
























































MTT Update
Prepared for Garfield Twp Board

By: Amy L DeHaan, MMAO(4) - Assessor
As of: July 10, 2023

Year(s) in
Docket # Parcel No(s). Owner Property Address Contention Assessed Taxable Assessed Taxable Assessed Taxable Status Notes Twp Millage LOSS METRO Millage LOSS

1 22-002117 016-055-10 Autozone Development LLC 3100 N US 31 South 2023 579,300$    579,300$    475,000$     475,000$     (104,300)$        (104,300)$        4/4/23 Rec'd judgment for 2022 and 2023. (208.60)$    (271.18)$    
SETTLED

2 23-001372 021-047-00 Walmart Stores Inc 2401 N US 31 South 2023 4,253,200$     4,095,193$    2,700,000$    2,700,000$    (1,553,200)$     (1,395,193)$     5/30/23 Petition received by mail.
(Sam's Real Estate Business Trust) Pre-hearing General Call May 16-31, 2024 Valuation Due: Jan 18, 2024 -34% 6/7/23 Answered.

3 23-001371 022-099-20 WM Traverse Erie 15 LLC 2640 Crossing Cir 2023 5,123,400$     5,123,400$    3,100,000$    3,100,000$    (2,023,400)$     (2,023,400)$     5/30/23 Petition received by mail.
(Wal-Mart Real Estate Business Trust) Pre-hearing General Call May 16-31, 2024 Valuation Due: Jan 18, 2024 -39% 6/7/23 Answered.

4 23-001056 340-026-10 Floresta Street Apartments LLC 822 Floresta St 2023 660,900$    660,900$    518,000$     518,000$     (142,900)$        (142,900)$        5/22/23 Petition found on-line.  5/24/23 Answered.
Pre-hearing General Call May 1-14, 2024 Valuation Due: Jan 3, 2024 -22% Purchased 7/28/22 for $1,300,000.

5 23-001246 335-002-00 Family Video Movie Club Inc 1288 W So Airport Rd 2023 484,600$    352,874$    170,000$     $170,000 (314,600)$        ($182,874) 6/26/23 Petition rec'd by mail.
-52% 7/10/23 Answered.

6

7

TOTALS: 11,101,400$   10,811,667$   6,963,000$    6,963,000$    (4,138,400)$    (3,848,668)$     
SETTLED VALUES: 2023 (104,300)$        (104,300)$        

Township Metro ACTUAL TAX LOSS  
2023 Potential Tax Loss (8,276.80)$       (10,006.54)$     2023 (208.60)$    (271.18)$    

GRAND TOTAL (208.60)$    (271.18)$    

Assessor's Values Petitioner's Values Value Differences ACTUAL
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Charter Township of Garfield 
Planning Department Report No. 2023-93 

Prepared: August 1, 2023 Pages:  6 
Meeting: August 8, 2023 Township Board Attachments: 
Subject: SPR 2023-04 Birmley Meadows Site Condominium – Township Board Review 
File No. SPR 2023-04 Parcel No. 05-026-020-33 
Owner: T&R Investments, Steve Zakrajsek 
Agent: Boyne Engineering and Design 

BACKGROUND: 

Birmley Meadows is a proposed 26-lot residential site condominium development immediately adjacent 

to the north of the existing Birmley Hills Estates subdivision.  The site is directly accessed from Birmley 

Estates Drive and Farmington Drive, which both provide access from Birmley Road.  The site is about 16 

acres and zoned R-1 One-Family Residential. 

PURPOSE OF APPLICATION: 

This application is for a site condominium development of 26 single-family residential lots.  According to 

the application, the lots will be between 15,000 and 40,000 square feet, the development will be served by 

municipal water and sewer, and all utilities will be underground. 

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

8.b.

