
CHARTER TOWNSHIP OF GARFIELD 
PLANNING COMMISSION MEETING  

Wednesday, July 12, 2023 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 – June 28, 2023

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 2023-80 – Planning Department Monthly Report – July 2023



6. Unfinished Business
a. PD 2023-83 – Village at Garfield Special Use Permit – Public Hearing
b. PD 2023-84 – 716 Boon Street Special Use Permit – Public Hearing
c. PD 2023-85 – Birmley Meadows Site Condominium – Findings of Fact
d. PD 2023-86 – Ridge45 Phase I-III and Phase IV SUP Amendments – Findings of Fact

7. New Business
a. PD 2023-82 – Bish’s RV – Site Plan Review and Access Review

8. Public Comment

9. Other Business

10. Items for Next Agenda – July 26, 2023
a. Master Plan – Nodes, Districts, and Corridors
b. Master Plan – Community Engagement / Debrief from First Pop-Up Event
c. Zoning Ordinance – R-2 / R-3 Zoning Districts – Discussion

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 
PLANNING COMMISSION MEETING 

June 28, 2023 

Call Meeting to Order:   Chair Racine called the June 28, 2023 Planning Commission 
meeting to order at 7:00pm at the Garfield Township Hall. 

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

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

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

1. Public Comment (7:01)
None

2. Review and Approval of the Agenda – Conflict of Interest (7:01)
Sych added Changes to R2 and R3 Zoning Districts under Agenda item #9.
McManus moved and DeGood seconded to approve the agenda as presented.

Yeas:  McManus, DeGood, Fudge, Agostinelli, Robertson, Cline, Racine
Nays: None

3. Minutes (7:02)
a. June 14, 2023 Regular Meeting

Fudge moved and Robertson seconded to approve the June 14, 2023
Regular Meeting minutes as amended fixing the spelling error of a name
in item 1 - Public Comment to “Bauer.”

Yeas: Fudge, Robertson, McManus, Cline, DeGood, Agostinelli, Racine
Nays:  None

4. Correspondence (7:04)
There was no correspondence.

5. Reports (7:04)
Township Board Report
Agostinelli had no report.

Planning Commissioners
i. Zoning Board of Appeals

Fudge had no report.
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ii. Parks and Recreation Commission  
DeGood said ongoing work is being done on the trails at the 
Commons and grant applications have been submitted.  Hannon 
added that a DNR grant visit regarding was rescheduled and 
another mountain bike subcommittee meeting took place. 
 

iii. Joint Planning Commission  
McManus stated that there will be a new member on the Joint 
Planning Commission.   
 

Staff Report 
Hannon stated that the Hickory properties rezoning has taken effect and a 
new Township zoning map is on commissioner’s desks. 

 
6. Unfinished Business (7:07) 

a. PD 2023-75 Master Plan – Housing, Economic Development and 
Public Safety (7:07) 

 Sych reviewed the drafts of the Housing, Economic Development and 
Public Safety portions of the Master Plan.  Hannon mentioned that various 
maps will be incorporated into the Master Plan.  Sych referenced the 
Township Strategic Plan which states that a goal of the township was to 
increase availability for various types of housing and be able to give 
options and opportunities to residents.  Commissioners discussed ADU’s, 
housing by right, starter homes and other types of housing.  Sych 
reviewed the seven housing objectives and commissioners discussed the 
objectives.    

 Sych talked about economic development in the township and reviewed 
the three objectives which included quality of place, physical appearance 
of business districts and retention for businesses. Commissioners 
discussed the reuse of buildings in the township.  

 Public Safety within the community was found to be important to residents.  
Resilience scores and natural hazard mitigation were also discussed.  
Sych reviewed the goals and objectives of Public Safety with 
commissioners.   

  
b. PD 2023-76 – Master Plan – Community Engagement 

Update/Proposed 1st Pop-Up Event (7:49) 
 Sych stated that one pop-up event is scheduled to gain some feedback 

from the public on the proposed Master Plan.  A Visual Preference Survey 
will be done since it is an easy way to get feedback on types of 
developments people would like to see in the township and such a survey 
also increases awareness about the Master Plan. Sych showed pictures of 
different types of housing which could be located in the township. 
Commissioners discussed the proposed event and what facts and 
opinions could be gathered.  Staff will follow up with commissioners with 
public responses.   
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7. New Business (8:11) 

None 
  

8. Public Comment (8:11) 
 None 
 
9. Other Business (8:11) 
 a. Changes to R-2 and R-3 Zoning Districts 

Sych stated that developers and property owners are running into issues 
with lots located in the R-3 district specifically with lot size requirements.  
He asked commissioners to consider an amendment to lot width sizes in 
certain zoning districts.  Enough other requirements and standards are in 
the ordinance which would manage development of a parcel. 
Commissioners discussed the timing of the potential zoning change and 
agreed to move forward with changes in the zoning districts at this time. 
 
McManus asked about the Nicolet Bank relandscaping and the proposed 
single family at Zimmerman and Long Lake Roads.  

 
10. Items for Next Agenda – July 12, 2023 (8:31) 

a. Village at Garfield Special Use Permit – Public Hearing 
 b. 716 Boon Street Special Use Permit – Public Hearing Public Hearing 

c. Birmley Meadows Site Condominium – Findings of Fact 
d.  Ridge 45 Phase I-III Ridge 45 Phase IV SUP Amendments – Findings of 

Fact   
e. Bish’s RV – Site Plan Review and Access Review 

  
 
11. Adjournment 
 Fudge moved to adjourn the meeting at 8:33pm. 
 
 

       ____________________________ 
 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: 

Oleson’s Food Store – Planned Unit Development Amendment 
• Location: 3850 North Long Lake Road, at intersection of North Long Lake and Cedar Run Roads
• Development Description: Proposed amendment to permit six apartments.
• Status: A public hearing is scheduled for the 7/11/2023 Township Board meeting.

Birmley Meadows – Site Condominium 
• Location: North of existing Birmley Hills Estates subdivision, south of Birmley Road
• Development Description: Proposed 26-lot single-family residential site condominium.
• Status: A public hearing was held at the 6/14/2023 Planning Commission meeting. Findings of fact will be

considered at the 7/12/2023 Planning Commission meeting.

Ridge45 – Phase I-IV Multi-Family Housing – Special Use Permit Amendment 
• Location: Northwest corner of LaFranier and Hammond Roads
• Development Description: Developer is seeking to combine previously approved Ridge45 Phases I-III (400

units) with a revised new plan for Ridge45 Phase IV (196 units) for a total of 596 multi-family housing units.
The two existing Special Use Permits will be combined into one Special Use Permit for the entire site,
covering all four phases.

• Status: A public hearing was held at the 6/14/2023 Planning Commission meeting. Findings of fact will be
considered at the 7/12/2023 Planning Commission meeting.

Professional Photography Studio at 716 Boon Street – Special Use Permit 
• Location: 716 Boon Street, between Woodmere Avenue and Barlow Street
• Development Description: Proposed professional photography studio in existing multi-tenant building.
• Status: The application was introduced at the 6/14/2023 Planning Commission meeting. A public hearing is

scheduled for the 7/12/2023 Planning Commission meeting.

Village at Garfield – Special Use Permit 
• Location: 2051 North Garfield Road, north of Hammond Road
• Development Description: Proposed 80-unit apartment complex.
• Status: The application was introduced at the 6/14/2023 Planning Commission meeting. A public hearing is

scheduled for the 7/12/2023 Planning Commission meeting.

Bish’s RV – Site Plan Review and Access Review 
• Location: 705 N US-31 South at Meadowlane Drive
• Development Description: Proposed business expansion and additional access drive.

Charter Township of Garfield 
Planning Department Report No. 2023-80 

Prepared: July 5, 2023 Pages:  2 
Meeting: July 11, 2023 Township Board Attachments: 
Subject: Planning Department Monthly Report – July 2023 
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• Status: The application is under review and is scheduled to be introduced at the 7/12/2023 Planning 

Commission meeting.  
 
Portable Storage Solutions – Special Use Permit Review 

• Location: 2550 Cass Road, north of Hartman Road 
• Development Description: Proposed shipping container sales operation. 
• Status: The application is under review and may be introduced at the 8/9/2023 Planning Commission meeting.  

 
PLANNING: 

Other Planning Department activities include the following: 
 

• For their June study session, the Planning Commission focused on reviewing draft goals and objectives for 
Housing, Economic Development, and Public Safety to be included in the new Master Plan.  Commissioners 
also continued discussion on proposed the community engagement for the Master Plan in 2023. Staff will 
facilitate a “pop-up community engagement” event on July 15, 2023 at Silver Lake Recreation Area. For the 
July study session, the Planning Commission will review development principles and objectives for Nodes, 
Corridors, and Districts around the Township. 

 
• On June 30, Staff met with key property owners of the Cherryland Center to discuss the combined agreement 

for stormwater, cross access, and shared parking. Also discussed were signs and updating the comprehensive 
development plan for the site. 
 

• Staff continues to facilitate the mountain biking subcommittee of the Parks and Recreation Commission to 
guide implementation of the mountain biking portion of the Commons Natural Area Design Plan.  A 
memorandum of understanding has been developed with the Northern Michigan Mountain Bike Association 
(NMMBA) to facilitate fundraising for the construction of mountain biking features in accordance with the 
Design Plan. 
 

 
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 



Village at Garfield Special Use Permit – Public Hearing – July 12, 2023 Planning Commission 

Page 1 of 6 
K:\Plan\Applications\2023\SUP-2023-03 The Village at Garfield\Step 6 - Public Hearing\PD Report 2023-83 Village at Garfield SUP PH.docx

Charter Township of Garfield 
Planning Department Report No. 2023-83 

Prepared: July 5, 2023 Pages:  6 
Meeting: July 12, 2023 Planning Commission Attachments: 
Subject: Village at Garfield Special Use Permit-Public Hearing 
File No. SUP-2023-03 Parcel No. 05-023-042-01 
Applicant: Brian Stadler/Outlook Development, LLC 
Agent: Andrew Purvis, P.E./Gosling Czubak Engineering Services, Inc. 
Owner: Brian Stadler/Hammond LDHA LP 

BRIEF OVERVIEW: 
• Location: 2051 North Garfield Road, north of Hammond Road
• Parcel area: 13.21 acres
• Existing land use: Undeveloped land
• Existing zoning: R-3 Multi Family Residential

PURPOSE OF APPLICATION: 
This application requests approval of a Special Use Permit for a proposed 80-unit multi-family housing 
development. Multiple family dwellings are permitted via Special Use Permit in the R-3 Multi Family 
Residential District. 

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

6a.
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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 
this 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. 
 
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 
 
Density 
With 80 units, the proposed density is 6 units per acre, which exceeds the minimum lot area density of 
4,000 square feet per multi-family unit.  
 
Buildings/Structures 
The proposed buildings and structures are as follows: 
 

Building/Structure Type Number 
of Units 

Number of 
Buildings/ 
Structures 

Square 
Feet Each 

Total 
Number 
of Units 

Total 
Square 

Feet 
2-story apartment building 16 each 5 10,510 80 52,550 
Community building/office n/a 1 4,000 n/a 4,000 
Pavilion n/a 1 1,271 n/a 1,271 

Total 80 57,820 
 
Building elevations have been provided that illustrate building height and façade. Maximum building height 
in the R-3 District is 3 stories or 40 feet. As presented, proposed buildings meet all height requirements.  
 
Maximum lot coverage or the part of percent of the lot occupied by a building, including accessory buildings 
is 35%. Proposed lot coverage is 8.9%.  
 
Amenities proposed include a community building, pavilion, two tot lots, and sidewalks. 
 
Setbacks 
The front setback is 25 feet in the R-3 District. Side and rear yards in the R-3 District shall be 20 feet. The 
proposed buildings and structures meet setback requirements.  
 
 
 



Village at Garfield Special Use Permit – Public Hearing – July 12, 2023 Planning Commission 

Page 3 of 6 
K:\Plan\Applications\2023\SUP-2023-03 The Village at Garfield\Step 6 - Public Hearing\PD Report 2023-83 Village at Garfield SUP PH.docx 

Ingress and Egress 
After reviews by the Grand Traverse County Road Commission and Grand Traverse Metro Fire, the site 
plan was changed to reduce ingress and egress to a single driveway entrance off Garfield Road. No access 
to Hammond Road is proposed. 
 
Traffic Impact Report 
Pursuant to Section 618, a traffic impact report shall be required for any major development, special use 
permit, or site plan under the following described conditions: 

(1) A proposed rezoning that could generate 150 or more directional trips during the peak hour or at 
least 1,000 more trips per day than the most intensive use that could be developed under existing 
zoning; 

(2) A proposed development that will generate 150 or more directional trips during the peak hour or at 
least 500 trips per day; or 

(3) A proposed development for a 5-acre or larger site; or 
(4) Upon determination by the Director of Planning, or by the Planning Commission, that a report is 

necessary to determine needed road improvements or to determine that unsafe or hazardous 
conditions will not be created by the development as proposed. 

 
The requirements for a traffic impact report may be waived in whole or in part by the Director of Planning, 
or by the Planning Commission, upon a determination that such report is not necessary to determine needed 
road improvements or that no unsafe or hazardous conditions will be created by the development as 
proposed. 
 
The proposed development exceeds 5 acres and is a development expected to generate more than 500 trips 
per day. An 80-unit apartment complex can expect to generate roughly 560 trips on a weekday. However, 
the proposed development has access from an existing five-lane roadway. The likelihood of this location 
warranting additional road improvements is very low. Based on its access and location and the plan for a 
lower density multi-family residential development, Staff recommends waiving the traffic impact report 
requirement. 
 
Parking and Drives 
Parking areas for multiple family dwellings have a minimum parking requirement of 1.5 spaces per 
dwelling unit to a maximum of 2.0 spaces per dwelling unit. A minimum of 120 parking spaces is required 
and a maximum of 160 parking spaces are permitted. 160 parking spaces are proposed. 
 
Wherever off-street parking is required, a minimum of two bicycle parking spaces are required. For parking 
areas with greater than twenty-five (25) motor vehicle spaces, bicycle parking shall be provided on a basis 
of two spaces per twenty-five motor vehicle parking spaces. 13 bicycle parking spaces are required. The 
site plan proposes 16 bicycle parking spaces. 

 
Sidewalks 
Pursuant to Section 522, the following sidewalks and bike paths are proposed: 

• 6-foot-wide concrete sidewalks within the site and along Garfield Road. 
• A 10-foot-wide asphalt bike path is proposed for the frontage on Hammond Road. 
• A 6-foot-wide concrete sidewalk between the Hammond Road bike path and the multi-family 

residential buildings on site. 
 
Wetlands/Environmental Assessment 
Wetlands are located along the north side of the development. A 25-foot buffer has been provided as 
required by the Township. A delineation of the wetlands verified by the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE) needs to be provided. 
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The applicant has prepared a Phase I and Phase II Environmental Site Assessment (ESA) for the site. Based 
on AKT Peerless’ June 15, 2022, Phase I ESA, the following environmental concerns were identified in 
connection with the subject property: 

• The northeastern portion of the subject property and the northern adjoining property historically 
operated as an orchard. 

• The presence of multiple stored automobiles and automotive repair on the subject property from at 
least 1974 to at least 1998. 

• Two empty unlabeled 55-gallon drums, automotive tires, general refuse, soil mounds, and concrete 
debris. 

Based on the results of AKT Peerless’ October 15, 2022, Phase II ESA, no evidence of the presence of 
contamination was identified. Therefore, no further environmental assessment is currently recommended. 
 
A Soils Report for the site was prepared by Snyder & Staley Engineering, PLC in 2022. The Soils Report 
concludes that, “We do not anticipate any significant geotechnical problems associated with constructing 
shallow spread footing foundations for the proposed building as described herein.” 
 
Landscaping - Buffers 
Based on Section 531 of the Zoning Ordinance, a Type “C” Buffer is required along all boundaries of the 
subject site. Type “C” Buffer includes ground cover as specified in Section 530.J, plus 3 large trees, 3 
medium or small tree, and 1 evergreen or coniferous per 100 linear feet of greenspace area, and a minimum 
width of 10 feet. Landscape buffer requirements are addressed as follows: 
 

Greenspace (Length) Amount Required Amount Provided 
East (726 ft. along Garfield Road) 22 large trees 

22 med/small trees 
8 evergreens 
10 ft. min width 

22 large trees 
22 med/small trees 
8 evergreens 
Greater than 10 ft. min width shown 
 

East (159 ft. along vacant property) 6 large trees 
6 med/small trees 
2 evergreens 
10 ft. min width 

4 large trees 
5 med/small trees 
0 evergreens 
Greater than 10 ft. min width shown 

South (495 ft. along commercial 
and vacant property) 

15 large trees 
15 med/small trees 
5 evergreens 
10 ft. min width 

15 large trees 
15 med/small trees 
5 evergreens 
Greater than 10 ft. min width shown 

South (342 ft. along Hammond 
Road) 

11 large trees 
11 med/small trees 
4 evergreens 
10 ft. min width 

11 large trees 
11 med/small trees 
4 evergreens 
Greater than 10 ft. min width shown 

West (576 ft. along vacant 
property) 

18 large trees 
18 med/small trees 
6 evergreens 
10 ft. min width 

18 large trees 
18 med/small trees 
6 evergreens 
Greater than 10 ft. min width shown 

North (966 ft. along vacant 
property) 

29 large trees 
29 med/small trees 
10 evergreens 
10 ft. min width 

29 large trees 
29 med/small trees 
10 evergreens 
Greater than 10 ft. min width shown 

 
The 159-foot East buffer along vacant property is noted as a Type “B” Buffer on the site plan. The correct 
buffer is a “C” Buffer and should be applied to this location. 
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Landscaping – Parking Areas 
Landscaped parking area requirements are addressed as follows: 
 

Standard Required Provided 
All parking areas with two (2) or more parking aisles shall 
require interior landscaped areas of at least ten (10) square 
feet for each parking space. 

For 160 spaces, 
1,600 square feet 

1,845 square feet 

Each interior landscape area shall include one (1) or more 
canopy trees per 100 square feet of interior landscaping 
area. 

For 1,600 square feet, 
16 trees 

16 trees 

 
Lighting 
A photometric site plan has been provided. The lighting standards are described by the following: 
 

Zoning Ordinance Lighting Standard Proposed 
A. Applicability – All outdoor lighting shall be installed in 
conformance with the provisions of this section.  Certain light 
fixtures exempt from this section include decorative lighting, 
public streetlights, emergency lights, nonconforming existing 
lights, neon, and flag lighting. 

None of these exceptions are expected to 
apply to this site, so all lighting for this site 
is subject to the requirements of this 
section. 
 

B. Shielding and Filtration – Lighting fixtures shall provide glare 
free area beyond the property line and light shall be confined to 
the lot from which it originates.  All fixtures shall have full cut-off 
and shall not direct light upwards.  Light sources shall be located, 
and light poles shall be coated, to minimize glare. 

The fixtures as proposed meet this 
requirement. 

C. Illumination – Average illumination levels shall not exceed 3.0 
foot-candles for the main parking area, 2.0 foot-candles for the 
peripheral parking area, 5.0 foot-candles for the main drive areas, 
and 20.0 foot-candles directly below the lighting fixture.  
Illumination shall also not exceed 1.0 foot-candles adjoining 
another nonresidential zoning district along a local street or 
property line.  Average lighting values ranging from 0.5 to 1.5 
foot-candles are recommended. 

The fixtures as proposed meet this 
requirement. 

D. Color Temperature – All proposed lamps shall emit light 
measuring 3,500 K or warmer on the Kelvin scale. 

The fixtures as proposed are 4,000 K and 
need to be adjusted to meet this 
requirement. 

E. Prohibitions – Prohibitions include mercury-vapor or metal 
halide fixture and lamps, laser source lights, searchlights, or any 
light that does not meet shielding and illumination standards. 

None of these prohibitions apply to this site. 

F. Pole Height – All pole-mounted lighting shall not exceed the 
maximum permitted height of the zoning district. 

Fixtures are proposed to be mounted at 23 
feet in height which conform to the 
maximum permitted height of 40 feet in the 
R-3 district. 

 
The applicant has indicated that the photometric site plan is being revised to incorporate lighting fixtures 
that comply with the color temperature requirements. 
 
Snow Storage 
Snow storage is to be provided at the ratio of ten (10) square feet per one hundred (100) square feet of 
parking area. A snow storage area has been identified and meets the minimum requirements. See location 
number 9 on sheet C200. However, all snow storage is concentrated at one location near the driveway 
entrance. Several snow storage locations dispersed around a site are typically what is proposed in site plans. 
Dispersed locations are more convenient and efficient for plowing and should be considered for the site. 
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Dumpster Enclosures 
Two centralized dumpster enclosures are proposed. Details of the construction of the enclosures have been 
provided and meet Zoning Ordinance requirements. 
 
Site Plan Date 
Please indicate on the revised site plan date on the site plan sheets.  
 
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 will be reviewed by the Township Engineer. 
 
ACTION REQUESTED: 
The purpose of this agenda item is to hold a public hearing on the application.  If, following the applicant 
presentation and Planning Commission discussion, the Commission is prepared to direct Staff to prepare 
Findings of Fact, then the following motion is offered for consideration: 
 

MOTION TO direct staff to prepare Findings of Fact for application SUP-2023-03, 
submitted by Gosling Czubak Engineering Services, Inc., for a Special Use Permit for an 
apartment complex at Parcel 05-023-042-01 subject to the following conditions (1-5 as 
indicated in PD 2023-83):  
 

1. Provide a wetland delineation verified by the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE). 

2. Provide “C” buffer landscaping to the 159-foot east buffer along vacant property. 
3. Provide revised lighting fixtures that comply with color temperature requirements. 
4. Provide dispersed snow storage locations on the site plan. 
5. Provide the revised site plan date on the site plan sheets. 

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

1. Application and Narrative dated June 6, 2023 
2. Site Plan Set received July 5, 2023 

 



















The Village at Garfield: Project Narrative Description 
 
The Village at Garfield (the Project) will be an affordable housing development which will be located on 
Garfield Road just north of the intersection of Hammond Road in Garfield Township, Michigan. Garfield Road 
is a public street which will offer direct access to the proposed development site with two access points to 
satisfy fire codes.  No access is planned on Hammond Road due to traffic concerns that are shared by the 
Township.  The parcel the Project resides on was recently rezoned to R-3 (High Density Residential, 6 - 10 
units per acre).  The Project is proposed at less than 6 units per acre. 
 
The Project will utilize the existing public water and sewer infrastructure by extensions into the site.  The 
Project will support nearby services and employment opportunities.   The development team is working with the 
Township and Grand Traverse County Department of Public Works (DPW) to ensure the public water and 
sewer systems are designed to meet their requirements. 
 
The development team is working with the Township and Grand Traverse County Road Commission (GTCRC) 
to ensure that access to the Project satisfies the GTCRC’s planned improvements to the Hammond and Garfield 
Road intersection. 
 
According to the Phase I and II Environmental Site Assessments (ESA) completed by AKT Peerless (AKT) the 
Project site contained an orchard from sometime prior to 1938 until sometime prior to 1964.  A Phase II ESA 
was conducted by AKT to determine if contamination from the historic orchard use of the site and storage of 
multiple automobiles was found on the site.  AKT concluded that no targeted compounds were present in the 
assessed areas above the applicable Michigan Department of Environmental, Great Lakes, and Energy (EGLE) 
Residential Cleanup Criteria (RCC). 
 
The site layout and grading plan has been prepared by Gosling Czubak Engineering Sciences Inc (GCES) to 
meet applicable Township and MSHDA requirements.  The grading plan preserves the land within the 
Township’s required wetland setbacks.  The Project’s storm water control measures have been designed in 
accordance with the Township’s Ordinance #49.  The drainage plan takes advantage of the site’s sandy soils and 
lack of groundwater table on-site using infiltration/retention basins with high water overflows to the on-site 
wetlands. 
 
The new development will consist of 80 apartment units with a mix of two- and three-bedroom units.  The 
buildings will be designed as two-story, wood frame structures with brick and fiber cement siding. Design 
features will include energy efficient windows and doors, high R-value insulation, along with many family 
friendly features including central heated and air-conditioned living areas, ceiling fans, dishwasher, and micro-
wave appliances. High quality construction techniques and energy efficient materials will result in a product 
that meets sustainable building standards.  Additionally, all other MSHDA Architectural and building 
sustainability requirements will be met. or exceeded. Development amenities will include on-site professional 
management, a community building/room, on-site laundry, fully equipped playground, and an outdoor covered 
gathering area. 
 
Our development team has developed and operates similar properties in Michigan and other states. All our 
properties enjoy high occupancy levels due to superior facility design and excellent property management 
performance. The Grand Traverse County area has a significant lack of affordable housing stock and has a 
growing need for additional affordable housing.  Occupancy levels for existing housing in the area are near 
100% and most affordable housing has significant waiting lists. 
 
We appreciate the Township’s support of this project through the rezoning process and the granting of the Pilot 
and entering the MSA Agreement to make the project possible.  We especially appreciate the professionalism of 
the staff as we try to make this project a reality to serve the community. 
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UTILITY CONTACTS
NAME OF OWNER TYPE OF UTILITY

DTE ENERGY GAS CO.  GAS
LARRY BOURKE
ENGINEERING & CONSTRUCTION PLANNING
231-592-3244
lawrence.bourke@dteenergy.com

CONSUMER'S ENERGY ELECTRIC
BLAKE WILSON
231-499-9792
BLAKE.WILSON@cmsenergy.com

CHARTER COMMUNICATIONS CABLE TV
ASHLEY M. MARCOLETTE
ashley.marcolette@ccisystems.com

AT&T TELEPHONE
C. ANIKA ESTES
DESIGN SPECIALIST
CE3239@ATT.COM

GRAND TRAVERSE COUNTY     SEWER & WATER
DEPARTMENT OF PUBLIC WORKS
LINDA McCLEARY
231-995-6077
mccleary@gtcountymi.gov
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OWNER
HAMMOND LDHA LP

7551 GEDDES ROAD,
 SAGINAW, MICHIGAN 48609
CONTACT: BRIAN STADLER

Brian@wolgast.com

ENGINEER
GOSLING CZUBAK ENGINEERING SCIENCES, INC.

