CHARTER TOWNSHIP OF GARFIELD
PLANNING COMMISSION MEETING

Wednesday, October 11, 2023 at 7:00 pm
Garfield Township Hall

3848 Veterans Drive

Traverse City, Ml 49684

Ph: (231) 941-1620

AGENDA
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 — September 27, 2023

4. Correspondence

5. Reports
a. Township Board

b. Planning Commissioners
i.  Zoning Board of Appeals
ii. Parks and Recreation Commission
ii.  Joint Planning Commission
c. Staff Report
i.  PD 2023-115 - Planning Department Monthly Report for October 2023
ii.  Master Plan Announcement



6. Unfinished Business
a. PD 2023-117 — Durga R-3 Rezoning — Findings of Fact
b. PD 2023-118 — Portable Storage Solutions Special Use Permit — Findings of Fact

7. New Business
a. PD 2023-119 — Marengo 31 Special Use Permit — Extension Request
b. PD 2023-120 — 3066 N Garfield Commercial District Housing SUP — Introduction

8. Public Comment

9. Other Business

10. Items for Next Agenda — October 25, 2023
a. Master Plan Update — Future Land Use, Master Street Plan, Implementation Strategies,
and Zoning Plan
b. Long Lake Township Master Plan Review

11. Adjournment

Joe Robertson, Secretary

Garfield Township Planning Commission
3848 Veterans Drive

Traverse City, Ml 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
September 27, 2023

Call Meeting to Order: Vice Chair McManus called the September 27, 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, and Robert Fudge

Absent and Excused: John Racine and 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)
Agostinelli moved and Fudge seconded to approve the agenda as presented.

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

3. Minutes (7:02)
a. September 13, 2023 Regular Meeting
Robertson moved and Cline seconded to approve the September 13,
2023 Regular Meeting minutes as presented

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

4. Correspondence (7:02)
None

5. Reports (7:02)
Township Board Report
No report

Planning Commissioners
i Zoning Board of Appeals
Fudge stated that there were two applications. One was denied
and one was tabled.



Garfield Township Planning Commission September 27, 2023

il. Parks and Recreation Commission
No report

iii. Joint Planning Commission
McManus had no report

Staff Report

I. Master Plan Announcement
Sych stated that the Master Plan updates are available on the
website. He touched on the BATA project as it related to the
housing portion of the PUD and spoke to the Road Commission
regarding the truck ban on two roads but has not yet had a reply.

6. Unfinished Business (7:07)

a.

PD 2023- 112 Master Plan Update — Future Land Use and Master
Street Plan

A draft of the Future Land Use descriptions and map and Master Street
plan was presented to commissioners. Staff deleted the districts and
nodes idea and replaced that concept with other terms. Districts are now
referred to as Mixed-Use centers and Nodes are now Mixed-Use
neighborhoods. The Professional Office category was removed as was
institutional. Institutional was replaced with Public/Semi Public to include
public properties such as BATA and utilities. Mixed Use Neighborhood
will include the Cedar Run Campus, Brookside Commons, Green Hill,
McRae Hill Rennie Hill/Veterans Drive and the West Bay/M-72 area. The
Northwest Garfield area changed from Agricultural to Low Density
residential. Moderate Density residential is designated in areas with
small-lot single family homes and two-family residential units. Sych
discussed the changes and commissioners talked about the map changes
and made comments.

Sych presented the draft Master Street Plan to commissioners. The
Hartman Hammond proposed crossing was discussed and its importance
to the entire region was stressed. South Airport Road and the US 31
corridor are also included in the Master Street Plan. Future connections
such as the Lowe’s/Grand Traverse Mall connection and the Manitou
Drive extension to provide a link between LaFranier and Garfield Road
were discussed. Future discussion will include implementation strategies.

7. New Business

None

8. Public Comment (8:11)

None
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9. Other Business (8:11)
None

10. Items for Next Agenda — October 11, 2023 (8:12)

Durga R-3 Rezoning — Findings of Fact

Portable Storage Solutions Special Use Permit — Findings of Fact
Marengo 31 Special Use Permit — Extension Request

3066 N. Garfield Commercial District Housing Special Use Permit -
Introduction

apop

11. Adjournment
Fudge moved to adjourn the meeting at 8:13pm.

Joe Robertson, Secretary
Garfield Township Planning
Commission

3848 Veterans Drive
Traverse City, Ml 49684



Planning Department Monthly Report — October 2023

Township Board — October 10, 2023 Meeting

WY Charter Township of Garfield
;@’; Planning Department Report No. 2023-115
Prepared: October 3, 2023 Pages: 2
Meeting: October 10, 2023 Township Board Attachments: []
Subject: Planning Department Monthly Report — October 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:

Portable Storage Solutions — Special Use Permit Review
e Location: 2550 Cass Road, north of Hartman Road
o Development Description: Proposed shipping container sales operation.
e Status: Introduced to the Planning Commission at the 8/9/2023 meeting and a public hearing was held at their
9/13/2023 meeting. Planning Commission to review Findings of Fact at 10/11/2023 meeting.

Durga Rezoning — Zoning Map Amendment

Location: 2624 Hartman Road, west of Cass Road

Development Description: Rezoning from R-R Rural Residential to R-3 Multi-Family Residential

Status: Introduced to the Planning Commission at the 8/9/2023 meeting and a public hearing was held at their
9/13/2023 meeting. Planning Commission to review Findings of Fact at 10/11/2023 meeting.

3066 North Garfield Road — Special Use Permit Review

Location: Southeast corner of North Garfield Road and Duell Road, south of South Airport Road
Development Description: Commercial district housing development with 20 apartment units.
Status: Introduction at 10/11/2023 Planning Commission meeting.

Marengo 31 — Special Use Permit Extension Request

Location: East side of US 31 behind Baymont Inn, south of South Airport Road

Development Description: Commercial district housing development with 60 apartment units behind existing
hotel. The Planning Commission approved the special use permit with conditions on 11/10/2021 and the
Report and Decision Order (RDO) was recorded on 12/6/2021. Construction has not started, and the Special
Use Permit would expire on 12/6/2023 if the project has not started. Applicant requests a one-year extension
of the Special Use Permit approval to 12/6/2024.

Status: Planning Commission to consider the extension request at their 10/11/2023 meeting.

PLANNING:
Other Planning Department activities include the following:

For their September study session, the Planning Commission reviewed the draft Future Land Use Map and
categories, as well as the draft Master Street Plan and Potential Road Connections map. The future land use
categories include Mixed-Use Neighborhood and Mixed-Use Center designations, which incorporate several
ideas discussed in prior Planning Commission study sessions regarding districts, nodes, and corridors. The
Mixed-Use Neighborhood and Mixed-Use Center designations include specific areas of the Township and
allow future needs to be identified by area including future land uses, future street extensions or connections,
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water or sewer extensions, non-motorized connections, and more. The Master Street Plan includes discussion
on potential road connections such as Hartman-Hammond. For the October study session, Commissioners
will review an updated draft of the Future Land Use section and Master Street Plan and will review sections
on Implementation and the Zoning Plan.

e Information, including draft text, about the planning process underway for the Master Plan may be found
here: https://www.garfield-twp.com/masterplan.asp.

e At their August 16, 2023 meeting, the Grand Traverse Commons Joint Planning Commission recommended
an amendment to the Grand Traverse Commons Development Regulations regarding building height to
support reconstruction of the historic front center portion of Building 50. The amendment requires approval
by both the Township Board and the City Commission. The Township Board introduced this amendment at
their September 12, 2023 meeting and will hold a public hearing at their October 10, 2023 meeting.

o At their September 13, 2023 meeting, the Planning Commission held a public hearing for a proposed text
amendment to the Garfield Township Zoning Ordinance. The proposed amendment is intended to adjust the
dimensional requirements in the R-2 and R-3 zoning districts. Currently, the lot area requirements in these
districts allow for denser development but the dimensional requirements in the two districts often limit the
ability for such development to be built. The Township Board will introduce this proposed text amendment
at their October 10, 2023 meeting.

e In March 2023, the Township submitted a grant application to the Michigan Natural Resources Trust Fund
(MNRTF) for implementation of the Grand Traverse Commons Natural Area Design Plan. The application
is for a 1.25-mile universally accessible trail beginning and ending at the Red Drive trailhead near Greenspire
School. Staff recently received preliminary scores on the grant application and conducted a walkthrough of
the proposed trail with Michigan Department of Natural Resources staff.

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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Durga R-3 Rezoning — Findings of Fact Planning Commission — October 11, 2023

B Charter Township of Garfield
Planning Department Report No. 2023-117
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Prepared: October 3, 2023 Pages: 8
Meeting: October 11, 2023 Planning Commission Attachments: X
Subject: Durga R-3 Rezoning — Findings of Fact

File No.: Z-2023-02

Parcel Number: #05-022-023-00

Applicant / Owner: Gerda Durga

PURPOSE OF APPLICATION:

The applicant has requested rezoning of their parcel (ID #05-022-023-00) at 2624 Hartman Road from the
R-R Rural Residential district to the R-3 Multi-Family Residential district via the Zoning Map Amendment
process, without restriction. This application was introduced at the August 9, 2023 regular meeting of the
Planning Commission. Commissioners held a public hearing on the application at the September 13, 2023
meeting and directed Staff to prepare Findings of Fact for consideration at their October 11, 2023 meeting.

SUBJECT PROPERTY:
This parcel is located on the north side of Hartman Road near the intersection with Cass Road and is about
5 acres in total. The site contains a single-family home in the southeast corner of the parcel and has a single
curb cut on Hartman Road.

Google Street View image of subject property looking northwest off Hartman Road
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Durga R-3 Rezoning — Findings of Fact Planning Commission — October 11, 2023

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

E MADYSDN ANN RD

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 subject parcel as split between High Density Residential on
most of the site with a portion in the northwest corner shown as Recreational. The category of High Density
Residential “provides areas for medium- to high-density single- and two-family residential dwelling units
mixed with a variety of multi-family residential dwelling types, including apartments where adequate public
facilities and services exist with capacity to serve such development.” 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.”
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Durga R-3 Rezoning — Findings of Fact Planning Commission — October 11, 2023

Surrounding Properties | Surrounding Future Land Use Designations
North Recreational

East Institutional

South Agricultural / Institutional

West High Density Residential / Recreational

The most compatible zoning district for the “High Density Residential” future land use designation is the
R-3 Multi-Family Residential district, with R-1 One-Family Residential and R-2 Two-Family Residential
also being potentially compatible. The proposed R-3 zoning matches the future land use designation for
the front portion of the parcel.

The most compatible zoning district for the “Recreational” future land use designation is the P-R Park and
Recreation district. The proposed R-3 zoning does not match the future land use for the back portion of the
parcel. The future land use designation of Recreational may be based on wetland data as shown on the map
below, which identify wetlands and wetland soils in the back portion of the property:

Excerpt from EGLE Wetlands Map

Part 303 Final Wetlands Inventory

Viewer; subject parcel highlighted in yellow

[l Wetlands as identified on NWI and MIRIS maps
M soil areas which include wetland soils

B Wetlands as identified on NWI and MIRIS maps

and soil areas which include wetland soils
b Stream Data
b Coastal Data
» Historic Landcover
» SSURGO Soils
P Wetlands Monitoring

b Other Data

Industrial

High Density Residential

-Hartm
=

[ Agricultural / Rural Land
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Durga R-3 Rezoning — Findings of Fact Planning Commission — October 11, 2023

An excerpt from the Zoning Plan for the R-3 zoning designation is provided below.

Excerpt from Zoning Plan matching proposed R-3 zoning for the subject property:
Master Plan Designation High-Density Residential (6-10 U/A)

[Requested] Zoning R-3 Multi-Family Residential

Zoning Ordinance District The R-3 (Multi-Family Residential) districts provide areas for medium- to high-density
Intent single and two-family residential dwelling units mixed with a variety of multi-family
residential dwelling types, including apartments where adequate public facilities and services
exist with capacity to serve such development. The districts are composed mainly of areas
containing an existing mix of these dwelling types as well as areas within which such
development appears likely and desirable. They are intended to encourage more intensive
development in and near the core areas of the Township. The R-3 districts are designed to
encourage a suitable neighborhood environment for family life by including among the
permitted uses such facilities as schools, places of worship and parks that will promote a
sense of community, urban vitality and the efficient provision of infrastructure. R-3 district
regulations are designed to allow for market and design flexibility while preserving the
neighborhood character and permitting applicants to cluster development in order to preserve
environmentally sensitive and natural land areas.

Potentially Compatible R-2 (Two-Family Residential) / R-1 (One-Family Residential)
District
Considerations for Allowing a downzoning in designated redevelopment areas may be detrimental to the overall

Downzoning (Less Density) redevelopment plan. In some cases, however, when platted subdivisions are in play, a
downzoning may accelerate the redevelopment process. Areas designated as R-3 are
typically located close to the City core and amenities. The R-3 district is consistent with the
High Density Residential Zoning classification; however, where platted subdivisions are
prevalent, an R-1 or R-2 designation may be more appropriate and compatible.

Considerations for The R-3 district allows the greatest density possible.
Upzoning (More Density)

ZONING FOR SUBJECT SITE AND SURROUNDING SITES:
The zoning for the existing property is R-R Rural Residential, shown below in medium green. Zoning for
surrounding sites is as follows:

Zoning classifications for subject site and surrounding sites:

C-L — Local Commercial

I-L — Limited
Industrial
| | Damysg

MADYSON ANN RD -,

gl

2 A - Agricultural S ")-"

& i

2 : 3|
g | y

Page 4 of 8
K:\Plan\Applications\2023\Z-2023-02 Durga R-3 Rezoning\Step 6 - Findings of Fact\PD Report 2023-117 Durga R-3 Rezoning-PC-PH.docx



Durga R-3 Rezoning — Findings of Fact

Planning Commission — October 11, 2023

Surrounding Properties

Surrounding Zoning

North

R-R — Rural Residential

East R-R — Rural Residential
South A — Agricultural
West R-R — Rural Residential

USES OF SUBJECT SITE AND SURROUNDING SITES:

The subject site is currently used for single-family residential. Uses of surrounding sites are as follows:

Surrounding Properties | Surrounding Uses
North Miller Creek Nature Reserve (Township parkland)
East TCAPS Sabin Data Center
Vacant parcel owned by Grand Traverse County Road Commission
South Existing single-family home
Vacant parcel
West Vacant parcel owned by Grand Traverse County Road Commission

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 on most of the site is High
Density Residential, with the northwest corner having a designation of Recreational.

The proposed zoning of R-3 Multi-Family Residential is compatible with the Future Land
Use designation of High Density Residential on most of the parcel.

The R-3 zoning is not compatible with the Future Land Use designation of Recreational,
but the corner of the parcel with this designation appears to contain wetlands and wetland
soils and is not anticipated to be buildable regardless of its zoning classification.

As part of the Implementation section, the Master Plan includes a goal for Housing which
states: “Continue to use the Township’s Zoning Ordinance to encourage a wide variety of
housing types and densities, as well as the mixing of residential uses with commercial and
light-industrial uses where compatible.” The Commercial and light-industrial uses are not
compatible in this area; however, the north side of Hartman Road has several high-density
residential sites to the west including Arbors of Traverse City PUD and Chelsea Park PUD.

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
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Durga R-3 Rezoning — Findings of Fact Planning Commission — October 11, 2023

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:

e The proposed zoning of R-3 Multi-Family Residential is compatible with the Future Land
Use designation of High Density Residential on most of the parcel.

e The R-3 zoning is compatible with surrounding land uses. Most properties to the west on
the north side of Hartman Road also have a Future Land Use designation of High Density
Residential; sites to the east have a designation of Institutional.

¢ No adverse impacts on neighboring lands are anticipated as part of this rezoning request.

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:

e The subject parcel is currently zoned as R-R Rural Residential. Most of the north side of
Hartman Road, including the Arbors of Traverse City PUD and Chelsea Park PUD, has a
Future Land Use designation of High Density Residential.

e The proposed zoning of R-3 Multi-Family Residential is compatible with the Future Land
Use designation of High Density Residential on most of the parcel.

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:
¢ No changes in conditions are known which would prevent consideration of this rezoning.

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:

e The back portion of the parcel in the northwest corner has a Future Land Use designation
of Recreational and appears to be a wetland area. Any future development on this parcel
must comply with the wetland regulations of Section 534 of the Zoning Ordinance, which
are intended to protect the water quality and environmental health of the Township.

e There does not appear to be any nearby historical or cultural places or areas.
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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:

e The proposed zoning of R-3 Multi-Family Residential is compatible with the Future Land
Use designation of High Density Residential on most of the parcel.

e As part of the Implementation section, the Master Plan includes a goal for Housing which
states: “Continue to use the Township’s Zoning Ordinance to encourage a wide variety of
housing types and densities, as well as the mixing of residential uses with commercial and
light-industrial uses where compatible.”

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:

e The parcel size is about 5 acres.

o Although the application is to rezone a single parcel, the proposed R-3 zoning is compatible
with the Future Land Use designation of High Density Residential on most of the parcel.

e Most of the north side of Hartman Road, including the Arbors of Traverse City PUD and
Chelsea Park PUD, has a Future Land Use designation of High Density Residential.

e No issues relating to the size of the tract 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-2023-02, submitted by Gerda Durga, to
rezone Parcel #05-022-023-00 from the R-R Rural Residential zoning district to the R-3 Multi-
Family Residential zoning district, as presented in Planning Department Report 2023-117 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:
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MOTION TO RECOMMEND TO the Township Board THAT application Z-2023-02, submitted
by Gerda Durga, to rezone Parcel #05-022-023-00 from the R-R Rural Residential zoning district
to the R-3 Multi-Family Residential zoning district, 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 dated June 19, 2023
2. Impact Statement for Zoning Ordinance Map Amendment for the Durga Property dated July 4, 2023
3. Legal Description and Map
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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

ZONING ORDINANCE AMENDMENT (ZOA) APPLICATION

ASSISTANCE
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 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
¥ Map Amendment (Rezoning)
[0 Text Amendment

[ Conditional Rezoning

PROJECT / DEVELOPMENT NAME
[28-05-022-023-00 Hartman Road ]

APPLICANT INFORMATION

Name: Gerda Durga

Address: 230 West Street, Mandeville, La 70448
Phone Number: 231 941-0952

Email: durgagerda@gmail.com

AGENT INFORMATION

Name:
Address:
Phone Number:

Email:

OWNER INFORMATION
Name: lsame as applicant
Address:
Phone Number:

Email:

Page 1 of9 ZOA - Form Date: March 1, 2021



CONTACT PERSON
Please select one person to be contact person for all correspondence and questions:

Applicant: Gerda Durga (also owner)

Agent:

Owner:

PROPERTY INFORMATION
Property Address: |2624 Hartman Road

Property Identification Number: [28-05-022-023-00

Legal Description: ? Lee atHad Wlﬁy_xt__}l—

Zoning District: PR R = _
Master Plan Future Land Use Designation: |” Lioh D AL f “L,ﬁ” Roc) deitt gl
Area of Property (acres or square feet):  [° acresb?/\jerify?) ‘

Exisling Use(s): residential
Proposed Use(s):  |multi-family residential (or what is possible?)