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

APPLICATION HISTORY: 

The Planning Commission reviewed the proposed development over three of their regular meetings: 

• May 10, 2023 – Introduction / Set Public Hearing

• June 14, 2023 – Public Hearing

• July 12, 2023 – Findings of Fact

SITE CONDOMINIUM REVIEW CONSIDERATIONS: 

Consultation 

Section 429 B. of the Zoning Ordinance allows for the Planning Commission to consider input from the 

Township Attorney and Township Engineer as needed in its review of a condominium development plan, 

especially the master deed, deed restrictions, utility systems and streets, subdivision layout and design, 

and compliance with the Condominium Act.  Other agencies will review the application as needed. 

The Township Engineer is reviewing the application for storm water, private roads, and utilities, and the 

initial utility review is attached to this report.  Review comments from Metro Fire and the Grand Traverse 

County Road Commission are also attached. 
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FINDINGS OF FACT: 

At its July 12, 2023 meeting, the Planning Commission adopted the following Findings of Fact for the site 

condominium application. 

As described in the Site Condominium Review Criteria within Section 429.G of the Zoning Ordinance, 

“For purposes of making a decision to approve, approve with conditions or to deny a site condominium 

subdivision plan, the Township shall consider and make findings with respect to the following criteria:” 

(1) That each condominium lot in a site condominium subdivision shall be considered as a single lot

and shall comply with all regulations of the zoning district in which it is located. In a

condominium development containing single-family detached dwelling units, not more than one

(1) dwelling unit shall be located on a condominium lot, nor shall a dwelling unit be located on a

condominium lot with any other principal structure or use. Required yards shall be measured

from boundaries of a condominium lot. These requirements shall be made part of the bylaws and

recorded as part of the master deed

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

• The application proposes 26 single-family lots on a site with R-1 One-Family Residential

zoning.  The lots as shown on the site plan appear to meet the minimum lot area (15,000

square feet) and minimum lot width (100 feet) for lots within the R-1 district with public

sewer. These include the lots along the curve of a road, where lot width is measured from

the front setback line instead of at the front lot line.

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

and proposed deceleration lanes, service drives, entrance and exit driveways, and parking areas

to assure the safety and convenience of pedestrian and vehicular traffic, and that the proposed

streets and access plan conform to any street or access plan adopted by the Township or the

County Road Commission

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

• The site plan shows two proposed roads: Birmley Estates Drive, a private road to connect

two non-contiguous existing sections of Birmley Estates Drive, and a new private road

named Springfield Drive.

• These two proposed roads, along with the existing roads within Birmley Estates and with

the previously proposed roads in Birmley Hills, will encompass a connected street system

and appear to be a logical extension of the street pattern for this area.  The street system

for this area connects to Birmley Road, serving all three developments.

• Stub road and utility connections are provided for the parcel to the west, to help facilitate

future development of this parcel.  This stub is separate from a stub which was proposed

in the Birmley Hills site condominium and will connect to a different parcel than the one

in Birmley Hills.

• Private road details are being reviewed by the Township Engineer, and the final approval

of the site condominium is subject to the Township Engineer’s approval.

• The County Road Commission and Metro Fire have provided comments on the proposed

site condominium, and no concerns with traffic levels have been cited.

• Given that the total number of trips is anticipated to be under 500 per day and given the

nature of the development as only single-family homes, Staff recommends the Planning

Commission waive the requirement for a traffic impact report.
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(3) That as many natural features of the landscape shall be retained as possible, particularly where

they furnish a barrier or buffer between the project and adjoining properties used for dissimilar

purposes, and where they assist in preserving the general appearance of the neighborhood or

help control erosion or the discharge of storm waters

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

• This site does not contain any large contiguous wooded areas.

• The proposed use and the surrounding uses are generally single-family homes of similar

scale, so these sites are not used for dissimilar purposes.

• No major adverse impacts to the surrounding natural environment are anticipated.

• Storm water management is subject to review by the Township Engineer.

