
CHARTER TOWNSHIP OF GARFIELD 
PLANNING COMMISSION MEETING  

Wednesday, May 10, 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 – April 26, 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 2023-48 – Planning Department Monthly Report – May 2023



 

 

 
6. Unfinished Business 

a. PD 2023-50 – Oleson PUD Major Amendment – Public Hearing 
b. PD 2023-51 – Hickory Forest and Hickory Meadows Rezoning – Findings of Fact 
c. PD 2023-52 – Pine Grove Homes Special Use Permit – Findings of Fact 
d. PD 2023-53 – Ligon Bed and Breakfast SUP Major Amendment – Findings of Fact 
e. PD 2023-54 – TC Christian School ELC Special Use Permit – Expiration of Application 
 

7. New Business 
a. PD 2023-55 – Birmley Meadows Site Condominium – Introduction 
b. PD 2023-56 – Ridge 45 Phase I-III and Phase IV (South 22) SUP Amendments – Intro 
c. PD 2023-57 – Nicolet Bank Landscaping – Site Plan Review 
 

8. Public Comment 
 

9. Other Business 
 

10. Items for Next Agenda – May 24, 2023 
a. Master Plan Update – Community Engagement and Outreach 
b. Master Plan Update – Transportation and Infrastructure 
 

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 

April 26, 2023 

Call Meeting to Order:   Chair Racine called the April 26, 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, Joe Robertson, John Racine, and 
Robert Fudge  

Absent and Excused: Chris DeGood 

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)
Fudge moved and Agostinelli seconded to approve the agenda as presented

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

3. Minutes (7:02)
a. April 12, 2023 Regular Meeting

McManus moved and Robertson seconded to approve the April 12, 2023
Regular Meeting minutes as presented.

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

4. Correspondence (7:02)
A letter from Watershed Center commented on the Master Plan draft; a letter
from Mr. Ward regarding the Ligon Bed and Breakfast was also received.  Racine
stated that the letter from Mr. Ward should be acknowledged.

5. Reports (7:03)
Township Board Report
Agostinelli stated that that she attended recent MTA meetings and one session
pertained to solar power and it was suggested that a detailed ordinance should
be in place in townships.  Sych explained the ordinances that were in place in the
township.
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 Planning Commissioners 
i. Zoning Board of Appeals  

Fudge had no report. 
ii. Parks and Recreation Commission  

Hannon said that the Parks Commission presented the idea of 
working with the Northern Michigan Mountain Biking Association 
(NMMBA) for a fundraising 501c3 for the Commons Natural Area 
trail design.  The Parks Commission is also addressing policies for 
special events proposed to take place in the parks. 

iii. Joint Planning Commission  
McManus stated that the Joint Planning Commission dealt with the 
rehabilitation of an accessory building into a long term rental, 
reviewed the design update for the Commons Natural Area, looked 
at a higher fence around the Community Garden, and studied a 
preliminary draft of the infrastructure assessment.   

  
Staff Report 

Sych is a member of the Airport Zoning Board which established a zoning 
ordinance for airport property. MDOT Aeronautics was present to discuss 
airspace zoning and the land around the airport. 
Hannon explained that he was at a GIS conference all day which 
concentrated on mapping and signage in the area.  Hannon went on to 
state that the conference was a good networking opportunity.  

   
6. Unfinished Business  

None 
 

7. New Business  
a. PD 2023-45 Master Plan Update – Natural Resources and Parks and 

Trails (7:17) 
 Sych explained that staff is starting on the draft of the Master Plan.  

Chapters will have a brief introduction and then outline goals and 
objectives.  More detailed information will be included in the appendix.  
Sych reviewed the Natural Resources chapter with Planning 
Commissioners and reviewed the goals and objectives laid out in this 
chapter.  Commissioners also studied maps detailing the natural 
resources in the township.  Staff will speak to the Township Assessor to 
see where any P.A. 116 farmland agreements are in the Township. Sych 
reviewed the Parks and Trails chapter with Commissioners.  
Commissioners commented on the chapter and asked questions 
pertaining to how the newly adopted Parks and Recreation plan would be 
incorporated into the master plan.  Sych also stated that the proposed trail 
plan will be shared with TART for collaboration purposes.   
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b. PD 2023-46 – Master Plan Update – Community Engagement and
Outreach (8:12)
A summary of the township’s survey, compiled in October of 2022, will be
included in the Master Plan.  Additional community engagement will be
part of the Master Plan update process in 2023. The Planning
Commission has discussed potentially doing “pop-up” style events later
this year to help gather feedback from people where they are already
congregating, and to help provide awareness of the Master Plan update
process. A pop-up event would involve Township Staff and other
interested officials having a table at a community gathering location to
gather feedback on specific land use issues. People can offer their input at
their convenience. Potential locations for pop-up events include the dog
park at Silver Lake Recreation Area, Meijer, Oryana West, Lucky Jack’s,
and Boardman River Nature Center. Commissioners discussed the best
ways to gain community input and talked about what types of public input
was needed and where events should be scheduled.  Commissioners also
discussed sending invitations to certain groups of people to gain some
input that was targeted towards a certain objective.

8. Public Comment (8:36)
None 

9. Other Business (8:36)
None

10. Items for Next Agenda – May 10, 2023 (8:37)
a. Oleson PUD Major Amendment – Public Hearing
b. Hickory Forest and Hickory Meadows Rezoning – Findings of Fact
c. Pine Grove Homes Special Use Permit – Findings of Fact
d. Ligon Bed and Breakfast Special Use Permit Major Amendment –

Findings of Fact
e. Birmley Meadows Site Condominium - Introduction
e. Ridge 45 Phase I-III Ridge 45 Phase IV (South 22) SUP Amendments –

Intro
f. Nicolet Bank Landscaping – Site Plan Review

11. Adjournment
Fudge moved to adjourn the meeting at 8:41pm.

____________________________ 
Joe Robertson, Secretary 
Garfield Township Planning Commission 
3848 Veterans Drive 
Traverse City, MI  49684 
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Charter Township of Garfield 
Planning Department Report No. 2023-48 

Prepared: May 2, 2023 Pages:  2 
Meeting: May 9, 2023 Township Board Attachments: 
Subject: Planning Department Monthly Report for May 2023 

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: The application was introduced at the Planning Commission meeting on 4/12/2023.  A

public hearing was scheduled for the 5/10/2023 Planning Commission meeting.

Hickory Forest / Hickory Meadows – Zoning Map Amendment (Rezoning) 
• Location: Portions on Barney Road, East Traverse Highway (M-72), and Randolph Street
• Development Description: Proposed rezoning of properties to P-R Park-Recreation zoning district
• Status: A public hearing was held at the 4/12/2023 Planning Commission meeting. Findings of fact

will be considered at the 5/10/2023 Planning Commission meeting.

Pine Grove Homes – Special Use Permit 
• Location: 4030 Meadow Lane Drive, at intersection of Meadow Lane Drive and US 31 South
• Development Description: Proposed site for mobile home sales (sale of prefabricated structures)
• Status: A public hearing was held at the 4/12/2023 Planning Commission meeting. Findings of fact

will be considered at the 5/10/2023 Planning Commission meeting.

Ligon Bed and Breakfast – Special Use Permit Amendment 
• Location: 5876 Hainey Lane, near the intersection of Gray Road and Cedar Run Road
• Development Description: Proposed expansion of existing bed and breakfast operation
• Status: A public hearing was held at the 4/12/2023 Planning Commission meeting. Findings of fact

will be considered at the 5/10/2023 Planning Commission meeting.

Ridge45 – Phase I-III Multi-Family Housing Special Use Permit Amendment and 
Ridge45 – Phase IV (South 22) 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.

• Status: Introduction of major amendments to combine the two Special Use Permits into one Special
Use Permit for all four phases at the 5/10/2023 Planning Commission meeting.

5c.
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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: The application will be introduced at the Planning Commission meeting on 5/10/2023 

 
PLANNING: 
Other Planning Department activities include the following: 
 

• For its April study session, the Planning Commission focused on reviewing goals and objectives 
for Natural Resources (including Water Quality, Energy, and Agricultural Land) and Parks and 
Trails to be included in the new Master Plan. The Planning Commission also discussed additional 
community engagement and outreach for the Master Plan process. For the May study session, the 
Planning Commission will review goals and objectives for Transportation and Infrastructure.  
 

• Staff continues to facilitate the mountain biking subcommittee of the Parks and Recreation 
Commission to help guide implementation of the mountain biking portion of the Commons Natural 
Area Design Plan. Park Staff are coordinating a volunteer worker bee while Planning Staff is 
working on a process with the Northern Michigan Mountain Bike Association to facilitate 
fundraising for construction of mountain bike features in accordance with the Plan. 
 

• The Planning Director represents the Township on the Northwest Regional Airport 
Authority/Cherry Capital Airport Zoning Board. The Zoning Board recently received a presentation 
by MDOT Aeronautics on establishing an airport zoning ordinance in accordance with the 
Michigan Airport Zoning Act, Public Act 23 of 1950. 

 
 
STAFF: 
John Sych, AICP, Planning Director  Stephen Hannon, AICP, Deputy Planning Director 
Email: jsych@garfield-twp.com   Email: shannon@garfield-twp.com 
Direct Line: (231) 225-3155   Direct Line: (231) 225-3156 
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Charter Township of Garfield 
Planning Department Report No. 2023-50 

Prepared: May 3, 2023 Pages:  3 
Meeting: May 10, 2023 Planning Commission Attachments: 
Subject: Oleson PUD Major Amendment – Public Hearing 
Applicant: Brad Oleson, Oleson’s Food Stores 
Owner: G.D.O. Investments
Agent: Brad Oleson, Oleson’s Food Stores 
File No. SUP-1997-06-F 
Parcel No. 05-009-001-00

PURPOSE OF APPLICATION: 
Approved in 1997, the Oleson Planned Unit Development (PUD) is a commercial development, including 
a grocery store, offices, restaurant, service establishments, and a car wash.  A request to amend the PUD is 
being considered according to Section 423.G of the Zoning Ordinance. By incorporating a residential use, 
Staff has determined that this amendment constitutes a major amendment which requires a public hearing, 
Planning Commission review and recommendation, and Township Board approval. The applicant proposes 
converting 6,960 square feet of second-floor office space into six apartments. There are to be five three-
bedroom units and one two-bedroom unit. A revised floor plan is to be submitted by the applicant.  

SUBJECT PROPERTY: 
The PUD is located at the corner of North Long Lake and Cedar Run Roads and comprises 21.15 acres of 
land. 

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

6a.
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Enlarged portion of aerial image of the subject property:  

 
 
SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:  
Since the proposed amendment is a conversion of an office into multi-family residential and no building 
construction will be occurring, most requirements are currently met by the current development. However, 
staff does offer the following comments regarding site design and compliance with the Zoning Ordinance 
related to the new residential use: 
 
Written Consent: 
With an application to amend an approved PUD, the application shall include written consent to the 
application by the owner(s) of at least sixty (60) percent of approved development sites or land area within 
the planned development. In this case, there is only one owner, and it is the owner making the application. 
Therefore, written consent is not applicable. 
 
Useable Open Space 
By incorporating in residential uses, the review criteria for a PUD requires useable open space. Section 
426.A(4) of the Zoning Ordinance states that a “Planned Unit Development shall be designed to incorporate 
a minimum of 20% useable open space to supplement the residents of the PUD and/or Garfield Township. 
These areas are anticipated to provide recreational opportunities such as parks, trails, playgrounds, and 
other similar opportunities.” 
 
To meet this requirement, Staff recommends incorporating the TART Traverse Ridge trail located on the 
west side of the site by providing access to residents. Access could be accomplished by extending the 
existing sidewalk along North Long Lake Road for the landscaped area and then establishing a trail from 
that point to the Traverse Ridge trailhead. In addition, establish a trail from the trailhead along Cedar Run 
Road to a newly constructed sidewalk for the landscaped area to the existing sidewalk at the corner of Cedar 

Proposed second floor apartments 
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Run and North Long Lake Roads. The use of the area where the Traverse Ridge trail is approximately 7 
acres or 33% of the total parcel. Furthermore, the sidewalks provide additional access to the Grand Traverse 
Commons. These improvements would fulfil this requirement. 
 
After further review of the Staff recommended trail configuration by TART Trails, the current layout as 
proposed by the applicant is recommended. TART indicated that the slope along Cedar Run Road and the 
wetlands in that area do not make it ideal to provide a trail connection. However, TART did recommend 
that the proposed wood chip trail near the northwest corner of the parking lot be altered to follow the 
contours of the steep hillside. 
 
Vehicular Parking: 
Based on the following analysis, the demand for parking and the required parking will be less with the 
conversion from office to multi-family residential. 
 

• Current use: Office 
o Minimum required spaces: 1 for each two hundred (200) square feet of floor area 
o Maximum required spaces: 1 for each one hundred (150) square feet of floor area 
o 6,960 square feet of office requires a minimum of 35 spaces and a maximum 46 spaces 

 
• Proposed use: Multi-family dwellings 

o Minimum required spaces: 1.5 per dwelling unit 
o Maximum required spaces: 2.0 per dwelling unit 
o Six proposed dwelling units requires a minimum of 9 spaces and a maximum of 12 spaces 

 
RECOMMENDATION:  
The purpose of this item being placed on tonight’s agenda is to hold a public hearing on the major 
amendment application. If, following the public hearing, the Planning Commission is prepared to direct 
Staff to draft Findings of Fact for the application, then the following motion is offered for consideration: 
 

MOTION TO direct Staff to prepare Findings of Fact for application SUP-1997-06-F for 
consideration at the June 14, 2023 Regular Meeting of the Planning Commission subject 
to the alteration of the proposed trail near the northwest corner of the parking lot. 
 