REQUIRED SUBMITTAL ITEMS

A complete application for a Zoning Ordinance Amendment consists of the following:

Application Form:
& one original signed application
Xl One digital copy of the application (PDF only)
Application 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://iwww.garfield-
twp.com). Please make check out to Charter Township of Garfield.
[0 Fee
Escrow Fee:
Additional fees may be required if a review by independent professional help is deemed necessary by the
Township. If 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.
For Map (Rezoning) Amendment only, the following must be included:
Site Diagram
[0 Ten complete stapled 11"x17" paper sets
O One digital set (PDF) only

Supporting Information
[0 Ten paper copies of the Impact Statement for Map (Rezoning) Amendment
O One digital copy of the Impact Statement for Map (Rezoning) Amendment (PDP only)
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For Text Amendment only, the following must be included:
O Ten paper copies of the Impact Statement for Text Amendment

O One digital copy of the Impact Statement for Text Amendment (PDF only)
For Conditional Rezoning only, the following must be included:

Site Development Plan

[0 Ten complete stapled 11°x17” paper sets

O Two complete bound 24"x36” paper sets

O One digital set (PDF only)

Supporting Information

[0 Ten paper copies of the Impact Statement for Conditional Rezoning

[0 One digital copy of the Impact Statement for Conditional Rezoning (PDF only)

O Ten paper copies of the Offer of Conditions for Conditional Rezoning

O One digital copy of the Offer of Conditions for Conditional Rezoning (PDF only)
Digital items to be delivered via email or USB flash drive

IMPACT STATEMENT FOR ZONING ORDINANCE MAP AMENDMENT

A written impact statement of the application as it relates to § 421.E of the Zoning Ordinance. The applicant shall have the

burden of justifying the amendment, including identifying specific reasons warranting the amendment, and providing any

supporting data and information.

1.
2.

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

Changed Conditions. The Township shall consider whether any conditions have changed, since the zoning
ordinance was adopted, that might justify the amendment.

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.

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.

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
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8.

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.

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

IMPACT STATEMENT FOR ZONING ORDINANCE TEXT AMENDMENT

A written impact statement of the application as it relates to § 421.E of the Zoning Ordinance. The applicant shall have the

burden of justifying the amendment, including identifying specific reasons warranting the amendment, and providing any

supporting data and information.

1.

Master Plan Consistency. A text amendment should be consistent with the intent and purpose of the adopted
master plan.

Changed Conditions. The Township shall consider whether any conditions have changed since the zoning
ordinance was adopted that might justify the amendment.

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.

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.

Other Factors. The Township may consider any other factors relevant to a zoning text amendment application

under state law.

IMPACT STATEMENT FOR CONDITIONAL REZONING

A written impact statement of the application as it relates to § 421.E of the Zoning Ordinance. The applicant shail have the

burden of justifying the amendment, including identifying specific reasons warranting the amendment, and providing any

supporting data and information.

1.
2.

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

Changed Conditions. The Township shall consider whether any conditions have changed, since the zoning
ordinance was adopted, that might justify the amendment.

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.
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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.

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.

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

OFFER OF CONDITIONS FOR CONDITIONAL REZONING

A written offer of Conditions as described in § 422.B(3) of the Zoning Ordinance. An owner of land may voluntarily offer, in

writing, conditions relating to the use and/or development of land for which a rezoning is requested.

1.

The owner's offer of conditions may not purport to authorize uses or developments not permitted in the requested
new zoning district.

The owner's offer of conditions shall bear a reasonable and rational relationship to the property for which rezoning
is requested.

Any use or development, proposed as part of an offer of conditions that would require a special land use permit
under the terms of this ordinance, may only be commenced if a special land use permit for such use or development
is ultimately granted in accordance with the provisions of this ordinance.

Any use or development, proposed as part of an offer of conditions that would require a variance under the terms
of this ordinance, may only be commenced if a variance for such development is ultimately granted by the Zoning
Board of Appeals in accordance with the provisions of this ordinance.

Any use or development, proposed as part of an offer of conditions that would require site plan approval under the
terms of this ordinance, may only be commenced if site plan approval for such use or development is ultimately
granted in accordance with the provisions of this ordinance.

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

or additional conditions are entered voluntarily by the owner.

SUBMITTAL DEADLINE

Submittal deadlines are listed on the Planning Department page of the Township website (http://www.garfield-
twp.com). Please note that the listed dates are the deadlines after which submittals 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 Zoning Administrator in the case of a Site Diagram, or the Director of Planning in the case
of an Administrative Site Plan or a Site Development Plan, the requirement to submit a Site Diagram, an
Administrative Site Plan or 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:
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The erection or enlargement of an accessory structure;

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;

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:

1.

SITE PLAN

The Zoning Administrator may waive a particular element of information or data otherwise required for a
Site Diagram upon a finding that the information is not necessary to determine compliance with this
ordinance.

The Director of Planning may waive a particular element of information or data otherwise 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 would not bear on the decision of the

approval authority.

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

Plan Elements Checklist below.

ADDITIONAL INFORMATION

If applicable, provide the following further information: Not
A. Sanitary Sewer Service o - oAb
1. Does project require extension of public sewer line? O O O
If yes, has a Utility Agreement been prepared? O O a
2. Will a community wastewater system be installed? O O O
If yes, has a Utility Agreement been prepared? O O a
If yes, provide construction plans and specifications
3.  Will on-site disposal be used? O a |
if yes, is it depicted on plan? | 0O 0
B. Water Service
1. Does project require extension of public water main? O O O
If yes, has a Utility Agreement been prepared? g O O
2.  Will a community water supply be installed? O O O
If yes, has a Utility Agreement been prepared? O O O
If yes, provide construction plans and specifications
C. Public utility easements required? O O O

If yes, show on plan.

D. Stormwater Review/Soil Erosion

1. Soil Erosion Plans approved by Soil Erosion Office? O O O
If so, attach approval letter.

If no, are alternate measures shown? O O O

2. Stormwater Plans approved by Township Engineer? O O O
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If so, attach approval letter.
If no, are alternate measures shown? O O O
Note: Alternate measures must be designed and sealed by a registered Engineer.

E. Roads and Circulation

1. Are interior public streets proposed? O O O

If yes, has Road Commission approved (attach letter)? O O O
2. Will public streets connect to adjoining properties or future streets? O O O
3. Are private roads or interior drives proposed? O O O
4. Wil private drives connect to adjoining properties service roads? O (] O
5. Has the Road Commission or MDOT approved curb cuts? O O O

If yes, attach approved permit.

OTHER INFORMATION
If 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

1. 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 applicant. If 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 forward a determination to the applicant within ten (10) working days.
This procedure shall be repeated until a complete submission is received.

2. Once the application is deemed to be complete and submitted according to the application deadlines, it will be
forwarded to the Planning Commission for review. The Planning Commission will determine if the application is
complete and schedule a public hearing.

3. Following the public hearing, the Planning Commission will make a recommendation on the application to the
Township Board.

4. Prior to making a decision, the Township Board will hold a second public hearing on the application. Following
the public hearing, the Township Board will make a decision to approve or deny the application.

5. If a Conditional Rezoning is approved or approved with conditions, the decision of the Township Board shall

be incorporated into a written report and decision order.

PERMISSION TO ENTER SUBJECT PROPERTY
Permission is hereby granted to Garfield Township staff and Planning Commissioners to enter the premises subject to this

application for the purposes of making inspections associated with this application, during normal and reasonable working

hours. ) .

O i t N II,.'- | W 'f'.. Vad Q. 0S
wner Signature Loy L-{ @ | )NSELA

Applicant Signature: #1 (o

Agent Signature:

Date: [ \
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OWNER’S AUTHORIZATION
If 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.

N

\'. Fa -
IWe | O (CQ_, ( [/J ,‘»“:';;if OA authorize to make this application on my/our behalf

e —

and to prpvide any of my/our persdn_él information necessary for the processing of this application. Moreover, this shall be
your good and sufficient autharization for so doing.

Owner Signature: [\_Lii,? e : [,} pbBl O
Date: U@, 19, Q> v I

AFFIDAVIT

The undersigned affirms that he/she 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 associated with this document.

b} —

Owner Signature: ( “ ~ .g__}-_:gﬁ_@z,. - !] f‘:f-’H:p O |
Date: A6 1938 P

Applicant Signature: J ]
Date: J
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their name, address and telephone number

B. Site Plan Information

North arrow, scale, and date of original submittal and last revision

Boundary dimensions of natural features

Natural features such as woodlots, water bodies, wetlands, high risk erosion areas, slopes over twenty-five percent (25%),

beach, drainage, and similar features

Proposed alterations to topography and other natural features

Existing topographic elevations at two-foot intervals except shown at five-foot intervals where slopes exceed 18%

Soil erosion and sediment conirol measures as required by the Grand Traverse County Soil Erosion Department.

The location, height and square footage of existing and proposed main and accessory buildings, and other existing

structures

8. Location and specifications for any existing or proposed (above or below ground) storage facilities for any chemicals,
salts, flammable materials, or hazardous materials. Include any containment structures or clear zones required by county,
state or federal government authorities

9. Proposed finish floor and grade line elevations of any structures

*Required only for habitable construction within the floodplain on site diagrams and administrative site plans.

10. Existing and proposed driveways, including parking areas

11. Neighboring driveways and other vehicular circulation features adjacent to the site

12. A dimensional plan indicating the location, size and number of parking spaces of the on-site parking areas, and shared
parking areas

13. Identification and dimensions of service lanes and service parking, snow storage areas, loading and unloading and docks

14. Proposed roads, access easements, sidewalks, bicycle paths, and other vehicular and pedestrian circulation features
within and adjacent fo the site

15. Location of and dimensions of curb cuts, acceleration, deceleration and passing lanes

16. Location of neighboring structures that are close to the parce! line or pertinent to the proposal

17. Location of water supply lines and/or wells

18. Location of sanitary sewer lines and/or sanitary sewer disposal systems

19. Location, specifications, and access to a water supply in the event of a fire emergency

20. Sealed (2) stormwater plans including the location and design of storm sewers, retention or detention ponds, swales,
wastewater lines, clean out locations, connection points and treatment systems

21. A utility plan including the location of all other utilities on the site including but not limited to natural gas, electric, cable TV,
telephone and steam

22. A sign plan indicating the location, size and specifications of all signs and advertising features, including cross sections

23. A lighting plan including exterior lighting locations with area of illumination illustrated by point values on a photometric
plan, Kelvin rating, as well as the type of fixtures and shielding to be used

24, Proposed location of any open spaces, landscaping and buffering features such as buffer areas, vegetation belts, fences,
walls, trash receptacle screening, and other screening features with cross sections shown

25. ALandscape plan and table identifying the species, size of landscape materials, and number proposed, compared to what
is required by the Ordinance. All vegetation to be retained on site must also be indicated, as well as, its typical size by
general location or range of sizes as appropriate

26. Statements regarding the project impacts on existing infrastructure (including traffic capacity, schools, and existing utilities,
and on the natural environment on and adjacent to the site)

27. Changes or modifications required for any applicable regulatory agencies’ approvals

Required Site Plan Elements Checklist (See § 956 of the Zoning Ordinance) SD ASP/
Site Diagram (SD) / Administrative Site Plan (ASP) / Site Development Plan (SDP) SDP
A. Basic Information
1. Applicant's name, address, telephone number and signature O O
2. Property owner's name, address, telephone number and signature [} O
3. Proof of property ownership O O
4. Whether there are any options or liens on the property (] O
5. A signed and notarized statement from the owner of the property that the applicant has the right to act as the owner’s O O
agent
6. The address and/or parcel number of the property, complete legal description and dimensions of the property, setback
lines, gross and net acreages and frontage O .
7. Avicinity map showing the area and road network surrounding the property ||
8. Name, address and phone number of the preparer of the site plan O O
9. Project titte or name of the proposed development O O
10. Statement of proposed use of land, project completion schedule, any proposed development phasing O a
11. Land uses and zoning classification on the subject parcel and adjoining parcels a O
12. Seal of the registered engineer, architect, landscape architect, surveyor, or planner who prepared the plan, as well as - O

ISdid b

N@lof s

o |0 |Oogo o ppio
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Impact Statement for Zoning Ordinance Map Amendment for the Durga Property

LEGAL DESCRIPTION:
GA 304-C PART OF S 1/2 OF SE 1/4 OF SW 1/4 COM AT PT 624'E
OF SWCORTHN40RD THW 20RD THS 40 RD TH E 20 RD TO POB SEC 22 T27N R11IW 5 A

July 4, 2023
To Whom It May Concern:

The Durga Family property, also identified as #05-022-023-00, is a five acre parcel located just on
Hartman Road and is currently zoned as rural residential (R-R). I, the owner, am requesting that
Garfield Township consider changing the current zoning to multi-family residential (R-3) in an effort
to be more aligned with Garfield Township’s Master Plan and the adjacent surrounding properties.
Until now, this property was used as rural residential and after my father-in-law passed has been
used for rental income property.

Garfield Township has grown and changed over the last 50 years. The original R-R zoning of the
property and now the request for rezoning of the property to R-3 is a reflection of the changing
development needs and growth in Garfield Township. This request in rezoning is also aligned with
the Garfield Township’s Master Plan. The current zoning does not complement adjacent property
zoning. Rezoning this parcel to multi-residential use would have minimal adverse impact to the
adjacent properties and be well suited for families as it is located near a public school. In short, the
rezoning of this parcel would create more opportunity to develop and plan for housing for the
citizens of Garfield Township.

Thank you for your time and consideration to review this zoning request.

Respectfully submitted,
@%—?@%ﬁ

Gerda Durga




L\JQQQ/Q O(’QQC’H@H@ LT

GA 304-C PART OF S 1/2 OF SE 1/4 OF SW 1/4 COM AT PT 624' E OF SW CORTH N
40RDTHW 20RD TH S40RD TH E 20 RD TO POB SEC 22 T27N R11W 5 A.



A
b 022-00
o
favcz o
FITITR Z7T 45279 sy
§N d
2 g tea-ma-30, s2e-a12-20
qu,;‘
022-032-40 F
Y e — | 01
= ) ‘
&
- b
¢ - —;
é" 022-015-00 L 922-012-20
®
8 ! |
I : i ) /l ! 022-012-10
i L 4 %07 e 230
) & 3 T
' ] .
" ', v
. ; / g _ _ g
'K? T % T 2 3 fee-m2-30 - 022-014-00 B
1 . = 1 3
92t-061-00 3
& Je
3
= o | s
i wefion Q ="“](u‘a;1
1 e r loze-cae
-
i
A 2 ; e T o 5 e
y i Sk (L L : 1 ] gea-3:2
: =,
i i
' ’T_ 2
1 RS
g = 022-w3 00 2 ]
: :
’ i i .
3
' : &
S
i
5 &
A £ ¢ ) ]
| g : : E
w=22-025-00 022-023-00 -021-00 I
4 i ~
& ;
- = k.
L] T -7 1 5
?
'I g 8
- b fez-al -1 é _\_‘nee-m-au i
[+~ i wa-ar 3 L Rue ] ji e = e 8 . i
: il 0 e A ™ = = ré ] : 3 8 i
] Wk ek e £ ! e 1o o . g }/ 5
Giis FHAD = : 1 ; = ]
— . . as82r 207 2 7 | 200
o o [ o5t .
ey
-« |9
028-001-0
N o | 027-020-23 k
028-001-10 Al g g ;
NG 72
s iz 027-017-00
N 2921 W
- — : 027-016-10
. 53 " : 027-019- 3 G Jrads
N 89 55 F ) (R 049-00 3 i
572 028-011-18 M
£ B 2 > 4
= 0e7-020-22 ¥ gz7-g29-29 #
s =
A EEJF N
4 588 49 F T 1
028-001-16 B3 < : i)
3 65838 2087 .
E oes-001-22 B 1y . E
e 027-020-10 3 3
o &
£ £58.31 027-020-19 027-020-20 027-016-00
7189.9 65787
028-003-30 by N
& 027-020~35 ;“ 3
<
i ;




Portable Storage Solutions — Public Hearing — October 11, 2023 Planning Commission Gb-

9 *‘i{! Charter Township of Garfield
- A Planning Department Report No. 2023-118
Prepared: October 3, 2023 Pages: 8
Meeting: October 11, 2023 Planning Commission Attachments: X
Subject: Portable Storage Solutions Special Use Permit — Findings of Fact
File No. SUP-2023-06 | Parcel No. 05-022-027-15
Applicant: Sarah Keever/Northview 22 LLC
Agent: Kuhn Rogers PLC/Marc McKeller Il
Owner: Barker Creek Holdings LLC
BRIEF OVERVIEW:
e Location: 2550 Cass Road, north of Miller Creek Drive
e Parcel area: 4.11 acres
e Existing land use: Existing building and outdoor storage yard
e Existing zoning: I-G - General Mixed-Use Industrial Business
PURPOSE OF APPLICATION:

This application requests approval of a Special Use Permit for Retail, Industrial Primary at the subject site.
Retail, Industrial Primary is a use permitted via Special Use Permit in the I-G General Mixed-Use Industrial
Business zoning district.

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

%
rTmT—————

é 05-022-00/7=40

Cass Road

05-022-007-60

05-022-012-00, &
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Portable Storage Solutions — Public Hearing — October 11, 2023 Planning Commission

05-022-005-20

05-015-001-00

4

052022202710

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)
b)
c)
d)
e)
f)
9)
h)
i)
)
K)
1)

Financing;

Availability of adequate public facilities or services;
Dedication of land;

Reservation of land;

Creation of special assessment districts;

Creation of restrictive covenants or easements;

Special setbacks;

Yard requirements;

Increased screening or landscaping requirements;

Area requirements;

Development phasing; or

Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of
environmentally sensitive areas, and similar characteristics.

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

Use

On February 8, 2023, the Township issued the owner a Letter of Information regarding unapproved storage
containers in a parking lot which was a violation of Section 613 of the Zoning Ordinance. A subsequent
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Portable Storage Solutions — Public Hearing — October 11, 2023 Planning Commission

Violation Notice was issued on March 1, 2023 regarding the storage containers and a change of business
sign without permitting. It is anticipated that review and approval of a Special Use Permit application will
bring the use and site in compliance with the Zoning Ordinance and resolve the cited violations.

According to the General Manager of Portable Storage Solutions in an email dated February 16, 2023, they
“rent and sell empty shipping containers, semi-trailers and mobile office trailers for storage/office space
purposes and deliver them to customers locations for use. We do not ship anything with contents in them
now. We also will be converting shipping containers to mobile offices as well to add those to our rental
and sales fleet.” Based on this description, Staff determined that Retail, Industrial Primary was the
appropriate definition of the use.

As part of Retail, Industrial Primary, outdoor display is permitted. According to Section 770.A(2) of the
Zoning Ordinance, “display areas shall be suitably landscaped. Such landscaping shall include shrubs and

trees in sufficient quantity to mitigate any adverse impact of the outdoor display.”

Images of the site taken on August 1, 2023 are provided below:
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Portable Storage Solutions — Public Hearing — October 11, 2023 Planning Commission

Outdoor Storage — Screening Location
In addition, to the Retail, Industrial Primary use, outdoor storage is proposed on the site. According to
Section 613 of the Zoning Ordinance, screening is required for outdoor storage.

Stacking of shipping containers should be restricted as stacking would circumvent the purpose of the
required screening of outdoor storage. At a minimum, stacking should be limited to the rear (or east) side
of the building.

