
CHARTER TOWNSHIP OF GARFIELD 

PLANNING COMMISSION MEETING  

Wednesday, October 11, 2023 at 7:00 pm 

Garfield Township Hall 

3848 Veterans Drive 

Traverse City, MI 49684 

Ph: (231) 941-1620 

A G E N D A 

ORDER OF BUSINESS 

Call meeting to order 

Pledge of Allegiance 

Roll call of Board Members 

1. Public Comment

Public Comment Guidelines:

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

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

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

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

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

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

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

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

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

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

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

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

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

3. Minutes – September 27, 2023

4. Correspondence

5. Reports

a. Township Board

b. Planning Commissioners

i. Zoning Board of Appeals

ii. Parks and Recreation Commission

iii. Joint Planning Commission

c. Staff Report

i. PD 2023-115 – 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, MI 49684 

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

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

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

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

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



CHARTER TOWNSHIP OF GARFIELD 
PLANNING COMMISSION MEETING 

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.

3.
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ii. 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)
a. Durga R-3 Rezoning – Findings of Fact
b. Portable Storage Solutions Special Use Permit – Findings of Fact
c. Marengo 31 Special Use Permit – Extension Request
d. 3066 N. Garfield Commercial District Housing Special Use Permit -

Introduction

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

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

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

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

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

DEVELOPMENTS: 

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

Portable Storage Solutions – Special Use Permit Review 

• Location: 2550 Cass Road, north of Hartman Road

• Development Description: Proposed shipping container sales operation.

• 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,

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 

5c.
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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. 

• Information, including draft text, about the planning process underway for the Master Plan may be found

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

• 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.

• 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.

• 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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Charter Township of Garfield 
Planning Department Report No. 2023-117 

Prepared: October 3, 2023 Pages:  8 
Meeting: October 11, 2023 Planning Commission Attachments: 
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 

6a.
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Zoomed-out aerial view of the subject property (highlighted in blue) 

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

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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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 Viewer; subject parcel highlighted in yellow 

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

Agricultural / Rural Land 

Recreational High Density Residential 

Industrial 

In
st

it
u
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o
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l 
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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 

Intent 

The R-3 (Multi-Family Residential) districts provide 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 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 

District 

R-2 (Two-Family Residential) / R-1 (One-Family Residential)

Considerations for 

Downzoning (Less Density) 

Allowing a downzoning in designated redevelopment areas may be detrimental to the overall 

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 

Upzoning (More Density) 

The R-3 district allows the greatest density possible. 

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: 

A - Agricultural 

C-L – Local Commercial 

I-L – Limited 

Industrial 

R-R - Rural Residential
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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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pollution, and social separation. Accordingly, rezoning may promote mixed uses subject to a high 

degree of design control. 

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

• The proposed 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 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:

• 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.

• 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:

• 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.

• 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:

• 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.

• 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:

• The parcel size is about 5 acres.

• 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.

• 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.

• 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





















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 SW COR TH N 40 RD TH W 20 RD TH S 40 RD TH E 20 RD TO POB SEC 22 T27N R11W 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,  

 
Gerda Durga 
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Charter Township of Garfield 
Planning Department Report No. 2023-118 

Prepared: October 3, 2023 Pages:  8 

Meeting: October 11, 2023 Planning Commission Attachments: 

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 II 

Owner: Barker Creek Holdings LLC 

BRIEF OVERVIEW: 

• Location: 2550 Cass Road, north of Miller Creek Drive 

• Parcel area: 4.11 acres 

• Existing land use: Existing building and outdoor storage yard 

• 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): 
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SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:  

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

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

this ordinance, as it may deem necessary to protect the public interest and welfare. Such additional standards 

may include, but need not be limited to: 

 

a) Financing; 

b) Availability of adequate public facilities or services; 

c) Dedication of land; 

d) Reservation of land; 

e) Creation of special assessment districts; 

f) Creation of restrictive covenants or easements; 

g) Special setbacks; 

h) Yard requirements; 

i) Increased screening or landscaping requirements; 

j) Area requirements; 

k) Development phasing; or 

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

environmentally sensitive areas, and similar characteristics. 

