TYPE F2 CURB

MDOT TYPE D2,
MODIFIED CURB

6'9'

MDOT TYPE D2,
MODIFIED CURB

MDOT TYPE F2 CURB

3'-WIDE CURB CUT

CURB TYPE TRANSITION
AT CURB CUT

BM#2
SANITARY MH RIM
ELEV=627.05'(NAVD'88)
N=10060.419
E=10256.238

BM#2

PROPOSED 777 S.F. SNOW
STORAGE AREA
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CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

BM#1
SANITARY MH RIM
ELEV=630.60'(NAVD'88)
N=9994.373
E=9847.693

BM#1

GRAPHIC SCALE: 1 inch = feet

TRIPLE40'20'10'

20

PROPOSED DEVELOPMENT SIGN LOCATION

GENERAL CONSTRUCTION NOTES - GRADING:
1. FINAL GRADING SHALL PROVIDE POSITIVE DRAINAGE ACROSS THE

ENTIRE SITE. EXCEPT AT BUILDING ENTRANCES AND CONCRETE
APPROACH SLABS, THE GRADE ADJACENT TO THE BUILDING
FOOTPRINT SHALL BE 6" BELOW THE FIRST FLOOR ELEVATION. AT
BUILDING ENTRANCES AND CONCRETE APPROACH SLABS, THE
GRADE SHOULD BE 3/4" BELOW THE FIRST FLOOR ELEVATION.

2. THE CONTRACTOR SHALL FOLLOW ALL RECOMMENDATIONS OF THE
GEOTECHNICAL INVESTIGATION REPORT DATED JULY 2021.

3. RESTORATION SHALL INCLUDE FURNISHING AND PLACING 4" OF
TOPSOIL AND HYDRO-SEEDING TO THE EXTENTS OF THE DISTURBED
AREAS ON THE SITE. MULCH BLANKET IS REQUIRED WHERE SLOPES
ARE 3:1 OR GREATER.

4. THE FINAL GRADES ADJACENT TO ALL SIDEWALK APRONS SHALL
MATCH THE TOP OF CONCRETE WITH NO STEP DOWN.

5. THE CONSTRUCTED PARKING LOT HMA, CONCRETE SIDEWALKS AND
SIDEWALK RAMPS SHALL MEET A.D.A. GUIDELINES FOR MAXIMUM
SLOPE, LANDINGS, RAILINGS, DETECTABLE WARNING PLATES, ETC.

6. ALL STORM SEWER PIPES 24" DIAMETER OR LESS REQUIRE RESILIENT
CONNECTORS AT STRUCTURES.

7. AFTER INSTALLATION OF THE PROPOSED STORM SEWER INLETS,
PLACE FILTER FABRIC UNDER EACH COVER TO PREVENT SOIL AND
DEBRIS FROM ENTERING THE UNDERGROUND STORM WATER
STORAGE SYSTEM. MAINTAIN REGULARLY.

DETENTION BASIN:
DESIGN STORM = B2B 100-YR
DRAINAGE AREA SIZE = 1.03 ACRES
TOP OF BERM ELEVATION = 628.00'
DESIGN OVERFLOW ELEVATION = NONE
DESIGN 100-YR x2 WATER LEVEL = 627.00'
DESIGN BOTTOM ELEVATION = 626.00'
DESIGN MAXIMUM 50-YR DEPTH = 1.00'
DESIGN INFILTRATION RATE = 1.5 IN/HR
VOLUME PROVIDED @ 628.00'= 13,854 CFT
BASIN DRAW DOWN TIME = 8.0 HR
[72 > 12D/I ; 12*(1.0 FT) / (1.5 IN/HR)

627.88 L.P. 627.99
627.76 L.P.
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BASIN #1

12" INV = 626.00±

12" INV = 626.00±

INFILTRATION TESTS:
TH-1 SAMPLE DEPTH: 1.6 - 2.5 FT; RESULTS: >20 IN/HR
TH-2 SAMPLE DEPTH: 2.5 - 3.5 FT; RESULTS: >20 IN/HR
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A.D.A. SIDEWALK RAMP. INCLUDE DETECTABLE
WARNING PLATES AS DIRECTED BY THE OWNER.

R

CURB CUT SPILLWAY
3'-WIDE, TYP.

