
CHARTER TOWNSHIP OF GARFIELD 
TOWNSHIP BOARD MEETING  

 
 
Tuesday, March 22, 2022 at 6:00pm 
Garfield Township Hall 
3848 Veterans Drive 
Traverse City, MI 49684 
Ph: (231) 941-1620 
 
 

AGENDA  
      
ORDER OF BUSINESS 
Call meeting to order 
Pledge of Allegiance 
Roll call of Board Members 
 
1. Public Comment 
 

Public Comment Guidelines: 
Any person shall be permitted to address a meeting of The Township Board, 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 Board Rules 
and Procedures:    a.) any person wishing to address the Board 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 Township Board Member’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. 
 

 2. Review and approval of the Agenda - Conflict of Interest  
 
 
 3. Consent Calendar 

 
The purpose of the Consent calendar is to expedite business by grouping non-controversial 
items together to be dealt with in one Board motion without discussion. Any member of the 
Board, staff or the public may ask that any item on the Consent Calendar be removed there from 
and placed elsewhere on the Agenda for full discussion. Such requests will be automatically 
respected.  If any item is not removed from the Consent Calendar, the action noted in 
parentheses on the Agenda is approved by a single Board action adopting the Consent 
Calendar. 
 
a. Minutes – March 8, 2022 Regular Meeting 

 (Recommend Approval) 
               
b. Bills -      

 General Fund $106,795.70 
(Recommend Approval) 

 
c. 2022 Final March Board of Review Assessment Roll Figures Report 

(Receive and File) 
  



 d. Contractor’s Application for Payment No. 2 – Elmer’s Work at River East 
  Recreation Area  
 
 e. PD 2022-25 – Gauthier Property R-3 Rezoning – Introduction/Set Public Hearing 
 
4. Items removed from the Consent Calendar 

  
5. Correspondence   

 
6. Reports 
 

a. GT Metro Fire Report 
b. MMR Report 
c. County Commissioner’s Report 
d. Supervisor’s Report 

 
7. Unfinished Business 

 
 a. BATA/TCHC Transit-Oriented Mixed-Use PUD Final Review – Public Hearing Decision 
 
8. New Business 

 
 a. Consideration of Flooring Bids for Charter Township of Garfield Hall – 1st Floor Only 
 
9. Public Comment 

 
10. Other Business   
 
11. Adjournment 

_____________________ 
        Lanie McManus, Clerk 
 

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, or TDD #922-4412. 



CHARTER TOWNSHIP OF GARFIELD 
TOWN BOARD MEETING 

March 8, 2022 

Supervisor Chuck Korn called the Town Board Meeting to order at the Garfield 
Township Hall on March 8, 2022 at 6:00p.m.  

Pledge of Allegiance 

Roll Call of Board Members 
Present: Molly Agostinelli, Chris Barsheff, Steve Duell, Chuck Korn, 

Chloe Macomber, Lanie McManus and Denise Schmuckal 

Staff Member: Planning Director John Sych 

1. Public Comment (6:01)
None

2. Review and Approval of the Amended Agenda - Conflict of Interest (6:01)
Schmuckal asked to add “Chick-fil-A Discussion” to Other Business.

Schmuckal moved and Duell seconded to approve the agenda as presented.

Yeas:  Schmuckal, Duell. Barsheff, Agostinelli, Macomber, McManus, Korn
Nays:  None

3. Consent Calendar (6:02)
a. Minutes

February 23, 2022 Regular Board Meeting
February 23, 2022 Joint Township Board and Planning Commission
Meeting
(Recommend Approval)

, 
b. Bills

General Fund $39,262.45 
(Recommend Approval)

c. State of Michigan Revenue Sharing Report (Receive and File)
Board members moved Consent item C to Agenda item 4.

Agostinelli moved and Duell seconded to adopt the Consent
Calendar as amended.

Yeas: Agostinelli. Duell, Barsheff, Schmuckal, McManus, Macomber, Korn
Nays:  None
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4. Items Removed from the Consent Calendar  

a. State of Michigan Revenue Sharing Report (Receive and File)   
   Macomber stated that there have been adjustments to the 2020 census 

which resulted in increased revenue sharing.  Prior payments will be 
adjusted and an overall increase will be seen.   

  
Schmuckal moved and McManus seconded to receive and file the State of 
Michigan Revenue Sharing Report as presented.   
 
Yeas: Schmuckal, McManus, Agostinelli. Duell, Barsheff, Macomber, Korn 
Nays:  None  
  

  
5. Correspondence (6:05) 

a. Grand Traverse Conservation District – February 2022  
   
6. Reports  

a. County Commissioner’s Report (6:05) 
County Commissioner Brad Jewett reported that the county hired a new 
Parks Director and the ARPA Committee is still meeting and getting ideas 
about where and how to spend money. The board also voted to rescind 
appointments to Community Mental Health at this time.    
 

b. Sheriff’s Report (6:08) 
 Lt. Oosse stated reviewed the February statistics with board members.   
 
c. Planning Department Monthly Report for March 2022, PD-2022-19 

(6:09) 
Planning Director John Sych said the BATA/TCHC PUD proposal will be 
coming to the board in two weeks.  He reviewed his report on the recent 
Joint Meeting.   
 

d. Parks and Rec Report (6:11) 
New kiosk flyers are being done in house at this time.  The area rugby 
team wishes to do a clean-up project in the parks and they will be used for 
mulching and painting.  A grant for security cameras for the new River 
East Park was approved and the cameras have been installed.  Heaters in 
the bathrooms at Silver Lake Park are being tampered with and ideas to 
make them more efficient will be discussed.  

 
e. Clerk’s Report (6:15) 

McManus stated that the Clerk’s Report was submitted in writing and staff 
will be attending a training designed to train the trainers for the upcoming 
elections. 
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f. Supervisor’s Report (6:18) 
Supervisor Korn stated that he attended a Road Commission meeting 
where he found out that the Road Commission will give each township a 
certain amount towards secondary roads and PASER ratings will not be 
used for those roads any longer.  He attended the ribbon cutting ceremony 
at Chick-fil-A and attended a hearing via Zoom with the Goodwill Inn.  GT 
Metro has begun Chief Parker’s yearly review and contracts for Economic 
Development services in the area are being reviewed.   
Discussion began on the Chick-fil-A and Lt. Oosse said that Chick-fil-A is 
paying for any officer assigned to control traffic.  The officers assigned are 
working overtime and Chick-fil-A is paying the Sherriff’s Department 
directly.     

 
7.        Unfinished Business  

None 
 

8. New Business  
 a. Consideration of Authorizing an Amendment to Cellular Tower Lease 

(6:30) 
  Korn said that this has been reviewed by the Township counsel as well as 

a consultant.  On page three of the document, under item #3 the language 
which stated “Five Hundred” needs to be removed since the agreed 
amount is three thousand dollars, not three thousand five hundred dollars.   

 
  Agostinelli moved and Barsheff seconded to authorize an amendment to 

the Cellular Tower Lease noting the change in item #3.   
 

Yeas: Agostinelli, Barsheff, Schmuckal, McManus, Duell, Macomber, Korn 
  Nays:  None  
 
 b. Consideration of a New Phone System (6:34) 
  After gathering many quotes, Korn has recommended Grid 4 for a new 

phone system in the township hall.   
 
  Schmuckal moved and Macomber seconded to choose the Grid 4 phone 

system for the township hall at a cost of $540.83 per month.  
 

Yeas: Schmuckal, Macomber, McManus, Agostinelli. Duell, Barsheff, Korn 
  Nays:  None  
 
 
 c. Consideration of Proposal for Engineering Services for River East 

Park Projects Phase II (6:39) 
  Parks Steward Derek Morton presented the engineering cost for River 

East Park Phase Two which includes dog parks and a natural trail.  Board 
members discussed the entrance to the park.   
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  Schmuckal moved and Barsheff seconded to approve the Proposal for 

Engineering Services for River East Park Projects Phase II as drafted by 
Engineer Jennifer Hodges.   

 
Yeas: Schmuckal, Barsheff, Macomber, McManus, Agostinelli. Duell, Korn 

  Nays:  None  
         
9.   Public Comment: (6:52) 

None 
 
10. Other Business (6:52)   
 a. Chick-fil-A Discussion 

Board members discussed concerns about traffic near the new Chick-fil-A.  
Planning Director John Sych said the restaurant is still training its staff and 
Chick-fil-A does have an open-ended request for off duty police officers to 
be on site. Sych stated that the township would keep an eye out to ensure 
that the approved site plan was being adhered to.  Agostinelli said that 
planners were trying to facilitate another drive in the rear of the property.   
 

 b. Duell said that the Commons area is having parking issues which the Joint 
Recreation Authority is discussing and asked that it be brought to the 
township board for discussion at the 3-22-22 meeting.   

 
11. Adjournment  
 Korn adjourned the meeting at 7:25pm.   
  
 
 
 
 ___________________________ ______________________________ 
 Chuck Korn, Supervisor   Lanie McManus, Clerk 
 Charter Township of Garfield  Charter Township of Garfield 
 3848 Veterans Drive   3848 Veterans Drive 
 Traverse City, MI 49686   Traverse City, MI 49686 
  
 
 





























Complaint Priority 1 Priority 2 Priority 3 Total
Fall 15 15 28 58
Difficulty Breathing / SOB 20 3 3 26
General Weakness 3 1 18 22
Altered LOC 13 3 16
Abdominal Pain 6 9 15
Cardiac Issues (Chest Pain) 12 2 14
Seizure 11 3 14
Invalid Assist/Lift Assist 2 9 11
Medical Alarm 5 3 8
Nausea/Vomiting 4 4 8
Unresponsive 8 8
Syncope/near-fainting 3 1 2 6
Psychiatric Problem/Suicide Attempt 2 1 2 5
Stroke/CVA 4 1 5
Traumatic Injury 1 4 5
Back Pain (Non-Traumatic) 1 3 4
Death - Priority 5 1 3 4
No Other Appropriate Choice 1 1 2 4
Overdose - Unintentional 4 4
Allergic Reaction / Stings 1 2 3
Hypotension / hypertension 3 3
Patient Assist Only 3 3
Vehicle Accident 2 1 3
Alcohol intoxication 2 2
Choking 2 2
CPR 2 2
Eye Problem/Injury 2 2
Headache 2 2
Hemorrhage/Laceration 1 1 2
Lower Limb Swelling 2 2
Assist Other Agency 1 1
Cardiac Issues - No Chest Pain 1 1
Diabetic Emergency 1 1
Fever 1 1
Pregnancy/Childbirth/Miscarriage 1 1
Urinary problem 1 1
 Grand Total 120 31 118 269

Garfield Township EMS Incidents - February 2022
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Complaint Priority 1 Priority 2 Priority 3 Total
Fall 18 21 38 77
Difficulty Breathing / SOB 26 6 4 36
General Weakness 4 2 22 28
Cardiac Issues (Chest Pain) 19 2 21
Altered LOC 16 3 19
Invalid Assist/Lift Assist 2 16 18
Seizure 13 4 17
Abdominal Pain 6 10 16
Nausea/Vomiting 6 6 12
Psychiatric Problem/Suicide Attempt 4 2 5 11
Medical Alarm 6 3 9
Syncope/near-fainting 6 1 2 9
Traumatic Injury 3 6 9
Unresponsive 9 9
Stroke/CVA 7 1 8
Back Pain (Non-Traumatic) 1 1 4 6
No Other Appropriate Choice 2 1 3 6
Hypotension / hypertension 1 1 3 5
Vehicle Accident 3 1 1 5
Alcohol intoxication 1 3 4
Allergic Reaction / Stings 2 2 4
Death - Priority 5 1 3 4
Overdose - Unintentional 4 4
Cardiac Issues - No Chest Pain 1 2 3
CPR 3 3
Eye Problem/Injury 3 3
Lower Limb Swelling 1 2 3
Patient Assist Only 3 3
Assault 2 2
Choking 2 2
Diabetic Emergency 2 2
Fever 1 1 2
Headache 2 2
Hemorrhage/Laceration 1 1 2
Assist Other Agency 1 1
Pregnancy/Childbirth/Miscarriage 1 1
Urinary problem 1 1
 Grand Total 162 46 159 367

GTMESA - February 2022 EMS Incidents



Incident Type Count of Fire Incidents
Medical assist, assist EMS crew 246
Dispatched and cancelled en route 19
Motor vehicle accident with injuries 4
Alarm system activation, no fire - unintentional 3
Motor vehicle accident with no injuries. 3
Water Flow Alarm - unintentional 3
Municipal alarm system, malicious false alarm 2
Smoke detector activation, no fire - unintentional 2
Alarm system sounded due to malfunction 1
Assist police or other governmental agency 1
Building fire 1
Carbon monoxide detector activation, no CO 1
Cooking fire, confined to container 1
False alarm or false call, other 1
Local alarm system, malicious false alarm 1
No incident found on arrival at dispatch address 1
Road freight or transport vehicle fire 1
Smoke detector activation due to malfunction 1
Sprinkler activation, no fire - frozen pipes/heads 1
Unintentional transmission of alarm, other 1
 Grand Total 294

Garfield Township NFIRS Incidents - February 2022



Incident Type Count
Medical assist, assist EMS crew 341
Dispatched and cancelled en route 21
Alarm system activation, no fire - unintentional 5
Motor vehicle accident with injuries 5
Motor vehicle accident with no injuries. 4
Smoke detector activation, no fire - unintentional 4
Water Flow Alarm - unintentional 4
Building fire 3
Public service assistance, other 3
Assist police or other governmental agency 2
Authorized controlled burning 2
Local alarm system, malicious false alarm 2
Municipal alarm system, malicious false alarm 2
Alarm system sounded due to malfunction 1
Carbon monoxide detector activation, no CO 1
Cooking fire, confined to container 1
Electrical rescue, other 1
Extrication of victim(s) from vehicle 1
False alarm or false call, other 1
No incident found on arrival at dispatch address 1
Passenger vehicle fire 1
Road freight or transport vehicle fire 1
Smoke detector activation due to malfunction 1
Smoke or odor removal 1
Sprinkler activation, no fire - frozen pipes/heads 1
Unintentional transmission of alarm, other 1
Vehicle accident, general cleanup 1
Total 412

GTMESA February 2022 - NFIRS Incidents



GRAND TRAVERSE METRO FIRE DEPARTMENT 
From the Desk of Lt. Spencer Scanlon – EMS Director 

FIRE OFFICE 897 Parsons Road ~ Traverse City, MI 49686 

Phone: (231) 947-3000 Fax: (231) 947-8728 ~ Website: www.gtmetrofire.org Email: sscanlon@gtmetrofire.org 

Garfield, 294, 
71%

Eastbay, 73, 
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Acme, 39, 10%

Out of Area, 6, 
1%

GTMESA - February 2022 incidents
412 Total

Garfield Eastbay Acme Out of Area

Station 1, 80, 
19%

Station 8, 46, 
11%

Station 9, 20, 5%

Station 11, 176, 
43%

Station 12, 84, 
20%

Out of Area, 6, 
2%

GTMESA - Incidents by Station February 2022
412 Total

Station 1 Station 8 Station 9 Station 11 Station 12 Out of Area

http://www.gtmetrofire.org/
mailto:sscanlon@gtmetrofire.org
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9-Cardiac or Respiratory Arrest/Death

7-Burns (Scalds) /Explosion

6-Breathing Problems

5-Back Pain (Non-traumatic or Non Recent Tra

4-Assault/Sexual Assault

32-Unknown Problem (Man Down)

31-Unconscious/Fainting (Near)

30-Traumatic Injuries (Specific)

2-Allergies (Reactions)/Envenomations (Stings

29-Traffic/Transportation/Accidents

28-Stroke (CVA)

26-Sick Person (Specific Diagnosis)

25-Psychiatric/ Abnormal Behavior/Suicide Att

23-Overdose / Poisoning (Ingestion)

21-Hemorrhage/Lacerations

1-Abdominal Pain/Problems

19-Heart Problems / A.I.C.D.

18-Headache

17-Falls

16-Eye Problems/Injuries

13-Diabetic Problems

12-Convulsions/Seizures

11-Choking

10-Chest Pain (Non-Traumatic)

TotalGT-GarfieldNature of Call

91

162

22

275

91

162

22

275Total

P-3 Non-Emergent

P-2 Emergency BLS

P-1 Emergency ALS

TotalGT-GarfieldResponse Priority

Garfield Township Responses
February 
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Garfield Twp Response Times February 2022

Priority 1

Response Time Minutes Call Count Cumulative Call Count Percentage Cumulative Percentage

00:00:00 ‐ 00:00:59 1 1 1.20% 1.20%

00:01:00 ‐ 00:01:59 4 5 4.82% 6.02%

00:02:00 ‐ 00:02:59 6 11 7.23% 13.25%

00:03:00 ‐ 00:03:59 11 22 13.25% 26.51%

00:04:00 ‐ 00:04:59 12 34 14.46% 40.96%

00:05:00 ‐ 00:05:59 15 49 18.07% 59.04%

00:06:00 ‐ 00:06:59 10 59 12.05% 71.08%

00:07:00 ‐ 00:07:59 10 69 12.05% 83.13%

00:08:00 ‐ 00:08:59 6 75 7.23% 90.36%

00:09:00 ‐ 00:09:59 4 79 4.82% 95.18%

00:10:00 ‐ 00:10:59 1 80 1.20% 96.39%

00:11:00 ‐ 00:11:59 1 81 1.20% 97.59%

00:14:00 ‐ 00:14:59 1 82 1.20% 98.80%

00:15:00 ‐ 00:15:59 1 83 1.20% 100.00%

Priority 2

Response Time Minutes Call Count Cumulative Call Count Percentage Cumulative Percentage

00:00:00 ‐ 00:00:59 1 1 0.76% 0.76%

00:01:00 ‐ 00:01:59 3 4 2.27% 3.03%

00:02:00 ‐ 00:02:59 8 12 6.06% 9.09%

00:03:00 ‐ 00:03:59 15 27 11.36% 20.45%

00:04:00 ‐ 00:04:59 16 43 12.12% 32.58%

00:05:00 ‐ 00:05:59 15 58 11.36% 43.94%

00:06:00 ‐ 00:06:59 14 72 10.61% 54.55%

00:07:00 ‐ 00:07:59 13 85 9.85% 64.39%

00:08:00 ‐ 00:08:59 10 95 7.58% 71.97%

00:09:00 ‐ 00:09:59 13 108 9.85% 81.82%

00:10:00 ‐ 00:10:59 8 116 6.06% 87.88%

00:11:00 ‐ 00:11:59 5 121 3.79% 91.67%

00:12:00 ‐ 00:12:59 3 124 2.27% 93.94%

00:13:00 ‐ 00:13:59 2 126 1.52% 95.45%

00:14:00 ‐ 00:14:59 3 129 2.27% 97.73%

00:15:00 ‐ 00:15:59 1 130 0.76% 98.48%

00:16:00 ‐ 00:16:59 1 131 0.76% 99.24%

00:18:00 ‐ 00:18:59 1 132 0.76% 100.00%

Priority 3

Response Time Minutes Call Count Cumulative Call Count Percentage Cumulative Percentage

00:00:00 ‐ 00:00:59 0 0 0.00% 0.00%

00:02:00 ‐ 00:02:59 3 3 15.00% 15.00%

00:03:00 ‐ 00:03:59 1 4 5.00% 20.00%

00:04:00 ‐ 00:04:59 1 5 5.00% 25.00%

00:05:00 ‐ 00:05:59 3 8 15.00% 40.00%

00:06:00 ‐ 00:06:59 1 9 5.00% 45.00%

00:07:00 ‐ 00:07:59 2 11 10.00% 55.00%

00:08:00 ‐ 00:08:59 1 12 5.00% 60.00%

00:09:00 ‐ 00:09:59 3 15 15.00% 75.00%

00:10:00 ‐ 00:10:59 1 16 5.00% 80.00%

00:11:00 ‐ 00:11:59 2 18 10.00% 90.00%

00:12:00 ‐ 00:12:59 1 19 5.00% 95.00%

00:18:00 ‐ 00:18:59 1 20 5.00% 100.00%
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Charter Township of Garfield 
Planning Department Report No. 2022-24 

Prepared: March 16, 2022 Pages: 14 

Meeting: March 22, 2022 Township Board Attachments: 

Subject: BATA/TCHC Transit-Oriented Mixed-Use PUD Final Review – Public Hearing/Decision 

Applicant: Bay Area Transportation Authority (BATA)/Traverse City Housing Commission (TCHC) 

Owner: LaFranier Trust Properties, Dixie Roethlisberger 

File No. PUD 2020-02 

Parcel No. 05-023-042-01 (part) and 05-023-042-30

SUBJECT SITE: 

• Northeast corner of LaFranier Road and Hammond Road

o The address for 05-023-042-01 is 2051 N. Garfield Road

o There is no address for 05-023-042-30

• 53.2 acres in area (portion of a 77.1-acre site)

• Currently undeveloped land

• Zoning District – A-Agricultural

• Master Plan – High Density Residential

Aerial image of the subject site (parcel lines highlighted in blue, proposed project site highlighted in red): 

05-023-042-01

G
a

rf
ie

ld
 R

d
 

L
a

F
ra

n
ie

r 
R

d
 

Hammond Rd 

7a.

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


BATA/TCHC Transit-Oriented MU PUD Final Review – Public Hearing/Decision March 22, 2022 Township Board 

Page 2 of 14 
K:\Plan\Applications\2020\PUD 2020-02 BATA HQ Transit-Oriented Mixed-Use Development\PD Report 2022-24 BATA HQ Transit-Oriented 

MUD PUD Final BD PH.docx 

BACKGROUND: 

On January 13, 2021, the Planning Commission received introduction of a Planned Unit Development 

(PUD) application from the Bay Area Transportation Authority (BATA) and the Traverse City Housing 

Commission (TCHC).  The application was accepted by the Planning Commission and a public hearing 

was held on February 10, 2021.  Following the public hearing, the applicant provided updated information 

on the project to the Planning Commission at its regular meetings in March and April. On April 14, 2021, 

the Planning Commission made a site visit to tour the proposed project location. 

 

On May 12, 2021, the Planning Commission approved findings of fact for preliminary approval of the PUD 

and recommended preliminary approval by the Township Board subject to conditions. On May 25, 2021, 

the Township Board granted preliminary approval of the PUD subject to conditions. 