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

adjoining residents or owners shall be minimized by appropriate screening, fencing or walls, or

landscaping

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

• The proposed development consists of single-family homes, which are compatible with

existing single-family homes in the area.

• To the north and west are several single-family homes on larger lots.  These are currently

zoned as A-Agricultural but designated as Low Density Residential on the Future Land

Use Map.  The proposed development is compatible with these surrounding sites.

• The proposed development is compatible with the adjacent site to the west with the stub

connection for water, sewer, and street connection provided.

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

(5) That all provisions of this ordinance are complied with

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

• Development standards such as fences, lighting, landscaping, and parking are handled as

part of the design for each individual condominium lot.  The site plan notes that no site

lighting is proposed for this development, and that parking will be located on individual

lots and no additional parking areas are proposed.

• A stub road connection is provided for the adjacent parcel to the west, per the standards

of Section 521.G(2) indicating that connecting streets are needed where “abutting areas

are not subdivided.”  This stub also allows for future utility connections.

• Given that the total number of trips is anticipated to be under 500 per day and given the

nature of the development as only single-family homes, Staff recommends the Planning

Commission waive the requirement for a traffic impact report.

• Details for a proposed Birmley Meadows entrance sign are shown on Sheet C6.0.  Signs

require sign permit review and are not approved under the site plan review process.

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

conformance with the requirements of this ordinance. All site condominium units shall be

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

• All lots are proposed to be accessed by either of the two proposed private roads: Birmley

Estates Drive (extension of the existing road) or Springfield Drive.

• Stub road and utility connections are provided for the parcel to the west.

• Access for emergency vehicles should reflect any comments from the relevant agencies.

Comments from Metro Fire are attached to this report.

(7) That a plan for erosion control and storm water discharge has been approved by the appropriate

public agency; and

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

• Review of erosion control and storm water will be handled by the Grand Traverse County

Soil Erosion and Sedimentation and the Township Engineer, respectively.  Storm water

retention areas are shown on the north side of the property between Lot 4 and Lot 5, and

along Springfield Drive in front of Lot 21.

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

health, safety and general welfare; to encourage the use of lands in accordance with their

character and adaptability to avoid the overcrowding of population; to lessen congestion on the

public roads and streets; to reduce hazards to life and property; to facilitate adequate provisions

for a system of transportation, sewage disposal, safe and adequate water supply, education,

recreation and other public requirements; and to conserve the expenditure of funds for public

improvements and services to conform with the most advantageous uses of land, resources and

properties; to preserve property values and natural resources; and to give reasonable

consideration to character of a particular area, its suitability for particular uses and the general

appropriate trend and character of land, building, and population development and is otherwise

in compliance with law.

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

• The proposed development is consistent with the current zoning designation of R-1 One-

Family Residential and the Future Land Use Map designation of Low Density Residential

and is consistent with the intent to promote the public health, safety, and welfare and with

the provisions of this standard.

STAFF COMMENT: 

As part of item #2 in the above Findings of Fact, Staff recommended the Planning Commission waive the 

requirement for a traffic impact report.  The Planning Commission did waive this requirement as part of 

their motion at their July 12, 2023 meeting. 

PROCESS: 

Site condominiums are reviewed by both the Planning Commission and Township Board.  The Planning 

Commission has held a public hearing on the application and made a recommendation on the application 

to the Township Board.  According to Section 429.F.(5) of the Zoning Ordinance, The Township Board 

shall not review, approve or reject a site condominium subdivision plan until it has received from the 

Planning Commission its report and recommendation. 
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According to Section 429.F.(6) of the Zoning Ordinance, the Township Board shall approve the site 

condominium subdivision plan, with or without conditions, reject the plan and give its reasons, table the 

proceedings pending further review or pending changes to the plan to make it acceptable to the Board, or 

refer that application back to the Planning Commission for further review and report. 