1280 BUSINESS PARK DRIVE
TRAVERSE CITY, MICHIGAN, 49686-8607

231.946.9191 - 800.968.1062
www.goslingczubak.com info@goslingczubak.com
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DEVELOPER / APPLICANT
OUTLOOK DEVELOPMENT LLC

BRIAN STADLER
4835 TOWNE CENTRE ROAD SUITE 203,

SAGINAW, MI 48604
brian@wolgast.com

ARCHITECT
ARCHITETTURA INC.
FRANK POLLACIA, AIA, NCARB

808 18TH STREET
PLANO, TEXAS 75074

TEL. 972-509-0088
pollacia@architettura-inc.com

SURVEYOR
BOB MITCHELL & ASSOCIATES

JESSE MITCHELL, P.S.
404 WEST MAIN STREET

PO BOX 306
KINGSLEY, MI 49649
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AutoCAD SHX Text
CIVIL CONSTRUCTION NOTES: 1. THE CONTRACTOR SHALL ENSURE THAT ALL CONSTRUCTION IS IN COMPLIANCE WITH THE CHARTER TOWNSHIP OF GARFIELD AND MSHDA STANDARDS, THE CONTRACTOR SHALL ENSURE THAT ALL CONSTRUCTION IS IN COMPLIANCE WITH THE CHARTER TOWNSHIP OF GARFIELD AND MSHDA STANDARDS, ORDINANCES AND REGULATIONS, AND ALL OTHER AGENCIES HAVING JURISDICTION AND UTILITY PROVIDER REQUIREMENTS ARE MET. 2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REPAIRING OR REPLACING ANY EXISTING IMPROVEMENTS OR UNDERGROUND FACILITIES THAT ARE THE CONTRACTOR SHALL BE RESPONSIBLE FOR REPAIRING OR REPLACING ANY EXISTING IMPROVEMENTS OR UNDERGROUND FACILITIES THAT ARE DAMAGED. 3. THE CONTRACTOR SHALL LEAVE AN EMERGENCY PHONE NUMBER WITH THE POLICE AND FIRE DEPARTMENTS AND KEEP THEM INFORMED OF THE CONTRACTOR SHALL LEAVE AN EMERGENCY PHONE NUMBER WITH THE POLICE AND FIRE DEPARTMENTS AND KEEP THEM INFORMED OF CONSTRUCTION ACTIVITIES AND OF ANY DETOURS. 4. CONTRACTOR SHALL POST EMERGENCY PHONE NUMBERS AT THE SITE FOR THE PUBLIC WORKS, AMBULANCE, POLICE, FIRE DEPARTMENT, AND CONTRACTOR SHALL POST EMERGENCY PHONE NUMBERS AT THE SITE FOR THE PUBLIC WORKS, AMBULANCE, POLICE, FIRE DEPARTMENT, AND UTILITY LOCATE COMPANIES AT ALL TIMES. 5. THE CONTRACTOR SHALL CONDUCT THEIR WORK SO AS NOT TO INTERFERE WITH OR HINDER THE PROGRESS OF THE COMPLETION OF WORK BEING THE CONTRACTOR SHALL CONDUCT THEIR WORK SO AS NOT TO INTERFERE WITH OR HINDER THE PROGRESS OF THE COMPLETION OF WORK BEING PERFORMED BY OTHER CONTRACTORS. 6. THE CONTRACTOR AND ALL SUBCONTRACTORS INVOLVED IN THE PROJECT, SHALL ASSUME LIABILITY, FINANCIAL OR OTHERWISE, IN CONNECTION WITH THE CONTRACTOR AND ALL SUBCONTRACTORS INVOLVED IN THE PROJECT, SHALL ASSUME LIABILITY, FINANCIAL OR OTHERWISE, IN CONNECTION WITH THEIR CONTRACT AND SHALL PROTECT AND HOLD HARMLESS THE ENGINEER AND THE ENGINEER'S REPRESENTATIVES FROM ANY AND ALL DAMAGES OR CLAIMS THAT MAY ARISE BECAUSE OF INCONVENIENCE, DELAYS, OR LOSS EXPERIENCED BECAUSE OF THE PRESENCE AND OPERATIONS OF OTHER CONTRACTORS OR CONSULTANTS WORKING ADJACENT TO OR WITHIN THE LIMITS OF THE PROJECT. 7. CONTRACTOR SHALL REPAIR ANY DAMAGE TO PROPERTY DURING CONSTRUCTION.   DAMAGED PROPERTY SHALL BE RETURNED TO THE EXISTING CONTRACTOR SHALL REPAIR ANY DAMAGE TO PROPERTY DURING CONSTRUCTION.   DAMAGED PROPERTY SHALL BE RETURNED TO THE EXISTING CONDITIONS AT A MINIMUM. 8. PUBLIC SAFETY AND TRAFFIC CONTROL SHALL BE PROVIDED IN ACCORDANCE WITH THE MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT) PUBLIC SAFETY AND TRAFFIC CONTROL SHALL BE PROVIDED IN ACCORDANCE WITH THE MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT) STANDARDS AND SPECIFICATIONS AND AS DIRECTED BY MDOT AND THE TOWNSHIP.  SAFE VEHICULAR AND PEDESTRIAN ACCESS SHALL BE PROVIDED AROUND THE SITE AT ALL TIMES.  ALL DETOURS/LANE CLOSURES MUST BE HANDLED USING TRAFFIC CONTROL DEVICES CONFORMING TO THE MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD), CURRENT EDITION, AND MUST BE APPROVED BY MDOT AND THE TOWNSHIP. 9. ADEQUATE TEMPORARY OFF STREET PARKING FOR CONSTRUCTION WORKERS SHALL BE PROVIDED.  PARKING ON NON-SURFACED AREAS SHALL BE ADEQUATE TEMPORARY OFF STREET PARKING FOR CONSTRUCTION WORKERS SHALL BE PROVIDED.  PARKING ON NON-SURFACED AREAS SHALL BE PROHIBITED IN ORDER TO ELIMINATE THE CONDITION, WHEREBY MUD FROM  CONSTRUCTION AND/OR WORKER'S VEHICLES IS TRACKED ONTO THE PAVEMENT CAUSING HAZARDOUS ROADWAY AND DRIVEWAY CONDITIONS. 10. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL FIELD VERIFY ALL EXISTING SITE FEATURES AND UTILITIES, AND REPORT ALL FINDINGS AND  PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL FIELD VERIFY ALL EXISTING SITE FEATURES AND UTILITIES, AND REPORT ALL FINDINGS AND  DISCREPANCIES TO THE ENGINEER.
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PAVEMENT, SUB-GRADE, AND TRAFFIC CONTROL NOTES: 1. MATERIALS AND CONSTRUCTION TECHNIQUES SHALL BE IN ACCORDANCE WITH THE APPLICABLE SECTIONS OF THE LATEST EDITION OF THE STANDARD MATERIALS AND CONSTRUCTION TECHNIQUES SHALL BE IN ACCORDANCE WITH THE APPLICABLE SECTIONS OF THE LATEST EDITION OF THE STANDARD SPECIFICATIONS FOR CONSTRUCTION PUBLISHED BY THE MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT). 2. ALL GRADING SHALL BE DONE IN ACCORDANCE WITH THE CHARTER TOWNSHIP OF GARFIELD REQUIREMENTS AND THE REQUIREMENTS PRESENTED IN ALL GRADING SHALL BE DONE IN ACCORDANCE WITH THE CHARTER TOWNSHIP OF GARFIELD REQUIREMENTS AND THE REQUIREMENTS PRESENTED IN THE CURRENT BUILDING CODE.  COMPACTION TESTING OF THE SUB-GRADE WILL BE PERFORMED BY THE CONTRACTOR AND WITNESSED BY THE OWNER'S ENGINEER. 3. ENTRANCE WORK AND UTILITY WORK SHALL BE COORDINATED WITH THE TOWNSHIP AND MDOT PRIOR TO CONSTRUCTION PROCEEDING. ENTRANCE WORK AND UTILITY WORK SHALL BE COORDINATED WITH THE TOWNSHIP AND MDOT PRIOR TO CONSTRUCTION PROCEEDING. 4. ALL TRAFFIC CONTROL (INCLUDING, BUT NOT LIMITED TO WORK ZONE, TEMPORARY, OR PERMANENT) SHALL BE FURNISHED, INSTALLED, MAINTAINED, ALL TRAFFIC CONTROL (INCLUDING, BUT NOT LIMITED TO WORK ZONE, TEMPORARY, OR PERMANENT) SHALL BE FURNISHED, INSTALLED, MAINTAINED, RELOCATED, AND/OR REMOVED ACCORDING TO THE LATEST EDITION OF THE MDOT STANDARD SPECIFICATIONS. 5. CONTRACTOR TO REMOVE ALL EXISTING ITEMS (CONCRETE WALK, POSTS, PAVEMENT, SHRUBS, LIGHT POLES AND BASES, ETC.) THAT INTERFERE WITH CONTRACTOR TO REMOVE ALL EXISTING ITEMS (CONCRETE WALK, POSTS, PAVEMENT, SHRUBS, LIGHT POLES AND BASES, ETC.) THAT INTERFERE WITH NEW CONSTRUCTION, COST TO BE INCLUDED IN BID ESTIMATE FOR THE CONTRACT. 6. THE CONTRACTOR MUST SUBMIT A MAINTENANCE OF TRAFFIC PLAN AT LEAST FIVE (5) WORKING DAYS PRIOR TO RESTRICTION OR CLOSURE OF ANY THE CONTRACTOR MUST SUBMIT A MAINTENANCE OF TRAFFIC PLAN AT LEAST FIVE (5) WORKING DAYS PRIOR TO RESTRICTION OR CLOSURE OF ANY STREET.  
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SOIL EROSION & SEDIMENTATION NOTES: 1. ALL SOIL AND EROSION MEASURES SHALL CONFORM TO AND BE IN COMPLIANCE WITH CHARTER TOWNSHIP OF GARFIELD, GRAND ALL SOIL AND EROSION MEASURES SHALL CONFORM TO AND BE IN COMPLIANCE WITH CHARTER TOWNSHIP OF GARFIELD, GRAND TRAVERSE COUNTY ENVIRONMENTAL HEALTH DEPARTMENT. 2. ALL WATER POLLUTION CONTROL BEST MANAGEMENT PRACTICES (BMP'S) SHOWN ON THESE PLANS ARE DIAGRAMMATIC.  THE ALL WATER POLLUTION CONTROL BEST MANAGEMENT PRACTICES (BMP'S) SHOWN ON THESE PLANS ARE DIAGRAMMATIC.  THE CONTRACTOR SHALL DETERMINE ACTUAL LOCATIONS THAT ARE APPROPRIATE FOR EACH PHASE OF CONSTRUCTION. 3. ALL SOIL AND EROSION CONTROL MEASURES SHALL CONFORM TO CHARTER TOWNSHIP OF GARFIELD, GRAND TRAVERSE COUNTY ALL SOIL AND EROSION CONTROL MEASURES SHALL CONFORM TO CHARTER TOWNSHIP OF GARFIELD, GRAND TRAVERSE COUNTY ENVIRONMENTAL HEALTH DEPARTMENT STANDARDS. 4. ALL PERIMETER SILT FENCE SHALL BE INSTALLED PRIOR TO ANY GRADING. ALL PERIMETER SILT FENCE SHALL BE INSTALLED PRIOR TO ANY GRADING. 5. EROSION CONTROL MEASURES SHOULD BE CONSIDERED ALONG THE FACE OF EACH SLOPE.  EROSION CONTROL MEASURES EROSION CONTROL MEASURES SHOULD BE CONSIDERED ALONG THE FACE OF EACH SLOPE.  EROSION CONTROL MEASURES TYPICALLY EMPLOYED WOULD INCLUDE, SILT FENCES, INLET PROTECTION, DITCH CHECKS AND TIMELY SEEDING OR SODDING. 6. ALL REMOVABLE PROTECTIVE EROSION CONTROL DEVICES SHOWN SHALL BE IN PLACE AT THE END OF EACH WORKING DAY. ALL REMOVABLE PROTECTIVE EROSION CONTROL DEVICES SHOWN SHALL BE IN PLACE AT THE END OF EACH WORKING DAY. 7. AFTER A RAINFALL EVENT, ALL SILT AND DEBRIS SHALL BE REMOVED FROM ALL BMP'S. AFTER A RAINFALL EVENT, ALL SILT AND DEBRIS SHALL BE REMOVED FROM ALL BMP'S. 8. GRADED AREAS AROUND THE PERIMETER MUST DRAIN AWAY FROM THE FACE OF THE SLOPE AT THE CONCLUSION OF EACH WORKING GRADED AREAS AROUND THE PERIMETER MUST DRAIN AWAY FROM THE FACE OF THE SLOPE AT THE CONCLUSION OF EACH WORKING DAY. 9. DURING CONSTRUCTION, THE CONTRACTOR SHALL TAKE PRECAUTION TO ENSURE THAT SEDIMENTATION DAMAGE WILL NOT OCCUR.  DURING CONSTRUCTION, THE CONTRACTOR SHALL TAKE PRECAUTION TO ENSURE THAT SEDIMENTATION DAMAGE WILL NOT OCCUR.  THE CONTRACTOR SHALL RESTRICT THE AMOUNT OF LAND AREA GRADED AT ANY ONE TIME TO A MINIMUM.  IT IS RECOMMENDED DURING AND AFTER GRADING, THAT A TEMPORARY VEGETATIVE COVER BE ESTABLISHED TO PROTECT THE BARE SOIL SURFACE. 10. THE CONTRACTOR SHALL BE RESPONSIBLE AND SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT PUBLIC TRESPASS ONTO AREAS THE CONTRACTOR SHALL BE RESPONSIBLE AND SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT PUBLIC TRESPASS ONTO AREAS WHERE IMPOUNDED WATER CREATES A HAZARDOUS CONDITION. 11. THE ENGINEER RESERVES THE RIGHT TO MAKE CHANGES OR MODIFICATIONS TO THE EROSION AND SEDIMENT CONTROL PLAN AS THE ENGINEER RESERVES THE RIGHT TO MAKE CHANGES OR MODIFICATIONS TO THE EROSION AND SEDIMENT CONTROL PLAN AS DEEMED NECESSARY. 12. TEMPORARY EROSION PROTECTION IS REQUIRED FOR MANUFACTURED SLOPES PRIOR TO PERMANENT PLANTING. TEMPORARY EROSION PROTECTION IS REQUIRED FOR MANUFACTURED SLOPES PRIOR TO PERMANENT PLANTING. 13. AREAS SHALL BE MAINTAINED IN SUCH A STATE FOR FIRE ACCESS AT ALL TIMES (INCLUDING ACCESS TO NEIGHBORING PROPERTIES). AREAS SHALL BE MAINTAINED IN SUCH A STATE FOR FIRE ACCESS AT ALL TIMES (INCLUDING ACCESS TO NEIGHBORING PROPERTIES). 14. NO OBSTRUCTION OR DISTURBANCE OF NATURAL DRAINAGE COURSES OR EXISTING STORM DRAIN INLETS SHALL OCCUR, UNLESS NO OBSTRUCTION OR DISTURBANCE OF NATURAL DRAINAGE COURSES OR EXISTING STORM DRAIN INLETS SHALL OCCUR, UNLESS ADEQUATE TEMPORARY/PERMANENT DRAINAGE FACILITIES HAVE BEEN APPROVED AND INSTALLED TO CARRY SURFACE WATER TO THE NEAREST PRACTICAL STREET, STORM DRAIN, OR NATURAL WATERCOURSE. 15. THE CONTRACTOR SHALL CONDUCT THEIR OPERATIONS IN SUCH A MANNER THAT STORM RUNOFF WILL BE CONTAINED WITHIN THE THE CONTRACTOR SHALL CONDUCT THEIR OPERATIONS IN SUCH A MANNER THAT STORM RUNOFF WILL BE CONTAINED WITHIN THE PROJECT OR CHANNELED INTO THE STORM DRAINAGE SYSTEM WHICH SERVES THE RUNOFF AREA. STORM RUNOFF FROM ONE AREA SHALL NOT BE ALLOWED TO DIVERT TO ANOTHER RUNOFF AREA. 16. ANY EROSION AND SEDIMENT CONTROL PLAN CONTAINED IN THE PROJECT PLANS SHOULD BE CONSIDERED A GENERAL GUIDELINE TO ANY EROSION AND SEDIMENT CONTROL PLAN CONTAINED IN THE PROJECT PLANS SHOULD BE CONSIDERED A GENERAL GUIDELINE TO BE UTILIZED FOR EROSION CONTROL PREVENTION.  IT IS THE CONTRACTOR'S RESPONSIBILITY TO ENSURE THAT ALL EROSION AND DISPLACED SEDIMENT DOES NOT MIGRATE OFF SITE.  IF UNEXPECTED EROSION OR SEDIMENTATION OCCURS, OR IF THE EROSION PLAN STRUCTURES BECOME DAMAGED, THE CONTRACTOR SHALL PROVIDE SUFFICIENT MEASURES TO REPAIR, REPLACE, OR INSTALL EROSION CONTROL STRUCTURES TO ENSURE OFF-SITE DAMAGE DOES NOT OCCUR.  ANY SEDIMENT OR EROSION DAMAGE WHICH OCCURS OFF-SITE SHALL BE REPAIRED BY THE CONTRACTOR AT HIS EXPENSE. 17. CONFORMANCE WITH THE REQUIREMENTS OF THESE PLANS SHALL IN NO WAY RELIEVE THE CONTRACTOR FROM THEIR CONFORMANCE WITH THE REQUIREMENTS OF THESE PLANS SHALL IN NO WAY RELIEVE THE CONTRACTOR FROM THEIR RESPONSIBILITIES TO THE SITE AND ADJACENT PROPERTIES.  TEMPORARY EROSION CONTROL SHALL CONSIST OF, BUT NOT LIMITED TO, CONSTRUCTING SUCH FACILITIES AND TAKING SUCH MEASURES AS ARE NECESSARY TO PREVENT, CONTROL AND ABATE WATER, MUD, AND EROSION DAMAGE TO PUBLIC AND PRIVATE PROPERTY AS A RESULT OF THE CONSTRUCTION OF THIS PROJECT. 18. FILL AREAS, WHILE BEING BROUGHT UP TO GRADE AND DURING PERIODS OF COMPLETION PRIOR TO FINAL GRADE, SHALL BE FILL AREAS, WHILE BEING BROUGHT UP TO GRADE AND DURING PERIODS OF COMPLETION PRIOR TO FINAL GRADE, SHALL BE PROTECTED BY VARIOUS MEASURES TO ELIMINATE EROSION AND THE SILTATION OF DOWNSTREAM FACILITIES AND ADJACENT AREAS.  THESE MEASURES MAY INCLUDE, BUT SHALL NOT BE LIMITED TO: TEMPORARY DOWNDRAINS, EITHER IN THE FORM OF PIPES OR PAVED DITCHES WITH PROTECTED OUTFALL AREAS; GRADED BERMS AROUND AREAS TO ELIMINATE EROSION OF FILL SLOPES BE SURFACE RUNOFF; CONFINED PONDING AREAS TO DESILT RUNOFF; TEMPORARY CHECK DAMS IN THE TOE SLOPE DITCHES TO DESILT RUNOFF; PROTECTION SUCH AS SAND BAGS AROUND INLETS WHICH HAVE NOT BEEN BROUGHT UP TO GRADE; AND EARTH BERMS AND APPROPRIATE GRADING TO DIRECT DRAINAGE AWAY FROM THE EDGE OF THE TOP OF SLOPES SHALL BE CONSTRUCTED AND MAINTAINED ON FILL AREAS WHERE EARTHWORK OPERATIONS AREA NOT IN PROGRESS. 19. CLEARING AND GRUBBING SHOULD BE LIMITED TO AREAS THAT WILL RECEIVE IMMEDIATE GRADING.  EROSION CONTROL MEASURES CLEARING AND GRUBBING SHOULD BE LIMITED TO AREAS THAT WILL RECEIVE IMMEDIATE GRADING.  EROSION CONTROL MEASURES WILL BE REQUIRED TO PROTECT AREAS THAT HAVE BEEN CLEARED AND GRUBBED PRIOR TO GRADING OPERATIONS.  THESE MEASURES MAY INCLUDE BUT SHALL NOT BE LIMITED TO: GRADED DITCHES; BRUSH BARRIERS; AND SILT FENCES.  CARE SHALL BE EXERCISED TO PRESERVE VEGETATION BEYOND THE LIMITS OF GRADING. 20. PAVED SURFACES WITH ACCUMULATED MATERIALS SHALL BE WASHED AND SWEPT WITH MECHANICAL EQUIPMENT AFTER PAVEMENT IS PAVED SURFACES WITH ACCUMULATED MATERIALS SHALL BE WASHED AND SWEPT WITH MECHANICAL EQUIPMENT AFTER PAVEMENT IS CONSTRUCTED, BUT PRIOR TO FINAL ACCEPTANCE. 21. THE CONTRACTOR SHALL PLACE FILTER FABRIC AROUND ALL INLETS.  BARRIERS AROUND INLETS IN STREETS OR PAVED AREAS THE CONTRACTOR SHALL PLACE FILTER FABRIC AROUND ALL INLETS.  BARRIERS AROUND INLETS IN STREETS OR PAVED AREAS SHALL BE REMOVED PRIOR TO FINAL ACCEPTANCE OF PUBLIC IMPROVEMENTS. 22. TOWNSHIP APPROVAL OF THESE PLANS DOES NOT RELIEVE THE CONTRACTOR FROM RESPONSIBILITY FOR THE CORRECTION OF TOWNSHIP APPROVAL OF THESE PLANS DOES NOT RELIEVE THE CONTRACTOR FROM RESPONSIBILITY FOR THE CORRECTION OF ERRORS AND OMISSIONS DISCOVERED DURING CONSTRUCTION.  UPON REQUEST, THE REQUIRED PLAN REVISIONS SHALL BE PROMPTLY SUBMITTED TO THE ENGINEER FOR APPROVAL. 
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GRADING. EARTHWORK, AND BACKFILL NOTES: 1. FILL AREAS IN PAVEMENT AND BUILDING AREAS SHALL BE PLACED TO AT LEAST 95% OF THE MATERIALS STANDARD PROCTER MAXIMUM DRY FILL AREAS IN PAVEMENT AND BUILDING AREAS SHALL BE PLACED TO AT LEAST 95% OF THE MATERIALS STANDARD PROCTER MAXIMUM DRY DENSITY (ASTM D698).  THE UPPER 9 INCHES OF NATIVE SUBGRADE IN FILL AREAS AND DETENTION BASIN FILL AREAS SHALL BE RECOMPACTED TO AT LEAST 95% OF THE MATERIAL'S STANDARD PROCTER MAXIMUM DRY DENSITY (ASTM D698). 2. COMPACTION TESTS ARE REQUIRED FOR EACH FILL LIFT.  NO LIFT TO EXCEED 12 INCHES IN DEPTH.  CONTRACTOR IS RESPONSIBLE FOR ALL COMPACTION TESTS ARE REQUIRED FOR EACH FILL LIFT.  NO LIFT TO EXCEED 12 INCHES IN DEPTH.  CONTRACTOR IS RESPONSIBLE FOR ALL PROCTOR AND COMPACTION TEST ON MATERIALS. 3. ALL DUST SHALL BE CONTROLLED BY WATERING WHEN NECESSARY. ALL DUST SHALL BE CONTROLLED BY WATERING WHEN NECESSARY. 4. THE CONTRACTOR SHALL REMOVE ALL VEGETATION AND DEBRIS PRIOR TO ANY GRADING. THE CONTRACTOR SHALL REMOVE ALL VEGETATION AND DEBRIS PRIOR TO ANY GRADING. 5. THE SUB-GRADE OF ALL FOUNDATION AREAS SHALL BE OBSERVED BY AN EXPERIENCED LICENSED GEOTECHNICAL ENGINEER OR THEIR FIELD THE SUB-GRADE OF ALL FOUNDATION AREAS SHALL BE OBSERVED BY AN EXPERIENCED LICENSED GEOTECHNICAL ENGINEER OR THEIR FIELD REPRESENTATIVE PRIOR TO THE PLACEMENT OF ANY CONCRETE OR FILL MATERIAL. 6. ALL GRADES SHALL BE TO WITHIN +/- 1 INCH OF THOSE SHOWN ON THE GRADING PLAN WHILE MAINTAINING POSITIVE DRAINAGE.ALL GRADES SHALL BE TO WITHIN +/- 1 INCH OF THOSE SHOWN ON THE GRADING PLAN WHILE MAINTAINING POSITIVE DRAINAGE.
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Charter Township of Garfield 
Planning Department Report No. 2023-84 

Prepared: July 5, 2023 Pages:  7 
Meeting: July 12, 2023 Planning Commission Attachments: 
Subject: 716 Boon Street Special Use Permit – Public Hearing 
File No. SUP-2023-02 Parcel No. 05-135-008-00 
Applicant: Jamie Kirschner and Nicole Martin 
Owner: Leasewell, Inc. 
Agent: Ryan A. Cox, PE 

BRIEF OVERVIEW: 
Location: 716 Boon Street, southeast corner of Boon Street and Woodmere Avenue 
Parcel area: 0.45 acres 
Existing land use: Vacant tenant space (commercial kitchen elsewhere in building) 
Existing zoning: I-G – General Industrial 

This application was introduced at the June 14, 2023 Planning Commission meeting.  A public hearing was 
scheduled for the July 12, 2023 Planning Commission meeting. 

PURPOSE OF APPLICATION: 
This application proposes a new photography studio in an existing multi-tenant building at 716 Boon Street.  
The use is described as a “Professional Studio” within the Zoning Ordinance and may be permitted via the 
Special Use Permit process in the I-G General Industrial zoning district. 

Zoomed-out aerial image of the subject property (property lines highlighted in blue): 

6b.

http://www.garfield-twp.com/default.aspx
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Zoomed-in aerial image of the subject property (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 
this 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. 
 