 

Staff offers the following comments regarding 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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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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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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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: 

 

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

• The site is zoned I-G General Mixed-Use Industrial Business. Retail, Industrial Primary is 

permitted via Special Use Permit in the I-G General Mixed-Use Industrial Business district. 

• 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: 

 

• The site is adjacent to other compatible industrial uses. 

• 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: 

 

• No nuisances or hazards are expected to be generated. 

• 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: 

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

and features are existing. 

• 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: 

 

• There are no changes proposed for the site. The existing layout and natural features are existing. 

• 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: 

 

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

site. 

• No changes are proposed that would alter the existing infrastructure.  

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

 

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

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

 

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

 

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

proposed use is compatible with nearby uses. 

 

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

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

 

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

 

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

use permit in the I-G district. 

• 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: 

 

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

• 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: 

 

• 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. All final 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 

New Special Use Permit 

Major Amendment 

Minor Amendment 

Administrative Amendment 

PROJECT / DEVELOPMENT NAME 

APPLICANT INFORMATION 

AGENT INFORMATION 

OWNER INFORMATION 

Name: 
Address: 

Phone Number: 
Email:

Name: 
Address: 

Phone Number: 
Email:

Name: 
Address: 

Phone Number: 
Email:

Sarah
Text Box
4033 Eastern Sky Dr, Traverse City, MI 49684
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CONTACT PERSON 
Please select one person to be contact person for all correspondence and questions: 

Existing Use(s): 

Proposed Use(s): 

PROJECT TIMELINE 

Estimated Start Date: 

Estimated Completion Date: 

REQUIRED SUBMITTAL ITEMS 

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

Application Form: 

One original signed application 

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. 

Applicant:

Agent:

Owner: 

PROPERTY INFORMATION 

Property Address: 

Property Identification Number: 

Legal Description: 

Zoning District: 

Master Plan Future Land Use Designation: 

Area of Property (acres or square feet):  

Site Development Plan: 

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

Two complete bound 24”x36” paper sets 

One digital set (PDF only) 
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Written Information: 
Ten paper copies of the Approval Criteria (Administrative Amendments require one copy)

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 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: 

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; 

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; 

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; 

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; 

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; 

Adequate measures shall be taken to provide vehicular and pedestrian traffic within the site, and in relation to streets 

and sidewalks servicing the site in a safe and convenient manner; and 

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

permitted within the zoning district. 

IMPACT ASSESSMENT 

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.

Types of uses and other man-made facilities.

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

Phasing of the project including ultimate development proposals.

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 to 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.

A written impact statement to include the following information:

Page 4 of 8
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If yes, has a Utility Agreement been prepared? 

2. Will a community wastewater system be installed?

If yes, has a Utility Agreement been prepared?  

If yes, provide construction plans and specifications 

3. Will on-site disposal be used?

If yes, is it depicted on plan? 

B. Water Service

1. Does project require extension of public water main?

If yes, has a Utility Agreement been prepared? 

2. Will a community water supply be installed?

If yes, has a Utility Agreement been prepared?  

If yes, provide construction plans and specifications 

C. Public utility easements required?

If yes, show on plan. 

D. Stormwater Review/Soil Erosion

1. Soil Erosion Plans approved by Soil Erosion Office?

If so, attach approval letter. 

If no, are alternate measures shown? 

2. Stormwater Plans approved by Township Engineer?

If so, attach approval letter. 

If no, are alternate measures shown? 

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

ADDITIONAL INFORMATION 

If applicable, provide the following further information: 

A. Sanitary Sewer Service

1. Does project require extension of public sewer line?

Not 
Yes No Applicable 

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.

An indication 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.

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

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.

Type, direction, and intensity of outside lighting.

General description of deed restrictions, if any.