ACTION REQUESTED: 

If the Board is prepared to adopt the Planning Commission’s recommended Findings of Fact included in 

this report and approve the proposed project, the following two separate motions are suggested: 

MOTION THAT Findings of Fact for Application SPR-2023-04, submitted by T&R Investments, for 

a site condominium at Parcel #05-026-020-33, as presented in Planning Department Report 2023-93 

and as recommended for adoption by the Planning Commission, BE ADOPTED. 

MOTION THAT application SPR-2023-04, submitted by T&R Investments, for a site condominium 

at Parcel #05-026-020-33, BE APPROVED subject to the following conditions: 

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

infrastructure and stormwater.

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

Permits being issued.

3. The applicant shall record promptly the Report and Decision Order (RDO) and any

amendment to such order with the Grand Traverse County Register of Deeds in the chain of

title for each parcel or portion thereof to which the RDO pertains. A copy of each recorded

document shall be filed with the Township prior to any Land Use Permits being issued.

4. After recording the condominium plan, master deed, bylaws and deed restrictions, the

developer shall file two (2) copies of each document, including all pertinent attachments,

with the Township.

5. Condominium Protective Covenants and Deed Restrictions which hold harmless the

Township for improvements within the site condominium subdivision and which require

conformance with all conditions and requirements of condominium plan approval and this

ordinance shall be required.

6. The Condominium Master Deed and Bylaws shall include the following statement:

"Condominium Amendments which are recorded prior to the receipt of written Garfield

Township Planning Department approval shall be considered null and void."

7. After the construction of all improvements, the developer shall file with the Township two

(2) copies of the as-built condominium plan and a certification from the developer’s

engineer that the improvements have been installed in conformance with the approved

construction drawings.

Any additional information the Township Board deems necessary should be added to this motion. 

Attachments: 

1. Application for Site Condominium Subdivision review dated April 5, 2023.

2. Statement of Proposed Use, Impact Statement, and Stormwater Control Plan dated April 5, 2023.

3. Birmley Meadows Site Condominium Site Plan Set dated April 5, 2023.

4. Sheet C.20A, Lot Width at Setbacks dated May 30, 2023.

5. Metro Fire Site Plan Review dated May 12, 2023.

6. Email from Grand Traverse County Road Commission dated May 24, 2023.

7. Letter from Gourdie-Fraser, Initial Review of Proposed Utilities, dated June 12, 2023.
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    3. Stormwater Control Plan 
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STATEMENT OF PROPOSED USE  
 

Birmley Meadows is a proposed 26 lot residential site condominium development 
on 16.02 acres located in Garfield Township’s R-1 Residential zoning district.  The 
Tax ID for the property is 05-026-020-33. 
 
The property is part of the Southeast ¼ of Section 26, Township 27 North, Range 
11 West and is located between two existing road stubs where Birmley Estates 
Drive (public) is discontinuous.  This proposed development completes that 
thoroughfare via a new private section of Birmley Estates Drive and connects as 
originally planned to an existing road stub off Farmington Drive (public) via a new 
private road - Springfield Drive.  The proposed private section of Birmley Estates 
Drive is approximately 1,616 feet long and the proposed Springfield Drive is 
approximately 595 feet long.  An additional stub road section is provided to the west 
property line, as required by Garfield Township, which is approximately 183 feet 
long.  All proposed roads in the development are within 66’ road easements with 
additional 15’ utility easements on both sides.   
 
The lots in this proposed development are between 15,000 sf and 40,000 sf.  The 
proposed development will be served by municipal water and sewer.  All utilities will 
be underground.  A monument sign is proposed for the entry at the northernmost 
end of Birmley Estates Drive.   
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IMPACT STATEMENT  
 
T & R Investments 
841 Ashland Drive 
Traverse City, MI 49696 
 
Contact: Steve Zakrajsek  (231) 883-3766 
 

Proposed Birmley Meadows 26 Lot Residential Site Condominium 
 
Tax ID:  05-026-020-33 
 

1.)   PROJECT DESCRIPTION: 
 
Birmley Meadows is a proposed 26 lot residential site condominium development 
located on 16.02 acres in Garfield Township’s R-1 Residential zoning district. 
 