 

An update to the Planning Commission was provided at its meeting on September 8, 2021. Following a 

completeness review by Staff on January 5, 2022, a revised submission for final PUD review was presented 

to the Township on January 28, 2022. On February 9, 2022, the Planning Commission approved findings 

of fact for final approval of the PUD and recommended final approval by the Township Board subject to 

conditions. The Township Board set a public hearing for its regular meeting on March 22, 2022. 

 

PURPOSE OF APPLICATION: 

The joint application from BATA and TCHC proposes a PUD for a transit-oriented, mixed-use development 

that includes the following uses and structures: 

 
Use/Structure Developer 

210 multi-family residential units in five 3-story buildings  

100 studio units (400 sf) – 48% 

70 one-bedroom units (600 sf) – 33% 

40 two-bedroom units (800 sf) – 19% 

TCHC 

15 single-family residential lots  TCHC 

Total: 225 residential units  

56,000-square-foot bus storage garage BATA 

16,000-square-foot bus maintenance facility BATA 

12,000-square-foot administration and dispatch building BATA 

Total: 84,000 square feet  

Possible Future Additions: 26,875 square feet  

Total Possible Buildout: 110,875 square feet  

Transfer station with three 300-square-foot shelters BATA 

400-square-foot bathroom facility BATA 

4,000-square-foot childcare center Not identified 

2,940-square-foot café/neighborhood commercial building Not identified 

 

PROCEDURE: 

PUD applications shall be reviewed in a two-step process in accordance with Section 426.B Preliminary 

Review and Decision and with Section 426.C Final Review and Decision. 

 

On May 25, 2021, preliminary approval of the PUD was granted by the Township Board with conditions. 

The applicant worked to address all conditions of preliminary approval before the application was brought 

back before the Planning Commission for final review and approval of the PUD.  The Planning Commission 

conducted a Final Review, adopted Findings of Fact, and made a recommendation to the Township Board 

at its February 9, 2022 regular meeting. 
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According to Section 426.C(4), the Township Board shall hold a public hearing on the application for final 

review and decision. Following review and public hearing, the Township Board shall deny, approve, or 

approve with final conditions the request for final planned unit development approval. Approval of a 

planned unit development shall be incorporated in a Report and Decision Order that shall include the 

decision, the basis for the decision and any final conditions imposed. 

 

RECOMMENDATION FOR FINAL APPROVAL WITH CONDITIONS: 

At its meeting on February 9, 2022, the Planning Commission recommended final approval of the PUD to 

the Township Board subject to conditions.  The conditions are listed below with response made by the 

applicant: 

 

1. The approval is for a transit-oriented, mixed use Planned Unit Development comprised of the 

following uses:  

a. 210 multi-family residential units in five 3-story buildings  

b. 15 single-family residential lots  

c. An institutional use comprised of the following:  

i. Administration office  

ii. Bus storage garage  

iii. Bus maintenance facility  

iv. Dispatch facility  

d. Bus transfer station with three shelters and bathroom facility  

e. Childcare center  

f. Neighborhood commercial building permitting the following uses:  

i.  Financial institution without drive-through  

ii. Medical office, clinic  

iii. Office  

iv. Café, without drive-through. An establishment where food and drinks are 

prepared, served, and consumed, mostly within the principal building such as 

lunch counters, dairy bars, coffee shops, and other similar establishments.  

v. Retail, low volume. The sale or rental of good or merchandise, including the 

rendering of services incidental to the sale of such goods, taking place in a building 

of less than five thousand (5,000) square feet. Low volume retail primarily services 

residents of the surrounding neighborhood.  

vi. Service establishment, personal. Establishments primarily engaged in providing 

services involving the care of a person or their goods such as beauty shops, barber 

shops, laundry facility, jewelry repair shops, dry cleaning establishment (pickup 

only), and shoe repair, excluding the processing of physical materials. 

 

This is a statement of proposed uses only. Recommended as a condition of final 

approval. 

  

2. To ensure compliance with PUD eligibility requirements, after TCHC receives LIHTC Reservation 

Letter from MSHDA or equivalent grant award, BATA may begin construction of bus storage 

garage, bus maintenance garage, administration building, transfer station, and open space 

improvements in the Transit Phase. A copy of the LIHTC Reservation Letter from MSHDA or 

equivalent grant award shall be provided to the Township Board upon receipt by TCHC. TCHC 

must commence housing construction before BATA may make a request for Certificate of 

Occupancy. BATA must complete the transfer station and open space improvements in the Transit 

Phase at the same time or before completion of the bus storage garage, bus maintenance garage, 

and administration building. 
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This statement has been provided in the Exhibit C – Proposed Development 

Schedule in the agreement between the two applicants. Recommended as a 

condition of final approval. 

 

3. Planned phased construction of the residential housing shall be noted on the plan. 

 

Phasing of multi-family housing has been noted on Sheets C4.0 and C4.1. 

Condition has been met. 

 

4. Upon purchase of the subject parcels by the applicant, the declaration of conservation easement 

shall be recorded with copies provided to the Township.  

 

Executed declaration of conservation easements will be provided upon property 

purchase. Recommended as a condition of final approval. 

 

5. All defeasible references and covenants shall be removed from both cross-access easement grants. 

Both easement grants shall provide descriptions of Parcel B. 
 

Executed easement grants with revised language will be provided upon property 

purchase. Recommended as a condition of final approval. 

 

6. A pedestrian path connection is required between the BATA transfer station and the main BATA 

facility. 

 

An additional pedestrian path has been proposed on Sheet C4.1. Condition has 

been met. 

 

7. The applicant shall participate in construction of a crosswalk across LaFranier Road. 

 

Crosswalk construction has been noted on Sheet C4.0. Condition has been met. 

 

8. All buses are to be parked indoors.  

 

Indoor parking of buses during non-business hours has been noted on Sheet C4.2. 

Condition has been met. 

 

9. Parking conditions for the first phase of the multi-family residential housing shall be reviewed 

prior to issuing a land use permit for second phase of the multi-family residential housing. 

 

Review of parking conditions after Phase I of residential housing has been noted 

on Sheets C1.1 and C4.1. Condition has been met. 

 

10. Proposed monument sign “A” shall be reduced to 40 square feet in area and the directional sign 

“B” on LaFranier Road shall be removed or altered to reflect emergency drive only. 

 

An updated Signage Plan has been proposed which addresses these items. 
Condition has been met. 

 

11. Approval of the land division of the subject parcels to conform to the site plan configuration of the 

Planned Unit Development. 
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Land divisions will have to be reviewed and approval by Township will occur 

following purchase of property. Recommended as a condition of final approval. 

 

12. Establishing any site condominiums require review and approval by the Township prior to 

recording. 

 

Site condominium review and approval by Township will occur following 

purchase of property. Recommended as a condition of final approval. 

 

13. Any outstanding conditions of the final engineering reviews shall be met. 

 

All engineering reviews are complete. After submission of updated stormwater 

information by the Applicant, the Township Engineer has provided a review letter 

dated March 16, 2022. Recommended as a condition of final approval. 

 

 

FINDINGS OF FACT:  

The following Findings of Fact were approved by the Planning Commission at its meeting on February 9, 

2022: 

 

1) An application was presented to develop a transit-oriented, mixed-use PUD highlighted by transit 

and residential uses. PUD application and eligibility was evaluated and determined in PD Report 

2021-7 and accepted by the Planning Commission on January 13, 2021. Following a 

recommendation by the Planning Commission, the Township Board granted Preliminary Approval 

of the PUD on May 25, 2021. 

2) The proposed development will be comprised of 210 multi-family residential units in five 3-story 

buildings; 15 single-family residential lots; bus storage garage; bus maintenance facility; bus 

administration and dispatch building; transfer station with three shelters and bathroom facility; 

childcare center; and café/neighborhood commercial building. 

3) The proposed development is to be located on 53.2 acres at the northeast corner of LaFranier Road 

and Hammond Road. 

 

In its review of a PUD application the Township shall, at a minimum, consider the criteria as defined in 

Section 426.E(1) Scope of Authority – Uses through Section 426.E(4) Criteria. 

 

(1) Scope of Authority - Uses 

A planned unit development may include any principal and other use(s) permitted by right, permitted under 

special condition or permitted by special use permit in the zoning district where the land is located. The 

Township Board may also authorize principal and other uses not permitted in the zoning district where the 

land is located, provided appropriate findings of fact are made demonstrating that: 

 

(a) The proposed uses, within the context of the overall development plan, are harmonious and 

compatible with the planned uses of the site and the surrounding area, as provided for within 

the master plan 

 

The proposed uses include a mix of residential, industrial/institutional, and commercial 

including multi-family and single-family residential housing units, BATA headquarters 

building, bus maintenance garage, storage facility, transfer station, driver’s restroom building, 

childcare center, and café. 
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The current zoning of the site is A-Agricultural, and the Future Land Use designation is High-

Density Residential, 6-10 units per acre.  Multi-family residential housing is not permitted in 

the A-Agricultural district but is permitted in the R-3 Multi-Family Residential district, which 

is the most compatible zoning district to the Future Land Use designation of High-Density 

Residential.  From the Master Plan description for the High-Density Residential designation: 

“This designation 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 BATA headquarters building, the bus maintenance garage, and storage facility all include 

elements of office, institutional, and industrial uses.  Institutional Uses and Structures are 

permitted by Special Use Permit in the A-Agricultural district.  Across Hammond Road, the 

zoning is I-G General Industrial.  The bus maintenance garage is the most industrial use 

proposed and it would face these sites zoned as I-G on the other side of Hammond Road. 

Furthermore, all BATA facilities will only be accessible off Hammond Road, except for an 

emergency entrance off LaFranier Road. 

 

The transfer station and the driver’s restroom building also include some elements of 

institutional uses.  The childcare center is permitted in the A-Agricultural district.  Cafés or 

restaurants are not permitted in the A-Agricultural district, but the café as proposed would 

function as complementary to the housing and transfer station and help reinforce the concept 

of transit-oriented development as described in this proposal. While a café is planned, this 

commercial use designation has been expanded to include the following uses: financial 

institution without drive-through, medical office clinic, office, café/restaurant without drive-

through, low volume retail, personal service establishment. 

 

Pedestrian connections are provided through a wetland area at the center of the development, 

which provides an aesthetic buffer and diminishes any negative impacts between uses.   

 

Overall, the complete proposal presents a mix of uses which are complementary with one 

another, compatible with surrounding existing and planned development, and may be 

considered as an opportunity for innovative transit-oriented development which is not 

achievable under any single zoning district. 

 

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

plan; and 

 

The Future Land Use designation for the site is High-Density Residential at 6-10 units per acre.  

The Master Plan description for the High-Density Residential Future Land Use designation 

states that: “Zoning district regulations should 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.”  The PUD process allows 

this flexibility and allows the Planning Commission to consider the impact of this proposed 

development on neighborhood character, the environment, and other factors. 

 

The residential phase of the proposed development includes 15 single-family lots and 5 three 

story multi-family buildings with 210 residential units. The 225 total residential units proposed 

on the 19.9 acres of the residential phase equals 11.3 units per acre while preserving 11.2 acres 

of wetland area. The overall density of the proposed development is 4.2 units per acre.  
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(c) In areas where the surrounding lands have been substantially developed in accordance with a 

particular land use character, pattern and density, the planned unit development shall be 

consistent and compatible with that existing land use character, pattern and density. 

 

The proposed uses in this application would be developed in accordance with the land use 

character of the neighborhood.  North of the project site is the approved Village at LaFranier 

Woods PUD senior living complex and the approved Prince of Peace church.  South of the 

project site is the Hammond Commerce Center industrial park.  The proposed uses in this 

application offer the opportunity for a cohesive development that provides a transition to the 

uses on adjacent sites. 

 

Location Uses Type of Uses 

North of project site Village at LaFranier Woods PUD 

(approved); Prince of Peace 

church (approved) 

High-Density Residential; 

Institutional 

Project site (northern 

portion) 

Residential: high-density and 

single-family mix, transfer 

station, childcare center, café  

High-Density Residential; 

Single-Family Residential; 

Institutional; Commercial 

Project site (southern 

potion) 

BATA headquarters and 

maintenance / storage 

Institutional / Industrial 

South of project site Hammond Commerce Center 

industrial park 

Industrial 

 

(2) Scope of Authority – Dimensional Standards 

A planned unit development may alter and establish lot size limits, required facilities, buffers, open space 

areas, density limits, setback requirements, height limits, building size limits, off-street parking regulations, 

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. 

 

The Planning Commission has adjusted a limited number of dimensional standards as appropriate 

to allow for an improved design and layout. For the multi-family residential parking, the Planning 

Commission has accepted a measurement of one parking space per bedroom which creates a 

parking minimum of 250 parking spaces. The plan proposes a parking configuration that amounts 

to 260 parking spaces.  Parking conditions will be reviewed prior to issuing a land use permit for 

the second phase of the multi-family residential development. 

 

(3) Objectives 

The following objectives shall be considered in reviewing any application for a planned unit development: 

 

(a) To permit flexibility in the regulation of land development 

 

The project proposes a mix of uses which are not achievable under any single zoning district 

and which may be considered using the flexibility in regulation offered by the PUD process. 

 

(b) To encourage innovation in land use and variety in design, layout, and type of structures 

constructed 

 

The proposed project provides an opportunity for transit-oriented development which would 

be an innovative land use in the Township with a unique design and layout. 
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(c) To achieve economy and efficiency in the use of land, natural resources, energy, and the 

providing of public services and utilities 

 

The transit-oriented development approach offers the possibility to locate people and services 

near a transit hub, allowing for access to other places throughout the region and encouraging 

efficiency in land use and the provision of public transit service. 

 

(d) To encourage useful open space; to provide improved housing, employment, and shopping 

opportunities particularly suited to the needs of the Grand Traverse Region 

 

The proposed park area and trail connections between the Residential phase area to the Transit 

phase area provide useable open space. The housing component and the transit-orient 

development approach offer the potential to provide improved housing and access to other 

opportunities throughout the Grand Traverse region. 

 

(e) To encourage the innovative use, re-use, and improvement of existing sites and buildings; and 

 

The proposed project provides an opportunity for transit-oriented development which 

encourages the innovative use of sites. 

 

(f) To permit development in accordance with the policies and objectives of the Charter Township 

of Garfield Master Plan. 

 

The complete proposal presents an overall mix of uses which are complementary with one 

another, compatible with surrounding existing and planned development, and may be 

considered as an opportunity for innovative transit-oriented development which is not 

achievable under any single zoning district.  The Township Master Plan also includes several 

implementation objectives for housing which may be advanced by this project, including: 

 

• “Continue to implement zoning incentives such as density bonuses to encourage the 

development community to include particular housing types in high demand in the 

Township, such as single-bedroom apartment units and accessible housing options for 

seniors and individuals with disabilities.” 

• “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.” 

• “Continue to incorporate subsidized units in developments via state and federally 

administered programs.” 

 

(4) Criteria 

In order to foster the attractiveness of a planned unit development and its surrounding neighborhoods, 

preserve property values, provide an efficient road and utility network, ensure the movement of traffic, 

implement comprehensive planning, and better serve the public health, safety, and general welfare, the 

following criteria apply to planned unit developments. These criteria shall neither be regarded as inflexible 

requirements, nor are they intended to discourage creativity or innovation. 

 

(a) The uses will be compatible with the natural environment, and with adjacent and surrounding land 

uses and properties, and will not have an adverse economic, social or environmental impact on 

adjacent and surrounding land uses and properties; 
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• Finding: The Planning Commission finds that this standard HAS BEEN MET because the 

application proposes a variety of uses, including workforce housing and transit operations, 

while providing a transition from industrial to multiple family residential uses. The 

application proposes residential, industrial/institutional, and commercial as the mix of uses 

for the site including TCHC residential housing buildings, BATA headquarters building 

and bus maintenance and storage facility, a bus transfer station with three shelters and 

bathroom facility, a childcare center, and a café.  Collectively, these uses create a transit-

oriented, mixed-use development, which is a type of urban development that includes 

residential, business, and other uses within walking distance of a central transit stop. 

 

The proposed transit-oriented design of the development presents an innovative and unique 

approach for this community.  A goal of the overall development is to have the residents 

live next to a bus transfer station and take public transit to work or to other day-to-day 

destinations. 

 

The BATA headquarters building, the bus maintenance garage, and storage facility all 

include elements of office, institutional, and industrial uses.  Institutional Uses and 

Structures are permitted by Special Use Permit in the A-Agricultural district.  Across 

Hammond Road, the zoning is I-G General Industrial.  The bus maintenance garage is the 

most industrial use proposed and it would face these sites zoned as I-G on the other side of 

Hammond Road. Furthermore, all BATA facilities will only be accessible off Hammond 

Road, except for an emergency entrance off LaFranier Road. 

 

Pedestrian connections are provided through a wetland area at the center of the 

development, which provides an aesthetic buffer and diminishes any negative impacts 

between uses.   

 

The site possesses natural features including forested and open wetlands. A significant part 

of the natural features is to be preserved and provide an aesthetic and recreational asset to 

the overall development. 

 

(b) The uses will be compatible with the capacity of existing public services and facilities, or of planned 

and feasible future public services and facilities, and such use is consistent with the public health, 

safety and welfare of the Township residents; 

 

• Finding: The Planning Commission finds that the standard HAS BEEN MET because the 

proposed development is in an area with a variety of existing residential, industrial, and 

commercial uses and served by existing available services. Engineering reviews were 

completed to ensure that water and sewer service, road design, and emergency service 

requirements have been fully met. 

 

(c) The uses and development are warranted by the design of additional amenities made possible with, 

and incorporated by, the development proposal; 

 

• Finding: The Planning Commission finds that this standard HAS BEEN MET. The 

proposed development includes complimentary uses for residents and workers including a 

bus transfer station, a childcare center, and a café. Outdoor amenities include a large natural 

conservation area, walking paths and boardwalks, play area, gazebo, pergola, and bird 

watching platform.  
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(d) Insofar as practicable, the landscape shall be preserved in its natural state by minimizing tree and 

soil disturbance and removal; 

 

• Finding: The Planning Commission finds that this standard HAS BEEN MET. The 

proposed development has an extensive landscaping plan that utilizes existing trees where 

possible and provides landscaped buffers with adjacent properties. Approximately 20 acres 

of preserved open space, including wetlands will be protected with a conservation 

easement.  The recording of the conservation easement shall occur after the subject parcels 

are purchased by the applicant. 

 

(e) Existing important natural, historical and architectural features within the development shall be 

preserved; 

 

• Finding: The Planning Commission finds that the standard HAS BEEN MET because the 

applicant has provided open space on the property. A wetland delineation for the site has 

been verified to ensure that wetland setback requirements are met to help preserve these 

important natural features. There are no known historical or architectural features on the 

site. 

 

(f) Proposed buildings shall be sited harmoniously to the terrain and to other buildings in the vicinity 

that have a visual relationship to the proposed buildings; 

 

• Finding: The Planning Commission finds that the standard HAS BEEN MET because the 

residential buildings and childcare center on the northern portion of the site will be 

designed around a central open space in a design harmonious with one another while the 

bus headquarters and maintenance facilities will be on the southern portion of the site 

facing Hammond Road and the industrial park on the south side of the road. 

  

(g) With respect to vehicular and pedestrian circulation and parking, special attention shall be given 

to the location and number of access points to public streets, minimizing potential motorized/non-

motorized conflict points, width of interior drives and access points, general interior circulation, 

separation of pedestrian and vehicular traffic, and the arrangement of parking areas that are safe 

and convenient and, insofar as is practicable, do not detract from the design of proposed structures 

and neighboring properties; 

 

• Finding: The Planning Commission finds that the standard HAS BEEN MET because the 

proposed roadways, drives, sidewalks, and walking paths are laid out in a cohesive manner, 

including safe and separate areas for pedestrians and vehicles. The Zoning Ordinance 

allows for one access drive from the parent parcel to Hammond Road and two access drives 

from the parent parcel to LaFranier Road, on either side of the wetlands. The site plan 

shows the housing, bus transfer station, and associated uses will be accessed from 

LaFranier Road. The bus administration, storage, and maintenance facility will be accessed 

from Hammond Road with an emergency only access on LaFranier Road. The Grand 

Traverse County Road Commission has approved driveway access for the site. All buses 

are to be parked indoors.  

 

(h) Landscaping is provided to ensure that proposed uses will be adequately buffered from one another 

and from surrounding public and private property and, where applicable, to create a pleasant 

pedestrian scale outdoor environment;  
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• Finding: The Planning Commission finds that the standard HAS BEEN MET because 

consistent landscaping is proposed that is attractive and serves to provide buffers where 

needed.   

 

(i) The development consolidates and maximizes useable open space; 

 

• Finding: The Planning Commission finds that the standard HAS BEEN MET because the 

development plan provides approximately 16 acres of useable open space. Common areas 

and activities have also been identified, including walking paths and boardwalks, play area, 

gazebo, pergola, and bird watching platform. 

 

(j) The benefits of the development are not achievable under any single zoning classification; and  

 

• Finding: The Planning Commission finds that the standard HAS BEEN MET because the 

development plan presents an innovative transit-oriented, mixed-use development which 

is not achievable under any single zoning district. 

 

The development proposes residential, industrial/institutional, and commercial as the mix 

of uses for the site including TCHC residential housing buildings, BATA headquarters 

building and bus maintenance and storage facility, a bus transfer station, a driver’s restroom 

building, a childcare center, and a café. Collectively, these uses create a transit-oriented, 

mixed-use development, which is a type of urban development that includes residential, 

business, and other uses within walking distance of public transport, such as a central 

transit stop. It aims to increase public transport ridership by reducing the use of private cars 

and by promoting sustainable urban growth. 

 

Collectively, the proposed development includes the following unique aspects: 

i. Housing next to the bus transfer station allows residents and neighbors to take 

public transit to work or to other day-to-day destinations. 

ii. Locating the bus transfer station on the same site as BATA headquarters affords 

improved operations as the regional transit provider all at one location. 

iii. Housing on the same site may provide a residential opportunity for BATA 

employees. 

iv. The childcare center and supportive neighborhood commercial uses benefit 

residents, employees, and neighbors. 

v. The site is designed as a well-planned campus that includes useable open space 

features. 

 

(k) The development is compatible with the intent and purpose of the adopted master plan. 