Sarah
Text Box
n/a

Sarah
Text Box
n/a

Sarah
Text Box
n/a

Sarah
Text Box
n/a
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E. Roads and Circulation

1. Are interior public streets proposed?

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

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

3. Are private roads or interior drives proposed?

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

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

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. 

Owner Signature: 

Applicant Signature: 

Agent Signature: 

Date: 

Sarah
Snapshot
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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 __________________________________________________ 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 authorization for so doing. 

Owner Signature: 

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. 

Owner Signature: 

Date: 

Applicant Signature: 

Date: 

Sarah
Snapshot

Sarah
Snapshot
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Required Site Plan Elements Checklist (See § 956 of the Zoning Ordinance) 
Site Diagram (SD) / Administrative Site Plan (ASP) / Site Development Plan (SDP) SD ASP/ 

SDP 

A. Basic Information
1. Applicant's name, address, telephone number and signature
2. Property owner's name, address, telephone number and signature
3. Proof of property ownership
4. Whether there are any options or liens on the property
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
7. A vicinity map showing the area and road network surrounding the property
8. Name, address and phone number of the preparer of the site plan
9. Project title or name of the proposed development
10. Statement of proposed use of land, project completion schedule, any proposed development phasing
11. Land uses and zoning classification on the subject parcel and adjoining parcels
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
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 alterations to topography and other natural features
5. Existing topographic elevations at two-foot intervals except shown at five-foot intervals where slopes exceed 18%
6. Soil erosion and sediment control measures as required by the Grand Traverse County Soil Erosion Department.
7. 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 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
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Portable Storage Solutions 
2550 Cass Rd, Traverse City 

Zoning:  I- 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) 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. As identified 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.

(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;

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.

(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;

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.

(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;

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.

(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;

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

Received by Township
7/31/2023
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(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 I-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.   
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(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. 
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Response:  This parcel is located within the I-G district which has been identified by 

Garfield Township Master Plan 2018 as the most compatible zoning district for Industrial 

Use: 

 
 

 

 

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, MI 49684 
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Charter Township of Garfield 
Planning Department Report No. 2023-119 

Prepared: October 3, 2023 Pages:  2 
Meeting: October 11, 2023 Planning Commission Attachments: 

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.

7a.
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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.



 

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

p   231.946.9310 
f   231.946.8926 

 
September 11, 2023 
 
Garfield Township Planning Department 
C/O: Steve Hannon, Deputy Planner; John Sych, Planner 
3848 Veterans Dr. 
Traverse City, MI  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.O. Box 4015 Traverse City, MI 49685  

p   231.946.9310 
f   231.946.8926 

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 
 
 

 

mailto:dusty@maaeps.com
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Charter Township of Garfield 
Planning Department Report No. 2023-120 

Prepared: October 3, 2023 Pages:  6 

Meeting: October 11, 2023 Planning Commission Attachments: 

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): 

7b.
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Zoomed-in aerial image of the subject property (property lines highlighted in blue): 

 
 

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:  

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

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

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

standards may include, but need not be limited to: 

 

a) Financing 

b) Availability of adequate public facilities or services 

c) Dedication of land 

d) Reservation of land 

e) Creation of special assessment districts 

f) Creation of restrictive covenants or easements 

g) Special setbacks 

h) Yard requirements 

i) Increased screening or landscaping requirements 

j) Area requirements 

k) Development phasing; or 

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

environmentally sensitive areas, and similar characteristics. 
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STAFF COMMENTS: 

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

 

Commercial District Housing Developments: 

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

described by the following: 

 

1. Design 

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

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

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

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

 

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

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

apartment building at the subject site provides 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 
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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. Illumination 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. 
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According to the application and the building elevation drawings, each unit will have either a 50 

square foot patio or balcony. 

 

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

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

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

 

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

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 snow 

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.