The property is part of the Southeast ¼ of Section 26, Township 27 North, Range 
11 West and is located between two existing road stubs where Birmley Estates 
Drive (public) is discontinuous.  This proposed development completes that 
thoroughfare via a new private section of Birmley Estates Drive and connects as 
originally planned to an existing road stub off Farmington Drive (public) via a new 
private road - Springfield Drive.  The Tax ID for the property is 05-026-020-30. 
 
The lots in this proposed development are between 15,000 sf and 40,000 sf.  The 
development will include 2 new 24’ wide private roads which intersect and connect 
to Birmley Estates Drive and Farmington Drive as described.  Both existing roads 
have partial extensions (stubs) where additional roads have previously been 
planned.  The proposed private section of Birmley Estates Drive is approximately 
1,616 ft long and the proposed Springfield Drive is approximately 595 ft long.  The 
proposed development will be served by municipal water and sewer also extending 
from the same Birmley Estates roads.  There is a Garfield Township elevated water 
storage tank in close uphill proximity to this proposed development.  All utilities will 
be underground.  The private road right-of-way easement is 66 feet wide with an 
additional 15-foot utility easement on each side.  Garfield township and Grand 
Traverse County will have access to both easements as well as all other 
stormwater easements.  There is a monument sign proposed for the entry at the 
northernmost end of the private section of Birmley Estates Drive. The road grades 
in this development range between 1.0% and 7.1%.  The plans includes a stub road 
with water and sewer line stubs connecting to the adjacent westerly property line 
between proposed lots 8 and 9.  Homes in the development are expected to 
average 1,800 square feet with some larger homes.  There are a limited number of 
trees on the existing land, most of which is unmaintained grass.  Stormwater will be 
handled with open ditches along the roadways and basins near the natural 
discharge locations in keeping with the character of the adjacent development.  
There is a break in the direction of the stormwater watershed midway through the 
property.  A stormwater control plan has been engineered to meet Garfield 
Township stormwater regulations which includes detention and infiltration basins 
with sediment forebays.   
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2.)   DEMAND ON COMMUNITY SERVICES: 

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

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

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

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

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

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

 

1.)   ENVIRONMENTAL IMPACTS: 
 

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

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

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

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

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

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

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

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

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

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

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

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

• Basin slopes do not exceed 3:1. 

• Snow storage is indicated on the plans. 

• Erosion control measures such as check dams and outlet protection are 
included where anticipated flows exceed 4 fps and erosion control measures 
are specified for slopes and watercourses. 

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

• Basins are designed to drain through infiltration within 72 hours. 



 

 

 

 BOYNE ENGINEERING AND DESIGN  

 
 

 
CALCULATIONS: 
 
The following summarizes the stormwater calculations found in the attached 
Hydrocad reports. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ATTACHMENTS 
 
1. NRCS soil report 
2. Watershed maps 
3. Hydrocad modeling and runoff calculations 
4. Engineered Site Plans 
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Parcel Line and Curve Table

Line #/Curve #

C6

C7

C8

C9
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C13
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C24

C25

C26
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C30

C31

C32

C33

C34

C35
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C37
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C40
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C48
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58.01

67.41

59.70

55.51

92.72

129.29

63.00
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51.63

124.54

87.12

91.70

92.21

96.88

17.08

64.90

10.78

34.19

39.18

34.76

133.45

158.19

112.19

68.05

49.58

32.21

32.22

70.22

94.50

62.89

33.19

104.60

25.35

82.37

10.05

Bearing/Delta

8.17

8.17

8.38

9.30

18.33

18.16

10.55

81.17

8.65

20.72

22.90

24.10

24.23

25.46

0.01

17.06

2.18

6.92

3.29

9.18

50.30

59.49

14.87

9.56

81.17

11.22

12.15

17.27

23.24

15.46

11.39

35.89
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21.65

2.64

Radius

407.00
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408.00
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408.00
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344.41
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218.00
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283.00
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152.36

432.41
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233.00

167.00

167.00

167.00

218.00

218.00

Parcel Line and Curve Table

Line #/Curve #
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SITE PLAN REVIEW RECORD 

 
 

ID # M7400                                           DATE: 5/12/2023 

 

 

PROJECT NAME: Birmley Meadows Site Condo 

 

PROJECT ADDRESS:  841 Ashland Dr. 