Any additional information deemed necessary by the Planning Commission should be added to the 
motion. 
  
Attachments: 

1. Project narrative received February 9, 2023 
2. 11” X 17” floor plan provided by applicant dated April 7, 2023 
3. 11” X 17” site plan provided by applicant received April 3, 2023 
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Charter Township of Garfield 
Planning Department Report No. 2023-51 

Prepared: May 3, 2023 Pages:  7 
Meeting: May 10, 2023 Planning Commission Attachments: 
Subject: Hickory Properties P-R Rezoning – Findings of Fact 
File No.: Z-2023-01
Parcel No.: #05-005-050-10, #05-004-003-60, #05-005-034-10, and #05-005-034-20 
Applicant: City of Traverse City & Charter Township of Garfield Recreational Authority 
Agent: Grand Traverse Regional Land Conservancy 
Owner: Bercal Properties LLC 

PURPOSE OF APPLICATION: 
The applicant requested rezoning the “Hickory Forest” parcel (#05-005-050-10) from the A-Agricultural 
district to the P-R Park and Recreation district via the Zoning Map Amendment process, without restriction.  
Upon review by Staff, it was suggested to include the three “Hickory Meadows” parcels to create consistent 
zoning of parkland in this area.  These four parcels total 179.03 acres, and are listed below with their current 
zoning classifications: 

Parcel No. Current Use Acres Current Zoning 
05-005-050-10 Hickory Forest 71.33 A-Agricultural
05-004-003-60 Hickory Meadows 69.79 R-1 One-Family Residential
05-005-034-10 Hickory Meadows 37.47 R-1 One-Family Residential
05-005-034-20 Hickory Meadows 0.44 R-1 One-Family Residential

SUBJECT PROPERTIES: 
Three of the subject parcels constitute the Hickory Meadows parkland, and one is the site of Hickory Forest, 
which is in the process of becoming parkland.  All these parcels either are or will be managed by the City 
of Traverse City & Charter Township of Garfield Recreational Authority (Joint Recreational Authority).  

Zoomed-out aerial view of the subject properties (highlighted in blue); the area to the left is the Hickory 
Forest parcel and the area to the right is the three Hickory Meadows parcels  

6b.

http://www.garfield-twp.com/default.aspx
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Zoomed-in aerial view of the subject property (highlighted in blue); the area to the left is the Hickory Forest 
parcel and the area to the right is the three Hickory Meadows parcels 

 
 
The application was introduced at the March 8, 2023 regular meeting of the Planning Commission, at which 
time Commissioners set a public hearing on the application for their April 12, 2023 regular meeting.  After 
the public hearing, the Planning Commission directed Staff to prepare Findings of Fact for the application.  
The Findings of Fact are being considered at the May 10, 2023 Planning Commission regular meeting. 
 
MASTER PLAN CONSIDERATIONS: 
A key factor in considering rezoning requests is whether the request is consistent with the Master Plan.  In 
this case, the Future Land Use Map shows the Hickory Forest parcel with the designation of “Agricultural 
/ Rural Land” and the three parcels constituting Hickory Meadows with the designation of “Recreational.”  
The “Agricultural / Rural Land” designation is intended “to provide areas for agricultural operations and 
low intensity land uses in the outlying areas of the Township.”  The “Recreational” designation “indicates 
areas suitable for active and passive recreation, and which are already owned by a municipality or other 
governmental entity. This classification is not intended to identify future properties which may be acquired 
as the parkland system grows, but rather to protect and preserve existing parks and sensitive natural areas.” 
 

Surrounding Properties Surrounding Future Land Use Designations 
West of Hickory Forest parcel Agricultural / Rural Land 
Between Hickory Forest and 
Hickory Meadows 

Agricultural / Rural Land (primarily) 
Recreational (Hickory Hills) 

East of Hickory Meadows parcels Low Density Residential (primarily along Incochee Road) 
City of Traverse City 

To the north Elmwood Township 
To the south Low Density Residential 

 
The most compatible zoning districts for the “Agricultural / Rural Land” future land use designation are the 
A-Agricultural and R-R Rural Residential districts, with R-1 One-Family Residential also being potentially 
compatible.  The proposed P-R zoning district for the Hickory Forest parcel does not match the future land 
use designation; however, several other factors also need to be considered as described below.  The most 
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compatible zoning district for the “Recreational” designation is the P-R Park and Recreation district.  The 
proposed P-R zoning district for the Hickory Meadows parcels matches their future land use designation.  
An excerpt from the Zoning Plan for the P-R zoning designation is provided below. 
 
Location and classification of subject property on Future Land Use Map (“FLUM”): 

 
 
Excerpt from Zoning Plan matching proposed P-R zoning for the subject property: 

Master Plan Designation 
 

Recreational (Master Plan designation for the Hickory Forest site is Agricultural / Rural 
Land)  

[Requested] Zoning 
 

P-R Park and Recreation 

Zoning Ordinance District 
Intent 
 

The P-R (Park and Recreation) districts provide areas for passive and active recreational 
facilities which are owned or operated by a municipality or other governmental entity. 

Potentially Compatible 
District 
 

A-Agricultural or R-R Rural Residential 

Considerations for 
Downzoning (Less Density) 
 

This district reflects publically owned lands and would not support a rezoning to any other 
district. 

Considerations for 
Upzoning (More Density) 
 

Properties that are owned by another municipality and not actively being used for recreation 
or recreational support services may be considered for a rezoning at the municipality’s 
request. A request to rezone should only be considered for a district that is compatible with 
the recreational use, such as Agricultural. 
 

 
ZONING FOR SUBJECT SITE AND SURROUNDING SITES: 
The zoning for the existing Hickory Forest site is A-Agricultural, shown below in light green.  The zoning 
for the existing three Hickory Meadows parcels is R-1 One-Family Residential, shown below in yellow. 
 
 

Low Density Residential 

Agricultural / Rural Land 

Recreational 
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Zoning for surrounding sites is as follows: 
Surrounding Properties Surrounding Zoning 
West of Hickory Forest parcel A – Agricultural and R-1 – One-Family Residential 
Between Hickory Forest and 
Hickory Meadows 

P-R – Park-Recreation (Hickory Hills) 
R-R – Rural Residential (portion of Morgan Farms PUD and 
two “landlocked” parcels between Hickory Hills & Hickory 
Meadows); A – Agricultural (all other parcels) 

East of Hickory Meadows parcels R-1 – One-Family Residential, R-R – Rural Residential, and 
City of Traverse City 

To the north Elmwood Township 
To the south A – Agricultural south of Hickory Forest and Hickory Hills 

R-1 – One-Family Residential south of Hickory Meadows 
 
Zoning classifications for subject site and surrounding sites: 

 
 
USES OF SUBJECT SITE AND SURROUNDING SITES: 
Three of the subject parcels constitute the Hickory Meadows parkland, and one is the site of Hickory Forest, 
which is in the process of becoming parkland.  Uses of the surrounding sites are as follows: 
 

Surrounding Properties Surrounding Uses 
West of Hickory Forest parcel Residential, Bay Meadows golf course, Ritter’s senior living 
Between Hickory Forest and 
Hickory Meadows 

Hickory Hills Recreation Area, portion of the Morgan Farms 
PUD, Zimmerman Landscaping, and residential 

East of Hickory Meadows parcels Residential in Garfield Township and City of Traverse City 
To the north Residential and vacant/unbuilt land in Elmwood Township 
To the south Residential and vacant/unbuilt land 

 

A - Agricultural R-1 - One-Family 
Residential 

P-R – Park-Recreation 

R-R - Rural 
Residential 
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FINDINGS OF FACT: 
Section 421.E Approval Criteria of Zoning Map Amendment 
In its review of an application for rezoning, the Township should consider, but is not necessarily limited to, 
the criteria as defined in § 421.E (1) Master Plan Consistency through § 421.E (8) Other Factors.  No single 
factor is controlling; instead, each must be weighed in relation to the other standards. 
 
The applicant shall have the burden of justifying the amendment, including identifying specific reasons 
warranting the amendment, and providing any supporting data and information to address the following:  
 

1. Master Plan Consistency 
Rezoning should be consistent with the intent and purpose of the adopted master plan. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• According to the Master Plan, the Future Land Use designation for the Hickory Meadows 
parcels is Recreational.  The proposed zoning district of P-R Park-Recreation matches this 
designation. 

• The Future Land Use designation for the Hickory Forest parcel is Agricultural / Rural Land.  
The proposed zoning district of P-R Park-Recreation does not match the Future Land Use 
designation for the site.  However, the Master Plan includes additional information which 
may support the proposed rezoning application.  As part of the Implementation section, the 
Master Plan includes the following goals and objectives for “Natural Resources and Parks 
and Recreational Opportunities:” 

o Continue to work closely with area environmental groups and other interested 
organizations to support environmental preservation and restoration efforts within 
the Township. 

o Continue implementation of the Township’s Green Infrastructure Plan and 
consider updates to that plan to reflect natural resource management best practices 
and changing circumstances. 

o Continue efforts to acquire additional property for parklands via grants, 
conservation easements, and open space preservation requirements in development 
approvals 

 
2. Adverse Impacts on Neighboring Lands 

The Township shall consider the nature and degree of an adverse impact upon neighboring lands. 
Lots shall not be rezoned in a way that is substantially inconsistent with the uses of the surrounding 
area, whether more or less restrictive. The Township finds and determines that vast acreages of 
single-use zoning produces uniformity with adverse consequences, such as traffic congestion, air 
pollution, and social separation. Accordingly, rezoning may promote mixed uses subject to a high 
degree of design control. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• The proposed P-R zoning would be consistent with the adjacent P-R zoning on the Hickory 
Hills parcel and would represent an expansion of a contiguous parkland area. 

• The P-R zoning and park and recreation land use is compatible with surrounding land uses, 
which are primarily agricultural and residential. 
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3. Suitability as Presently Zoned 
The Township shall consider the suitability or unsuitability of the tract for its use as presently 
zoned. This factor, like the others, must often be weighed in relation to the other standards, and 
instances can exist in which suitably zoned lands may be rezoned upon proof of a real public need, 
substantially changed conditions in the neighborhood, or to effectuate important goals, objectives, 
policies, and strategies of the master plan, specification, or this ordinance. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• The Hickory Meadows parcels are currently zoned as R-1 One-Family Residential, but the 
site is used as parkland and no residential development is anticipated on these parcels. 

• The Hickory Forest site is currently zoned as A-Agricultural; the parcel is heavily forested 
and is unlikely to be used for farmland or farming operations. 

 
4. Changed Conditions 

The Township shall consider whether any conditions have changed, since the zoning ordinance 
was adopted, that might justify the amendment. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• In November 2020, voters in Garfield Township and the City of Traverse City approved a 
20-year operating millage for the Joint Recreational Authority to continue their operations 
and to purchase and preserve the Hickory Forest site.  This indicates an intent to continue 
to use the properties as parkland. 

 
5. Health, Safety, and Welfare 

The ordinance amendment must bear a substantial relationship to the public health, safety, or 
general welfare, or must protect and preserve historical and cultural places and areas. The 
rezoning ordinance may be justified, however, if a substantial public need or purpose exists. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• The only future improvements anticipated on these sites would be trails, trailheads, or other 
low impact uses which are not anticipated to negatively impact public health, safety, and 
welfare. 

• There does not appear to be any nearby historical and cultural places and areas. 
 

6. Public Policy 
Certain public policies in favor of the rezoning may be considered. Examples include a need for 
affordable housing, economic development, mixed-use development, or sustainable environmental 
features, which are consistent with neighborhood, area, or specific plans. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• The Township’s prior Parks and Recreation Master Plan, which was in place when voters 
approved the millage for the Joint Recreational Authority in November 2020, identified 
this parcel as a potential future park opportunity in the Green Infrastructure Plan. 

• Some goals and objectives included in the Master Plan, as described above, offer support 
for the proposed rezoning application. 
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7. Size of Tract 
The Township shall consider the size, shape, and characteristics of the tract in relation to the 
affected neighboring lands. Ordinance amendments shall generally not rezone a single lot when 
there have been no intervening changes or other saving characteristics. Proof that a small tract is 
unsuitable for use as zoned, or that there have been substantial changes in the immediate area, 
may justify an ordinance amendment. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• These four parcels total 179.03 acres. 
• No issues relating to the size of the tracts are anticipated as part of this proposed rezoning. 

 
8. Other Factors 

The Township may consider any other factors relevant to a rezoning application under state law. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• No other additional factors, besides those mentioned above, are anticipated to impact this 
proposed rezoning. 

 
ACTION REQUESTED: 
The item is placed on tonight’s agenda to consider adopting proposed Findings of Fact for this application.  
If, following the Planning Commission’s review and discussion of the application, the Commissioners are 
prepared to adopt Findings of Fact for this application, then the following motion is suggested: 
 

MOTION THAT the Findings of Fact for application Z-2023-01, as presented in Planning 
Department Report 2023-51 and being made a part of this motion, BE ADOPTED.  