Outdoor Storage — Screening Material

The applicant is proposing to maintain the existing chain link fence for screening of the outdoor storage.
According to Section 515.B(2)(b) of the Zoning Ordinance, “chain link may be acceptable when not in
prominent view from a public street and provided a vegetative screen of living plant material is incorporated
to provide screening and vegetative enhancement. Chain link fencing shall not incorporate “slats” for
screening purposes.”

Furthermore, According to Section 515.B(2)(c) of the Zoning Ordinance, “where fencing is to be used for
screening purposes, the Zoning Administrator upon review of a site plan or the Planning Commission upon
review of a special use may require additional landscaping or allow an alternative fencing material or
combination of plantings and materials to adequately screen a use.”

The visibility of the south side of the parcel is reduced to a large vegetative buffer and Miller Creek. The
east side of the parcel faces the MDOT railroad. The north side of the parcel faces Cass Road Self Storage
and shares an existing chain link fence. The west side of the parcel faces Cass Road. The west side has been
improved to meet the intent of the outdoor storage screening requirements.

The applicant proposes three landscaped areas: A northerly 35-foot by 5-foot screening area with seven (7)
six-foot evergreens; a middle 30-foot by 5-foot screening area with six (6) six-foot evergreens; and, a
southerly screening area on the south side of the south gate with five (5) six-foot evergreens.

Outdoor Display

According to Section 770.A(2) of the Zoning Ordinance, “display areas shall be suitably landscaped. Such
landscaping shall include shrubs and trees in sufficient quantity to mitigate any adverse impact of the
outdoor display.” Mature landscaping exists along the front of the site on Cass Road. The applicant proposes
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Portable Storage Solutions — Public Hearing — October 11, 2023 Planning Commission

a five-foot wide strip of landscape rock to provide a barrier between the proposed display area and the
parking/maneuvering area.

Parking

The parking requirement for industrial uses is 5 spaces plus 1 space for every one and one-half (1-1/2)
employees in the largest working shift. With 8 employees, the parking requirement is 17 spaces. At least
17 spaces are onsite. The existing parking spaces need to be restriped.

Bicycle Parking

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 parking spaces are required. The
site plan shows two bicycle parking spaces.

Sidewalks
At this location, the Non-Motorized Plan recommends a bike lane/route along Cass Road, therefore no site
improvement is required.

Landscaping

According to Section 530.B(4), there are exceptions for which greenspace and landscaping requirements
do not apply, including “any use, building, or structure for which only a change of use is requested and
which requires no structural modifications that increase its volume or scale.” The applicant is proposing no
changes to the landscaping buffers.

Lighting

According to Section 517.A(2)(d), “all outdoor light fixtures legally installed prior to the adoption of this
ordinance may remain unchanged, except that any replacement of the subject light fixtures shall be done in
compliance with this article.” The applicant is proposing no changes to the existing light fixtures. The site
plan states that any replacement of existing lighting shall be done in compliance with the Township Zoning
Ordinance.

Dumpster Enclosures
A dumpster location has been identified at the rear of the site. Details of the construction of the enclosures
have been provided and meet Zoning Ordinance requirements.

Snow Storage
Snow storage is to be provided at the ratio of ten (10) square feet per one hundred (100) square feet of
parking area. Proposed snow storage areas have been identified and meet the minimum 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. Signs are reviewed by the Township Zoning
Administrator.
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FINDINGS OF FACT:
At its September 13, 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:

e The Master Plan identifies the site as Industrial on the Future Land Use map.

e The site is zoned I-G General Mixed-Use Industrial Business. Retail, Industrial Primary is
permitted via Special Use Permit in the 1-G General Mixed-Use Industrial Business district.

e The site will be able to meet all regulations of the I-G zoning district.

(2) The proposed use will be designed, constructed, operated and maintained so as to be compatible,
harmonious, and appropriate with the existing or planned character and uses of the neighborhood, adjacent
properties and the natural environment;

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

e The site is adjacent to other compatible industrial uses.

e Existing landscaping and a large natural area to the south, which includes Miller Creek, provides
buffers between the proposed use and adjacent uses and Cass Road. Sufficient setbacks from Miller
Creek are in place.

(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:

e No nuisances or hazards are expected to be generated.
e There are no changes to the existing light fixtures. The site plan states that any replacement of
existing lighting shall be done in compliance with the Township Zoning Ordinance.

(4) Potential adverse effects arising from the proposed use on the neighborhood and adjacent properties
will be minimized through the provision of adequate parking, the placement of buildings, structures and
entrances, as well as the provision and location of screening, fencing, landscaping, buffers or setbacks;

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

e There are no improvements, including no new building, proposed for the site. The existing layout
and features are existing.

e New landscaping is proposed along the west side of the building to provide screening. Also,
stacking of shipping containers will be restricted so as to reduce visible impact on the west side of
the site.
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(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:
e There are no changes proposed for the site. The existing layout and natural features are existing.
e Existing landscaping and a large natural area to the south, which includes Miller Creek, will
remain and not be altered. Sufficient setbacks from Miller Creek are in place.
(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:
o Municipal water and sewer facilities currently serve the area and will adequately serve the subject
site.

o No changes are proposed that would alter the existing infrastructure.
o Significant additional demand for schools, police, or fire protection is not anticipated.

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

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

e The proposed use will not be detrimental to public health, safety, morals, or general welfare. The
proposed use is compatible with nearby uses.

(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:
e The public interest and welfare are well-served by the proposed use, which is allowed via special
use permit in the I-G district.

e A public hearing was held on September 13, 2023.

(9) Adequate measures shall be taken to provide ingress and egress so designed as to minimize traffic
hazards and to minimize traffic congestion on the public roads;

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

o Ingress and egress for the site will be provided from Cass Road. There are no changes proposed for
the driveways.

(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:
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e The site design will allow for safe vehicular traffic throughout the site.
e A bike lane is only required for this portion of Cass Road.

(11) The proposed use shall not impede the orderly development and improvement of surrounding property
for uses permitted within the zoning district.

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

e The proposed use is permitted via a special land use permit in the I-G district. Nothing about the
proposed project would impede the orderly development and improvement of surrounding sites.

ACTION REQUESTED:
The purpose of this agenda item is to consider Findings of Fact for the application. Upon consideration and
Commissioner discussion, the following motion is offered for consideration:

MOTION THAT the Findings of Fact for applications SUP-2023-06, as presented in
Planning Department Report 2023-119 and being made a part of this motion, BE
ADOPTED.

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

MOTION THAT applications SUP-2023-06 BE APPROVED, subject to the following
conditions (1-5 as indicated in Planning Department Report 2023-119):

1. Stacking of shipping containers shall be limited to the rear (or east) side of the
building.

2. Allfinal reviews from the Township Engineer, if applicable and any agencies with
jurisdiction shall be provided prior to any Land Use Permits being issued.

3. All proposed landscaping and site amenities shall be installed prior to the issuance
of a Certificate of Occupancy.

4. The applicant shall provide two (2) full-size plan sets, one (1) 11x17” plan set, and
one electronic copy of the full application (in PDF format) with all updates as
required by the conditions of this approval and indicating compliance with all
provisions of the Zoning Ordinance.

5. The applicant shall record promptly the amended Report and Decision Order
(RDO) and any amendment to such order with the Grand Traverse County Register
of Deeds in the chain of title for each parcel or portion thereof to which the RDO
pertains. A copy of each recorded document shall be filed with the Director of
Planning within thirty (30) days of final approval by the Township or approval
shall be considered to have expired.

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

Attachments:
1. Application dated June 13, 2023
2. Narrative and Impact Statement received July 31, 2023
3. Site Plan Set dated August 31, 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

ASSISTANCE
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

[E] New Special Use Permit
[0 Major Amendment
[0 Minor Amendment

O Administrative Amendment

PROJECT / DEVELOPMENT NAME

|Portab|e Storage Solutions
APPLICANT INFORMATION

Name: Sarah Keever, Northview 22 LLC

Address: 9908 E Walters Dr, Traverse City, Ml 49684
Phone Number: 231-342-4016

Email: sarah@northview22.com

AGENT INFORMATION

Name: Kuhn Rogers PLC/ Marc McKellar Il
Address: 4033 Eastern Sky Dr, Traverse City, Ml 49684

Phone Number: 231-947-7900
msm@kuhnrogers.com

Email:

OWNER INFORMATION

Name: Barker Creek Holdings, LLC
Address: 495 S Airport, Traverse City, Ml 49686

Phone Number:

Email:
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CONTACT PERSON
Please select one person to be contact person for all correspondence and questions:

Applicant: Sarah Keever, Northview 22 LLC

Agent:

Owner:

PROPERTY INFORMATION
Property Address: 2550 Cass Rd, Traverse City
Property Identification Number: |05-022-027-15
Legal Description: See C1.0
Zoning District: I-G
Master Plan Future Land Use Designation: |Industrial

Area of Property (acres or square feet):  |[4-13 ac gross

Existing Use(s): Industrial

Proposed Use(s): |Industrial Primary, Retail,

PROJECT TIMELINE
Estimated Start Date:

Estimated Completion Date:

8/1/2023

REQUIRED SUBMITTAL ITEMS
A complete application for a Special Use Permit consists of the following:

Application Form:
[E1  One original signed application
[E] One digital copy of the application (PDF only)
Application 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://www.garfield-
twp.com). Please make check out to Charter Township of Garfield.
[ Fee
Escrow Fee:
Additional fees may be required if a review by independent professional help is deemed necessary by the
Township. If 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:
[0l Ten complete stapled 11"x17” paper sets (Administrative Amendments require one copy)
[E] Two complete bound 24"x36” paper sets
[E] One digital set (PDF only)
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Written Information:
O Ten paper copies of the Approval Criteria (Administrative Amendments require one copy)
[0 One digital copy of the Approval Criteria (PDF only)
[0 Ten paper copies of the Impact Assessment (Administrative Amendments require one copy)
[0 One digital copy of the Impact Assessment (PDF only)

Digital items to be delivered via email or USB flash drive

SUBMITTAL DEADLINE

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

twp.com). Please note that the listed dates are the deadlines after which submittals 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 Planning, 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 otherwise 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 would 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 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

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

[E] 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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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;

[E  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;

£  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;

[E  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;

= 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;

[E  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 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;

[E  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;

[E] 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

B The proposed use shall not impede the orderly development and improvement of surrounding property for uses
permitted within the zoning district.

IMPACT ASSESSMENT
A written impact statement to include the following information:

[0 A written illustrative description of the environmental characteristics of the site prior to development, i.e.,
topography, soils, vegetative cover, drainage, streams, creeks or ponds.

[E Types of uses and other man-made facilities.

[E] The number of people to be housed, employed, visitors or patrons and vehicular and pedestrian traffic.

[0 Phasing of the project including ultimate development proposals. n/a

[E] 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.

[E] The method to be used to serve the development with water and sanitary sewer facilities.

[0 The method to be used to control drainage on the site and from the site. This shall include runoff control during
periods of construction. /@

[0 If the public sewers are not available to the site, the Applicant shall submit a current approval from the Health

Department or other responsible public agency indicating approval of plans for sewage treatment. n/a
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[0 The method to be used to control any increase in effluent discharge to the air or any increase in noise level
emanating from the site. Consideration of any nuisance that would be created within the site or external to the site
whether by reason of dust, noise, fumes vibration, smoke or lights. Nn/a

[E]  Anindication of how the proposed use conforms with existing and potential development patterns and any
adverse effects.

The proposed density in units per acre for residential developments. n/a

E

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

O Description of measures to control soil erosion and sedimentation during grading and construction operations
and until a permanent ground cover is established. Recommendations for such measures may be obtained from
the County Soil Erosion and Sedimentation office. Nn/a

[C1  Type, direction, and intensity of outside lighting.

[0 General description of deed restrictions, if any. n/a

ADDITIONAL INFORMATION

If applicable, provide the following further information:

Not
A. Sanitary Sewer Service Yes No Applicable
1. Does project require extension of public sewer line? [ = O
If yes, has a Utility Agreement been prepared? O O O
2. Will a community wastewater system be installed? O = O
If yes, has a Utility Agreement been prepared? O O O
If yes, provide construction plans and specifications
3. Will on-site disposal be used? O O
If yes, is it depicted on plan? O O O
B. Water Service
1. Does project require extension of public water main? . O
If yes, has a Utility Agreement been prepared? O O O
2. Will a community water supply be installed? O O
If yes, has a Utility Agreement been prepared? O 0 0
If yes, provide construction plans and specifications
C. Public utility easements required? O O ]
If yes, show on plan.
D. Stormwater Review/Soil Erosion
1. Soil Erosion Plans approved by Soil Erosion Office? O O =
If so, attach approval letter.
If no, are alternate measures shown? O O O
2. Stormwater Plans approved by Township Engineer? O O |
If so, attach approval letter.
If no, are alternate measures shown? O O O

Note: Alternate measures must be designed and sealed by a registered Engineer.
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E. Roads and Circulation

o > DN

Are interior public streets proposed?

If yes, has Road Commission approved (attach letter)?
Will public streets connect to adjoining properties or future streets?
Are private roads or interior drives proposed?

Will private drives connect to adjoining properties service roads?

OO0000a0
O E00O
D003 0O0

Has the Road Commission or MDOT approved curb cuts?

If yes, attach approved permit.

OTHER INFORMATION

If 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 applicant. If 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 forward 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 for review. The Planning 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.

If approved or approved with conditions, the decision of the Planning Commission shall be incorporated into a

written report and decision order.

PERMISSION TO ENTER SUBJECT PROPERTY

Permission is hereby granted to Garfield Township staff and Planning Commissioners to enter the premises subject to this

application for the purposes of making inspections associated with this application, during normal and reasonable working

hours. —Docusigned by:
Owner Signature: Mark Kay
Applicant Signature: Edward [scionse
Agent Signature: Sar

Date: . ’
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OWNER’S AUTHORIZATION
If 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.

I/'We Mark Ray, Manager of Barker Creek Holdings II, LLC authorize to make this application on my/our behalf

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

your good and sufficient atthoerization for so doing.

Owner Signature: II Mare Fay
y B)

Date:

AFFIDAVIT

The undersigned affirms that he/she 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 associated with this document.

DocuSigned by:

Owner Signature: Mark Kay
Date: ’

Applicant Signature: Elward, lsisne
Date: e 20 2023
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Required Site Plan Elements Checklist (See § 956 of the Zoning Ordinance) SD ASP/
Site Diagram (SD) / Administrative Site Plan (ASP) / Site Development Plan (SDP) SDP
A. Basic Information
1. Applicant's name, address, telephone number and signature =
2. Property owner's name, address, telephone number and signature O O
3. Proof of property ownership O O
4. Whether there are any options or liens on the property O O
5. A signed and notarized statement from the owner of the property that the applicant has the right to act as the owner's
agent . .
6. The address and/or parcel number of the property, complete legal description and dimensions of the property, setback
lines, gross and net acreages and frontage O O
7. Avicinity map showing the area and road network surrounding the property -I
8. Name, address and phone number of the preparer of the site plan O O
9. Project title or name of the proposed development O O
10. Statement of proposed use of land, project completion schedule, any proposed development phasing O O
11. Land uses and zoning classification on the subject parcel and adjoining parcels O O

12. Seal of the registered engineer, architect, landscape architect, surveyor, or planner who prepared the plan, as well as
their name, address and telephone number

B. Site Plan Information

North arrow, scale, and date of original submittal and last revision

Boundary dimensions of natural features

Natural features such as woodlots, water bodies, wetlands, high risk erosion areas, slopes over twenty-five percent (25%),

beach, drainage, and similar features

Proposed alterations to topography and other natural features

Existing topographic elevations at two-foot intervals except shown at five-foot intervals where slopes exceed 18%

Soil erosion and sediment control measures as required by the Grand Traverse County Soil Erosion Department.

The location, height and square footage of existing and proposed main and accessory buildings, and other existing

structures

8. Location and specifications for any existing or proposed (above or below ground) storage facilities for any chemicals,

:

O

e

Njoa| M
||y |

salts, flammable materials, or hazardous materials. Include any containment structures or clear zones required by county, O
state or federal government authorities
9. Proposed finish floor and grade line elevations of any structures 0 * O

*Required only for habitable construction within the floodplain on site diagrams and administrative site plans.

10. Existing and proposed driveways, including parking areas

11. Neighboring driveways and other vehicular circulation features adjacent to the site

12. A dimensional plan indicating the location, size and number of parking spaces of the on-site parking areas, and shared
parking areas

13. Identification and dimensions of service lanes and service parking, snow storage areas, loading and unloading and docks

14. Proposed roads, access easements, sidewalks, bicycle paths, and other vehicular and pedestrian circulation features
within and adjacent to the site

15. Location of and dimensions of curb cuts, acceleration, deceleration and passing lanes

16. Location of neighboring structures that are close to the parcel line or pertinent to the proposal

17. Location of water supply lines and/or wells

18. Location of sanitary sewer lines and/or sanitary sewer disposal systems

19. Location, specifications, and access to a water supply in the event of a fire emergency

20. Sealed (2) stormwater plans including the location and design of storm sewers, retention or detention ponds, swales,
wastewater lines, clean out locations, connection points and treatment systems

21. A utility plan including the location of all other utilities on the site including but not limited to natural gas, electric, cable TV,
telephone and steam

22. A sign plan indicating the location, size and specifications of all signs and advertising features, including cross sections

23. A lighting plan including exterior lighting locations with area of illumination illustrated by point values on a photometric
plan, Kelvin rating, as well as the type of fixtures and shielding to be used

24. Proposed location of any open spaces, landscaping and buffering features such as buffer areas, vegetation belts, fences,
walls, trash receptacle screening, and other screening features with cross sections shown

25. A Landscape plan and table identifying the species, size of landscape materials, and number proposed, compared to what
is required by the Ordinance. All vegetation to be retained on site must also be indicated, as well as, its typical size by
general location or range of sizes as appropriate

26. Statements regarding the project impacts on existing infrastructure (including traffic capacity, schools, and existing utilities,
and on the natural environment on and adjacent to the site)

27. Changes or modifications required for any applicable regulatory agencies’ approvals

O O
OooOoo o oo |og

O

I
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Portable Storage Solutions
2550 Cass Rd, Traverse City

Received by Township
7/31/2023

Zoning: |- G General Industrial

Uses Permitted by Special Use Permit:
Retail, Industrial Primary (770)

Section 423

E. Approval Criteria

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

(1)

(2)

(3)

(4)

(5)

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;

a. Asidentified in the current Master Plan and in this ordinance, this area has been consistently
Industrial in use and anticipates continuation of this use in the future. Zoning districts in the
Industrial use include zoning districts of I-G and I-L (Garfield Township Master Plan 2018,
page 36). This parcel is zoned I-G.

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;

a. The proposed change in use to Industrial Primary, Retail is located solidly in the midst of I-G
Industrial businesses, including Contractor’s Establishments, Light Manufacturing,
Warehouse/Distribution Centers. The proposed use is consistent and similar to surrounding
and adjacent properties.

The proposed use will not be detrimental, hazardous or disturbing to existing or future adjacent
uses or to the public welfare by reason of excessive traffic, noise, dust, gas, smoke, vibration, odor,
glare, visual clutter, electrical or electromagnetic interference;

a. This parcel and existing structures were used as an active sales, shipping and distribution
center. The proposed use has a lesser impact and does not anticipate any activities that
would be excessive in any of the reasons listed above.

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;

a. The proposed change in use for the new business located on this parcel has adopted all
existing site features, including existing parking, buildings and fencing. External display
spaces adjacent to the front of the building and proposed fence line do not have any adverse
affects.