 

TOWNSHIP: Garfield 

 

APPLICANT NAME:  Carrie May 

 

APPLICANT COMPANY: Boyne Engineering & Design 

 

APPLICANT ADDRESS:  

 

APPLICANT CITY:  STATE: ZIP:  

 

APPLICANT PHONE: 231-499-8361  FAX #       

 

REVIEW FEE:  $75.00  

 

  

 

 

 

Reviewed By:    Kathy Fordyce, Plan Reviewer      

 

 

This review is based solely on the materials submitted for review and does not encompass 

any outstanding information. Compliance with all applicable code provisions is required 

and is the responsibility of the permit holder. Items not listed on the review do not negate 

any requirements of the code nor the compliance with same. Inspection requests must be 

made a minimum of 48 hours prior to needed inspection. This plan review is based on the 

2015 International Fire Code, as adopted. 

 

 

 

 

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


GRAND TRAVERSE METRO FIRE DEPARTMENT 
FIRE PREVENTION BUREAU 

 
 897 Parsons Road ~ Traverse City, MI 49686  

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

 

 

SITE PLAN REVIEW  

 
ID # M7400                                                                            DATE: 5/12/2023 

 

 

 

1. 505.1 Address identification. 

New and existing buildings shall be provided with approved address identification. The 

address identification shall be legible and placed in a position that is visible from the 

street or road fronting the property. Address identification characters shall contrast with 

their background. Address numbers shall be Arabic numbers or alphabetical letters. 

Numbers shall not be spelled out. Each character shall be not less than 4 inches (102 mm) 

high with a minimum stroke width of 1/2 inch (12.7 mm). Where required by the fire 

code official, address identification shall be provided in additional approved locations to 

facilitate emergency response. Where access is by means of a private road and the 

building cannot be viewed from the public way, a monument, pole or other sign or means 

shall be used to identify the structure. Address identification shall be maintained. 

 

2. 505.2 Street or road signs. 

Streets and roads shall be identified with approved signs. Temporary signs shall be 

installed at each street intersection when construction of new roadways allows passage by 

vehicles. Signs shall be of an approved size, weather resistant and be maintained until 

replaced by permanent signs. 

 

 

3. 503.4 Obstruction of fire apparatus access roads. 

Fire apparatus access roads shall not be obstructed in any manner, including the parking 

of vehicles. The minimum widths and clearances established in Sections 503.2.1 and 

503.2.2 shall be maintained at all times. 

 

Project may proceed with township approval process. 
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Steve Hannon

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

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

From: boyneeng@torchlake.com <boyneeng@torchlake.com>  
Sent: Monday, May 8, 2023 11:17 AM 
To: Steve Barry <sbarry@gtcrc.org> 
Cc: Wayne Schoonover <wschoonover@gtcrc.org>; Derek Weichlein <DWeichlein@gtcrc.org> 
Subject: RE: Conceptual Review Birmley Meadows 
 
Steve, 
 
Thank you for the review.  No problem moving the sign.  We can coordinate to locaƟon and installaƟon with you moving 
forward.  Here’s a quick pic of the intersecƟon: 
 

 
 



2

The stub maintenance shouldn’t be a problem.  If you agree, we will handle it the same way we discussed for Birmley 
Hills and will provide an agreement for the AssociaƟon to take care of that. 
 