 
If the Planning Commission is prepared to forward this rezoning application to the Township Board with a 
recommendation to approve the application, then the following motion is suggested: 
 

MOTION TO RECOMMEND TO the Township Board THAT application Z-2023-01 BE 
APPROVED.  

 
Any additional information deemed necessary by the Planning Commission should be added to the motion. 
 
 
Attachments: 

1. Application for Zoning Ordinance Map Amendment for Hickory Meadows site dated February 1, 2023 
2. Application for Zoning Ordinance Map Amendment for Hickory Forest parcels dated February 2, 2023, 

including Map of Property Boundaries, Proposed Trails, and Proposed Trailheads, Warranty Deed, 
Property Information, Recreation Authority Acquisition Information, and Impact Statement 
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Parcel 05-005-050-10

Grand Traverse County Property Informa�on 2022 - December Board
of Review

Parcel: 05-005-050-10
Jurisdic�on: Garfield Township

Owner Name: BERCAL PROPERTIES LLC
Property Address: BARNEY RD

TRAVERSE CITY, MI 49684-8315
Mailing Address: 6223 PENINSULA DR

TRAVERSE CITY, MI 49686-1915

2022 - December Board of Review Property Informa�on

Current Taxable Value: $270,232
School District: 28010

Current Assessment: $383,200
Current S.E.V.: $383,200

Current P.R.E.*: 0%
* This percentage may pertain to exemp�ons other than the Principal Residence Exemp�on.

Current Property Class: 402 - Residen�al - Vacant

Tax Informa�on

Taxable Year Summer Tax Amount Winter Tax Amount

2021 $9,507.31 $2,261.04
2020 $0.00 $0.00

Delinquent Tax Informa�on

For current delinquent tax informa�on or to pay your delinquent taxes online, CLICK HERE and you will be
redirected to a third party site.

Property Sale Informa�on

Sale Date Sale Amount Liber and Page

https://accessmygov.com/OnlinePayment/OnlinePaymentSearchResults?PaymentSearchCategory=Parcel+Number&PaymentApplicationType=DelinquentTax&PaymentSearchText=05-005-050-10&uid=792
https://accessmygov.com/OnlinePayment/OnlinePaymentSearchResults?PaymentSearchCategory=Parcel+Number&PaymentApplicationType=DelinquentTax&PaymentSearchText=05-005-050-10&uid=792


5/15/2020 $654,274.00 2020R-08756

Tax Descrip�on

PT NW1/4 SEC 5 T27N R11W COM W1/4 COR SEC 5 TH N 01DEG 31'36"E 3265.57' TH S 89DEG 26'24"E
1311.56' TH S 89DEG 37'49"E 110.58' TH S 35DEG 53'54"W 196.16' TH S 01DEG 35'38"W 1770.2' TH S
89DEG 43'47"W 484.36' TH S 01DEG 31'36"W 556.05' TH N 89DEG 34'45"W 678.67' TH S 01DEG 31'36"W
389.93' TH S 09DEG 28'37"W 385.49' TH N 89DEG 34'18"W 93.16' TO POB SUBJ TO RD ROW (ALSO PT
SW1/4 SEC 32 T28N R11W) COMBINED ON 05/20/2020 FROM PT OF 05-005-005-00, 05-005-050-00,
05-005-047-20;



City of Traverse City & Charter Township of Garfield Recreational Authority 
Hickory Forest Acquisition 

TF21-0143 
 

Legal Description 
 
The land referred to is situated in the Townships of Garfield and Elmwood, County of Grand 
Traverse and the County of Leelanau, State of Michigan, and is described as follows: 
 
PARCEL A: 
Part of the Northwest 1/4 of Section 5, Town 27 North, Range 11 West, Garfield Township, 
Grand Traverse County, Michigan, described as: 
Beginning at the West quarter corner of Section 5; thence North 01°31'36" East along the West 
line of Section 5, 3265.57 feet to the Northwest corner of Section 5; thence South 89°26'24" East 
along the North line of Section 5, 1311.56 feet to a found 1/8th corner as previously used in 
surveys recorded in Liber 1, page 151 and Liber 5, page 595; thence South 89°37'49" East along 
the North line of Section 5, 110.58 feet; thence South 35°53'54" West, 196.16 feet to a 
previously established 1/8th line; thence South 01°35'38" West along 1/8th line of Section 5, 
1770.20 feet to a found 1/8th corner as previously used in a survey recorded in Liber 1, page 
151; thence South 89°43'47" West along the North 1/8th line of Section 5, 484.36 feet; thence 
South 01°31'36" West, 556.05 feet; thence North 89°34'45" West, 678.67 feet; thence South 
01°31'36" West, 389.93 feet; thence South 09°28'37" West, 385.49 feet to the South line of 
Section 5; thence North 89°34'18" West along the South line of Section 5, 93.16 feet to the point 
of beginning. 
AND 
Part of the Southwest 1/4 of Section 32, Town 28 North, Range 11 West, Elmwood Township, 
Leelanau County, Michigan, described as: 
Commencing at the Southwest 1/4 corner of Section 32; thence South 89°26'24" East along the 
South line of Section 32, 611.56 feet to the Point of Beginning; thence South 89°26'24" East 
along the South line of Section 32, 700.00 feet to a found 1/8th corner as previously used in 
surveys recorded in Liber 1, page 151 and Liber 5, page 595; thence South 89°37'49" East along 
the South line of Section 32, 110.58 feet; thence North 35°53'54" East, 143.53 feet to the South 
right of way of M-72; thence North 00°36'11" East, 75.00 feet to the centerline of M-72; thence 
along said centerline 381.85 feet along the arc of a 1912.26 foot radius curve to the right, having 
an included angle of 11°26'28", and the long chord of which bears North 83°40'35" West, 381.22 
feet; thence North 77°57'44" West along said centerline, 229.76 feet; thence along said centerline 
273.80 feet along the arc of a 1910.80 foot radius curve to the left, having an included angle of 
8°12'36", and the long chord of which bears North 82°02'49" West, 273.57 feet; thence South 
03°50'53" West, 312.17 feet to the Point of Beginning. 
 
 
PREVIOUSLY DESCRIBED AS: 
 
PARCEL 1: 
Property located in the Township of Elmwood, County of Leelanau, State of Michigan, described 
as follows: 
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Part of the Southwest 1/4, Section 32, Town 28 North, Range 11 West, more fully described as: 
Commencing at the Southwest corner of said Section 32; thence South 89°32'07" East, along the 
South line of said Section 32, 611.64 feet to the Point of beginning; thence continuing South 
89°32'07" East, along said South line, 350.00 feet; thence North 11°56'33" East, 258.83 feet to 
the centerline of Sate Highway M-72; thence North 78°03'27" West, along said centerline, 
114.60 feet; thence Northwesterly, continuing along said centerline, 273.80 feet on the arc of a 
1910.80 foot radius curve to the left (Long Chord equals North 82°08'32" West, 272.57 feet); 
thence South 03°45'10" West, 312.18 feet to the Point of Beginning. 
 
PARCELS 2 & 3: 
Property located in the Township of Elmwood and Garfield, County of Leelanau and Grand 
Traverse, State of Michigan, described as follows: 
That part of Section 5, Town 27 North, Range 11 West, and that part of Section 32, Town 28, 
Range 11 West, described as:  Commencing at the Southwest Corner of said Section 32; thence 
South 89°32'07" East, along the South line of said Section 32, 961.64 feet to the POINT OF 
BEGINNING; thence continuing South 89°32'07" East along said South line, 350 feet; thence 
South 01°28'00" West, 160.00 feet; thence North 35°45'35" East, 339.91 feet to the South right-
of-way line of State Highway M-72; thence North 00°30'28" East, 75.00 feet to the centerline of 
said M-72; thence Northwesterly, along said centerline, 381.85 feet on the arc of a 1912.26 foot 
radius curve to the right (Long Chord = North 83°46'18" West, 381.22 feet), thence North 
78°03'27" West, continuing along said centerline, 115.16 feet; thence South 11°56'33" West, 
258.83 feet to the point of beginning. 
 
PARCEL 4: 
Property located in the Township of Garfield, County of Grand Traverse, State of Michigan, 
described as follows: 
Parcel A: 
The West 1/2 of the Northwest 1/4 of the Northwest 1/4, Section 5, Town 27 North, Range 11 
West. 
AND  
Parcel B: 
The East 1/2 of Government Lot 4, Section 5, Town 27 North, Range 11 West. 
 
PARCEL 5: 
Property located in the Township of Garfield, County of Grand traverse, State of Michigan, 
described as follows: 
Beginning at the Southwest corner of Southwest 1/4 of the Northwest 1/4 of Section 5, Town 27 
North, Range 11 West, thence running East 50 rods; thence North 80 rods to 1/8 line; thence 
West on 1/8 line 50 rods to Section line; thence South on Section line 80 rods to place of 
beginning. EXCEPT part of the Southwest 1/4 of the Northwest 1/4 of Section 5, Township 27 
North, Range 11 West, more fully described as: Commencing at the West 1/4 corner of said 
Section 5; thence North 89°44'00" East, 92.64 feet along the East and West 1/4 line of said 
Section 5, for the Point of Beginning; thence North 08°48'30" East, 385.48 feet; thence North 
88°19'01" East, 194.33 feet; thence South 02°49'30" West, 98.85 feet; thence South 22°54'00" 
East, 103.63 feet; thence South 15°43'16" East, 93.98 feet; thence South 01°17'11" East, 100.53 
feet; thence South 89°44'00" West, 316.46 feet, along said East and West 1/4 line to the Point of 



Beginning. EXCEPT: Commencing at the West 1/4 corner of Section 5; thence South 89°34'18" 
East along the South line of Section 5, 409.62 feet to the Point of Beginning; thence North 
00°37'04" West, 100.69 feet; thence North 15°03'09" West, 93.98 feet; thence North 22°13'53" 
West, 103.63 feet; thence North 03°29'37" East, 98.85 feet; thence South 88°59'08" West, 194.33 
feet; thence North 01°31'36" East, 389.93 feet; thence South 89°34'45" East, 678.67 feet; thence 
South 01°31'36" West, 770.78 feet to the South line of Section 5; thence North 89°34'18" West 
along the South line of Section 5, 415.54 feet to the Point of Beginning. 
 
 
 
 
 
 
 
 
 
 
File # MI-411250 
 
 



       -------------
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HICKORY FOREST NATURAL AREA 
IMPACT STATEMENT FOR ZONING ORDINANCE MAP AMENDMENT 
 
A writ en impact statement of the applica�on as it relates to § 421.E of the Zoning Ordinance. The 
applicant shall have the burden of jus�fying the amendment, including iden�fying specific reasons 
warran�ng the amendment, and providing any suppor�ng data and informa�on. 
 
1. Master Plan Consistency. Rezoning should be consistent with the intent and purpose of the adopted 
master plan.  
 
This Zoning Ordinance Map Amendment is a request to rezone the subject parcel 05-005-050-10 from 
Agricultural (A) to Park-Recrea�on (P-R). The Township Planning Department recommended that we 
apply for this map amendment as a housekeeping mat er, as it will streamline the property’s pending use 
as a public natural area and align that recrea�onal use with Township goals, policies and procedures 
going forward.  
 
This rezoning request is consistent with the intent and purpose of the current Township Master Plan 
adopted in 2018. The Implementa�on chapter of the Master Plan describes the Township’s priori�es for 
implemen�ng the goals and objec�ves contained in the Master Plan. Priori�es listed under Natural 
Resources and Parks and Recrea�onal Opportuni�es (page 51 in the Master Plan) that are relevant to 
this amendment request are as follows:  
 

• Con�nue to work closely with area environmental groups and other interested organiza�ons to 
support environmental preserva�on and restora�on efforts within the Township. 

• Con�nue implementa�on of the Township’s Green Infrastructure Plan and consider updates to 
that plan to reflect natural resource management best prac�ces and changing circumstances. 
(Note: the 2018-2023 Green Infrastructure Plan iden�fies the subject parcel as an acquisi�on 
target.) 

• Con�nue efforts to acquire addi�onal property for parklands via grants, conserva�on easements, 
and open space preserva�on requirements in development approvals. 

 
2. Adverse Impacts on Neighboring Lands. The Township shall consider the nature and degree of an 
adverse impact upon neighboring lands. Lots shall not be rezoned in a way that is substan�ally 
inconsistent with the uses of the surrounding area, whether more or less restric�ve. The Township 
finds and determines that vast acreages of single-use zoning produces uniformity with adverse 
consequences, such as traffic conges�on, air pollu�on, and social separa�on. Accordingly, rezoning 
may promote mixed uses subject to a high degree of design control. 
 
We do not an�cipate any adverse impact upon neighboring lands. A P-R designa�on is consistent with 
the uses of the surrounding area, as the lot is predominantly bounded by Bay Meadows Golf Course to 
the west and the Hickory Hills public parkland to the east. The property will welcome passive 
recrea�onal uses such as hiking, snowshoeing and nature apprecia�on. 
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3. Suitability as Presently Zoned. The Township shall consider the suitability or unsuitability of the 
tract for its use as presently zoned. This factor, like the others, must o�en be weighed in rela�on to 
the other standards, and instances can exist in which suitably zoned lands may be rezoned upon proof 
of a real public need, substan�ally changed condi�ons in the neighborhood, or to effectuate important 
goals, objec�ves, policies, and strategies of the master plan, specifica�on, or this ordinance. 
 