BM#2
SANITARY MH RIM
ELEV=627.05'(NAVD'88)
N=10060.419
E=10256.238
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CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

BM#1
SANITARY MH RIM
ELEV=630.60'(NAVD'88)
N=9994.373
E=9847.693

GRAPHIC SCALE: 1 inch = feet

TRIPLE40'20'10'

20

PROPOSED DEVELOPMENT SIGN LOCATION

SEE ARCHITECTURAL PLANS FOR POWER REQUIREMENTS & METER
LOCATIONS. COORDINATE WITH THE POWER COMPANY TO
CONNECT TO THE EXISTING POWER AND PROVIDE A NEW SERVICE
TO THE PROPOSED BUILDING.

CONNECT TO THE EXISTING GAS LINE & PROVIDE NEW GAS SERVICE
TO THE PROPOSED BUILDING. COORDINATE WITH THE GAS UTILITY
PROVIDER AND ARCHITECTURAL PLANS FOR THE BUILDING
CONNECTION LOCATION, DEMAND & METER(S) LOCATION(S).

CONNECT TO THE EXISTING TELEPHONE & CATV LINES AND PROVIDE
NEW SERVICES TO THE PROPOSED BUILDING, AS REQUIRED BY THE
OWNER. COORDINATE WITH THE ARCHITECTURAL PLANS AND THE
TELEPHONE & CATV UTILITY CO's TO DETERMINE THE EXISTING AND
PROPOSED CONNECTION POINTS, BOX LOCATIONS, ETC.

NOTE:
THE CONTRACTOR SHALL COORDINATE AND INSTALL PVC
CONDUITS UNDER THE PROPOSED PAVEMENT FOR SITE LIGHTING,
IRRIGATION, ETC. COORDINATE WITH THE OWNER, GENERAL
CONTRACTOR, ELECTRICIAN & DESIGN-BUILD IRRIGATION
INSTALLER FOR LOCATION, SIZE & QUANTITY, TYP. AS NEEDED.

PRIVATE UTILITIES

PR. SAN. IPP MH#1, (4'Ø)
RIM= 628.10±
8" INV. E = 622.55±
8" INV. W = 621.05±
(1.50' INVERT DROP)

DOMESTIC WATER SERVICE
INSTALL (1) 2" G.V. & BOX AND ~10 FT OF
4"Ø D.I. DOMESTIC WATER SERVICE FROM
THE PROPOSED 8"x4" TEE TO THE BUILDING.

INSTALL A WALL-MOUNTED P.I.V.  &
THE FIRE DEPARTMENT CONNECTION
PER THE ARCHITECTURAL PLANS.

FIRE SUPPRESSION WATER LINE
INSTALL (1) 4" G.V. & BOX
AND ~132 FT OF 4"Ø D.I. FIRE
SUPPRESSION WATER MAIN
FROM THE PROPOSED 8"x4"
REDUCER TO THE BUILDING.

IPP
MH

GENERAL CONSTRUCTION NOTES:
1. WATER MAINS & SERVICES: ALL CONSTRUCTION AND MATERIALS SHALL

CONFORM TO THE CITY'S CURRENT STANDARDS, SPECIFICATIONS AND DETAILS.
2. WATER MAINS: ALL ELEVATIONS SHALL BE BASED ON USGS OR NGVD DATUM.
3. WATER MAINS: DETAILS OF PIPE BEDDING, THRUST BLOCKS, HYDRANT, VALVES,

VALVE MANHOLES, AND ALL APPURTENANCES SHALL BE IN ACCORDANCE WITH
THE STANDARD SPECIFICATIONS & DETAILS.

4. SANITARY SERVICES: ALL CONSTRUCTION AND MATERIALS SHALL CONFORM TO
THE CITY'S STANDARDS, SPECIFICATIONS AND DETAILS.

5. SANITARY SERVICES: NO CONNECTION RECEIVING STORM WATER OR
GROUNDWATER SHALL BE MADE TO SANITARY SERVICES.

6. SANITARY SERVICES: DETAILS OF PIPE BEDDING, BUILDING SEWERS, DROP
CONNECTION, BULKHEADS, MANHOLES, MANHOLE COVERS, AND OTHER
APPURTENANCES SHALL BE SUBMITTED IN ACCORDANCE WITH THE STANDARD
DETAILS.

7. EACH PUBLIC UTILITY SHALL BE WITHIN ITS OWN 20'-WIDE EASEMENT CENTERED
ON THE UTILITY. EASEMENTS FOR SERVICES EXTEND TO 10' BEYOND THE IPP
MANHOLE FOR THE SANITARY SERVICES AND TO 10' BEYOND THE P.I.V. AND
CURB STOP/BOX FOR THE WATER SERVICES.