 

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

p   231.946.9310 
f   231.946.8926 

 
September 12, 2023 
 
The Charter Township of Garfield 
John Sych, AICP 
Planning Director 
3848 Veterans Drive 
Traverse City, MI 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, 

 
 
Christina Deeren 
Permit Specialist 
Mansfield Land Use Consultants 
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Project Data 
 
Owner:          Mary L. Schall and John R. Thomas 
                      805 Birchwood Ave.,  
                  Traverse City, MI 49686 
                             mischall@comcast.net 
    (231) 929-2741 
 
Applicant:         3066 N. Garfield Rd., LLC 
                             310 Water Watch Lane 
                            Traverse City, MI 49686  
                             jlgjoe@comcast.com 
                            (248) 521-9962 
 
Agent:   JLG Properties, Inc. 
          316 Birchwood Ave.,  
   Traverse City, MI 49686 
   jlgjoe@comcast.com 
   (248) 521-9962 
 
Planning and Civil:  Mansfield Land Use Consultants 
  Douglas Mansfield, President 
   830 Cottageview Drive, Suite 201 
  Traverse City, MI 49684 
  dougm@maaeps.com 
   (231) 218-5560 
 
Parcel ID:  28-05-013-050-00 
 
Tax Description: SW ¼ OF SW ¼ COM 528 FT S OF NW COR TH S 185 FT TH E 328 FT TH N 

185 FT TH W 328 FT TO POB EXC RD ROW SEC13 T27N R11W. 
 
Location:  3066 N. Garfield Rd., Traverse City, MI 49686 
 
Parcel Size: 1.38 Acres  
 
Parcel Zoning: C-G (General Commercial) 
 
Master Planned: Commercial  
 
Existing Use: Commercial – Previous location of Northwoods Landscaping and Nursery  
______________________________________________________________________________ 

mailto:mischall@comcast.net
mailto:jlgjoe@comcast.com
mailto:jlgjoe@comcast.com
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Proposed Use: 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.  

 
 
 
Development:   * 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. 
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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  

______________________________________________________________________________ 
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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. 
 
 

____________________________________________________________________________ 
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(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  
______________________________________________________________________________ 
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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 

______________________________________________________________________________ 
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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  

______________________________________________________________________________ 
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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. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
______________________________________________________________________________ 
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Site Location 
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Subject Property 
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Garfield Township Zoning Map 
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Subject Parcel 
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Future Land Use Map 
The subject site is Zoned Commercial and surrounding area to the east zoned 
Industrial. 
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Subject Parcel  
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Current Site Features and Buildings for Demolition 
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Structures to be Demolished. 
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Parking Lot Lighting Detail 
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Exterior Dark Night Sky Lighting Detail 
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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:
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
TH S 185' TH E 328' TH N 185' TH W 328 FT TO
POB EXC RD ROW SEC 13 T27N R11W.

CURRENT USE: FORMER LANDSCAPING COMPANY
NOT CURRENTLY IN USE

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

 COMMERCIAL DISTRICT HOUSING
GARFIELD TOWNSHIP, GRAND TRAVERSE COUNTY, MICHIGAN

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
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CLEAN OUT (CO)
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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
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613.5
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(R) (M)

A

CO CO

613.00

613.50

613.50

PLAN INDEX
C1.0 COVER SHEET
C2.0 EXISTING CONDITIONS & DEMOLITION PLAN
C4.0 SITE & DIMENSION PLAN
L1.0 LANDSCAPE PLAN

PROJECT
LOCATION

US
23

CLARE

PROJECT LOCATION

MICHIGAN LOCATION MAP

LAKE     SUPERIOR

VICINITY MAP

LUDINGTON

TRAVERSE
CITY

GRAYLING

BAY CITY

FLINT

DETROIT

BATTLE
CREEK

LANSING

GRAND
RAPIDS

BENTON
HARBOR

LA
KE

M
IC

HI
G

A
N

MENOMINEE
I

75

I
75

US
131

US
31

US
10

25
US
25

US
23

I
96

I
94 LA

KE
ERIE

LAKE

HURO
N

INDIANA OHIO

MACKINAW CITY

ST. IGNACE

SAULT STE. MARIE

I
75US

2

28

MARQUETTEUS
41

95
IRON
MOUNTAIN

ESCANABA

HOUGHTON

IRONWOOD

MUSKEGON

Man
s

f
ie

l d
L a n d U s e

C
o

n
s

u
lta

nts

Man
s

f
ie

l d
L a n d U s e

C
o

n
s

u
ltants

C1.0

C
O

VE
R 

SH
EE

T

6

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P:
\L

an
d

 P
ro

je
ct

s\
20

23
\2

31
81

 J
LG

 P
ro

pe
rti

es
\d

w
g\

Pl
an

\2
31

81
 p

la
n0

3.
d

w
g 

(C
1.