 

• Finding: The Planning Commission finds that the standard HAS BEEN MET because the 

complete proposal presents an overall mix of uses which are complementary with one 

another and are compatible with the surrounding existing and planned development.  The 

adopted Master Plan also states several implementation objectives for housing which may 

be advanced by this project, including the following objective: 

 

Continue to use the Township’s Zoning Ordinance to encourage a wide 

variety of housing type and densities, as well as the mixing of residential 

uses with commercial and light-industrial uses where compatible. 
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The site is located within an area of other compatible institutional uses, including the Grand 

Traverse County Road Commission, Cherryland Humane Society, Prince of Peace Church 

(approved site plan), Grand Traverse County Health Department, and the Grand Traverse 

County Public Services Building. 

 

The residential phase includes 15 single-family lots and 5 three story multi-family 

buildings with a total of 210 residential units. The 225 total residential units proposed on 

the 31.7-acre residential phase equals 7.1 units per acre. 

 

ACTION REQUESTED: 

The following motion is offered for consideration: 

 

MOTION THAT the Findings of Fact for application PUD 2020-02, as presented in 

Planning Department Report 2022-24, BE ADOPTED. 

 

The following motion is to grant final approval for the project in accordance with Section 426 of the Zoning 

Ordinance, subject to the conditions as noted. 

 

MOTION THAT Application PUD 2020-02, submitted by the Bay Area Transportation 

Authority and the Traverse City Housing Commission for a transit-oriented, mixed-use 

Planned Unit Development, BE APPROVED, subject to the following conditions: 

 

1. The approval is for a transit-oriented, mixed use Planned Unit Development 

comprised of the following uses: 

a. 210 multi-family residential units in five 3-story buildings 

b. 15 single-family residential lots 

c. An institutional use comprised of the following: 

i. Administration office 

ii. Bus storage garage 

iii. Bus maintenance facility 

iv. Dispatch facility 

d. Bus transfer station with three shelters and bathroom facility 

e. Childcare center 

f. Neighborhood commercial building permitting the following uses: 

i. Financial institution without drive-through 

ii. Medical office, clinic 

iii. Office 

iv. Café, without drive-through. An establishment where food and drinks 

are prepared, served, and consumed, mostly within the principal 

building such as lunch counters, dairy bars, coffee shops, and other 

similar establishments. 

v. Retail, low volume. The sale or rental of good or merchandise, 

including the rendering of services incidental to the sale of such goods, 

taking place in a building of less than five thousand (5,000) square 

feet. Low volume retail primarily services residents of the surrounding 

neighborhood. 

vi. Service establishment, personal. Establishments primarily engaged in 

providing services involving the care of a person or their goods such 

as beauty shops, barber shops, laundry facility, jewelry repair shops, 

dry cleaning establishment (pickup only), and shoe repair, excluding 

the processing of physical materials. 
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2. To ensure compliance with PUD eligibility requirements, after TCHC receives 

LIHTC Reservation Letter from MSHDA or equivalent grant award, BATA may 

begin construction of bus storage garage, bus maintenance garage, administration 

building, transfer station, and open space improvements in the Transit Phase. A 

copy of the LIHTC Reservation Letter from MSHDA or equivalent grant award 

shall be provided to the Township Board upon receipt by TCHC. TCHC must 

commence housing construction before BATA may make a request for Certificate 

of Occupancy. BATA must complete the transfer station and open space 

improvements in the Transit Phase at the same time or before completion of the 

bus storage garage, bus maintenance garage, and administration building. 

3. Upon purchase of the subject parcels by the applicant, the declaration of 

conservation easement shall be recorded with copies provided to the Township.  

4. All defeasible references and covenants shall be removed from both cross-access 

easement grants. Both easement grants shall provide descriptions of Parcel B. 
Upon purchase of the subject parcels by the applicant, the easement grants shall be 

reviewed by the Township and shall be recorded with copies provided to the 

Township. 

5. Approval of the land division of the subject parcels to conform to the site plan 

configuration of the Planned Unit Development. 

6. Establishing any condominiums require review and approval by the Township 

prior to recording. 

7. The requirements of the Township Engineer (GFA) review letter dated March 16, 

2022 shall be met. 

8. 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 within thirty (30) days 

of final approval by the Township or approval shall be considered to have expired. 

 

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

 

Attachments: 

Documentation from Mansfield Land Use Consultants dated March 11, 2022, including the following 

information: 

1. Phasing Plan 

a. Joint Development Agreement including Exhibit C - Proposed Development Schedule 

2. EGLE Wetland Identification Report 

a. Wetland delineation verification by the Michigan Department of Environment, Great 

Lakes, and Energy (EGLE) dated July 14, 2021 

3. Declaration of Conservation Easement 

4. Easement Grants 

a. Easement grants providing cross access to adjacent properties  

5. Traffic Impact Review 

a. Traffic Impact Study prepared by Progressive AE – March 5, 2021 (Summary only) 

b. Traffic Impact Study Review prepared by OHM – April 28, 2021 

c. Response to Traffic Impact Study Review prepared by Progressive AE – May 5, 2021 

6. Parking Program for Carriage Flats (Multi-Family Housing) 
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7. Agency Review Letters 

a. Grand Traverse County Road Commission Permit – January 3, 2022 

b. Grand Traverse Metro Fire Department Reviews – ID # P-1262-M7008 – August 26, 2021 

and November 1, 2021 

c. Township Engineer (GFA) – Stormwater and Private Road Reviews – January 4, 2022, 

January 21, 2022, and March 16, 2022 

d. Township Engineer (GFA) – Water and Sewer Review – January 3, 2022 

e. Grand Traverse County Soil Erosion & Sedimentation Control – November 18, 2021 

8. BATA/TCHC PUD Plan Set – March 11, 2022 – Excerpt 



1. Phasing Plan

































EXHIBIT C 

PHASE 1 PROPOSED DEVELOPMENT SCHEDULE 

May 2021 PUD Preliminary Approval 

September 30, 2021 BATA and TCHC extend purchase agreement 

October 1, 2021 TCHC submits two 9% LIHTC Applications to MHSDA 

March 2022 PUD Approval* 

January 2022 First Opportunity to Receive Reservation Letter from MSHDA 

Post PUD Approval  BATA and TCHC acquire Property, and places deed restrictions* 

Winter 2022 TCHC Applies for subsidy resources from other funders 

April 1, 2022 TCHC resubmits 9% LIHTC Application to MHSDA, as needed  

June 1, 2022 
TCHC Executes Agreement with Habitat for Humanity Grand Traverse for 
Single Family Housing Component 

Spring 2022  TCHC Applies for Bond Financing 

June 30, 2022 Second Opportunity to Receive Reservation Letter from MSHDA** 

Summer 2022 (Potentially) 
After TCHC receives LIHTC 
Reservation Letter from 
MSHDA or equivalent grant 
award** 

To ensure compliance with PUD eligibility requirements, BATA may 
begin construction of bus storage garage, bus maintenance garage, 
administration building, transfer station, and open space improvements in 
the Transit Phase. TCHC must commence housing construction before 
BATA may make a request for Certificate of Occupancy. BATA must 
complete the transfer station and open space improvements in the Transit 
Phase at the same time or before completion of the bus storage garage, bus 
maintenance garage, and administration building. 

August 1, 2022 
TCHC assigns to Development Assignee and Development Assignee 
initiates development activities to fulfill PUD requirements 

September/October 2023 BATA request for Certificate of Occupancy 

December 2024— 
June 2025 

TCHC (or other developer) request for Certificate of Occupancy for 1st 
Building 

 

 

* Will be adjusted as necessary.  

** A copy of the LIHTC Reservation Letter from MSHDA or equivalent grant award shall be provided to 
the Township Board upon receipt by TCHC. 





2. EGLE Wetland Identification Report













3. Declaration of Conservation Easement
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DECLARATION OF CONSERVATION RESTRICTION 
 
 

 This Declaration of Conservation Restriction is created this _____ day of 
_______________, 2021, by ______________________, whose address is 
______________________________ (hereinafter “Grantor”) based upon the following terms and 
conditions. 
 
 WHEREAS, Grantor is the fee simple title holder of real property located in Garfield 
Township, Grand Traverse County, State of Michigan, legally described in Exhibit “A” (“the 
Premises”); and 
 
 WHEREAS, there are areas on the Premises which contain regulated wetlands which are 
protected under Part 303 of the Natural Resources and Environmental Protection Act, P.A. 451 of 
1994, as amended (hereinafter “Part 303”) and delineated on the attached Exhibit “B” (“the 
Restricted Area”); and 
 
 WHEREAS, Grantor has agreed to place this Conservation Restriction to prevent and 
preclude any dredging, filling or construction within the described Restricted Area. 
 
 NOW, THEREFORE, the Grantor agrees, covenants and permits the following: 
 

1. Grantor means the Grantor referenced herein as current title holder, as well as any 
of Grantor’s successors, assigns or future owners of the Premises, it being the intent that the 
covenants created by this instrument shall run with the land. 

 
2. The Restricted Area shall remain in as close to its current natural state as a wetland 

as natural circumstances will allow.  Grantor shall not be required to improve or otherwise enhance 
the wetland features. 

 
3. Grantor agrees that it shall not dredge, fill or construct any improvement within the 

Restricted Area unless otherwise authorized by Garfield Township and the Michigan Department 
of Environment, Great Lakes and Energy pursuant to valid and authorized permits pursuant to all 
local, state, and federal laws and regulations. 

 
4. Grantor shall not be required to restore the Restricted Area if alterations resulting 

from causes beyond Grantor’s control occur, including, but not limited to, unauthorized actions by 
third parties that were not reasonably foreseeable; natural causes or natural disasters (such as 
unintentional fires, floods, storms or natural earth movement). 
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5. This Agreement shall run with the land and be binding upon the successors and 

assigns of the Grantor and shall run with the land in perpetuity unless modified or terminated with 
written permission from the Garfield Township Board of Trustees. 

 
6. This Agreement shall be construed in accordance with Michigan law.   All legal 

action related to this Conservation Restriction must be filed and pursued in a Michigan state court 
of appropriate jurisdiction. 

 
      GRANTOR: 
 
 
      ____________________________________ 
 
STATE OF MICHIGAN        ) 

)ss. 
COUNTY OF     ) 
 
 

On this _____ day of _______________, 2021, before me, a Notary Public, personally 
appeared _________________________, who executed the above and acknowledged the same to 
be his free act and deed. 
 

 __________________________________________ 
    , Notary Public 

 County of: 
 My Commission Expires: 
 Acting in County of: 

  
Prepared by and 
When recorded return to: 
Joseph E. Quandt 
Kuhn Rogers, PLC 
412 S. Union Street 
Traverse City, MI  49684 
(231) 947-7900 
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EXHIBIT A 
 
CONSERVATION EASEMENT: 
A CONSERVATION EASEMENT IN PART OF THE SOUTH HALF OF THE SOUTHEAST 
QUARTER OF SECTION 23, TOWN 27 NORTH, RANGE 11 WEST, GARFIELD 
TOWNSHIP, GRAND TRAVERSE COUNTY MICHIGAN BEING DESCRIBED AS 
FOLLOWS: 
COMMENCING AT THE SOUTH QUARTER CORNER OF SECTION 23; THENCE N00° 
57' 31"E, 449.86 FEET ALONG THE NORTH-SOUTH QUARTER LINE OF SECTION 23; 
THENCE S89° 02' 29"E, 33.00 FEET TO THE EAST RIGHT-OF-WAY OF LaFRANIER ROAD 
AND THE POINT OF BEGINNING; THENCE N00° 57' 31"E, 104.33 FEET ALONG SAID 
RIGHT-OF-WAY; THENCE N88° 15' 42"E, 158.20 FEET; THENCE N51° 45' 29"E, 151.16 
FEET; THENCE N04° 48' 45"E, 82.97 FEET; THENCE S84° 30' 15"E, 418.02 FEET; THENCE 
N23° 35' 19"E, 39.85 FEET; THENCE N61° 31' 06"E, 101.00 FEET; THENCE S88° 53' 23"E, 
409.20 FEET; THENCE N26° 41' 46"E, 296.88 FEET; THENCE N88° 49' 12"E, 96.35 FEET; 
THENCE N07° 49' 05"W, 239.25 FEET; THENCE S88° 17' 01"E, 1142.35 FEET ALONG 
THE SOUTH ONE-EIGHTH LINE OF SECTION 23 TO THE WEST RIGHT-OF-WAY OF 
GARFIELD ROAD; THENCE S01° 03' 06"W, 336.25 FEET ALONG SAID RIGHT-OF-WAY; 
THENCE S82° 32' 38"W, 350.87 FEET; THENCE S57° 35' 21"W, 510.57 FEET; THENCE 
N89° 12' 49"W, 680.15 FEET; THENCE S00° 07' 20"W, 555.18 FEET TO THE NORTH 
RIGHT-OF-WAY OF HAMMOND ROAD; THENCE N88° 13' 41"W, 132.29 FEET ALONG 
SAID RIGHT-OF-WAY; THENCE N09° 56' 09"E, 408.06 FEET; THENCE N44° 14' 49"W, 
247.72 FEET; THENCE N89° 42' 49"W, 262.14 FEET; THENCE N72° 22' 15"W, 169.41 
FEET; THENCE S65° 23' 44"W, 98.90 FEET; THENCE S14° 24' 00"W, 58.78 FEET; THENCE 
S51° 21' 36"W, 221.84 FEET; THENCE N86° 21' 51"W, 152.35 FEET TO THE POINT OF 
BEGINNING. 
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A CONSERVATION EASEMENT IN PART OF THE
SOUTH HALF OF THE SOUTHEAST QUARTER OF
SECTION 23, TOWN 27 NORTH, RANGE 11 WEST,
GARFIELD TOWNSHIP, GRAND TRAVERSE
COUNTY MICHIGAN BEING DESCRIBED AS
FOLLOWS:
COMMENCING AT THE SOUTH QUARTER CORNER
OF SECTION 23; THENCE N00° 57' 31"E, 449.86
FEET ALONG THE NORTH-SOUTH QUARTER LINE
OF SECTION 23; THENCE S89° 02' 29"E, 33.00 FEET
TO THE EAST RIGHT-OF-WAY OF LaFRANIER ROAD
AND THE POINT OF BEGINNING; THENCE N00° 57'
31"E, 104.33 FEET ALONG SAID RIGHT-OF-WAY;
THENCE N88° 15' 42"E, 158.20 FEET; THENCE N51°
45' 29"E, 151.16 FEET; THENCE N04° 48' 45"E, 82.97
FEET; THENCE S84° 30' 15"E, 418.02 FEET; THENCE
N23° 35' 19"E, 39.85 FEET; THENCE N61° 31' 06"E,
101.00 FEET; THENCE S88° 53' 23"E, 409.20 FEET;
THENCE N26° 41' 46"E, 296.88 FEET; THENCE N88°
49' 12"E, 96.35 FEET; THENCE N07° 49' 05"W,
239.25 FEET; THENCE S88° 17' 01"E, 1142.35 FEET
ALONG THE SOUTH ONE-EIGHTH LINE OF SECTION
23 TO THE WEST RIGHT-OF-WAY OF GARFIELD
ROAD; THENCE S01° 03' 06"W, 336.25 FEET
ALONG SAID RIGHT-OF-WAY; THENCE S82° 32'
38"W, 350.87 FEET; THENCE S57° 35' 21"W, 510.57
FEET; THENCE N89° 12' 49"W, 680.15 FEET; THENCE
S00° 07' 20"W, 555.18 FEET TO THE NORTH
RIGHT-OF-WAY OF HAMMOND ROAD; THENCE
N88° 13' 41"W, 132.29 FEET ALONG SAID
RIGHT-OF-WAY; THENCE N09° 56' 09"E, 408.06
FEET; THENCE N44° 14' 49"W, 247.72 FEET; THENCE
N89° 42' 49"W, 262.14 FEET; THENCE N72° 22'
15"W, 169.41 FEET; THENCE S65° 23' 44"W, 98.90
FEET; THENCE S14° 24' 00"W, 58.78 FEET; THENCE
S51° 21' 36"W, 221.84 FEET; THENCE N86° 21' 51"W,
152.35 FEET TO THE POINT OF BEGINNING.
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4. Cross Access Easements
-Prince of Peace 
-Reenders, Inc.







 

 

 

 

 

DEFEASIBLE EASEMENT GRANT 

This Defeasible Easement Grant (this “Grant”), dated as of November 24, 2021 (the 
“Effective Date”), is made by the Traverse City Housing Commission, or its authorized assignee 
(hereinafter, the “Grantor”), for the benefit of Prince of Peace Evangelical Lutheran Church of 
Traverse City, Michigan (hereinafter, the “Grantee”). 

WITNESSETH: 

WHEREAS, Grantor is the prospective purchaser of certain land located in Garfield 
Township, Grand Traverse County, Michigan, hereinafter referred to as “Parcel A” and more 
particularly described by a metes and bounds description set forth on Exhibit A attached hereto 
and made a part hereof; 

WHEREAS, subject to Grantor’s acquisition of Parcel A and Garfield Township’s 
Planning Commission’s and Board’s (collectively, the “Township”) approval, Grantor intends to 
develop, in cooperation with other parties, a transit-oriented, mixed-use development consistent 
with the terms of that certain Planned Unit Development 2020-02 and any conditions required 
therewith; 

WHEREAS, Grantee is the fee owner or future fee owner of certain land located in Garfield 
Township, Grand Traverse County, Michigan and sharing the northern boundary of Parcel A with 
Grantor, hereinafter referred to as “Parcel B”; 

WHEREAS, Grantor is required by the Township to provide appropriate points of ingress 
and egress to Grantee and its licensees, invitees, or guests from LaFranier Road over Parcel A to 
Parcel B;  

WHEREAS, subject to the terms of this Grant, Grantor is willing to grant to Grantee an 
easement over such portion of Parcel A (the “Easement Area”), more particularly described by a 
metes and bounds description and a diagrammatic sketch indicating the Easement Area, on Exhibit 
B attached hereto and made a part hereof; and 

WHEREAS, Grantor has agreed to provide this Grant, which is defeasible in nature, such 
that if Grantor does not acquire Parcel A or if Grantee does not acquire Parcel B within one year 
of this Grant, this Grant shall become null, void and of no further effect. 
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NOW, THEREFORE, for good and valuable consideration and the covenants, terms, and 
conditions set forth herein, the receipt and sufficiency of which are hereby acknowledged, the 
Grantor agrees as follows: 

1. Grant. Subject to the terms of this Grant, Grantor hereby grants and conveys to 
Grantee a non-exclusive access easement (the “Easement”) upon, about, over, and through the 
Easement Area located on Parcel A, for the benefit of Parcel B. 

2. Use. Grantee may use the Easement for ingress and egress from Parcel B to 
LaFranier Road.   

3. Reservation of Rights. All right, title, and interest in and to the Easement Area 
under this Grant, which may be used and enjoyed without interfering with the rights conveyed by 
this Grant are reserved to Grantor. 

4. Relocation. Subject to any Township approval that may be required, Grantor may 
relocate the Easement Area if prior written consent is obtained from Grantee, which consent may 
not be unreasonably withheld. 

5. Grantor’s Use of Property. Grantor reserves the right to use Parcel A in any manner 
and for any purpose that does not interfere with Grantee’s Easement rights and its use of the 
Easement Area. 

6. Grantor Not Liable. In no event shall Grantor be liable for any damage to, or loss 
of personal property or equipment sustained by Grantee within the Easement Area, whether or not 
it is insured, even if such loss is caused by the negligence of Grantor. 

7. Defeasible Covenant. This Grant shall be of a defeasible nature in that if Grantor 
does not become the owner of Parcel A or if Grantee (or Grantee’s authorized assignee) does not 
become the owner of Parcel B, the Easement shall be discharged and shall be null, void and of no 
effect whatsoever.  

8. Amendment. This Grant may not be modified, amended, or terminated except in a 
writing signed by Grantor.  

9. Governing Law. This Grant shall be governed and construed in accordance with the 
laws of the State of Michigan.  

10. Exhibits. Two exhibits are attached to and are a part of this Grant. They are the 
following:  

Exhibit A – Legal description of Parcel A 
Exhibit B – Sketch and Legal Description of Easement Area 

[Signature page follows.]



Signature Page to Defeasible Easement Grant 

IN WITNESS WHEREOF, the parties have caused this Grant to be executed as of the date 
first written above. 

  Traverse City Housing Commission 
 
 
_______________________________________ 
By: Tony Lentych 
Its: Executive Director 
 
 

STATE OF MICHIGAN ) 
) ss 

COUNTY OF GRAND TRAVERSE ) 
 

On the ____ day of November, 2021, before me, a Notary Public, in and for said County, 
personally appeared Tony Lentych, the Executive Director of the Traverse City Housing 
Commission, to me known to be the same person described in and who executed the within 
instrument, and who acknowledged the same to be his free act and deed. 
 

_________________________________________ 
          , Notary Public 
 

_________________________ County, Michigan 
 
My commission expires: ____________________ 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prepared By: 
Patrick M. Ellis 
Kuhn Rogers PLC 
412 S. Union St. 
Traverse City, MI 49684 
(231) 947-7900 

 



Exhibit A to Defeasible Easement Grant 

EXHIBIT A 
LEGAL DESCRIPTION OF PARCEL A 

Part of South 1/2 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West, Garfield 
Township, Grand Traverse County, Michigan, more fully described as: Beginning at the South 1/4 
corner of said Section 23; thence North 00 degrees 57 minutes 30 seconds East, along the North 
and South 1/4 line of said Section, 450.00 feet; thence South 88 degrees 13 minutes 41 seconds 
East 250.80 feet; thence North 00 degrees 57 minutes 30 seconds East 150.00 feet; thence South 
88 degrees 13 minutes 41 seconds East 350.00 feet; thence South 01 degree 02 minutes 05 seconds 
West 600.00 feet, to the South line of said Section; thence North 88 degrees 13 minutes 41 seconds 
West, along the South line of said Section, 600.00 feet, to the Point of Beginning. SUBJECT TO 
the right of way of LaFranier and Hammond Road over and across the Westerly and Southerly 
portions thereof. 