As described to us by the Township Planning Department, rezoning from A to P-R will streamline future 
opera�ons of the parkland, such as the crea�on of trailheads and trails, that are more directly 
atr ibutable to parks and recrea�onal uses than to agricultural uses.  
 
4. Changed Condi�ons. The Township shall consider whether any condi�ons have changed, since the 
zoning ordinance was adopted, that might jus�fy the amendment. 
 
Though the Township had iden�fied this parcel as a possible Green Infrastructure component for many 
years, the opportunity to acquire it for public purposes only arose in 2019. The Recrea�onal Authority 
was iden�fied as a suitable public owner/operator, but first needed to secure addi�onal opera�onal 
funding to care for the parcel as well as addi�onal funding to publicly purchase the parcel. In November 
2020, voters in Traverse City and Garfield Township overwhelmingly approved a new 20-year opera�ng 
millage for the Authority (69% in favor in the Township) to help care for the proposed parkland. Then, in 
December 2021, the Rec Authority was awarded a $467,000 grant from the Michigan Natural Resources 
Trust Fund to cover 70% of the acquisi�on cost. Those funds were officially appropriated by the Michigan 
Legislature in the summer of 2022, and the acquisi�on process with the state was set in mo�on at that 
�me. Closing on the property is expected some�me in April of this year, and the Rec Authority hopes to 
have the property open to the public this summer. This amendment is an important step in that �meline.  
 
5. Health, Safety, and Welfare. The ordinance amendment must bear a substan�al rela�onship to the 
public health, safety, or general welfare, or must protect and preserve historical and cultural places 
and areas. The rezoning ordinance may be jus�fied, however, if a substan�al public need or purpose 
exists. 
 
We believe this amendment is suppor�ve of public health, safety and general welfare, and that it also 
helps to protect and preserve historical and cultural places and areas. The property was privately owned 
and tended for decades by Clarence Kroupa, a well-known local conserva�onist who painstakingly 
restored the parcel’s steep slopes with the beau�ful northern forest that public visitors will now get to 
see and enjoy on the site.  
 
6. Public Policy. Certain public policies in favor of the rezoning may be considered. Examples include a 
need for affordable housing, economic development, mixed-use development, or sustainable 
environmental features, which are consistent with neighborhood, area, or specific plans. 
 
The main public policy in favor of this rezoning is to help meet the need for sustainable environmental 
features, which is consistent with the Township Master Plan, the Township Green Infrastructure Plan, 
and the surrounding area.  
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7. Size of Tract. The Township shall consider the size, shape, and characteris�cs of the tract in rela�on 
to the affected neighboring lands. Ordinance amendments shall generally not rezone a single lot when 
there have been no intervening changes or other saving characteris�cs. Proof that a small tract is 
unsuitable for use as zoned, or that there have been substan�al changes in the immediate area, may 
jus�fy an ordinance amendment. 
 
The parcel is approximately 71.33 acres, so it will be a sizable addi�on to the public parklands that are 
con�guous with it. Combined with two smaller lots to the north (about 3.7 acres in Elmwood Township, 
Leelanau County, that will be part of Hickory Forest) and both Hickory Hills (129 acres) and Hickory 
Meadows (112 acres) adjoining it to the east, the public will soon be able to enjoy some 333 acres of 
con�guous parkland, which is a remarkable accomplishment so close to the main urban center of our 
region in the Township and Traverse City.  
 
8. Other Factors. The Township may consider any other factors relevant to a rezoning applica�on 
under state law. 
 
N/A. 
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Charter Township of Garfield 
Planning Department Report No. 2023-52 

Prepared: May 3, 2023 Pages:  8 
Meeting: May 10, 2023 Planning Commission Attachments: 
Subject: Pine Grove Homes Special Use Permit – Findings of Fact 
File No. SUP-2023-01 Parcel No. 05-032-001-20 
Applicant/Owner: Rick Newman, Pine Grove Homes 
Agent: William Crain, Crain Engineering LLC 

BRIEF OVERVIEW: 
Location: 4030 Meadow Lane Drive, northwest corner of US 31 and Meadow Lane 
Parcel area: 4 acres 
Existing land use: Vacant 
Existing zoning: C-G – General Commercial

PURPOSE OF APPLICATION: 
This application is requesting to use an existing vacant site at 4030 Meadow Lane Drive for mobile home 
sales.  This use is described in the Zoning Ordinance as “Sale of Prefabricated Structures” and this use is 
permitted via Special Use Permit in the C-G General Commercial district. 

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

6c.

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

 
 
APPLICATION HISTORY: 
This Special Use Permit application was introduced to the Planning Commission at their regular meeting 
on March 8, 2023.  The Planning Commission accepted the submittal of the application and scheduled the 
public hearing for their regular meeting on April 12, 2023.  Following the public hearing, Commissioners 
directed Staff to prepare Findings of Fact for the May 10, 2023 regular Planning Commission meeting. 
 
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: 
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 
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Background 
At the March 8, 2023 Planning Commission meeting, Staff provided background information regarding this 
application, indicating that a previous Special Use Permit at this parcel for Pine Grove Homes was approved 
in 2018, and the Report and Decision Order (RDO) was recorded on June 26, 2018. 
 
Section 423.K. of the Zoning Ordinance describes how a special use permit expires after 2 years from the 
date the special use permit order was executed, if there is no construction or if “the permitted use has not 
commenced and proceeded meaningfully toward completion.”  The applicant may request that the Planning 
Commission grant a 1-year extension, and this extension is subject to certain criteria.  The use has not 
commenced or proceeded meaningfully toward completion since the previous approval in 2018, therefore 
such approval is found to have expired automatically.  The current Special Use Permit application is thus 
considered a new application and subject to all review standards for a new Special Use Permit application. 
 
Dumpster Enclosure 
According to Section 516 of the Zoning Ordinance, a dumpster enclosure “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.”  The dumpster enclosure details are included on Sheet C-3 with concrete block proposed for the 
structure.  The gate will be made of solid wood material per the standards of Section 516.B. 
 
Lighting 
Lighting standards of Section 517 of the Zoning Ordinance are described by 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. 
 

A photometric plan is provided on Sheet PH-1.  
Cut sheets are provided for the proposed light 
fixtures.  No proposed fixtures appear to direct 
light upwards.  These fixtures do not appear to 
direct any glare beyond the lot lines. 
 

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. 
 

The highest illumination levels shown on the 
photometric plan are directly under the light 
fixtures, as high as 18.1 foot-candles.  Average 
illumination levels for the parking areas, main 
drive areas, and below the fixtures appear to be 
met.  The illumination levels at the lot lines appear 
to be below the maximums described in Table 5-8 
of the Zoning Ordinance. 
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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. 
 

Details on the photometric plan indicate a 3,000 K 
fixture will be used and highlight marks on the cut 
sheet identify this fixture.  This proposed fixture 
will meet the color temperature standard. 
 

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 lighting elements are proposed. 
 

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

The maximum height in the C-G district is 35’. The 
pole heights on Sheet C-3 of the site plan are 20’. 
 

 
Landscaping 
Landscaping requirements are described by the following for each length of greenspace area (e.g., without 
including the ingress and egress drives) for each lot line and for the parking lot interior area: 
 

Lot Line 
(Length) 

Adjacent 
Land Use 

Buffer Planting 
Requirement 

Amount Required Amount Provided 

East 
(450 ft.) 
 

State Highway 
(US 31/M-37) 
 

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 
 

18 large trees 
14 med./small trees 
14 evergreen trees 
20-foot width 
 

18 large trees (5 existing) 
15 medium/small trees 
14 evergreens (1 existing) 
At least 20-foot width 

West 
(450 ft.) 
 

Multi-Family 
 

18 large trees 
14 med./small trees 
14 evergreen trees 
20-foot width 
 

18 large trees (13 existing) 
14 medium/small trees 
14 evergreens 
At least 20-foot width 
 

North 
(294 ft.) 
 

Industrial 
 

Type “B” 
* 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 
* Minimum width: 10 feet 
 

6 large trees 
3 med./small trees 
12 shrubs 
10-foot width 
 

6 large trees 
4 medium/small trees 
13 shrubs 
At least 10-foot width 
 

South 
(265 ft.) 
 

Commercial 
 

6 large trees 
3 med./small trees 
11 shrubs 
10-foot width 
 

7 large trees (2 existing) 
4 medium/small trees 
13 shrubs 
At least 10-foot width 
 

 
The landscaping plan shows 21 existing trees to be preserved: 13 “poplar” trees along the back lot line, 5 
large trees and 1 evergreen tree along the front (US 31) lot line, and 2 large trees along the side (Meadow 
Lane) lot line.  Section 530.L allows existing landscaping to be credited towards landscaping requirements, 
including greater credit for larger trees, however the applicant has not indicated they are seeking additional 
credit for the larger trees.  The proposed plant species comply with 530.F and the ISN Planting Guidelines, 
and the landscaping buffer requirements appear to be met. 
 
Parking, Loading, and Snow Storage 
The only useable building on the site will be a 1,680 square-foot office, and 1,250 square feet of this office 
is useable according to the applicant.  Parking requirements for offices are a minimum of 1 per 200 square 
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feet of floor area and a maximum of 1 per 150 square feet of floor area, giving a parking range of 7-9 total 
parking spaces.  The site plan indicates 9 spaces will be provided. 
 
For two-way operation, parking aisles need to be at least 20 feet wide.  Some portions of the existing aisles 
are less than 20 feet wide.  The site plan shows these portions being widened with notes indicating “confirm 
width of drives to be 20’ min width, enlarge with new pavement as required.”  Parking spaces have been 
reconfigured from the parking area on the south side to the middle of the site to ensure this drive aisle is at 
least 20 feet wide. 
 
Bicycle parking shall be provided at the rate of 2 bicycle spaces per 25 motor vehicle spaces and a bicycle 
rack is proposed with space for two bicycles.  As clarified by the applicant, a “wave bike rack” is proposed 
with space for 2 bicycles and cut sheet details have been provided.  The office building is small enough that 
it does not need its own designated loading zone, with the main aisle functioning as a loading area for the 
modular home units. 
 
As required by Section 551 of the Ordinance, a ratio of ten (10) square feet of snow storage is required per 
one hundred (100) square feet of parking area.  The site plan indicates 47,932 square feet of parking space 
and maneuvering lane area and 4,793 square feet of snow storage required.  The plan indicates 7,300 square 
feet of snow storage will be provided.  Also, snow storage shall be located to prevent damage to landscaping 
required by this Ordinance.  Proposed snow storage areas do not appear to interfere with any landscaping. 
 
Signage 
A note on the site plan indicates “Signs are subject to sign permit review.  All signs to meet the standards 
of 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.  The applicant has submitted an escrow application with 
escrow amount for stormwater review, allowing for the Township Engineer to conduct this review. 
 
FINDINGS OF FACT: 
During their regular meeting on April 12, 2023, the Planning Commission 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: 
 

• This site is in the C-G General Commercial zoning district.  “Sale of Prefabricated Structures” is 
permitted via Special Use Permit in the C-G district. 

• The Master Plan identifies this site as Commercial on the Future Land Use map.  The Commercial 
land use designation indicates where commercial uses of varying intensity may be appropriate.  The 
Master Plan has only one Commercial designation, to encompass a variety of commercial zoning 
districts which may be appropriate on a case-by-case, property-by-property basis.  In this case, the 
sites to the south and across the street are zoned as C-G General Commercial as well, so the C-G 
zoning classification for this site is appropriate. 

• The site will be able to meet all regulations of the C-G zoning district. 
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(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 part of a corridor with other commercial uses, including RV sales and a furniture store, 
and is compatible with the adjacent industrial use of small warehousing on the site to the north. 

• There are no known wetlands or sensitive areas of the natural environment on this site. 
 
(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: 
 

• The proposed use is not expected to generate a high volume of traffic and is not expected to have 
a major impact on US 31 traffic flow. 

• The proposed landscaping will lessen the visual impact of the proposed use on neighboring sites. 
• No nuisances or hazards are expected to be generated. 

 
(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 use is not anticipated to generate a large demand for parking, and all parking demand can be 
met on the site. 

• No new access drives will be created since the project will use the existing access points to the site. 
• The proposed landscaping will lessen the visual impact of the proposed use on neighboring sites. 

 
(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 no known wetlands or sensitive areas of the natural environment on this site. 
• The landscaping plan shows that 21 existing trees on the site are proposed to be preserved. 

 
(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: 
 

• No new streets are required as part of this development. 
• The project is not anticipated to generate a high demand for police, fire, and school services. 
• Water and sewer are being reviewed by the Township Engineer and outside agencies. 
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(7) The establishment, maintenance, or operation of the proposed use shall not be detrimental to or endanger 
the public health, safety, morals, comfort, or general welfare; 
 
The Planning Commission may find this standard to be MET for the following reasons: 
 

• The proposed use is compatible with nearby uses and is not expected to generate any nuisances. 
• The proposed use is not anticipated to be detrimental to the public health safety, morals, or general 

welfare. 
 