8. THE DOMESTIC WATER AND FIRE PROTECTION SERVICES SHALL BE SEPARATE
CONNECTIONS TO THE BUILDING(S).

9. SEE ARCHITECTURAL PLANS FOR EXACT LOCATIONS AND DETAILS OF THE UTILITY
CONNECTIONS AT THE BUILDING.

10. THE CONTRACTOR SHALL FOLLOW ALL STATE REGULATIONS FOR CONFINED
SPACE ENTRY.

11. COORDINATE WORK WITH THE CITY OF TRAVERSE CITY AND PROVIDE 48 HOURS
NOTICE PRIOR TO BEGINNING CONSTRUCTION.

12. ALL WATER MAINS SHALL MAINTAIN A MINIMUM OF 10' HORIZONTAL
SEPARATION AND 1.5' VERTICAL SEPARATION FROM SANITARY AND STORM
SEWERS. MEASUREMENTS ARE BETWEEN THE CLOSEST POINTS OF EACH PIPE.

13. THE CONTRACTOR SHALL NOT DISRUPT THE WATER MAIN AND SANITARY SEWER
SERVICE TO THE SURROUNDING CUSTOMERS. ANY REQUIRED DISRUPTION IN
SERVICE SHALL BE COMMUNICATED AND COORDINATED WITH THE CITY OF
TRAVERSE CITY BY THE CONTRACTOR A MINIMUM OF 24 HOURS IN ADVANCE.
THE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR PROVIDING BOTTLED
WATER, DISINFECTING AND TESTING THE WATER MAIN BEFORE RECONNECTING.

14. DURING CONNECTION OF THE SANITARY SEWER SERVICES TO THE EXISTING
MAIN, THE CONTRACTOR SHALL PROVIDE BYPASS PUMPING, IF NECESSARY,
WITHOUT DISRUPTION TO SERVICE TO UPSTREAM USERS.

15. THE SITE CONTRACTOR IS RESPONSIBLE FOR INSTALLATION OF SITE UTILITIES UP TO
WITHIN 5' OF THE PROPOSED BUILDING. THE BUILDING CONTRACTOR SHALL BE
RESPONSIBLE FOR UTILITIES WITHIN 5' OF THE PROPOSED BUILDING AND
INTERNALLY.

16. SEE ARCHITECTURAL, LANDSCAPE AND ELECTRICAL PLANS FOR DETAILS ON SITE
LIGHTING AND IRRIGATION, CONNECTIONS AT THE BUILDING, ETC.

DUMPSTER

PR.8"SAN.

SANITARY SEWER SERVICE
8" INV. @ BLDG. ~ 623.55'

(ASSUMED @ -6.5' FROM F.F.E.)

PR. 2" W (D)
PR. 4" W (FS)

PR.8"Ø SAN.
89 L.F. @ 1.27%

PROP. APARTMENT BLDG
FFE = 630.05±

EXITCONNECT TO EX. SANITARY MAIN

SANITARY SEWER SERVICE
CONNECT TO THE EXISTING MAIN.
EX. 8" SAN. E-W ~ 619.94±

INSTALL ~89 FT OF 8"Ø PVC SANITARY
SEWER SERVICE @ ~1.3% SLOPE FROM
THE EX. 8" SAN. MAIN TO THE IPP MH.

INSTALL ~10 FT OF 8"Ø PVC SANITARY
SEWER SERVICE @ ~10% SLOPE FROM
THE IPP MANHOLE TO THE PROP. BLDG.

EXIT

PR.4"Ø
 W

A
T.

LIVE TAP CITY'S 8" WATER MAIN
WITH TWO 8"x4" TAPPING SLEEVES
& VALVE/BOX, AS SHOWN

PROPOSED SANITARY SEWER EASEMENT

BM#2
SANITARY MH RIM
ELEV=627.05'(NAVD'88)
N=10060.419
E=10256.238

BM#2

L.P.

L.P.
L.P.

W.L.