Exhibit B to Defeasible Easement Grant 

EXHIBIT B 
SKETCH AND LEGAL DESCRIPTION OF EASEMENT AREA 



84. Reenders Cross Access Easement



 

 

 

 

 

DEFEASIBLE EASEMENT GRANT 

This Defeasible Easement Grant (this “Grant”), dated as of November 24, 2021 (the 
“Effective Date”), is made by the Traverse City Housing Commission, or its authorized assignee 
(hereinafter, the “Grantor”), for the benefit of Reenders, Inc. (hereinafter, the “Grantee”). 

WITNESSETH: 

WHEREAS, Grantor is the prospective purchaser of certain land located in Garfield 
Township, Grand Traverse County, Michigan, hereinafter referred to as “Parcel A” and more 
particularly described by a metes and bounds description set forth on Exhibit A attached hereto 
and made a part hereof; 

WHEREAS, subject to Grantor’s acquisition of Parcel A and Garfield Township’s 
Planning Commission’s and Board’s (collectively, the “Township”) approval, Grantor intends to 
develop, in cooperation with other parties, a transit-oriented, mixed-use development consistent 
with the terms of that certain Planned Unit Development 2020-02 and any conditions required 
therewith; 

WHEREAS, Grantee is the fee owner or future fee owner of certain land located in Garfield 
Township, Grand Traverse County, Michigan and sharing the northern boundary of Parcel A with 
Grantor, hereinafter referred to as “Parcel B”; 

WHEREAS, Grantor is required by the Township to provide appropriate points of ingress 
and egress to Grantee and its licensees, invitees, or guests from LaFranier Road over Parcel A to 
Parcel B;  

WHEREAS, subject to the terms of this Grant, Grantor is willing to grant to Grantee an 
easement over such portion of Parcel A (the “Easement Area”), more particularly described by a 
metes and bounds description and a diagrammatic sketch indicating the Easement Area, on Exhibit 
B attached hereto and made a part hereof; and 

WHEREAS, Grantor has agreed to provide this Grant, which is defeasible in nature, such 
that if Grantor does not acquire Parcel A or if Grantee does not acquire Parcel B within one year 
of this Grant, this Grant shall become null, void and of no further effect. 
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NOW, THEREFORE, for good and valuable consideration and the covenants, terms, and 
conditions set forth herein, the receipt and sufficiency of which are hereby acknowledged, the 
Grantor agrees as follows: 

1. Grant. Subject to the terms of this Grant, Grantor hereby grants and conveys to 
Grantee a non-exclusive access easement (the “Easement”) upon, about, over, and through the 
Easement Area located on Parcel A, for the benefit of Parcel B. 

2. Use. Grantee may use the Easement for ingress and egress from Parcel B to 
LaFranier Road.   

3. Reservation of Rights. All right, title, and interest in and to the Easement Area 
under this Grant, which may be used and enjoyed without interfering with the rights conveyed by 
this Grant are reserved to Grantor. 

4. Relocation. Subject to any Township approval that may be required, Grantor may 
relocate the Easement Area if prior written consent is obtained from Grantee, which consent may 
not be unreasonably withheld. 

5. Grantor’s Use of Property. Grantor reserves the right to use Parcel A in any manner 
and for any purpose that does not interfere with Grantee’s Easement rights and its use of the 
Easement Area. 

6. Grantor Not Liable. In no event shall Grantor be liable for any damage to, or loss 
of personal property or equipment sustained by Grantee within the Easement Area, whether or not 
it is insured, even if such loss is caused by the negligence of Grantor. 

7. Defeasible Covenant. This Grant shall be of a defeasible nature in that if Grantor 
does not become the owner of Parcel A or if Grantee (or Grantee’s authorized assignee) does not 
become the owner of Parcel B, the Easement shall be discharged and shall be null, void and of no 
effect whatsoever.  

8. Amendment. This Grant may not be modified, amended, or terminated except in a 
writing signed by Grantor.  

9. Governing Law. This Grant shall be governed and construed in accordance with the 
laws of the State of Michigan.  

10. Exhibits. Two exhibits are attached to and are a part of this Grant. They are the 
following:  

Exhibit A – Legal description of Parcel A 
Exhibit B – Sketch and Legal Description of Easement Area 

[Signature page follows.]



Signature Page to Defeasible Easement Grant 

IN WITNESS WHEREOF, the parties have caused this Grant to be executed as of the date 
first written above. 

Traverse City Housing Commission 

_______________________________________ 
By: Tony Lentych 
Its: Executive Director 

STATE OF MICHIGAN ) 
) ss 

COUNTY OF GRAND TRAVERSE ) 

On the ____ day of November, 2021, before me, a Notary Public, in and for said County, 
personally appeared Tony Lentych, the Executive Director of the Traverse City Housing 
Commission, to me known to be the same person described in and who executed the within 
instrument, and who acknowledged the same to be his free act and deed. 

_________________________________________ 
, Notary Public 

_________________________ County, Michigan 

My commission expires: ____________________ 

Prepared By: 
Patrick M. Ellis 
Kuhn Rogers PLC 
412 S. Union St. 
Traverse City, MI 49684 
(231) 947-7900



Exhibit A to Defeasible Easement Grant 

EXHIBIT A 
LEGAL DESCRIPTION OF PARCEL A 

Part of South 1/2 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West, Garfield 
Township, Grand Traverse County, Michigan, more fully described as: Beginning at the South 1/4 
corner of said Section 23; thence North 00 degrees 57 minutes 30 seconds East, along the North 
and South 1/4 line of said Section, 450.00 feet; thence South 88 degrees 13 minutes 41 seconds 
East 250.80 feet; thence North 00 degrees 57 minutes 30 seconds East 150.00 feet; thence South 
88 degrees 13 minutes 41 seconds East 350.00 feet; thence South 01 degree 02 minutes 05 seconds 
West 600.00 feet, to the South line of said Section; thence North 88 degrees 13 minutes 41 seconds 
West, along the South line of said Section, 600.00 feet, to the Point of Beginning. SUBJECT TO 
the right of way of LaFranier and Hammond Road over and across the Westerly and Southerly 
portions thereof. 



Exhibit B to Defeasible Easement Grant 

EXHIBIT B 
SKETCH AND LEGAL DESCRIPTION OF EASEMENT AREA 

 



5. Traffic Impact Review









Data Collection:

Background Growth:

Trip Generation/Distribution:

Levels of Service:

Mitigation:

Figure 1. Location Map and Study Area 
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OHM Advisors® 
34000 PLYMOUTH ROAD 
LIVONIA, MICHIGAN 48150 

T 734.522.6711 
F 734.522.6427 OHM-Advisors.com 

  

April 28, 2021 
 
 
John Sych, AICP 
Planning Director 
Charter Township of Garfield 
3848 Veterans Drive 
Traverse City, MI  49684 
 
RE: Traffic Impact Study Review 

BATA PUD 
 
 
Dear Mr. Sych: 
 
As requested, I have reviewed the traffic impact study (TIS) for a proposed development to be located in the 
northeast quadrant of Hammond Rd and Lafranier Rd in Garfield Township.  There are two components to the 
development, an approximately 90,000 square-foot bus storage and maintenance facility (Operations Center) and  
bus transfer station with multifamily housing (Transfer Center), which is proposed to include 250 apartments, 15 
cottages, a 4,000 square foot daycare, and a 48-space commuter parking lot that will utilize the bus transfer station. 
 
The TIS was prepared by Progressive AE and is dated March 5, 2021.  The development analysis is based on a site 
plan for the Operations Center prepared by Mansfield and dated January 25, 2021.  The Transfer Center Plan was 
prepared by McKenna and dated January 11, 2020. 
 
After reviewing the TIS report and appendixes, I recommend the study be revised with additional information and 
resubmitted.  There are points that should receive clarification.  
 
Beyond the proposed site driveways, the TIS evaluated the potential impacts at two signalized intersections, 
Lafranier Rd at Hammond Rd and at So. Airport Rd.  This study area is too limited, the evaluation should have 
also included the intersection of Garfield Rd at Hammond Rd.  Progressive AE should incorporate an analysis of 
this location. 
 
We note that the traffic data collection occurred prior to the COVID-19 pandemic.  In point of fact, they are the 
counts conducted for the traffic signal optimization project for GTCRC.  So obtaining the additional traffic data 
for the analysis of Garfield Rd at Hammond Rd should not be a problem.  I note that the trip generation used in 
this report appears reasonable, as are the assumptions on trip distribution.   
 
The key failure of the TIS is the lack of identifying reasonable mitigations for the poor traffic operations noted for 
select movements.  The substandard LOS for southbound right turns of Lafranier at Airport and the westbound 
right turns of Hammond at Lafranier are certainly noted, but without any practical alternatives mentioned, let 
alone evaluated.  I do not have access to the modeling Progressive AE used in the TIS, but it appears that obvious 
solutions were overlooked. 
 
For example, consider the case of the poor operations for the southbound right turns of Lafranier Rd at So. 
Airport Rd.  There is already a dedicated right turn lane.  The anticipated 200 right turns an hour in the p.m. peak 
of 2026 is substantial, but not massive. Beyond the turns on green, a very small number may be expected to be 
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made as turns on red after stopping.  Adding a second, dual right would have grave impacts regarding the need for 
additional road right-of-way.  This is a classical situation for modifying the traffic signal to provide a right turn 
green arrow that would overlap the eastbound left turn signal, significantly improving throughput for the 
southbound right turns. 
 
Similarly, the congestion related to the westbound right turns of Hammond Rd at Lafranier Rd has a 
straightforward solution.  Those 425 right turns an hour in the a.m. peak of 2026 are making the turn from a lane 
that is shared with through movements.  A dedicated right turn lane should be considered to be added to the 
intersection.  These are perfectly obvious conclusions that should have been made; Progressive AE should revise 
the TIS to see if these or other mitigations would suffice to improve operations for the critical movements at the 
subject locations. 
 
I would be happy to answer any questions you may have concerning these comments. 
 
Sincerely, 
OHM Advisors 
 
 
__________________________________ 
Stephen B. Dearing, PE, PTOE 
Practice Leader Traffic Engineering 
 
 
OHM JN 1234-21-0020 
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May 5, 2021 
 
 
John Sych, AICP, Planning Director 
Charter Township of Garfield 
3848 Veterans Drive 
Traverse City, MI 49684 
 
Re:  BATA Traffic Impact Study Review Letter 
 
Dear Mr. Sych, 
 
Progressive AE has received the review comments from the Township’s reviewing consultant dated  
April 28, 2021. We submit the following as our response for consideration of the review comments in the 
order in which they were presented in the review letter. Comments from the letter are identified in bold 
italic.  
 
This study area is too limited, the evaluation should have also included the intersection of 
Garfield Road at Hammond Road. 
 
The study is being requested to be revised with additional information and resubmitted. The claim is that 
the study area is too limited. Pre study conversations with the Township and Road Commission led to an 
email dated January 21, 2021 confirming the study area with you. At that time, the intersection of Garfield 
Road and Hammond Road was discussed and decided to not be included in the study area. 
 
The key failure of the TIS is the lack of identifying reasonable mitigations for the poor traffic 
operations noted for select movements.  
 
The review comments proceed to criticize the study for not identifying reasonable mitigations for poor 
traffic operations noted for selected movements at the Lafranier Road intersections with Airport Road and 
Hammond Road. However, the study states directly: 
 
The purpose of this traffic impact study was to analyze the potential impacts of the planned development  
and to identify what physical and/or operational roadway system improvements may be necessary to  
mitigate existing or anticipated background issues, and/or impacts created by this development’s traffic. 
 
Lafranier Road at Airport Road 
 
The traffic study review cites the southbound right-turns at the Lafranier Road/Airport Road intersection 
as an example that was not mitigated. Under existing conditions, the questioned movement operates at 
LoS “E” during the morning and afternoon peak hour. The proposed development generates zero trips for 
that movement and the movement is anticipated to continue to operate at LoS “E” for the future (2026) 
conditions. Despite the existing level-of-service and no expected development impacts to that movement, 
future mitigation measures are indeed included in the study recommendations: 
 
It is recommended to continue to monitor the study area signalized intersections and adjust signal timing  
as necessary to best balance the peak-hour demands of the intersection. Eventually, physical capacity  
improvements, such as turn lanes or a roundabout, may be needed to address peak hour capacity issues.  
Alternatively, it may be prudent to accept some poor levels-of-service in the future for the ever-increasing  
urban environment of the study area intersections. 
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Hammond Road at Lafranier Road 
 
Similarly, with the concerns related to the westbound right-turns at the Hammond Road/Lafranier Road 
intersection, future signal timing adjustments are suggested to mitigate the LoS “E” for the afternoon peak 
hour if or when they do eventually occur. The level-of-service for the 425 projected westbound right turns 
at the Hammond Road/Lafranier Road intersection in the future (2026) morning peak hour is expected to 
operate at an acceptable LoS “D”. The afternoon peak hour levels-of-service for this movement can be 
addressed by the recommended future signal timing adjustments; however, these timing adjustments 
would include modifying the cycle length which may or may not be beneficial to the corridor as a whole. 
With background knowledge of the ongoing GTCRC signal optimization project, as noted in the review 
letter, it was believed that signal timing adjustments would be best identified to meet the needs of that 
project rather than to suggest specific localized timings at this intersection that may not fit with network 
objectives (especially five years in advance of the expected new trips).  
 
Furthermore, the BATA site is only adding 25 peak hour trips to the westbound right-turn movement 
during the afternoon peak hour. While the widening of the road to construct a dedicated right-turn lane 
would improve intersection operations, the potential need for the right-turn lane is not being driven by the 
traffic generated by the proposed development, but the existing traffic currently making this movement.     
 
At the direction of Garfield Township, Progressive AE can update the traffic study with specific 
recommendations to mitigate existing and/or background conditions or expand the scope of the study to 
include additional intersections; however, such an effort would yield similar conclusions as the BATA 
project should not be expected to mitigate issues unrelated to their specific impacts to the roadway 
network. 
 
Sincerely, 
 
  
  
Christopher E. Zull, PE 
Transportation Practice Leader 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CEZ/rmf 
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6. Parking Program for Carriage Flats Multi-Family



TRAVERSE CITY HOUSING COMMISSION 
150 PINE STREET │ TRAVERSE CITY │ MICHIGAN │49684 
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MEMORANDUM 

DATE:  July 30, 2021 

TO:  John Sych, Planner, Garfield Township 

FROM:  Tony Lentych, Executive Director 

SUBJECT:  PUD – Parking Issue Documentation 

MESSAGE: 
 
Attached to this memorandum are all of the supportive materials that the Traverse City 
Housing Commission (TCHC) has submitted at various times earlier this year regarding parking 
on our current properties and how we intend to manage parking on our property now known as 
the Flats at Carriage Commons.    
 
Since this is a Transit Oriented Design project, we appreciate the adjustment of the parking 
regulations normally reserved for more traditional developments.  While we are confident that 
parking will not be an issue on this property, we are more than happy to share the steps we will 
undertake to monitor the parking issue. 
 
Due to the nature of our more urban properties, TCHC expends a considerable amount of staff 
time maintaining and managing our parking operations.   We do this through the lease, our 
parking permit process, property signage, and enforcement.  TCHC keeps meticulous records of 
our resident’s vehicles so that when we find a suspected “unauthorized” vehicle, we can 
address the issue immediately.    
 
During the move‐in process, parking rules for residents are explained in detail – both for 
themselves AND for their guests.  Language from our current Residential Lease: 
 

32.  RULES AND REGULATIONS: 
A.  Parking (Resident):  All automobiles parked on the apartment grounds must have 

current license plates, property parking permit, and must be maintained in operable 
condition. 
1) Each unit will be assigned only one parking permit. 
2) No car washing or car repairing shall be done in the drive/road ways or parking 

area. 
3) You may only park registered vehicles in designated areas. There is to be no 

parking on the grass, sidewalks, or any other area of the apartment grounds. 
4) Parking regulations are strictly enforced and violators will be towed at owner’s 

expense. 
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B.  Parking (Guests):  Your guests may park in designated “Visitor” spaces only. Short‐
term overflow parking for your guests is provided at the transfer station commuter 
parking lot. 

C.  Parking (Other):  No trailers, recreational vehicles, jet skis, snowmobiles, or boats are 
permitted on the premises. Violation of these rules will result in immediately towing, 
without notice, at the owner’s expense. The parking of commercial vehicles or any 
vehicle than regularly used passenger cars by Resident(s) or their guests, within the 
limits of the apartment grounds is strictly prohibited. 

 
When residents apply for a mandatory parking permit, we remind them of their rights and 
responsibilities as a vehicle owner.  Language from our Parking Permit application:   
 

Your vehicle – you are only allowed one vehicle – must display an official TC Housing 
Parking Permit at all times.  This permit should be displayed in lower window of the 
front passenger seat.  Please remember, it is your responsibility to notify the office 
when you acquire a different vehicle.  All vehicles must be registered with the State of 
Michigan.  Any vehicle that is not registered, or that is disabled in any way, will be 
towed off the property at your expense.  
 

For this particular property, we will develop and maintain appropriate signage (samples are 
attached) for parking and wayfinding.  We mark our parking lots with signage regarding speed, 
emergency vehicle traffic and general parking.  This will be no different at the Flats at Carriage 
Commons.   
 
Members of our maintenance team, along with our property management team, actively 
monitor our parking lots on all of our properties.  We immediately respond to all complaints 
whether in written or oral form from concerned residents or neighbors.    
 
Let me conclude by stating that we will meet with you and your team at any time about this 
issue.  We agree that a more formal review will be recommended to occur between our two 
main housing phases and we are happy to meet that requirement.   
 
Please contact me directly should you have any additional questions or require any additional 
clarifications of the materials submitted. 
 
 
 
 
ATTACHMENT:    The Flats at Carriage Commons “Draft” Lease 

TCHC Parking Permit Application 
TCHC Parking Permits (Sample) 
TCHC Parking Lot Signage at Riverview Terrace 
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FLATS AT CARRIAGE COMMONS LEASE AGREEMENT 

(Template) 
 

NOTICE:  MICHIGAN  LAW  ESTABLISHES  RIGHTS  AND  OBLIGATIONS  FOR  PARTIES  TO 
RENTAL AGREEMENTS.  THIS AGREEMENT IS REQUIRED TO COMPLY WITH THE TRUTH IN 
RENTING ACT.  IF YOU HAVE A QUESTION ABOUT THE INTERPRETATION OR LEGALITY OF 
A PROVISION OF THIS AGREEMENT, YOU MAY WANT TO SEEK ASSISTANCE FROM LEGAL 
COUNSEL OR OTHER QUALIFIED PERSON. 

 

THIS LEASE, made on DATE between TBD, LLC (“Owner”) whose address for the purpose of notice under Michigan 
Compiled Laws (“MCL”) 554.631 to 554.641 is 150 PINE STREET, TRAVERSE CITY, MICHIGAN, 49684 (“Leasing Office”) 
herein, and NAME HERE, “Resident” herein.   
 
OWNER AND RESIDENT AGREE AS FOLLOWS: 
 

1. Owner leases to Resident, and Resident leases from Owner, subject to the terms and conditions of this lease, an 
apartment located in CARRIAGE FLATS, LAFRANIER ROAD, TRAVERSE CITY, MICHIGAN, 49686, and unit 
identified as                      (the "premises" herein) together with any furnishings, fixtures, and other personal 
property furnished by Owner for Resident’s use for the original term of 12 months beginning on the 1st day of 
JANUARY 202X, and ending on the 31st day of DECEMBER, 202X.   
 

2. RESERVATION FEE: Resident paid a fee in the amout of $00.00 to Owner, on DATE as a RESERVATION FEE to 
reserve the Premises. This fee shall be applied toward Resident’s first month’s rent.  Reservation fee shall not be 
refunded. 
 

3. RENT: All rent payments shall be made in the form of check or money order, payable to TBD, LLC (“Owner”) 
and delivered to the authorized agent at 150 PINE STREET, TRAVERSE CITY, MICHIGAN, 49684.  Resident 
agrees to lease the Premises and pay rent in the amount of SEVEN HUNDRED DOLLARS ($700.00) to Owner 
for the Term in paragraph 1 above. 
 
RENT SCHEDULE:  Rent in the amount of $700 is due on the FIRST day of each month and is paid in advance 
except for rent from INITIAL MOVE IN DATE INFORMATION HERE.  
 
The rent payment shall cover rent and the following utilities:  WATER, SEWER, AND TRASH COLLECTION.   
All other utilities must be separately contracted for and paid by Resident.  The first rent payment shall be 
delivered to Owner’s manager upon the execution of this Lease.   
 

4. LATE RENT: Owner shall charge a late fee of $50.00 for any rent payment not received on or before the 5th 
day of the month such payment is due, which the parties agree represents a fair and reasonable estimate of 
the cost of processing late payments.  If the Rental Payment and all other amounts due by the Resident to 
the Owner, past or present, is not received by the close of business on the 8th day of the month, an 
additional $50.00 will be assessed to the Resident to reimburse the Owner for the additional administrative 
expenses associated with late payment.  If any check given to Owner in payment of any obligation 
hereunder is returned for insufficient funds, an additional charge of $25.00 shall be added to the rent due 
hereunder, which charge shall be in addition to any late fees.  All late rent payments or payments made to 
cover checks that have been returned for insufficient funds must be paid at the Leasing office in the form of 
a cashier’s check or money order.  Resident understands that in the event rent payments are received late 
three times during the lease term, Owner has the right to terminate Resident’s tenancy.   
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5. SECURITY DEPOSIT:  Resident has deposited with Owner the sum of $700.00 as a Security Deposit, which 
will be deposited in the following regulated institution:  TBD Bank, to be used to reimburse Owner for 
damages to the premises or ancillary facilities that are the direct result of conduct not reasonably expected 
in the normal course of habitation of a dwelling or to pay Owner for all rent in arrearage under this lease.  
Resident is to return the premises to Owner in the same condition as received from Owner, reasonable wear 
and tear excepted.  Notwithstanding the use of the Security Deposit by Owner, Resident shall remain liable 
for any deficiencies or balance remaining unpaid.   
 

6. NOTICE TO RESIDENT: YOU MUST NOTIFY OWNER IN WRITING WITHIN 4 DAYS AFTER YOU MOVE OF A 
FORWARDING ADDRESS WHERE YOU CAN BE REACHED AND WHERE YOU CAN RECEIVE MAIL; OTHERWISE 
OWNER SHALL BE RELIEVED OF SENDING YOU AN ITEMIZED LIST OF DAMAGES AND THE PENALTIES 
ADHERENT TO THAT FAILURE.   
 