STAFF COMMENTS: 
The site plan has been updated since the introduction, and the updated site plan is attached to this report.  
Staff offers the following comments on the updated site plan regarding site design and compliance with the 
Zoning Ordinance: 
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Background 
Staff have researched the previous approvals for this site.  The approval for the building was granted by the 
Garfield Township Zoning Board of Appeals on February 21, 1984.  The existing building includes three 
tenant spaces; the proposed photography studio would occupy the unit at 716 Boon Street.  Other uses as 
indicated on the site plan include Center City Kitchen at 700 Boon Street and Factory Man Roasting Co. at 
708 Boon Street.  The existing uses are listed as commercial kitchens on the site plan; a commercial kitchen 
is described as a “Catering Establishment” within the Zoning Ordinance definitions. 
 
Dumpster Enclosure 
All dumpster enclosures “shall be finished with the same materials and colors as the exterior finish of the 
principal structure or shall be concrete block or similar material,” per Section 516 of the Zoning Ordinance, 
and shall include an “opaque gate constructed of wood or similar material.”  Details for the enclosure gate 
are shown on the site plan.  Details on materials for the dumpster enclosure need to be provided to ensure 
the standards of Section 516 are met. 
 
Lighting 
Lighting standards are described in Section 517 of the Zoning Ordinance.  The site plan shows eight total 
existing light fixtures, two pole-mounted and six wall-mounted.  The site plan indicates that all lighting is 
existing fixtures.  However, all lighting shall comply with the requirements of Section 517, including the 
following: 
 
Zoning Ordinance Lighting Standard Subject Site 
A. Applicability – All outdoor lighting shall be 
installed in conformance with the provisions of 
this section.  Certain light fixtures exempt from 
this section include decorative lighting, public 
streetlights, emergency lights, nonconforming 
existing lights, neon, and flag lighting. 
 

None of these exceptions apply to this site, so all 
lighting for this site is subject to the requirements 
of this section. 
 

B. Shielding and Filtration – Lighting fixtures 
shall provide glare free area beyond the property 
line and light shall be confined to the lot from 
which it originates.  All fixtures shall have full 
cut-off and shall not direct light upwards.  Light 
sources shall be located, and light poles shall be 
coated, to minimize glare. 
 

The existing fixtures are all listed on the site plan 
as downward shielded.  No photometric plan was 
provided, nor were any cut sheets for the lighting 
fixtures, however no changes are proposed to the 
existing lighting and fixtures. 
 

C. Illumination – Average illumination levels 
shall not exceed 3.0 foot-candles (FC) for the 
main parking area, 2.0 FC for the peripheral 
parking area, 5.0 FC for main drive areas, and 
20.0 FC directly below the lighting fixture.  The 
illumination levels shall also not exceed 1.0 FC 
adjoining another nonresidential zoning district 
along a property line, or 2.0 FC along an arterial.  
Average lighting values of illuminated areas 
ranging from 0.5 to 1.5 FC are recommended. 
 

No photometric plan was provided; however, no 
changes are proposed to the existing lighting and 
fixtures. 
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Zoning Ordinance Lighting Standard Subject Site 
D. Color Temperature – All proposed lamps 
shall emit light measuring 3,500 K or warmer. 
 

No information was provided regarding the color 
temperature of the existing light fixtures.  A cut 
sheet for the existing fixture can help determine if 
this standard is met. 
 

E. Prohibitions – Prohibitions include mercury-
vapor or metal halide fixture and lamps, laser 
source lights, searchlights, or any light that does 
not meet shielding and illumination standards. 
 

Based on the information provided, no prohibited 
lighting elements are proposed. 
 

F. Pole Height – All pole-mounted lighting shall 
not exceed the maximum zoning district height. 
 

The heights of the existing light poles were not 
indicated on the site plan.  However, no changes 
are proposed to the existing lighting and fixtures. 
The site plan indicates that there are also pole 
lights provided and installed by TCLP providing 
lighting to the parking area. 
 

 
Landscaping 
Landscaping requirements are described below for each length of greenspace area (e.g., without including 
the ingress and egress drives) for each lot line.  As part of the original site plan review from 1984, the ZBA 
did an interpretation of a section of the Zoning Ordinance in place at that time, as described in the minutes: 
 

“The Zoning Ordinance requires a 10 foot green area on side lot lines.  In this case, this is a corner 
lot (Boon and Woodmere Streets).  There is already going to be a green area on the property and 
he does not see a need for an additional 10 feet of green area on the side lot line.” 

 
The motion for approval acknowledged the interpretation to remove the requirement for the green area on 
the side lot line.  Based on the available information and the existing green area along Woodmere, the side 
lot line is understood to be the side facing Boon Street.  The decision runs with the land, therefore there is 
no requirement for a green space or no-build buffer along the Boon Street lot line.  The other landscaping 
requirements are as follows: 
 

Parcel Line (Length) & 
Adjacent Land Use 

Buffer Planting 
Requirement 

Amount Required Amount Provided 

East (98 ft.) 
Single-family residential 
(I-G zoning) 
 

Type “D” 
* Ground cover as specified 
in Section 530.J, plus 
* 4 large trees, 3 medium or 
small trees, and 3 evergreen 
or coniferous trees per 100 
linear feet of greenspace 
* Minimum width: 20 feet 
 

4 large trees 
3 med./small trees 
3 evergreen trees 
20-foot width 
 

1 existing oak tree 
3 large trees (sugar maple) 
3 med. trees (N. white cedar) 
3 evergreens (black spruce) 
15-foot width 
 

South (208 ft.) 
Single-family residential 
(I-G zoning) 
 

9 large trees 
7 med./small trees 
7 evergreen trees 
20-foot width 
 

6 existing oak trees 
1 existing cherry tree 
0 large trees 
0 med./small trees 
0 evergreen 
10-foot width 
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Parcel Line (Length) & 
Adjacent Land Use 

Buffer Planting 
Requirement 

Amount Required Amount Provided 

West (80 ft.) 
Primary Road (Woodmere 
Avenue, Major Collector) 
 

Type “C” 
* Ground cover as specified 
in Section 530.J, plus 
* 3 large trees, 3 medium or 
small trees, and 1 evergreen 
or coniferous trees per 100 
linear feet of greenspace 
* Minimum width: 10 feet 
 

3 large trees 
3 med./small trees 
1 evergreen tree 
10-foot width 
 

2 existing oak trees 
0 large trees 
0 med./small trees 
1 evergreen (black spruce) 
30-foot width + 

 

 
Section 530.L allows for existing landscaping to be credited towards landscaping requirements, including 
greater credit for larger trees.  All existing oak trees are listed as greater than 12” caliper, which allows for 
credit at a 1:5 ratio. 
 
Section 530.H states that the “Planning Director in the case of a site diagram or administrative site plan, or 
the approval authority in all other cases may waive or adjust any requirement of this section in whole or in 
part provided that one or more of the following conditions exist upon the site:” 
 

(1) Existing conditions such as topography or vegetation provide an established screen or buffer which 
is equal to or superior in its ability to meet the Purpose of this Section. For the purposes of this 
subsection, vegetation requirements may be adjusted either in terms of the quantity of plantings 
otherwise required or in terms of the physical location of plantings otherwise required. 

(2) Decorative walls or fencing will be provided in lieu of all or some required plantings to provide an 
equal or superior buffer to meet the Purpose of this Section. 

(3) Natural features such as steep slopes or other topographical features make full compliance 
impractical or impossible. 

(4) Space limitations on the site or prevailing development patterns in the surrounding neighborhood 
justify alternative compliance. 

(5) Safety considerations warrant flexibility upon the site. 
(6) No practicable alternative in the placement of a building, structure, street or utility construction, 

access drives, stormwater management facilities, trails or pathways, or other site improvements is 
available. 

(7) In the instance of a waiver being requested, a modification request shall only be approved upon a 
determination that the existing site conditions or developed form of a property are such that the 
requirements of this section cannot reasonably be completed, that an alternative landscaping plan 
cannot be reasonably be substituted, and that the requested modification is the minimum 
modification necessary resulting from such site conditions or developed form. 

 
Based on the existing landscaping, proposed additional landscaping, and existing site layout, Staff is of the 
opinion that the following may be appropriate for the Planning Commission to consider: 

 
• East buffer – Several trees are proposed to meet the planting requirement, so long as the trees are 

maintained.  The proposed width is only 15 feet.  There appears to be enough space on the site to 
provide a 20-foot-wide buffer per the requirements. 
 

• South buffer – No additional trees are proposed.  So long as the existing landscaping is maintained, 
a waiver may be considered as appropriate for the limited buffer width and the lack of evergreen 
trees, given the size of the existing trees. 
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• West buffer – An additional evergreen tree is proposed.  With this evergreen tree and so long as 
the existing landscaping is maintained, the landscaping buffer may be considered as fulfilled given 
the size of the existing trees. 

 
Parking, Loading, and Snow Storage 
Proposed and existing uses include Professional Studio and Catering Establishment.  Neither of these uses 
are specifically listed in Table 5-47 Required Parking Standards.  With two existing industrial uses in the 
commercial kitchens, and with a proposed studio which may be permitted in this district via the special use 
permit process, the closest use in Table 5-47 may be “Industrial or manufacturing establishments, research 
testing laboratories, low volume retail and related accessory offices.”  This has the parking requirement of 
5 spaces plus 1 for each 1.5 employees in the largest working shift.  The site plan indicates 7 total employees 
across the three tenants, giving a minimum parking requirement for 12 spaces.  The existing parking lot is 
shown on the site plan with 15 total spaces for all three tenants, which meets the parking requirement. 
 
There has been double-parking on this site, as shown in the (Google Maps) street view image below.  The 
parking lot shall be striped for single-row parking only as depicted on the site plan.  There shall also be no 
parking in areas not shown as parking lots on the site plan, including the east and west sides of the building. 
 

 
 
Bicycle parking shall be provided at the rate of 2 bicycle spaces per 25 motor vehicle spaces; a bicycle rack 
is proposed near the west end of the building.  Details for the bicycle rack shall be provided. 
 
The building is shown as 5,233 square feet.  Based on this building’s size, one small loading space shall be 
provided which is at least 10 feet wide by 20 feet long.  A 20-foot by 30-foot loading space is shown on the 
west side of the building, accessed from Woodmere Avenue. 
 
As required by Section 551 of the Ordinance, a ratio of 10 square feet of snow storage is required per 100 
square feet of parking area and that snow storage shall be located to prevent damage to landscaping required 
by this Ordinance.  Snow storage calculations are shown on the site plan, but these are calculated using the 
number of parking spaces instead of the overall paved area including maneuvering lanes and are shown 
using a 1% snow storage ratio instead of a 10% ratio.  Snow storage calculations shall be corrected using 
the entire parking lot area including maneuvering lanes, and the total required snow storage area shall be 
provided. 
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Sidewalk 
Section 522.B indicates that for “safety purposes, sidewalks shall be constructed within the interior of the 
development to link buildings with other destinations, such as, but not limited to, parking, adjoining streets, 
mailboxes, trash disposal, adjoining sidewalks or greenways, and on-site amenities…”  The site plan shows 
a sidewalk connection from the existing sidewalk on Woodmere Avenue to the building entrance. 
 
Signage 
A note on the site plan indicates “Signs area subject to sign permit review.  Site signage to be in compliance 
with Section 630 of the Zoning Ordinance.” 
 
Agency Reviews 
The application is subject to additional reviews from other outside agencies including but not limited to the 
Township Engineer, Metro Fire, Grand Traverse County Department of Public Works, and Grand Traverse 
County Soil Erosion and Sedimentation Control.  An escrow application, including the escrow amount of 
$500 for stormwater review, was submitted. 
 
ACTION REQUESTED: 
Following the public hearing and Planning Commission discussion, if the Planning Commission is prepared 
to direct Staff to prepare Findings of Fact, the following motion is offered for consideration: 
 

MOTION TO direct staff to prepare Findings of Fact for application SUP-2023-02, submitted by 
Jamie Kirschner and Nicole Martin for a Special Use Permit for a professional studio at 716 Boon 
Street, Parcel #05-135-008-00, subject to the following additional information being provided by 
the applicant (items 1-7 as indicated in Planning Department Report 2023-84): 
 
1. Details on materials for the dumpster enclosure need to be provided. 
2. All lighting shall comply with the requirements of Section 517 of the Zoning Ordinance.  

A cut sheet for the existing fixture can help determine if these standards are met, including 
the color temperature requirement. 

3. Landscaping requirements shall be met unless the Planning Commission grants a waiver 
for specific landscaping requirements. 

4. The parking lot shall be striped for single-row parking only as depicted on the site plan.  
There shall also be no parking in areas not shown as parking lots on the site plan, including 
the east and west sides of the building. 

5. Details for the bicycle rack shall be provided. 
6. Snow storage calculations shall be corrected using the entire parking lot area including 

maneuvering lanes, and the total required snow storage area shall be provided. 
7. The application is subject to additional reviews from other outside agencies including but 

not limited to the Township Engineer, Metro Fire, Grand Traverse County Department of 
Public Works, and Grand Traverse County Soil Erosion and Sedimentation Control. 

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

1. Special Use Permit Application (dated May 10, 2023), Approval Criteria, and Impact Assessment. 
2. Site Plan (dated July 4, 2023) and Vicinity Map. 

 



















Special Use Permit Application - 716 Boon St., Traverse City MI, 49686
Proposed Use: Professional Photography Studio

APPROVAL CRITERIA

● 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.

This business is a non-industrial use that is complementary to existing uses of the district.

● 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

No exterior design changes or construction are proposed, therefore the use will remain
harmonious with the surrounding properties.

● 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;

Traffic will be limited and by appointment only and no noise, dust, gas, smoke, etc. will
be produced at the studio.

● 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;

Adequate parking is provided in the 15 spaces located on the north side of the building.
No changes to the existing building placement, structures or entrances are proposed.

● 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;

No changes to natural features of the property are proposed.



● 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 establishment, maintenance, or operation of the proposed use shall not be detrimental
to or endanger the public health, safety, morals, comfort, or general welfare;

We do not foresee any negative impact on general welfare.

● 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;

We do not anticipate any adverse effects on the public.

● 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;

Ingress and egress to the property has been previously considered and discussed with
Garfield Township Staff. Piggyback parking will be removed so that there is one row of
parking spaces along the north side of the building. In 1984 the Garfield Township
Zoning Board of Appeals waived the required 10-foot-wide green belt along the north
side of the building. See attached documentation.

● 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;

See above regarding parking. A paved access exists that connects the sidewalk along
Woodmere to the sidewalk adjacent to the building.

● 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 have no impact on development and improvement of the
surrounding properties.



Special Use Permit Application - 716 Boon St., Traverse City MI, 49686
Proposed Use: Professional Photography Studio

IMPACT ASSESSMENT

Upon approval, we will open a professional photography studio at 716 Boon St. The studio will
house two businesses, Nicole Martin Photography and Crackerjack Photography Studio owned
by Nicole Martin and Jamie Kirschner respectively. We will use the studio for sales consultations
and portrait photography sessions with clients including families, high school seniors, newborns,
headshots, etc. The studio will also be available to rent for other photographers for similar use.
All business conducted will be by appointment only. Typically we will serve clients in groups of
five or less.

The current site is a 0.45 acre lot with one building occupying the majority of the property. There
is a grassy area on the west side of the property between the building and Woodmere Ave with
four mature trees. On the east side of the building there is a gravel surface with five mature trees
lining the border with the neighboring residential property.

The new business will not create any kind of excessive traffic, noise, dust, gas, smoke, vibration,
odor, glare, visual clutter, electrical or electromagnetic interference. All of the photography we
do in the studio is digital and there will be no dark room or photographic chemicals in the
building.

We do not plan to make any changes to the structure of the building or the property outside of the
leased space. Existing natural features will remain in place. There will be no increase in
impervious surface area, additional off-street parking, site access, or other changes to external
site characteristics that violate the zoning ordinance. The property is served by the City of
Traverse City for water and sewer and no changes will be made.

Drainage from the site is currently managed by a concrete ribbon feeding an existing storm drain.
This will be reviewed by the township engineer after submission of this application per their
instruction.

Exterior lighting at 716 Boon Street currently consists of one barn light rated for a max of 300W
above the front entrance and one above the east entrance, both which point toward the ground.
No changes shall be made to the current lighting.



Our intention is to provide a professional workspace for ourselves and other creatives where we
can create, serve our clients and build community. This is in alignment with other businesses
located nearby, including Tru-Fit Trouser and the live-work space, Work Centre on Centre Street.
In addition, our intended use of the space fits within the suggestions of Article 3, Section 323
that states non-industrial uses are “complementary to existing and future industrial uses of the
districts.”

Responsible parties:

Jamie Kirschner
1450 W Outer Dr
Traverse City MI, 49685

Nicole Martin
11149 E Meadow View Drive
Suttons Bay, MI 49682

Ryan Wells
PO Box 452
Traverse City, MI 49685





Special Use Permit Application - 716 Boon St., Traverse City MI, 49686
Proposed Use: Professional Photography Studio

APPROVAL CRITERIA

● 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.

This business is a non-industrial use that is complementary to existing uses of the district.

● 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

No exterior design changes or construction are proposed, therefore the use will remain
harmonious with the surrounding properties.

● 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;

Traffic will be limited and by appointment only and no noise, dust, gas, smoke, etc. will
be produced at the studio.

● 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;

Adequate parking is provided in the 15 spaces located on the north side of the building.
No changes to the existing building placement, structures or entrances are proposed.

● 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;

No changes to natural features of the property are proposed.



● 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 establishment, maintenance, or operation of the proposed use shall not be detrimental
to or endanger the public health, safety, morals, comfort, or general welfare;

We do not foresee any negative impact on general welfare.

● 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;

We do not anticipate any adverse effects on the public.

● 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;

Ingress and egress to the property has been previously considered and discussed with
Garfield Township Staff. Piggyback parking will be removed so that there is one row of
parking spaces along the north side of the building. In 1984 the Garfield Township
Zoning Board of Appeals waived the required 10-foot-wide green belt along the north
side of the building. See attached documentation.

● 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;

See above regarding parking. A paved access exists that connects the sidewalk along
Woodmere to the sidewalk adjacent to the building.

● 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 have no impact on development and improvement of the
surrounding properties.



Special Use Permit Application - 716 Boon St., Traverse City MI, 49686
Proposed Use: Professional Photography Studio

IMPACT ASSESSMENT

Upon approval, we will open a professional photography studio at 716 Boon St. The studio will
house two businesses, Nicole Martin Photography and Crackerjack Photography Studio owned
by Nicole Martin and Jamie Kirschner respectively. We will use the studio for sales consultations
and portrait photography sessions with clients including families, high school seniors, newborns,
headshots, etc. The studio will also be available to rent for other photographers for similar use.
All business conducted will be by appointment only. Typically we will serve clients in groups of
five or less.

The current site is a 0.45 acre lot with one building occupying the majority of the property. There
is a grassy area on the west side of the property between the building and Woodmere Ave with
four mature trees. On the east side of the building there is a gravel surface with five mature trees
lining the border with the neighboring residential property.

The new business will not create any kind of excessive traffic, noise, dust, gas, smoke, vibration,
odor, glare, visual clutter, electrical or electromagnetic interference. All of the photography we
do in the studio is digital and there will be no dark room or photographic chemicals in the
building.

We do not plan to make any changes to the structure of the building or the property outside of the
leased space. Existing natural features will remain in place. There will be no increase in
impervious surface area, additional off-street parking, site access, or other changes to external
site characteristics that violate the zoning ordinance. The property is served by the City of
Traverse City for water and sewer and no changes will be made.

Drainage from the site is currently managed by a concrete ribbon feeding an existing storm drain.
This will be reviewed by the township engineer after submission of this application per their
instruction.

Exterior lighting at 716 Boon Street currently consists of one barn light rated for a max of 300W
above the front entrance and one above the east entrance, both which point toward the ground.
No changes shall be made to the current lighting.



Our intention is to provide a professional workspace for ourselves and other creatives where we
can create, serve our clients and build community. This is in alignment with other businesses
located nearby, including Tru-Fit Trouser and the live-work space, Work Centre on Centre Street.
In addition, our intended use of the space fits within the suggestions of Article 3, Section 323
that states non-industrial uses are “complementary to existing and future industrial uses of the
districts.”

Responsible parties:

Jamie Kirschner
1450 W Outer Dr
Traverse City MI, 49685

Nicole Martin
11149 E Meadow View Drive
Suttons Bay, MI 49682

Ryan Wells
PO Box 452
Traverse City, MI 49685
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Charter Township of Garfield 
Planning Department Report No. 2023-85 

Prepared: July 5, 2023 Pages:  6 
Meeting: July 12, 2023 Planning Commission Attachments: 
Subject: SPR 2023-04 Birmley Meadows Site Condominium – Findings of Fact 
File No. SPR 2023-04 Parcel No. 05-026-020-33 
Owner: T&R Investments, Steve Zakrajsek 
Agent: Boyne Engineering and Design 

BACKGROUND: 
Birmley Meadows is a proposed 26-lot residential site condominium development immediately adjacent 
to the north of the existing Birmley Hills Estates subdivision.  The site is directly accessed from Birmley 
Estates Drive and Farmington Drive, which both provide access from Birmley Road.  The site is about 16 
acres and zoned R-1 One-Family Residential. 

PURPOSE OF APPLICATION: 
This application is for a site condominium development of 26 single-family residential lots.  According to 
the application, the lots will be between 15,000 and 40,000 square feet, the development will be served by 
municipal water and sewer, and all utilities will be underground. 

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

6c.

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

 
 
APPLICATION HISTORY: 
This application was introduced at the Planning Commission meeting on May 10, 2023.  A public hearing 
was held at the June 14, 2023 Planning Commission meeting.  The Planning Commission directed Staff to 
prepare Findings of Fact for this application, which are being reviewed at their July 12, 2023 meeting. 
 
Staff received a letter after the public hearing from a resident with comments and concerns regarding this 
application and forwarded this letter to the applicants.  This letter and the applicants’ response are both 
attached to this report. 
 
SITE CONDOMINIUM REVIEW CONSIDERATIONS: 
Consultation 
Section 429 B. of the Zoning Ordinance allows for the Planning Commission to consider input from the 
Township Attorney and Township Engineer as needed in its review of a condominium development plan, 
especially the master deed, deed restrictions, utility systems and streets, subdivision layout and design, 
and compliance with the Condominium Act.  Other agencies will review the application as needed. 
 
The Township Engineer is reviewing the application for storm water, private roads, and utilities, and the 
initial utility review is attached to this report.  Review comments from Metro Fire and the Grand Traverse 
County Road Commission are also attached. 
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FINDINGS OF FACT: 
At its June 14, 2023 meeting, the Planning Commission directed Staff to prepare the Findings of Fact for 
this site condominium application which are provided below. As stated in the Site Condominium Review 
Criteria within Section 429.G of the Zoning Ordinance, “For purposes of making a decision to approve, 
approve with conditions or to deny a site condominium subdivision plan, the Township shall consider and 
make findings with respect to the following criteria:” 
 

(1) That each condominium lot in a site condominium subdivision shall be considered as a single lot 
and shall comply with all regulations of the zoning district in which it is located. In a 
condominium development containing single-family detached dwelling units, not more than one 
(1) dwelling unit shall be located on a condominium lot, nor shall a dwelling unit be located on a 
condominium lot with any other principal structure or use. Required yards shall be measured 
from boundaries of a condominium lot. These requirements shall be made part of the bylaws and 
recorded as part of the master deed 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• The application proposes 26 single-family lots on a site with R-1 One-Family Residential 
zoning.  The lots as shown on the site plan appear to meet the minimum lot area (15,000 
square feet) and minimum lot width (100 feet) for lots within the R-1 district with public 
sewer. These include the lots along the curve of a road, where lot width is measured from 
the front setback line instead of at the front lot line. 

 
(2) That there is a proper relationship between the existing streets and highways within the vicinity, 

and proposed deceleration lanes, service drives, entrance and exit driveways, and parking areas 
to assure the safety and convenience of pedestrian and vehicular traffic, and that the proposed 
streets and access plan conform to any street or access plan adopted by the Township or the 
County Road Commission 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• The site plan shows two proposed roads: Birmley Estates Drive, a private road to connect 
two non-contiguous existing sections of Birmley Estates Drive, and a new private road 
named Springfield Drive. 

• These two proposed roads, along with the existing roads within Birmley Estates and with 
the previously proposed roads in Birmley Hills, will encompass a connected street system 
and appear to be a logical extension of the street pattern for this area.  The street system 
for this area connects to Birmley Road, serving all three developments. 

• Stub road and utility connections are provided for the parcel to the west, to help facilitate 
future development of this parcel.  This stub is separate from a stub which was proposed 
in the Birmley Hills site condominium and will connect to a different parcel than the one 
in Birmley Hills. 

• Private road details are being reviewed by the Township Engineer, and the final approval 
of the site condominium is subject to the Township Engineer’s approval. 

• The County Road Commission and Metro Fire have provided comments on the proposed 
site condominium, and no concerns with traffic levels have been cited. 

• Given that the total number of trips is anticipated to be under 500 per day and given the 
nature of the development as only single-family homes, Staff recommends the Planning 
Commission waive the requirement for a traffic impact report. 
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(3) That as many natural features of the landscape shall be retained as possible, particularly where 
they furnish a barrier or buffer between the project and adjoining properties used for dissimilar 
purposes, and where they assist in preserving the general appearance of the neighborhood or 
help control erosion or the discharge of storm waters 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• This site does not contain any large contiguous wooded areas. 
• The proposed use and the surrounding uses are generally single-family homes of similar 

scale, so these sites are not used for dissimilar purposes. 
• No major adverse impacts to the surrounding natural environment are anticipated. 
• Storm water management is subject to review by the Township Engineer. 

 
(4) That any adverse effect of the proposed development and activities emanating therefrom upon 

adjoining residents or owners shall be minimized by appropriate screening, fencing or walls, or 
landscaping 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• The proposed development consists of single-family homes, which are compatible with 
existing single-family homes in the area. 