W.L.
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10' LANDSCAPE BUFFER 'C'

10' LANDSCAPE BUFFER 'C'

10' LANDSCAPE
BUFFER 'C'

20' LANDSCAPE BUFFER 'D'

10' LANDSCAPE BUFFER 'C'

TRAFFIC
SENSOR

17' TELEPHONE EASEMENT (L391,
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Oak, English
(Quercus robur 'Fastigiata')

Cedar, Red
(Juniperus virginiana)

Serviceberry, Shadblow
(Amelanchier canadensis)

Maple, Sugar
(Acer saccharum)

Viburnum, Arrowwood Blue Muffin
(Viburnum dentatum)

Sedum,Autumn Joy
(Sedum 'Autumn Joy')

Juniper, Moonglow
(Juniperus scopulorum 'Moonglow')
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PROPOSED 10'X10' CONCRETE
DUMPSTER PAD, GATED AND
ENCLOSED

PROPOSED
ASPHALT

PROPOSED
4-SPACE BIKE RACK

50 SF PROPOSED PRIVATE OPEN SPACE PER UNIT

L.P.L.P.

PROPOSED STORM WATER
BASINS (TYPICAL)

LANDSCAPE TYPE 'D' BUFFER (185 L.F. WEST YARD)
REQUIRED PROVIDED
8- LARGE TREES 2-MAPLE & 6-ENGLISH OAK
6- SMALL/MEDIUM TREES 6-SERVICEBERRY
6- EVERGREEN/CONIFER 6-RED CEDAR

PROPOSED SUGAR MAPLE

PROPOSED RED CEDAR PROPOSED
SERVICEBERRY

PROPOSED
ENGLISH OAK

PROPOSED ENGLISH OAK

PROPOSED RED CEDAR

PROPOSED SERVICEBERRY

PROPOSED SUGAR MAPLE

PROPOSED VIBURNUM
PROPOSED SEDUM

TURF

TURF

TURF

TURFTURF

TURF

TURF

TURF

LANDSCAPE TYPE 'C' BUFFER (248 L.F. SOUTH YARD)
REQUIRED PROVIDED
8- LARGE TREES 8-ENGLISH OAK
8- SMALL/MEDIUM TREES 8-SERVICEBERRY
3- EVERGREEN/CONIFER 3-RED CEDAR

25-MOONGLOW
               JUNIPER

LANDSCAPE TYPE 'C' BUFFER (185 L.F. EAST YARD)
REQUIRED PROVIDED
6- LARGE TREES 6-ENGLISH OAK
6- SMALL/MEDIUM TREES 6-SERVICEBERRY
2- EVERGREEN/CONIFER 2-RED CEDAR

LANDSCAPE TYPE 'C' BUFFER (219 L.F. NORTH YARD)
REQUIRED PROVIDED
7- LARGE TREES 2-SUGAR MAPLE & 5-ENGLISH OAK
7- SMALL/MEDIUM TREES 7-SERVICEBERRY
3- EVERGREEN/CONIFER 3-RED CEDAR

20' 248'

10'

20' 112' 107'
10'

LANDSCAPE LEGEND

PLANTING NOTES:
1. CLEAN UP AND REMOVE FROM THE PLANTING AREAS WEEDS AND GRASSES, INCLUDING ROOTS, AND ANY MINOR ACCUMULATED DEBRIS AND RUBBISH BEFORE COMMENCING WORK.
2. REMOVE AND DISPOSE OF ALL SOIL IN PLANTING AREAS THAT CONTAINS ANY DELETERIOUS SUBSTANCE SUCH AS OIL, PLASTER, CONCRETE, GASOLINE, PAINT, SOLVENTS, ETC., REMOVING THE SOIL TO A MINIMUM

DEPTH OF SIX (6) INCHES OR TO THE LEVEL OF DRYNESS IN THE AFFECTED AREAS.  THE AFFECTED SOIL SHALL BE REPLACED WITH NATIVE OR IMPORTED SOIL AS REQUIRED.
3. FINISH GRADING ALL PLANTING AREAS TO A SMOOTH AND EVEN CONDITION, MAKING CERTAIN THAT NO WATER POCKETS OR IRREGULARITIES REMAIN.  REMOVE AND DISPOSE OF ALL FOREIGN MATERIALS,

CLODS AND ROCKS OVER 1 INCH IN DIAMETER WITHIN 3 INCHES OF SURFACE.
4. ALL PLANT MATERIALS SHALL BE HEALTHY, WELL DEVELOPED REPRESENTATIVES OF THEIR SPECIES OF VARIETIES, FREE FROM DISFIGUREMENT WITH WELL-DEVELOPED BRANCH AND ROOT SYSTEMS, AND SHALL BE FREE

FROM ALL PLANT DISEASES AND INSECT INFESTATION.
5. ALL PLANT SUBSTITUTIONS WILL BE SUBJECT TO THE OWNER'S APPROVAL.
6. EACH PLANT SHALL BE PLANTED WITH ITS PROPORTIONATE AMOUNT OF SOIL AMENDMENT AND FERTILIZER.  HAND SMOOTH PLANTING AREA AFTER PLANTING TO PROVIDE AN EVEN, SMOOTH, FINAL FINISH GRADE.