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;

a. Existing natural features and vegetation are to remain with this proposed change in use.




(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;

a. This change in use will not require additional infrastructure uses and is consistent with the
former use conducted on this parcel.

(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;

a. Proposed use is located within the |-G district and has less impact than many surrounding
uses in this district. Outdoor product for sale is fenced for screening and safety and a small
display area does not present any detrimental affects.

(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;

a. Public interest and welfare are benefitted by the adaptive reuse of an industrial use and
design parcel that could become a blight; the applicant is providing a use in an area suited
for this project. Further, the greater community is benefitted- the containers are provided

(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; Charter Township of Garfield Zoning
Ordinance Article 4, Page 4-24

a. This parcel is already designed for ingress and egress from its former business. No proposed
changes are required or necessary for the change in use.

(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

a. The former business designed the vehicular circulation to be contained within the property
and not impeded Cass Road or pedestrians that may be using that street.

(11) The proposed use shall not impede the orderly development and improvement of surrounding
property for uses permitted within the zoning district.

a. The surrounding parcels are already developed and currently used in similar fashion.

Section 424
F. Review Standards
(1) Standards for Approval — Site Plan or Site Development

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:

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

Response: See information provided in submittal.

(b) Outside Agencies. All applicable standards of outside agencies shall be met and all required
permits and approvals from outside agencies shall be secured, or be made a condition of approval.

Response: The applicant is not proposing any construction to occur on the site, which
negates the necessary reviews by outside agencies.



(c) Essential Facilities and Services. Adequate essential facilities and services, including
highways, streets, police, fire protection, drainage structures, refuse disposal, water and
sewage facilities, and schools, shall be available.

Response: The property has already been served adequately by these services; the proposed
change of use does not increase demand on any of these services.

(d) Natural Features. Sensitive natural features, or existing natural features that provide a buffer
between adjoining properties, or assist in preserving the general appearance of the neighborhood, or
help control soil erosion or stormwater, shall be preserved to the greatest extent possible.

Response: No proposed changes in design. The applicant is preserving all natural buffers
and is not creating any disturbance to the surroundings.

(e) Site Design. All buildings and structures shall be designed, situated, constructed, operated
and maintained so as to be harmonious, compatible, and appropriate in appearance, with the existing or
intended character of the general vicinity. Site design shall minimize adverse effects upon owners and
occupants of adjacent properties and the neighborhood.

Response: Not applicable. No proposed changes in design.

(f) Orientation. Primary buildings or structures shall be oriented so that their main entrance
faces the street upon which the lot fronts. If the development is on a corner lot, the main entrance may
be oriented to either street or to the corner.

Response: Not applicable. No proposed changes in design.

(g) Vehicle and Pedestrian Systems. The development, where possible, shall provide vehicular
and pedestrian circulation systems which reflect and extend the pattern of streets, pedestrian and
bicycle ways in the area. A proper relationship between existing and proposed roadways and parking
areas shall be demonstrated, and the safety and convenience of pedestrian and vehicular traffic shall be
assured. Travelways which Charter Township of Garfield Zoning Ordinance Article 4, Page 4-31 connect
and serve adjacent development shall be designed appropriately to carry the projected traffic.

Response: Applicant is reusing the existing vehicular patterns, which are all contained
within the property.

(h) Shared Drives. Where the opportunity exists, developments shall use shared drives.
Unnecessary curb cuts shall not be permitted.

Response: Not applicable. No proposed changes in design.

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

Response: Not applicable. No proposed changes in design.

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



Response: This parcel is located within the |-G district which has been identified by
Garfield Township Master Plan 2018 as the most compatible zoning district for Industrial

Use:
INDUSTRIAL
The mtent of the industrial areas 15 to reman prmanly industnal 1n nature while allowing a hrted
number of non-industrial uses that are envisioned as accessory or complmentary to existing and

furure industrial uses of the districts. Non-industrial uses of property within these districts are subject

to industral impacts from adjacent parcels including, but not hmited to, nose, dust, and vibrations.
Piease see the soning plan for additional information.

Most compatble zomng districts: I-G/T-L Potentally compatble zommg distrnict: C-L

Impact Assessment

2550 Cass Road is an existing development that previously housed Pepsi Bottling Group. The 4.13 acre site
contains two existing structures that were used by Pepsi, along with a fenced storage area to the sides and
rear of the property.

The parcel is bordered by Cass Road and surrounded by Industrial zoned parcels. Miller Creek is located
on the south end of the parcel (see ALTA survey), which is also part of the Cass Road Drain, with a 50’
easement in place. The creek and buffer is heavily vegetated and will remain so. The site also has existing
vegetation (street trees and shrubs) along Cass Road.

This proposed Special Use Permit request is for a Change in Use, to allow for the proposed uses by
Portable Storage Solutions. No change in intensity, site utilization, number of employees, or change in the
structures or infrastructure is proposed. The site is currently served by sewer and water- this proposed
use will not increase the expected demand on these systems.

Lighting is existing and consistent with the neighboring parcels.

Consistent with prior use, truck access and maneuverability are necessary in the front yard of the site. The
existing building has a truck dock on the front elevation and will continue to support truck access for
shipping and receiving.

The area is zoned Industrial (I-G and I-L) and this use, Retail, Industrial Primary (770), is compatible within
the district and similar in every aspect to the neighboring businesses.

Prepared by: Northview 22, LLC
9908 E Walters Dr. Traverse City, M| 49684



'|.||| Irl'll'llfl-'1 I I.

I ull FLIT
|.
||l

|r|||
|

e ——— .

\|H."r|||| | i
\

II|.||. UL |

M’?ﬂﬂim

mjl.

EXISTING STRUCTURE
(15, BT SH.

ZONING:

—— —

B T v o

ZONING:

e ',*',;,-

> Wllimh[ e

I P-HLI L
| |||

.ll ,,{J‘___

PARK DRIVE

SOUTH AIRPORT ROAD

HARTMAN ROAD

CASS ROAD

PROJECT
LOCATION

2

KEYSTONE ROAD

CASS—HARTMAN
COURT

PROJECT LOCATION MAP not to scale

Wm‘“\‘“‘

r ‘;\‘?« S‘fM/‘C/r "y,

;c}:_-: ‘||I':7¢

*7 SCOTT M. ™,

*:  JOZWIAK %

— % PROFESSIONAL }

©%  ENGINEER 7
PROFESSIONAL ENGINEER: 6,,% No. Q
' &y, p 45587 4§

JOZWIAK CONSULTING, INC. ,1, M
SCOTT JOZWIAK, PE " ngs\o\\ o

231-218-1201

ENGINEERS SEAL

OVERALL SITE

PROPERTY OWNER/SITE DATA
PORTABLE STORAGE SOLUTIONS

2550 CASS RD.

TRAVERSE CITY, M 49684

Parcel ID: 28-05-022-027-15

Zoning: |—G GENERAL INDUSTRIAL
Setbacks:

Front— 40’

Side—15'

Rear— 20’

Parking:
Industrial: 5 plus 1 for every 1 1/2 employees in the
largest working shift

SIGNS ARE SUBJECT TO SIGN
PERMIT REVIEW.

ANY REPLACEMENT OF
EXISTING LIGHTING SHALL BE
DONE IN COMPLIANCE WITH
THE TOWNSHIP ZONING
ORDINANCE.

Portable Storage Solutions is the current owner of the former
Pepsi Bottling Group facility located on Cass Rd. P.S.S. provide
large scale containers for portable storage rentals and mobile
offices at job sites. The adaptive reuse of the existing facility
and site at 2550 Cass Road provides space for the outfitting
of the containers, existing paved surfaces for product, and a
display area for up to 2 containers.

No site changes are proposed, with exception

landscape /vegetation screening along existing fence. No phasing
or additional plans are in place for this site at this time.

NARRATIVE

LEGAL DESCRIPTION— AS FURNISHED:
That part of the Southeast quarter of Section 33,
Township 28 North, Range 11 West, described as:

Commencing at the South one—quarter corner of said
Section 33; thence North 00°53'43" East, along the North &
South one—quarter line of said section, 516.05 feet; thence
South 89°37°16” East, 36.04 feet to the Point of Beginning;
thence continuing South 89°37°16” East, 493.23 feet to the
centerline of the abandoned M & NE Railroad; thence 275.46
feet along said railroad centerline on the arc of a 2663.21
foot radius curve to the right, the Long Chord of which
bears North 00°23'15"” East, 275.34 feet; thence North
88°04'07" West, 232.44 feet; thence North 01°46'19” East
131.76 feet; thence North 89°35°39” West, 262.84 feet;
thence South 00°36'57" West 413.49 feet to the Point of
Beginning.

413 acres, more or less.

LEGAL DESCRIPTION

Employees: 8
Required: 17
Provided: 17 (plus additional in fenced storage area)

: , : SHEET SHEET TITLE
Topographic and boundary survey provided by Gourdie
Fraser, Inc. C1.0 COVER
File no. 19084. C1.1 SITE PLAN

SITE DATA SHEET INDEX

NORTHVIEW P.O BOX 3342

PROJECT MANAGER

TRAVERSE CITY MI

49685
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Marengo 31 Special Use Permit Extension Request Planning Commission — October 11, 2023

W) Charter Township of Garfield
ke 24 Planning Department Report No. 2023-119

Prepared: October 3, 2023 Pages: 2
Meeting: October 11, 2023 Planning Commission Attachments:  [X]
Subject: Marengo 31 Special Use Permit (SUP) — Extension Request
File No. SUP-2021-03 | Parcel No. 05-021-065-00
Applicant/Owner: M Brothers Northern LLC
Agent: Mansfield Land Use Consultants

BACKGROUND:

The Marengo 31 SUP was approved with conditions by the Planning Commission on November 10, 2021
with the Report and Decision Order (RDO) having been recorded on December 6, 2021. The project is for
a commercial district housing development behind the Baymont Inn at 2326 N US 31 South (the subject
site has no address), with two 30-unit apartment buildings for 60 total dwelling units.

The applicant has two years from date of recording of the RDO to begin construction or make meaningful
progress towards completion according to the Zoning Ordinance, Section 425.L(3)(c), as follows:

“(c) Execution of the planned development Report and Decision Order shall act as the date of final
approval. If substantial construction or, if the order involves no construction, the permitted use has
not commenced and proceeded meaningfully toward completion within two (2) years from the date
of final approval, the planned development order shall expire automatically.”

Prior to expiration, the applicant may request an extension of one year. The Planning Commission needs
to find sufficient evidence that the applicant will in fact commence construction and proceed meaningfully
toward completion by the end of the additional year, according to the standards of Section 425.L(3)(d) as
listed below. The applicant has submitted a letter indicating why they believe they should be granted an
extension. This letter is attached to this report.

EXTENSION REQUEST:

According to Section 425.L(3)(d), “Prior to expiring, extensions of the planned development order may be
requested by the applicant. If the Planning Commission finds that there is sufficient evidence that the
applicant will in fact commence construction and proceed meaningfully toward completion by the end of
the third year, the planned development order may be extended for one (1) additional year where all of the
following conditions are met:”

(i) The applicant is able to demonstrate that construction has been delayed by factors that are beyond
its control and that construction will commence and continue meaningfully toward completion
within the one (1) year extension

The letter indicates that the applicant has been working on wrapping up other construction projects
and has experienced “unforeseen delays caused by ongoing supply chain, labor, and coordination
issues related to the fallout from the Covid-19 pandemic and general backlogs in the construction
industry.” The applicant has also experienced delays in getting project funding. The COVID-19
pandemic has been identified as causing disruptions across all industries and can be considered a
factor beyond the control of the applicant. The applicant’s letter does not specify any specific date
by which they plan to start construction.

Page 1 of 2
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(ii) There have been no significant changes in the character of the surrounding area that were not
known or anticipated at the time of approval

Since the approval in November 2021, there have not been any significant changes in the character
of the surrounding area.

(iii) There have been no development approvals granted in the surrounding area that would be in
conflict with the approved planned development order; and

Since the approval in November 2021, there have not been any development approvals granted in
the surrounding area that would conflict with this project.

(iv) There have been no changes to the master plan or this Ordinance that would conflict with the
approved planned development order.

The Future Land Use Map designations for this site of Commercial (for the proposed development
area) and Recreational (for the wetland areas) have not changed since the original approval. The
approval still fits with the goals of the Master Plan. The Township is in the process of updating its
Master Plan, although no changes are anticipated to the Master Plan that would conflict with this
project or impact the approval.

The Zoning Ordinance amendments which have been adopted since the original project approval
do not conflict with the project or impact the approval.

ACTION REQUESTED:
Following the applicant presentation and Planning Commission discussion, if the Commission finds there
is sufficient evidence to grant an extension, then the following motion is suggested:

MOTION THAT application SUP-2021-03, submitted by M Brothers Northern LLC, to construct
two 30-unit apartment buildings on parcel 05-021-065-00, BE GRANTED a one-year extension
until December 6, 2024 to begin construction.

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

1. Letter from Dusty Christensen, Mansfield Land Use Consultants, to Garfield Township Planning
Commission, dated September 11, 2023.

Page 2 of 2
K:\Plan\Applications\2021\SUP 2021-03 Marengo 31 Multi-Family Housing\PD Report 2023-119 Marengo 31 Extension Request.docx



Mansﬁfield

Land Use \Consultants

September 11, 2023

Garfield Township Planning Department

C/0: Steve Hannon, Deputy Planner; John Sych, Planner
3848 Veterans Dr.

Traverse City, M| 49684

Re: SUP Extension Request — Marengo 31 — SUP #2021-03
Dear Planning Commissioners,

On behalf of M. Brothers Northern, LLC, the owner of the N. US-31 South property where SUP
#2021-03 was approved in 2021, we are writing to request a one-year extension of the
approved SUP. The Township Zoning Ordinance allows for the requested one-year extension in
Section 423.K, as long as four criteria are met. The following lists those criteria (in italic text)
and how each has been met (in regular text).

1) The applicant is able to demonstrate that construction or establishment of the use has
been delayed by factors that are beyond their control and that construction or use will
commence and continue meaningfully toward completion within one (1) year of the
extension;

M. Brothers Northern, LLC is a small development company that, following the 2021
approval of the SUP, was working to wrap up other construction projects to free up time
and resources to begin the proposed Marengo 31 project. These other construction
projects met unforeseen delays caused by ongoing supply chain, labor, and coordination
issues related to the fallout from the Covid-19 pandemic and general backlogs in the
construction industry. Additionally, the owner of M. Brothers Norther, LLC has been
dealing with major health issues impacting both his father and 11-year old son over the
past two years. Recently (August 2023), the applicant sold another company that he
owned, freeing up capital for construction of the Marengo 31 project. This sale was
originally slated to be finalized approximately four months prior to the actual sale,
causing further delay in project funding.

2) There have been no significant changes in the character of the surrounding area that
were not known or anticipated at the time of approval;

Properties in the general area surrounding the project site have seen no significant
changes in character since the time of original SUP approval. The subject site is

830 Cottageview Drive -Suite 201 p 231.946.9310
P.O. Box 4015 Traverse City, MI 49685 f 231.946.8926
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surrounded by previously developed commercial sites, Township park property, and a
long-standing, approved multiple family housing development.

3) There have been no development approvals granted in the surrounding area that would
be in conflict with the approved special use permit; and

To our knowledge there have been no development approvals granted in the
surrounding area that conflict with the approved SUP.

4) There have been no changes to the master plan or this ordinance that would conflict
with the approved special use permit.

To our knowledge there have been no changes to the Township Master Plan of Zoning
Ordinance that conflict with the approved SUP.

Digital copies of the approved project plans have been submitted with this letter, and we look
forward to discussing the potential SUP extension with you at your next meeting.

Should you have any questions, or require additional materials, please feel free to call me at
(231) 360-7021 or email me at dusty@maaeps.com.

Sincerely,
Mansfield Land Use Consultants

Dusty Christensen, LLA

830 Cottageview Drive -Suite 201 p 231.946.9310
P.O. Box 4015 Traverse City, MI 49685 f 231.946.8926
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3066 N. Garfield — Special Use Permit — Introduction October 11, 2023 Planning Commission
J *‘i{! Charter Township of Garfield
- A Planning Department Report No. 2023-120
Prepared: October 3, 2023 Pages: 6
Meeting: October 11, 2023 Planning Commission Attachments:  [X]
Subject: 3066 N. Garfield Special Use Permit — Introduction
File No. SUP-2023-08 | Parcel No. 05-013-050-00
Applicant: 3066 N. Garfield Rd LLC
Agent: JLG Properties, Inc
Owner: Mary L. Schall and John R. Thomas
BRIEF OVERVIEW:
Location: 3066 North Garfield Road
Parcel area: 1.38 acres
Existing land use: Former residence/former landscaping business
Existing zoning: C-G General Commercial
PURPOSE OF APPLICATION:

This application requests approval of a Special Use Permit for a commercial district housing development
at 3066 North Garfield Road. The development application proposes a 20-unit apartment building.
However, it appears, based on recently submitted building elevations, the building will contain only 18
units. Commercial district housing developments are 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):
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SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:

In approving any special use permit pursuant to Section 423, the Planning Commission may impose such
reasonable standards, conditions, or requirements, in addition to or that supersede any standard specified in
this ordinance, as it may deem necessary to protect the public interest and welfare. Such additional
standards may include, but need not be limited to:

a) Financing

b) Awvailability 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) Arearequirements

k) Development phasing; or

I) Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of
environmentally sensitive areas, and similar characteristics.
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STAFF COMMENTS:
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance:

Commercial District Housing Developments:
Standards for commercial district housing developments are in Section 725 of the Zoning Ordinance and
described by the following:

1. Design
a. Multiple-family residential uses built within commercial zoning districts shall be designed to
cohesively integrate with the surrounding commercial uses. For the purpose of making this
determination, the Planning Commission may rely on the site design requirements and general
criteria as set forth in 8 427, Planned Unit Residential Developments.

The proposed apartment building will be located at the southeast corner of Garfield Road and Duell
Road, south of Chase bank and Walgreens pharmacy and north of the Wash-N-Go Car Wash. An
apartment building at the subject site provides an opportunity for a more urban style apartment
living situation. The corner site provides close access to nearby stores and services for residents
whereby trips could be made by walking or bicycling. Infill apartment buildings of this nature have
been built along Garfield Road and elsewhere in the City of Traverse City. The building is set back
100 feet from Garfield Road which provides a buffer from road noise.

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

A 6,666 square foot common open space is proposed at the west and north sides of the proposed
apartment building, between the building and Garfield Road.

c. The baseline project density shall be as described in the R-3 Multiple Family Residential Zone. At
its discretion, and based upon a determination that the project is designed to meet the intent of this
Section, the Planning Commission may authorize increases in density over what is regularly
allowable.

The baseline minimum lot area for multiple family within the R-3 district is 4,000 square feet per
dwelling unit which translates to 10.89 units per acre. The site plan shows a size of 1.38 net acres
for the site. With 20 proposed dwelling units, this gives a density of about 14.49 units per acre.
With 18 proposed dwelling units, this gives a density of about 13.04 units per acre. As noted, the
Planning Commission may authorize increases in density over what is regularly allowable. The site
plan shall state the correct number of proposed dwelling units.

d. Parking requirements shall be as described in the R-3 Multiple Family District. Shared parking
agreements as described in § 551 of this Ordinance are supported and encouraged. Parking areas
shall not be located within any setback.