• To the north and west are several single-family homes on larger lots.  These are currently 
zoned as A-Agricultural but designated as Low Density Residential on the Future Land 
Use Map.  The proposed development is compatible with these surrounding sites. 

• The proposed development is compatible with the adjacent site to the west with the stub 
connection for water, sewer, and street connection provided. 

• No major adverse effects are anticipated from the proposed development. 
 

(5) That all provisions of this ordinance are complied with 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• Development standards such as fences, lighting, landscaping, and parking are handled as 
part of the design for each individual condominium lot.  The site plan notes that no site 
lighting is proposed for this development, and that parking will be located on individual 
lots and no additional parking areas are proposed. 

• A stub road connection is provided for the adjacent parcel to the west, per the standards 
of Section 521.G(2) indicating that connecting streets are needed where “abutting areas 
are not subdivided.”  This stub also allows for future utility connections. 

• Given that the total number of trips is anticipated to be under 500 per day and given the 
nature of the development as only single-family homes, Staff recommends the Planning 
Commission waive the requirement for a traffic impact report. 

• Details for a proposed Birmley Meadows entrance sign are shown on Sheet C6.0.  Signs 
require sign permit review and are not approved under the site plan review process. 

 
(6) That all site condominium lots shall be provided access by either public or private roads in 

conformance with the requirements of this ordinance. All site condominium units shall be 
accessible to emergency vehicles 
 
The Planning Commission may find this standard to be MET for the following reasons: 
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• All lots are proposed to be accessed by either of the two proposed private roads: Birmley 

Estates Drive (extension of the existing road) or Springfield Drive. 
• Stub road and utility connections are provided for the parcel to the west. 
• Access for emergency vehicles should reflect any comments from the relevant agencies.  

Comments from Metro Fire are attached to this report. 
 

(7) That a plan for erosion control and storm water discharge has been approved by the appropriate 
public agency; and 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• Review of erosion control and storm water will be handled by the Grand Traverse County 
Soil Erosion and Sedimentation and the Township Engineer, respectively.  Storm water 
retention areas are shown on the north side of the property between Lot 4 and Lot 5, and 
along Springfield Drive in front of Lot 21. 

 
(8) That the plan as approved is consistent with the intent and purpose of zoning to promote public 

health, safety and general welfare; to encourage the use of lands in accordance with their 
character and adaptability to avoid the overcrowding of population; to lessen congestion on the 
public roads and streets; to reduce hazards to life and property; to facilitate adequate provisions 
for a system of transportation, sewage disposal, safe and adequate water supply, education, 
recreation and other public requirements; and to conserve the expenditure of funds for public 
improvements and services to conform with the most advantageous uses of land, resources and 
properties; to preserve property values and natural resources; and to give reasonable 
consideration to character of a particular area, its suitability for particular uses and the general 
appropriate trend and character of land, building, and population development and is otherwise 
in compliance with law. 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• The proposed development is consistent with the current zoning designation of R-1 One-
Family Residential and the Future Land Use Map designation of Low Density Residential 
and is consistent with the intent to promote the public health, safety, and welfare and with 
the provisions of this standard. 

 
PROCESS: 
Site condominiums are reviewed by both the Planning Commission and Township Board.  The Planning 
Commission shall hold a public hearing on the application and make a recommendation on the application 
to the Township Board.  The Township Board conducts final review of the application but is not required 
to hold its own public hearing. 
 
ACTION REQUESTED: 
The purpose of this agenda item is to consider Findings of Fact for this application. Following discussion 
and consideration, if the Planning Commission is comfortable with adopting these proposed Findings of 
Fact, then the following motion is offered for consideration: 
 

MOTION THAT Findings of Fact for Application SPR-2023-04, submitted by T&R Investments, 
for a site condominium at Parcel #05-026-020-33, as presented in Planning Department Report 
2022-114 and being made a part of this motion, BE ADOPTED. 
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The following motion is suggested to recommend approval of the project to the Township Board: 

MOTION TO RECOMMEND TO the Township Board THAT the application SPR-2023-04 BE 
APPROVED subject to the following conditions: 

1. The Planning Commission waives the requirement for a traffic impact report, based on the
findings that the total number of trips is anticipated to be under 500 per day and the nature of
the development as only single-family homes.

2. Final engineering review and approval by the Township Engineer is required including all
infrastructure and stormwater.

3. All final reviews from agencies with jurisdiction shall be provided prior to any Land Use
Permits being issued.

4. The applicant shall record promptly the 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 Township prior to any Land Use Permits being issued.

5. After recording the condominium plan, master deed, bylaws and deed restrictions, the
developer shall file two (2) copies of each document, including all pertinent attachments, with
the Township.

6. Condominium Protective Covenants and Deed Restrictions which hold harmless the
Township for improvements within the site condominium subdivision and which require
conformance with all conditions and requirements of condominium plan approval and this
ordinance shall be required.

7. The Condominium Master Deed and Bylaws shall include the following statement:
"Condominium Amendments which are recorded prior to the receipt of written Garfield
Township Planning Department approval shall be considered null and void."

8. After the construction of all improvements, the developer shall file with the Township two (2)
copies of the as-built condominium plan and a certification from the developer’s engineer that
the improvements have been installed in conformance with the approved construction
drawings.

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

Attachments: 
1. Application for Site Condominium Subdivision review dated April 5, 2023.
2. Statement of Proposed Use, Impact Statement, and Stormwater Control Plan dated April 5, 2023.
3. Birmley Meadows Site Condominium Site Plan Set dated April 5, 2023.
4. Sheet C.20A, Lot Width at Setbacks dated May 30, 2023.
5. Metro Fire Site Plan Review dated May 12, 2023.
6. Email from Grand Traverse County Road Commission dated May 24, 2023.
7. Letter from Gourdie-Fraser, Initial Review of Proposed Utilities, dated June 12, 2023.
8. Letter from Dale Troppman dated June 24, 2023.
9. Email from Carrie May, PE dated June 28. 2023.
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STATEMENT OF PROPOSED USE  

 
Birmley Meadows is a proposed 26 lot residential site condominium development 
on 16.02 acres located in Garfield Township’s R-1 Residential zoning district.  The 
Tax ID for the property is 05-026-020-33. 
 
The property is part of the Southeast ¼ of Section 26, Township 27 North, Range 
11 West and is located between two existing road stubs where Birmley Estates 
Drive (public) is discontinuous.  This proposed development completes that 
thoroughfare via a new private section of Birmley Estates Drive and connects as 
originally planned to an existing road stub off Farmington Drive (public) via a new 
private road - Springfield Drive.  The proposed private section of Birmley Estates 
Drive is approximately 1,616 feet long and the proposed Springfield Drive is 
approximately 595 feet long.  An additional stub road section is provided to the west 
property line, as required by Garfield Township, which is approximately 183 feet 
long.  All proposed roads in the development are within 66’ road easements with 
additional 15’ utility easements on both sides.   
 
The lots in this proposed development are between 15,000 sf and 40,000 sf.  The 
proposed development will be served by municipal water and sewer.  All utilities will 
be underground.  A monument sign is proposed for the entry at the northernmost 
end of Birmley Estates Drive.   
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IMPACT STATEMENT  

 
T & R Investments 
841 Ashland Drive 
Traverse City, MI 49696 
 
Contact: Steve Zakrajsek  (231) 883-3766 
 
Proposed Birmley Meadows 26 Lot Residential Site Condominium 
 
Tax ID:  05-026-020-33 
 
1.)   PROJECT DESCRIPTION: 
 
Birmley Meadows is a proposed 26 lot residential site condominium development 
located on 16.02 acres in Garfield Township’s R-1 Residential zoning district. 
 
The property is part of the Southeast ¼ of Section 26, Township 27 North, Range 
11 West and is located between two existing road stubs where Birmley Estates 
Drive (public) is discontinuous.  This proposed development completes that 
thoroughfare via a new private section of Birmley Estates Drive and connects as 
originally planned to an existing road stub off Farmington Drive (public) via a new 
private road - Springfield Drive.  The Tax ID for the property is 05-026-020-30. 
 
The lots in this proposed development are between 15,000 sf and 40,000 sf.  The 
development will include 2 new 24’ wide private roads which intersect and connect 
to Birmley Estates Drive and Farmington Drive as described.  Both existing roads 
have partial extensions (stubs) where additional roads have previously been 
planned.  The proposed private section of Birmley Estates Drive is approximately 
1,616 ft long and the proposed Springfield Drive is approximately 595 ft long.  The 
proposed development will be served by municipal water and sewer also extending 
from the same Birmley Estates roads.  There is a Garfield Township elevated water 
storage tank in close uphill proximity to this proposed development.  All utilities will 
be underground.  The private road right-of-way easement is 66 feet wide with an 
additional 15-foot utility easement on each side.  Garfield township and Grand 
Traverse County will have access to both easements as well as all other 
stormwater easements.  There is a monument sign proposed for the entry at the 
northernmost end of the private section of Birmley Estates Drive. The road grades 
in this development range between 1.0% and 7.1%.  The plans includes a stub road 
with water and sewer line stubs connecting to the adjacent westerly property line 
between proposed lots 8 and 9.  Homes in the development are expected to 
average 1,800 square feet with some larger homes.  There are a limited number of 
trees on the existing land, most of which is unmaintained grass.  Stormwater will be 
handled with open ditches along the roadways and basins near the natural 
discharge locations in keeping with the character of the adjacent development.  
There is a break in the direction of the stormwater watershed midway through the 
property.  A stormwater control plan has been engineered to meet Garfield 
Township stormwater regulations which includes detention and infiltration basins 
with sediment forebays.   
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2.)   DEMAND ON COMMUNITY SERVICES: 

  
A.) The development will be served by municipal sewer which is expected to have 

capacity for these homes.  The plans will be reviewed by the Grand Traverse 
County Department of Public Works 

B.) The development will be served by municipal water which is also expected to 
have capacity for these homes.  There is an elevated storage tank feeding the 
system nearby and uphill from the development.  The plans will be reviewed by 
the Grand Traverse County Department of Public Works.   

C.) According to the Institute of Transportation Engineers (ITE) publication for Trip 
Generation, 10th Edition, a Single-Family Detached home generates an Average 
Daily Traffic rate of 9.44 trips per day.  This would amount to approximately 246 
daily trips for the development.  The Peak Hour traffic for this use would occur 
typically between the hours of 7:00am and 9:00 am with a rate of 0.74 trips per 
hour per household or 20 trips overall for the development, and between the 
hours of 4:00pm and 6:00 pm with a rate of 0.99 trips per hour per household or 
26 trips overall for the development.  These rates include inbound and outbound 
traffic with outbound traffic accounting for 75% of the morning trips (15 trips) and 
inbound traffic accounting for 63% of the evening trips (16 trips).  Although these 
trips would be split between the three exit points of the development, all 
outbound and inbound traffic would use the portion of Birmley Estates Drive 
between the development and the intersection at Birmley Road. It is unlikely that 
a formal traffic study would find that this relatively small number of additional trips 
would reduce the Level of Service on the adjoining public roads.  The plans will 
be reviewed by the Grand Traverse County Road Commission.  

D.) According to 2000 census data, this development may house approximately 65 
people and add approximately 8 children to local schools. 

E.) The Grand Traverse Metro Fire Department will review the plans for this 
relatively simple residential development.  Appropriate home spacing, road 
grades, paving, access routes, turning radii and fire hydrants are included in the 
design. 

 
1.)   ENVIRONMENTAL IMPACTS: 
 

A.) The Engineered Site Plan includes proposed grading and soil erosion control 
measures. 

B.) The Engineered Site Plan includes a Stormwater Runoff Control Plan which 
addresses stormwater runoff and control according to the Garfield Township 
requirements.  A soil erosion and sediment control permit will be required for 
construction of the project. 

C.) This project does not border on the shoreline and there are no wetlands in the 
vicinity of the proposed development. 

D.) This project will not significantly disturb the existing forested areas of the property 
outside of homesites.  It would not negatively affect wildlife habitats in those areas.  
Some tree clearing will be required to construct the improvements and create 
buildable lots but will be minimized to the extent possible. 

 E.) This project will not significantly contribute to air pollution due to the fact that it is 
not a commercial type use and is replacing the same residential uses elsewhere. 
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F.) It is not anticipated that water pollution will result from this development.  Increased 

runoff due to impervious surfaces is mitigated according to the Stormwater Control 
Plan and infiltration is planned in what are mostly well draining sandy soils. 

G.) The proposed development can be expected to generate noise typical of a 
residential development which is not considered a harmful noise producing use. 

 
 
This completes the impact statement for this project.  If there are any questions 
regarding this statement or the project, please contact: 
Boyne Engineering and Design - Ms. Carrie May, P.E. at (231) 499-8361. 
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STORMWATER CONTROL PLAN 
 

DESCRIPTION 
 
Birmley Hills is a proposed 26 lot residential site condominium development located 
in Garfield Township’s R-1 Residential zoning district. 
 
The property is part of Southeast ¼ of Section 26, Township 27 North, Range 11 
West and is located between two existing road stubs where Birmley Estates Drive 
(public) is discontinuous.  The Tax ID for the property is 05-026-020-33. 
 
Hydrology modeling and runoff calculations were performed by Boyne Engineering 
and Design using SCS TR-20 Method and Hydrocad software.  Detailed model 
calculations are attached which correspond to the stormwater summary and 
watershed maps included on the engineered plans (See Sheet C2.1).   The 
following parameters describe the site conditions and modeling assumptions. 
 
WATERSHED 
 
The overall watershed containing this 16.02 acre development is approximately 33 
acres and contains three sub-watersheds draining to the north, south and east 
respectively.  Much of the north sub-watershed (approximately 15 acres) is made 
up of existing upstream farmsteads.  Runoff from those areas follows a natural 
course which passes through this proposed development.  This pass-through runoff 
currently combines with runoff from the largest portion of the land in this 
development and follows a natural watercourse north towards the system of ditches 
and culverts running along and crossing under Birmley Road.  This natural 
watercourse is maintained with the proposed development and retention/infiltration 
has been conservatively sized due to the residential nature of the surrounding land.  
The sub-watersheds draining to the south and east are confined within the 
proposed development.  Runoff from these watersheds will be directed towards the 
existing system of retention/infiltration basins and ditches within the existing Birmley 
Estates subdivision which were originally designed to accommodate that flow.  
Additional retention/infiltration basins are also provided where feasible.  There is no 
evidence of downstream flooding in the existing development and existing 
proximate finish floor elevations are above stormwater control facility high water 
elevations.  The proposed developed areas are modeled as 1/3 ac residential, 1/2 
ac residential and impervious paved surfaces according to the plan details.   
 
SOILS AND TERRAIN 
 
The USDA Soil Conservation maps of this area show that the soils can be expected 
to be sandy with the exception of an area shown on the watershed maps which may 
have a stratified layer of loamy sand.  The design plans note that if this material is 
found in the location of the retention/infiltration basins, it is to be removed and 
replaced with sandy soil.  Soil evaluations and infiltration tests were conducted by 
Boyne Engineering and GFA in various locations approximate to this development 
in 2022 and soils were found to be sandy loam and loamy sand with an infiltration  
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rate of 11.34 in/hr. The slopes on the site vary between 1% and 12% with limited 
steeper areas in locations which have previously been graded.  The proposed 
drives have been profiled to follow the existing contours to the extent possible and 
to balance earthwork.   
 
SOIL EROSION 
 
The engineered Grading and Drainage plan (See Sheet C2.1) specifies temporary 
and permanent soil erosion measures including construction entrances, silt fence, 
minimum earth disturbance requirements, slope stabilization requirements, 3:1 and 
4:1 maximum ditch and basin side slopes, stabilized overflows and level spreader 
outlets, and seeding requirements.   
 
STORMWATER 
 
REQUIREMENTS: 
 
The following summarizes the stormwater control requirements of Garfield 
Township and the design components which satisfy those requirements (See the 
attached detailed calculations and Sheet C2.1 of the engineered plans for more 
information). 
 

• Runoff generated from site improvements is retained on site in 
retention/infiltration basins designed to limit outflow from developed areas to 
less than 0.13 CFS per developed acre for a 25 year, 24 hr storm event. 

• The storage volume provided exceeds the requirements which are calculated 
as the volume of runoff from the developed area for the 25 year, 24 hr storm 
event minus the volume of runoff from the existing area for the 2 year, 24 hr 
storm event minus the volume of infiltration over 24 hours in the designed 
basins for the 25 year, 24 hr storm event. 

• Runoff from uncontrolled areas totaling 0.61 acres flows to existing 
stormwater basins designed to accommodate tht flow. 

• Basin slopes do not exceed 3:1. 
• Snow storage is indicated on the plans. 
• Erosion control measures such as check dams and outlet protection are 

included where anticipated flows exceed 4 fps and erosion control measures 
are specified for slopes and watercourses. 

• The stormwater facilities are designed to safely pass a 100 year, 24 hr storm 
event without increasing downstream flooding. 

• Basins are designed to drain through infiltration within 72 hours. 
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CALCULATIONS: 
 
The following summarizes the stormwater calculations found in the attached 
Hydrocad reports. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ATTACHMENTS 
 
1. NRCS soil report 
2. Watershed maps 
3. Hydrocad modeling and runoff calculations 
4. Engineered Site Plans 
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Line #/Curve #
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33.19

104.60

25.35
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20.72
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3.29
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59.49
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15.46

11.39
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21.65
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Line #/Curve #
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L43
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L45
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L47

L48

Length

119.01

101.68

59.00

100.08

119.53

73.00

88.65

42.12

54.07

54.07

38.57

38.57

38.26

53.88

60.32

35.14

23.87

44.26

57.11

65.11

89.22

5.64

66.86

104.30
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57.41
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S39° 53' 46.68"E
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N42° 20' 34.66"W
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Number
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Length

149.82

78.43
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Line/Chord Direction

S8° 13' 07.40"E

S3° 55' 37.12"W

S11° 54' 42.53"E
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Start Station
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Number
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S3° 50' 23.16"E

S8° 25' 45.66"E
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GRAND TRAVERSE METRO FIRE DEPARTMENT 
FIRE PREVENTION BUREAU 

 
 897 Parsons Road ~ Traverse City, MI 49686  

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

 

SITE PLAN REVIEW RECORD 
 

 
ID # M7400                                           DATE: 5/12/2023 
 
 
PROJECT NAME: Birmley Meadows Site Condo 
 
PROJECT ADDRESS:  841 Ashland Dr. 
 
TOWNSHIP: Garfield 
 
APPLICANT NAME:  Carrie May 
 
APPLICANT COMPANY: Boyne Engineering & Design 
 
APPLICANT ADDRESS:  
 
APPLICANT CITY:  STATE: ZIP:  
 
APPLICANT PHONE: 231-499-8361  FAX #       
 
REVIEW FEE:  $75.00  
 
  
 
 
 
Reviewed By:    Kathy Fordyce, Plan Reviewer      
 
 
This review is based solely on the materials submitted for review and does not encompass 
any outstanding information. Compliance with all applicable code provisions is required 
and is the responsibility of the permit holder. Items not listed on the review do not negate 
any requirements of the code nor the compliance with same. Inspection requests must be 
made a minimum of 48 hours prior to needed inspection. This plan review is based on the 
2015 International Fire Code, as adopted. 
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GRAND TRAVERSE METRO FIRE DEPARTMENT 
FIRE PREVENTION BUREAU 

 
 897 Parsons Road ~ Traverse City, MI 49686  

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

 

 
SITE PLAN REVIEW  

 
ID # M7400                                                                            DATE: 5/12/2023 
 
 
 

1. 505.1 Address identification. 
New and existing buildings shall be provided with approved address identification. The 
address identification shall be legible and placed in a position that is visible from the 
street or road fronting the property. Address identification characters shall contrast with 
their background. Address numbers shall be Arabic numbers or alphabetical letters. 
Numbers shall not be spelled out. Each character shall be not less than 4 inches (102 mm) 
high with a minimum stroke width of 1/2 inch (12.7 mm). Where required by the fire 
code official, address identification shall be provided in additional approved locations to 
facilitate emergency response. Where access is by means of a private road and the 
building cannot be viewed from the public way, a monument, pole or other sign or means 
shall be used to identify the structure. Address identification shall be maintained. 
 

2. 505.2 Street or road signs. 
Streets and roads shall be identified with approved signs. Temporary signs shall be 
installed at each street intersection when construction of new roadways allows passage by 
vehicles. Signs shall be of an approved size, weather resistant and be maintained until 
replaced by permanent signs. 
 
 

3. 503.4 Obstruction of fire apparatus access roads. 
Fire apparatus access roads shall not be obstructed in any manner, including the parking 
of vehicles. The minimum widths and clearances established in Sections 503.2.1 and 
503.2.2 shall be maintained at all times. 
 
Project may proceed with township approval process. 
 
 
 
 
 
 
 
 
 
 

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

From: Steve Barry <sbarry@gtcrc.org>
Sent: Wednesday, May 24, 2023 9:50 AM
To: boyneeng@torchlake.com
Subject: RE: Conceptual Review Birmley Meadows

Carrie, 
 
GTCRC approves of Birley Meadows Development.  Be advised you will need to apply for permits prior to start of work. 
 
Thank you, 
 
 
Steve Barry 
GTCRC Permit and Violations Agent 
231-922-4849 EXT 205 
 
 
 

From: boyneeng@torchlake.com <boyneeng@torchlake.com>  
Sent: Monday, May 8, 2023 11:17 AM 
To: Steve Barry <sbarry@gtcrc.org> 
Cc: Wayne Schoonover <wschoonover@gtcrc.org>; Derek Weichlein <DWeichlein@gtcrc.org> 
Subject: RE: Conceptual Review Birmley Meadows 
 
Steve, 
 
Thank you for the review.  No problem moving the sign.  We can coordinate to locaƟon and installaƟon with you moving 
forward.  Here’s a quick pic of the intersecƟon: 
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The stub maintenance shouldn’t be a problem.  If you agree, we will handle it the same way we discussed for Birmley 
Hills and will provide an agreement for the AssociaƟon to take care of that. 
 
Sheet C2.1 on the plan shows the ditches where Birmley Estates Drive (PVT) comes down to Farmington Drive.  There 
will be check dams in those exisƟng ditches as noted and there are exisƟng basins at the boƩom of the hill originally 
designed to take that water.  We’ve also included some localized infiltraƟon trenches downstream of planned home 
construcƟon on lots 1 and 26 just as an addiƟonal measure.  Did you get a copy of the stormwater control plan with the 
hydrology calculaƟons?  If not, I can email it to you. 
 

 
 
Where Springfield drive comes down to Farmington Drive there are exisƟng ditches also.  There isn’t much area that will 
be contribuƟng to those ditches and there is a planned basin at the top of the hill on the south side of the drive with an 
outlet pipe and stone outlet protecƟon.  There are also exisƟng basins at the intersecƟon that were originally designed 
to take the flow and an addiƟonal infiltraƟon trench on lot 22. 
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Please feel free to give me a call if that doesn’t sufficiently answer your quesƟons or concerns. 
 
Thanks, and have a great day, 
 
Carrie  
 

 

 

CARRIE MAY, PE | OWNER/PRINCIPAL ENGINEER 
BOYNE ENGINEERING AND DESIGN, PLLC 
Direct Phone: 231-499-8361 | E-mail: boyneeng@torchlake.com 
boyneengineering.com 
PO Box 94, Boyne City, MI 49712 

 
 

From: Steve Barry <sbarry@gtcrc.org>  
Sent: Friday, May 5, 2023 11:52 AM 
To: boyneeng@torchlake.com 
Cc: Wayne Schoonover <wschoonover@gtcrc.org>; Derek Weichlein <DWeichlein@gtcrc.org> 
Subject: Conceptual Review Birmley Meadows 
 
Carrie, 
 
GTCRC has completed the Conceptual Review of Birmley Meadows and have the following comments: 
 

 Stop sign to be moved to Farmington Dr not Birmley Estates 
 Private roads that connect to county roads will need to be maintain all stubs. 
 How will water be handled on a 6% slope down to Farmington Dr? 

Thank you, 
 
Steve Barry 
GTCRC Permit and Violations Agent 
231-922-4849 EXT 205 
 



 

 

 

June 12, 2023 
 
Mr. Chuck Korn, Supervisor 
Charter Township of Garfield  
3848 Veterans Drive 
Traverse City, MI 49684 
 
RE:  Birmley Meadows Site Condominium – T&R Investments  

Water Main and Sanitary Sewer Extension, Plan Review 
 GFA No. 23120 
 
Dear Mr. Korn,   
 
We have reviewed the plans for the proposed water and sewer system improvements associated with the 
above referenced project.  The review was based on the current standards adopted by Garfield Township 
in conjunction with the Grand Traverse County Department of Public Works as well as Michigan 
Department of Environmental Quality requirements, Ten State Standards and accepted engineering 
practice for this area.  The plans were prepared by Boyne Engineering & Design dated 4-5-2023. Based 
upon our review on behalf of Garfield Township with respect to utilities, I offer the following comments. 
 
DESCRIPTION OF THE PROPOSED PROJECT 
 
Water System 

The proposed water system extension consists of a scaled quantity of approximately 2,300 linear feet of 
8-inch PVC C900 water main to service the proposed development with one (1) extension. The system 
incorporates three (3) connections that loop back to the water system and provide increased reliability 
to this service area. The development will be served by the Lower Pressure zone of the Birmley District.  
 
Sanitary Sewer System 

The proposed sanitary sewer system extension consists of a scaled quantity of approximately 1,800 
linear feet of 8-inch PVC sanitary sewer and eight (8) manholes to service the proposed development 
extension. The system incorporates two (2) connections to the existing sanitary sewer system. 
 