TO AVOID DRYING OUT, PLANTINGS SHALL BE IMMEDIATELY WATERED AFTER PLANTING UNTIL THE ENTIRE AREA IS SOAKED TO THE FULL DEPTH OF EACH HOLE UNLESS OTHERWISE NOTED ON THE DRAWING.
7. MULCH ALL PLANTING BEDS WITH 3 INCHES OF SHREDDED BARK MULCH.
8. REMOVE ALL TAGS, LABELS, NURSERY STAKES AND TIES FROM ALL PLANT MATERIAL ONLY AFTER THE APPROVAL OF THE OWNER.
9. ALL PLANTS SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR.  THE GUARANTEE PERIOD COMMENCES FROM THE TIME OF FINAL ACCEPTANCE BY THE OWNER.  REPLACE AS SOON AS WEATHER PERMITS, ALL

DEAD PLANTS NOT IN VIGOROUS CONDITION AS NOTED DURING THE MAINTENANCE PERIOD.  SAID PLANTS SHALL BE MAINTAINED FOR A PERIOD OF 90 CALENDAR DAYS FROM THE REPLACEMENT DATE.  PLANTS
USED FOR REPLACEMENTS SHALL BE SAME KIND AND SIZE AS ORIGINALLY PLANTED.  THEY SHALL BE FURNISHED, PLANTED AND FERTILIZED AS SPECIFIED AND GUARANTEED.

10. ALL DISTURBED AREAS SHALL BE TOP SOILED TO A DEPTH OF 4", SEEDED, FERTILIZED AND MOLDED MULCH BLANKETS SHALL BE USED AS NEEDED IN AREAS OF POTENTIAL EROSION PRIOR TO ESTABLISHMENT OF LAWN
AREAS.

IRRIGATION NOTES:

1. LANDSCAPING TO BE IRRIGATED. INSTALLATION TO BE PERFORMED BY A REPUTABLE IRRIGATION CONTRACTOR.

LANDSCAPING PREPARED BY:

PETRA H. KUEHNIS, RLA
LANDSCAPE ARCHITECT
No. 3901001386

AA

12"

2"X2"
WOOD
POST

1/2"OR 3/4"DIA. RUBBER
GARDEN HOSE

TREE TRUNK NO. 9 GAUGE
GALVANIZED WIRE

SECTION A-A
NO SCALE

BARE ROOT STOCK

2" DEPTH WOOD CHIP
OR SHREDDED BARK
MULCH

4" HIGH
TOPSOIL
SAUCER

PLANTING
SOIL

4"

BALLED AND
BURLAPPED/BARE

ROOT STOCK

4" HIGH
TOPSOIL
SAUCER

4"

PLANTING
SOIL

8"

12
"

8"

12
"

SHRUB PLANTING DETAIL
NO SCALE

TREE PLANTING DETAIL
NO SCALE

PLANTING
SOIL

PLANT PIT TO BE 24"
WIDER AND 18"

DEEPER THAN BALL OR
ROOD SYSTEM

2"x2"X8' WOOD STAKE
MIN. 5' ABOVE GRADE
(3 REQUIRED PER TREE)

2" DEPTH WOOD CHIP
OR SHREDDED BARK

MULCH

CRAFT TREE WRAP TIED
EVERY 3RD SPIRAL

4" HIGH
TOPSOIL
SAUCER

4"

BARE ROOT OR BALLED AND
BURLAPPED STOCK NOTE-FOR
EVERGREEN PLANTINGS BUY
DIRECTLY TO GROUND USING
3 GUYS PER TREE

18
"

12"
ROOT CROWN

PROPOSED ENGLISH OAK

PROPOSED
SUGAR MAPLE

L.P.

W.L.

W.L.

W.L.

W.L.