For multiple family dwellings, the parking minimum is 1.5 spaces per dwelling unit and a maximum
of 2.0 spaces per dwelling unit. For the proposed development, this is a range of 30 to 40 spaces
and 39 spaces are shown. The parking area has only one driveway, which is off Duell Road. No
driveway is proposed on Garfield Road. As proposed, the parking area encroaches the required 40-
foot setback area along both Duell Road and Garfield Road.

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. With 39 motor

Page 3 of 6
K:\Plan\Applications\2023\SUP-2023-08 3066 N Garfield\Step 4 - Introduction\PD Report 2023-120 3066 N Garfield SUP INTRO.docx



3066 N. Garfield — Special Use Permit — Introduction October 11, 2023 Planning Commission

vehicle spaces proposed, 4 bicycle parking spaces are required. The site plan shows four bike racks
with 2 spaces each in front of the proposed building.

e. Landscaping shall be as required in Article 5, Table 531.1. In the event that the multifamily project
does not sit on its own parcel, the application shall indicate a project boundary area which shall
be used for the purpose of landscaping placement.

The landscaping plan is described on Sheet L1.0. A total of 29 large trees, 27 small/medium trees,
and 14 evergreen or coniferous trees are proposed for the required buffers along the property lines.
Shrubs and perennials are proposed for the front of the building. The proposed landscaping plan
meets the requirements of the Zoning Ordinance. However, there is concern about the location of
the proposed plantings and the proposed stormwater basins. Most likely the plantings will have to
be relocated. The stormwater review conducted by the Township Engineer will determine if the
locations of the plantings are acceptable.

f. Pedestrian walkways shall be provided within the subject parcel or project boundary for the
purpose of providing safe and convenient movement within the site and towards other walkable
places of interest such as stores, restaurants, or entertainment.

A sidewalk is proposed along Garfield Road which meets the requirement of the Non-Motorized
Plan. An internal sidewalk along the north side of the building connects the building with the
parking lot and the sidewalk on Garfield Road.

g. The residential areas of an overall commercial development site shall be adequately, but not overly,
lit at night. Applications shall demonstrate that commercial lighting in the vicinity meets the dark
sky requirements of this Ordinance in order to minimize impact on the residential area. Where
lighting is to be installed for a residential area, average illumination levels of 0.5 to 1.0 foot candle
shall be maintained. Existing commercial lighting which illuminates the residential area of the site
to this level may be used in lieu of installing additional residential lighting. Common entryways
shall be adequately illuminated by wall-pack style lighting fixtures.

A lighting plan was submitted along with the site plan set. There are two light poles and three wall
mounted fixtures proposed for the parking area and building. The highest illumination level shown
is 13.4 foot-candles at the westerly wall mounted fixture. An average level of foot-candles needs
to be provided.

Lighting standards of Section 517 also need to be met. The plan includes a note that all proposed
lamps shall emit light measuring 3,000 K or less on the Kelvin scale, to meet the color temperature
standards of the Ordinance. Pole mounted fixtures will be set to a height of 20 feet while wall
mounted fixtures will be at a height of 8 feet. These heights do not exceed the height requirement
for the C-G district. There are three areas where illumination at the lot line exceeds the requirements
of Table 5-8 in the Ordinance. lllumination at the property line near the two light poles and the
easterly wall mounted fixture need to be addressed.

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

feet in any direction shall be provided. Private open space shall be accessible directly from the
living area of the unit, in the form of a fenced yard, patio, deck, or balcony.

Page 4 of 6
K:\Plan\Applications\2023\SUP-2023-08 3066 N Garfield\Step 4 - Introduction\PD Report 2023-120 3066 N Garfield SUP INTRO.docx



3066 N. Garfield — Special Use Permit — Introduction October 11, 2023 Planning Commission

According to the application and the building elevation drawings, each unit will have either a 50
square foot patio or balcony.

b. A minimum of three hundred square feet per unit of common outdoor open space shall be provided.
Required open space shall be consolidated to the extent reasonably possible to provide areas for
the residents and/or to help buffer the residential structures from adjacent commercial uses.

With 20 proposed units, a total of 6,000 square feet of common outdoor open space is required.
With 18 proposed units, a total of 5,400 square feet of common outdoor open space is required.
The plan indicates 6,666 square feet of common outdoor open space.

c. Open space shall be designed to provide a rear yard along the longest building length of a given
structure.

The proposed common outdoor open space is located mostly on the west side and to a lesser extent
on the north side of the building. To meet this requirement, the open space on the north side of the
building could be moved to the south side of the building. While it does not meet the strictest
interpretation of this requirement, it does generally provide some of the intended rear yard buffer.

d. Required setback areas shall not be included towards required open space areas; however, placing
required open space areas adjacent to setbacks is supported.

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

3. Compatibility
Applications shall describe measures which will be taken to mitigate common commercial impacts such as
noise, light, and nighttime operations on the multi-family project.

The proposed project is to establish a multi-family residential use in a commercial area. In reviewing the
existing adjacent commercial uses, the existing car wash immediately to the south will most likely impact
the proposed development in terms of noise during daytime hours. The car wash generally operates 8:00
am to 8:00 pm on Monday through Saturday and 10 am to 6:00 pm on Sundays. This issue should be
addressed as part of the application.

Other Considerations:

Buildings

The proposed 20-unit building has a footprint of 11,016 square feet while the proposed 18-unit building has
a footprint of 11,520 square feet. The maximum building height in the C-G district is 35 feet. Building
elevation drawings have been provided, but do not have the building height identified. The site plan should
state the proposed building height.

Setbacks

The setback requirements in the C-G district are 40 feet for the front yard. Side and rear yards shall be ten
percent (10%) of the lot width and depth, respectively, but need not exceed twenty-five (25) feet each,
provided that no setback shall be less than ten (10) feet. Since the site is a corner lot, 40 feet front yard
setbacks are required for the frontage on Garfield and on Duell Roads. The proposed plan meets the setback
requirements.
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Ingress and Egress
There will be one ingress and egress drive located on Duell Road. No additional ingress and egress drives
are proposed. There will be no driveway on Garfield Road.

Snow Storage

Snow storage is to be provided at the ratio of 10 square feet per 100 square feet of parking area. The site
plan shows 12,465 square feet of area for parking and maneuvering lanes which requires 1,246.5 square
feet of snow storage. The site plan shows one snow storage area at 716 square feet. The proposed show
storage area on the site plan needs to be adjusted to comply with Section 551.E(6).

Dumpster Enclosure

A 10’ x 10’ dumpster enclosure on a concrete pad is proposed on the eastern edge of the proposed
development. Details of the dumpster enclosure must be submitted to determine compliance with Section
516.

Other Reviews

The application is subject to additional reviews, including but not limited to the Township Engineer, Grand
Traverse County Road Commission, and Metro Fire. Sewer and water utility improvements and stormwater
improvements are reviewed by the Township Engineer. Escrow for these reviews is needed as determined
by the Township Engineer. Signs are reviewed by the Township Zoning Administrator.

ACTION REQUESTED:

The purpose of the introductory meeting is to accept the application and to identify any concerns to address
prior to holding a public hearing. As presented, the proposed apartment building generally suits the
proposed location. It provides an urban style infill apartment building conveniently located near stores,
services, and places of employment. However, the standards of Section 725 envision a suburban apartment
complex with considerable buffers between the residential and commercial uses. With these standards, the
proposed site plan does not meet all the requirements of Section 725.

Staff recommends that the Planning Commission review the application with the applicant. If the Planning
Commission determines that the proposed use and design is generally acceptable and is open to
accommodating this form of multi-family development, then the Planning Commission should direct staff
to prepare recommendations on any appropriate alterations to the Zoning Ordinance. Otherwise, the
applicant shall revise the site plan to meet all standards in Section 725.

Attachments:
1. Special Use Permit application packet dated September 12, 2023, including cover letter,
application, letter, project narrative, lighting cut sheets and site plan sheets.
2. Building elevations for 3066 N. Garfield dated September 15, 2023.
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September 12, 2023

The Charter Township of Garfield
John Sych, AICP

Planning Director

3848 Veterans Drive

Traverse City, M1 49684

RE: Commercial Housing Development
Mary L. Schall and John R. Thomas
Special Use in the C-G (General Commercial) Zoning District

Dear John,

On behalf of Mary L. Schall and John R. Thomas, please find the enclosed site plan and
applications for the review of the new proposed residential development located along S.
Garfield Road in Garfield Township.

The proposed project follows the C-G (General Commercial) District Housing Development in
Section 725 and Section 427 of the Garfield Township Zoning Ordinance.

The following documents are provided as part of the review process.
1. Special Use Permit Application

2. Project Data Sheet

3. Site Plan Review application

4, Site Plan, Landscaping plan and Exterior Lighting plan

Please feel free to contact me if you have any questions regarding this submittal.

Sincerely,

s

Christina Deeren
Permit Specialist
Mansfield Land Use Consultants

830 Cottageview Drive -Suite 201 p 231.946.9310
P.O. Box 4015 Traverse City, MI 49685 f 231.946.8926



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

ASSISTANCE

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

New Special Use Permit

0 WMajor Amendment
O Minor Amendment

[0 Administrative Amendment

PROJECT / DEVELOPMENT NAME

13066 N. Garfield- Project name will be provided

APPLICANT INFORMATION

Name:
Address:
Phone Number:
Email:

AGENT INFORMATION

Name:
Address:
Phone Number:
Email:

OWNER INFORMATION

Name:
Address:
Phone Number:

Email:

Page 10f 8

3066 N. Garfield Rd, LLC

310 Water Watch Lane, Traverse City, Ml 49686

248-521-9962
jlgjoe@comcast.net

LG Properties, Inc

316 Birchwood Ave, Traverse City, Ml 49686

248-521-9962
ilgioe@comcast.net

Mary L. Schall and John R Thomas

805 Birchwood Ave, Traverse City, MI 49686

231-929-2741
mischall@aol.com

SUP - Form Date: March 1, 2021



CONTACT PERSON

Please select one person fo be contact person for all correspondence and questions:

Applicant:
Agent:
Owner:

LG Properties,Inc- Joe Locricchio 248-521-9962

PROPERTY INFORMATION

Property Address;  |3066 N. Garfield, Traverse City, M 49688
Property Identification Number: {28-05-013-00

Legal Description: (SEE ATTACHED)

Zoning District: C-G General

Master Plan Future Land Use Designation:|Commercial

Area of Properly (acres or square feet);  |1-38 acres

Existing Use(s): Former Northwoods Landscaping nursery and sales location

Proposed Use(s): 1A market rate apartment complex consisting of appraximately 20 total units

PROJECT TIMELINE

Estimated Start Date: 06/01/24

Estimated Completion Date:

04/01/25

REQUIRED SUBMITTAL ITEMS

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

Application Form:

One original signed application

B One digital copy of the application (PDF only)

Application 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://www.garfield-
twp.com). Please make check out to Charter Township of Garfield.

Fee

Escrow Fee:

Additional fees may be required if a review by independent professional help is deemed necessary by the
Township. If 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 compleie an Escrow and Review (ER) Application
form.

Site Development Plan:

Page 20of 8

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

13/ Two complete bound 24"x36" paper sets

One digital set (PDF only)

SUP - Form Date: Mareh 1, 2021




Written Information:
Ten paper copies of the Approval Criterla (Administrative Amendments require one copy)
d One digital copy of the Approval Criteria (PDF only)
Ten paper copies of the Impact Assessment {Administrative Amendments require one copy)
& One digital copy of the Impact Assessment (PDF only)
Digital items to be delivered via email or USB flash drive

SUBMITTAL DEADLINE

Submittal deadlines are listed on the Planning Department page of the Township website (http://www.garfield-
twp.com). Please note that the listed dates are the deadiines after which submittals will not be considered for the
indicated meeting. Any emors or missing information on an application submitted at the deadline will result in a2
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 Planning, 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 buiiding by less than 20 percent of its existing gross floor area, provided
such enlargement will not resuit 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-strest parking, site access, other external site characteristics or a violation of this crdinance.
Data Waiver:
The Director of Planning may waive a particular element of information or data otherwise 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 would 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 (SDFP). Please use the Required Site
Plan Elements Checklist below.

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
criterla are satisfied in order to grant approval of a Special Use Permit. A special use is permitted only if the applicant
demonstates that:ecial use is permitted only if the applicant demonstrates that:

él The proposed use will be consistent with the purpose and intent of the master plan and this ordinance,
inciuding all regulations of the applicable zoning district;
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The proposed use will be designed, constructed, operated and maintained so as to be compatible, harmonious and
appropriate with the existing or planned character and uses of the neighborhood, adjacent properties and the natural
environment;

The proposed use will not be detrimental, hazardous or disturbing to existing or future adjacent uses or to the public
welfare by reason of excessive fraffic, noise, dust, gas, smoke, vibration, odor, glare, visual clutter, electrical or
electromagnetic interference;

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, tandscaping, buffers or setbacks;

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;

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 pubiic cost;

The establishment, maintenance, or operation of the proposed use shall not be detrimental fo or endanger the
public health, safety, morals, comfort, or general weifare;

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;

Adequate measures shall be taken to provide ingress and egress so designed as to minimize traffic hazards and ta
minimize traffic congestion on the public roads;

Adeguate measures shall be taken to provide vehicular and pedestrian traffic within the site, and in relation o streets
and sidewalks servicing the site in a safe and convenient manner; and

The proposed use shall not impede the orderly development and improvement of surrounding property for uses
permitied within the zoning district.

IMPACT ASSESSMENT
A written impact statement to include the following information:

(|

A written illustrative description of the environmental characteristics of the site prior to development, i.e.,
{opography, soils, vegetative cover, drainage, streams, creeks or ponds.
Types of uses and other man-made facilities.

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

EF“K Phasing of the project including uitimate development proposals.

&
of
o

{x

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.

The method fo be used to serve the development with water and sanitary sewer facilities.

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

If the public sewers are not available to the site, the Applicant shall submit a current approval from the Health
Department or other responsible public agency indicating approval of plans for sewage treatment.
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l:l?\?( The method to be used to control any increase in effluent discharge to the air or any increase in noise level
emanating from the site. Consideration of any nuisance that would be created within the site or external to the site
whether by reason of dust, noise, fumes vibration, smoke or lights.

O Anindication of how the proposed use conforms with existing and potential development patterns and any

/ adverse effects.

Fl, The proposed density in units per acre for residential developments.

I:'( Name(s) and address(es) of person(s) responsible for preparation of statement.

O Description of measures to control soil erosion and sedimentation during grading and construction operations
and until a permanent ground cover is established. Recommendations for such measures may be obtained from
the County Soil Erosion and Sedimentation office.

ﬂ Type, direction, and intensity of outside lighting.

General description of deed restrictions, if any.

ADDITIONAL INFORMATION

If applicable, provide the following further information: -

i o N L~ Not
Me W ArnpnA 7to M'(/ Yes No  Applicable
A. Sanitary Sewer Service

1. Does project require extension of public sewer line? g* * a O
if yes, has a Utility Agreement been prepared? a -

2. Will a community wastewater system be installed? | 0
If yes, has a Utility Agreement been prepared? O ) 3
if yes, provide construction plans and specifications

3. Wil on-site disposal be used? O O O
If yes, is it depicted on plan? 0 | |

B. Water Service

1. Does project require extension of public water main? J" ‘i, = O
if yes, has a Utility Agreement been prepared? O .

2.  Will a communily water supply be installed? ] g
If ves, has a Utility Agreement been prepared? o O O
If yes, provide construction plans and specifications

C. Public utility easements required? ff %9 [ O
If yes, show on plan,

D. Stormwater Review/Soil Ergsion

1. Soil Erosion Plans approved by Soil Erosion Office? O a
if so, attach approval letter.
if no, are alternaie measures shown? O K O

2. Stormwater Plans approved by Township Engineer? O [
If so, attach approval letter.
If no, are alternate measures shown? | O O

Note: Alternate measures must be designed and sealed by a registered Engineer.
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E. Roads and Circulation

1. Are interior public streets proposed? [ a
If yes, has Road Commission approved (attach letter)? U O O

2. Will public streets connect to adjoining properfies or future streets? 1 (.

3. Are private roads or interior drives proposed? O (|

4. Wili private drives connect to adjoining properties service roads? 1 (M|

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

if yes, attach approved permit.

OTHER INFORMATION
if 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 applicant. If 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 forward a determination to the applicant within ten (10) working days.
This procedure shail be repeated untit a complete submission is received.

« Once the application is deemed to be compiete and submitted according to the application deadlines, it will be
forwarded fo the Planning Commission for review. The Planning 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.,

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

PERMISSION TO ENTER SUBJECT PROPERTY
Permission Is hereby granted to Garfield Township staff and Planning Commissioners to enter the premises subject to this

application for the purposes of making inspections assoclated with this application, during normal and reasonable working

hours.

Owner Signature: John Thomas or Mary Schall-¢ /cyﬁ._ﬂ 72/;,&4,__“_9 “FV] Gt ‘)444/%@_
Applicant Signature: P LN ’

Agent Signature: LJoe Locricchio (754)-0 7/ MM

Date: T-l/-2033 ;Z ( /
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OWNER'S AUTHORIZATION

If 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.

iWe Tohp WYQWIQS , M Hﬂ)/ 5 CHAL authorize to make this application on my/our behalf
and to provide any of myfour personal information necessary for the processing of this application. Moreover, this shall be
your good and sufficient authorization for so doing. ,

Owner Signature: T - e, e Aot ¢ |
Date: G- /- 2022 1 4

AFFIDAVIT

The undersigned affirms that he/she 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 assoclated with this document.

Owner Signature: J

Date: PR sl N
Applicant Signature: /M———’ l

/
Date: g - / -f ]‘,7 ]

Page 7 of 8 SUP - Form Date: March 1, 2021



Required Site Plan Elements Checklist {(See § 956 of the Zoning Ordinance) SD ASP/
Site Diagram {SD) / Administrative Site Plan (ASP} / Site Development Plan (SDP) SDP
A. Basic Information "
1. Applicant’s name, address, telephone number and signature | =1 .
2. Property owner's name, address, {elephione number and signature 0 IE/,
3. Proof of property ownership jm] '
4, Whether there are any oplions or liens on the property 0 ,JH’“
5. A signed and notarized statement from the owner of the property that the applicant has the right to act as the owner's ] !Q/
agent Py
6. The address and/or parce! number of the property, complete lega! description and dimensions of the property, setback o ‘]/
lines, gross and net acreages and frontage
7. A vicinity map showing the area and road network surounding the property -I
8. Name, address and phorie number of the preparer of the site plan £l (I
8. Project title or name of the praposed development O [n 7
10. Staternent of proposed use of land, project completion schedule, any proposed development phasing O I: i
11. Land uses and zoning classification on the subject parcel and adjoining parcels || &

12. Sea! of the registered engineer, architect, landscape architect, surveyor, or planner who prepared the plan, as well as
their name, address and telephone number

B. Site Pian Information

1. North arrow, scale, and date of original submittal and last revision

2. Boundary dimensions of natural features

3. Natural features such as woodlots, water bodies, wetlands, high risk erosion areas, slopes over twenty-five percent (25%),
beach, drainage, and similar features

4. Proposed aiterations to topegraphy and other natural features

5. Existing topographic slevations at two-foot intervals excep! shown at five-foot intervals where slopes exceed 18%

8

7

g

o
SR

Soil erosion and sediment control measures as required by the Grand Traverse County Soll Eroslon Depattment. O
The location, height and square footage of existing and proposed main and accessory buildings, and other existing
structures

8, Location and specifications for any existing or proposed (above or below ground) storage facllities for any chemicals,
salts, flammable materials, or hazardous materials. Include any containment structures or clear zones required by county,
state or federal govemment authorities

9. Proposed finish floor and grade line elevations of any structures O*

*Requirad only for habitable consiruciion wilhin the foodpigin on site diagrams and administraive site plans.