7. UTILITIES:  Owner shall not be liable for any damages or claims due to the failure or interruption of utility 
service including cable or dish and high speed internet access, due to acts of God, extreme weather, war, 
terrorist activity, or any act or cause beyond Owner’s control. 
                     

8. USE:  The premises shall be occupied solely as a private residential apartment and for no other purpose and 
only by Resident and those persons listed below: 

a. Name:  __________________ 
b. Name:  __________________ 

                    

 
Only the persons named on this lease shall be allowed to reside in the Premises.  Resident further 
understands that if more than the number of persons named in this Lease shall occupy Premises, that the 
Owner shall have the right to terminate this Lease.  Resident will also indemnify Owner for any fines, fees, or 
costs (including reasonable attorney fees) for over occupancy if more than the number of persons named in 
this Lease shall occupy Premises. 
 

9. CONDITION OF PREMISES:  Resident agrees that no representation as to the condition of the premises 
has been made except as herein contained and that no promise to decorate, alter, repair or improve the 
premises prior to or during the term had been made, unless provided in this lease. REPAIRS AND 
MAINTENANCE; DAMAGE TO PREMISES:  Notwithstanding any other term or condition of this lease, 
Resident expressly agrees that Resident (and the Resident's co‐obligor, if applicable) shall be liable to 
Owner or Owner's hazard insurer for any fire damage or any other damage to the real or personal 
property of Owner negligently or intentionally caused by Resident, occupants listed in paragraph 4, or 
guests thereof.  Damages pursuant to this paragraph will include the cost to repair or replace damaged 
property and/or loss of rental income.  Repairs required hereunder shall be determined by Owner, and 
Owner shall cause the same to be made and performed at Resident's cost, and Resident shall pay the 
cost thereof as additional rent.  If the demised premises shall be rendered untenantable by the negligent 
or intentional acts of Resident, occupants listed in paragraph 4, or guests thereof, Resident shall be 
liable for an amount equal to the rental installments required herein.  Owner shall make required 
repairs and maintenance to heating and air conditioning equipment and to appliances furnished for 
Resident's use without charge to Resident unless such repairs or maintenance are necessary because of 
the negligent or intentional act or omission of Resident, occupants listed in paragraph 4, or guests 
thereof, in which case Resident shall be liable for such maintenance and repairs. Resident throughout 
the term will maintain the premises and all equipment, fixtures and property furnished by Owner for 
Resident's use in good condition and repair and will allow no waste of any utilities provided by Owner.  
Resident shall pay the expense of replacing cracked and/or broken window glass in the premises, 
assuming this damage was not caused by the acts or omissions of Owner(s) or Owner(s) agent(s).  
Resident shall keep the window glass clean at all times. 
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10. ALTERATIONS:  Resident shall make no alterations to the premises without the prior written consent of 
Owner, Management, or Managing Agent. 
 

11. NO ASSIGNMENT OR SUBLETTING:  Resident shall not assign or transfer this lease or sublet the 
premises.  This includes but is not limited to Resident giving accomodation in the Premises to another 
person not named on this Lease for any period of time in excess of 14 days in any calendar year.  
Resident acknowledges and agree that this paragraph applies to renting the Premises in any manner, 
including, but not limited to:  Airbnb, Craigslist, and any similar website. 
 

12. PETS:  Resident(s) shall keep no pets, in, at, or about the premises for any period of time.   
 

13. EQUIPMENT USE:  This lease shall not be affected and there will be no diminution or abatement of rent 
and no constructive eviction shall be claimed or allowed because of the interruption or curtailment of 
any service (including but not limited to heating or air‐conditioning) or utilities or any inconvenience or 
discomfort arising from repairs or improvements made in the premises or any other part of the 
apartment building or common areas or facilities providing the premises is habitable and Owner makes 
the repairs or improvements in a reasonable time.   
 

14. ACCESS TO PREMISES:  Resident shall allow Owner or Owner's agents reasonable access to the premises 
to make repairs, alterations or improvements and allow inspection of the same by insurance carriers and 
representatives, fire department inspectors, police, and local health authorities to the extent permitted 
by law.   
 

15. ENTRY:  If Resident shall have removed all or substantially all of Resident's property from the premises 
to the extent that it amounts to abandonment of the premises, Owner may immediately enter the 
premises without abatement of rent, and such acts shall have no effect upon this lease.   
 

16. COMMON AREAS, FACILITIES, STORAGE:  Common areas and parking, laundry, recreational and other 
facilities available for Resident's use shall at all times remain under the control of Owner, and Owner 
shall have the right to regulate, limit or deny the use thereof by anyone.  Resident shall be fully 
responsible and liable for the acts or omissions of Resident, occupants listed in paragraph 4, or guests 
thereof, for any such use.  Use by Resident of any storage space shall be at Resident's sole risk and 
responsibility and Owner shall not be liable for any loss by theft or damage to property stored or left 
therein.  Common areas do not include any pond.  Resident, occupants listed in paragraph 4, or guests 
thereof, are strictly forbidden to enter on or in any pond for any purpose or to allow anything to be 
placed or inserted therein. 
 

17. PROPERTY LOSS OR DAMAGE:  Owner or Owner's agents shall not be liable for any damage to or loss of 
any property of Resident or anyone else by theft, fire or other casualty, to the extent permitted by law.  
No policy of fire, casualty or other insurance maintained by Owner on the premises shall be available to 
insure against loss of or damage to Resident's personal property.  It is recommended that Resident 
purchase an insurance policy insuring Resident against any such loss of, or damage to Resident's 
personal property, and further insuring Resident against any liability the Resident might incur under this 
lease.  Owner or Owner's agents shall not be liable for any damage or loss caused by other Residents or 
persons in, on or about the premises, apartment building and other areas, to the extent permitted by 
law. 
 

18. DAMAGE OR DESTRUCTION OF PREMISES:  Subject to the provisions of paragraph 6, if the premises are 
partially damaged by fire or other casualty but can be restored to tenantable condition, Owner shall 
repair the premises with reasonable dispatch.  The Resident's obligation to pay rent shall be suspended 
during the time that the premises remain untenantable.  Subject to the provisions of paragraph 7, if the 
premises are destroyed by fire or other casualty or if the premises cannot be restored to tenantable 
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condition within a reasonable time, either party shall have the right to terminate this lease by written 
notice to the other party.  Owner shall not be liable or responsible for any reasonable delay, nor shall 
Owner be responsible for providing housing while these repairs are being made. 
   

19. ACCELERATION:  If Resident should default under this Lease, Owner shall have the right to accelerate 
the payment of the rent reserved for the balance of the term of this lease and declare said amount due 
and payable to Owner forthwith.  If Owner should elect to accelerate as above provided, Resident may 
not be liable for the total accelerated amount claimed by Owner because of Owner’s obligation to 
minimize damages, and either Management or Resident may have a court determine the actual amount, 
if any, owed by Resident as a result of Owner’s acceleration.  EXCEPTION: A Resident who has occupied a 
rental unit for more than 13 months, may terminate a lease by a 30‐day written notice to Management 
with no acceleration charge past the 30‐day notice.      
 

20. TERMINATION OF LEASE:  Resident may terminate this lease by a 60‐day written notice to the Owner if 
one (1) of the following occurs: 
 

a. The Resident becomes eligible during the lease term to take posession of a subsidized rental 
unit in senior citizen housing and provides the Owner with written proof of eligibility. 
 

b. The Resident becomes incapable during the lease term of living independently, as certified by a 
physician in a notarized statement. 
 

21. TERMINATION AND RENEWAL:  This lease may be terminated by either Owner or Resident at the end of 
the original term, or at the end of any renewal term thereafter, upon the party desiring to terminate 
giving to the other party thirty (30) days prior written notice of such party’s intention to terminate this 
lease.  If the Resident desires to renew this lease thirty (30) days prior to the termination of this lease or 
any renewal thereof, Resident may do so by giving Owner written notice of Resident’s desire to renew 
this lease; this lease may be renewed for such period and under such terms and conditions as may be 
agreeable to Owner and Resident.  If neither Owner nor Resident shall give any of the notices provided 
for in this paragraph within the time provided, tenancy shall automatically become month‐to‐month 
from and after the expiration of the term of this lease or any renewal thereof.  Rental rate for said 
month‐to‐month tenancy shall be the current rental rate for similar apartments within the same 
property in effect at that time plus ten percent  (10%) of the monthly rental rate for similar apartments 
within the same property.  All other provisions of this lease, not inconsistent with this paragraph, shall 
remain in full force and effect during the term of the month‐to‐month tenancy.  
 

22. EARLY TERMINATION.  Provided Resident(s) is not in default hereunder at the time of giving notice, 
strictly complies with all of the provisions of this paragraph, and termination is effective on the last day 
of the calendar month, Resident may terminate this agreement before the expiration of the original 
term by: 
 

a. Giving Owner one (1) full calendar month (e.g., the entire month of May) advance written 
notice; plus  

b. Paying all monies due through date of termination; plus  
c. Paying an additional amount equal to two (2) full months of rent as liquidated damages; plus  
d. The security deposit shall also be forfeited as liquidated damages. 
e. The foregoing shall not relieve Resident of his responsibilities and obligations regarding any 

damage to the apartment. 
 

23. ACTS OF DEFAULT AND REMEDIES OF OWNER:  If: 
 

a. Resident fails to pay the rent or additional rent or other sums when due; or,  
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b. Resident violates or defaults in the performance or compliance with any of the terms and 
conditions of this lease; or 

c. Resident shall have made any misrepresentation in the application for this lease; or  
d. In the event of willful, wanton, dangerous or criminal misconduct by Resident, occupants listed 

in paragraph 4, or guests thereof;or, 
e. Resident damages the premises above and beyond normal wear and tear; then Owner may, 

upon two days written notice to Resident, terminate this lease and reenter the Premises as 
provided by law.  Resident and all other occupants will surrender the amount equal to the 
expense incurred by Owner for reentry, and reletting the premises; Further, Resident shall 
remain liable to Owner for the amount equal to the rent provided in this lease for the entire 
term of this lease or until Owner rerents the premises, whichever shall first occur. 
 

24. HOLD‐OVER / ABANDONMENT:  Upon any termination of this lease, Resident shall yield immediate 
possession of the premises to Owner, and failing to do so, shall pay Owner rent for each day of such 
withholding plus expenses or damages suffered by Owner and/or Residents to whom the premises shall 
subsequently be rented or leased.  Prior to expiration or lawful termination of the lease, the Resident 
shall promptly remove all personal property.  If Resident fails to remove personal property, then Owner 
may consider any personal property left behind as abandoned.  If Owner notifies Resident of its intent to 
treat the property as abandoned and advises Resident the date of disposal of the property, Owner may 
dispose of the property.  Notice will be by mailing notice to the last known address and posting notice 
on the apartment door.  Disposal of the property will be no sooner than fifteen (15) days after date of 
mailing and posting the notice.  Owner may move the property from the apartment to another location 
prior to the date of disposal in order to re‐rent the premises.  It is agreed by Resident that Owner shall 
not be responsible for damage or loss to value of such propery if Owner follows the above procedure. 
 

25. SMOKE DETECTOR(S):  It is the responsibility of the Resident(s) to maintain all apartment smoke 
detectors in proper working order.  Resident(s) agrees to test batteries (if applicable) once a month and 
replace them when necessary.  Under no circumstances will Resident(s) disconnect any of the smoke 
detectors in the apartment. 
 

26. NOTICES:  All notices to be given to Resident shall be served upon Resident personally, (which includes 
attaching to Resident’s front apartment door) or by regular U.S. mail addressed to Resident at Resident's 
apartment at the premises.  Said acts by Owner shall constitute serving notice on Resident both for 
purposes of this lease and for legal purposes.  Any notice by Resident to Owner must be in writing and 
delivered personally or via regular U.S. mail to Owner at the Apartment business office. 
 

27. MODIFICATIONS:  No amendment or modification of this lease shall be binding unless in writing and 
signed by the parties hereto or their authorized agent with the exception of a change in late fee 
amounts and imposed dates which will require a 30 day written notice prior to implementation.   
 

28. RENT INCREASE:  Regardless of any contrary language contained in this Lease Agreement, Owner may 
increase the amount of monthly rent due under this Lease upon forty‐five (45) days written notice to 
Resident, in which event Resident shall have the election, upon thirty (30) days written notice to Owner, 
to cancel this Lease Agreement, or to continue the Lease at the increased rental amount. 
 

29. DEFINITIONS, BINDING EFFECT AND SAVINGS CLAUSE:  The term "Owner" as used in this lease means 
only the owner of the premises in question.  The words "Owner" and "Resident" shall include singular 
and plural, masculine and feminine and individual and corporate persons.  If there shall be more that 
one Resident, they shall be jointly and severally liable hereunder.  If any provision of this lease shall be 
invalid, unlawful or unenforceable to any extent, the remainder of this lease shall not be affected 
thereby. 
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30. COSTS / ATTORNEY FEES:  Resident shall pay, as additional rent, attorney fees, court costs and other 
costs and expenses incurred by Owner because of any violation or default of Resident under this lease to 
the extent permitted by law, or incurred by Owner in enforcing the terms of this lease against Resident. 
 

31. SECURITY:  Owner and Resident agree that Owner shall not furnish nor be responsible to Resident, listed 
in paragraph 4, or guests thereof, for security or protection of their person or property, and Resident 
acknowledges that Owner has made no representation with respect to such security or protection. 
 

32. RULES AND REGULATIONS:  
 

a. Parking (Resident):  All automobiles parked on the apartment grounds must have current license plates, 
property parking permit, and must be maintained in operable condition.   
1) Each unit will be assigned only one parking permit.  
2) No car washing or car repairing shall be done in the drive/road ways or parking area.   
3) You may only park registered vehicles in designated areas.  There is to be no parking on the grass, 

sidewalks, or any other area of the apartment grounds.  
4) Parking regulations are strictly enforced and violators will be towed at owner’s expense. 

b. Parking (Guests):  Your guests may park in designated “Visitor” spaces only.  Short‐term 
overflow parking for your guests is provided at the transfer station commuter parking lot. 

c. Parking (Other):  No trailers, recreational vehicles, jet skis, snowmobiles, or boats are permitted 
on the premises.  Violation of these rules  will result in immediately towing, without notice, at 
the owner’s expense.  The parking of commercial vehicles or any vehicle than regularly used 
passenger cars by Resident(s) or their guests, within the limits of the apartment grounds is 
strictly prohibited.   

d. Windows and outside doors must be closed during rain or inclement weather.  Resident(s) is 
responsible for any water damage to Resident(s) blinds, walls, window sills, carpeting, and/or 
furnishings caused through the Resident(s) neglect. 

e. Pouring cooking oil or grease into the sinks or toilets is forbidden.  Such material shall be 
disposed of by placing in the rubbish containers.  Resident(s) shall place rubbish in the container 
in compact bundles or sacks, wrapping wet items to prevent odors.  Container lids shall be kept 
closed at all times. 

f. Toilets and other equipment shall be used only for the purpose for which they are intended.  
Sanitary napkins, tampons, applicators, and diapers are only to be disposed of in rubbish 
containers.  Resident shall be liable for any damage to the plumbing caused by 
noncomformance with this rule. 

g. Sidewalks, entrance courts, vestibules, stairways, laundry rooms, corridors and halls must not be 
obstructed or used for any purpose other than ingress and egress.  No personal property of any 
kind shall be stored outside of the premises or any storage areas provided. 

h. No signs, flags, advertisement, notice or other lettering shall be exhibited outside or visible from 
outside the apartment. 

i. No awning or anything else shall be attached to the building.  No radio, television aerials, 
satellite dish, or wires shall be erected in or about any part of the premises without written 
consent.  No equipment or appliances shall be installed which will increase the cost or interfere 
with the operation of the apartment building or the safety of utilities or services or cause a 
nusiance to other residents.  No additional air conditioning unit shall be installed or other 
alterations or additions made to the premises. 

j. No Resident(s) shall alter any lock or install a new lock or knocker on any door of the premises.  
In the event the lock is changed, Management will immediately remove the lock and replace the 
lock with our lock without notice.  Key Cards can be obtained at the office.  Installation of any 
chain lock or knocker will result in the replacement cost of the door to the Resident(s). 
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k. No Resident(s) shall allow anything whatsoever to fall from the windows or doors of the 
premises, nor shall any Resident(s) sweep or throw from the premises any dirt or substance into 
any of the corridors, halls,  or elsewhere in the building or outside of the building. 

l. Nothing shall be done in or about the building which will interfere with the rights, comforts, or 
convenience of the other Resident(s).  No musical instruments, radios, televisions and/or 
stereos shall be operated in manner that is disturbing or annoying to the other residents, nor 
shall disturbing noises being made at any time. 

m. The trees and shrubbery are a vital part of the premises and the Resident shall be liable for any 
mutilation or defacing thereof caused by Resident(s) or the guests thereof. 

n. Laundry work shall be done in the laundry rooms provided for such purpose and only during the 
hours of 9:00 a.m. to 9:00 p.m. No laundry shall be hung and/or draped from the balconies. 

o. No equipment may be moved from any part of the building or property and all equipment must 
be retained in its original location. 

p. Damage to the building, entranceway, or the apartment caused by moving or carrying of articles 
therein, are the responsibility of the Resident and are to be paid by him/her. 

q. Residents are not permitted to visit, play, or hang out in the hallways or on the entrance areas. 
r. Corridors and Stairs: No toys, bicycles, shoes, furnishings, planters, etc. shall be left in the 

hallways, stairwells, or other public area of the building.  Items left in hallways will be 
immediately removed and disposed of. 

s. Balcony/patio must be kept neat and clean at all times.  The only items permitted on your 
balcony/patio are patio furniture and planters.  This area is not to be used as a storage area.  

t. No outdoor cooking equipment will be permitted on patios or balconies. 
u. Nothing shall be placed on the lawn area and left for an extended period of time without the 

prior consent from Management. 
v. Resident(s) shall not keep or use or permit to be kept or used in, on or about the premises, 

apartment building or common areas highly flammable fluids or explosives. 
w. Use of the premises should not be in violation of any federal, state or local laws.  Owner shall 

not be liable to Resident for the violation or the breach of any covenant or condition in any lease 
by any other Resident of Owner.   

x. All buildings and apartments are SMOKE FREE.  No smoking of cigarettes, cigars, vapor devices, 
pipes, marijuanna or any other lightable material is allowed within 25 feet of buildings. 

y. Additional Rules and Regulations may be included in an addendum to this lease agreement. 
 

33. CHECKLIST:  Management has provided Resident with an apartment inventory checklist.  Resident 
agrees to complete the checklist noting the conditions of the apartment and return to Management 
within seven (7) days after having obtained possession of the apartment.  
 

34. DRUG‐FREE HOUSING:  (a) Resident(s), any member of the Resident(s) household, or a guest or other 
person under the Resident(s) control shall not engage in or facilitate criminal activity on or near the 
project, including, but not limited to , violent criminal activity or drug‐related criminal activity; (b) 
Resident(s) or members of the Resident(s) household shall not permit the dwelling unit to be used for, 
or to facilitate, criminal activity; (c) “Violent criminal activity” means any felonious criminal activity that 
has as one of its elements the use, or threatened use of physical force against the person or property of 
another; (d) “Drug‐related criminal activity” means the illegal manufacture, sale, distribution, or  use, or 
possession with intent to manufacture, sell, distribute or use, of a controlled substance (as defined in 
Section 102 of the Controlled Substances Act (21 U.S.C. 802)). 
 
 

   



Page 8    Resident Initials   _________     _________ 

IN WITNESS WHEREOF, Resident has executed this lease as of the date first above written, and 
Management has executed the same as of the date set out below. 

________________________________________________       ______________________________ 
TCHC Staff, Management Representative             Date 

_______________________________________________ _       ______________________________ 
Resident Signature               Date 

_______________________________________________ _       ______________________________ 
Resident Signature               Date 

DATED:  LEASE SIGNING DATE

Owner’s Representative:  ____________________________________________________________ 
    Anthony Lentych, Executive Director, TCHC [Property Manager] 



 
 

TRAVERSE CITY HOUSING COMMISSION 

150 Pine Street, Traverse City, Michigan, 49684 
T: (231) 922‐4915  ꟾ  F: (231) 922‐2893 
TDD: (800) 649‐3777 
TCHousing.org 
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PARKING PERMIT 
 
 

Your vehicle – you are only allowed one vehicle – must display an official TC Housing Parking 

Permit at all times.  This permit should be displayed in lower window of the front passenger seat.  

Please  remember,  it  is  your  responsibility  to  notify  the  office when  you  acquire  a  different 

vehicle.   All  vehicles must be  registered with  the  State of Michigan.   Any  vehicle  that  is not 

registered, or that is disabled in any way, will be towed off the property at your expense.  

 

PRINT NAME:  ____________________________________    APT.:          

 
MAKE & MODEL OF VEHICLE:  _____________________________________________________ 

 
COLOR OR OTHER DESCRIPTION:  __________________________________________________ 

 
Do you have a Handicapped Parking Permit?        YES     NO 

 
Is this vehicle registered in your name?               YES     NO 
 
 
 
 

TENANT:                   DATE:        
      Signature 
 
 
 
TCHC:                     DATE:          
            Signature 
 
 
 
 

 
PARKING PERMIT NO. ISSUED:  _____________________________ 
 



Traverse City Housing Commission 
Parking Permits 

Riverview Terrace Apartments 
(115 Apartments — 42 Parking Spots) 
150 Pine Street 
Traverse City, Michigan 49684 

East Bay Flats 
(67 Apartments — 66 Parking Spots) 
440 Munson Avenue 
Traverse City, Michigan 49686 

Orchardview Townhomes 
(21 Townhomes — 28 Parking Spots) 
10200 Carter Centre Road 
Traverse City, Michigan 49684 



Traverse City Housing Commission 
Sample Parking Signage 



7. Agency Review Letters
-County Road Commission Driveway Permit
-Metro Fire Department Review Letters
-GFA Stormwater Review Letters
-GFA Utility (water/sewer) Review Letters
-Soil Erosion Determination Letter



Grand Traverse County Road Commission

Issue Date
Permit No.
Application No. 13932

01/03/2022
2022-000001

1881 LaFranier Road
Traverse City, MI 49696-0000

Phone: 231-922-4848
Fax: 231-929-1836

CRA 100 (03/2005)

APPLICATION
WITHIN THE RIGHT-OF-WAY OF; OR TO CLOSE, A COUNTY ROAD

APPLICATION AND PERMIT TO CONSTRUCT, OPERATE, USE AND/OR MAINTAIN

An applicant is defined as an owner of property adjacent to the right-of-way, the property owner's authorized representative; or an 
authorized representative of a private or public utility who applies for a permit to construct, operate, use, and/or maintain a facility within 
the right-of-way for the purpose outlined within the application.  A contractor who makes application on behalf of a property owner or utility  
must provide documentation of authority to apply for a permit.