IMPACT ON THE EXISTING SYSTEM 

Sanitary Sewer System 

The Garfield Township sanitary sewer collection system is divided up into eight (8) distinct service areas, 
designated by name according to the primary trunkline running along the respective road.  In this case 
the proposed developed would be immediately serviced by the Garfield Road Service District.  The 
development proposes to connect to the existing sanitary sewer system at two (2) existing structures; 
MH #571 and MH #567. Sewer flow will follow the gravity sewer system to Birmley Road, and north 
along Garfield Road to Garfield Lift Station No. 1.  The design peak flows for the developments ultimate 
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buildout are estimated to be 25 GPM, however basis of design information was not submitted to 
confirm.  Garfield Lift Station No. 1 was upgraded in 2005 to increase firm capacity to 2,700 gpm.  The 
lift station is currently experiencing peak flows of approximately 1,032 gpm.  Based on our review, the 
existing lift station is capable of handling the anticipated peak flows from the development.  One 
segment of sanitary sewer (8” line between Manhole 565 and 565G) is the restrictive segment and will 
be at or near 60% capacity with full build out at permit flow values.  Sewer review does not account for 
ability to provide basement service and only finish floor.   

Water System 

The Garfield Township water distribution system is divided up into four (4) distinct service districts with 
the limits defined by the existing infrastructure that services the users. In this case the proposed 
developed would be immediately serviced by the Birmley District. The development proposes to 
connect to the Birmley Primary Lower Pressure Zone receiving its supply directly from the City of 
Traverse City’s four (4) million gallon storage tank on LaFranier road. Pressure is supplied by the Birmley 
Estates Elevated Storage Tank and maintained by Booster Station #2 having a rated firm capacity of 
1,440 gpm. This portion of the development proposes to connect to existing water main at three (3) 
locations. All locations are within previously constructed phases of the development. Based upon 
information obtained from the 2011 Water Reliability Study and hydrant test data conducted by GFA, 
operating pressures are range from 45 to 65 psi with an available fire flow of approximately 1,800 gpm 
at 20 psi.  It is estimated that the design maximum domestic demands for the development cannot be 
determined as REU data was not provided, once made available system analysis will be completed and 
determined adequacy of system pressure will be provided.  GFA has requested a recent hydrant test 
report from the DPW and awaiting results.  Finish Floor Elevations are not provided however to comply 
should be at or below 770 and should be provided to review 

 

COMMENTS ON THE PLANS 

General Comments 

1. All design standards and specifications shall comply with the Current Standards adopted by 
Grand Traverse County Sewer and Water Systems (2017).  Copies may be obtained from the 
Grand Traverse County Department of Public Works. 

2. Please ensure all local regulatory permits including Soil Erosion and EGLE NPDES Permits are 
obtained.  Please ensure Township receives copies of issued permits. 

3. Please ensure all easements have been obtained and recorded with the Township prior to final 
acceptance of the utilities  

4. Please ensure the Grand Traverse County DPW and Fire Department has reviewed the proposed 
plans and accepted. 

5. The installation of water main, sewer main, hydrants, valves, and manholes shall not be installed 
within proposed sidewalk, and/or asphalt that would inhibit access by the DPW.  Please ensure 
that there are no obstructions that would prohibit access. If this cannot be complied with, 
please note the DPW is not responsible for any costs associated with replacement of such 
infrastructure such as the landscaping, drives.  
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6. Incorrect hydrant # shown near sta. 5+50, sheet 4.2, shall be updated to reflect:  241 
7. Please also note the following:  In order for a developer to obtain their building permit and 

begin site work all permits must be issued including benefit fee payment to the DPW.  However 
the DPW cannot accept this payment unless the infrastructure is either in place (water / sewer 
main) or a bond is provided by the developer equivalent to 100% of the cost of the 
utility.  Please contact the DPW if you need further clarification, etc. 

8. The applicant / design engineer is responsible to verify and confirm adequate water and sewer 
lead design (size and slope) are adequate to meet demands.   

9. Two (2) benchmarks shall be provided on each utility sheet.   
10. Applicant shall confirm that all water main and lines maintain 18” vertical and 10’ horizontal 

separation from existing and proposed sewer (storm and sanitary) mains and leads.   
11. Water and sewer stubs shall be installed to the limits of the property to facilitate future 

connections and provided on the proposed west road stub.   

Water Main Plan and Profile Comments 

1. Please note that C900 DR 18 is a minimum requirement and  DR 14 is proposed.  
2. Hydrant bonnets should be noted or shown to face the roadway or nearest curb. 
3. Watermain shall maintain minimum of 18” vertical separation from all storm water ditches / 

basins and 10’ horizontal.   
4. Verify distance between proposed hydrant #1249 and existing hydrant #245 is less than 400’ 

separation.  
5. Drawings indicate a total of four (4) hydrants numbered 1246-1249. Our records indicate a total 

of 5 hydrant numbers allocated to Birmley Meadows. Please verify Hydrant numbers 1246-1249 
will be assigned with this project.   

 Sanitary Sewer Plan and Profile Comments 

1. The proposed slope between proposed MH#1826 and proposed MH #1827 is 0.399%. The 
minimum slope required by Ten States Standards for 8” pipe is 0.4% to ensure 2 feet per second.  

2. Manholes in the profile appear to be below/above existing grade in all locations, the manhole 
rim should at or slightly above proposed grade as to not impede on regular maintenance 
activities such as plowing, mowing.  

3. Drawings indicate a total of seven (7) manholes numbered 1825-1831. Our records indicate a 
total of 9 manholes numbers allocated to Birmley Meadows. Please verify manhole numbers 
1825-1831 will be assigned with this project 

COMMENTS ON THE PERMIT APPLICATIONS 

EGLE Part 41 and Act 399 Please provide word document draft of the permit application with items 1 - 
19 filled out.  

1. Technical specifications need to be provided and are available on the GTC DPWs website. Please 
prepare three (3) copies submitted, signed and sealed.   

2. Please provide basis of design for the project. A typical REU usage value 350 GPD/REU and a 
maximum of 4 peaking factor should be applied for sewer and 200 GPD/ REU and a maximum 
peaking factor of 3.0 for water.     
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At this point we expect that the design engineer will be making the above revisions and re-submitting 
the plans and permit applications for a minor second review.  We will provide the subsequent review to 
verify the appropriate revisions have been made.  Assuming the appropriate corrections have been 
made we will make recommendation to the Township for submission of permit application.  At such 
time, four (4) copies of plans and specifications (signed/ sealed) including an Act 399 Permit Application 
will need to be provided for submission.   

We appreciate the opportunity to assist the Township during the approval of this project.  If you have any 
questions, please don’t hesitate to contact me at (231) 946-5874. 
 
Sincerely,  
 

 
 
 
Jennifer Graham, P.E. 
Project Manager 
 
       CC: John Divozzo, Director, GTC DPW  

Carrie May, P.E., Boyne Engineering & Design 
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Steve Hannon

From: boyneeng@torchlake.com
Sent: Wednesday, June 28, 2023 4:02 PM
To: Steve Hannon; zakrajseksteve@gmail.com; Andrew J. Blodgett
Cc: John Sych
Subject: RE: Birmley Meadows - Letter from Resident

Hello Steve, 
As I understand it, the plaƩed lots that front on Mr. Zakrajsek’s property for both Birmley Hills and Birmley Meadows 
currently access their property through exisƟng easements across his property.  These easements will be conƟnued 
when the property is converted into a site condominium.  These plaƩed lots will not be part of the site condominium 
associaƟon.  With regards to maintenance, The County Road Commission is responsible for the roads up to Mr. 
Zakrajsek’s property, but there will be a maintenance agreement put into place with the Road Commission for the new 
associaƟon to plow the porƟon of the county road (stubs) where there is no turn around (such as the one we are 
providing near the water tower in Birmley Hills).  I am copying Andy BlodgeƩ here as he is the aƩorney who is draŌing 
the Site Condominium Documents.  I’d like him to weigh in if I have not adequately explained how the arrangement 
works. 
Thanks, 
Carrie 
 

 

 

CARRIE MAY, PE | OWNER/PRINCIPAL ENGINEER 
BOYNE ENGINEERING AND DESIGN, PLLC 
Direct Phone: 231-499-8361 | E-mail: boyneeng@torchlake.com 
boyneengineering.com 
PO Box 94, Boyne City, MI 49712 

 
 

From: Steve Hannon <shannon@garfield-twp.com>  
Sent: Wednesday, June 28, 2023 2:00 PM 
To: boyneeng@torchlake.com; zakrajseksteve@gmail.com 
Cc: John Sych <jsych@garfield-twp.com> 
Subject: RE: Birmley Meadows - Letter from Resident 
 
Thanks for calling Steve and clarifying a few things.  AŌer taking a look at the leƩer and at the site plan, I think I 
understand what he was asking. 
 
His property fronts along the porƟon of Birmley Estates Drive that is on your site.  Is there an easement that covers the 
exisƟng porƟon of the roadway on your site?  In other words, will his property be part of the site condo or no?  It looks 
like part of the exisƟng public ROW goes onto your site (see below). 
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I looked back at Birmley Hills as well and some of the exisƟng homes in the subdivision also front onto the porƟon of the 
road that is on your site.  Is there an easement that covers the exisƟng porƟon of the roadway there as well? 
 
Before I call him back, let me know how this works so I can tell him the right informaƟon. 
 
Thanks, 
 
Stephen Hannon, AICP 
Deputy Planning Director 
Charter Township of Garfield 
 
3848 Veterans Drive 
Traverse City, MI 49684 
shannon@garfield-twp.com 
(231) 225-3156 
 

From: Steve Hannon  
Sent: Tuesday, June 27, 2023 3:30 PM 
To: boyneeng@torchlake.com; zakrajseksteve@gmail.com 
Cc: John Sych <jsych@garfield-twp.com> 
Subject: Birmley Meadows - Letter from Resident 
 
Hello Carrie and Steve, 
 
I’m forwarding you the aƩached leƩer we received from a resident on Birmley Estates Drive.  He had quesƟons on a few 
items related to construcƟon/maintenance and coordinaƟon of some aspects of the project. 
 
If you could provide responses to his quesƟons back to me, I can call him and relay the informaƟon.  Any informaƟon 
you’d like to say is greatly appreciated. 
 
Thanks, 
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Stephen Hannon, AICP 
Deputy Planning Director 
Charter Township of Garfield 
 
3848 Veterans Drive 
Traverse City, MI 49684 
shannon@garfield-twp.com 
(231) 225-3156 
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Charter Township of Garfield 
Planning Department Report No. 2023-86 

Prepared: July 5, 2023 Pages: 10 
Meeting: July 12, 2023 Planning Commission Attachments: 
Subject: Ridge 45 Phase I-III and Phase IV SUP Amendments – Findings of Fact 
File Nos. SUP-2021-02-B and SUP 2015-01-E 
Parcel Nos. 05-023-026-55, 05-023-025-60, and 05-023-026-45
Applicant: Hammond Investment Properties, LLC 
Agent: Scott Jozwiak/Jozwiak Consulting, Inc. 
Owner: Hammond Investment Properties, LLC 

BRIEF OVERVIEW: 
Phase I-III 

• Location: 1555 Ridge Boulevard, west off LaFranier Road
• Parcel area: 37.8 acres
• Existing land use: multi-family housing
• Existing zoning: R-3 Multi Family Residential
• Existing development: 16 multi-family residential buildings with a total of 400 dwelling units

Phase IV 
• Location: 1532 West Hammond Road, west of LaFranier Road, north of Hammond Road
• Parcel area: 21.85 acres
• Existing land use: undeveloped land
• Existing zoning: R-3 Multi Family Residential
• Proposed development: 7 multi-family residential buildings with a total of 196 dwelling units

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

Phase I-III 

Phase IV 

6d.

http://www.garfield-twp.com/default.aspx
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PURPOSE OF APPLICATION: 
Ridge45 Phase I-IV were developed/approved as follows: 

Ridge45 Multi-family Housing Development Phases I-IV 

Phase Year Approved by 
Planning Commission 

Total Number of 
Apartment Buildings 

Total Number of 
Apartment Units 

I 2015 9 232 
II 2017 3 72 
III 2018 4 96 
IV 2021/2022* 12 204 

Total 28 604 
*Approved as South22 by the Planning Commission in 2021. An Administrative Amendment to South22 was
approved in 2022. Project has not been constructed.

In 2021, the South22 Special Use Permit (now Phase IV) was approved by the Planning Commission for a 
216-unit multi-family housing development. In 2022, an administrative amendment to the Special Use
Permit was approved. As part of the amendment, the number of multi-family units was reduced to 204
based on internal reconfiguration of the floor plans for the three proposed apartment buildings. Initial site
preparation has been underway. The developer wants to combine Phase I-III with Phase IV into one
continuous development. Township Attorney, Scott Howard, determined that combining the two Special
Use Permits into one Special Use Permit is permissible.

The new application for Ridge45 Phase IV proposes seven apartment buildings containing 28 units each 
for a total of 196 dwelling units. Final approval merges all phases into one Report and Decision Order. 

Ridge45 Multi-family Housing Development Phase IV 

Building Type Number of 
Units 

Number of 
Buildings 

Square Feet 
Footprint 

Each 

Total 
Number 
of Units 

Total 
Square 

Feet 
3-story apartment building 28 each 7 11,600 196 81,200 
Maintenance building n/a 1 4,000 n/a 4,000 

Total 196 85,200 

The final configuration of Ridge45 will be as follows: 

Ridge45 Multi-family Housing Development 

Phase Total Number of Apartment 
Buildings Total Number of Apartment Units 

I 9 232 
II 3 72 
III 4 96 
IV 7 196 

Total 23 596 
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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 
this 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. 
 

STAFF COMMENTS FOR PHASE IV: 
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 
 
Building Density 
The proposed multi-family housing development consists of 196 dwelling units on 21.85 acres of land 
resulting in 8.97 units per acre. 
 
Building Types 
Building façade elevations have been provided. Maximum building height in the R-3 District is 3 stories or 
40 feet. Dimensions should be noted, or other documentation provided to ensure that the buildings are in 
conformance. As presented, proposed buildings appear to meet all height requirements. 
 
Maximum lot coverage or the percentage of the lot occupied by a building, including accessory buildings, 
is 35%. At 21.85 acres or 951,786 square feet, proposed lot coverage is 9%.  
 
Proposed new amenities include a dog park and sidewalks. By incorporating this development as Phase IV 
of Ridge45, residents will have access to the existing clubhouse and pool in Ridge45. The Phase IV site 
plan identifies an area that states, “Community space and future area for amenities such as a second 
community building, pool, playground or other needs derived from future capacity constraints at existing 
facilities.” 
 
Setbacks 
The front setback is 25 feet in the R-3 District. Side and rear yards in the R-3 District shall be 20 feet. The 
proposed buildings and structures meet all setback requirements.  
 
Ingress and Egress 
Ingress and egress for the site will be provided from the existing Lloyd Lane to the south and from the 
existing Parkside Boulevard in the Ridge45 development to the north. Lloyd Lane provides access to 
Hammond Road, and Parkside Boulevard provides access to LaFranier Road.  
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Traffic Impact Report 
A traffic impact report shall be required for any major development, special use permit, or site plan under 
the following described conditions: 
 

(1) A proposed rezoning that could generate 150 or more directional trips during the peak hour or at 
least 1,000 more trips per day than the most intensive use that could be developed under existing 
zoning; 

(2) A proposed development that will generate 150 or more directional trips during the peak hour or 
at least 500 trips per day; or 

(3) A proposed development for a 5-acre or larger site; or 
(4) Upon determination by the Director of Planning, or by the Planning Commission, that a report is 

necessary to determine needed road improvements or to determine that unsafe or hazardous 
conditions will not be created by the development as proposed. 

 
The requirements for a traffic impact report may be waived in whole or in part by the Director of Planning, 
or by the Planning Commission, upon a determination that such report is not necessary to determine needed 
road improvements or that no unsafe or hazardous conditions will be created by the development as 
proposed. 
 
The proposed development exceeds 5 acres and is a development expected to generate more than 500 trips 
per day. While a new driveway will be proposed on Lloyd Lane, no new driveways are proposed for 
Hammond or LaFranier Roads. Considering this driveway configuration and design, Staff recommends 
waiving the requirement for a traffic impact report. 
 
Parking and Bicycle Racks 
Parking areas for multiple family dwellings have a minimum parking requirement of 1.5 spaces per 
dwelling unit to a maximum of 2.0 spaces per dwelling unit. With 196 proposed units, a minimum of 294 
parking spaces is required and a maximum of 392 parking spaces are permitted. 385 parking spaces are 
proposed. An additional four parking spaces are provided for the proposed maintenance building for a total 
of 389 parking spaces onsite. Of the proposed multi-family parking spaces, 273 are outdoor surface spaces 
and 112 are indoor garage spaces. 
 
Wherever off-street parking is required, a minimum of two bicycle parking spaces are required. For parking 
areas with greater than twenty-five (25) motor vehicle spaces, bicycle parking shall be provided on a basis 
of two spaces per twenty-five motor vehicle parking spaces. Two bicycle racks are proposed at each of the 
seven apartment buildings for a total of 14 racks. Typical details on the racks should be provided. 
 
Sidewalks 
Sidewalks are proposed on the site. Dimensions and type of construction materials must be provided in 
compliance with Township requirements. 
 
A crosswalk connection to the BATA/TCHC Transit-Oriented Mixed-Use Planned Unit Development 
located on the east side of LaFranier Road is required. Construction of the crosswalk would be shared by 
the applicant and BATA/TCHC. The crosswalk will provide access to the new BATA transfer station 
planned on the east side of LaFranier Road. 
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Wetlands 
Approximately 0.12 acres of wetlands located near LaFranier Road have been delineated and verified by 
the Michigan Department of Environment, Great Lakes, and Energy (EGLE). A 25-foot buffer has been 
provided as required by the Township. 
 
Landscaping 
Landscaping requirements are described by the following for each length of greenspace area (e.g., without 
including ingress and egress drives): 
 

Greenspace 
(Length) Buffer Planting Requirement 

Amount 
Required Amount Provided 

East (1,090 ft.) Type “D” Buffer – ground cover as 
specified in Section 530.J, plus 4 large 
trees, 3 medium or small trees, and 3 
evergreen or coniferous trees per 100 
linear feet of greenspace area, and a 
minimum width of 20 feet. 

44 large trees 
33 med/small trees 
33 evergreens 
20 ft. min width 

44 large trees 
33 med/small trees 
33 evergreens 
20 ft. min width shown 

South (880 ft.) 36 large trees 
27 med/small trees 
27 evergreens 
20 ft. min width 

36 large trees 
27 med/small trees 
27 evergreens 
20 ft. min width shown 

West (632 ft.) Type “C” Buffer – ground cover as 
specified in Section 530.J, plus 3 large 
trees, 3 medium or small tree, and 1 
evergreen or coniferous per 100 linear 
feet of greenspace area, and a minimum 
width of 10 feet. 

18 large trees 
18 med/small trees 
6 evergreens 
10 ft. min width 

19 large trees 
19 med/small trees 
7 evergreens 
10 ft. min width shown 
 

 
A north buffer is not required since the proposed development is a continuation of the Ridge45 
development. An existing landscaping inventory will be taken following site work. At that time, the plan 
will be amended to credit for existing trees. This is a practice that the Township has permitted on other 
sites. 
 
Specific locations of plantings, species, and minimum plant sizes have not been designated on the 
landscaping plan. Per Section 530.F, Plant Material Requirements require a mix of species and minimum 
plant sizes. Showing locations of plantings assures that the minimum number of required plantings has been 
met. The landscaping plan shall note specific locations of plantings, species, and minimum planting sizes. 
 
Lighting 
A photometric plan has been included with the site plan.  The lighting standards of Section 517 of the 
Zoning Ordinance are described by the following: 
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Zoning Ordinance Lighting Standard Subject Site 
A. Applicability – All outdoor lighting shall be 
installed in conformance with the provisions of 
this section.  Certain light fixtures exempt from 
this section include decorative lighting, public 
streetlights, emergency lights, nonconforming 
existing lights, neon, and flag lighting. 
 

Proposed lighting along Lloyd Lane provides 
lighting for the public street and is exempt. 
Approval from the Road Commission may be 
required for the proposed fixture within the right-
of-way. 
 

B. Shielding and Filtration – Lighting fixtures 
shall provide glare free area beyond the property 
line and light shall be confined to the lot from 
which it originates.  All fixtures shall have full cut-
off and shall not direct light upwards.  Light 
sources shall be located, and light poles shall be 
coated, to minimize glare. 
 

A notation regarding shielding has been provided 
on the plan. 

C. Illumination – Average illumination levels shall 
not exceed 3.0 foot-candles for the main parking 
area, 2.0 foot-candles for the peripheral parking 
area, 5.0 foot-candles for the main drive areas, and 
20.0 foot-candles directly below the lighting 
fixture.  Illumination shall also not exceed 1.0 
foot-candles adjoining another nonresidential 
zoning district along a local street or property line.  
Average lighting values ranging from 0.5 to 1.5 
foot-candles are recommended. 
 

Illumination levels exceed for three proposed 
fixtures along Lloyd Lane. However, these lights 
provide public street illumination including the 
driveway entrance, the proposed sidewalk, and 
Lloyd Lane, and are therefore exempt as noted 
above. 

D. Color Temperature – All proposed lamps shall 
emit light measuring 3,500 K or warmer on the 
Kelvin scale. 
 

Based on the plan, the proposed lamps meet this 
requirement. 

E. Prohibitions – Prohibitions include mercury-
vapor or metal halide fixture and lamps, laser 
source lights, searchlights, or any light that does 
not meet shielding and illumination standards. 
 

No prohibited lights are proposed. 

F. Pole Height – All pole-mounted lighting shall 
not exceed the maximum permitted height of the 
zoning district. 
 

Based on the plan, the proposed fixture lighting 
does not exceed the maximum height in the R-3 
District. 

 
Snow Storage 
Snow storage is to be provided at the ratio of ten (10) square feet per one hundred (100) square feet of 
parking area. Snow storage areas have been identified and meet the minimum requirements.  
 
Dumpster Enclosures 
Two dumpster enclosures are proposed. One proposed enclosure is located adjacent to the proposed 
Maintenance Building. The other proposed enclosure is located on Orchard Circle where an existing 
enclosure is located 75 feet to the north. Staff recommends that the proposed enclosure on Orchard Circle 
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be consolidated with the existing enclosure. Details of the construction of the enclosures noted on the site 
plan meet the requirements.  

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 will be 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. 

STAFF COMMENTS FOR PHASE I-III: 
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 

Changes 
No changes are proposed to the Ridge45 Phases I-III multi-family housing development. However, the 
previously required landscaping buffer along the southern parcel line will no longer be required. Also, a 
new Report and Decision Order will be required to acknowledge the merged developments. 

Ridge Boulevard Entrance 
Ridge Boulevard, the primary entrance to Ridge45 Phases I-III needs to be corrected to meet Road 
Commission standards and match the entrance to the Village of LaFranier Woods on the east side of 
LaFranier Road. An approved plan and Road Commission permit has been obtained by the applicant. Any 
amendment to the Ridge45 Phases I-III will include the condition that the Ridge Boulevard entry will be 
completed. 

FINDINGS OF FACT: 
At its June 14, 2023 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 High Density Residential on the Future Land Use map.
• The site is zoned R-3 Multi Family Residential. Multi-family housing is permitted via Special Use

Permit in the R-3 Multi Family Residential district.
• The site will be able to meet all regulations of the R-3 zoning district.

(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: 

• The site is adjacent to other compatible multi-family housing in the LaFranier Hill neighborhood
including the approved Village of LaFranier Woods senior residential community, the existing Oak
Park apartments, and the approved BATA/Traverse City Housing Commission planned unit
development.
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• There are wetlands located on the site. The applicant has obtained a delineation and a natural buffer 
as required has been provided. 
 

(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: 
 

• 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: 
 

• There are wetlands located on the site. The applicant has obtained a delineation and a natural 
buffer as required has been provided. 

• 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. This proposed development will 
coordinate with neighboring developments to gain service for the site. 

• The applicant proposes to manage storm water onsite with three retention basins. 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: 
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• 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 R-3 district. 

• A public hearing was held on June 14, 2023. 
 

(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 Lloyd Lane to the south and Parkside 
Boulevard in the Ridge45 development to the north. Lloyd Lane will provide access to Hammond 
Road. Parkside Boulevard will provide access to LaFranier 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 throughout the site.   
• Pedestrians will be accommodated with new sidewalks along LaFranier and Hammond Roads and 

internally within the site. 
• A new pedestrian crosswalk will be provided at Parkside Boulevard and LaFranier Road to provide 

access to the new transit center being built by BATA on the east side of LaFranier 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 R-3 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 applications SUP-2021-02-B and SUP 2015-01-
E SUP-2021-02, as presented in Planning Department Report 2023-86 and being made a 
part of this motion, BE ADOPTED. 
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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-2021-02-B and SUP 2015-01-E BE APPROVED and 
identified going forward as SUP-2023-05, subject to the following conditions (1-9 as 
indicated in PD 2023-86): 

1. The landscaping plan shall note specific locations of plantings, species, and
minimum planting sizes.

2. Reconstruct the Ridge Boulevard entry in accordance with Road Commission
requirements and prior to any land use permit being issued.

3. Share in the construction of a crosswalk at Parkside Boulevard and LaFranier Road
to provide access to the new BATA transfer station planned on the east side of
LaFranier Road.

4. Waive the requirement for a traffic impact report.
5. Final engineering review and approval by the Township Engineer is required

including all infrastructure and stormwater.
6. All final reviews from agencies with jurisdiction shall be provided prior to any

Land Use Permits being issued.
7. All proposed landscaping and site amenities shall be installed prior to the issuance

of a Certificate of Occupancy.
8. 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
required by the conditions of this approval and indicating compliance with all
provisions of the Zoning Ordinance.

9. 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. Ridge45 Phases I-III Application dated April 10, 2023
2. Ridge45 Phase IV (formerly South22) Application dated April 10, 2023
3. Ridge45 Phases I-III and Phase IV Narrative dated April 11, 2023
4. Ridge45 Phase IV (formerly South22) Written Impact Statement dated April 23, 2023
5. Ridge45 Phases I-IV Site Plan dated June 30, 2023
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Charter Township of Garfield 
Grand Traverse County 

3848 VETERANS DRIVE 
TRAVERSE CITY, MICHIGAN 49684 

PH: (231)941-1620 • FAX: (231) 941-1588 

SPECIAL USE PERMIT (SUP) APPLICATION 

This application must be completed in full. An incomplete or improperly prepared application will not be accepted 
and will result in processing delays. Before submitting an application, it is recommended that you contact the 
Planning and/or Zoning Department to arrange an appointment to discuss your proposed application. Time is often 
saved by these preliminary discussions. For additional information or assistance in completing this development 
application, please contact the Planning Department at (231) 941-1620. 