10. Existing and proposed driveways, including parking areas ]

11. Neighboring driveways and other vehicular circulation features adjacent to the site

12. A dimensional plan Indicating the focation, size and number of parking spaces of the on-site parking areas, and shared
parking areas a

13, IMdentification and dimensions of service lanes and service parking, snow storage areas, {oading and unloading and docks

14. Proposed rozds, access easements, sidewalks, bicycle paths, and other vehieular and pedestrian circulation features
within and adjacent ta the site

15. Location of and dimensions of curb cuts, acceleration, deceleration and passing lanes

16. Location of neighboring structures that are close to the parcel line or pertinant fo the proposal

17. Location of water supply lines and/or wells

18. Localion of sanitary sewer lines and/or sanitary sewer disposal systems

18. Location, specifications, and access to a water supply in the event of a fire emergency

20. Sealed {2) stormwater plans including the location and design of slorm sewers, retention or detention ponds, swales,
wastewater lines, clean cut lacations, connection points and treatment systems

21. A uiility plan including the iocation of all other utilities on the site including but not limited to natural gas, electric, cable TV,
telephone and steam

22. A sign plan indicating the location, size and specificalions of all signs and advertising features, including cross sectjions

23. A lighting plan including exterior ighting iocations with area of illumination illustrated by point values on a photometric
plan, Kelvin rating, as well as the type of fixtures and shielding to be used

24. Proposed location of any open spaces, landscaping and buffering features such as buffer areas, vegetation belfs, fences,
walls, trash receptacle screening, and other screening features with cross sections shown

25. ALandscape plan and table ideniifying the species, size of landscape materials, and number proposed, compared to what
is required by the QOrdinance, All vagetation 1o be retained on site must also be indicated, as well as, its typical size by
general location or range of sizes as appropriate

26. Stalemenis regarding the project impacts on existing infrastructure (including traffic capacity, schools, and existing utilities,
and on the natural anvironment on and adjacent to the site)

27. Changes or modifications required for any applicable regulalory agencies' approvals

Q€& mRe |’ R |\Ooo| o

(] [

_|&S\o|a |o opE
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Multi-Family Residential Development
Site Plan Review Submittal

Project Data

Owner: Mary L. Schall and John R. Thomas
805 Birchwood Ave.,
Traverse City, Ml 49686
mischall@comcast.net
(231) 929-2741

Applicant: 3066 N. Garfield Rd., LLC
310 Water Watch Lane
Traverse City, Ml 49686
jlgioe@comcast.com
(248) 521-9962

Agent: JLG Properties, Inc.
316 Birchwood Ave.,
Traverse City, Ml 49686
jlgjoe@comcast.com
(248) 521-9962

Planning and Civil:  Mansfield Land Use Consultants
Douglas Mansfield, President
830 Cottageview Drive, Suite 201
Traverse City, M1 49684
dougm@maaeps.com
(231) 218-5560

Parcel ID: 28-05-013-050-00

Tax Description: SW % OF SW % COM 528 FTSOF NW CORTH S 185 FTTHE 328 FTTH N
185 FT TH W 328 FT TO POB EXC RD ROW SEC13 T27N R11W.

Location: 3066 N. Garfield Rd., Traverse City, Ml 49686

Parcel Size: 1.38 Acres

Parcel Zoning: C-G (General Commercial)

Master Planned: Commerecial

Existing Use: Commercial — Previous location of Northwoods Landscaping and Nursery

Mangfield

Land Use \Consultants
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Multi-Family Residential Development
Site Plan Review Submittal

Proposed Use:

Development:

A 20 unit apartment complex building with one to two bedroom
units, ample parking area, close proximity to shopping, hiking and
biking trails, recreational parks, and schools.

* Demolition of existing structure(s) and existing asphalt.

* Project will be developed in a single Phase.

* Removal of existing sidewalk and replacement with new
concrete sidewalk to connect to interconnecting sidewalk for
main structure.

* Storm water management infrastructure to be installed during
development of site.

* Municipal connections to sanitary water and sewer.

Mangfield

Land Use \Consultants




Commercial District Housing Development
Site Plan Review Submittal

Zoning District: C-G General Commercial
Section 725 Commercial District Housing Development

A. REGULATIONS AND CONDITIONS
(1) Design.

(a) Multiple-family residential uses built within commercial zoning districts shall be
designed to cohesively integrate with the surrounding commercial uses. For the
purpose of making this determination, the Planning Commission shall rely on the
site design requirements and general criteria as set forth in Section 427, Planned
Unit Residential Developments.

(b) Multi-family structures shall be abutted by open space on at least one side per
building.
An open space setback from N. Garfield Road of 101 feet from the 50 foot road
right-of-way on the westerly side of the building will be reserved for open space.

(c) The baseline project density shall be as described in the R-3 Multiple Family
Residential Zone. At its discretion and based upon a determination that the
project is designed to meet the intent of this Section, the Planning Commission
may authorize increases in density over what is regularly allowable.

The R-3 Multiple Family Residential zoned district requires that 4,000 square feet
of lot area is provided for each dwelling unit. The proposed development
requests an increase in density over what is regularly allowable to 2,571 square
feet of lot area per unit. This request is to accommodate additional parking and
an increase in the square footage of the open space area.

(d) Parking requirements shall be as described in the R-3 Multiple Family District.
Shared parking areas shall not be located within any setback.
Section 551 D(2)(b) Residential Uses — for one and two family dwellings, parking
may be located within the required front yard setback provided that the space
does not intrude within a right-of-way or impede pedestrian pathways, and
provided further that the parking is located on a driveway. The parking area is
within the setback but still maintains a ten (10) foot landscape buffering from N.
Garfield Road and Duell Road. The existing entrance to N. Garfield will be
eliminated. The only entrance drive will be from Duell Road. The proposed
parking area will not impede any traffic patterns or pedestrian pathways. All
vehicular parking will be located on the same site as the multi-family structure.

(e) Landscaping shall be as required in Article 5, Table 531.1. In the event that the
multi-family project does not sit on its own parcel, the application shall indicate

Man,safield

Land Use \Consultants




Commercial District Housing Development
Site Plan Review Submittal

a project boundary area which shall be used for the purpose of landscaping
placement.

The proposed landscaping plan meets the criteria of Article 5, Table 531.1. A Ten
(10) foot landscape buffer is established around the perimeter of the property.
The planting log is located on the enclosed landscape plan sheet.

(f) Pedestrian walkways shall be provided within the subject parcel or project
boundary for the purpose of providing safe and convenient movement within
the site and towards other walkable places of interest such as stores,
restaurants, or entertainment.

An existing sidewalk will be removed and replaced with a six (6) foot wide
concrete sidewalk maintaining the pedestrian flow for foot traffic along N.
Garfield Road. A curbed seven (7) foot concrete sidewalk will also be
constructed within the site separating the asphalt parking lot from the main
structure which also connects to the new sidewalk along N. Garfield Rd.

(g) The residential areas of an overall commercial development site shall be
adequately, but not overly, lit at night. Applications shall demonstrate that
commercial lighting in the vicinity meets the dark sky requirements of this
Ordinance in order to minimize impact on the residential area. Where lighting is
to be installed for a residential area, average illumination levels of .5 to 1.0 foot
candle shall be maintained. Existing commercial lighting which illuminates the
residential area of the site to this level may be used in lieu of installing additional
residential lighting. Comon entryways shall be adequately illuminated by wall
pack style lighting fixtures.

All exterior lighting will comply with the requirements of this section for the
parking area and the entrance to the structure. There will be no negative
impacts on the surrounding commercial properties. Detailed lighting sheets are
enclosed in the application.

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

minimum dimension of four feet in any direction shall be provided. Private open
space shall be accessible directly from the living area of the unit, in the form of a
fenced yard, patio, deck, or balcony.
Each living unit will contain 50 square feet of private outdoor space with a
minimum dimension of four feet in one direction to be accessible from the living
area by patio, deck, or balcony.

Man,safield
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Commercial District Housing Development
Site Plan Review Submittal

(b) A minimum of three hundred square feet per unit of common outdoor open
space shall be provided. Required open space shall be consolidated to the extent
reasonably possible to provide areas for the residents and/or to help buffer the
residential structures form adjacent commercial uses.

The outdoor common space requires an area of 300 square feet per dwelling
unit. The multi-family development proposes 333 square feet of common space
per dwelling unit for an area of 6,666 square feet.

(c) Open space shall be designed to provide a rear yard along the longest building
length of a given structure.
Due to the size and shape of the lot the open space will be located along the
front of the building with most of the open space will be located along the
westerly side of the building while maintaining the 40 foot front yard setback.

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

(3) Compatibility. Applications shall describe measures which will be taken to mitigate
common commercial impacts such as noise, light, and nighttime operations on the
multi-family project.

The surrounding parcels are of commercial use and zoned either commercial or
industrial. The proposed development will not have adverse impacts such as noise,
light and nighttime operations more than any other residential use.

Section 427 Planned Unit Residential Developments (PURD)

D. Approval Criteria
In its review of an application the Township shall, at a minimum, consider the criteria as
defined in Section 427.D.(1) Scope of Authority — Uses through Section 427.D(4) Criteria.

(1) Scope of Authority — Uses
A planned unit residential development may include any residential uses(s)
permitted by right, permitted under special condition or permitted by special use
permit in the various agricultural or residential zoning districts within the Township,
provided appropriate findings of fact are made demonstrating that:

(a) The proposed density is in accordance with the policies and objectives set out in
the master plan; and

Man,safield
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Commercial District Housing Development
Site Plan Review Submittal

The property is 1.18 acres and is approximately 51,400 square feet. The
proposed multi-family structure is 11,016 square feet, which equates to 21.43
percent lot coverage by the main structure. The C-G (General Commercial) does
not have a maximum percentage of lot coverage for structures; however, the R-3
Multiple Family Residential zoned districts maximum percentage of lot coverage
is 35 percent.
(b) In areas where the surrounding lands have been substantially developed in
accordance with a particular land use character, pattern, and density, the PURD
shall be consistent and compatible with the existing residential uses, land use
character, pattern, and density.
The immediate adjacent properties are operating as commercial use(s).
Properties further from the site to the east are currently used for residential
purposes. The building is compatible with the residential uses and character of
the surrounding area. The density is compatible to other residential uses
following the same pattern for development.

~

(2) Scope of Authority — Dimensional Standards
A planned unit residential development may alter and establish lot size limits,
buffers, open space areas, density limits, setback requirements, height limits,
building size limits, landscaping rules, miscellaneous regulations, and intensity limits
where such regulations or changes are consistent with the intent of this section and
the standards set forth herein.

(3) Site Design Requirements
Generally, the design of a site must be found to meet the overall purpose and intent
of this section. Additionally, the following specific design standards must be met.

(a) The site design shall be designed in a compact, clustered manner which
maximizes the preservation of usable and consolidated open space.
Due to the shape and size of the lot, locating the proposed structure to the
easterly side of the property maximizes the usable open space area to the west
and allows the building to be set back further from the N. Garfield corridor.
Which also allows an increase in the square footage of preserved common open
space.

(b) Open spaces are intended to function as public areas or parks to encourage
neighborhood interaction and recreation opportunities. These areas incorporate
amenities such as play structures, pedestrian circulation, pavilions, and other
similar design features.

The open space area will serve as the proposed developments area for residents

Man,safield
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Commercial District Housing Development
Site Plan Review Submittal

to interact in while maintaining a recreational zone that will be protected by a
landscape buffer of 40 feet from the newly installed sidewalk along N. Garfield
Road.

(c) Sidewalks shall be provided along all streets. Generally, sidewalks should be
constructed on each side of the street except where found to serve no useful
purpose, such as if there are no homes on one side of the street. Sidewalks along
streets shall be constructed of concrete to a minimum width of four (4) feet and
shall be separated from the street by a grassy lawn area.

A new sidewalk will be constructed along N. Garfield Road. This sidewalk will be
six (6) foot wide and run the length of the lot. A connecting sidewalk to the
development. Sidewalks will be placed internally on the site. No additional
sidewalks have been installed along Duell Road for pedestrian foot traffic as road
ends at the end cul-de-sac and this is not a curbed road.

(d

~

In addition to street sidewalks, hard-surfaced pathways connecting open areas,
parks and other points of interest shall be provided.
No additional areas of interest are provided for with this proposal.

(e) In mixed -residential settings, each residential use (i.e. single family, multiple
family, etc.) shall stand on its own in meeting the integrated site design
requirements of this section. The intent of this requirement is for each area to
resemble a traditional neighborhood with interior park areas. Useable open
space shall be designed so that it is directly accessible to nearby residents.

The adjacent properties primary use is commercial. The design of the site is for
the benefit of the residents of this development as there are no immediate
adjacent residential uses on any of the existing parcels. The proposed
development will contain twenty (20) individual apartment units and will contain
more area to serve as open space for its residents.

(f) There shall be a direct relationship between the residential use, density, and
usable space of each project area, and each such areas shall be self contained.
For example, an open area located within a far corner of a high-density setting
may not meet the intent of this requirement in providing open space and
recreation for a neighboring low-density area of the site. However, centrally
located open areas which encourage interaction between residential uses by
creating shared park-like settings are supported and encouraged.

The overall project will be self-contained to the site. Landscape buffering will
isolate this development from the adjacent properties and commercial uses. The

Man,safield
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Commercial District Housing Development
Site Plan Review Submittal

proposed development will be single family residential and comply with the
density and usable space requirements as a low-density residential
development.

(g) The project shall be served by municipal water and sewer services.
The project shall be served by municipal water and sewer with updated utilities.

Man,sxfield
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Commercial District Housing Development
Site Plan Review Submittal

Site Location
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Commercial District Housing Development
Site Plan Review Submittal

Garfield Township Zoning Map

ELMWOOD TOWNSHIP i WEST /i Charter Township of Garfield
T

GRAND TRAVE Grand Traverse County, Michigan

Zoning Map

Zoning Districts
R-1 - One-Family Residential
R-2 - Two-Family Residential
\ R-3 - Multi-Family Residential

CITY OF W R-K - Rural Resicential
B R-M - Mobile Home Residential

C-L - Local Commercial
W C-O - Office Comr mercial
B C-G - General Cemmercial
B C-H - Highway Commercial

C-F - Planned Shopping
8 |-G - General Industrial

I-L - Limited Industrial

A - Agricultural
W [-R - Park-Recreation

GTC - Grand Traverse Commons
B Conditionally Zaned | C-G - General Commercial
W Conditionally Zened [ 1-G - General Industrial
7 Conditionally Zaned / A - Agricultural

Public { Right-of-Way

TRAVERSL CITY

T a Township Bouncary

Garfield Township Ordinance No. 68
Effective: May 25, 2015
Reflecting Amendments thru: June 13, 2023

Date Prined: £ 30 AM
Path | Garfield oring Maps | Zaning Basemap aprs

EAST BAY TOWNSHIP

Charter Township of Garfield
3848 Veterans Drive

Traverse City, MI 49684
Phone: 231.941.1620

Fax: 231.941.1688

b | 2 M
2 ! e informastion contined in hemap or the digital daiabases s cxvont iy or

_ﬁ_wms BLAIR TOWNSHIP postionally accurate
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Commercial District Housing Development
Site Plan Review Submittal

Future Land Use Map
The subject site is Zoned Commercial and surrounding area to the east zoned

Industrial.

[ | Agnicultural / Rural Land
[ ILow Density Residential
[ IModerate Density Residental
[ High Density Residential
I Vobile Home Residential
I Professional Office

I Institutional

I Commercial

[ Industrial

I Recreational

I Grand Traverse Commans

DT

Future Land Use Map
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Commercial District Housing Development
Site Plan Review Submittal

Current Site Features and Buildings for Demolition

Man,%field
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Commercial District Housing Development

Site Plan Review Submittal

Parking Lot Lighting Detail

Specifications
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efficacy, long-life luminaire. The cutstanding
photometric performance results in sites with
excellent uniformity, greater pole spacing and
lower power density. The Size 2 is ideal for
replacing 400-1000W metal halide in area lighting
applications with energy savings of up to 80%
and expected service life of over 100,000 hours.
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Commercial District Housing Development
Site Plan Review Submittal

Accessories
[ S p——
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Lumen Ambient Temperature (LAT) Multipliers
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Performance Data
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Performance Data

Lumen Output
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FEATURES & SPECIFICATIONS

INTEMDED USE

The sheak design of tha D Saries Area Sire 2 raflecs tha ambadded high performanca
LED technology tt is ideal for applcations ke car deslarships and larga parking lots
a-d}annrrttnma"s. trarest stations, grocany stores, home certers, 2nd othar big-hcr.t
ratzilars.

COMNSTRUCTION

Single-pisce dia-cast aluminum housing has intagral haat sink fins to optimize
thermal managemant throwgh condwctiva and convectiva cooling. Modulas
design allows for aasa of maintanance and futuee Bght angine upgradas. The LED
driwars are mowntad in dinect contact with the casting to promota low cparating
temperatura and long . Howsing i= complataly sealed against maistura and
Iaw;unmqntﬂ cantaminants [IPES). Low EF& (1.1 %) for q:tirrund pda wand
oading.

FIMISH

Extarior parts are protectad by a zinc-infused Supar Durable TGIC tharmasat
powdar coat fnish that provides superior resistanca to comosion and waatharing. A
tightly controllad multi-stage procass ensuras 2 minimwm 3 mils thidknass for a fnish
that can withstand axtrema climata changes without cradking or pasling. Awailzbla
in bath testurad and non-taxtured fnishas.

OPTICS

Precsion-moldad rigtary acylic lensas are anginearad for superior area lightin
distribution, Lrlil:ﬂl"l:"l'ln':'l‘l;. an-dr;ulzfpadng Ligrt nri:%nas are mllﬁ:ﬂa in 3000 E s
A0 K, ar 5000 K 70 CR) configurations. Tha D-Sanes Sze 2 has zero uplight and
qualifias as a Mighttima Friandly™ product, maaning it is consistant with tha LEED®
and Graen Glabes™ critaria for aliminating mbclﬁ.lFuplighL

ELECTRICAL

Light engina configurations consist of high-sfficacy LEDs mounted ta matal-come
circuit boards to maximize heat dissipation and promats long He fup to LA5/100,000
hes at 25°C). Class 1 alectronic drivess are designed ta hava a powes factor =00%,
THD «20f%, and an axpected e of 100,000 hours with 1% fallura rata. Easily-
sarviceable 10k swge protaction device meats 2 minimum Categaory C Low
operation [paer ANSIIEEE CAZ 41.3)

INSTALLATION

Induded maunting blodk and intagral amm facilitata quick and casy installation.
Stainless stesl bolts fasten tha mounting blodk sacurely to polas and walls, anabling
the D-Sanies Size 2 to withstand up to a 2.0 G vibration load rating per ANSI C136.31.
Tha O-Sarnies Size 2 utilizas the AERIS™ sanas pola drilling pattemn (Template #5).
MEMA phatocontrol receptacls is available.