BATA / Traverse City Housing Commission
Attn: Jerry Tomczak - Program Manag
Traverse City, MI  

TBD

A
P

P
L

IC
A

N
T

C
O

N
T

R
A

C
T

O
R

Phone(s): 231-933-5544___-___-____
EMail: dunhamk@BATA.net

Applicant/Contractor request a permit for the following work within the right of way of a county road:  
Commercial - Commercial Drive

28-05-023-042-30Property IDNorthSide of Road

Date:Date: Title:Title:

Contractor's Signature:Applicant's Signature:

I certify and acknowledge that (1) the information contained in this application is true and correct, (2) the commencement of the work 
described in this application shall constitute acceptance of the permit as issued, including all terms and conditions thereof and, (3) if this 
permit is for commercial or residential driveway work, I am the legal owner of the property that this driveway will serve, or I am the 
authorized representative. 

01/03/2023Work to be completed by01/03/2022DATE:  Work to begin on

SectionGarfieldTownship

And GarfieldLaFranierBetweenHammondLOCATION:  County Road

On File On file

PERMIT
The term "Permit Holder" in the terms and conditions set forth on the reverse side hereof, refers to the applicant and the contractor, 
where applicable. By performing work under this permit, the Permit Holder acknowledges and agrees that this permit is subject to all the 
rules, regulations, terms and conditions set forth herein, including on the reverse side hereof.  Failure to comply with any of said rules, 

RECEIPT NOFEE TYPE
Letter of Credit 
Surety Bond

Certificate of Insurance

OTHER REQUIREMENTS:

R
E

Q
U

IR
E

M
E

N
T

S AMOUNT

Retainer Letter
Approved Plans on File

Attachments/Supplemental Specifications
X

X
X

N
N
N
N
N
NY

Y
Y
Y
Y
Y

X

X
X

DATE

Permit for development of New BATA complex. Permit for one main Access off of Hammond Rd and 2 access drives off of LaFranier Rd 
with the south access gated for Emergency only. The North most access on LaFranier to be re-evaluated for a Right Turn Taper prior to 
the start of residential phase (phase 2). 

Utilities MUST be permitted separately. 

Permit valid upon GTCRC receiving the following:
* Proof of property ownership
* Recorded release of Right-of-way to GTCRC along LaFranier Rd. as per submitted and attached plans.
* GTCRC approved contractor with proper credentials and insurances.

Construction of accesses and ROW to be built as per submitted, attached final plans. 2 access drives located on LaFranier and one 
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Grand Traverse County Road Commission

Issue Date
Permit No.
Application No. 13932

01/03/2022
2022-000001

1881 LaFranier Road
Traverse City, MI 49696-0000

Phone: 231-922-4848
Fax: 231-929-1836

CRA 100 (03/2005)

located on Hammond Rd. Any changes or alterations of permitted plans to be approved by GTCRC before work is to start.  

Proper signage and traffic control to comply with MMUTCD standards.  Prior approval from the GTCRC is required for a shoulder or lane 
closure.  No work allowed in County Road ROW during a snow/ice event.  Work with in the ROW from Nov.1 thru March 31, requires 
daily verbal permission from the Road Commission.  Erosion control to be established which may include top soil, grass seed, and mulch 
blanket.  GTCRC is to be notified 48hrs in advance of the start of work within the road ROW.  Any damage done to the roadway edge by 
construction vehicles must be repaired by contractor not to exceed six (6) inches.  Any damage done beyond six (6) inches will be 
repaired by the Road Commission at contractors expense.

Approved By:Recommended for Issuance By:

01/03/2022 Date:Date: Title:Title:

Page 2 of 3
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TERMS AND CONDITIONS

1. Specifications.  All work performed under this permit must be done in accordance with the application, plans, specifications, maps
and statements filed with the County Road Commission ("Road Commission") and must comply with the Road Commission's
current procedures and regulations on file at its offices and the current MDOT Standard Specifications for Construction, if 
applicable.

2. Fees and Costs. The Permit Holder shall be responsible for all costs incurred by the Road Commission in connection with this
permit and shall deposit estimated fees and costs as determined by the Road Commission, at the time the permit is issued.

3. Bond. The Permit Holder shall provide a cash deposit, irrevocable letter of credit or bond in a form and amount acceptable to the 
Road Commission at the time permit is issued.

4. Insurance. The Permit Holder shall furnish proof of general liability insurance in amounts not less than $1,000,000 each 
occurrence and general aggregate,proof of automobile liability in amounts not less than $1,000,000 combined single limit for each 
accident, bodily injury per accident, and property damage per accident, and in an amount not less than $500,000 for bodily injury 
per person. Such proof of insurance shall include a valid certificate of insurance demonstrating that the Road Commission is an 
additional insured party on the policy. Such insurance shall cover a period not less than the term of this permit and shall provide
that it cannot be cancelled without 30 days advance written notice to the Road Commission, by certified mail, first-class, return 
receipt requested.  This permit is invalid if insurance expires during the authorized period of work described herein.

5. Indemnification. In addition to any liability or obligation of the Permit Holder that may otherwise exist, Permit Holder shall, to the 
fullest extent permitted by law, indemnify, defend and hold harmless the Road Commission and its commissioners, officers, 
agents, and employees from and against any and all claims, actions, proceedings, liabilities, losses, and damages thereof, and 
any and all costs and expenses, including legal fees, associated therewith which the Road Commission may sustain by reason of  
claims for or allegations of the negligence or violation of the terms and conditions of this permit by the Permit Holder, its officers, 
agents, or employees, arising out of the work which is the subject of this permit, or arising out of work not authorized by this 
permit, or arising out of the continued existence of the operation or facility, which is the subject of this permit.

6. Miss Dig. The Permit Holder must comply with the requirements of Act 53 of Public Acts of 1974, as amended. CALL MISS DIG 
AT (800) 482-7171 or www.missdig.org AT LEAST THREE (3) FULL WORKING DAYS, BUT NOT MORE THAN FOURTEEN 
(14) CALENDAR DAYS, BEFORE YOU START WORK. The Permit Holder assumes all responsibility for damage to or 
interruption of underground utilities.

7. Notification of Start and Completion of Work.  The Permit Holder must notify the Road Commission at least 48 hours before 
starting work, when work is completed, and additionally as directed by the Road Commission.

8. Time Restrictions. All work shall be performed Mondays through Fridays between and unless written approval  
is obtained from the Road Commission, and work shall be performed only during the period set forth in this permit.  Perform no 
work except emergency work, unless authorized by the Road Commission on Saturdays, Sundays, or from on the day 
proceeding until the normal starting time the day after the following holidays: New Year's Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving Day and Christmas Day.

9. Safety. Furnish, install and maintain all necessary traffic controls and protection during Permit Holder's operations in accordance 
with the Manual of Uniform Traffic Control Devices, Part 6 and any supplemental specifications set forth herein.
10. Restoration and Repair of Road.  The construction, operation and maintenance of the activity covered by this permit shall be 

performed by the Permit Holder without cost to the Road Commission unless specified herein.  The Permit Holder shall also be 
responsible for the cost of restoration and repair of the right-of-way determined by the Road Commission to be damaged as a 
result of the activity which is the subject of this permit.  Restoration shall meet or exceed conditions when work is commenced 
and be in accordance with specifications.  The Permit Holder shall be responsible for costs incurred by the Road Commission 
for emergency repairs performed by or on behalf of the Road Commission for the safety of the motoring public.  Said repairs 
shall be performed with or without notice to the Permit Holder if immediate action is required.  This determination shall be in the
sole and reasonable opinion of the Road Commission.

11. Limitation of Permit. Issuance of this permit does not relieve Permit Holder from meeting any and all requirements of law, or of 
other public bodies or agencies. The Permit Holder shall be responsible for securing and shall secure any other permits or 
permission necessary or required by law from cities, villages, townships, corporations, property owners, or individuals for the 
activities hereby permitted. Any work not described by the application, including the time and place thereof, is strictly prohibited 
in the absence of the application for and issuance of an additional permit or amendment to this permit.

12. Revocation of Permit. This permit may be suspended or revoked at will, and the Permit Holder shall surrender this permit and 
alter, relocate or remove its facilities at its expense at the request of the Road Commission. It is understood that the rights 
granted herein are revocable at the will of the Road Commission and that the Permit Holder acquires no rights in the right-of-way
and expressly waives any right to claim damages or compensation in case this permit is revoked.

13. Assignability. This permit is not assignable and not transferable unless specifically agreed to by the Road Commission.
14. Authority. The statutory authority of the Road Commission to require compliance with permit requirements is predicated upon  its 
jurisdictional authority and is set forth in various statutes including, without limitation and in no particular order, MCL §247.321 et 

seq; MCL §224.19b; MCL §560.101 et seq; and MCL §247.171 et seq.
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SITE DATA:
REMAINDER PARCEL
Location:  2051 Garfield Ave. 
Tax ID: 28-05-023-042-01
Owner: Louis & Marvel LaFranier (Trusts)

15532 Bluff Road, Traverse City, MI 49686
Parcel Area Gross: 69.70 Acres
Parcel Area Net: 64.90 Acres  (Exist. R.O.W. )

Road Frontage: (as measured at ROW line)

868.01 l.f. LaFranier Road (Exist. R.O.W. )

1537.01 l.f. Hammond Road (Exist. R.O.W. )

1088.38 l.f. Garfield Avenue (Exist. R.O.W. )

Zoning District: Agricultural

PARCEL C
Location:  W. Hammond Rd.
Tax ID: 28-05-023-042-30
Owner: Louis & Marvel LaFranier (Trusts)

Dixie Roethlisberger (Trustee)
15532 Bluff Road, Traverse City, MI 49686

Parcel Area Gross: 7.41 Acres
Parcel Area Net: 6.09 Acres (Exist. R.O.W. )

Road Frontage: (as measured at ROW line)

374.99 l.f. LaFranier Road (exist. R.O.W. )

567.13 l.f. Hammond Road (Exist. R.O.W.)

Zoning District: Agricultural

SETBACKS:
Agricultural

Front = 30' (Buildings)
Side = 20' (Buildings)
Rear = 35' (Buildings)
Wetland = 25' (Buildings and Parking)

P.U.D.
Front = 50' (Buildings)
Side = 30' (Buildings)

 BATA / TCHC
Transit-Oriented Mixed-Use

Development PUD
Garfield Township, Grand Traverse County, Michigan

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: 231-995-6015

TRAVERSE CITY LIGHT & POWER (TCL&P) (ELEC. & INTERNET)
Operations Mgr: Tony Chartrand
Address: 1131 Hastings St., Traverse City, MI 49686
Telephone: 231-922-4940

GARFIELD TOWNSHIP STORM WATER CONTROL ORDINANCE
Planning Director: 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: Sandra O'Niel
Address: 700 Hammond Rd., Ste. 2, Traverse City, MI 49686
Telephone: 231-932-2829

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 County Sheriff: 231-995-5001
Garfield Twp. Community

FIRE DEPARTMENTS
EMERGENCIES: 911
Grand Traverse Metro: 231-947-3000
Grand Traverse Rural: 231-943-9721
Garfield Township: 231-941-7682

PLAN INDEX
C1.0 COVER SHEET
C1.1 NOTE SHEET
C1.2 CIVIL DETAILS - SITE
C1.3 CIVIL DETAILS - WATER
C1.4 CIVIL DETAILS - SANITARY
C1.5 CIVIL DETAILS - STORM
C2.0 EXISTING CONDITIONS PLAN
C2.1 DEMOLITION PLAN
C3.0 SOIL EROSION & SEDIMENTATION CONTROL PLAN
C4.0 OVERALL SITE PLAN
C4.1 SITE & DIMENSION PLAN - NORTH
C4.2 SITE & DIMENSION PLAN - SOUTH
C5.0 OVERALL GRADING & STORM PLAN
C5.1 GRADING & STORM PLAN - NORTH
C5.2 GRADING & STORM PLAN - SOUTH
C6.0 OVERALL UTILITY PLAN
C6.1 UTILITY PLAN - NORTH
C6.2 UTILITY PLAN - SOUTH
C6.3 PLAN & PROFILE - SANITARY: STA 0+00 TO 11+00
C6.4 PLAN & PROFILE - SANITARY: STA 11+00 TO 22+00
C6.5 PLAN & PROFILE - SANITARY: STA 22+00 TO 33+00
C6.6 PLAN & PROFILE - SANITARY: STA 33+00 TO 42+00 & CHURCH
C6.7 PLAN & PROFILE - SANITARY: STA 42+00 TO 52+00
C6.8 PLAN & PROFILE - WATER MAIN: STA 52+00 TO 64+00
C6.9 PLAN & PROFILE - WATER MAIN: STA 64+00 TO 69+00
C7.0 PLAN & PROFILE - WATER MAIN: STA 69+00 TO 79+00
C7.1 PLAN & PROFILE - WATER MAIN: STA 79+00 TO 90+00
C7.2 PLAN & PROFILE - WATER MAIN: STA 90+00 TO 103+00
C7.3 PLAN & PROFILE - WATER MAIN: STA 103+00 TO 114+00
L1.0 LANDSCAPE PLAN - NORTH
L1.1 LANDSCAPE PLAN - SOUTH
L1.2 LANDSCAPE PLAN - APARTMENTS
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DESCRIPTION AS FURNISHED:
PARCEL "C"
Part of South 1/2 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West, Garfield Township,
Grand Traverse County, Michigan, more fully described as: Beginning at the South 1/4 corner of said Section
23; thence North 00 degrees 57 minutes 30 seconds East, along the North and South 1/4 line of said Section, 450.00
feet; thence South 88 degrees 13 minutes 41 seconds East 250.80 feet; thence North 00 degrees 57 minutes 30 seconds
East 150.00 feet; thence South 88 degrees 13 minutes 41 seconds East 350.00 feet;
thence South 01 degree 02 minutes 05 seconds West 600.00 feet, to the South line of said Section; thence
North 88 degrees 13 minutes 41 seconds West, along the South line of said Section, 600.00 feet, to the Point
of Beginning. SUBJECT TO the right of way of LaFranier and Hammond Road over and across the Westerly
and Southerly portions thereof.

REMAINDER PARCEL
Part of South 1/2 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West, Garfield Township,
Grand Traverse County, Michigan, more fully described as: Commencing at the South 1/4 corner of said
Section 23; thence North 00 degrees 57 minutes 30 seconds East, along the North and South 1/4 line of said Section
and the centerline of LaFranier Road, 450.00 feet, to the Point of Beginning; thence continuing along
said 1/4 line, North 00 degrees 57 minutes 30 seconds East 867.85 feet, to the South 1/8 line of said Section; thence
South 88 degrees 18 minutes 28 seconds East, along said 1/8 line, 1318.74 feet, to the East 1/8 line of said Section;
thence continuing along the South 1/8 line, South 88 degrees 17 minutes 12 seconds East, and boundary of Carriage
Hill Plat, 1314.98 feet, to the East Section line of said Section and the centerline of
Garfield Road; thence South 01 degree 03 minutes 09 seconds West 1088.00 feet, along said East Section
line; thence North 88 degrees 13 minutes 41 seconds West 495.00 feet; thence South 01 degree 03 minutes
09 seconds West 233.00 feet, to the South Section line and the centerline of Hammond Road; thence North
88 degrees 13 minutes 41 seconds West 1536.60 feet, along said South line; thence North 01 degree 02
minutes 05 seconds East 600.00 feet; thence North 88 degrees 13 minutes 41 seconds West 350.00 feet; thence South 00
degrees 57 minutes 30 seconds West 150.00 feet; thence North 88 degrees 13 minutes 41 seconds West 250.80 feet, to
the Point of Beginning. SUBJECT TO the right of way of LaFranier Road, Hammond Road, and Garfield Road, over and
across the Westerly, Southerly, and Easterly portions thereof.

Parcel No.: 28-05-023-042-01 - New for 2020 and 28-05-023-042-30 - New for 2020

GROUND CONTOUR

SPOT ELEVATION

CONTOUR FROM USGS TOPOGRAPHIC MAP

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

DIRECTION OF SURFACE FLOW

DRAINAGE HIGH POINT

DRAINAGE LOW POINT

WATER MAIN

SANITARY FORCE MAIN

SANITARY SEWER

 STORM SEWER

GAS MAIN

OVERHEAD ELECTRIC

PROPERTY LINE

TREE LINE

PINE LINE

EDGE OF WETLAND

EDGE OF WATER

C/L OR DRAINAGE DITCH OR WATER LINE

SILT FENCE

GRADING LIMITS

MANHOLE (MH)

CATCH BASIN (CB)

CLEAN OUT (CO)

RISER

GATE VALVE

FIRE HYDRANT ASSEMBLY

CURB STOP & BOX

POLE, POWER OR ELECTRIC

LIGHT POLE

SIGN

BENCH MARK (BM)

U/G UTILITY SIGN

GUY ANCHOR

SOIL EROSION CONTROL MEASURE
(MICHIGAN UNIFIED KEYING SYSTEM)

 P=PERMANENT T=TEMPORARY

IRON FOUND / IRON SET

CONCRETE MONUMENT

GOVERNMENT CORNER

NAIL FOUND / NAIL SET

RECORD / MEASURED

FENCE

WOOD STAKE

613.0
613.5

605

STANDARD PLAN LEGEND
DESCRIPTION              EXISTING                        PROPOSED

(R) (M)

6

A

CO

613

704.33
704.00

704.33

1.93%

H.P.

L.P.

PART OF THE SE 14 OF SECTION 23

PROJECT STANDARD SPECIFICATIONS - WATER & SANITARY
Grand Traverse County Standard Technical Specifications
and Construction Details 2017, Adopted on September 26,
2017 (as amended).

GARFIELD TWP., GRAND TRAVERSE COUNTY, MICHIGAN

PROJECT TEAM
Applicant / Developer (Transit Phase):
Bay Area Transportation Authority
Kelly Dunham, Executive Director
3233 Cass Road                                                    Phone: (231) 933-5544
Traverse City, MI 49684                                         Email: dunhamk@bata.net

Developer / Residential Partner (Residential Phase):
Traverse City Housing Commission
Tony Lentych, Executive Director
150 Pine Street                                                       Phone: (231) 922-4915 x 203
Traverse City, MI 49684                                         Email: tlentych@tcpha.net

Owner's Representative:
Cunningham-Limp
Jerry Tomczak, Project Manager
28970 Cabot Dr. #100                                          Phone: (734) 260-3709
Novi, MI 48377                                                       Email: jtomczak@clc.build

Engineering Consultant (Agent):
Mansfield Land Use Consultants
Douglas Mansfield, President
830 Cottageview Drive, Suite 201                       Phone: (231) 946-9310
Traverse City, MI 49685                                         Email: dougm@maaeps.com

Architecture (BATA Facility):
Progressive AE
Seth Horton, P.E. Senior Project Manager
1811 4 Mile Rd. NE                                                Phone: (616) 365-8565
Grand Rapids, MI 49525                                      Email: hortons@progressiveae.com

Landowner:
LaFranier Trust Properties
Dixie Roethlisberger, Trustee
15530 Bluff Road                                                    Phone: (231) 223-7342
Traverse City, MI 49686                                         Email: dixie@charter.net
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GENERAL CONSTRUCTION NOTES:

1.   MISS DIG
FOR PROTECTION OF UNDERGROUND UTILITIES AND IN CONFORMANCE WITH PUBLIC ACT 53, 1974, THE
CONTRACTOR SHALL DIAL 811 or 1-800-482-7171 A MINIMUM OF THREE FULL WORKING DAYS, EXCLUDING
SATURDAYS, SUNDAYS, AND HOLIDAYS PRIOR TO BEGINNING EACH EXCAVATION IN AREAS WHERE PUBLIC
UTILITIES HAVE NOT BEEN PREVIOUSLY LOCATED. MEMBERS WILL THUS BE ROUTINELY NOTIFIED. THIS DOES NOT
RELIEVE THE CONTRACTOR OF THE RESPONSIBILITY OF NOTIFYING UTILITY OWNERS WHO MAY NOT BE PART OF THE
"MISS DIG" ALERT SYSTEM.

2.   EXISTING UTILITIES
EXISTING PUBLIC UTILITIES AND UNDERGROUND STRUCTURES SUCH AS PIPE LINES, ELECTRIC CONDUITS, SEWERS
AND WATER LINES, ARE SHOWN ON THE PLANS. THE INFORMATION SHOWN IS BELIEVED TO BE REASONABLY
CORRECT AND COMPLETE. HOWEVER, NEITHER THE CORRECTNESS NOR THE COMPLETENESS OF SUCH
INFORMATION IS GUARANTEED. PRIOR TO THE START OF ANY OPERATIONS IN THE VICINITY OF ANY UTILITIES, THE
CONTRACTOR SHALL NOTIFY THE UTILITY COMPANIES AND “MISS DIG” AND REQUEST THAT THEY STAKE OUT THE
LOCATIONS OF THE UTILITIES IN QUESTION. COST OF REPAIR FOR ANY DAMAGED UTILITY LINES THAT IS PROPERLY
STAKED SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.

3.   PROTECTING UTILITIES
SPECIAL CARE SHALL BE TAKEN IN EXCAVATING IN THE PROXIMITY OF ALL UNDERGROUND UTILITIES. THE
CONTRACTOR SHALL SECURE ASSISTANCE FROM THE APPROPRIATE UTILITY COMPANY IN LOCATING ITS LINES. THE
CONTRACTOR SHALL ALSO PROVIDE SUPPORT FOR ANY UTILITY WITHIN THE EXCAVATION, PROVIDE PROPER
COMPACTION UNDER ANY UNDERMINED UTILITY STRUCTURE AND, IF NECESSARY, INSTALL TEMPORARY SHEETING
OR USE A TRENCH BOX TO MINIMIZE THE EXCAVATION. THE CONTRACTOR SHALL PROTECT AND SAVE HARMLESS
FROM DAMAGE ALL UTILITIES, WHETHER PRIVATELY OR PUBLICLY OWNED, ABOVE OR BELOW GROUND SURFACE,
WHICH MAY BE ENCOUNTERED DURING CONSTRUCTION, AT NO ADDITIONAL COST TO THE OWNER. THE
CONTRACTOR SHALL PROVIDE ADEQUATE SUPPORT FOR UTILITY POLES AS NECESSARY.