(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 served by the proposed use, which is allowed via special use 
permit in the C-G district. 

• A public hearing was held on April 12, 2023.  No comments nor concerns were made regarding the 
proposed use. 

 
(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: 
 

• No new access drives will be created since the project will use the existing access points to the site. 
• The proposed use is not expected to generate a high volume of traffic and is not expected to have 

a major impact on US 31 traffic flow. 
 
(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 plan shows a path along the US 31 frontage in accordance with the Zoning Ordinance and 
the Non-Motorized Plan Map of the Master Plan.  The path will be connected to walkways within 
the site, providing for pedestrian traffic into the site. 

 
(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 the special use permit process in the C-G district.  Nothing about 
the proposed project would impede the orderly development and improvement of surrounding sites. 
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ACTION REQUESTED: 
The purpose of this agenda item is to consider Findings of Fact for the application.  Upon consideration and 
Planning Commission discussion, the following motion is offered for consideration: 
 

MOTION THAT the Findings of Fact for application SUP-2023-01, as presented in Planning 
Department Report 2023-52 and being made a part of this motion, BE ADOPTED. 

 
If, following the applicant presentation and Planning Commission discussion, Commissioners are prepared 
to approve the application, then the following motion is offered for consideration, subject to the conditions 
as noted below, and subject to conditions which are routinely added to all approvals: 
 

MOTION THAT application SUP-2023-01, submitted by Rick Newman for a Special Use Permit 
for the sale of prefabricated structures at Parcel 05-032-001-20, BE APPROVED, subject to the 
following conditions: 
 

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

2. All proposed site improvements shall be installed prior to the issuance of a Certificate of 
Occupancy. 

3. 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 Director of Planning within thirty (30) days of 
final approval by the Township or approval shall be considered to have expired. 

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

1. Special Use Permit Application including Impact Assessment, Approval Criteria, and prior reviews by 
Grand Traverse County Health Department and Department of Public Works, dated January 30, 2023 

2. Site Plan Set with most recent revisions dated April 24, 2023 
3. Light Fixture Cut Sheets 
4. Wave Bike Rack Cut Sheets 
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SITE DATA
PROPERTY OWNER & APPLICANT:

PARCEL ZONING - C-G GENERAL COMMERCIAL
PARCEL ADDRESS - 4030 MEADOWLAND DRIVE
PH:  231-947-6561 Rick Newman

PARCEL NUMBER - 28-05-032-001-20

NEWMAN RICHARD A TRUST
3744 N. US-31 SOUTH
TRAVERSE CITY, MI 49685
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PROJECT
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SOIL DATA

MAINTENANCE PLAN

Soil Erosion & Sedimentation Control - Management System For
Pine Grove Homes

Traverse City, Michigan
Garfield Twp., Grand Traverse County

1. Responsibility for Soil Erosion & Sedimentation Control
Maintenance

a. During construction, it is the developer's and/or the developer's designated contractor
responsibility to perform the Soil Erosion & Sedimentation Control maintenance.

b. Following construction, it will be the responsibility of Pine Grove Homes, its successors, an
established Property Association or an appointed contractor for the owner to perform the soil
erosion & sedimentation control maintenance.

c. Soil Erosion & Sedimentation Control inspections should be completed once annually by Pine
Grove Homes, its successors, an established Property Association or an appointed contractor
for the owner.

d. Routine Soil Erosion & Sedimentation Control maintenance of the owner's property must be
completed within 30 days of receipt of written notification that action is required, unless
other acceptable arrangements are made with Garfield Township or its successors. Emergency
maintenance (i.e., where there is endangerment to public health, safety, or welfare) shall be
performed immediately upon receipt of written notice. Should Pine Grove Homes  fail to act
within these time frames, Garfield Township, or its successors may perform the needed Soil
Erosion & Sedimentation Control maintenance and assess the costs against Pine Grove
Homes, its successors or established Property Association.
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SITE DATA
PROPERTY OWNER & APPLICANT:

PARCEL ZONING - C-G GENERAL COMMERCIAL
PARCEL ADDRESS - 4030 MEADOWLAND DRIVE

PH:  231-947-6561 Rick Newman

PARCEL NUMBER - 28-05-032-001-20

NEWMAN RICHARD A TRUST
3744 N. US-31 SOUTH
TRAVERSE CITY, MI 49685

TYPE “B” BUFFER.
(1) PLANTING REQUIREMENT. GROUND COVER AS SPECIFIED IN SECTION 530.J,
PLUS TWO LARGE TREES, ONE MEDIUM OR SMALL TREE, AND FOUR SHRUBS PER
ONE HUNDRED (100) LINEAR FEET OF GREENSPACE AREA.
(2) MINIMUM WIDTH REQUIREMENT. THE TYPE “B” BUFFER AREA SHALL BE A
MINIMUM WIDTH OF TEN (10) FEET.

TYPE “D” BUFFER.
(1) PLANTING REQUIREMENT. GROUND COVER AS SPECIFIED IN SECTION 530.J,
PLUS FOUR LARGE TREES, THREE MEDIUM OR SMALL TREES, AND THREE
EVERGREEN OR CONIFEROUS TREES PER ONE HUNDRED (100) LINEAR FEET
OF GREENSPACE AREA. MINIMUM WIDTH REQUIREMENT. THE TYPE “D” BUFFER
AREA SHALL BE A MINIMUM WIDTH OF TWENTY (20) FEET.

LANDSCAPING

SHABLOW SERVICEBERRY, DOTTED HAWTHORN

GROUND JUNIPER, MOUNTAIN HOLLY, SILKY DOGWOOD

BLACK SPRUCE, BALSAM FIR

GROUND COVER SHRUBS

SMALL TREES/FLOWERING TREES

SUGAR MAPLE
CANOPY TREES

EVERGREENS & CONIFERS

Minimum Greenspace Planting Specifications
Landscape Feature      Minimum Plant Sizes
Canopy Trees 2 inch caliper
Evergreens and Conifers 6 feet in height; no caliper requirement
Flowering Trees 1-1/2 inch caliper for singletrunk trees;

6 feet in height for multi-trunk trees
Shrubs 5-gallon

PLANT MATERIAL REQUIREMENTS
(1) PLANT MATERIALS. PROHIBITED, PERMITTED, AND RECOMMENDED SPECIES
SHALL BE BASED ON THE CURRENT PUBLICATION OF THE GRAND TRAVERSE
REGIONAL INVASIVE SPECIES NETWORK’S RECOMMENDED PLANTING
GUIDELINES FOR GARFIELD TOWNSHIP (THE “ISN PLANTING GUIDELINES”). ALL
PLANT MATERIAL SHALL BE HARDY TO THE GRAND TRAVERSE AREA, BE FREE
OF DISEASE AND INSECTS, AND CONFORM TO THE AMERICAN STANDARD FOR
NURSERY STOCK OF THE AMERICAN NURSERYMEN.

(2) MIXTURE OF SPECIES. THE LANDSCAPE PLAN SHALL NOT CONTAIN MORE
THAN TWENTY FIVE (25) PERCENT OF ANY SINGLE PLANT SPECIES, PER
FEATURE. SPECIES SHALL BE PLANTED IN A STAGGERED PATTERN SO AS TO
ELIMINATE WIDELY VISIBLE LOSS RESULTING FROM A SPECIES-SPECIFIC
DISEASE EVENT. AT LEAST SEVENTY (70) PERCENT OF NEW PLANTINGS SHALL
BE NATIVE.

(3) NO ARTIFICIAL PLANT MATERIALS SHALL BE USED TO SATISFY THE
REQUIREMENTS OF THIS SECTION.

(4) PLANT MATERIALS REQUIRED BY THIS SECTION SHALL COMPLY WITH THE
MINIMUM SIZE REQUIREMENTS OF TABLE 530.F AND ISN PLANTING GUIDELINES
AT THE TIME OF INSTALLATION.

NORTHERN RED OAK

PLANTINGS ALONG EAST PROPERTY LINE (450')
REQUIRED: EVERGREEN = 14 EVERGREENS

CANOPY TREES = 18 TREES
SMALL TREES = 14 TREES

PROVIDED:14 EVERGREEN(1 EXISTING),
                    18 LARGE(5 EXISTING) & 24 SMALL/SHRUBPLANTINGS ALONG NORTH PROPERTY LINE (312.5')

REQUIRED: SHRUBS = 13 SHRUBS
CANOPY TREES = 6 TREES
SMALL TREES = 4 TREES

PROVIDED:13 SHRUBS, 6 LARGE & 4 SMALL

PLANTINGS ALONG WEST PROPERTY LINE (450')
REQUIRED: EVERGREEN =  14 PINE

CANOPY TREES = 18 TREES
SMALL TREES = 14 TREES

PROVIDED:14 PINES, 18 LARGE(13 EXIST) & 14 SMALL

PLANTINGS ALONG SOUTH PROPERTY LINE (312.5')
REQUIRED: SHRUBS = 13 SHRUBS

CANOPY TREES = 6 TREES
SMALL TREES = 4 TREES

PROVIDED: 13 SHRUBS, 6 LARGE(2 EXISTING) & 4 SMALL
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Lamps Filename

Lumens 
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Lamp
LLF Wattage Efficiency Distribut

ion Polar Plot Notes

B

17 Lithonia 
Lighting

DSX1 LED P1 30K BLC 
MVOLT G1

DSX1 LED P1 30K BLC MVOLT 1 DSX1_LED_P1_
30K_BLC_MVOL
T_G1.ies

5299 1 54 100% TYPE III, 
SHORT, 
BUG 
RATING: 
B1 - U0 - 
G1

Luminaire Locations

No. Label X Y Z

Location

MH Orientation Tilt X Y

Aim

Z

2 B 13433.00 1410.00 20.00 20.00 315.00 19.47 13428.00 1415.00 0.00
3 B 13526.00 1473.00 20.00 20.00 146.31 19.83 13530.00 1467.00 0.00
4 B 13509.00 1437.00 20.00 20.00 123.69 19.83 13515.00 1433.00 0.00
5 B 13616.00 1472.00 20.00 20.00 195.95 20.00 13614.00 1465.00 0.00
6 B 13710.00 1430.00 20.00 20.00 213.69 19.83 13706.00 1424.00 0.00
7 B 13770.00 1429.00 20.00 20.00 206.57 18.54 13767.00 1423.00 0.00
8 B 13444.00 1345.00 4.00 4.00 45.00 35.26 13446.00 1347.00 0.00
9 B 13473.00 1336.00 4.00 4.00 18.44 38.33 13474.00 1339.00 0.00

10 B 13526.00 1342.00 4.00 4.00 33.69 42.03 13528.00 1345.00 0.00
11 B 13547.00 1338.00 4.00 4.00 0.00 36.87 13547.00 1341.00 0.00
12 B 13578.00 1343.00 4.00 4.00 14.04 45.87 13579.00 1347.00 0.00
13 B 13621.00 1343.00 4.00 4.00 326.31 42.03 13619.00 1346.00 0.00
14 B 13650.00 1344.00 4.00 4.00 18.44 38.33 13651.00 1347.00 0.00
15 B 13690.00 1348.00 4.00 4.00 315.00 35.26 13688.00 1350.00 0.00
16 B 13716.00 1350.00 4.00 4.00 18.44 38.33 13717.00 1353.00 0.00
17 B 13746.00 1357.00 4.00 4.00 326.31 42.03 13744.00 1360.00 0.00
1 B 13434.00 1478.00 20.00 20.00 225.00 19.47 13429.00 1473.00 0.00
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Charter Township of Garfield 
Planning Department Report No. 2023-53 

Prepared: May 3, 2023 Pages:  7 
Meeting: May 10, 2023 Planning Commission Attachments: 
Subject: Ligon Bed & Breakfast Special Use Permit Amendment – Findings of Fact 
File No. SUP-2020-03-A Parcel No. 05-006-013-25 
Applicant/Owner:  Matthew and Rebecca Ligon d/b/a Blended Roots Farm 
Agent: Matthew and Rebecca Ligon d/b/a Blended Roots Farm 

BRIEF OVERVIEW: 
• 5885 Hainey Lane – near northeast corner of Cedar Run Road and Gray Road
• Approximately 2.77 acres in area
• Existing single-family residence
• A-Agricultural zoning district

PURPOSE OF APPLICATION: 
This application requests an amendment to a Special Use Permit (SUP) for use of an existing single-family 
residence at 5885 Hainey Lane as a Bed & Breakfast Establishment.  The SUP was approved by the 
Planning Commission on February 10, 2021 to permit no more than four (4) guests at any one time. Bed & 
Breakfast Establishments are permitted via SUP in the A-Agricultural zoning district.  The request is to add 
an additional four (4) guests for a total of eight (8) guests. Aerial images of the site are shown below. 

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

6d.

http://www.garfield-twp.com/default.aspx
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Oblique 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.

ZONING ORDINANCE STANDARDS FOR BED AND BREAKFAST ESTABLISHMENTS: 
A Bed and Breakfast establishment is a private residence that offers sleeping accommodations to transient 
tenants, is the innkeeper’s residence in which the innkeeper resides while renting the rooms to transient 
tenants, and serves breakfast at no extra cost to its transient tenants.  

Existing B&B Bedroom 

Proposed B&B Bedroom 
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Pursuant to Section 713 of the Zoning Ordinance, the following regulations and conditions apply to bed 
and breakfast establishments: 

(1) The minimum lot size shall be as pursuant to the District minimum for Single Family Dwellings.