STANDARD CONTROLS

Tha DSX2 LED araa luminaire has a number of control options. DSX Siza 2 comes
standard with 0-10V dimming drivers. Dusk to dawn contok can be wtilized via
optional MEMA teist-lodk photocsll recaptadias. Integrated mation sansors with on-
board photocels featurs fiald-adjustzble programing and ara svitable for mounting
haights up to 30 faet.

nLIGHT AIR CONTROLS

Thie DEXE LED area luminaire is also available with nLight® &R for the wtimata

in wirgless control. This powsesful controls platform provides out-of-the-box basic
motion sensing and photooontrol functionality and is suitable for mounting heights
up ta 40 feat. Once commissioned using a smartphone and tha casy-to-usa
CLAIRITY & it AIR ipped luminaries can ba groupad, resulting in maotion
sansor and ';'I::Dt:;:gnll gm;q-lmsfumnmthmh niged far f;dm-uml nrw;guprnant
Scheduled dimming with mation sensor aver-ride cn be achiswed when used with
tha nlight Edlypsa. Additional infarmation about nlight Air can ba faund hara.

LISTINGS

UL kstad to mast U.5. and Canadian standards. UL Listed far wat locations. Light
engings ara IPES ratad; leminaira iz IPES rated. Ratad for -40°C minemum ambiart.
LS. Patent Mo. D&T0AST 5. Intemnational patent panding.

DiesignLights Consartum® {DLC) Premium qualified product and DLC qualified

product. Not 2l vamsions of this prodwct may ba DLC Pramium qudrﬁud ar DLC

qudrﬁnd Please chedk tha DLC Cualified Produwcts List ot s g
OPL ta confrn which varsions ara qualificd.

Imtemational Dark-Sky Assodation (D) Fistere Seal of Approval (F58) = available
for all products on this page utilizing 3000K color temparatura onky
BUY AMERICAN

Product with tha BAA option is assamiblad in tha USA and masts the Buy Americain)
govamment proassmant ruqulrnmm‘_r.undur FAR, DFARS and DOT.

Plazse refer to s acuitybrands combuy- amaricen for additional information.
WARRANTY

Seyear limited mrrmty. Curnpletcwarmnty terms |um1>ed at:

v acyithdsrande cormdtennart fesrranteiterme: and. conditions

Mot Actual parformance may differ = 2 result of end-user environmant and
application.

.EE values are design or typiczl values, measured undar laboratory conditions 21 25 °C.
Spacifications subject to change withaut notica.

’ LITHONLA
LIGHTING,

COMMERCIAL QUTDOOR

Oma Lithonia Way = Canyars, Georgla 30017 « Phone: 1-B00.005-5ERY (T378) & weew Ithonia com
& 2011-2027 Aculty Brands Lighting, Inc. Al rights reservad.
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Exterior Dark Night Sky Lighting Detail

WST LED

Architectural Wall Sconce

e
== a frege By American

Catalog
Mumbar

Intreduction

The WST LED is designed with the specifier in
mind. The h'aditional, trapezoidal shape offers a
soft, nen-pixilated light source for end-user visual
comfort. For emergency egress lighting, the WST
LED: offers six battery options, including remote.
For additional code compliance and energy
savings, there is also a Billevel motion sensor
option. With so many standard and optional
features, three lumen packages, and high LPW,
the WST LED is your "go to” luminaire for most
any application.

Specifications

Luminaire

Height: B-1/2"

‘Width:

@159 om} 1
a 5 | 1/
2.18 anj

10-318"

259 om)

20 |bs v

.1 kg

Depth:

EXAMPLE: WST LED P1 40K VF MVOLT DDBTXD

WSTLED VF Wl comioet foreasd tiow Shipped included
VW Wao comintwide {hiank)  Surfarm maunting bracket
FEEW P surbce-maunted bock b
Shipped separztely
EEW  Surfam-mountad back bt
Ot = ied)
HLTAEZ PR mlLICHT AR Wineless enabled mation/ambient sensor for £'-15° mounting heighis %' ETWLC Emrﬂlkturrb\adup.ﬂl'llhmhmmlhﬂ ODBYD Dk beonee
WLTMER PIRE| - mLIGHT MR Wireless enbled mation/ ambient sensor for 15'-30° mosmtng helgls ™ oo, TR ) DBOD  Black
P Photoelzcmic cal, buman type® ETWHR m&mﬁm;ﬂﬂ““m DHD Watwal suminum
R NEMIA Fdse-Jock raceptacie sy fcontos oresediseqorate) * ybateypock W comstantpne, OWID  Whes
FERs Fove-wire: receptact: only [matrols sered sepaz) ® |:,! nCA Thle 20 MAEDES® Sandsimnz
PR 5 asly o e EMC  Ememency battery pack -20°0 W constant power, DDEND  Testured dha bronzs
PE Maton'Ambient Light Senser, 815" momnting heighi* (Caril n[hmkmm[l]ﬂi'" DBLBND  Tesfured black
PRIFCIY Matian'ambient sereo, 315 meunting height, ambient seror erabled af %% E23WHR memmrwqrmm OHADD  Testhred natumal ahumirum
PEH 183 mapanfambentight sevser, 15-30 mawtng besgh Hencnmpilacd remte 20H)" OWHGD  Teatured whie
PBHIFCIY  Maton/ambient sersor, 15-30 maunting height, amikert semsor nchiad 1% UE  Lefskeandimemy DSSD0  Testured sanckizne
¥ Singie fse {120, 277, 31VF ME  Rightsdcondun vy
0 et e (208, 140, 4500 BAA Buy Amenicain] Act Complint
s Del swiiching® )
MG -1V dimemini exéanad cut back of bausing forextesnal costrol [eoressl oered Shipped separately
saparae] " REF# Retrofit back plate’
EFWH Emengency hattery badap, Man CEC compliant (7007 L] andal guand™
W ‘e guan™
See Accessones and Hotes on mext page.
LI ONLA COMMERCIAL OUTDOOR Ona LithoritaWay » Coryers, Gaorgla 30017 = Phona: S00.06-SERY (TI08) » weow Ithoniz com WET-LED
ﬁ?ﬂ"-m.ﬂu}tjﬂm ngh|hg_ Irr_.d"rlghh resarved. Rey. 0BT
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Accessories NaTE
1 MNOLT driver aperates on any Ina voltage from 120.277V 80 Mot avsikbla with Emergenoy options, PE ar FER aptions.
Orcsmd arcd chppad esnasialy: E0AED Hal. 11 DMG ogtion not aallable with standalons o networkad
WWPEWDOEXT]  Fomiura Sartsen . meunkerd bk b 2 Sngle fuss |5F) requires 120V, 277V or 347y Doubla fse sanEors/oontrols.
. [OF) requiras 208N, 2400 or 4308 12 Bathery pack rated for -20° to 4070
Sartam - 3 ﬁoﬂna:mwmm 13 Comes with FEEW
137 DOEAT 8 Ratmft bact plae ormation. M Warmsnty pariod Is 3-years.
. 4 Top condutt antry standard. 15 Mot avltsblo with BEW
WLIZFLSN  Phetocell- 55 stk [ TH-2T)™ 5 Not avalisble with VG or WiG. Saa FER Tabia. ¥ st ordar with forrer et an
DALMTF LSULA  Photocel|- 55 neist-ock 347" : mmiﬂ“ﬁ’h 7 muslummm ot b spectiad with PER, PS5 or PERT
DLLEEDF L5 QUL Photocedl - S5 tist-ock | 4BV A
& Nesd to spadfy 120, 208, 240 or 277 voltage.
7

memlmdutdrdﬂrda a separats lins tem from

Anulty Brands Comrols. Shoring Cap indudsed.

Optional Back Box (PEBW) Optional Back Box (BEW)
Height: 217 Welght: T
width: 1701 width: /7
Dept: s Deptn: 7

FDr 1:'4" L

c:m:im

Emergency Battery Operation
mﬂm mb&d&up L:mbngnl to tha uminaire — no axteemal hou:ng roql.ncl' This dnng| prmcl:l:mhhlu amergency oparation %lhmmgﬂu
AI o!nnll'ggrq bgl:lc__l.plmn'ﬁgl.nﬁm's inchude an indepandant secondary drivar with an integral relay to immedintaly detect AC power loss, masting intarpratations of

Thn ba ill the hu {ur duration of 50 nuhns{mmu durati ¥ threa howrs) from tha t loss,
Intarntemal Boiing & ode Socpan 1006 and NEPA. 101 Lie Seiaty Code Sortion 7.5, pocvicls Raminaives ara mscad o o appopeista feighe and s ba o open
mwﬁnnmqmnl:suu:tm:

The axamples balow show illuminanca of 1 fc avarage and 0.1 fc minimum of tha P1 powar package and VF distribution product in amargency moda.

10° = 10" Gridlings
&' and 12' Mounting Haight

WST LED P1 27K VF MWOILT ETWH WST LED P2 40K VF MVOLT E20WH

LIrNONGA COMMERCLAL OUTDOOR Ona Lithoria Way = Cormyers, Gacrgla 30012 »+ Phona: S00-705-5ERY (TIPE) + wew Ithonie com WETLED
LIGHTING. € 201 1-2022 Aoty Brands Lighting, Inc. All ights msarved. Fw. DB/DZEZ
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Lumen Ambient Tlrrp'lhl" (LAT) Hllq:iln

Wisa thesa factors bo determine relative Fwarge ambiant

imnu.ncaz e e
T arF 1.0
T SF 103
HFT [=ad 101
Fixs TTF r
T ad oM
T T o

Projected LED Lumen Maintenance

ahses caloulsted acrording 1o [ESHA TM-Z1-11 methodelogy and valld up to 8070

IS0 S0.000

!
Lumes Mabstenanoe
1

=08 =0W

~OET

i 0 x|
Foriamancr Sysiem
Fckage el 1N ME M0 N7 W am
n o % L3 oM - -
[ 4}
4 — - - - 4] (]
P ity an o % s - -
i1 an [ an [ §] — —
F2
0 - - - - (4] 37
P0G ra an [h:] an (4] - -
51 [T+ M an s — —
F3
73 — - — — s ER
PIDs 52 (AL % [} o - -

I*I.nd Photaod] Famp-up el Time:

O Dutput

mnmﬂil-t

FIRTFOV e FIRHTROV IV %) Durtput

08 [1008%) Curtpet:

Erabied @ 1R

S mis Smin

*foruse with site wide: Dusk 12 Dovwm cantrol

Lumen Qutput

ﬂmmdmmhuﬁmdqw

o

[2700K, 70 (R}

00K, 7R

In acconcancs: with ESMA LM-T9-08. Data s considered to ba representative

kL
000K, 70 CR)

Ll
14000K, T0-CRI)

L3 m T

L) 'I,_!'L! a o o & 'I,Sl L] 0| a L 'I,E ] b = 'I,m] o ob|a 2

W 3063 1o m 3237 1jo|1 13 349 1o = 148 |1 LR L]

L2 . L 3 1 o o L] 3% 1 0o|a LEL 352 1 n|a By 152 1 Do 'II]

W 6025 1 o 1 m 616 1 0 1 ki) [t 1 o 1 3z 80T 1 o 1 &2

" - L 603 1 o 1 m 240 1 0 1 135 5889 1 o 1 Lt E591 1 b 1 B4
( LIFNONIA comverciL outooor  One LithoniaWay = Conyers, Gaorgla 30012 » Phona: B00-705-SERY (TI'8) = wew lthonis com WETLED
LIGHTING. # 2011-2027 Anuity Brands Lighting, Inc. All rights mearved. Row. DRATZZ

—
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Photemetric Diagrams To ses completa photomatric reparts or download s files for this product, visit Lithonia Lightings WET LED homepaga.

knisotrandia plots for the WST LED F3 80K VF and V. Distances 3 inunits of mouniing haight 101
4@ 3 2z 1 @ V¥ 1A

Distribution cwarlay compartson bo | T5W matl elda.

LEGEND . 11 3 1 p 1234 £ . & LEGEND
= P i WsT
Uit 3 — B Fl —— E . LED,
| R o L : - n asfe
[ ™ Wi : A A= : WsT
TR T 3 ' T ] 7 [y
1 ] 2 Fi ¥
W e ORI ot
) L 33 B T =5 W Skl
: - £ L WST HI: WST LED:
a iz a = WITHD =072 | 2I3W S
. w | gE . Ll - WITLEN =085 ey e FRAN W
- A WET 1758 FT Facha, 17 Mowring He
FEATURES & SPECIFICATIONS
INTENDED USE ELECTRICAL
The casic achitoctural shapa of the WET LED wes dos applctions such 2 haspitsks, Light angincfs) conskst of 98 Righ-cfficacy LEDs mounted to 3 metal oore dmait bosm
schodis, malks, rstswrants, and commarcial buldings. T bﬂg IhLEDs ditver make th: :ndlmag:l:h.rrlmrnhmdnghsborrmlmlm haat disipation and|promnota long e
hemiraire neary maintenance- frea. (900,000 Frs 3t 40°C, LB7). Class 2 cloctronic drivar his 2 power facior »30%, THD
pa— <3T%. Easllysanicoabks sunga protaction rmisats 3 minimu Catagary B iper

Tha =i toce die-c2t aluminum hous rates secondary hast sinks io optimiza theenal
Lﬁnd:rglﬁ the Intesnal light engina hmngd:\lé?ndpmmm lang He. The: iTI'DPfHBmtﬂ:‘ n
diract contact with the casting for a low aperating temperatune and lang bfe. The dic-cast doar
frama is fully gasketed with a cne-piecs solid sicons gaskst o kasp out moisture and dust,
prowiding an IFES rating for the: keminaire.

FINESH

Extarkor parts ara peotoched by 2 sinc-infusesd Super Dursbie TGIC thermasat powdar cost finish
that provides superior resistanca %o cormosion snd weatharing. A mmm muith-shos
PIOCRS eNSUMes 3 minimum 3 miks thickness for & Sinish that cn w

changas without cracking or paall Shn:hrdsupurnnnl:hnobcslndudn:l:lbtm bhck,
natural aluminum, sandsbone and #yiiabla In textured and non-texiwad Snishes.

DFTICE
wiall crafiad mflector optics allow the: Iight engina to ba racessad within tha lumingiee, providing
vzl comfor,

the LEEC® and Green Globes™ oiteria for diminating Lplg1

suparicr distribution, unifocemity, and spacing inwall-mount spplicaiors. ThaWSsT
LED Fas rem E:Ilght and qualiies & a Mightima Friendhy™ product, meaning It s consistent with

ANSAEEE Ca2.41.3.

BNSTALLATION
& univarsal mounting plate with InanH | mounting support sems alows the ficum ta
Finge down for assy atoems whils making wiring connectians.

LISTIRGS
C5A mtified toUS and Canadian sandards. Luminsim ks IPSS ralad. FIR and back box
aptians ara rated for wet kaation. Rated for -30°C t0 40°C amblant.

BUY AMERSCAN
Froduct with U‘HE.MDFHIDHB =xemibled hmmmmhmnmmﬂ
T Frn-u.r.'rr\mtru'l wrker FAR, DEARS and DHOT. Plaass refer o

wine st rands o Eamericsr for add | infoemation.

WARRANTY

Syaar limited warranty. This ks the onfy warmanty providad and no other statemants in

this spocification shoot ezl mnmqnfqurdﬂl:ﬂ-nrnq::::nd rrplbd

mrrmuz:r\e:b:lalrmad {:o wn:nbyhﬂn\sbﬂl:dﬂ Tl
It waTATy IR e T

Mota: Achual perfarmanca may diffar as a szt of end-user amdsonment and
appilctian.

All alues o dasign or
Spacticitions subject 1o

| values, mazsuncd under kboratary condiions 2t 35 °C.
MIh:uirnb\:p

LITHONIA
LIGHTING.

/4

COMMERCIAL OUTDOOR Crna Lithoria Way » Conyers, Gaorgla 30012 + Phona: B00-705-5E8Y (T8} » wew Ithonis com
& 30112022 Anuity Brands Lighting, Inc. All nights rsarved.
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PUBLIC AGENCIES AND UTILITIES

GRAND TRAVERSE COUNTY DEPARTMENT OF PUBLIC WORKS (DPW)

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

GRAND TRAVERSE COUNTY ROAD COMMISSION

Manager: Brad Kluczynski
Address: 1881 Lafranier Rd., Traverse City, Ml 49686
Telephone: 231-922-4848

GRAND TRAVERSE COUNTY SOIL EROSION AND SEDIMENTATION CONTROL

Supervisor: Brent Wheat
Address: 2650 Lafranier Rd., Traverse City, Ml 49686
Telephone: 231-995-6042

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

CHERRYLAND ELECTRIC COOPERATIVE (ELEC.)
Engineer: Frank Seipker
Address: 5930 US-31 S., Traverse City, Ml 49684
Telephone: 231-486-9220

CONSUMERS ENERGY (ELEC.)
Engineer: Chuck Walkonis
Address: 821 Hastings St., Traverse City, Ml 49686
Telephone: 231-929-6228

DTE ENERGY (GAS)
Manager: Justin Ames
Address: 700 Hammond Rd., Traverse City, Ml 49686
Telephone: 231-463-7033

MICHIGAN DEPARTMENT OF TRANSPORTATION (M.D.O.T.)

Engineer: Rick Liptak, P.E.
Address: 2084 US-31 S., Traverse City, Ml 49684
Telephone: 231-941-1986
CHARTER COMMUNICATIONS (T.V.)
Manager: Rob Nowak
Address: 701 S. Airport Rd., Traverse City, Ml 49686
Telephone: 231-941-3766
POLICE AGENCIES
Emergencies: 911
Michigan State Police: 231-946-4646
Grand Traverse Co. Sheriff: 231-995-5001
Garfield Twp. Police Officer: 231-941-9222
FIRE DEPARTMENTS
Emergencies: 9211
Grand Traverse Metro: 231-947-3000
Grand Traverse Rural : 231-943-9721
Garfield Twp.: 231-941-7682

DESCRIPTION

GROUND CONTOUR
SPOT ELEVATION
CONTOUR FROM USGS TOPOGRAPHIC MAP

TOP OF CURB ELEVATION
PAVEMENT (OR GUTTER FLOW LINE) ELEVATION

DIRECTION OF SURFACE FLOW
DRAINAGE HIGH POINT
DRAINAGE LOW POINT

WATER MAIN

SANITARY FORCE MAIN

SANITARY SEWER

STORM SEWER

GAS MAIN

OVERHEAD ELECTRIC

PROPERTY LINE

TREE LINE

PINE LINE

EDGE OF WETLAND

EDGE OF WATER

C/L OR DRAINAGE DITCH OR WATER LINE
SILT FENCE

DETENTION BASIN BERM

MANHOLE (MH)

CATCH BASIN (CB)

CLEAN OUT (CO)

RISER

GATE VALVE

FIRE HYDRANT ASSEMBLY

CURB STOP & BOX

POLE, POWER OR ELECTRIC

LIGHT POLE/WALL MOUNTED LIGHT
SIGN

BENCH MARK (BM)

U/G UTILITY SIGN

GUY ANCHOR

SOIL EROSION CONTROL MEASURE
(MICHIGAN UNIFIED KEYING SYSTEM)

P=PERMANENT T=TEMPORARY

IRON FOUND / IRON SET
CONCRETE MONUMENT
GOVERNMENT CORNER
NAIL FOUND / NAIL SET
RECORD / MEASURED
FENCE

WOOD STAKE

STANDARD PLAN LEGEND
EXISTING PROPOSED
605 613
613.2
613.5 . ( 6]3.50}
613.0 613.00
=
HP.
LP.
« < <« «
- GAS - GAS
Y YV YA Y YA Y Y OYY Y YY Y YY Y Y Y Y YY),

L L

L L L .