ACTION REQUESTED 

0 New Special Use Pe�it 
[2J Major Amendment 
□ Minor Amendment
□ Administrative Amendment

PROJECT/ DEVELOPMENT NAME 
IRidge45 Multi-Family Apartment Community (Ridge 45 Phases 1 - 3) 

APPLICANT INFORMATION 

Name: 

Address: 

Phone Number: 

Email: 

AGENT INFORMATION 

Name: 

Address: 

Phone Number: 

Email: 

OWNER INFORMATION 

Name: 

Address: 

Phone Number: 

Email: 

Page 1 of 8 

Midwest MFD - South, LLC 
1435 Fulton, 2nd Floor, Grand Haven, Ml 49417 
616-842-2030
scott@westwind.build

Scott Jozwiak, Jozwiak Consulting 
13300 S. West Bay Shore Dr, Traverse City, Ml 49684 
231-218-1201
scott@jozwiakconsulting.com

Midwest MFD • South, LLC 
1435 Fulton, 2nd Floor, Grand Haven, Ml 49417 
616-842-2030 
scott@westwind.build 

SUP - Farm Date: March 1. 2021 
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Grand Traverse County 

3848 VETERANS DRIVE 
TRAVERSE CITY, MICHIGAN 49684 

PH: (H1)941-1620 • FAX: (231) 941-1588 

SPECIAL USE PERMIT (SUP) APPLICATION 

ASSISTANCE 

This application must be completed in full. An incomplete or improperly prepared application wilt not be accepted 

and will result in processing delays. Before submitting an application, it is recommended that you contact the 

Planning and/or Zoning Department to arrange an appointment to discuss your proposed application. Time is often 

saved by these preliminary discussions. For additional information or assistance in completing this development 

application, please contact the Planning Department at (231) 941-1620. 

ACTION REQUESTED 

D Ne� Special Use Permit 

IZ) Major Amendment 

D Minor Amendment 

D Administrative Amendment 

PROJECT/ DEVELOPMENT NAME 

Name: 

Address: 

Phone Number: 

Email: 

AGENT INFORMATION 

Name: 

Address: 

Phone Number. 

Email: 

OWNER INFORMATION 

Name: 

Address: 

Phone Number. 

Email: 

Page 1 or 8 

Hammond Investment Properties, LLC 

1435 Fulton St., 2nd Floor, Grand Haven, Ml 49417 

616-842-2030

pete@westwind.build

Scott Jozwiak, PE of Jozwiak Consulting, Inc. 

PO Box 5342, Traverse City, Ml 49696 

231-218-1201

scott@jozwiakconsulting.com

Hammond Investment Properties, LLC 

1435 Fulton St., 2nd Floor, Grand Haven, Ml 49417 

616-842-2030

pete@westwind. build

SUP - Form Date: March 1. 2021 

Ridge45 - Phase 4 (formerly South22)
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SOUTH22 APPROVAL CRITERIA 

Indicate, on a separate sheet of paper, how the proposed special use will comply with, meet, or facilitate each of the following 

Approval Criteria from § 423.E of the Zoning Ordinance. The Planning Commission must determine that each of these 

criteria are satisfied in order to grant approval of a Special Use Permit. A special use is permitted only if the applicant 

demonstrates that: 

 
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; 

• Both current Zoning Map and Future Land Use Map indicate this area as a multi-family/high density 

zoning designation.  Currently the R-3 District allows for Multi-family residential, allowing 1 unit / 

4,000 sf.  The Master Plan (Future Land Use Map) allows for High Density Residential, 6-10 units per 

acre. 

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; 

• This proposed development is compatible to all the surrounding uses and characteristics of this area and is 

allowed by Special Land Use.  Surrounding neighborhoods include mobile home park, multi-family 

developments, and proposed BATA transfer station with additional multi-family house proposed.  Further, 

this development will now be combined with Ridge45.  Although it will be under separate special use 

permits, Ridge45 and South22 will operate as a single entity. 

 

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; 

• South22, a multi-family housing development will not create any detrimental impacts.  Traffic is handled 

by internal private drives and entrances onto public rights-of-way are limited to reduce congestion. 

 

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; 

• This development’s intent is to operate in conjunction with Ridge45 and continue to create a community 

that includes  amenities, parking and landscaping to create the sense of neighborhood.  This layout benefits 

the area by eliminating adverse effects to adjacent properties.  Landscaping and screening create a buffer 
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around the development. 

 

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 parcel is generally vacant, open land.  The south end of the property has some established vegetations 

(both deciduous and coniferous trees) and a regulated wetland as identified and delineated by Environment, 

Great Lake and Energy (EGLE).  The proposed layout maintains the wetlands, and maintains a 25’ setback 

from said wetlands.  Some vegetation will be necessary to be removed but the layout has addressed keeping 

as much as possible to provide the scenery and buffering.   

 

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; 

• Permits were acquired for the previous layout.  The proposed amendment will result in a slightly lower 

apartment unit density and therefore result in less impact to all items in this section.  Both sewer and water 

utilities have the capacity for the proposed use.  Drainage will be contained on site. 

 

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; 

• South22 is not detrimental or an endangerment but rather provides the community with much needed 

multi-family housing in an area that has been designated for such a development.   

 

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 continual growth of the Grand Traverse region requires housing of all types, with a high demand in 

multi-family housing options.  South22 provides 196 dwelling units that are similar to Ridge45.  A mix of 

unit sizes are included to offer choices to clients.  This use supports the public interest and welfare greatly. 

 

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; 

• South22 has direct connection to Ridge45, with shared internal drives.  This network allows for sharing the 

main entrances that are already constructed on LaFranier.  The south end of the development fronts on 

Lloyd Lane (public) where a new curb cut is designed to service not only South22 but will provide access to 

Ridge45.  
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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 

• Vehicular drives are interconnected with Ridge45, sized for the amount of traffic and configured to calm 

traffic within the development.  The pedestrian flow follows the same principle- providing connectivity 

between developments and with the sidewalk along the public roads for use to surrounding areas, providing 

safe passage for all users in, through and around the area. 

 

The proposed use shall not impede the orderly development and improvement of surrounding property for uses 

permitted within the zoning district. 

• South22 completes the zoning district with creating a safe multi-family housing community that helps 

meet the needs of the area AND fulfils the intent of the zoning district.   

 
IMPACT ASSESSMENT 
 

South22, a proposed multi-family housing development located in Garfield Township is comprised 7 multi-family 
apartment buildings containing a mx of unit sizes.  All buildings are three stories. Each building will have 28 units for a total 
of 196 dwelling units.  This equates to 10.05 units per acre density (using 19.50 acres net).  This site is adjacent to the Ridge 
45 apartment complex which includes amenities such as a community building, workout facility, pool and playground. 
 
Hammond Investment Properties, LLC, “Hammond Investment Properties,” was formed in December 2018 to develop 
roughly 22 acres of land in Garfield Township. Hammond Investment Properties is owned and operated by the same 
principals as the developers and owners of the Ridge45 (Midwest MFD, LLC) project located just north of the subject 
property.  Sidewalks, roadways, and amenities will connect all Ridge45 phases and the proposed South22 development, 
cultivating a sense of community and visual cohesion between the properties. Planned features in South22 support and 
enhance Ridge45 with a spacious maintenance building and dog park. 
 
Additionally, South22 will provide expansion opportunities for more amenities to be constructed – such as multi-sport 
courts, pool additions, and a community gardens expansion as needs arise.  The continued evolution of the apartment 
industry require us to be able to provide amenities in order to remain competitive with other communities and thus we 
have set aside substantial areas to adapt to these requests.  While apartment communities are necessary, they are a 
competitive business whereby clients seek out certain amenities.  Our desire to lead in this market requires us to be 
constantly looking forward to identifying new or expanded amenity options.  Use of existing amenities in Ridge45 are 
under capacity and therefore can support the additional capacity from South22.  Having adequate green space in the 
South22 development affords the opportunity to adapt to changing needs.  Ideas of pickleball courts, additional 
playground equipment or even the need to construct a second community building and pool are all plausible. 
 
Due to the financial implications, committing to the construction of such amenities should come on a “need” basis so as 
not to incur expenses which are passed through to the customer.  Carrying costs for underutilized facilities have to be 
absorbed somewhere and that is contradictory to keeping rent as low as possible.  We wish to work with township staff as 
future amenities are decided on. 
 
Hammond Investment Properties is requesting a special use major amendment for the updated layout to South22 and to 
join Ridge45 into a common community that shares amenities and operates as a single entity. 
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The plan is for a one phase development, with construction to continue Summer of 2023 with site grading followed by 
utilities and vertical construction commencing upon final permitting.  
 
The southeast corner of the site has a regulated wetland as identified and delineated by Environment, Great Lake and 
Energy (EGLE).    Site work will necessitate removing some of the vegetation to perform site grading but no work is proposed 
in or near the regulated wetlands. 
 
Working with Garfield Township Engineers, it has been determined that the public sanitary sewer and water system have 
capacity for the proposed development as is evident by the previous layout being permitted for both utilities. 
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TYPE A-1

UNIT #16
TYPE A-1

UNIT #15
TYPE A-1

UNIT A (TYPE 'B' ADAPTABLE) - 2BR/1B  (4) TYPE 'B' UNITS

TOTAL   FOUR (4) UNITS

1.)

TOTAL DWELLING UNIT AREA = 4,388 S.F.

BUILDING AREA THIS FLOOR2.)

TOTAL PUBLIC CORRIDOR AREA = 2,134 S.F.

TOTAL BUILDING AREA =11,524 S.F.

UNIT MIX AT THIS FLOOR

REFER TO ENLARGED UNIT FLOOR PLANS ON DRAWINGS A1.2-
A1.6 FOR UNIT DETAILS, WINDOW/DOOR TYPES AND LOCATIONS.

3.)

OVERALL FIRST FLOOR PLAN NOTES

5.)

6.)

7.)

INSULATE ALL PERIMETERS WALLS W/ R-13 KRAFT FACED BATT INSULATION. 

AT ENTRY CORRIDOR AND STAIR WALLS THAT ARE COMMON TO RESIDENTIAL
UNITS PROVIDE A ONE-HOUR RATED WALL ASSEMBLY THAT COMPLIES WITH 
UL U344. REFER TO WALL SCHEDULE AND SECTION MATERIAL KEY ON A1.9

8.)

9.) THE A-1 UNITS ARE TYPE 'B' ACCESSIBLE DWELLING UNIT AS REQUIRED BY SECTION 1107 
OF THE 2015 MBC. ON CERTAIN BUILDINGS THE A-1UNIT IS REPLACED WITH THE A-2 
UNIT, THIS IS NOTED ON THE APPLICABLE PLAN SET. THE A-2 UNITS ARE TYPE 'A' 
ACCESSIBLE DWELLING UNITS AS REQUIRED BY SECTION 1107 OF 2015 MBC.

10.) PROVIDE A 27" HIGH SINGLE LINE GUARDRAIL AT 80" MIN. CLEAR HEIGHT LOCATION.

FIRE EXTINGUISHER AND CABINET NOTED AS "FEC" - PROVIDE A LARSON CABINET 
MODEL #2409-SM WITH AN AMEREX 10 LB ABC, 4A:80B:C FIRE EXTINGUISHER, 
MODEL #B456

SPACE TO BE HEATED W/ ELECTRIC CABINET TYPE-HEATERS - REFER TO 
ELECTRICAL PLANS.

11.)

            DOTTED LINE INDICATES APPROXIMATE PROFILE OF BULKHEAD ABOVE 
BELOW CEILING.  REFER TO STRUCTURAL FOR BEAM SIZE.  MINIMUM HEAD 
CLEARANCE 7'-6" A.F.F.

REFER TO FOUNDATION S1.0 AND ENLARGED CORRIDOR PLANS A1.7 AND A1.8 FOR 
COLUMN LOCATION DIMENSIONS.

12.)

TOTAL GARAGE AREA = 5,002 S.F.

BULKHEAD.  BOTTOM OF BULKHEAD AT 7'-0" A.F.F.  PROVIDE 2x6 KNEE-WALL TYPE 
FRAMING BELOW STRUCTURAL BEAM DOWN TO SPECIFIED HEIGHT.

13.)

4.) ALL DIMENSIONS TO FRAMING UNLESS NOTED OTHERWISE

WALL SCHEDULE

#1.) INDICATS WALL TYPE, REFER TO DRAWING A1.9 FOR WALL TYPE DETAILS

WALL KEY

INDICATES FIRE BARRIER WALL LOCATION.1.)

2.) INDICATES FIRE SEPARATED WALL LOCATION.

INDICATES SHEAR WALL LOCATION. - SEE
STRUCTURAL DRAWINGS FOR DETAILS.

3.)

NOTE: ARCHITECTURAL FINISHED 
FLOOR ELEV. =  100'-0".  THIS IS 
NOT NECESSARILY TIED TO THE 
SITE FINISHED FLOOR ELEVATION.
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1.) UNIT MIX AT THIS FLOOR

BUILDING AREA THIS FLOOR2.)

TOTAL DWELLING UNIT DECK AREA = 782 S.F.

3.)
  INDICATES LOCATION OF 22"x30" ONE-HOUR RATED ATTIC ACCESS HATCH.  MILCOR-UFR OR   
EQUAL ACCESS PANEL IN CEILING OF THIRD FLOOR (ONLY) UNITS, SEE LOCATIONS ABOVE.

*

MAINTAIN ONE-HOUR RATED CEILING AT THIRD FLOOR TRUSSES PER DETAIL 1/A3.1 
AT THIRD FLOOR BALCONIES OF UNITS A, D, AND E.

OVERALL SECOND AND THIRD FLOOR PLAN NOTES

UNIT A - 2BR/1B  (4) UNITS

TOTAL   TWELVE (12) UNITS

TOTAL DWELLING UNIT AREA = 9,939 S.F.
TOTAL PUBLIC CORRIDOR AREA = 1,616 S.F.

TOTAL BUILDING AREA =12,101 S.F. 2ND / 3RD 

UNIT D - STUDIO UNITS
UNIT E - 1BR/1B (2) UNITS

UNIT H - 1BR/1B  (2) UNITS

REFER TO ENLARGED UNIT FLOOR PLANS ON DRAWINGS 
A1.2- A1.6 FOR UNIT DETAILS, WINDOW/DOOR TYPES AND 
LOCATIONS.

5.)

6.)

7.)

             DOTTED LINE INDICATES APPROXIMATE PROFILE OF BULKHEAD/DROPPED BEAM, 
ABOVE BELOW CEILING.  REFER TO STRUCTURAL FOR BEAM SIZE.  MINIMUM HEAD 
CLEARANCE 7'-6" A.F.F.

AT ENTRY CORRIDOR AND STAIR WALLS THAT ARE COMMON TO RESIDENTIAL
UNITS PROVIDE A ONE-HOUR RATED WALL ASSEMBLY THAT COMPLIES WITH UL U344. 
REFER TO WALL SCHEDULE AND SECTION MATERIAL KEY ON A1.9

8.)

9.)

10.)

FIRE EXTINGUISHER AND CABINET NOTED AS "FEC" - PROVIDE A LARSON CABINET 
MODEL #2409-SM WITH AN AMEREX 10 LB ABC, 4A:80B:C FIRE EXTINGUISHER, 
MODEL #B456

PROVIDE THIS DOOR AT BOTH THE SECOND AND THIRD FLOOR.  REFER TO 
ENLARGED STAIR PLANS ON DRAWINGS A1.7 AND A1.8 AND THE DOOR 
SCHEDULE FOR ADDITIONAL DETAIL.

4.) ALL DIMENSIONS TO FRAMING UNLESS NOTED OTHERWISE

WALL SCHEDULE

#1.) INDICATS WALL TYPE, REFER TO DRAWING A1.9 FOR WALL TYPE DETAILS

WALL KEY

INDICATES FIRE BARRIER WALL LOCATION.1.)

2.) INDICATES FIRE SEPARATED WALL LOCATION.

INDICATES SHEAR WALL LOCATION. - SEE
STRUCTURAL DRAWINGS FOR DETAILS.

3.)

commission

date

sheet

This drawing is the sole property of
Oppenhuizen Architects and is not

to be used or reproduced without
their written consent. (C)

101 Washington Ave #301

Grand Haven

Michigan

49417

ph. 616 846 8990

OppenhuizenArchitects
Mark A. Oppenhuizen AIA2

0
2
3
-0

4
-2

1
 8

:4
5
:2

2
 A

M

P
h

a
se

 4
 A

d
d

re
ss

 T
B

D
  

  
  

  
T

ra
ve

rs
e

 C
ity

, 
M

ic
h

ig
a

n

0823

R
id

g
e

 4
5

 −
2

8
 U

n
it

 T
y

p
e

 1
 B

u
il

d
in

g

    A1.1

SCALE:
N

PLAN

1/8" = 1'-0"

OVERALL BUILDING - SECOND & THIRD FLOOR PLAN (28 UNIT BUILDING)

04/21/23 Progress Set



BEDROOM

06

BEDROOM

09

CLO.

07

MECH

08

DINING

02

LIVING

01

KITCHEN

03
BATH

04

LAUNDRY

05

WIC

11
BATH

10

13' - 9"

06
3068

07
(2)2068

1E
3068

01
2668

04
21068

05
3068 11

3068

09
3068

10
21068

LINEN

CONCRETE
PATIO

4
"

8
' -

 0
"

3
 1

/2
"

3
' -

 5
"

3
 1

/2
"

4
' -

 8
"

5
 1

/2
"

1
0
' -

 1
"

5
 1

/2
"

S
LO

PE
1

/8
" 
=

 1
'-0

"

D

W

G

D

H

PANTRY

4
"

6
' -

 1
1
"

3
 1

/2
"

1
2
' -

 0
"

5
 1

/2
"

7
' -

 6
 1

/2
"

5
 1

/2
"

OF PATIO
6" TO EDGE

2

2

1

1

DW

REF

NOTE: PROVIDE 2x4 KNEE 
WALL ON THE DINING 
ROOM SIDE OF CABINETS 
AT KITCHEN

1
0
' -

 6
 1

/2
"

3
 1

/2
"

2
' -

 1
"

3
 1

/2
"

2
' -

 1
0
"

3
 1

/2
"

3
' -

 8
"

3
 1

/2
"

6
' -

 1
1
"

08
(2)2068

5 1/2" 13' - 3 1/2" 4' - 0" 4' - 0" 5 1/2" 5' - 8" 5' - 8" 5 1/2" 5' - 10" 5' - 10" 4"

ELEC.
PANEL

1' - 9"

3 1/2"

3' - 2 1/8" 5' - 0 3/4" 3' - 2 1/8" 6' - 11 1/4"

6
"

5
' -

 1
 1

/4
"

3
 1

/2
"

4
' -

 1
1
 3

/4
"

3
 1

/2
"

9
' -

 0
 1

/2
"

HVAC HWH

8' - 0" 12' - 3" 12' - 0"

OF PATIO
6" TO EDGE

2' - 0" 5 1/2" 13' - 5 1/2" 3 1/2" 2' - 8" 3 1/2" 6' - 2 1/2" 3 1/2" 6' - 1" 3 1/2" 8' - 5" 3 1/2" 4' - 11" 4"

5
 1

/2
"

20 MIN

2" RAD. 
(TYP. 4 COR.) 

1
' -

 6
 3

/8
"

1
' -

 6
 3

/8
"

3
 1

/2
"

3
' -

 6
 3

/4
"

TOWEL BAR

1' - 6 3/8" 1' - 6"3' - 8" 3' - 3"

54"x60" 
CLEAR AREA 

48"X48" 
CLEAR AREA 

CENTERLINE 
OF PARTY 
WALL

CENTERLINE 
OF PARTY 
WALL

48"x60" CLEAR 
AREA AT TUB

TOWEL BAR

1
' -

 1
0
"

2
' -

 1
0
"

2' - 0" 10' - 4 1/2" 5 1/2" 5 1/2" 8' - 2" 3 1/2" 5' - 6"

3 1/2"

5' - 6 1/2" 3 1/2" 11' - 10"

ALIGN

46' - 0"

2' - 10 3/4"

9' - 0 1/2"

11' - 6 3/4"

2

4

4

4

4

4

4

2

2

2

1

10

3

2
2 4

5

3

9

11

11

3

3

12

2
' -

 1
1
 3

/8
"

30" DEEP 
COUNTERTOP

2' - 1 5/8"

2
8
' -

 0
"

NOTE: PROVIDE 2x4 KNEE 
WALL ON THE DINING 
ROOM SIDE OF CABINETS 
AT KITCHEN

LIVING

01

DINING

02

KITCHEN

03

BATH

04

LAUNDRY

05

BATH

10

WIC

11

BEDROOM

09

BEDROOM

06

CLO.

07

MECH

08

08
(2)2068

06
3068

09
3068

10
21068

11
306805

3068

04
21068

1F
3068

01
2668

J

G

D

H

07
(2)2068

DW

PANTRY

REF.

HWH
HVAC

5 1/2" 6' - 5" 6' - 10 1/2" 4' - 0" 4' - 0" 5 1/2" 5' - 8" 5' - 8" 5 1/2" 5' - 10" 5' - 10" 4"

2' - 1 5/8"

2
' -

 0
"

7
' -

 0
"

5
 1

/2
"

9
' -

 0
 1

/2
"

3
 1

/2
"

1
0
' -

 6
 1

/2
"

3
 1

/2
"

2
' -

 1
"

3
 1

/2
"

2
' -

 1
0
"

3
 1

/2
"

3
' -

 8
"

3
 1

/2
"

6
' -

 1
1
"

5
 1

/2
"

7
' -

 6
 1

/2
"

5
 1

/2
"

1
2
' -

 0
"

3
 1

/2
"

6
' -

 1
1
"

4
"

13' - 9" 8' - 0" 12' - 3" 12' - 0"

46' - 0"

5' - 6"
3 1/2"

5' - 6 1/2" 3 1/2"

S
LO

PE
1

/8
" 
=

 1
'-0

"

ELEC.
PANEL

3
 1

/2
"

5
' -

 1
 1

/4
"

6
"

CONCRETE
PATIO

LINEN

11' - 10"2' - 0" 10' - 4 1/2" 5 1/2" 5 1/2" 8' - 2" 3 1/2"

W

D

1
' -

 6
 3

/8
"

1
' -

 6
 3

/8
"

3
 1

/2
"

3
' -

 6
 3

/4
"

1' - 9"

3 1/2"

3' - 2 1/8" 5' - 0 3/4" 3' - 2 1/8" 6' - 11 1/4"

OF PATIO
6" TO EDGE

OF PATIO
6" TO EDGE

2' - 0" 5 1/2" 13' - 5 1/2" 3 1/2" 2' - 8" 3 1/2" 6' - 2 1/2" 3 1/2" 6' - 1" 3 1/2" 8' - 8 1/2" 4' - 11" 4"

1

1

4

2

20 MIN 2" RAD. (TYP. 4 
COR.) 

3' - 3"
CENTERLINE OF 
PARTY WALLCENTERLINE 

OF PARTY 
WALL

3' - 8"

48"x60" CLEAR 
AREA AT TUB

1' - 6 3/8"

FIN

1' - 6"

2
' -

 1
1
 3

/8
"

54"x60" 
CLEAR AREA

48"x48" 
CLEAR 
AREA

TOWEL BAR

TOWEL BAR

1' - 6 3/4"

4
' -

 1
1
 3

/4
"

2
' -

 1
0
"

1
' -

 1
0
"

4
"

8
' -

 0
"

3
 1

/2
"

3
' -

 5
"

3
 1

/2
"

4
' -

 8
"

5
 1

/2
"

2' - 10 3/4"

ALIGN

2
8
' -

 0
"

1
0
' -

 1
"

5
 1

/2
"

2

9' - 0 1/2"

11

3

4

1

3

10 31

3

11

9

4

4

4

4

4

4

4

12

2
22

2
2

2

30" DEEP 
COUNTERTOP

1L
3068

G

J
D

H

DW

REF

PANTRY

LIVING

01

11
3068

10
21068

09
3068

06
3068

07
(2)2068

08
(2)2068

04
21068

05
3068

01
2668

1' - 6 3/8"

BEDROOM

09

BEDROOM

06

DINING

02

KITCHEN

03

BATH

04

LAUNDRY

05

BATH

10

WIC

11

CLO.

07

MECH

08

5
 1

/2
"

1
0
' -

 1
"

5
 1

/2
"

4
' -

 8
"

3
 1

/2
"

3
' -

 5
"

3
 1

/2
"

8
' -

 0
"

4
"

TOWEL BAR

2
' -

 0
"

7
' -

 0
"

5
 1

/2
"

9
' -

 0
 1

/2
"

3
 1

/2
"

4
' -

 1
1
 3

/4
"

3
 1

/2
"

5
' -

 1
 1

/4
"

6
"

6' - 11 1/4" 3' - 2 1/8" 5' - 0 3/4" 3' - 2 1/8"
3 1/2"

1' - 9"

11' - 10" 3 1/2" 5' - 6 1/2"
3 1/2"

5' - 6" 3 1/2" 8' - 2" 5 1/2" 5 1/2" 10' - 4 1/2" 2' - 0"

1
0
' -

 6
 1

/2
"

3
 1

/2
"

2
' -

 1
"

3
 1

/2
"

2
' -

 1
0
"

3
 1

/2
"

3
' -

 8
"

3
 1

/2
"

6
' -

 1
1
"

LINEN

3
' -

 6
 3

/4
"

3
 1

/2
"

1
' -

 6
 3

/8
"

1
' -

 6
 3

/8
"

3' - 3"

4" 5' - 10" 5' - 10" 5 1/2" 5' - 8" 5' - 8" 5 1/2" 4' - 0" 4' - 0" 6' - 10 1/2" 6' - 5" 5 1/2"

12' - 0" 12' - 3" 8' - 0" 13' - 9"

S
LO

PE
1

/8
" 
=

 1
'-0

"

NOTE: PROVIDE 2x4 KNEE 
WALL ON THE DINING 
ROOM SIDE OF CABINETS 
AT KITCHEN

HVACHWH

ELEC.
PANEL

CONCRETE
PATIO

2

2

2' - 1 5/8"

4" 4' - 11" 3 1/2" 8' - 5" 3 1/2" 6' - 1" 3 1/2" 6' - 2 1/2"

3 1/2"

2' - 8" 3 1/2" 13' - 5 1/2" 5 1/2" 2' - 0"

OF PATIO
6" TO EDGE

OF PATIO
6" TO EDGE

20 MIN

1

4
"

6
' -

 1
1
"

3
 1

/2
"

1
2
' -

 0
"

5
 1

/2
"

7
' -

 6
 1

/2
"

5
 1

/2
"

1

2
8
' -

 0
"

2" RAD. (TYP. 4 
COR.) 