The minimum lot size for the A-Agricultural district is 43,560 square feet or 1 acre. The subject 
parcel is approximately 2.77 acres and therefore exceeds the minimum lot size requirement. 

(2) Bed & Breakfast establishments shall not be allowed on lots or parcels, including legal nonconforming
lots or parcels, which do not meet the established lot size, requirements for the district in which they are
allowed.

In addition to the minimum lot size, lots in the A-Agricultural district require a minimum width of 
110 feet.  The subject parcel has a width of 382 feet and therefore exceeds the minimum lot size 
requirement. 

(3) No bed and breakfast establishment shall be located closer than one thousand feet (1,000) from another
bed and breakfast establishment.

The nearest bed and breakfast establishment is located near the corner of Barney Road and Harris 
Road and is more than 3,000 feet away. 

(4) One (1) parking space per rental sleeping room plus one (1) per owner occupant shall be provided.

The site plan included with the application includes two designated guest parking spaces among 
the eight total available outdoor parking spaces.  There are two parking spaces in the garage for the 
owners. 

(5) One (1) non-illuminated wall sign identifying the establishment not to exceed three (3) square feet in
area shall be allowed.

Previously, the applicant provided a photo of a sign on the garage, which the applicant indicated is 
21 inches by 10 inches, which is slightly less than 1.5 square feet and meets this requirement. 

(6) The establishment is located within a residence which is the principal dwelling unit on the property and
shall be owner-occupied at all times.

The single-family residence to be used for the bed and breakfast is owner occupied. Proof of owner 
occupancy was demonstrated through a Principal Residence Exemption (PRE) form obtained by 
the Township Assessor and an upper-level floor plan submitted by the applicant that shows the 
location of the additional bedrooms. 

(7) The rental sleeping rooms shall have a minimum size of one hundred (100) square feet for each two (2)
occupants with an additional thirty (30) square feet for each occupant to a maximum of four (4) occupants
per room.

The existing guest bedroom is 400 square feet of space and includes its own bathroom and closet 
space. The proposed guest bedroom is 528 square feet and includes its own bathroom and closet 
space. This requirement has been met. 
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(8) No more than eight (8) occupants shall be accommodated in any single residence at any one time in the
A Agriculture District and R-3 Multiple Family Districts and five (5) occupants in all other permitted
Districts.

With the existing bedroom and the proposed bedroom, a maximum of four (4) occupants per room 
is acceptable with no more than eight (8) total occupants at any one time for the bed and breakfast. 

(9) Use or rental of snowmobiles, all-terrain vehicles or similar vehicles, boats and other marine
equipment, in conjunction with the operation of the establishment shall be prohibited.

The applicant states that they will not use nor rent any of these vehicles or equipment as part of the 
bed and breakfast operation. 

(10) Special land use approval shall not be granted if the essential character of the lot or structure in terms
of traffic generation or appearance will be changed substantially.

The house is situated on the owner’s farm and among nearby farmland and single-family homes on 
large lots.  This character lends itself for a bed and breakfast establishment and is not expected to 
change. 

(11) A site plan shall include a floor plan layout of the proposed structure drawn to a scale of not less than
1” = 16’ that shows the specific layout of the proposed facility in accord with the provisions of this Zoning
Ordinance.

A site plan is provided with the application attached to this report, including floor plans that meet 
this requirement. 

FINDINGS OF FACT: 
At its April 12, 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 area is planned for Agricultural / Rural Land and zoned as A-Agriculture.  The proposed bed
and breakfast establishment fits within an existing low-density residential use on the site.

• The proposed bed and breakfast establishment meets the requirements of Section 714 described
above, which provide special conditions for bed and breakfast operations.

(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: 
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• The proposed bed and breakfast will accommodate a maximum of eight guests at any time and is
located within an existing dwelling.  The scale and location of the site is conducive to a bed and
breakfast.

(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: 

• The proposed bed and breakfast establishment is not anticipated to create any off-site impacts.

(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: 

• Additional guest parking has been designated for the bed and breakfast among the available parking
spaces.  The bed and breakfast operation will be in an existing building and no structural changes
are proposed.

(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: 

• The proposed bed and breakfast operation will not disturb any natural features.

(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: 

• Because the proposed bed and breakfast establishment is in an existing dwelling and no structural
changes are proposed, there are no anticipated impacts expected on infrastructure.

• Hainey Lane is a private road that meets Township Zoning Ordinance requirements. Section 521
of the Zoning Ordinance states that a private road serving three to five parcels must have a
minimum easement width of 48 feet with permitted surface types either being gravel or pavement.
Hainey Lane has a width of 52 feet and is a gravel surface.

(7) The establishment, maintenance, or operation of the proposed use shall not be detrimental to or endanger
the public health, safety, morals, comfort, or general welfare

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

• The proposed use will not be detrimental or endanger public health, safety, or welfare.
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(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 site has its own dedicated access on Hainey Lane.  Because access to the bed and breakfast
operation will be limited to only Hainey Lane, there are no adverse impacts to individuals that are
anticipated as part of this project, and the public interest and welfare is supported.

(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: 

• The site has its own dedicated access on Hainey Lane.  Access to the bed and breakfast operation
will be limited to only Hainey Lane.  With a maximum of eight occupants, the establishment is not
expected to noticeably impact traffic in the area.

(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 proposed bed and breakfast will use existing parking areas and drives on the subject site and
no impacts on vehicular or pedestrian safety are anticipated.

(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 bed and breakfast operation is compatible with the agricultural and rural land uses
planned for the area.  No impacts are anticipated which would impede the development or use of
the surrounding properties.

ACTION REQUESTED: 
If the Planning Commission has determined that the application has met the criteria and requirements of 
the Special Use Permit and the above listed Findings of Fact is sufficient, then the following motion is 
offered for consideration: 

MOTION THAT the Findings of Fact for application SUP-2020-03-A, as presented in 
Planning Department Report 2023-53 and being made a part of this motion, BE 
ADOPTED. 

The following motion is recommended to approve the project, subject to the conditions as noted below, and 
subject to conditions which are routinely added to all approvals: 

MOTION THAT application SUP-2020-03-A, for a Major Amendment to a Special Use 
Permit for a bed and breakfast establishment at 5885 Hainey Lane, submitted by Matthew 
and Rebecca Ligon, BE APPROVED, subject to the following conditions: 
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1. Access to the site for the bed and breakfast establishment shall be limited to
the Hainey Lane access, and no access shall be permitted for the bed and
breakfast establishment directly from Cedar Run Road.

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

3. 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 Township within thirty (30) days of final approval by the Township
or approval shall be considered to have expired.

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

Attachments: 
1. Special Use Permit Amendment Application Letter from Matthew and Rebecca Ligon, including

floor plans and photos.
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SPECTAL USE PERMTT (SUp) APPLICAT|ON

ASSISTAN9E

This application must be cornpleted 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 Departrnent to arrange an appointment to discuss your proposed apptication. 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.
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n New Special Use Permit

( ur;otAmendment

tr Minor Amendment

tr Administrative Amendment

PROJECT IIEVELOPMENT NAME
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CONTACT PE-BSON
Please select one person to be contact person for all correspondence and questions:

Applicant:

Agent:

Owner:

flRoPFBTY rNrqRM4Tlo|\r

Praperty Address:

P rope rty I de ntifi c atio n N u mbe r :

Legal Description:

Zoning District:

Master Plan Future Land Use

Araa of Property @cres or square feet):

Exr.sfing Use(s);

Proposed Usefs);

PRoJEer flMEllNE

Estimated Start Date:

Estimated Completion Date:

ft*pe?
N/*

REQUIRED SUBMITTAL ITEMS

A complete application for a $pecial Use Permit consists of the following:

Application Form:

n One original signed application

n One digital copy of the application (PDF only)

Appticaticn Fee:

Fees are established by resolution of the Garfield Township Board and are set out in the current Fee

Schedule as listed on the Planning Department page of the Township website (http:1/www.garfield-

twp.corn). Please make check out to Charter Township of Garfield.

tr Fee

Escrow Fee:

Additional fees may be required if a review by independent professional help is deemed necessary by the

Township. lf required, such additional fees must be placed in escrow by the applicant in accordance with

the escrow policies of the Township and prior to any further processing of this application. Any unused

escrow funds shall be returned to the applicant. Please complete an Escrow and Review (ER) Application

form.

Site Development Plan:

U Ten complete stapled 11"x17" paper sets (Administrative Amendments require one copy)

n Two complete bound 24"x36" paper sets

tr One digitalset (PDF only)
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Written lnformation:

tr Ten paper copies of the Approval Criteria (Administrative Amendments require one copy)

n One digital copy of the Approval Criteria (PDF only)

fl Ten paper copies of the lmpact Assessment (Administrative Amendments require one copy)

n One digital copy of the lmpact Assessment (PDF only)

Digital items to be delivered via ernail or USB flash drive

SUBMITTAL DEADLINE

Submittal deadlines are listed on the Planning Department page of the Township website (http://www.garfield-

twp.corn). Please note that the listed dates are the deadlines after which submitta{s will not be considered for the

indicated meeting. Any errors or missing information on an application submitted at the deadline will result in a

delay in the processing of the application. An earlier submittal is encouraged to avoid possible delays.

WAIVERS

Submittal Waiver:

At the discretion of the Director of Ptanning, a Site Development Plan may be waived in any of the following cases

when it is determined that the submission would serve no useful purpose:

1. The erection or enlargement of an accessory structure;

2. The enlargement of a principal building by less than 20 percent of its existing gross floor area, provided

such enlargement will not result in a requirement for additional off-street parking;

3. A change in principal use where such change would not result in an increase in impervious surface area,

additional off-street parking, site access, other external site characteristics or a violation of this ordinance.

Data Waiver:

The Director of Planning may waive a particular element of information or data othenryise required for a Site

Development Plan upon a finding that the information or data is not necessary to determine compliance with this

ordinance or that such information or data woutd not bear on the decision of the approval authority.

SITE PLAN

Check that your site plan includes all required elements for a Site Development Plan (SDP). Please use the Required Site

Plan Elements Checklist below.

APPROVAL CEITFRIA

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

Approval Criteria from $ 423.8 ol the Zoning Ordinance. The Planning Commission must determine that each of these

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

demonstates that:ecial use is permitted only if the applicant demonstrates that:

f] 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;
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n 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;

n The proposed use will not be detrimental, hazardou$ or disturbing to existing or future adjacent uses or to the public

weifare by reason of excessive traffic, noise, dust, gas, smoke, vibration, odor, glare, visual clutter, electrical or

electromagnetic interference;

n 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;

n 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;

D Adequate public and privale infrastructure and services such as streets, water and sewage facilities, drainage

structures, police and fire protection, and schools, already exisl or will be provided without excessive additional

requirements at public cost;

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

public health, safety, morals, comfort, or generalwelfare;

n 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;

tr 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;

n 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

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

permitted within the zoning district.

IMPACTASSESSMENT

A written impact statement to include the following information:

tr A written illustrative description of the environmental characleristics of the site prior to development, i.e.,

topography, soils, vegetative cover, drainage, streams, creeks or ponds.

tr Types of uses and other man-made facilities.

tr The number of people to be housed, employed, visitors or patrons and vehicular and pedestrian trafiic.

n Phasing of the project including ultimate development proposals.

tr Natural features which will be retained, removed and/or modified including vegetation, drainage, hillsides, streams

wetlands, woodlands, wildlife and water. The description of the areas to be changed shall include their effect on

the site and adjacent properties. An aerial photo may be used to delineate the areas of change.

n The method to be used to serye the development with water and sanitary sewer facilities.

tr The method to be used to control drainage on the site and from the site. This shall include runoff control during

periods of construction.

il lf the public sewers are not available to the site, the Applicant shall submit a current approval from the Health

Department or other responsible public agency indicating approval of plans for sewage treatment"
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tr The method to be used to control any increase in effluent discharge to the air or any increase in noise level

emanating from the site. Consideration of any nuisance that would be created within the site or external to the site

whether by reason of dust, noise, fumes vibration, srnoke or lights.

tr An indication of how the proposed use conforms with existing and potential development patterns and any

adverse effects.

tl The proposed density in units per acre for residentiat developments.

n Name(s) ancl address(es) of person(s) responsible for preparation of statement.

tr Description of measures to control soil erosion and sedimentation during grading and construction operations

and until a perrnanent ground cover is established. Recommendations for such measures may be obtained from

the County Soil Erosion and Sedimentation office.

tr Type, direction, and intensity of outside lighting.

n General description of deed restrlctions, if any.

ApprTrorlAl rNFqRuATtoN

lf applicable, provide the following further information;

A. Sanitary Sewer:lService

1. Does project require extension of public sewer line?

lf yes, has a Utility Agreement been prepared?

2. Will a community wastewater system be installed?

lf yes, has a Utility Agreement been prepared?

lf yes, provide construction plans and specifications

3. Willon-site disposal be used?

lf yes, is it depicted on plan?

B. Water $ervice

1. Does project roquire extension of public water main?

If yes, has a Utility Agreement been prepared?

2. Will a community water supply be installed?

lf yes, has a Utility Agreement been prepared?

lf yes, provide construction plans and specifications

C. Public utility easernents required?

lf yes, show on plan.