—_— i — — —— —

PROJECT DATA:

DEVELOPER: JLG PROPERTIES, INC.
ADDRESS: 6074 CAMPFIRE CIRCLE
CLARKSTON, MI 48346
CONTACT: JOE LOCRICCHIO
PHONE: 248-521-9962
EMAIL: jlgjoe@comcast.net
OWNER: THOMAS & MARY SCHALL
ADDRESS: 805 BIRCHWOOD AVE.

TRAVERSE CITY, MI 49686

SITE DATA:
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COMMERCIAL DISTRICT HOUSING

GARFIELD TOWNSHIP, GRAND TRAVERSE COUNTY, MICHIGAN

LOCATION: 3066 N. GARFIELD RD.
TAX ID: 28-05-013-050-00
ZONING: C-G, GENERAL COMMERCIAL

TAX DESCRIPTION:

SW 1/4 OF SW 1/4 COM 528" S OF NW COR
THS 185'THE 328 THN 185'THW 328 FT TO
POB EXC RD ROW SEC 13 T27N RT11W.
FORMER LANDSCAPING COMPANY

NOT CURRENTLY IN USE

CURRENT USE:

SETBACKS:

FRONT = 40

SIDE~ = VARIABLE
REAR = VARIABLE

(3 WORKING DAYS)

I
BEFORE YOU DIG

CALL MISS DIG
800-482-7171

(TOLL FREE) '

PLAN INDEX

C1.0 COVER SHEET

C2.0 EXISTING CONDITIONS & DEMOLITION PLAN
C4.0 SITE & DIMENSION PLAN

L1.0 LANDSCAPE PLAN
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BUILDING

-

REMOVE EXISTING ASPHALT AND <
ASPHALT PATH

28-05-014-077-00

~

Ia

C.L. GARFIELD ROA

W. LINE SEC. 13

7

00’

185.

(|
APPROXIMATE CURB OR ASPHALT LINE =S
| P/

\\ 28-05-013-022-00

EXISTING
BUILDING

—

|

/

28-05-013-026-00

REMOVE EXISTING LANDSCAPE
BOULDERS AND STONE FEATURES

28-05-014-085-10

_

EXISTING
BUILDING

GRAND TRAVERSE COUNTY SOILS MAP LEGEND (MI0SS)

Map Unit Symbol

Map Unit Name

CrA Croswell-Rubicon sands, 0 to 2% slopes
Depth to restrictive layer: More than 80 inches
Natural Drainage Class: Moderately well drained
Runoff Class: Negligible
Infiltration: 59510 19.98 in/hr
Depth to Water Table: About 24 1o 42 inches
Rw A Rubicon sand, 0 to 2% slopes

Depth to restrictive layer:

More than 80 inches

Natural Drainage Class:

Excessively drained

Runoff Class:

Negligible

Infiltration:

59510 192.98 in/hr

Depth to Water Table:

More than 80 inches

SURROUNDING PARCEL INFORMATION

DATE: 9/11/2023

Tax ID

Owner/Address

Parcel Address

Current
Ioning

Current Use

28-05-013-022-00

DAB WAG TC LLC C/O BRET BACKUS

PO BOX 217
WAUNAKEE, W 53597

975 W. SOUTH AIRFORT
ROAD

C-G

COMMERCIAL

28-05-013-026-00

PAUL & VALERIE EVERTS
250 DUELL ROAD
TRAVERSE CITY, Ml 4968

950 DUELL ROAD

COMMERCIAL

28-05-013-030-00

MELISSA RIGGS
1193 LYNN LANE
TRAVERSE CITY, MI 49684

931 DUELL ROAD

COMMERCIAL

28-05-013-020-00

WASHNGO CAR WASH
2025 N GENESEE ROAD
BURTON, Ml 49509

3030 N. GARFIELD RD.

C-G &
-G

COMMERCIAL

28-05-014-085-10

3011 N. GARFIELD LLC GARFELD OAKS MOBILE HOME

3011 N. GARFIELD RD.
TRAVERSE CITY, MI 49686

3011 N. GARFIELD RD.

C-G

MULTI-FAMILY

830 Cottageview Dr., Ste. 201
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DESC

DATE DES DRN CHK

REV#
01

07-01-23 | dim |mmm| dim | Original design

02 |08-21-23[ dim |mmm| dim [Revise design

03 |09-13-23[ dim |mmm| dim [Submittal - Preliminary review

28-05-014-077-00

3077 GARFIELD LLC
12307 SW BAYSHORE DRIVE
TRAVERSE CITY, MI 49686

3077 N. GARFIELD RD.

C-G

COMMERCIAL

28-05-013-050-00

THOMAS & MARY SCHALL
805 BIRCHWCOOD AVENUE
TRAVERSE CITY, MI 49686

3066 N. GARFIELD RD.

C-G

COMMERCIAL
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| LT /7
HSETSS\ - Afﬁgy&fé - E%T | G/ 7 e E@ 28-05-013-050-00 / 28-05-013-030-00
T ///// /Qg/’fgjﬁf WL/Né /
o /// / aN RwWA CrA
: /
\ REMOVE EXISTING FENGE \REMOVE EXISTING BUILDINGS
\ /
I EXISTING FENCE
: 18.5' /
SETBACK
! 328.00' I’
APPROXIMATE LOCATION EXISTING ASPHALT PATH | I ZONING LINE
(REMOVE ALONG PARCEL AND REPLACE WITH 6' SIDEWALK) 28.05.013.020.00 ONED G | ONED G
EXISTING ]
BUILDING

GRAPHIC SCALE: 1inch =
0 10 20
NOTE:

20

feet

40

Property boundaries,

60

land contours,

physical features and the like, illustrated on
this plan are exhibited for planning purposes
only. Mansfield Land Use Consultants makes
no guarantee to the correctness nor the
completeness of this information.
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Section 13, Town 27 North, Range 11 West
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OHE

\ OHE \7/
DUELL ROAD
APPROXIMATE CURB OR ASPHALT LINE : R30' £
Ia = R30' W ;o
< PROPOSED LIGHT POLE (TYPICAL)
O | 328.0 / e el
e | / ) 278.00 /
a B 50' R.O.W. (7 o
w | [ (UNVERIFIED)
LI_ — 1
M o ‘ 40 X 20!
<3 SHTBACK
) RE' R20' R20' EXISTING
i Z . ‘ R5' BUILDING
O % —~ PROPOSED 10'X10'
g (39) 26’ PROPOSED CONCRETE DUMPSTER PAD,
~ ASPHALT g —8 8 r 13(TYP.) GATED AND ENCLOSED
} |_I |_I |_I |_ |
= BN T [ e EXISTING FENCE
1 /
20 9 / 9 _O\PROPOSED 716 S.F.
PROPOSED 5' SIDEWALK - SNOW STORAGE AREA
= . PROP. 7' CURBED CONC. SIDEWALK < EXISTING
5 3 S\ \\\\:\ ERVA \\\ N BUILDING
3 o (N AN N SN S AN E SN A S ON SN D N T SN . ——— PROPOSED
_ = \ = 4-SPACE BIKE RACK
I
o INSTALL HANDICAP PROPOSED WALL
/ 40' VAN ACCESSIBLE MOUNTED LIGHT FIXTURES
PROPOSED 4' SIDEWALK 7 SETBACK PARKING SIGNS (TYP-)

NG
ING

OHE

2\

PROPOSED 20 UNIT

2-STORY APARTMENT BUILDING

PROPOSED DECK/PATIO TYPICAL PER UNIT

EXISTING FENCE

APPROXIMATE LOCATION EXISTING ASPHALT PATH
(REMOVE ALONG PARCEL AND REPLACE WITH 6' SIDEWALK)

N

153
/—50 SF PROPOSED PRIVATE OPEN SPACE PER UNIT
/
____________________________________ 1
SETBACK 18.5
j 278.00'
328.00'
EXISTING
BUILDING

=
=

PROPOSED STORM WATER
BASINS (TYPICAL)

PARCEL ID:
ADDRESS:

28-05-013-050-00
3066 N. GARFIELD RD.

PARCEL IS ZONED: C-G, GENERAL COMMERCIAL

LOT AREA:
SETBACKS:

PROPOSED:
PROPOSED USE:
R-3 DENSITY:

R-3 PARKING:

PER SECTION 725,

LIGHTING:

NOTES:

oMM

1.18 ACRES +

FRONT = 40'

SIDE = VARIABLE

REAR = VARIABLE

COMMERCIAL DISTRICT HOUSING PER SEC. 725

20 UNIT, 2-STORY APARTMENT BUILDING

4,000 S.F. LOT AREA PER UNIT REQUIRED (13 UNITS ALLOWED) SEC. 315.E

2,571.5 S.F. LOT AREA PER UNIT PROPOSED (20 UNITS PROPOSED)
SEE SEC.725.A.(1)(c) FOR INCREASE IN DENSITY.

1.5 SPACES PER DWELLING UNIT (30 SPACES REQUIRED)

1.9 SPACES PER DWELLING UNIT PROPOSED (39 SPACES PROPOSED)

OPEN SPACE REQUIREMENTS:

50 S.F. PRIVATE OUTDOOR SPACE PER UNIT REQUIRED/PROVIDED

300 S.F PER UNIT COMMON OUTDOOR SPACE REQUIRED (6,000 S.F. REQUIRED)

333 S.F. PER UNIT COMMON OUTDOOR SPACE PROPOSED (6,666 S.F. PROPOSED)

COMMON OUTDOOR SPACE TO BE "A REAR YARD ALONG THE LONGEST BUILDING

LENGTH" SEC. 725.A(2)(c). DUE TO THE SIZE/SHAPE OF THE LOT THE OPEN SPACE IS
LOCATED IN PART ALONG THE FRONT OF THE BUILDING WITH THE MAJORITY
LOCATED ALONG THE SIDE OF THE PROPOSED BUILDING. SEE SEC. 5.A.(1)(b)
& SEC. 725.A.(2) (b)

POLE MOUNTED AND BUILDING MOUNTED LIGHTING PROPOSED, AS SHOWN ON

SITE PLAN, SHALL MEET FULL CUT OFF AND DARK SKY REQUIREMENTS.

DUELL ROAD IS NOT A CURBED ROAD

716 S.F. OF SNOW STORAGE REQUIRED & PROPOSED

PROPOSED ON SITE SIDEWALKS ARE 5" WIDE (TYP.) 7" IN FRONT OF PARKING SPACES.

REQUIRED & PROPOSED SIDEWALK ALONG GARFIELD ROAD IS 6 WIDE

SITE TO BE SERVICED BY GARFIELD TOWNSHIP SANITARY SEWER AS CURRENTLY LOCATED ALONG

GARFIELD ROAD AND DUELL ROAD

o

SITE TO BE SERVICED GARFIELD TOWNSHIP WATER AS CURRENTLY LOCATED ALONG GARFIELD

ROAD AND DUELL ROAD

5\  GRAPHIC SCALE: 1 inch = 20 feet

0 10 20 40 60

NOTE:

Property boundaries, land contours,
physical features and the like, illustrated on
this plan are exhibited for planning purposes
only. Mansfield Land Use Consultants makes
no guarantee to the correctness nor the
completeness of this information.
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03 |09-13-23[ dim |mmm| dim [Submittal - Preliminary review

01 |07-01-23[ dim |mmm| dim [ Original design
02 |08-21-23[ dim |mmm| dim [Revise design
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Section 13, Town 27 North, Range 11 West
Garfield Township, Grand Traverse County, Michigan
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PLANTING NOTES:
1

. CLEAN UP AND REMOVE FROM THE PLANTING AREAS WEEDS AND GRASSES, INCLUDING ROOTS, AND ANY MINOR ACCUMULATED DEBRIS AND RUBBISH BEFORE COMMENCING WORK.
2. REMOVE AND DISPOSE OF ALL SOIL IN PLANTING AREAS THAT CONTAINS ANY DELETERIOUS SUBSTANCE SUCH AS OIL, PLASTER, CONCRETE, GASOLINE, PAINT, SOLVENTS, ETC., REMOVING THE SOIL TO A MINIMUM
DEPTH OF SIX (6) INCHES OR TO THE LEVEL OF DRYNESS IN THE AFFECTED AREAS. THE AFFECTED SOIL SHALL BE REPLACED WITH NATIVE OR IMPORTED SOIL AS REQUIRED.

3. FINISH GRADING ALL PLANTING AREAS TO A SMOOTH AND EVEN CONDITION, MAKING CERTAIN THAT NO WATER POCKETS OR IRREGULARITIES REMAIN. REMOVE AND DISPOSE OF ALL FOREIGN MATERIALS, TREE TRUNK NO. 9 GAUGE /
CLODS AND ROCKS OVER 1 INCH IN DIAMETER WITHIN 3 INCHES OF SURFACE. GALVANIZED WIRE .
4. ALL PLANT MATERIALS SHALL BE HEALTHY, WELL DEVELOPED REPRESENTATIVES OF THEIR SPECIES OF VARIETIES, FREE FROM DISFIGUREMENT WITH WELL-DEVELOPED BRANCH AND ROOT SYSTEMS, AND SHALL BE FREE |Z|| N 'J

FROM ALL PLANT DISEASES AND INSECT INFESTATION.
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5. ALL PLANT SUBSTITUTIONS WILL BE SUBJECT TO THE OWNER'S APPROVAL.
6. EACH PLANT SHALL BE PLANTED WITH ITS PROPORTIONATE AMOUNT OF SOIL AMENDMENT AND FERTILIZER. HAND SMOOTH PLANTING AREA AFTER PLANTING TO PROVIDE AN EVEN, SMOOTH, FINAL FINISH GRADE. 1/2'0R 3/4DIA. RUBBER \ . ~
TO AVOID DRYING OUT, PLANTINGS SHALL BE IMMEDIATELY WATERED AFTER PLANTING UNTIL THE ENTIRE AREA IS SOAKED TO THE FULL DEPTH OF EACH HOLE UNLESS OTHERWISE NOTED ON THE DRAWING. GARDEN HOSE WOOD \ -
7. MULCH ALL PLANTING BEDS WITH 3 INCHES OF SHREDDED BARK MULCH. EE?CTJ\SN A-A POST \ CRAFT TREE WRAP TIED
8. REMOVE ALL TAGS, LABELS, NURSERY STAKES AND TIES FROM ALL PLANT MATERIAL ONLY AFTER THE APPROVAL OF THE OWNER. EVERY 3RD SPIRAL
9. ALL PLANTS SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR. THE GUARANTEE PERIOD COMMENCES FROM THE TIME OF FINAL ACCEPTANCE BY THE OWNER. REPLACE AS SOON AS WEATHER PERMITS, ALL BARE ROOT STOCK 2'x2'X8' WOOD STAKE ] ,il ]
DEAD PLANTS NOT IN VIGOROUS CONDITION AS NOTED DURING THE MAINTENANCE PERIOD. SAID PLANTS SHALL BE MAINTAINED FOR A PERIOD OF 90 CALENDAR DAYS FROM THE REPLACEMENT DATE. PLANTS BALLED AND fg'E"EgLﬁ,ESDVEE‘;ﬁ‘R\EDEE) \ N <
USED FOR REPLACEMENTS SHALL BE SAME KIND AND SIZE AS ORIGINALLY PLANTED. THEY SHALL BE FURNISHED, PLANTED AND FERTILIZED AS SPECIFIED AND GUARANTEED. BURLAPPED/BARE L A g A
10. ALL DISTURBED AREAS SHALL BE TOP SOILED TO A DEPTH OF 4", SEEDED, FERTILIZED AND MOLDED MULCH BLANKETS SHALL BE USED AS NEEDED IN AREAS OF POTENTIAL EROSION PRIOR TO ESTABLISHMENT OF LAWN ROOT STOCK /
AREAS. e Ko z oD e eI s roorcrom (1 141
TOPSOIL Q OR SHREDDED BAR SAUCER MULCH N 12" SAUCER
SAUCER MULCH ‘ ™ i G\ GRAPHIC SCALE: 1 inch = 20 feet
IRRIGATION NOTES: i PN Wy IV YLK NIV, C] ————
| i / o 10 20 40 40 CONCEPTUAL
1. LANDSCAPING TO BE IRRIGATED. INSTALLATION TO BE PERFORMED BY A REPUTABLE IRRIGATION CONTRACTOR. & % / T > NOTE: ohi
- Property boundaries, land contours, dim
. & Y = physical features and the like, illustrated on
LANDSCAPING PREPARED BY: | 2 BARE ROOT OR BALLED AND this plan are exhibited for planning purposes DR*mmm Cg?r; CRE’(*)TE‘:%LQ?)
o SLANTING |8 PLANTING BLANT PIT TO BE 24" | ﬁ BURLAPPED STOCK NOTE-FOR only. Mansfield Land Use Consultants makes
PETRA H. KUEHNIS, RLA SO SOIL WIDER AND 18" J PLANTING EVERGREEN PLANTINGS BUY no guarantee to the correctness nor the [osno:
LANDSCAPE ARCHITECT DEEPER THAN BALL OR 12 SOIL ?IEEJ%LLgETSTSéOUND USING completeness of this information. 23 ] 8 ]
No. 3901001386 SHRUB PLANTING DETAIL ROOD SYSTEM TREE PLANTING DETAIL

NO SCALE NO SCALE I.1 0
[ ]



AutoCAD SHX Text
0'


Sep 13, 2023 9:05am - Michelle

P:\Land Projects\2023\23181 JLG Properties\dwg\Plan\23181 plan03.dwg (LIGHTING EXHIBIT) -

NOTES:

e This lighting plan is for illustrative and zoning approval purposes only, is not an electrical design
plan, and is not for construction.

e Light fixture type, specifications, and locatfions based on assumed new fixture locations and
information provided by property owner. Mansfield Land Use Consultants makes no guarantees to
the accuracy of illustrated data. Refer to electrical design plans for all design, specification, and
construction purposes.

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

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

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

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

+ + + + + 4 g7 + + + + + + + + + + + + + + + + + + + + + + + + + + + + + + +
0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0. 0.1 0. 0. 0. 0. 0.0 0.0 0.0 0. 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0
+ + + + + + + + + + + + + + + + + + + + + + + + + + + + + + + +7 : : 7+ B + B + N - )
0.0 0.0 D.o b.1 0.1 0.1 0.1 0.2 0.2 0. 0. 0.2 0. 0. 0. 0. 0.1 0.1 0.1 DUELL RD. 0.1 9.1 0.2 9.2 b.1 0.1 9b.2 b.2 0.2 ©b.1 b.1 ©.1 ©b.0 Db.o 0.0 b.0 Db.o 0.0
+ + + + + + + + + + + + + + + + + + + + + + + + + + + + + + DISPLAY NOTES:
0.0 0.0 0.1 0.1 0 Q\ 0. 0. 0. 0.1 0.1 0.1 0. 0.1 0.2 0.2 0.3 0.5 —0.4 0.3 0.2 0.3 0.3 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 GRID POINTS ARE LABELED WITH SPECIFIC FOOT CANDLE
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