PROP. 7' CURBED CONC. SIDEWALK
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PROPOSED
PARKING

LOT

PROPOSED LIGHT POLE (TYPICAL)

PROPOSED
BUILDING

DUELL RD.
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NOTES:
· This lighting plan is for illustrative and zoning approval purposes only, is not an electrical design

plan, and is not for construction.
· Light fixture type, specifications, and locations based on assumed new fixture locations and

information provided by property owner.  Mansfield Land Use Consultants makes no guarantees to
the accuracy of illustrated data. Refer to electrical design plans for all design, specification, and
construction purposes.

· See relevant architectural and electrical project plans for additional detail related to site lighting,
fixture types, fixture specifications, and fixture locations.

· Lithonia Lighting WST LED Wall Sconce photometric data used for proposed wall mounted fixtures
with an assumed mounting height of 8'.

· Lithonia Lighting D-Series Size 2 photometric data used for proposed parking lot pole fixtures with
an assumed mounting height of 20'.

· All fixtures are full cut-off and comply with Township Zoning Ordinance standards.
· All fixtures have a lamp color temperature of 3000K or less.

DISPLAY NOTES:
GRID POINTS ARE LABELED WITH SPECIFIC FOOT CANDLE
MEASUREMENT AT EACH POINT

ISOLINE VALUES:
RED - 0.5 F.C.
GREEN - 1.0 F.C.
BLUE - 0.25 F.C.

PROPOSED LIGHT POLE (TYPICAL)

PROPOSED WALL MOUNTED FIXTURES

PROPERTY LINE (TYPICAL)

4
3

GRAPHIC SCALE: 1 inch = feet

TRIPLE40'20'10'

20

AutoCAD SHX Text
0'



EXISTING
BUILDING

EXIST.
SHEDS

EXISTING
ASPHALT

RET POND

C
O

N
C

 C
UR

B 
A

N
D

 G
UT

TE
R

WOODED

INV 12" CMP
625.07

43' R.O.W.

N
0°

08
'2

6"
E 

 5
63

.0
0'

 (R
)

33' R.O.W.

POB

C
.L

. G
A

RF
IE

LD
 R

O
A

D
 (8

6'
)

W
. L

IN
E 

SE
C

. 1
3

TRAFFIC
SENSOR

C.L. DUELL ROAD (66')

EXISTING
BUILDING

EXISTING
BUILDING

EXISTING
ASPHALT

EXISTING
ASPHALT

EXISTING
ASPHALT

EXISTING
ASPHALT

EX
IS

TIN
G

 A
SP

HA
LT

 P
A

TH

EXISTING
ASPHALT

EX
IS

TIN
G

 A
SP

HA
LT

 P
A

TH
EX

IS
TIN

G
 A

SP
HA

LT
 P

A
TH

R.
O

.W
.

R.O.W. R.O.W.

R.O.W.
R.O.W.

R.
O

.W
.

R.
O

.W
.

R.
O

.W
.

R.
O

.W
.

R.
O

.W
. SANITARY MH

RIM = 630.60
INV NORTH = 620.05  12" PVC
INV SOUTH = 620.10  12" PVC
INV WEST = 620.15  12" PVC

SANITARY MH
RIM = 627.05
INV EAST = 620.95  8" PVC

SANITARY MH
RIM = 629.26
INV NORTH = 619.41  12" PVC
INV SOUTH = 619.51  12" PVC

62
8

62
9

62
7

62
6

629

629

629
628

627

629
628

629
628

627
626

629
628

62
662

762
8

62
8

62
7

62
6

62
7

62
8 62

7

EX
. 1

2"
 W

.M
.

(A
PP

RO
X.

 L
O

C
A

TIO
N

)
EX

. 1
2"

 W
.M

.
(A

PP
RO

X.
 L

O
C

A
TIO

N
)

EX. 8" W.M.
(APPROX. LOCATION) EX. 8" W.M.