D. Stormwqter RevieMSoil-Elqsion

1. Soil Erosion Plans approved by Soil Erosion Office?

lf so, attach approval letter.

lf no, are alternate measures shown?

2. Stormwater Flans approved by Township Engineer?

lf so, attach approval letter.

lf no, are altemate measures shown? tr tr
Note: Alternate measures must be designed and sealed by a registered Engineer.

Not
ApplicableYes
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tr
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E. Roads and Circulalion

1" Are interior public streets proposed?

lf yes, has Road Commission approved (attach letter)?

2. Will public streels connect to adjoining properties or future streets?

3. Are private roads or interior drives proposed?

4. Will private drives connect to adjoining properties service roads?

5. Has the Road Commission or MDOT approved curb cuts?

lf yes, attach approved permit.

OTHER INFORMATION

lf there is any other information that you think may be useful in the review of this application, please attach it to this

application or explain it on a separate page.

REVIEW PROCESS

. Upon submittal of this application, Staff will review the materials submitted and will, within ten (10) working days,

forward a determination of completeness to the appticant. lf the submission is incomplete or noncompliant with the

Zoning Ordinance, it will be returned to the applicant for revision. Once the submission is revised, Staff will again

review it for completeness and again fonvard a determination to the applicant within ten (10) working days.

This procedure shall be repeated until a complete submission is received.

. Once the application is deemed to be complete and submitted according to the application deadlines, it will be

forwarded to the Planning Commission tor review. The Ptanning Commission will determine if the application is

complete and schedule a public hearing.

. Upon holding a public hearing, the Planning Commission may approve, approve with conditions, or deny the

proposed special use.

. lf approved or approved with conditions, the decision of the Planning Commission shall be incorporated into a
written report and decision order.

PERMTSSTON ro qNrER $TJBJECT pRgFERTy

Permission is hereby granted to Garfield Township staff and Planning Commis$loners to enter the premises subject to this

application for the purpo6e$ of making inspections a$sociated with this application, during nonnal and reasonable working

hours.

Owner $ignature:

Applicant Signature:

Agent Signature:

Date:

n
tr
n
E
tr
tr

fI
u
tr
n
E
n

X
tr
X
H
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Y
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OWNER'S AUTHORIZATION

lf the applicant is not the registered owner of the lands that is the subject of this application, the owner(s) must complete

the authorization set out below.

l/Weauthorizetornakethisapplicationonmy/ourbehalf
and to provide any of my/our personal information necessary for the processing of this application. Moreover, this shall be

your good and sufficient authorization for so doing.

Owner $ignature:

Date:

AFFISAVIT

The undersigned affirms that heishe or they is (are) the owner, or authorized agent of the owner, involved in the application

and all of the information submitted in this application, including any supplemental information, is in all respects true and

correct. The undersigned further acknowledges that willful misrepresentation of information will terminate this permit

application and any permit associaled with this document.

Owner Signature:

Date:

Applicant Signature:

Date:
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Required Site Plan Elements Checklist (See g 956 of the Zoning Ordinance)
Site Diagram (SD) / Administrative Site Plan (ASP) I Site Development PIan (SDp) SD

ASP/
SDP

number
Property owner's name, address, telephone number and tr tr

property ownership ul n
are or liens on the tr n

tr
address and/or parcel description and dimensions property,

and net and E tr
7.A the area n
8. address and tr E

title or name of n tr
10. of use of tr n

uses on the u fi
12. Seal of the registered engineer, architect, landscape architect, suryeyor, or planner who prepared ttre ptarl as well as

their name, address and telephone number tr

anow, scale, and date of submittal and
2. Boundary dimensions of natural features tr

such as woodlots, water bodies, areas, slopes overtwenty-five percent
beach, and similar features tr

4. Prqposed alterations to tapography and other natural features tr
elevations at shown at where 1 tr

and contfol measures as Soil Erosion u tr
height and square footage main and accessory

structures tr
8. Location and specifications for any existing or proposed (above or below ground) storage facilities tor any chemiiatq

salts, flammable materials, or hazardous materials. lnclude any containment structures or clear zones required by county,
state or federal government authorities

and grade line of any
EI* D

areas tr tr
1 and vehicular features n

12. A dimensional
parking areas

plan indicating the location, size and number of parking spaces of the on-site parking areas, and shared
tr tr

and dimensions of service lanes and service snow areas, and tr
access easements, and pedestrian

within and adjacent to the site
Location of and of deceleration and lanes n

structures that are close to tr
of water lines andlor tr tr

sanitary sewer lines and/or sewer disposal .systems tr n
19. specifications, and access to a water supply in the event of a fire emergency tr
20. stormwater the location and design storm sewers, retention or detention ponds,

wastewater Iines, clean out locations, connection and treatment u
21 . A utility plan including the location of all other utilities on the site including but not limited to natural gas, electric, cable fV,

telephone and steam tr
A indicating the size of all and advertising cross sections tr

23. A lighting plan including area of illumination by on a photometric
plan, Kelvin as well as the of flxtures and to be used tr

24. Proposed any open spaces, landscaping and buffering such as areas, vegetation belts, fences,
walls, trash screening, and other features with cross sections shown
A Landscape plan and table identifying materials, and number proposed, to
is required by the Ordinance. All vegetation to be retained on site must also be indicated, as well as, its typical size by

location or of sizes as
26. project impacts on existing capacity, schools, and existing utilities,

and on the natural environment on and to the tr
or msdifications required for tr

Page I of I SUP - Form Date: March 1, 2021

Applicant's name, address, telephone signature tr tr
signature

5. ,A signed and notarized statement from the owner of the property that the applicant has the right to act as the owneis
agent n

frontage
and road network surrounding the prope(y

Name, phone number of the preparer of the site plan

and adjoining parcels

tr tr

J.

7.

*Required only far hq.bitqble construction within the floodptain on site diaorams and administrative site olans.

adjacent to the site

tr

line or pertinent to the proposal

18. Location of

swales,

n

any applicable regulatory agencie$' approyals
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Blended Roots Farm and B&B
IMatthew and Rebecca Ligon, Owners
5885 Hainey Ln.
Traverse City, IVII 49684

{231) 218-6288 - [/atthew
(231) 360-3703 - Rebecca

We are applying for a major amendment to our existing STR permit.

Since we were issued the SRT permit in 2021, we have had the pleasure of experiencing two
full seasons! Not only have the guests thoroughly enjoy the experience of staying on the farm,
we also have received joy from our guests.

We have risen to five star Super Host status on airBNB. The consistency in the quality of the
Bed and Breakfast and customer service has always been sterling, and the satisfied guests let
us know with wonderful reviews!

Rebecca and I have had a few kids grow up and leave the nest, which allows us the opportunity
to offer the master suite as an additional accommodation to the public. When we built this
house for our family, we didn't realize how perfect it would be for this opportunity! Each suite is
on opposite ends of the farm house allowing the new room guests the same type of seclusion
our current guests receive.

The impact to the neighbors has been nominal. ln fact, with the older kids moved out, the traffic
on a daily basis on the farm is considerably less than it was before our SRT permit!

Our typical season runs end of May through October and the rest of the year is sporadic to
none. Currently, we have over 40 satisfied guests and have really enjoyed showcasing the farm
and Garfield Township. We educate our customers about local businesses in the area that are
top-notch and must visits! We are also able to point them to attractions in the surrounding
communities. Our visitors enjoy the chickens and guinea hens wandering through the yard and
strolls through the sunflower fields. They leave with pictures and fond memories of Traverse
City and the Bed and Breakfast. We feel that the additional suite would allow us to have a
better reach and satisfy more guests.

On behalf of my wife and I and our family, we thank you for this opportunity!

lVatthew Ligon Ligon

Ala<_ L-fu











Traverse City Christian School Child Care at Church of the Living God – Special Use Permit 
Expiration of Application – Planning Commission – May 10, 2023 

Page 1 of 2 
K:\Plan\Applications\2022\SUP-2022-03 Traverse City Christian School Child Care\Step 6 - Public Hearing\PD Report 2023-54 TC Christian 

School Child Care SUP - Expiration of Application.docx 

Charter Township of Garfield 
Planning Department Report No. 2023-54 

Prepared: May 3, 2023 Pages:  2 
Meeting: May 10, 2023 Planning Commission Attachments: 
Subject: Traverse City Christian School Child Care at Church of the Living God 

Special Use Permit – Expiration of Application 
File No. SUP 2022-03 Parcel No. 05-026-014-10
Applicant: Traverse City Christian School 
Agent: Chris Butz 
Owner: Church of the Living God 

BRIEF OVERVIEW: 
• Location: 1514 Birmley Road, north side of Birmley Road 
• Parcel area: 21.84 acres 
• Existing land use: Church 
• Existing zoning: A – Agricultural District 

PURPOSE OF APPLICATION: 
This application by Traverse City Christian School requested the use of an existing church building located 
at 1514 Birmley Road for a child care center as an additional use, with no new construction planned.  Child 
care centers are permitted via Special Use Permit in the A-Agricultural District. 

BACKGROUND: 
The project was introduced at the December 14, 2022 Planning Commission regular meeting.  The public 
hearing was scheduled for the January 11, 2023 Planning Commission regular meeting. 

At the January 11, 2023 meeting, the applicant indicated that they discovered that the church building would 
need extensive fire system updates to bring it up to code for the child care use, and these updates may end 
up being cost prohibitive for them.  The Planning Commission tabled this application without holding the 
public hearing, allowing for the applicant to research if they could continue with this application. 

STAFF COMMENT: 
Staff followed up with the applicant regarding their intentions to continue with the application or to let it 
expire.  Staff referenced the following section of the Zoning Ordinance: 

SECTION 404 EXPIRATION OF APPLICATION 
During the course of any administrative, legislative, or quasi-judicial application review, if an applicant 
has failed to proceed meaningfully towards application completion or application decision for a period of 
one-hundred and twenty (120) consecutive calendar days, then the application shall be considered expired.  
Following expiration of an application, the applicant shall be provided with written notice of said 
expiration. 

As calculated by staff, the previous meaningful action towards application completion was at the January 
11, 2023 Planning Commission meeting, and 120 days later from January 11 is May 11.  The applicant has 
communicated to Staff in an email that they will not continue with the application; this email is provided 
as an attachment to this report.  Thus, the Planning Commission may consider this application to be expired 
as of May 11, 2023. 
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ACTION REQUESTED: 
The following motion is offered for consideration:  
 

MOTION THAT application SUP-2022-03, submitted by Traverse City Christian School for a 
Special Use Permit for a child care center at Parcel 05-026-014-10, is considered EXPIRED as 
of May 11, 2023. 

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

1. Email from Chris Butz, Traverse City Christian School, dated May 1, 2023. 
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Steve Hannon

From: Chris Butz <cbutz@tcchristian.org>
Sent: Monday, May 1, 2023 11:41 AM
To: Steve Hannon
Subject: Re: Garfield Twp. Special Use Permit Application - Child Care Center

Thanks for the follow-up Steve.  No, we are going to have to let this go for right now.  It is not off the 
table, just on the back burner as we have so much to do to wrap up the year.  I hope to revisit this over 
the summer and look at possibilities. 
 
Thanks for everything that you and the Commission have done to help! 
 
 

  
 

 

Chris Butz, J.D.  
Superintendent, Traverse City Christian School  

753 Emerson Rd., Traverse City, MI 49696  

231-929-1747 Ext 170  |  cbutz@tcchristian.org  |  tcchristian.org 

       
 
2022-2023 Theme: Sincerely Faithful! "The goal of this command is love, which comes from a pure heart and a 
good conscience and a sincere faith" 1 Timothy 1:5 (NIV) 
 
  

 
 

From: Steve Hannon <shannon@garfield-twp.com> 
Date: Monday, May 1, 2023 at 9:35 AM 
To: Chris Butz <cbutz@tcchristian.org> 
Subject: RE: Garfield Twp. Special Use Permit Application - Child Care Center 

Hello Chris, 
  
I wanted to follow up on this application, since it is getting close to the expiration date of May 11.  If this application is 
not continuing, then we will put it on the agenda for the May 10 Planning Commission meeting next week to formally 
recognize that the application will expire on May 11. 
  
If you have any updates on this application, please let me know, and don’t hesitate to ask any questions. 
  
Thanks, 
  
Stephen Hannon, AICP 
Deputy Planning Director 
Charter Township of Garfield 
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3848 Veterans Drive 
Traverse City, MI 49684 
shannon@garfield-twp.com 
(231) 225-3156 
  

From: Chris Butz <cbutz@tcchristian.org>  
Sent: Monday, February 13, 2023 2:54 PM 
To: Steve Hannon <shannon@garfield-twp.com> 
Subject: Re: Garfield Twp. Special Use Permit Application - Child Care Center 
  
Thanks, Steve.  Even if we move forward, I’m pretty sure we might be looking elsewhere as the church 
is working on other options I believe. 
  
That would obviously require us to start the process over.  If we move past May 11, does the 
application administratively dissolve at that time? 
  