TOWEL BAR

3' - 8"
CENTERLINE OF 
PARTY WALL

48"x60" CLEAR 
AREA AT TUB

FIN

1' - 6"

54"x60" 
CLEAR AREA 48"x48" 

CLEAR 
AREA

2
' -

 1
1
 3

/8
"

2
' -

 1
0
"

1
' -

 1
0
"

1' - 6 3/4"

W

D

ALIGN

46' - 0"

2' - 10 3/4"

9

11

3

4

11

3

4

1

3

1
10

9' - 0 1/2"

4

4

4

4

4

3

4

12

30" DEEP 
COUNTERTOP

22
2

1M
3068

H

D

G

W

D

HVAC

HWH

REF.

DW

PANTRY

4" 5' - 10" 5' - 10" 5 1/2" 5' - 8" 5' - 8" 5 1/2" 4' - 0" 4' - 0" 6' - 10 1/2" 6' - 5" 5 1/2"

12' - 0" 12' - 3" 8' - 0" 13' - 9"

46' - 0"

S
LO

PE
1

/8
" 
=

 1
'-0

"

3' - 8"

CONCRETE
PATIO

OF PATIO
6 1/8" TO EDGE

OF PATIO
6" TO EDGE

20 MIN

1

1

2" RAD. (TYP. 4 
COR.) 

11' - 10" 3 1/2" 5' - 6 1/2"

3 1/2"

5' - 6" 3 1/2" 8' - 2" 5 1/2" 5 1/2" 10' - 4 1/2" 2' - 0"

54"x60" 
CLEAR AREA

48"x48" 
CLEAR 
AREA

CENTERLINE OF 
PARTY WALL

TOWEL BAR

ELECT PANEL

TOWEL BAR

1
' -

 1
0
"

2
' -

 1
0
"

4

J

4
"

8
' -

 0
"

3
 1

/2
"

3
' -

 5
"

3
 1

/2
"

4
' -

 8
"

5
 9

/1
6
"

1
0
' -

 1
"

4" 4' - 11" 3 1/2" 8' - 5" 3 1/2" 6' - 1" 3 1/2" 6' - 2 1/2"

3 1/2"

2' - 8" 3 1/2" 13' - 5 1/2" 5 1/2" 2' - 0"

LIVING

01

DINING

02

KITCHEN

03

BATH

04

LAUNDRY

05WIC

11

BATH

10

BEDROOM

09

CLO.

07

MECH

08

BEDROOM

06

9' - 0 1/2"

11
3068

09
3068

05
3068

06
3068

08
(2)2068

07
(2)2068

04
21068

10
21068

01
2668

5
 1

/2
"

7
' -

 6
 1

/2
"

5
 1

/2
"

1
2
' -

 0
"

3
 1

/2
"

6
' -

 1
1
"

1
0
' -

 6
 1

/2
"

3
 1

/2
"

2
' -

 1
"

3
 1

/2
"

2
' -

 1
0
"

3
 1

/2
"

3
' -

 8
" 3
 1

/2
"

6
' -

 1
1
"

6
"

5
' -

 1
 1

/4
"

3
 1

/2
"

4
' -

 1
1
 3

/4
"

3
 1

/2
"

9
' -

 0
 1

/2
"

5
 1

/2
"

7
' -

 0
"

2
' -

 0
"

ALIGN

2' - 1 5/8"

FIN

1' - 6" 1' - 6 3/8"

1
' -

 6
 3

/8
"

1
' -

 6
 3

/8
"

3
 1

/2
"

3
' -

 6
 3

/4
"

2' - 10 3/4"

3' - 3"

NOTE: PROVIDE 2x4 KNEE 
WALL ON THE DINING 
ROOM SIDE OF CABINETS 
AT KITCHEN

2
8
' -

 0
"

5
 1

/2
"

2

6' - 11 1/4" 3' - 2 1/8" 5' - 0 3/4" 3' - 2 1/8"

3 1/2"

1' - 9"

1' - 6 3/4"

2
' -

 1
1
 3

/8
"

4

4

4

4

4

4

4

2
2

2

4

11

3

9

11

3

3

3

1

1 10
LINEN

12

48"x60" CLEAR 
AREA AT TUB

30" DEEP 
COUNTERTOP

WALL SCHEDULE

#1.) INDICATS WALL TYPE, REFER TO DRAWING A1.9 FOR WALL TYPE DETAILS

WALL KEY

INDICATES FIRE BARRIER WALL LOCATION.1.)

2.) INDICATES FIRE SEPARATED WALL LOCATION.

INDICATES SHEAR WALL LOCATION. - SEE
STRUCTURAL DRAWINGS FOR DETAILS.

3.)

commission

date

sheet

This drawing is the sole property of
Oppenhuizen Architects and is not

to be used or reproduced without
their written consent. (C)

101 Washington Ave #301

Grand Haven

Michigan

49417

ph. 616 846 8990

OppenhuizenArchitects
Mark A. Oppenhuizen AIA2

0
2
3
-0

4
-2

1
 8

:4
5
:2

9
 A

M

P
h

a
se

 4
 A

d
d

re
ss

 T
B

D
  

  
  

  
T

ra
ve

rs
e

 C
ity

, 
M

ic
h

ig
a

n

0823

R
id

g
e

 4
5

 −
2

8
 U

n
it

 T
y

p
e

 1
 B

u
il

d
in

g

     A1.2

SCALE: 1/4" = 1'-0"

UNIT A-1 (LEFT REAR) FLOOR PLAN

SCALE: 1/4" = 1'-0"

UNIT A-1 (LEFT FRONT) FLOOR PLAN

SCALE: 1/4" = 1'-0"

UNIT A-1 (RIGHT REAR) FLOOR PLAN

SCALE: 1/4" = 1'-0"

UNIT A-1 (RIGHT FRONT) FLOOR PLAN

LIVING AREA = 1,106 SQ. FT.
PATIO AREA = 73 SQ. FT.

LIVING AREA = 1,106 SQ. FT.
PATIO AREA = 73 SQ. FT.

LIVING AREA = 1,106 SQ. FT.
PATIO AREA = 73 SQ. FT.

LIVING AREA = 1,106 SQ. FT.
PATIO AREA = 73 SQ. FT.

UNIT FLOOR PLAN - KEY NOTES
DESIGNATED WITH A   #   SYMBOL AND CORRELATING NUMBER:

1 PROVIDE SOLID 2x WOOD BLOCKING FOR ALL BATHROOM
ACCESSORIES AND AT DOOR KNOB INTERSECTIONS WITH WALL
LOCATIONS. CENTER TOWEL BAR ON WALL OPENINGS

2 TYPICAL CODE REQUIERED CLEAR AREA SHOWN AS REFERENCE
(TYP.) CENTER 30"x48" ON EACH FIXTURE / APPLIANCE PER BARRIER
FREE CODE REQUIREMENTS.

3 SHELF TYPE, SUPPORTS, AND CLOSET ROD SYSTEM AS SELECTED
BY OWNER.  PROVIDE 2x BLOCKING IN WALL AS REQUIRED FOR
CLOSET SYSTEM INSTALLATION.

4 UNDERMOUNT DOUBLE BOWL STAINLESS STEEL SINK WITH
GOOSENECK FAUCET, SEE PLUMBING.

5 MICROWAVE OVEN WITH HOOD/VENT MOUNTED AT UPPER CABINET
ABOVE RANGE.

9 2x6 STUD FRAMING WITH 1/2" GYPSUM BOARD TO MATCH LENGTH
OF WALL TO CONCEAL FIRE PROTECTION PIPING.

10 RECESSED WASHER CONNECTION BOX AND RECESSED DRYER
VENT BOX

11 PROVIDE ADA COMPLIANT LOW PROFILE THRESHOLD, 1/2" MAX
HEIGHT.

12 DOORS POSITIONED AT CORNERS SHOULD BE A MINIMUM OF 3"
FROM CORNER. (STUD + LAP STUD DIM.)

04/21/23 Progress Set
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Charter Township of Garfield 
Planning Department Report No. 2023-82 

Prepared: July 6, 2023 Pages:  8 
Meeting: July 12, 2023 Planning Commission Attachments: 
Subject: Bish’s RV – Site Plan Review and Access Review 
Applicant: Taylor Eschbach, Kimley-Horn of Michigan, Inc. 
Owner: Brinkerhoff Properties, LLC 
File No. SPR-2023-08 
Parcel No. 05-032-002-10 and 05-032-002-15

BRIEF OVERVIEW: 
• 705 N US 31 South – southwest corner of Meadow Lane Drive and US 31
• Approximately 6.89 acres over two parcels
• Existing RV dealership
• Both parcels zoned as C-G – General Commercial
• Both parcels have a Future Land Use designation of Commercial

BACKGROUND / PURPOSE OF APPLICATION: 
This application is for site plan review of proposed parking lot and site improvements at the existing RV 
dealership, Bish’s RV (formerly TCRV), at 705 N US 31 South at the southwest corner of Meadow Lane 
Drive and US 31.  The applicants have also requested a proposed additional access driveway to Meadow 
Lane Drive.  Vehicle Dealership, with Outdoor Sales is a use permitted with special conditions in the C-G 
district and it would typically be reviewed administratively.  However, because the Planning Commission 
has the authority to review access per Section 512.1.a of the Zoning Ordinance, the Zoning Administrator 
has deferred review of this application to the Planning Commission. 

Zoomed-out aerial view of subject site (north facing up), property lines highlighted in blue 

7a.

http://www.garfield-twp.com/default.aspx
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Zoomed-in aerial view of subject site (north facing up), property lines highlighted in blue 

ACCESS DRIVEWAY REVIEW: 
Per Section 512.1.a of the Zoning Ordinance, the “Planning Commission shall be the reviewing authority 
regarding access for the development of property and shall have the authority to require a reduction in 
current or proposed road access locations and/or require shared access to one (1) or more parcels.” 

The applicants have requested an additional access driveway to Meadow Lane Drive.  In aerial imagery 
shown above, a dirt driveway can be seen to the west of the existing access driveway on to Meadow Lane 
Drive.  Staff have researched prior approvals for this property and are not aware of any approvals for this 
dirt driveway access to Meadow Lane Drive.  In their letter dated July 5, 2023, the applicants stated: 

“The requested access point along Meadow Lane Drive has been located 300 feet west of the 
eastern access point to comply with the spacing requirements listed above. If granted, this access 
point would be only the second point of access along the more than 700 feet of property frontage 
on Meadow Lane Drive. This access point is being requested to improve on-site circulation and 
safety by limiting the area of passenger vehicle and RV overlap in the parking lot. Also, there are 
no existing or proposed access points along US Route 31 so without approval of this secondary 
access point there would only be a single point of access for emergency vehicles and responders 
for an almost 7 acre property. Meadow Lane is a significantly less traveled roadway than US 
Route 31 and therefore would be a much more beneficial location for a secondary access point.” 

According to Section 512.3.a., Qualifying Standards for Additional Access, “Access to land fronting a 
County Road may be permitted to exceed one (1) driveway or road access per existing parcel provided 
that each of the following standards can be met:” 

i. The request is not a result of a self-created issue by current or previous ownership.
ii. The request is not contrary to a previously approved plan or project that limited access to the

parcel.
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iii. Cross-access easements are provided to adjacent properties and all parcels are interconnected 
to achieve the intent of this Section. 

iv. Each additional access is located in such a manner that there is a minimum of 300 feet of 
separation measured from centerline to centerline of current and proposed road access. 

 
Staff offers the following comments regarding the Qualifying Standards for Additional Access: 
 

• As stated above, Staff are not aware of any prior approvals for the dirt driveway to Meadow Lane 
Drive as depicted in the aerial imagery above.  With no prior approvals for an additional access 
driveway, this request could be considered a self-created issue by the property owners. 

• As stated above, Staff are not aware of any prior approvals for the dirt driveway to Meadow Lane 
Drive as depicted in the aerial imagery above.  Based on this information, an additional access 
driveway would appear to be contrary to a previously approved plan for this site. 

• No information has been provided to indicate that any cross-access easements have been provided 
to adjacent properties in accordance with this standard. 

• The proposed additional access appears to be 300 feet from the other access driveway to Meadow 
Lane Drive as measured from centerline to centerline. 

 
SITE DESIGN AND ZONING COMPLIANCE OVERVIEW: 
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 
 
Section 424.F (1) of the Zoning Ordinance indicates an “administrative site plan or site development plan 
shall conform to all provisions of this ordinance and to the following site development standards which 
shall be reflected on the plan:” 
 
Required Information 
Staff sent a completeness review to the applicants on June 26, 2023 and received their response on July 5, 
2023.  Comments on individual items are included throughout this staff report. 
 
Outside Agencies 
The application is subject to additional reviews from several outside agencies, including but not limited to 
Township Engineer, Grand Traverse County Road Commission, and Metro Fire.  An escrow application 
and escrow amount for stormwater review was submitted on June 22, 2023. 
 
Essential Facilities and Services 
The proposed project is an improvement to an existing site.  No adverse impacts are anticipated regarding 
highways, streets, police, fire protection, refuse disposal, or schools compared with the existing site. 
 
Natural Features 
There are no known wetlands or sensitive natural features on this site. 
 
Site Design 
Per Section 424.F (1)(e), “All buildings and structures shall be designed, situated, constructed, operated 
and maintained so as to be harmonious, compatible, and appropriate in appearance, with the existing or 
intended character of the general vicinity. Site design shall minimize adverse effects upon owners and 
occupants of adjacent properties and the neighborhood.” 
 
The proposed changes to the site are the parking lot extension for additional RV storage, the stormwater 
management improvements, pathway, fence, and requested additional access.  Comments on the specific 
aspects of the site design are provided below. 
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Orientation 
The main building entrance appears to face Meadow Lane Drive; no changes to the building are proposed. 
 
Vehicle and Pedestrian Systems 
Vehicular access is currently from an access driveway on Meadow Lane Drive.  A 10-foot-wide multi-use 
non-motorized pathway is proposed along the US 31 frontage which will connect to other pathways in the 
area.  A sidewalk and crosswalk will connect this pathway to the building entrance. 
 
Shared Drives 
Vehicular access is currently from an access driveway on Meadow Lane Drive.  The applicants request an 
additional access driveway as noted above.  No information has been provided to indicate that any cross-
access easements or shared drives have been proposed. 
 
Impervious Surfaces 
The proposal includes an expansion of the impervious surface on the site to accommodate additional RV 
storage areas.  This standard indicates to review that the “amount of impervious surface has been limited 
on the site to the extent practical.”  This standard can be addressed through the provision of landscaping 
as described below and through storm water review as conducted by the Township Engineer. 
 
Master Plan 
The Future Land Use Map identifies the site as Commercial, thus the development does not conflict with 
future land use policies. 
 
ARTICLE 5 – DEVELOPMENT STANDARDS: 
Lots 
This site has frontage along both US 31 and Meadow Lane Drive.  According to Section 510.F., a corner 
lot shall have 2 front setbacks along the roadways and 2 side yard setbacks.  The front yard is defined as a 
yard, extending across the front of the lot between the side lot lines and measured between the front lot 
line and the building line.  The site consists of 2 separate parcels.  Because the proposed development and 
improvements encompass both parcels, these parcels should be merged.  
 
Fences, Outdoor Storage, and Outdoor Display 
Two different types of fencing are proposed.  A 4-foot wrought iron fence will be used along the frontage 
of US 31 and Meadow Lane Drive, and a 6-foot chain link fence around the RV storage areas.  Details of 
these proposed fences are provided on Sheet L2.0. 
 
According to Section 515.C, fence height is limited to 4 feet in the front yard and 7 feet in the side or rear 
yard.  The iron fence along US 31 is proposed to be 4 feet.  The 6-foot chain link fence is appropriate for 
the side or rear yards, but some of the chain link fence is proposed for the front yard areas and should be 
removed. 
 
Section 613.A.(1)(b) indicates that the outdoor storage of inventory is permitted within the side or rear 
yard provided such inventory is appropriately screened from public view by a fence, wall, landscaping, or 
combination thereof, and provided further that no storage may occur within a no-build buffer zone or 
required landscaping area.  The front and side yards are defined by the building line.  The site plan shows 
that some of the outdoor storage is encroaching into the front yard areas and should be relocated to the 
side yards.  Outdoor storage shall be screened in accordance with Section 515.  Chain link fence shall not 
be used in areas in prominent view from a public street (e.g., US 31 and Meadow Lane Drive). 
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Section 613.A.(1)(c) allows for designated areas of product display for large inventory items, including 
RVs, provided that such display area shall not be in a no-build buffer zone or required landscaping area, 
and shall be located to avoid interference with parking lots, vehicular maneuvering lanes, sidewalks, and 
pathways.  Some areas of outdoor display are shown on the site plan along the frontage of both US 31 and 
Meadow Lane Drive. 
 
Dumpster Enclosure 
Details of the dumpster enclosure gate are provided on Sheet L2.0, which will be cedar and conforms to 
the requirement in Section 516.B. for an opaque wood gate.  Details need to be included for the entirety of 
the enclosure to determine if all the standards of Section 516 have been met. 
 
Lighting 
A complete lighting plan, including photometric plan and cut sheets of all the proposed fixtures, shall be 
provided to ensure Section 517 Lighting standards are met. 
 
Pedestrian and Non-Motorized Circulation 
As described above, a 10-foot-wide multi-use non-motorized path is proposed along US 31 which will 
connect to other paths in the area, and a proposed sidewalk and crosswalk will connect this pathway to the 
building entrance. 
 
Landscaping 
Landscaping requirements are described by the following for each length of greenspace area (e.g., without 
including ingress and egress drives) for each lot line and for the parking lot interior area.  Staff comments 
on the proposed landscaping are provided following this table. 
 

Lot Line 
(Length) 

Adjacent 
Land Use 

Buffer Planting 
Requirement 

Amount Required Amount Provided 

East 
(385 ft.) 
 

Arterial Road 
(US 31) 
 

Type “D” Buffer – ground 
cover as specified in Section 
530.J, plus 4 large trees, 3 
medium or small trees, and 3 
evergreen or coniferous trees 
per 100 linear feet of 
greenspace area, and a 
minimum width of 20 feet. 
 

16 large trees 
12 med./small trees 
12 evergreen trees 
20-foot width 

3 large trees 
2 ornamental trees 
5 other trees 
7 evergreen shrubs 
20-foot width 
Wrought-iron fence (4’) 

North 
(605 ft.) 
 

Local Road 
(Meadow 
Lane Drive) 
 

Type “C” Buffer – ground 
cover as specified in Section 
530.J, plus 3 large trees, 3 
medium or small trees, and 1 
evergreen or coniferous tree 
per 100 linear feet of 
greenspace area, and a 
minimum width of 10 feet. 
 

19 large trees 
19 med./small trees 
7 evergreen trees 
10-foot width 

3 large trees 
7 ornamental trees 
2 other trees 
20-foot width 

West 
(665 ft.) 
 

Commercial Type “B” Buffer – ground 
cover as specified in Section 
530.J, plus 2 large trees, 1 
medium or small trees, and 4 
shrubs per 100 linear feet of 
greenspace area, and a 
minimum width of 10 feet. 
 

14 large trees 
7 med./small trees 
27 shrubs 
10-foot width 
 

7 large trees 
7 ornamental trees 
5 other trees 
25 shrubs 
10-foot width 
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Lot Line 
(Length) 

Adjacent 
Land Use 

Buffer Planting 
Requirement 

Amount Required Amount Provided 

South 
(910 ft.) 
 

Type “B” Buffer – ground 
cover as specified in Section 
530.J, plus 2 large trees, 1 
medium or small trees, and 4 
shrubs per 100 linear feet of 
greenspace area, and a 
minimum width of 10 feet. 
 

19 large trees 
10 med./small trees 
37 shrubs 
10-foot width 
 

8 large trees 
9 ornamental trees 
11 other trees 
39 shrubs 
10-foot width 
 

 
• The proposed landscaping along the west and south buffers are slightly under the requirements.  

Adjustments can be made to these to meet the requirements. 
• The proposed landscaping along the east and north buffers are under the requirements.  In their 

response letter, the applicants indicated the following: 
o “Due to site restraints along both the North and East by utilities, easements, and 

hardscape, Buffer Type “D” and Buffer Type “C” are not able to be met. Canopy Trees 
have been incorporated at a spacing no greater than 35’, Ornamental Trees have been 
incorporated between Canopy Trees where feasible. Evergreen Trees have not been 
provided due to proximity to pedestrian and vehicular areas, for safety.” 

According to Section 530.C., when “a building or parking lot is enlarged, the requirements of 
greenspace apply on an incremental basis such that landscaping shall be required in the same 
proportion that the enlarged building area or off-street parking area has to the existing 
development (e.g., a 10 percent increase requires 10 percent of the required landscaping).”  The 
proposed improvements are primarily an expanded parking lot area including an outdoor storage 
area.  The applicant should provide calculation for the existing paved area and new paved area to 
determine the percent enlargement in paved area, and thus the incremental landscaping required. 

• Existing vegetation can be used for credit towards landscaping requirements per Section 530.L, 
however information is needed on existing sizes to determine how much credit may be granted. 

• The minimum planting size standards of Table 530.F. need to be met, including a 2-inch caliper 
for canopy trees and 6 feet height for evergreen trees. 

• Only two of the proposed plant species are listed as native species in the ISN Planting Guidelines.  
The applicant should consult with the Invasive Species Network / Grand Traverse Conservation 
District on whether the other proposed species are acceptable for planting. 

 
Parking, Loading, and Snow Storage 
The parking requirements for “Automotive sales and service establishments” are described in Table 5-47 
of the Zoning Ordinance and are described as follows: 
 

• Minimum: 1 per 400 square feet of floor area of the sales room 
• Maximum: 1 per 200 square feet of floor area of the sales room + 1 per auto service stall 

 
The site plan indicates 6,529 square feet of sales floor area and 4 RV service stalls.  Thus, the minimum 
parking required is 17 spaces with a maximum of 37 spaces.  There are 8 parking spaces shown near the 
building and 39 spaces in the northwest corner of the site for a total of 47 parking spaces.  In the response 
letter, the applicants indicated the following: 
 

“The resulting maximum parking count using the calculation above is 37 parking spaces. Based 
on operational data from other Bish’s RV locations, they applicant is proposing 47 passenger 
vehicle parking spaces to meet their needs for both customers and staff parking. For the 
purposes of this calculation, only the interior sales area has been included; however, a much 
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larger sales area exists outside of the building. Due to the size of the RVs and the sales season 
so heavy weighted towards summer months, a larger percentage of sales activities happen 
outside the building than a typical car dealership. The increase in passenger vehicle parking is 
needed to accommodate this summer sales peak.” 

 
Per Section 551.C.(2)(b), the Planning Commission may allow for an applicant to exceed the maximum 
number of spaces permitted provided the additional spaces are constructed of pervious pavement, pavers 
or similar material.  The site plan does not show any pervious pavement proposed. 
 
Per Section 522.C, bicycle parking is required at the ratio of 2 bicycle spaces for every 25 motor vehicle 
spaces.  Four bike parking spaces are provided, and details are included on Sheet C6.0. 
 
Per Section 551.E.(6), a ratio of 10 square feet of snow storage is required per 100 square feet of parking 
area.  The site plan indicates a total paving area of 222,800 square feet, required snow storage of 22,280 
square feet, and provided snow storage of 23,000 square feet.  Some of the proposed snow storage area is 
the storm water retention area.  The Township Engineer is reviewing the storm water management for the 
site and can comment on the proposed snow storage in the storm water retention basin. 
 
The site plan states that the building has 12,489 square feet of gross floor area.  Per Section 552, 1 small 
loading space measuring at least 10 feet by 20 feet is required and is shown near the dumpster enclosure. 
 
Signs 
Signs require sign permit review and are not approved under the site plan review process.  A note should 
be added to the site plan indicating that “Signs are subject to sign permit review.” 
 
SUPPLEMENTAL USE REGULATIONS – OUTDOOR SALES: 
According to Section 762.A of the Zoning Ordinance, the sale of automobiles, trailers, boats, and similar 
large items may be permitted provided the following conditions can be met: 
 
(1) The property has at least one property line on a major thoroughfare. 

 
The site has a property line on US 31, a major thoroughfare. 
 

(2) Access is limited to one (1) driveway approach to any public street and shall comply with Grand 
Traverse County Road Commission or MDOT requirements. 

 
The existing access driveway is on Meadow Lane Drive.  Access driveways to Meadow Lane Drive 
require review and approval by the Grand Traverse County Road Commission. 
 

(3) No driveway or curb cut shall be located closer than 10 feet to an adjoining property. 
 
None of the proposed access driveways are within 10 feet of an adjoining property. 
 

(4) The property has an approved commercial retail business and structure located on the property that 
meets the standards of the Ordinance. 
 
The outdoor sales use is tied to an existing retail use. 
 

(5) The sales area shall be paved and adequately maintained so as to provide a smooth dustless surface. 
 