Sheet C2.1 on the plan shows the ditches where Birmley Estates Drive (PVT) comes down to Farmington Drive.  There 
will be check dams in those exisƟng ditches as noted and there are exisƟng basins at the boƩom of the hill originally 
designed to take that water.  We’ve also included some localized infiltraƟon trenches downstream of planned home 
construcƟon on lots 1 and 26 just as an addiƟonal measure.  Did you get a copy of the stormwater control plan with the 
hydrology calculaƟons?  If not, I can email it to you. 
 

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

 

 

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

 
 

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

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

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





 

 

 

June 12, 2023 

 

Mr. Chuck Korn, Supervisor 

Charter Township of Garfield  

3848 Veterans Drive 

Traverse City, MI 49684 

 

RE:  Birmley Meadows Site Condominium – T&R Investments  

Water Main and Sanitary Sewer Extension, Plan Review 

 GFA No. 23120 

 

Dear Mr. Korn,   

 

We have reviewed the plans for the proposed water and sewer system improvements associated with the 

above referenced project.  The review was based on the current standards adopted by Garfield Township 

in conjunction with the Grand Traverse County Department of Public Works as well as Michigan 

Department of Environmental Quality requirements, Ten State Standards and accepted engineering 

practice for this area.  The plans were prepared by Boyne Engineering & Design dated 4-5-2023. Based 

upon our review on behalf of Garfield Township with respect to utilities, I offer the following comments. 

 

DESCRIPTION OF THE PROPOSED PROJECT 
 

Water System 

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

The proposed sanitary sewer system extension consists of a scaled quantity of approximately 1,800 

linear feet of 8-inch PVC sanitary sewer and eight (8) manholes to service the proposed development 

extension. The system incorporates two (2) connections to the existing sanitary sewer system. 

 

IMPACT ON THE EXISTING SYSTEM 

Sanitary Sewer System 

The Garfield Township sanitary sewer collection system is divided up into eight (8) distinct service areas, 

designated by name according to the primary trunkline running along the respective road.  In this case 

the proposed developed would be immediately serviced by the Garfield Road Service District.  The 

development proposes to connect to the existing sanitary sewer system at two (2) existing structures; 

MH #571 and MH #567. Sewer flow will follow the gravity sewer system to Birmley Road, and north 

along Garfield Road to Garfield Lift Station No. 1.  The design peak flows for the developments ultimate 
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buildout are estimated to be 25 GPM, however basis of design information was not submitted to 

confirm.  Garfield Lift Station No. 1 was upgraded in 2005 to increase firm capacity to 2,700 gpm.  The 

lift station is currently experiencing peak flows of approximately 1,032 gpm.  Based on our review, the 

existing lift station is capable of handling the anticipated peak flows from the development.  One 

segment of sanitary sewer (8” line between Manhole 565 and 565G) is the restrictive segment and will 

be at or near 60% capacity with full build out at permit flow values.  Sewer review does not account for 

ability to provide basement service and only finish floor.   

Water System 

The Garfield Township water distribution system is divided up into four (4) distinct service districts with 

the limits defined by the existing infrastructure that services the users. In this case the proposed 

developed would be immediately serviced by the Birmley District. The development proposes to 

connect to the Birmley Primary Lower Pressure Zone receiving its supply directly from the City of 

Traverse City’s four (4) million gallon storage tank on LaFranier road. Pressure is supplied by the Birmley 

Estates Elevated Storage Tank and maintained by Booster Station #2 having a rated firm capacity of 

1,440 gpm. This portion of the development proposes to connect to existing water main at three (3) 

locations. All locations are within previously constructed phases of the development. Based upon 

information obtained from the 2011 Water Reliability Study and hydrant test data conducted by GFA, 

operating pressures are range from 45 to 65 psi with an available fire flow of approximately 1,800 gpm 

at 20 psi.  It is estimated that the design maximum domestic demands for the development cannot be 

determined as REU data was not provided, once made available system analysis will be completed and 

determined adequacy of system pressure will be provided.  GFA has requested a recent hydrant test 

report from the DPW and awaiting results.  Finish Floor Elevations are not provided however to comply 

should be at or below 770 and should be provided to review 

 

COMMENTS ON THE PLANS 

General Comments 

1. All design standards and specifications shall comply with the Current Standards adopted by 

Grand Traverse County Sewer and Water Systems (2017).  Copies may be obtained from the 

Grand Traverse County Department of Public Works. 