 

 

  
 

  

 

Chris Butz, J.D.  
Superintendent, Traverse City Christian School  

753 Emerson Rd., Traverse City, MI 49696  

231-929-1747 Ext 170  |  cbutz@tcchristian.org  |  tcchristian.org 

      

  
 

  
2022-2023 Theme: Sincerely Faithful! "The goal of this command is love, which comes from a pure heart and a 
good conscience and a sincere faith" 1 Timothy 1:5 (NIV) 
 
  

 
  

From: Steve Hannon <shannon@garfield-twp.com> 
Date: Thursday, February 9, 2023 at 10:46 AM 
To: cbutz@tcchristian.org <cbutz@tcchristian.org> 
Cc: info@tcchristian.org <info@tcchristian.org> 
Subject: Garfield Twp. Special Use Permit Application - Child Care Center 

Hello Chris, 
  
I’m following up on the Special Use Permit application from TC Christian School for a child care center at Church of the 
Living God on Birmley Road.  This application was tabled at the January 11 Planning Commission meeting and you 
needed time to determine if you will be moving forward with this application.  Applications can be tabled but only for a 
certain window of time.  Please see the following section of the Zoning Ordinance: 
  
SECTION 404 EXPIRATION OF APPLICATION 
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“During the course of any administrative, legislative, or quasi-judicial application review, if an applicant has failed to 
proceed meaningfully towards application completion or application decision for a period of 
one-hundred and twenty (120) consecutive calendar days, then the application shall be considered expired. Following 
expiration of an application, the applicant shall be provided with written notice of said expiration.” 
  
120 days from January 11 is Thursday May 11.  As you determine your course of action, please keep this date in mind. 
  
If you have any updates on this application, please let me know, and don’t hesitate to ask any questions. 
  
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 
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Charter Township of Garfield 
Planning Department Report No. 2023-55 

Prepared: May 3, 2023 Pages:  5 
Meeting: May 10, 2023 Planning Commission Attachments: 
Subject: SPR 2023-04 Birmley Meadows Site Condominium – Introduction 
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): 

7a.
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Zoomed-in aerial view of subject property (highlighted in blue):  

 
 
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 also review the plan as needed. 
 
The Township Engineer will review storm water and private roads for the application and has provided an 
estimated amount for escrow for plan review, construction oversight, and project close-out for the water 
main and sanitary sewer extension. 
 
Review Criteria 
Section 429 G. of the Zoning Ordinance described the review criteria for site condominium subdivisions: 
“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 



Birmley Meadows Site Condominium Introduction Planning Commission Meeting – May 10, 2023 

Page 3 of 5 
K:\Plan\Applications\2023\SPR 2023-04 Birmley Meadows Site Condominium\Step 4 - Introduction\PD Report 2023-55 Birmley Meadows Site 

Condominium - INTRO.docx 

 
The application proposes 26 single-family lots on a site with R-1 One-Family Residential zoning.  
For lots in R-1 with public sewer, the minimum lot area is 15,000 square feet and the minimum 
lot width is 100 feet.  Along the curve of a road, the lot width is measured from the front setback 
line instead of at the front lot line. 
 
The applicant should include with the site plan a sheet showing all lot widths, including those for 
lots along the curve of a road, to determine if minimum lot width requirements are met. 
 

(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 two proposed roads are Birmley Estates Drive, which would connect the two non-contiguous 
existing sections of Birmley Estates Drive, and a new road named Springfield Drive.  Both roads 
are proposed as private roads.  These roads, along with the existing roads in Birmley Estates and 
the previously proposed roads in Birmley Hills will form 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.  Agencies including Metro Fire will also provide 
comments on the streets and the impact of this project.  The road names are to be reviewed and 
approved by Grand Traverse County Equalization and the Township Board. 
 

(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 site plan does not indicate any contiguous common open space.  The Impact Statement in the 
application states that the “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.”  The proposed use and surrounding uses are generally 
single-family homes of similar scale. 
 

(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 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.  No major adverse effects are anticipated from this project. 
 

(5) That all provisions of this ordinance are complied with 
 
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 no site lighting is proposed 
for this development, and that parking will be located on individual lots and no additional parking 
areas are proposed.  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. 
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(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 
 
All lots are proposed to be accessed by either of the two proposed private roads: Birmley Estates 
Drive (extension) or Springfield Drive.  Emergency vehicle access should reflect any comments 
from the relevant agencies. 
 

(7) That a plan for erosion control and storm water discharge has been approved by the appropriate 
public agency; and 
 
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 proposed development is consistent with the current zoning 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. 
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ACTION REQUESTED: 
The purpose of the introduction is to accept the application and to identify any concerns that need to be 
addressed prior to holding a public hearing.  As such, following an opportunity for applicant presentation 
and Commissioner discussion, the following motion is offered for consideration: 

MOTION THAT application SPR-2023-04, submitted by submitted by T&R Investments, for 
a proposed site condominium development to be known as Birmley Meadows at Parcel No. 
05-026-020-33, BE ACCEPTED, and BE SCHEDULED for a public hearing for the June 14,
2023 regular Planning Commission meeting, subject to the following additional information
being provided by the applicant:

1. Include, with the site plan set, a sheet showing all lot widths, including those for lots
along the curve of a road, to determine if minimum lot width requirements are met.

2. The site plan is subject to review by others, including but not limited to the Township
Engineer, Metro Fire, and Grand Traverse County Equalization.

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.











 

 
 

 
 

 
BIRMLEY MEADOWS 

A SITE CONDOMINIUM PROPOSAL  
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Applicant / Owner: T & R Investments 
    841 Ashland Drive 
    Traverse City, MI 49696 
 
    Steve Zakrajsek (231) 883-3766 
 
Meeting Date:  May 10, 2023 
 
Package Contents: 1. Statement of Proposed Use 
    2. Impact Statement & Traffic Assessment 
    3. Stormwater Control Plan 
    4. Engineered Plans 11 Sheets 
     Dated 04/05/2023  
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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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Charter Township of Garfield 
Planning Department Report No. 2023-56 

Prepared: May 3, 2023 Pages:  8 
Meeting: May 10, 2023 Attachments: 
Subject: Ridge 45 Phase I-III and Ridge 45 Phase IV (South 22) SUP Amendments - Introduction 
File Nos. SUP-2021-02-B and SUP 2015-01-E Parcel Nos.: 05-023-026-50, 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
• 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

PURPOSE OF APPLICATION:  
Ridge45 Phase I-III were developed as follows: 

Ridge45 Multi-family Housing Development Phases I-III 

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 

Total 16 400 

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. Currently, the developer, Westwind, is seeking an alternative 
layout that follows the same form as the current Ridge45 development. Ridge45 is a separate development 
built by Westwind. Essentially, Westwind wants to combine both South22 and Ridge45 into one continuous 
development. 

7b.

http://www.garfield-twp.com/default.aspx
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After initial review of the Zoning Ordinance, it was unclear if combining the two Special Use Permits was 
permitted. A review by Township Attorney, Scott Howard, determined that combining the two Special Use 
Permits into one Special Use Permit is permissible. The written opinion from Mr. Howard is forthcoming. 

The new application for Ridge45 Phase IV proposes seven apartment buildings containing 28 units each 
for a total of 196 dwelling units. This new application has 20 fewer units than the South22 plan approved 
in 2021. 

Aerial image of the subject property (property lines highlighted in blue): 
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ORIGINAL APPROVED SITE PLAN FOR PHASE IV: 

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.
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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 
The proposed buildings are as follows: 

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 

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.  

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
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(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 (1,100 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 

-- large trees 
-- existing large trees 
-- med/small trees 
-- existing small trees 
-- evergreens 
-- existing evergreens 
20 ft. min width shown 

South (900 ft.) 36 large trees 
27 med/small trees 
27 evergreens 
20 ft. min width 

-- large trees 
-- existing large trees 
-- med/small trees 
-- existing small trees 
-- evergreens 
-- existing evergreens 
20 ft. min width shown 

West (600 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 

-- large trees 
-- existing large trees 
-- med/small trees 
-- existing med/small trees 
-- evergreens 
-- existing evergreens 
10 ft. min width shown 

A north buffer is not required since the proposed development is a continuation of the Ridge45 
development. A complete landscaping plan shall be provided in accordance with the Zoning Ordinance. 
Credit is given for existing vegetation. 

Lighting 
A photometric site plan shall be included with the site plan.  The lighting standards of Section 517 of the 
Zoning Ordinance are described by 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 are expected to apply to 
this site, so all lighting for this site is subject to 
the requirements of this section. 
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Zoning Ordinance Lighting Standard Subject Site 
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.

Information to be provided. 

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.

Information to be provided. 

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

Information to be provided. 

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.

Information to be provided. 

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

Information to be provided. 

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 
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. 
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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. 

ACTION REQUESTED: 
The purpose of the introductory meeting is to accept the application and to identify any concerns that should 
be addressed prior to holding a public hearing on the application. Following an opportunity for applicant 
presentation and Commissioner discussion, the following motion is offered for consideration:  

MOTION THAT applications SUP-2021-02-B and SUP-2015-01-E, submitted by Jozwiak 
Consulting, Inc., for a Major Amendment to two Special Use Permits for a multi-family housing 
complex at Parcel 05-023-026-50, 05-023-025-60, and 05-023-026-45 BE ACCEPTED, and BE 
SCHEDULED for a public hearing for the June 14, 2023 Regular Planning Commission meeting, 
subject to the following additional information being provided by the applicant: 

1. A complete landscaping plan shall be provided in accordance with the Zoning Ordinance.
2. A complete lighting plan shall be provided in accordance with the Zoning Ordinance.
3. Amendment to Ridge45 Phases I-III shall require that the correction to the Ridge Boulevard

entry be completed.
4. The Ridge45 Phase IV site plan shall be subject to agency reviews, including but not limited

to the Township Engineer, Grand Traverse County Road Commission, and Metro Fire.

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 (South22) Application dated April 10, 2023.
3. Ridge45 Phases I-III and Phase IV Narrative dated April 11, 2023
4. Ridge45 Phase IV (South22) Written Impact Statement dated April 23, 2023.
5. Ridge45 Phase IV (South22) Site Plan set dated April 24, 2023.
6. Ridge45 Phases I-IV Site Plan dated April 24, 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 

















Charter Township of Garfield 
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)

















Received by Garfield Twp - April 11, 2023



1  

 
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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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 
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INDICATES SHEAR WALL LOCATION. - SEE
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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.)
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SCALE:
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PLAN

1/8" = 1'-0"

OVERALL BUILDING - SECOND & THIRD FLOOR PLAN (28 UNIT BUILDING)
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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. 2023-57 

Prepared: May 4, 2023 Pages:  2 
Meeting: May 10, 2023 Planning Commission Attachments: 
Subject: Nicolet Bank Landscaping – Site Plan Review 
Applicant: Emily LaChapelle 
Owner: Nicolet National Bank 
File No. SPR-2023-05 
Parcel No. 05-021-053-00

PURPOSE OF APPLICATION: 
This application requests site plan review of a proposed updated landscaping plan for the Nicolet Bank at 
3530 North Country Drive, on the west side of US 31 near the intersection with Hartman Road.  The site 
is 5.11 acres, zoned C-H Highway Commercial, and has future land use designations of Commercial and 
Agricultural / Rural Land. 

BACKGROUND: 
In August 2022, the property owners received a Letter of Information regarding a violation on this site for 
the removal of landscape buffer required by the Township as a condition of site plan approval.  The site 
plan was originally approved in 1997, and the site plan noted that “existing vegetation in this area must be 
preserved to meet the buffer requirements as described in the Zoning Ordinance.” 

Aerial view of subject site (north facing up) with property lines highlighted in blue 

7c.

http://www.garfield-twp.com/default.aspx
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To remedy this situation, the applicants submitted a landscaping plan to replant the area of the site where 
the previous vegetation was removed.  No other changes to the site plan are proposed. 
 
SITE PLAN REVIEW CRITERIA: 
According to Section 424.F. (1) (Standards for Approval, Site Plan or Site Development) of the Zoning 
Ordinance, “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.”  As this 
application is only for altering the landscaping and no other changes to the site plan are proposed, the site 
development standards within Section 424.F are largely not impacted by this proposal.  The site plan still 
“shall conform to all provisions of this ordinance” including landscaping standards of Article 5, Sections 
530-534.  Staff comments on landscaping are as follows: 
 

• The landscaping removed encompasses about 220 linear feet along the US 31 frontage.  With US 
31 being a state highway, the site is required to have a Type ‘D’ buffer including 4 large trees, 3 
medium/small trees, and 3 evergreen/coniferous trees per 100 linear feet. 

• With 220 linear feet of frontage, 9 large trees, 7 medium/small trees, and 7 evergreen/coniferous 
trees are required. 

• The proposed landscaping plan shows 9 large trees (7 American Beech, 2 Black Gum), 7 medium 
/ small trees (Amelanchier, Allegheny), and 7 evergreen / coniferous trees (Cedar). 

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

• Most proposed species are listed as native species in the ISN Planting Guidelines, except for the 
Black Gum.  Correspondence from the Grand Traverse Conservation District indicates that this is 
an acceptable species to plant. 

 
RECOMMENDATION: 
If the Planning Commission finds the proposed updated landscaping plan submitted with this application 
to be acceptable, then the following motion is recommended: 
 

MOTION THAT application SPR-2023-05, submitted by Nicolet National Bank for 
an updated landscaping plan on Parcel #05-021-053-00 located at 3530 North Country 
Drive, BE APPROVED. 

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

1. Proposed landscaping plan dated May 4, 2023. 
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