4.   SAFETY
THE CONTRACTOR SHALL COMPLY WITH ALL APPLICABLE LAWS AND REGULATIONS GOVERNING THE FURNISHING
AND USE OF SAFEGUARDS, SAFETY DEVICES AND PROTECTION EQUIPMENT. THE CONTRACTOR SHALL TAKE ANY
NECESSARY PRECAUTIONS TO PROTECT THE LIFE AND HEALTH OF EMPLOYEES AND THE PUBLIC IN THE
PERFORMANCE OF THE WORK.

5.   SOIL EROSION & SEDIMENTATION CONTROL
THE CONTRACTOR SHALL PROVIDE TEMPORARY SOIL EROSION CONTROL MEASURES PER P.A. 451 AS AMENDED.
THE SOIL EROSION MEASURES SHOWN ARE THE MINIMUM CONTROLS TO BE USED ON THIS PROJECT. THE
CONTRACTOR SHALL INSTALL ADDITIONAL TEMPORARY AND PERMANENT SOIL EROSION CONTROL MEASURES TO
PROTECT THE DISTURBED AREAS AND ADJACENT PROPERTIES FROM ACCELERATED EROSION AND
SEDIMENTATION RESULTING FROM PROJECT CONSTRUCTION, IF DIRECTED BY THE ENGINEER OR SOIL EROSION
CONTROL OFFICER, AT NO ADDITIONAL COST TO THE PROJECT. NO EXCAVATION WORK MAY PROCEED UNTIL
THE SOIL EROSION AND SEDIMENTATION CONTROL MEASURES ARE IN PLACE. ALL WORK MUST BE IN
ACCORDANCE WITH THE APPROVED PERMIT FROM THE GRAND TRAVERSE COUNTY SOIL EROSION AND
SEDIMENTATION CONTROL OFFICE.

6.   PROPERTY CORNERS
EXISTING KNOWN PROPERTY CORNERS ARE IDENTIFIED ON THE PLANS. IF A PROPERTY CORNER IS DISTURBED
DURING CONSTRUCTION IT SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE BY A PROFESSIONAL LAND
SURVEYOR.

7.   SURVEY DATUM
ALL ELEVATIONS ARE BASED ON N.A.V.D., 1988, UNLESS OTHERWISE SPECIFIED.

8.   RESTORATION WORK
ALL DISTURBED AREAS SHALL BE TOPSOILED, SEEDED, FERTILIZED AND MULCHED.  MULCH BLANKET SHALL BE
INSTALLED IN AREAS AS DESIGNATED AND SHALL BE INCIDENTAL TO OTHER ITEMS. ALL EXCESS TOPSOIL WILL
REMAIN WITHIN THE PROPERTY OWNER'S AREA. THE CONTRACTOR SHALL REPAIR ALL WASHOUTS AND EROSION
DURING THE GUARANTEE PERIOD OF ONE (1) YEAR AT NO ADDITIONAL COST TO THE OWNER.

9.   REMOVAL ITEMS
THE CONTRACTOR SHALL RESTORE ALL LAWNS, LANDSCAPE PLANTINGS, SIDEWALKS, COMMERCIAL SIGNS, ETC.,
AS REQUIRED. UNLESS SPECIFICALLY NOTED FOR REMOVAL ON THE PLANS, ALL SIDEWALKS, DRIVES, CULVERTS,
DRAINAGE STRUCTURES, ABOVE GRADE UTILITIES, IRRIGATION SYSTEM, ETC. SHALL BE PROTECTED. ALL SUCH ITEMS
DAMAGED OR DESTROYED DURING CONSTRUCTION SHALL BE REMOVED AND REPLACED WITH NEW BY THE
CONTRACTOR AT NO ADDITIONAL COST TO THE OWNER.

10.  CONSTRUCTION SIGNAGE & TRAFFIC CONTROL
LOCAL TRAFFIC AND CONSTRUCTION SIGNAGE SHALL BE MAINTAINED AT ALL TIMES TO THE SATISFACTION OF THE
OWNER.

11.  DUST CONTROL
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTROLLING DUST ON THIS PROJECT THOUGH THE USE OF
WATER TRUCKS OR DUST PALLIATIVE. PAYMENT FOR DUST CONTROL SHALL BE INCLUDED IN THE LUMP SUM
CONTRACT AND SHALL NOT BE PAID SEPARATELY. DUST SHALL BE CONTINUOUSLY CONTROLLED TO THE
SATISFACTION OF THE OWNER.

12. PROTECTIVE FENCE
THE CONTRACTOR IS RESPONSIBLE FOR ALL SITE SECURITY. THE CONTRACTOR SHALL PROVIDE, INSTALL AND
MAINTAIN A TEMPORARY PROTECTIVE SNOW FENCE AROUND ALL OPEN TRENCH EXCAVATIONS THAT ARE LEFT
OPEN OVERNIGHT OR ANY OTHER UNSAFE AREAS ON SITE THAT REQUIRE PUBLIC PROTECTION.

13. EXCESS MATERIALS
ALL EXCESS MATERIALS SHALL BE DISPOSED OF BY THE CONTRACTOR OFF OF THE SITE UNLESS OTHERWISE NOTED
OR APPROVED BY THE OWNER. ALL REMOVALS AND TRANSPORTATION OF THE REMOVED MATERIALS SHALL BE
DONE IN ACCORDANCE WITH THE SPECIFICATIONS AND ALL LOCAL, STATE AND FEDERAL LAWS.

14. SAWCUTTING PAVEMENT
SAWCUT EXISTING PAVEMENT FULL DEPTH TO THE LIMITS OF CONSTRUCTION OR AS DIRECTED BY THE ENGINEER. IF
THE EDGE IS DAMAGED SUBSEQUENT TO SAWCUTTING, THE EDGE SHALL BE RECUT AT NO ADDITIONAL COST TO
THE OWNER.

15. DEWATERING
ANY REQUIRED DEWATERING FOR SITE WORK, INCLUDING THE USE OF STONE OR GRAVEL FOR DEWATERING
PURPOSES, WILL NOT BE PAID FOR SEPARATELY BUT SHALL BE INCLUDED IN THE LUMP SUM CONTRACT.

16. UTILITY SEPARATION
MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL SEPARATION BETWEEN ALL WATER
MAINS AND SANITARY/STORM SEWERS. MEASUREMENTS ARE BETWEEN THE CLOSEST POINTS OF EACH PIPE.

17. RECYCLING
THE CONTRACTOR IS ENCOURAGED TO RECYCLE ANY MATERIALS OR PRODUCTS THAT ARE REUSABLE OR
CAPABLE OF BEING RECYCLED.

GENERAL GRADING CONSTRUCTION NOTES:

1. QUALITY OF WORK
ALL CONSTRUCTION WORKMANSHIP AND MATERIALS SHALL CONFORM TO THE CURRENT M.D.O.T.
CONSTRUCTION STANDARDS AND SPECIFICATIONS.

2. SUBGRADE PREPARATION
THE PRESENCE OF OTHER THAN GRANULAR MATERIALS IN THE SUBGRADE SOIL SHALL REQUIRE A FULL WIDTH,
TWELVE INCH, GRANULAR SUB-BASE, M.D.O.T. CLASS II OR EQUIVALENT. PREPARED SUBGRADE WIDTH, DEPTH AND
COMPACTION MUST BE REVIEWED AND/OR TESTED PRIOR TO PLACEMENT OF GRAVEL.

3. AGGREGATE BASE MATERIAL
AGGREGATE BASE TO BE USED ON THE PROJECT MUST MEET SPECIFICATION FOR M.D.O.T. 22A AND MUST BE
TESTED AND APPROVED PRIOR TO PLACEMENT. AGGREGATE BASE PLACEMENT MUST COMPLY WITH SECTION 3.01
OF THE CURRENT MICHIGAN DEPARTMENT OF TRANSPORTATION STANDARD SPECIFICATIONS FOR
CONSTRUCTION. PREPARED AGGREGATE BASE WIDTH, DEPTH AND COMPACTION MUST BE REVIEWED AND
TESTED PRIOR TO THE PLACEMENT OF BITUMINOUS SURFACE.

4. BITUMINOUS PAVEMENT (HMA)
THE CONTRACTOR SHALL GIVE THE OWNER'S REPRESENTATIVE 48 HOURS NOTICE PRIOR TO PLACEMENT OF
BITUMINOUS SURFACE. BITUMINOUS PAVING MUST BE PERFORMED IN ACCORDANCE WITH THE CURRENT M.D.O.T.
STANDARD SPECIFICATIONS FOR CONSTRUCTION.

5. REMOVAL OF ORGANICS
ALL TREES, STUMPS, BRUSH AND ROOTS THEREOF, SHALL BE ENTIRELY REMOVED FROM WITHIN THE SITE GRADING.

6. SITE GRADING
ALL DISTURBED AREAS SHALL BE TOPSOILED, SEEDED, FERTILIZED AND MULCHED AS SOON AS FEASIBLE. THE
CONTRACTOR IS RESPONSIBLE FOR ESTABLISHING GROUND COVER ON ALL AREAS DISTURBED BY
CONSTRUCTION.

7. FIELD CHANGES
ANY CHANGES IN SPECIFICATIONS OR CONSTRUCTION METHODS MUST BE REVIEWED AND APPROVED BY THE
ENGINEER AND OWNER, AND MUST NOT CONFLICT WITH APPROVED PERMITS.

8. DRAINAGE
EXISTING STORM DRAINAGE SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION. THE CONTRACTOR IS
RESPONSIBLE TO REPAIR OR REPLACE, AS REQUIRED, ALL DRAINAGE CULVERTS OR STRUCTURES DAMAGED
DURING CONSTRUCTION AND SHALL BE CONSIDERED INCIDENTAL TO THE PROJECT. SEE THE PROPOSED
GRADING PLAN FOR DETAILS ON CONSTRUCTION ITEMS.

9.  ADJUSTMENTS
THE CONTRACTOR SHALL ADJUST ALL UTILITY SURFACE ITEMS TO THE FINISH GRADES PRIOR TO PAVING.

GENERAL STORM SEWER CONSTRUCTION NOTES:

1.   CONSTRUCTION STANDARDS
ALL MATERIALS, CONSTRUCTION, METHODS, TESTING AND INSPECTION SHALL BE IN ACCORDANCE WITH THE
CURRENT MDOT CONSTRUCTION STANDARDS UNLESS OTHERWISE SPECIFIED.

2.   CONNECTIONS
NO CONNECTIONS SHALL BE MADE TO SANITARY SEWERS.

3.   STRUCTURE ADJUSTMENTS
THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADJUSTING CATCH BASIN AND/OR MANHOLE RIMS TO THE FINISH
GRADE ELEVATIONS.  THE LOCATIONS AND ELEVATIONS SHOWN ARE BASED UPON PLAN GRADES AND ARE
SUBJECT TO CHANGE.

4. UTILITY SEPARATION
ALL STORM SEWERS SHALL MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL
SEPARATION FROM WATER MAINS AND LEADS. MEASUREMENTS ARE BETWEEN THE CLOSEST POINTS OF EACH PIPE.

GENERAL WATER MAIN CONSTRUCTION NOTES:

1. STANDARDS
ALL CONSTRUCTION AND MATERIALS SHALL CONFORM TO THE TOWNSHIP'S CURRENT STANDARDS,
SPECIFICATIONS AND DETAILS (2017 GRAND TRAVERSE COUNTY STANDARD TECHNICAL SPECIFICATIONS AND
CONSTRUCTION DETAILS, ADOPTED ON SEPTEMBER 26, 2017 (AS AMENDED).

2. DATUM
ALL ELEVATIONS SHALL BE BASED ON USGS OR NAVD DATUM.

3. DETAILS
PIPE BEDDING, THRUST BLOCKS, HYDRANT, VALVES, VALVE MANHOLES, AND ALL APPURTENANCES SHALL BE IN
ACCORDANCE WITH THE STANDARD SPECIFICATIONS & DETAILS.

4. PUBLIC EASEMENTS
EACH PUBLIC UTILITY SHALL BE WITHIN ITS OWN 20'-WIDE EASEMENT CENTERED ON THE UTILITY.

5. WATER SERVICES
THE DOMESTIC WATER AND FIRE PROTECTION MUST BE SEPARATE SERVICES TO EACH BUILDING.

6. UTILITY SEPARATION
ALL WATER MAINS AND LEADS SHALL MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL
SEPARATION FROM ALL SEWERS. MEASUREMENTS ARE FROM OUTSIDE TO OUTSIDE OF PIPE.

7.  NO DISRUPTION OF SERVICE
THE CONTRACTOR SHALL NOT DISRUPT THE WATER MAIN SERVICE TO THE SURROUNDING CUSTOMERS. ANY
REQUIRED DISRUPTION IN SERVICE SHALL BE COMMUNICATED AND COORDINATED WITH THE G.T. CO. DPW BY
THE CONTRACTOR A MINIMUM OF 48 HOURS IN ADVANCE. THE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR
PROVIDING BOTTLED WATER, DISINFECTING AND TESTING THE WATER MAIN BEFORE RECONNECTING, ETC. PER
THE G.T. CO. STANDARDS.

8.  SALVAGED MATERIALS
ALL EQUIPMENT AND MATERIALS THAT ARE CURRENTLY OPERATED AND MAINTAINED BY THE G.T. CO DPW AND IS
INTENDED TO BE REMOVED AND SALVAGED SHOULD BE STOCKPILED AND RETURNED TO THE G.T. CO DPW. IN THE
EVENT THAT THE DPW DOES NOT WANT THE SALVAGED MATERIALS, THE CONTRACTOR SHALL PROPERLY DISPOSE
THE MATERIALS.

9. TERMINATION POINTS
ALL TERMINATION  POINTS ON THE WATER MAIN SHALL BE MARKED WITH  A 4"X4" TREATED POST.

GENERAL SANITARY SEWER CONSTRUCTION NOTES:

1. STANDARDS
ALL CONSTRUCTION AND MATERIALS SHALL CONFORM TO THE TOWNSHIP'S CURRENT STANDARDS,
SPECIFICATIONS AND DETAILS (2017 GRAND TRAVERSE COUNTY STANDARD TECHNICAL SPECIFICATIONS AND
CONSTRUCTION DETAILS, ADOPTED ON SEPTEMBER 26, 2017 (AS AMENDED).

2. CONNECTIONS
NO CONNECTION RECEIVING STORM WATER OR GROUNDWATER SHALL BE MADE TO SANITARY SEWERS.

3. DATUM
ALL ELEVATIONS SHALL BE BASED ON USGS OR NAVD DATUM.

4. DETAILS
PIPE BEDDING, BUILDING SEWERS, DROP CONNECTIONS, BULKHEADS, MANHOLES, MANHOLE COVERS, AND
OTHER APPURTENANCES SHALL BE IN ACCORDANCE WITH THE STANDARD SPECIFICATIONS & DETAILS.

5. PUBLIC EASEMENTS
EACH PUBLIC UTILITY SHALL BE WITHIN ITS OWN 20'-WIDE EASEMENT CENTERED ON THE UTILITY.

6. UTILITY SEPARATION
ALL SANITARY SEWERS SHALL MAINTAIN A MINIMUM OF 10' HORIZONTAL SEPARATION AND 1.5' VERTICAL
SEPARATION FROM WATER MAINS AND LEADS. MEASUREMENTS ARE FROM OUTSIDE TO OUTSIDE OF PIPE.

7.  NO DISRUPTION OF SERVICE
THE CONTRACTOR SHALL NOT DISRUPT THE SANITARY SEWER SERVICE TO THE SURROUNDING CUSTOMERS. ANY
REQUIRED DISRUPTION IN SERVICE SHALL BE COMMUNICATED AND COORDINATED WITH THE G.T. CO. DPW BY
THE CONTRACTOR A MINIMUM OF 48 HOURS IN ADVANCE.

8.  SALVAGED MATERIALS
ALL EQUIPMENT AND MATERIALS THAT ARE CURRENTLY OPERATED AND MAINTAINED BY THE G.T. CO DPW AND IS
INTENDED TO BE REMOVED AND SALVAGED SHOULD BE STOCKPILED AND RETURNED TO THE G.T. CO DPW. IN THE
EVENT THAT THE DPW DOES NOT WANT THE SALVAGED MATERIALS, THE CONTRACTOR SHALL PROPERLY DISPOSE
THE MATERIALS.

9. TERMINATION POINTS
ALL TERMINATION  POINTS ON THE WATER MAIN SHALL BE MARKED WITH  A 4"X4" TREATED POST.
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NOTE:
ALL BACKFILL MATERIAL SHALL
CONFORM TO ASTM D2321
STANDARDS

D

NOTE:
SANITARY SEWER TRENCHES NEED TO PROVIDE A MINIMUM
WIDTH OF PIPE DIAMETER PLUS 16 INCHES FOR 8 INCH TO 18
INCH DIAMETER PLASTIC/FLEXIBLE PIPE MATERIALS. FOR 18
INCH AND LARGER PIPE DIAMETERS, THE MINIMUM TRENCH
WIDTH IS 1.25 TIMES THE PIPE DIAMETER PLUS 12 INCHES FOR
PLASTIC/FLEXIBLE PIPE MATERIALS.

D
D

HAND PLACED
SAND,
COMPACTED

HAND COMPACTED
SAND AND/OR
GRAVEL

METHOD 2
(IN CLAY, HARDPAN, OR ROCK)

4" MIN., 6"
MAX. (IN
MUCK,
EXCAVATE
TO FIRM
SOIL)

SHAPE TO FIT PIPE
BARREL & BELL

4" MIN.,
6" MAX.

METHOD 1
(IN SAND OR GRAVEL)

NATIVE EARTH WHERE PERMITTED

D+24" MAXIMUM

NATIVE EARTH WHERE PERMITTED

D+24" MAXIMUM

12
"

D/4

12
"

D/4

NOTE:

ALL BACKFILL MATERIAL SHALL
CONFORM TO ASTM D2321
STANDARDS

NOTE:

SANITARY SEWER TRENCHES NEED TO PROVIDE A MINIMUM
WIDTH OF PIPE DIAMETER PLUS 16 INCHES FOR 8 INCH TO 18
INCH DIAMETER PLASTIC/FLEXIBLE PIPE MATERIALS. FOR 18
INCH AND LARGER PIPE DIAMETERS, THE MINIMUM TRENCH
WIDTH IS 1.25 TIMES THE PIPE DIAMETER PLUS 12 INCHES FOR
PLASTIC/FLEXIBLE PIPE MATERIALS.

SHAPE TO FIT PIPE
BARREL & BELL

METHOD 1
(IN SAND OR GRAVEL)

NATIVE EARTH WHERE PERMITTED

D+24" MAXIMUM

NATIVE EARTH WHERE PERMITTED

D+24" MAXIMUM

12
"

D/4

12
"

D/4
D

METHOD 2
(IN CLAY, HARDPAN,  & ROCK OR

WHERE SAND IS UNDERCUT DURING
EXCAVATION)

SEE PAVING DETAIL - BITUMINOUS
THIS SHEET FOR TRENCHES UNDER
THE INFLUENCE OF PAVEMENT.

SEE PAVING DETAIL - BITUMINOUS
THIS SHEET FOR TRENCHES UNDER
THE INFLUENCE OF PAVEMENT.

HAND PLACED
SAND,
COMPACTED

HAND COMPACTED
SAND AND/OR
GRAVEL

4" MIN., 6"
MAX. (IN
MUCK,
EXCAVATE
TO FIRM
SOIL)

PAVEMENT OR GROUND
FINISH GRADE

SLCPP STORM SEWER & END SECTIONS

INV. EL.

2' OR 4'
DIA.

2'
- 0

"
SU

M
P

(M
IN

.)

6"

YARD CATCH BASINS SHALL HAVE A
FLAT, GRATED FRAME & COVER.

BASINS IN GRAVEL SHALL HAVE A
FLAT, SOLID FRAME & COVER.

MDOT D2 CURB/GUTTER
C.I. EJIW 7060 FRAME AND 7040 TYPE M1
GRATE WITH 7060 T1 BACK

MDOT F4 CURB/GUTTER
C.I. EJIW 7045 FRAME AND TYPE M1 GRATE
WITH 7050 T1 BACK

CATCH BASINS IN CTR OF PAVEMENT
C.I. EJIW 1040 FRAME AND TYPE M1 COVER

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P:
\L

an
d

 P
ro

je
ct

s\
20

20
\2

01
08

 - 
BA

TA
\d

w
g\

Pl
an

\2
01

08
 p

la
n0

4.
d

w
g 

(C
1.

5 
C

D
-S

TR
M

) -
  D

ec
 1

6,
 2

02
1 

8:
33

am
 - 

Jim

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

83
0 

Co
tta

ge
vie

w 
D

r.,
 S

te
. 2

01
P.

O
. B

ox
 4

01
5

Tr
av

er
se

 C
ity

, M
I 4

96
85

Ph
on

e: 
23

1-
94

6-
93

10
ww

w.
m

aa
ep

s.c
om

in
fo

@
m

aa
ep

s.c
om

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

Ba
y A

re
a 

Tra
ns

po
rta

tio
n 

Au
th

or
ity

 / 
Tra

ve
rse

 C
ity

 H
ou

sin
g 

Co
m

m
iss

io
n

Tra
ns

it-
O

rie
nt

ed
 M

ixe
d-

Us
e 

De
ve

lo
pm

en
t P

UD

Se
ct

io
n 

23
, 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 07.13.20

20108

FINAL PUD

05
   

  2
1-

02
-0

1 
   

d
lm

   
m

m
m

   
d

lm
   

fo
r s

ub
m

itt
al

06
   

  2
1-

04
-2

1 
   

d
lm

   
m

m
m

   
d

lm
   

Re
vi

se
d

 m
ul

ti-
fa

m
ily

 la
yo

ut

07
   

  2
1-

05
-1

7 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p 

 B
oa

rd
 S

ub
m

itt
al

09
   

  2
1-

09
-1

0 
   

d
lm

   
m

m
m

   
d

lm
   

G
.T

. M
et

ro
 F

.D
. R

es
ub

m
itt

al

08
   

  2
1-

08
-2

5 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p 

 P
UD

 S
ub

m
itt

al

10
   

  2
1-

10
-2

2 
   

d
lm

   
m

m
m

   
d

lm
   

Ha
m

m
on

d
 &

 L
aF

ra
ni

er
 E

nt
ra

nc
e 

Re
vi

sio
ns

11
   

  2
1-

10
-2

8 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 S
ub

m
itt

al
 - 

Fi
na

l P
UD

 A
pp

lic
at

io
n

12
   

  2
1-

12
-1

5 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 S
ub

m
itt

al
 - 

Fi
na

l P
UD

 A
pp

lic
at

io
n

STABILIZED CONSTRUCTION ACCESS SPECIFICATIONS
WHEN
· CONSTRUCTION TRAFFIC IS EXPECTED TO LEAVE A CONSTRUCTION SITE.
· STABILIZATION OF INTERIOR CONSTRUCTION ROADS IS DESIRED.