0 
C

O
V

ER
) -

  S
ep

 1
3,

 2
02

3 
9:

05
am

 - 
M

ic
he

lle

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

83
0 

C
o

tt
ag

ev
ie

w
 D

r.
, S

te
. 2

01
P

.O
. B

o
x 

40
15

T
ra

ve
rs

e 
C

it
y,

 M
I 

49
68

5
P

h
o

n
e:

 2
31

-9
46

-9
31

0
w

w
w

.m
aa

ep
s.

co
m

in
fo

@
m

aa
ep

s.
co

m

RE
V

#
D

A
TE

D
ES

D
RN

C
HK

D
ES

C
RE

V
#

D
A

TE
D

ES
D

RN
C

HK
D

ES
C

RE
V

#
D

A
TE

D
ES

D
RN

C
HK

D
ES

C
RE

V
#

D
A

TE
D

ES
D

RN
C

HK
D

ES
C

JL
G

 P
ro

pe
rtie

s
Pr

op
os

ed
 C

om
m

er
ci

al
 D

ist
ric

t H
ou

sin
g

Se
ct

io
n 

13
, T

ow
n 

27
 N

or
th

, R
an

ge
 1

1 
W

es
t

G
ar

fie
ld

 T
ow

ns
hi

p,
 G

ra
nd

 T
ra

ve
rs

e 
C

ou
nt

y,
 M

ic
hi

ga
n

dlm

mmm dlm 08.01.23

23181

CONCEPTUAL

01
   

  0
7-

01
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

O
rig

in
al

 d
es

ig
n

02
   

  0
8-

21
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

Re
vi

se
 d

es
ig

n

03
   

  0
9-

13
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

Su
bm

itt
al

 - 
Pr

el
im

in
ar

y 
re

vi
ew

SOUTH AIRPORT
ROAD
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LD
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D

TRAVERSE CITY
GARFIELD TOWNSHIP

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

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

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

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

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

CHERRYLAND ELECTRIC COOPERATIVE (ELEC.)
Engineer: Frank Seipker

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

CONSUMERS ENERGY (ELEC.)
Engineer: Chuck Walkonis

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

DTE ENERGY (GAS)
Manager: Justin Ames

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

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

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

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

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

POLICE AGENCIES
Emergencies: 911

Michigan State Police: 231-946-4646

Grand Traverse Co. Sheriff: 231-995-5001

Garfield Twp. Police Officer: 231-941-9222

FIRE DEPARTMENTS
Emergencies: 911

Grand Traverse Metro: 231-947-3000

Grand Traverse Rural : 231-943-9721

Garfield Twp.: 231-941-7682
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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.

REMOVE EXISTING GRAVEL DRIVE

REMOVE EXISTING CONCRETE

REMOVE EXISTING BUILDINGS

REMOVE EXISTING ASPHALT AND
ASPHALT PATH

REMOVE EXISTING LANDSCAPE BOULDERS

REMOVE EXISTING LANDSCAPE
BOULDERS AND STONE FEATURES

REMOVE EXISTING FENCE
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PARCEL ID: 28-05-013-050-00
ADDRESS: 3066 N. GARFIELD RD.
PARCEL IS ZONED: C-G, GENERAL COMMERCIAL
LOT AREA: 1.18 ACRES ±
SETBACKS: FRONT = 40'

SIDE = VARIABLE
REAR = VARIABLE

PROPOSED: COMMERCIAL DISTRICT HOUSING PER SEC. 725
PROPOSED USE: 20 UNIT, 2-STORY APARTMENT BUILDING
R-3 DENSITY: 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.