(APPROX. LOCATION)

CrA

RwA

Man
s

f
ie

l d
L a n d U s e

C
o

n
s

u
ltants

EXHIBIT

DR
A

IN
A

G
E 

EX
HI

BI
T

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

C
:\

Us
er

s\
Er

ic
W

\A
pp

D
at

a\
Lo

ca
l\

Te
m

p\
A

cP
ub

lis
h_

18
94

8\
23

18
1 

pl
an

06
.d

w
g 

(D
ra

in
ag

e 
Ex

hi
bi

t)
 - 

 M
ar

 2
8,

 2
02

4 
1:

40
pm

 - 
er

ic
w

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

83
0 

C
o

tt
ag

ev
ie

w
 D

r.
, S

te
. 2

01
P

.O
. B

o
x 

40
15

T
ra

ve
rs

e 
C

it
y,

 M
I 

49
68

5
P

h
o

n
e:

 2
31

-9
46

-9
31

0
w

w
w

.m
aa

ep
s.

co
m

in
fo

@
m

aa
ep

s.
co

m

RE
V

#
D

A
TE

D
ES

D
RN

C
HK

D
ES

C
RE

V
#

D
A

TE
D

ES
D

RN
C

HK
D

ES
C

RE
V

#
D

A
TE

D
ES

D
RN

C
HK

D
ES

C
RE

V
#

D
A

TE
D

ES
D

RN
C

HK
D

ES
C

30
66

 N
. G

AR
FIE

LD
, L

LC
Pr

op
os

ed
 C

om
m

er
ci

al
 D

ist
ric

t H
ou

sin
g

Se
ct

io
n 

13
, T

ow
n 

27
 N

or
th

, R
an

ge
 1

1 
W

es
t

G
ar

fie
ld

 T
ow

ns
hi

p,
 G

ra
nd

 T
ra

ve
rs

e 
C

ou
nt

y,
 M

ic
hi

ga
n

dlm

mmm dlm 08.01.23

23181

PRELIMINARY

01
   

  0
7-

01
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

O
rig

in
al

 d
es

ig
n

02
   

  0
8-

21
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

Re
vi

se
 d

es
ig

n

03
   

  0
9-

13
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

Su
bm

itt
al

 - 
Pr

el
im

in
ar

y 
re

vi
ew

04
   

  1
0-

09
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

N
ew

 B
ui

ld
in

g 
D

es
ig

n

05
   

  0
3-

04
-2

4 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 S
ub

m
itt

al

06
   

  0
3-

26
-2

4 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 R
ev

isi
on

s

BM#1
SANITARY MH RIM
ELEV=630.60'(NAVD'88)
N=9994.373
E=9847.693

GRAPHIC SCALE: 1 inch = feet

TRIPLE40'20'10'

20

AutoCAD SHX Text
0'









Gauthier Site – Conceptual Review Planning Commission – April 10, 2024 

Page 1 of 4 
K:\Plan\Applications\2024\Conceptual Reviews\Gauthier Site\Step 2 - Planning Commission Review\PD Report 2024-25 - Gauthier Site 

Conceptual Review.docx

Charter Township of Garfield 
Planning Department Report No. 2024-25 

Prepared: April 3, 2024 Pages:  4 

Meeting: April 10, 2024 Planning Commission Attachments: 

Subject: Gauthier Site – Conceptual Review 

Applicant: Will Bartlett, 2105 N US-31 South, LLC 

Agent: Bob Verschaeve, Gosling Czubak 

Owner: Kevin Endres, as agent for the James E. & Phyllis A. Gauthier Trust 

BACKGROUND: 

The applicant is seeking feedback on a proposed multi-family dwelling project at 2105 N US 31 South, on 

the west side of US 31 at McRae Hill Road, across from Hartman Road.  The site is owned by the Gauthier 

Trust and is about 18 acres, though the applicant notes there are only about 6 acres of upland buildable area 

running through the middle of the site. 

The site was rezoned in 2022 from a split zoning of A-Agricultural and C-H Highway Commercial to R-3 

Multiple Family Residential.  The applicant proposes a 154-unit apartment project featuring a mix of studio, 

one-bedroom, and two-bedroom apartments, with an average unit size of about 675 square feet. 

Zoomed-out aerial photo of subject property (highlighted in blue): 

7a.

http://www.garfield-twp.com/default.aspx
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Zoomed-in aerial photo of subject property (highlighted in blue): 

 
 

Zoning of the subject parcel and surrounding area is shown below: 

 
 

C-H – Highway Commercial 

R-1 – One-Family Residential 

A – Agricultural 
C-O – Office 

Commercial 

R-3 – 

Multi-Family 

Residential 
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Future land use of the subject parcel and surrounding area is shown below: 

 
 

STAFF COMMENTS: 

The applicant is proposing a multi-family dwelling apartment development.  The site is zoned R-3 Multi-

Family Residential after previously having a split zoning of A-Agricultural within the back portion of the 

site and C-H Highway Commercial within the front portion. 