The applicants are proposing paving an additional area as part of an expanded RV sales lot. 
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(6) All development standards of Article 5 can be met.

Please see the above section of this letter for comments on Article 5 standards.

RECOMMENDATION: 
The applicants have requested additional access to Meadow Lane Drive.  Based on the review provided in 
this letter, the following motion is suggested for consideration by the Planning Commission: 

MOTION THAT the request for additional access to Meadow Lane Drive, as described in 
application SPR-2023-08 submitted by Taylor Eschbach of Kimley-Horn of Michigan, Inc., 
BE DENIED based on a review of the request against the requirements of Section 512.1.a 
of the Garfield Township Zoning Ordinance, as described in Planning Department Report 
2023-82. 

There are several items that need to be addressed on the site plan.  The following motion is suggested for 
consideration by the Planning Commission 

MOTION THAT application SPR-2023-08, submitted by Taylor Eschbach of Kimley-Horn 
of Michigan, Inc., BE TABLED to allow the applicants to address the outstanding items in 
Planning Department Report 2023-82. 

Additional information deemed necessary by the Planning Commission should be added to this motion. 

Attachments: 
1. Site Plan Review Application dated June 6, 2023.
2. Planning Commission Memorandum dated June 8, 2023.
3. Completeness Review Response Letter dated July 5, 2023
4. Final Engineering and Landscape Plans dated July 5, 2023.
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kimley-horn.com 1000 Town Center, Suite 1900, Southfield, MI 48075 630 487 5550

PLANNING COMMISSION MEMORANDUM

To: Garfield Township

From: Taylor Eschbach, Project Manager
Kimley-Horn of Michigan, Inc

Date: June 8, 2023

Re: Proposed Bish’s RV Site Improvements
705 US-31
Traverse City, MI 49685

Introduction
Kimley-Horn of Michigan, Inc., serves as the engineering consultant for Bish’s RV. They are
proposing to construct parking lot improvements and an additional access to Meadow Lane Drive.
The sitework includes demolition, grading, paving, fence installation, and landscape improvements.
Applications with the Grand Traverse Metro Fire Department and Grand Traverse County Soil
Erosions and Sedimentation Control are currently under review.

Existing Conditions
The existing site at 705 US-31 consists of two parcels. The northerly parcel is currently used as an
RV sales lot with a singular one-story building serving as the business center. There is an asphalt
driveway along Meadow Lane Drive approximately 180 feet from the middle of the US-31 and
Meadow Lane Drive intersection. There is also a secondary gravel access that was installed by a
previous owner at some point during the early 2000’s. In current conditions, there are RV’s parked
beyond the limits of the paved lot in the gravel/dirt field to the west.

Proposed Conditions
Bish’s RV is proposing parking lot improvements that consist of extending the asphalt parking lot
further west and into the southern parcel as well. Along with the addition of the pavement, we are
proposing to install the required stormwater improvements and infiltration basin to handle the
additional impervious surface. The basin has been designed to infiltrate all the runoff into the ground.
A fence is proposed to enclose the entirety of the sales and service sections of the parking lot. An
additional asphalt driveway is being proposed to Meadow Lane Drive as the existing gravel access is
to be removed.



July 5, 2023

Charter Township of Garfield
Planning Commission
3848 Veterans Drive
Traverse City, MI 49684

Attention: Stephen Hannon, AICP

Re: Application for Site Plan Review – Bish’s RV
705 N US-31 South, Traverse City, MI 49685
Parcel #05-032-002-10 and Parcel #05-032-002-15
Completeness Review Letter

Dear Mr. Hannon,

We are in receipt of your completeness review comments dated June 26, 2023, for the Bish’s
RV Site Improvements. Below is a summary of the actions taken in response to the comments:

1. The review of the request for additional access to Meadow Lane Drive is subject to the
Township Zoning Ordinance – Section 512 Access Management and Restrictions, 3.a.
Qualifying Standards for Additional Access which states that “Access to land fronting a
County Road may be permitted to exceed one (1) driveway or road access per existing
parcel provided that each of the following standards can be met:”

· The request is not a result of a self-created issue by current or previous ownership.
· The request is not contrary to a previously approved plan or project that limited

access to the parcel.
· Cross-access easements are provided to adjacent properties and all parcels are

interconnected to achieve the intent of this Section.
· Each additional access is located in such a manner that there is a minimum of

300 feet of separation measured from centerline to centerline of current and
proposed road access.

Given these standards, if the applicant has any information beyond that included in the
application for the Planning Commission to consider regarding the request for additional
access, please provide such information as part of the application.

Response: The requested access point along Meadow Lane Drive has been
located 300 feet west of the eastern access point to comply with the spacing
requirements listed above. If granted, this access point would be only the second
point of access along the more than 700 feet of property frontage on Meadow Lane
Drive. This access point is being requested to improve on-site circulation and
safety by limiting the area of passenger vehicle and RV overlap in the parking lot.
Also, there are no existing or proposed access points along US Route 31 so
without approval of this secondary access point there would only be a single point
of access for emergency vehicles and responders for an almost 7 acre property.
Meadow Lane is a significantly less traveled roadway than US Route 31 and
therefore would be a much more beneficial location for a secondary access point.



2. Please provide typical details of proposed site elements to determine if the following
standards of the Zoning Ordinance are met:

· Fences (Section 515 – Fences and Walls)
· Dumpster enclosure and gate (Section 516 – Dumpster Enclosures)

Response: The requested details have been added to sheet L2.0.

3. A complete lighting plan, including photometric plan and cut sheets of all proposed
fixtures, shall be provided to ensure Section 517 Lighting standards are met.

Response: A photometric plan and cut sheets are currently being prepared by the
architect and will be provided as soon as possible.

4. Per Section 522.B, “For safety purposes, sidewalks shall be constructed within the
interior of the development to link buildings with other destinations, such as, but not limited
to, parking, adjoining streets, mailboxes, trash disposal, adjoining sidewalks or
greenways, and on-site amenities…” The site plan shows a proposed trail along US 31.
A sidewalk / crosswalk connection shall be provided from the building entrance to this
trail.

Response: An ADA compliant route has been added connecting the main building
entrance to the proposed trail at the intersection of Meadow Lane Drive and US-31
to provide pedestrian access to the building. Refer to sheet C2.0.

5. Landscaping requirements are in Section 531.C. Required plantings are as follows:

Direction Adjacent Land
Use

Planting Required

East Arterial Road Type “D” Buffer – ground cover as specified in Section
530.J, plus 4 large trees, 3 medium or small trees,
and 3 evergreen or coniferous trees per 100 linear
feet of greenspace area, and a minimum width of 20
feet.

North Local Road Type “C” Buffer – ground cover as specified in Section
530.J, plus 3 large trees, 3 medium or small trees,
and 1 evergreen or coniferous tree per 100 linear feet
of greenspace area, and a minimum width of 10 feet.

West
and
South

Commercial Type “B” Buffer – ground cover as specified in Section
530.J, plus 2 large trees, 1 medium or small tree, and
4 shrubs per 100 linear feet of greenspace area, and a
minimum width of 10 feet.



Staff offers the following comments:

· Please provide proposed landscaping for the north and east buffers. Existing
vegetation can be credited towards the landscaping requirements according to
Section 530.L, but please provide information on existing sizes to determine how
much credit may be granted.

Response: Vegetative buffer has been added to the North and East perimeters
of the site. Due to site restraints along both the North and East by utilities,
easements, and hardscape, Buffer Type “D” and Buffer Type “C” are not able
to be met. Canopy Trees have been incorporated at a spacing no greater than
35’, Ornamental Trees have been incorporated between Canopy Trees where
feasible. Evergreen Trees have not been provided due to proximity to
pedestrian and vehicular areas, for safety.

· Please provide the landscaping requirement calculations for each buffer and how the
proposed landscaping will meet these requirements. Please also indicate where
these buffers are applied. For example, the entire perimeter of the site from the
southwest corner of the retention pond to the southern point of the US 31 frontage
may be included as part of the south buffer.

Response: Landscape Code Calculations have been added to Sheet L1.0 with
applicable Buffer requirements. The East Buffer area runs along the East
property line from the corner of Meadow Lane Drive and US-31, South to the
adjacent property. The South Buffer runs from the Southeast corner of the site
to the adjacent property at US-31 down to the Southwest corner of the site. The
West Buffer runs the entire length of the Western side of the site up to Meadow
Lane Drive. The North Buffer runs the entire length of the site adjacent to
Meadow Lane Drive to the East corner at US-31.

6. Parking requirements for “Automotive sales and service establishments” are listed in
Table 5-47 of the Zoning Ordinance and are described as follows:

· Minimum: 1 per 400 square feet of floor area of the sales room
· Maximum: 1 per 200 square feet of floor area of the sales room + 1 per auto service

stall

Please indicate the floor area of the existing sales room(s) and any auto service stalls as
part of the parking calculations to determine if parking requirements of the Zoning
Ordinance have been met. Also, please provide information pertaining to the standards
for Bicycle Parking (Section 522.C), Snow Storage (Section 551.E.(6)), and Loading
(Section 552).



Response: The sales area and RV service stalls within the existing building
have been added to the Parking Summary table on sheet C2.0. The resulting
maximum parking count using the calculation above is 37 parking spaces.
Based on operational data from other Bish’s RV locations, they applicant is
proposing 47 passenger vehicle parking spaces to meet their needs for both
customers and staff parking. For the purposes of this calculation, only the
interior sales area has been included; however, a much larger sales area exists
outside of the building. Due to the size of the RVs and the sales season so
heavy weighted towards summer months, a larger percentage of sales activities
happen outside the building than a typical car dealership. The increase in
passenger vehicle parking is needed to accommodate this summer sales peak.

4 bicycle parking spaces have been added to the front of the building to comply
with the requirement.

The limits of proposed snow storage area has been shown in plan view and
table format on sheet C2.0.

One loading space is required based on the gross floor area, which is now
called out to be located in front of the dumpster enclosure on the north side of
the existing building.

We hope that our responses adequately address your comments. If you have any questions or
require any additional information, please contact me to 630-487-3392 or
taylor.eschbach@kimley-horn.com.

Sincerely,

Taylor Eschbach, P.E.
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TYPICAL HANDICAP STRIPING
N.T.S. ACCESSIBLE PARKING SYMBOL

N.T.S.

STANDARD SIGN BASE
N.T.S.

TRAFFIC FLOW ARROW
N.T.S.
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STANDARD DUTY
ASPHALT PAVEMENT SECTION

N.T.S.

ACCESSIBLE PARKING SIGNAGE
N.T.S.

RESERVED
PARKING

$250 FINE

VAN
ACCESSIBLE

MULTI-USE PATH
ASPHALT PAVEMENT SECTION

N.T.S.

ASPHALT BUTT JOINT
N.T.S.

BIKE RACK
N.T.S.

CONCRETE SIDEWALK
N.T.S.
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PROPERTY LINE, TYP.

NO MOW SEED TO LIMITS
OF DISTURBANCE, TYP.

CM11 STONE MULCH EDGE, TYP.

SHORTGRASS PRAIRIE
SEED MIX, TYP.

EXISTING TREE TO REMAIN, TYP.

CM11 STONE
MULCH, TYP.

TURF SEED, TYP.

NO MOW SEED, TYP.

EXTEND CM11 STONE MULCH 12" PAST
FENCE FOR MAINTENANCE EDGE, TYP.

LANDSCAPE BED EDGE, TYP.

EXISTING TREE TO REMAIN, TYP.

4' WROUGHT IRON FENCE, TYP.

6' CHAIN LINK FENCE, TYP.

6' CHAIN LINK FENCE, TYP.

4' WROUGHT IRON FENCE, TYP.

TRASH ENCLOSURE WITH 6'
BOARD-ON-BOARD FENCE

TREES CODE QTY BOTANICAL / COMMON NAME CONT CAL SIZE

AA 10 ACER RUBRUM 'JFS-KW78' / ARMSTRONG GOLD® MAPLE B & B 1.5" CAL. MIN

AA2 10 ACER FREEMANII `AUTUMN BLAZE` / AUTUMN BLAZE MAPLE B & B 1.5" CAL. MIN

TB 11 TILIA AMERICANA `BOULEVARD` / BOULEVARD LINDEN B & B 1.5" CAL. MIN

TE 7 TILIA CORDATA 'ERECTA' / COLUMNAR LITTLELEAF LINDEN B & B 1.5" CAL. MIN

ZS 7 ZELKOVA SERRATA / SAWLEAF ZELKOVA B & B 1.5" CAL. MIN

ORNAMENTAL TREES CODE QTY BOTANICAL / COMMON NAME CONT CAL SIZE

AA3 10 AMELANCHIER CANADENSIS `AUTUMN BRILLIANCE` / AUTUMN BRILLIANCE SERVICEBERRY B & B MULTI-TRUNK 5` HT MIN

CE 8 CERCIS CANADENSIS / EASTERN REDBUD MULTI-TRUNK B & B MULTI-TRUNK 5` HT MIN

MS 7 MAGNOLIA STELLATA / STAR MAGNOLIA B & B 1.5" CAL. MIN SINGLE STEM

SHRUBS CODE QTY BOTANICAL / COMMON NAME CONT SPACING SIZE

HB 20 HYDRANGEA MACROPHYLLA 'BLUSHING BRIDE' / ENDLESS SUMMER® BLUSHING BRIDE HYDRANGEA 3 GAL 24" HT MIN

HL 28 HYDRANGEA PANICULATA `LITTLE QUICK FIRE` / LITTLE QUICK FIRE HYDRANGEA 3 GAL 24" HT MIN

EVERGREEN SHRUBS CODE QTY BOTANICAL / COMMON NAME CONT SPACING SIZE

TT 23 TAXUS X MEDIA `TAUNTONII` / TAUNTON YEW 5 GAL 24" HT MIN

GROUND COVERS CODE QTY BOTANICAL / COMMON NAME

ME 20,184 SF CM11 STONE MULCH

ME2 25,898 SF NO MOW SEED MIX

SGP 10,890 SF SHORTGRASS PRAIRIE SEED MIX

TS 23,114 SF TURF SEED

PLANT SCHEDULE
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LANDSCAPE NOTES
NTS

1. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR INSTALLING MATERIALS AND PLANTS
SHOWN ON THE LANDSCAPE PLAN. THE CONTRACTOR IS RESPONSIBLE FOR THE COST TO REPAIR
UTILITIES, ADJACENT LANDSCAPE, PUBLIC AND PRIVATE PROPERTY THAT IS DAMAGED BY THE
CONTRACTOR OR THEIR SUBCONTRACTOR'S OPERATIONS DURING INSTALLATION OR DURING THE
SPECIFIED MAINTENANCE PERIOD.  CALL FOR UTILITY LOCATIONS PRIOR TO ANY EXCAVATION.

2. THE CONTRACTOR SHALL REPORT ANY DISCREPANCY IN PLAN VS. FIELD CONDITIONS IMMEDIATELY TO
THE LANDSCAPE ARCHITECT, PRIOR TO CONTINUING WITH THAT PORTION OF WORK.

3. NO PLANTING WILL BE INSTALLED UNTIL ALL GRADING AND CONSTRUCTION HAS BEEN COMPLETED IN
THE IMMEDIATE AREA.

4. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR OF ANY OF THEIR TRENCHES OR
EXCAVATIONS THAT SETTLE.

5. ALL PLANTS TO BE SPECIMEN GRADE, WELL BRANCHED, HEALTHY, FULL, PRE-INOCULATED AND
FERTILIZED. PLANTS SHALL BE FREE FROM DISEASE, PESTS, WOUNDS, AND SCARS. PLANTS SHALL BE
FREE FROM NOTICEABLE GAPS, HOLES, OR DEFORMITIES. PLANTS SHALL BE FREE FROM BROKEN OR
DEAD BRANCHES. TRUNKS WILL BE WRAPPED IF NECESSARY TO PREVENT SUN SCALD AND INSECT
DAMAGE. THE LANDSCAPE CONTRACTOR SHALL REMOVE THE WRAP AT THE PROPER TIME AS PART OF
THIS CONTRACT.

6. THE OWNER'S REPRESENTATIVE MAY REJECT ANY PLANT MATERIALS THAT ARE DISEASED, DEFORMED,
OR OTHERWISE NOT EXHIBITING SUPERIOR QUALITY.

7. ALL NURSERY STOCK SHALL BE GUARANTEED, BY THE CONTRACTOR, FOR ONE YEAR FROM DATE OF
FINAL INSPECTION. THE GUARANTEE BEGINS ON THE DATE OF THE LANDSCAPE ARCHITECT'S OR
OWNERS WRITTEN ACCEPTANCE OF THE INITIAL PLANTING. REPLACEMENT PLANT MATERIAL SHALL HAVE
A ONE YEAR GUARANTEE COMMENCING UPON PLANTING.

8. PLANTS TO MEET AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1-2014 OR MOST CURRENT
VERSION) REQUIREMENTS FOR SIZE AND TYPE SPECIFIED.

9. PRUNE PLANTS AS NECESSARY- PER STANDARD NURSERY PRACTICE AND TO CORRECT POOR
BRANCHING OF EXISTING AND PROPOSED TREES.

10. TOPSOIL SHALL BE PROVIDED AND GRADED BY THE GENERAL  CONTRACTOR UP TO 6 INCHES BELOW
FINISHED GRADE IN TURF AREAS AND 18 INCHES IN PLANTING AREAS.

11. PLANTING AREA TOPSOIL SHALL BE AMENDED WITH 25%  SPHAGNUM  PEATMOSS, 5%  HUMUS AND 70%
PULVERIZED SOIL FOR ALL NON TURF SEED MIX AREAS, SHRUB, ORNAMENTAL GRASS, PERENNIAL AND
ANNUAL BEDS.

12. SEED/SOD LIMIT LINES ARE APPROXIMATE.  CONTRACTOR SHALL SEED/SOD ALL AREAS WHICH ARE
DISTURBED BY GRADING WITH THE SPECIFIED SEED/SOD MIXES.

13. EDGING TO BE A SPADED EDGE UNLESS INDICATED OTHERWISE ON THE PLANS. SPADED EDGE TO
PROVIDE V-SHAPED DEPTH AND WIDTH TO CREATE SEPARATION BETWEEN MULCH AND GRASS. A
SPADED BED EDGE SHALL SEPARATE MULCH BEDS FROM TURF OR SEEDED AREAS. A SPADED EDGE IS
NOT REQUIRED ALONG CURBED EDGES.

14. CONTRACTOR SHALL INSTALL SHREDDED HARDWOOD MULCH AT A 3" DEPTH TO ALL TREES, SHRUB,
PERENNIAL, AND GROUNDCOVER AREAS. TREES PLACED IN AREA COVERED BY TURF SHALL RECEIVE A 4
FT WIDE MAXIMUM TREE RING WITH 3" DEPTH SHREDDED HARDWOOD MULCH.

15. INSTALLATION OF TREES WITHIN PARKWAYS SHALL BE COORDINATED IN THE FIELD WITH LOCATIONS OF
UNDERGROUND UTILITIES.  TREES SHALL NOT BE LOCATED CLOSER THAN 5' FROM UNDERGROUND
UTILITY LINES AND NO CLOSER THAN 10' FROM UTILITY STRUCTURES.

16. DO NOT DISTURB THE EXISTING PAVING, LIGHTING, OR LANDSCAPING THAT EXISTS ADJACENT TO THE
SITE UNLESS OTHERWISE NOTED ON PLAN.

17. ALL DISTURBED AREAS TO BE SODDED OR SEEDED, UNLESS OTHERWISE NOTED. SOD/SEED SHALL BE
LOCAL HARDY TURF GRASS MIX UNLESS, OTHERWISE NOTED.

18. PLANT QUANTITIES SHOWN ARE FOR THE CONVENIENCE OF THE OWNER AND JURISDICTIONAL REVIEW
AGENCIES. THE CONTRACTOR IS RESPONSIBLE FOR VERIFYING ALL PLANT QUANTITIES AS DRAWN.

19. THE CONTINUED MAINTENANCE OF ALL REQUIRED LANDSCAPING SHALL BE THE RESPONSIBILITY OF THE
OWNER OF THE PROPERTY ON WHICH SAID MATERIALS ARE REQUIRED. ALL PLANT MATERIALS
REQUIRED BY THIS SECTION SHALL BE MAINTAINED AS LIVING VEGETATION AND SHALL BE PROMPTLY
REPLACED IF THE PLANT MATERIAL HAS DIED PRIOR TO FINAL ACCEPTANCE. PLANTING AREAS SHALL BE
KEPT FREE OF TRASH, LITTER, AND WEEDS AT ALL TIMES.

1

1. INSPECT TREE FOR DAMAGED BRANCHES, APPLY
CORRECTIVE PRUNING.

2. SET ROOT BALL ON UNEXCAVATED OR TAMPED SOIL. TOP
OF ROOTBALL SHALL BE TWO INCHES ABOVE
SURROUNDING GRADE WITH BURLAP AND WIRE BASKET
INTACT.

3. REMOVE WIRE BASKET AND BURLAP DOWN FOUR TO SIX
INCHES BELOW TOP OF ROOT BALL. REMOVE ALL TWINE
AND (IF USED), SYNTHETIC MATERIAL. REMOVE OR
CORRECT GIRDLING ROOTS.

4. TAMP EXCAVATED SOIL AROUND BASE OF ROOTBALL.
5. BACKFILL REMAINDER EXCAVATED SOIL TAMPED LIGHTLY.

HIGH CLAY OR POOR SOIL SHALL RECEIVE SOIL
AMENDMENT PER LANDSCAPE NOTES.

6. WATER THOROUGHLY WITHIN TWO HOURS USING 10 TO 15
GALLONS OF WATER.

7. APPLY MULCH IN EVEN LAYER, KEEPING AWAY FROM
ROOT FLARE.

8. FINAL LOCATION OF TREE TO BE APPROVED BY OWNER.

NOTES:

2X ROOT BALL WIDTH

SHREDDED HARDWOOD MULCH

EXCAVATED BACKFILL

SUBGRADE

TAMPED BACKFILL

TREE PLANTING
NTS

2

1. APPLY CORRECTIVE PRUNING.
2. SET ROOT BALL OR CONTAINER ON UNEXCAVATED OR TAMPED SOIL. TOP OF

ROOTBALL (CONTAINER) SHALL BE ONE INCH ABOVE SURROUNDING GRADE.
FOR LARGER SHRUBS WITHIN PLANTING BED DIG A DEEPER PIT ONLY FOR
THOSE SHRUBS.

3. REMOVE BURLAP FROM TOP HALF THE LENGTH OF ROOTBALL. TWINE AND (IF
USED) SYNTHETIC MATERIAL SHALL BE REMOVED FROM PLANTING BED. FOR
CONTAINER GROWN SHRUBS, REMOVE CONTAINER AND LOOSEN ROOTS
PRIOR TO INSTALLATION.

4. REMOVE OR CORRECT GIRDLING ROOTS.
5. PLUMB AND BACKFILL WITH AMENDED SOIL PER LANDSCAPE NOTES. WATER

THOROUGHLY WITHIN TWO HOURS.
6. APPLY MULCH IN EVEN LAYER, KEEPING AWAY FROM ROOT FLARE. MULCH

LIMITS FOR SHRUBS EXTEND TO ALL LIMITS OF PLANTING BED, SEE PLANS
FOR BED LAYOUTS.

NOTES:

SHREDDED
HARDWOOD MULCH

AMENDED SOIL

SUBGRADE

MINIMUM 6" BEYOND ROOT BALL

SHRUB PLANTING
NTS

3
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1'-0"

PERIMETER FENCE STONE MULCH BED
3/4"  1'-0"Ԁ

1'-0"

3" DEPTH CM11 STONE MULCH ALONG
BOTH SIDES OF PERIMETER FENCE.

SPADED EDGE

ADJACENT SOIL

MULCH TO FENCE POST AND
UNDER BOTTOM RAIL.

PERIMETER FENCE

4

FG

POST, 2"    X 16GA

END BRACKET, BX102

4' WROUGHT IRON FENCE
3/4"  1'-0"Ԁ

3 34", TYP.

4" TYP.

POST CAP

PICKET, 34"     X 16GA

3 - 1 12" x 12" x 18" RAILS

3" MIN.

CONCRETE FOOTING, TYP.

NOTES:
1. TYPICAL FENCE DETAIL. REFER TO MANUFACTURERS SPECIFICATIONS.
2. POST SIZE VARIES BY FENCE HEIGHT AND WIND LOAD.
3. CONCRETE FOOTING VARIES BASED ON LOCAL SOIL CONDITIONS.
4. ALL POSTS, RAILS, AND PICKETS TO BE POWDER COATED SATIN BLACK.
5. HARDWARE TO BE STAINLESS STEEL.

42" MIN.

8'-0", TYP.

4'-0"

4" MAX.

5

6` CHAINLINK FENCE
3/4"  1'-0"Ԁ

VARIES, SEE PLANS. 8' MAX.

6'-0"

FG

TERMINAL DOME CAP

RAIL END

TERMINAL POST

TENSION BAND

TENSION BAR

FENCE POST

WIRE TIE

FENCE POST FOOTING BOTTOM RAIL

TOP RAIL

NOTES:
1. CHAINLINK FABRIC SHALL BE GALVANIZED STEEL.
2. ALL POSTS, RAILS, AND FITTINGS SHALL BE STAINLESS STEEL.
3. REFER TO MANUFACTURERS SPECIFICATIONS FOR DETAILS.
4. SEE PLANS FOR GATE LOCATIONS

6

1'' CHAMFER

POSTS 8' O.C.

6'
-5

"

2'
' G

APREAR FRONT

12''

3'
-6

"M
IN

1"x6" CEDAR PICKET

2"x4" BOTTOM RAIL
CONCRETE
FOOTING

4"X4" CEDAR POST

2"X4" TOP RAIL

4"X4" CEDAR POST

2"X4" RAIL (TYP.)

1"X6" CEDAR PICKET

2"X4" BOTTOM RAIL

6' BOARD-ON-BOARD SCREEN FENCE (DUMPSTER ENCLOSURE)
1/2"  1'-0"Ԁ

7
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