2. Please ensure all local regulatory permits including Soil Erosion and EGLE NPDES Permits are 

obtained.  Please ensure Township receives copies of issued permits. 

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

acceptance of the utilities  

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

plans and accepted. 

5. The installation of water main, sewer main, hydrants, valves, and manholes shall not be installed 

within proposed sidewalk, and/or asphalt that would inhibit access by the DPW.  Please ensure 

that there are no obstructions that would prohibit access. If this cannot be complied with, 

please note the DPW is not responsible for any costs associated with replacement of such 

infrastructure such as the landscaping, drives.  
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6. Incorrect hydrant # shown near sta. 5+50, sheet 4.2, shall be updated to reflect:  241 

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

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

9. Two (2) benchmarks shall be provided on each utility sheet.   

10. Applicant shall confirm that all water main and lines maintain 18” vertical and 10’ horizontal 

separation from existing and proposed sewer (storm and sanitary) mains and leads.   

11. Water and sewer stubs shall be installed to the limits of the property to facilitate future 

connections and provided on the proposed west road stub.   

Water Main Plan and Profile Comments 

1. Please note that C900 DR 18 is a minimum requirement and  DR 14 is proposed.  

2. Hydrant bonnets should be noted or shown to face the roadway or nearest curb. 

3. Watermain shall maintain minimum of 18” vertical separation from all storm water ditches / 

basins and 10’ horizontal.   

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

separation.  

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

of 5 hydrant numbers allocated to Birmley Meadows. Please verify Hydrant numbers 1246-1249 

will be assigned with this project.   

 Sanitary Sewer Plan and Profile Comments 

1. The proposed slope between proposed MH#1826 and proposed MH #1827 is 0.399%. The 

minimum slope required by Ten States Standards for 8” pipe is 0.4% to ensure 2 feet per second.  

2. Manholes in the profile appear to be below/above existing grade in all locations, the manhole 

rim should at or slightly above proposed grade as to not impede on regular maintenance 

activities such as plowing, mowing.  

3. Drawings indicate a total of seven (7) manholes numbered 1825-1831. Our records indicate a 

total of 9 manholes numbers allocated to Birmley Meadows. Please verify manhole numbers 

1825-1831 will be assigned with this project 

COMMENTS ON THE PERMIT APPLICATIONS 

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

19 filled out.  

1. Technical specifications need to be provided and are available on the GTC DPWs website. Please 

prepare three (3) copies submitted, signed and sealed.   

2. Please provide basis of design for the project. A typical REU usage value 350 GPD/REU and a 

maximum of 4 peaking factor should be applied for sewer and 200 GPD/ REU and a maximum 

peaking factor of 3.0 for water.     
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At this point we expect that the design engineer will be making the above revisions and re-submitting 

the plans and permit applications for a minor second review.  We will provide the subsequent review to 

verify the appropriate revisions have been made.  Assuming the appropriate corrections have been 

made we will make recommendation to the Township for submission of permit application.  At such 

time, four (4) copies of plans and specifications (signed/ sealed) including an Act 399 Permit Application 

will need to be provided for submission.   

We appreciate the opportunity to assist the Township during the approval of this project.  If you have any 

questions, please don’t hesitate to contact me at (231) 946-5874. 

 

Sincerely,  

 

 
 

 

Jennifer Graham, P.E. 

Project Manager 

 

       CC: John Divozzo, Director, GTC DPW  

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