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

PER SECTION 725, OPEN SPACE REQUIREMENTS:
50 S.F. PRIVATE OUTDOOR SPACE PER UNIT REQUIRED/PROVIDED
300 S.F PER UNIT COMMON OUTDOOR SPACE REQUIRED (6,000 S.F. REQUIRED)
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)

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

NOTES:
1. DUELL ROAD IS NOT A CURBED ROAD
2. 716 S.F. OF SNOW STORAGE REQUIRED & PROPOSED
3. PROPOSED ON SITE SIDEWALKS ARE 5' WIDE (TYP.) 7' IN FRONT OF PARKING SPACES.
4. REQUIRED & PROPOSED SIDEWALK ALONG GARFIELD ROAD IS 6' WIDE
5. SITE TO BE SERVICED BY GARFIELD TOWNSHIP SANITARY SEWER AS CURRENTLY LOCATED ALONG

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

ROAD AND DUELL ROAD

PROPOSED 20 UNIT
2-STORY APARTMENT BUILDING

PROPOSED 6' SIDEWALK

PROPOSED 5' SIDEWALK
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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.

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

PROP. 7' CURBED CONC. SIDEWALK

20'

26'

20'

8'8'8' 13'(TYP.)
PROPOSED
ASPHALT

18.5'

25'

PROPOSED
4-SPACE BIKE RACK

PROPOSED 716 S.F.
SNOW STORAGE AREA

PROPOSED COMMON
OUTDOOR SPACE 6,666 SF

50 SF PROPOSED PRIVATE OPEN SPACE PER UNIT

72'

153'

L.P.L.P.

PROPOSED WALL
MOUNTED LIGHT FIXTURES

(TYP.)

PROPOSED STORM WATER
BASINS (TYPICAL)

24'

R5'
R20'R20'R5'

R30'
R30'

PROPOSED LIGHT POLE (TYPICAL)

PROPOSED DECK/PATIO TYPICAL PER UNIT

INSTALL HANDICAP
VAN ACCESSIBLE

PARKING SIGNS
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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.

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

PROP. 7' CURBED CONC. SIDEWALK

PROPOSED
ASPHALT

PROPOSED
3-SPACE BIKE RACK

PROPOSED 716 S.F.
SNOW STORAGE AREA

50 SF PROPOSED PRIVATE OPEN SPACE PER UNIT

72'

153'

L.P.L.P.

PROPOSED STORM WATER
BASINS (TYPICAL)

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

PROPOSED SUGAR MAPLE

PROPOSED RED CEDAR

PROPOSED
SERVICEBERRY

PROPOSED
ENGLISH OAK

PROPOSED ENGLISH OAK

PROPOSED RED CEDAR

PROPOSED SERVICEBERRY

PROPOSED SUGAR MAPLE

PROPOSED VIBURNUM
PROPOSED SEDUM

TURF

TURF

TURF

TURFTURF

TURF

TURF

TURF

TURF

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

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

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

20' 248'

10'

20' 112' 107'
10'

LANDSCAPE LEGEND

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

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

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

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

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

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

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

IRRIGATION NOTES:

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

LANDSCAPING PREPARED BY:

PETRA H. KUEHNIS, RLA
LANDSCAPE ARCHITECT
No. 3901001386
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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.

PROPOSED
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PROPOSED LIGHT POLE (TYPICAL)
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BUILDING
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NOTES:
· This lighting plan is for illustrative and zoning approval purposes only, is not an electrical design

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

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

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

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

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

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

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

ISOLINE VALUES:
RED - 0.5 F.C.
GREEN - 1.0 F.C.
BLUE - 5.0 F.C.

PROPOSED LIGHT POLE (TYPICAL)

PROPOSED WALL MOUNTED FIXTURES

PROPERTY LINE (TYPICAL)
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