 

The site has a Future Land Use designation of Agricultural / Rural Land but was rezoned to R-3 based on 

a review which started in fall 2021 and led to the rezoning of the property in April 2022.  During this review, 

Staff noted several factors to consider for the rezoning of the site such as its location on the US 31 corridor, 

environmental conditions, access, and the impact of different uses.  The Planning Commission ultimately 

adopted Findings of Fact at their March 9, 2022 meeting after considering all the criteria for approving a 

Zoning Map Amendment.  The Township Board approved the rezoning at their April 12, 2022 meeting. 

 

The applicant has presented a project concept to the Township Board including a discussion on the potential 

of using Brownfield tax increment financing (TIF), via the Grand Traverse County Brownfield Authority, 

for a portion of the financing on the project.  New laws were enacted in Michigan in 2023 allowing for new 

funding tools to be made available to municipalities for housing projects, including using Brownfield TIF 

for housing.  The applicant and Township Board will continue to discuss the possibility of Brownfield TIF 

as a funding tool for this project. 

 

The applicant proposes 154 dwelling units on an approximately 18-acre site.  This would result in a density 

of about 8.5 units per acre.  Only about one third of the site is buildable, so the proposed units would be 

clustered in the middle of the site with the remainder being kept as open space. 

 

Professional 

Office 

Low Density Residential 

(1-3) Units Per Acre 

Agricultural / Rural Land 

Commercial 

High Density Residential 

(6-10) Units Per Acre 
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Parking requirements for multi-family dwellings / apartments include a minimum of 1.5 spaces per dwelling 

unit and a maximum of 2.0 spaces per dwelling unit.  With 154 dwelling units, these standards result in a 

minimum of 231 spaces and a maximum of 308 spaces with 255 spaces shown as provided. 

 

The site plan shows an area with amenities between Building 1 and Building 2 including a picnic pavilion, 

fire pit, grills, and tables. 

 

The applicant has provided a conceptual site development plan showing the proposed layout of the project.  

If a full Special Use Permit application is submitted, additional details will need to be provided to meet all 

standards of the Zoning Ordinance, including details on the wetlands and streams on the site and adherence 

to the wetland (Section 534) and stream (Section 535) setbacks in the Zoning Ordinance.  All agencies with 

jurisdiction will need to review the application for compliance with their standards. 

 

 

ACTION REQUESTED: 

The conceptual review is intended to provide an opportunity for dialogue between Planning Commission 

members and the applicant.  No formal action is requested. 

 
Attachments: 

1. Conceptual Review Application, dated April 2, 2024 

2. Gauthier Site Narrative, received April 1, 2024 

3. Conceptual Site Development Plan, received April 2, 2024 

 











Gauthier Site Narrative for 4/10/24 Conceptual Review 

Thank you for the opportunity to discuss a potential 154-unit apartment project (the “Project”) located 

at 2105 N US-31 South (the “Site”). The Project will contain a mix of studio, one-bedroom and two-

bedroom apartments, with an average unit size of approximately 675 square feet, which for context is 

roughly 25% smaller than the average for Chelsea Park West and Liv Arbors. The Project will also feature 

a management/leasing office and first-class amenities such as a fitness center, dedicated co-working 

space, a club room and an outdoor patio with grilling stations and fire pits for resident use.  

The Site is 18.98 acres, but has only approximately six acres of upland buildable area running through 

the middle of the Site. The sketch plan from Gosling Czubak shows steep drop-offs and wetlands on both 

the North and South sides of the Site, which make those portions of the Site unusable for development. 

That acreage, which is partially wooded, will be left untouched for open space. Please find below an 

existing aerial view of the Site with lot lines to be referenced during our conversation. 

The Site has access to municipal water and sewer service via US-31, which is where residents will enter 

and exit the Site. The aforementioned topography and wetlands make US-31 the only logical access and 

egress point for the Site. Gosling Czubak included stormwater detention basins in the sketch plan. 

The Site currently is used for a combination of commercial and residential uses. There are currently five 

rental homes, a pole barn and one existing commercial building used by Auto Fanatics. 

As part of our discussions with the Township, Mr. Sych and Ms. Hodges have requested an easement to 

accommodate a pressure reducing valve (“PRV”) for the Township’s municipal water system. Gosling 

Czubak’s plan does not include that detail, but please know we will work with Ms. Hodges on that detail 

to best serve the Township.  

We do not expect any ordinance variance requests at this time. Thank you. 
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