WHY
· TO MINIMIZE TRACKING OF SEDIMENT ONTO PUBLIC ROADWAYS AND TO MINIMIZE DISTURBANCE OF VEGETATION.

WHERE
· STABILIZED CONSTRUCTION ENTRANCES SHALL BE LOCATED AT EVERY POINT WHERE CONSTRUCTION TRAFFIC

ENTERS OR LEAVES A CONSTRUCTION SITE. VEHICLES LEAVING THE SITE MUST BE ROUTED OVER THE ROCK
INGRESS/EGRESS CORRIDOR.

HOW
· STABILIZED CONSTRUCTION ACCESS ROAD SHOULD BE ESTABLISHED AT THE ONSET OF THE CONSTRUCTION

ACTIVITIES AND MAINTAINED IN PLACE FOR THE DURATION OF THE CONSTRUCTION PROJECT.
· INSTALLATION OF THIS PRACTICE SHOULD BE THE RESPONSIBILITY OF THE SITE CLEARING OR EXCAVATING

CONTRACTOR.
· ACCESS LOCATION SHOULD BE CLEARED OF WOODY VEGETATION.
· NON-WOVEN GEOTEXTILE FABRIC SHALL BE PLACED OVER THE EXISTING GROUND PRIOR TO PLACING STONE.
· ACCESS SIZE SHOULD BE A MINIMUM OF 50'. (30' FOR SINGLE RESIDENCE LOT).
· ACCESS WIDTH SHOULD BE 12' MINIMUM, FLARED AT THE EXISTING ROAD TO PROVIDE A TURNING RADIUS.
· CRUSHED AGGREGATE (2" TO 3"), OR RECLAIMED OR RECYCLED CONCRETE EQUIVALENT, SHALL BE  PLACED AT

LEAST 8" DEEP OVER THE LENGTH AND WIDTH OF THE INGRESS/EGRESS CORRIDOR.

MAINTENANCE
· PERIODIC INSPECTION AND NEEDED MAINTENANCE SHALL BE PROVIDED AFTER EACH RAIN EVENT.
· STABILIZED ENTRANCES SHALL BE REPAIRED AND ROCK ADDED AS NECESSARY.
· SEDIMENT DEPOSITED ON PUBLIC RIGHTS-OF-WAY SHALL BE REMOVED IMMEDIATELY AND RETURNED TO THE

CONSTRUCTION SITE. REMOVE ACCUMULATED SEDIMENT IN THE SUMPS AND MAINTAIN SWEPT ROADS.
· IF SOILS ARE SUCH THAT WASHING OF TIRES IS REQUIRED, IT SHALL BE DONE IN A WASH RACK AREA, STABILIZED

WITH STONE, IMMEDIATELY PRIOR TO THE CONSTRUCTION ACCESS STABILIZED CORRIDOR.
· AT THE PROJECT COMPLETION, ROCK ACCESS ROAD SHOULD BE REMOVED AND DISPOSED OF UNLESS UTILIZED

AS SUBGRADE FOR FINAL ROAD.

LIMITATIONS
· EFFECTIVENESS LIMITED, SEDIMENT MAY BE TRACKED ONTO ROADS REQUIRING ADDITIONAL ACTION.

PROFILE

EXISTING GROUND

EXISTING
PAVEMENT

NON-WOVEN GEOTEXTILE FABRIC

2"-3" CRUSHED ROCK (8" DEPTH)

* 50' MINIMUM LENGTH
LENGTH OF STABILIZED ROAD

PLAN VIEW

50' MINIMUM LENGTH
LENGTH OF STABILIZED ROAD

S53
TEMPORARY ACCESS DETAIL

STABILIZED CONSTRUCTION ACCESS

12'

10'

10'

W

PIPE DIAM.
H

COLLAR

TOE TROUGH

TOP VIEW

SIDE VIEW FRONT VIEW

L

DIMENSIONS
DIAM. W L H
12" 24" 21" 6"
15" 30" 26" 6"
18" 36" 31" 6"
24" 48" 41" 6"
30" 60" 51" 8"

GEOTEXTILE FILTER FABRIC, TYP.

COMPACTED EARTHUNDISTURBED
VEGETATION

LIMITS OF HEAVY RIP RAP

5'
TOP OF BERM

MAX. WATER LEVEL

STORM BASIN

HEAVY RIP RAP ON
GEOTEXTILE FILTER
FABRIC, TYP. 1'

TOP OF BERM

TOP OF BERM

LI
M

ITS
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F 
HE
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RI
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RA

P
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M

ITS
 O

F 
HE
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V

Y 
RI
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P

BO
TT

O
M

 O
F 

BA
SI

N

5'VARIES5'

TO 2' BELOW OVERFLOW ELEV.

8'11'

TOP OF BERMTOP OF BERM

HEAVY RIP RAP
12" MIN. DEPTH

1'

OVERFLOW ELEV.

GRASS

GRASS

11'

8'

OVERFLOW ELEV.

NO SCALE

O
VE

RF
LO

W
 E

LE
V.

BA
SE

 O
F 

SL
O

PE

TO
P 

O
F 

SL
O

PE

TO
P 

O
F 

SL
O

PE

1'
3'

1'
3'

31
3 1

TOP OF BERM

MIN. 3" STONE

SEE PLANS FOR SIZE & SLOPE

PLACE SILT FENCE
DURING CONSTRUCTION

6" CAP WITH DRILLED HOLES

TOE OF SLOPE

PLACE STONE ON TOP AND
AROUND PIPE CAP

6" CAP WITH DRILLED HOLES

EXTEND STONE 12" AROUND
PERIMETER OF 24"Ø SUMP

BOTTOM OF BASIN
PER PLAN SLOPE

12" SUMP DEPTH

24"Ø
INV. ELEV. = PER PLAN 4" TOPSOIL, SEED, MULCH

AND FERTILIZER

MAX SLOPE
OR PER PLAN

MAX SLOPE
OR PER PLAN

5' MIN.

(ELEV. PER PLAN)

COVER END OF PIPE
WITH A SECURED MESH

4"-12" RIP RAP (2 LAYERS)
PLACED ON HEAVY
GEOTEXTILE FABRIC

SUMP

PVC PIPE LAID FLAT, Ø AS
SPECIFIED ON BASIN DETAILS

90° BEND TURN-DOWN

5' TYP. HEAVY RIP RAP ON GEOTEXTILE FABRIC
PLACED ON TOP OF BERM (TOP IS 1-FOOT
BELOW MAX. STORAGE ELEVATION)

INLET PIPE

MAX BASIN WATER ELEVATION
MAX FOREBAY WATER ELEVATION

1'-0"
1'-0"

EARTHEN BERM

1'-6" MIN. FROM BOTTOM
OF FOREBAY TO INVERT

BOTTOM BOTTOM

A) 18" CLAY BELOW 3" TOPSOIL
       -OR-

B) IMPERMEABLE LINER W/ 12"
SOIL/TOPSOIL COVER ABOVE

SEE PLANS FOR SIZE & SLOPE

AutoCAD SHX Text
NO SCALE

AutoCAD SHX Text
4 FT. DIA. STORM MANHOLE DETAIL

AutoCAD SHX Text
1" MAX. DIA. STONE
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PIPE BEDDING - CLASS A DETAIL
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PIPE BEDDING - CLASS B DETAIL
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CMP FLARED END SECTION DETAIL
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EMERGENCY OVERFLOW DETAIL

AutoCAD SHX Text
TOP VIEW
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HAMMOND ROAD

REMOVE EXISTING
GRAVEL DR.

REMOVE EXISTING
GRAVEL DRIVES &

CULVERTS.

REMOVE EXISTING
ON-SITE UTILITIES

REMOVE EXISTING SHED

100' GAS TRANSMISSION LINE EASEMENT

TREE CLEARING, TYP.

PROPOSED PROJECT BOUNDARY

TREE CLEARING, TYP.

TREE CLEARING, TYP.

ENVIRONMENTAL ASSESSMENT NOTE:
EXPOSURES TO THE IMPACTED SOILS WILL BE CONSIDERED IN THE ENVIRONMENTAL PLANNING FOR THE SITE. SOILS IMPACTED
WITH RESIDUAL AGROCHEMICALS IN THE HISTORIC ORCHARD AREA WILL BE MANAGED IN THAT AREA THROUGH
DEVELOPMENT OF THE PROJECT GRADING PLAN. THE PROJECT GRADING PLAN WILL BE DEVELOPED SUCH THAT SOILS IN THE
ORCHARD AREA REMAIN IN THAT AREA. POTENTIAL UNACCEPTABLE EXPOSURES TO THE SOILS WILL BE MANAGED OR
MITIGATED BY COVERING THE SOILS WITH UNIMPACTED TOPSOIL AND VEGETATION OR COVERING WITH HARD SURFACE
PARKING, DRIVEWAY OR BUILDINGS. ANY EXCESS SOILS IN THIS AREA WILL BE CHARACTERIZED AND DISPOSED OF AT A
LICENSED FACILITY. IT IS ALSO POSSIBLE THAT SITE SPECIFIC EXPOSURE CRITERIA FOR THE SPECIFIC FUTURE USE IN THIS AREA
CAN BE DEVELOPED WHICH WILL DEMONSTRATE ACCEPTABLE EXPOSURE FOR FUTURE USES. - ROGER MAWBY
OTWELL MAWBY, P.C. CONSULTING ENGINEERS, TRAVERSE CITY, MI

REMOVE EXISTING SHED

TREE CLEARING, TYP.
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GRAPHIC SCALE: 1 inch = feet60
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CONSTRUCTION NOTES:
1. SILT FENCE SHALL BE INSTALLED BEFORE THE CONSTRUCTION

BEGINS AND SHALL BE MAINTAINED THROUGHOUT THE PROJECT
DURATION UNTIL PERMANENT VEGETATION IS ESTABLISHED AND
THE SITE IS STABILIZED. THE CONTRACTOR MUST REMOVE THE SILT
FENCE UPON COMPLETION.

2. ALL STUMPS AND UNDERGROUND ORGANIC MATERIAL SHALL BE
COMPLETELY REMOVED WITH AN EXCAVATOR AND HAULED OFF
THE SITE. NOTHING SHALL BE BURIED ON SITE.

3. THE CONTRACTOR WILL OBTAIN A TEMPORARY ACCESS PERMIT
FOR ACCESS ONTO PINE STREET, IF REQUIRED. THE TEMPORARY
CONSTRUCTION ACCESS SHALL BE MAINTAINED THROUGHOUT THE
DURATION OF CONSTRUCTION.

4. ANY REQUIRED STOCKPILES SHALL BE LOCATED INTERNALLY, AWAY
FROM EXISTING WETLANDS AND/OR WATER COURSES. DORMANT
STOCKPILES SHALL BE SEEDED TO PREVENT SEDIMENTATION AND
AIRBORNE EROSION.

5. STORM WATER SHALL BE CONTROLLED ON-SITE DURING THE
CONSTRUCTION PRIOR TO THE ESTABLISHMENT OF THE PERMANENT
UNDERGROUND INFILTRATION AREA. TEMPORARY
SEDIMENT/STORAGE BASINS MAY BE REQUIRED DURING
CONSTRUCTION STAGING IN ORDER TO INSURE THAT STORM
WATER REMAINS ON SITE.

6. ALL CONSTRUCTION SHALL MEET THE REQUIREMENTS OF THE
APPROVED S.E.S.C. PERMIT FROM THE CITY OF TRAVERSE CITY &
ANY SPECIAL CONDITIONS OF THE MDEGLE FLOODPLAIN PERMIT.

7. SPECIAL CARE, MAINTENANCE AND ATTENTION SHOULD BE TAKEN
TO PREVENT MATERIAL MOVEMENT INTO THE BOARDMAN RIVER
AND ADJACENT PROPERTIES.

8. SLOPES 3:1 OR STEEPER SHALL BE RESTORED WITH MULCH BLANKET.
9. THE CONTRACTOR SHALL USE WATER OR DUST PALLIATIVE TO

CONTROL DUST ON AND ADJACENT TO THE PROJECT SITE.
MAINTAIN W. FRONT & PINE STREETS BY REGULAR SWEEPING, AS
NECESSARY UNTIL THE SITE IS PERMANENTLY STABILIZED.

GRADING LIMITS, TYP.

INSTALL A DOUBLE ROW OF SILT
FENCE OUTSIDE OF THE GRADING
LIMITS ALONG THE WETLANDS, TYP.

CONSTRUCTION SCHEDULE NARRATIVE:*
·      /   /     TO      /   / INSTALL TEMPORARY S.E.S.C. MEASURES

·      /   /     TO      /   / CLEARING & GRUBBING

·      /   /     TO      /   / STORM BASINS & PERMANENT MEASURES

·      /   /     TO      /   / SITE EXCAVATION & GRADING

·      /   /     TO      /   / FOOTING & BUILDING CONSTRUCTION

·      /   /     TO      /   / UNDERGROUND UTILITIES

·      /   /     TO      /   / HMA & CONCRETE PAVEMENTS

·      /   /     TO      /   / TREES & LANDSCAPING, IRRIGATION

·      /   /     TO      /   / FINAL GRADING & RESTORATION

·      /   /     TO      /   / SITE CLEANUP, PAVEMENT MARKINGS, SIGNS

·      /   /     TO      /   / REMOVE TEMPORARY S.E.S.C MEASURES

* TO BE COMPLETED BY THE CONTRACTOR & OWNER. SCHEDULE IS SUBJECT
TO CHANGE BASED ON PERMIT APPROVALS, MATERIAL AVAILABILITY, ETC.

SS = SILTSACK CATCH BASIN SEDIMENT TRAP OR APPROVED EQUAL
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PROP. ADMIN BLDG.
FFE = 689.00± PROPOSED BUS STORAGE GARAGE

FFE = 689.00±

PROPOSED BUS
MAINTENANCE GARAGE

FFE = 689.00±

FIRE LANE

PROPOSED BUS
TRANSFER STATION

PR
O

PO
SE

D
DA

Y 
C

A
RE

PROPOSED
3-STORY

APARTMENT
BUILDING

NORTH
BASIN #1

NORTH
BASIN #2

SOUTH
BASIN #2

SOUTH
BASIN #1

~25' TO WETLANDSTR
A

N
SI

T P
HA

SE

RE
SI

DE
N

TIA
L 

PH
A

SE

TRANSIT
PHASE

RESIDENTIAL
PHASE

GRADING LIMITS, TYP.

INSTALL SILT FENCE, TYP.

BM#3: ELEV = 701.95 (NAVD 88)
EXIST. WATER VALVE #1269
BM#4: ELEV = 691.35 (NAVD 88)
BENCH TIE IN 10" OAK

BM#3

BM#4

KaB

KaC

IoA

UnB

UnC

LkB

Tm

EyC2

GxB2

Lu
USDA SOILS TYPE DELINEATION

BM#1: ELEV = 684.63 (NAVD 88)
EXIST. SAN. CLEANOUT MH RIM
BM#2: ELEV = 731.65 (NAVD 88)
EXIST. SAN. AIR RELEASE MH RIM

BM#2

BM#1

PROPOSED TREELINE, TYP.

~17' TO CREEK

RESIDENTIAL
PHASE

PROPOSED PERGOLA
AND GAZEBO

PROPOSED LPG FUEL TANK
(LPG FUELING ONLY)

CONSTRUCTION LIMITS

DUMPSTER AND PARKING PART OF RESIDENTIAL PHASE

100' GAS TRANSMISSION LINE EASEMENT
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PROPOSED PEDESTRIAN PATHS

PROPOSED PEDESTRIAN PATHS

PROPOSED PLAYGROUND

PROPOSED BOARD WALK

PROPOSED BOARD WALK

PROPOSED COMMERCIAL
USE BUILDING

PROPOSED 3-STORY
APARTMENT BUILDING

PROPOSED 3-STORY
APARTMENT BUILDING

PROPOSED
3-STORY

APARTMENT
BUILDING

PROPOSED
3-STORY

APARTMENT
BUILDING

PROPOSED BIRD WATCHING PLATFORM

PROPOSED 6' WIDE
CONCRETE TOWNSHIP

NON-MOTORIZED
PEDESTRIAN PATH ALONG

LA FRANIER ROAD

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

PROPOSED 10' WIDE ASPHALT BIKE
PATH ALONG HAMMOND ROAD

DISTURBED AREA ESTIMATE:

NORTH SITE = ~16.79 AC.

SOUTH SITE = ~12.47 AC.

TOTAL SITE = ~29.26 AC.

PROPOSED EMERGENCY
SERVICES ONLY ACCESS

ROAD AND GATE. SEE
DETAIL AND NOTES ON

SHEET C1.2.

FIRE LANE ACCESS
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E 
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LOT 7

UNIT 1
5221 SF±

UNIT 2
5221 SF±

UNIT 3
4691 SF±

UNIT 4
5349 SF±

UNIT 5
5332 SF±

UNIT 6
4320 SF±

UNIT 7
4309 SF±

UNIT 8
4309 SF±

UNIT 9
4309 SF±

UNIT 10
4309 SF±
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GRAPHIC SCALE: 1 inch = feet50
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LA
 F
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N

IE
R 

RO
A

D

50'

PROPOSED 50' R.O.W.

33'
R.O.W.

30' PUD SETBACK

50' PUD
SETBACK

25' WETLAND
SETBACK

PROPOSED COMMERCIAL
BUILDING, SEE POSSIBLE

USES LIST BELOW

PROPOSED
DRIVER
RESTROOMS

PROPOSED
DAY CARE

PROPOSED
DAY CARE
PLAY AREA

PROPOSED
3-STORY

APARTMENT
BUILDING #1

PROP'
66.00'
PVT.

ESMT.

5,639 S.F. SNOW STORAGE REQUIRED
5,891S.F. SNOW STORAGE PROVIDED

50.96'

60.64'

POSSIBLE DRIVEWAY CONNECTION

PROPOSED
BATA

TRANSFER
STATION

INSTALL APPROPRIATE HANDICAP
PARKING SIGNS AT ALL
HANDICAP PARKING SPACES

PROPOSED 10'x30' ENCLOSED,
GATED DUMPSTER LOCATION

ON CONCRETE PAD

12 PROPOSED BIKE RACK SPACES

INSTALL 'NO PARKING'
SIGNS. (VEHICLE

TURN-A-ROUND AREA)

R72.00'

PROPOSED CROSS WALK (TYP.)

25.00'
WETLAND
SETBACK

PROPOSED 16.5'x24'
ENCLOSED, GATED DUMPSTER

LOCATION ON CONCRETE PAD

PROPOSED
PATIO AREA
PROPOSED 5'
CROSS WALK

INSTALL VAN
ACCESSIBLE HANDICAP

PARKING SIGNS

PROPOSED 7'
CONC. SIDEWALK

PROPOSED 7'
CONC. SIDEWALK

PROPOSED
COVERED
WAITING
AREA (TYP.)

PROPOSED 5' CONC. SIDEWALKS (TYP)

PROPOSED 7' CONC. SIDEWALKS (TYP.)

20.00'

POSSIBLE SIGN LOCATION

NOTES:
1. ANY PROPOSED SIGNS SHALL BE SET BACK A MIN. OF 10' FROM ALL R.O.W. LINES, MEET ALL GARFIELD TOWNSHIP SIGN

STANDARDS AND BE APPROVED THOUGH THE SIGN PERMITTING PROCESS.
2. BICYCLE PARKING SPACES FOR APARTMENT BUILDINGS WAS CALCULATED BASED UPON REQUIRED PARKING SPACES PER

BUILDING.
3. BICYCLE PARKING SPACES FOR PROPOSED COMMERCIAL USE BUILDING IN RESIDENTIAL PHASE WAS CALCULATED USING OFFICE

USE PARKING AT 1 SPACE PER 200 S.F.
4. ALL BIKE RACKS TO MEET GARFIELD TOWNSHIP SPECIFICATIONS.
5. UNLESS OTHERWISE NOTED, ALL SIDEWALKS ABUTTING PARKING SPACES ARE TO BE 7' IN WIDTH AND ALL OTHER SIDEWALKS ARE

TO BE 5' IN WIDTH.
6. ALL AREAS NOT OCCUPIED BY ROADS, PARKING LOTS, DRIVE LANES, RESIDENTIAL OR COMMERCIAL BUILDINGS, PRIVATE

RESIDENTIAL LOTS, DUMPSTERS, FUEL TANKS OR SIMILAR, ARE TO BE CONSIDERED AS GENERAL COMMONS USE AREAS. AREAS
LABELED ARE G-C ON SITE PLAN AREA SHOWN TO REPRESENT TYPICAL GENERAL COMMONS USE AREAS AN MAY NOT INCLUDE
ALL GENERAL COMMONS USE AREAS.

2,620 S.F. SNOW STORAGE PROVIDED429 S.F. SNOW STORAGE REQUIRED
712 S.F. SNOW STORAGE PROVIDED

2,887 S.F. SNOW STORAGE PROVIDED

PROPOSED
3-STORY

APARTMENT
BUILDING #4

TR
A

N
SI

T P
HA

SE

RE
SI

DE
N

TIA
L 

PH
A

SE

TR
A

N
SI

T P
HA

SE

RESIDENTIAL PHASE

RESIDENTIAL
PHASE

WETLAND BOUNDARY
AS IDENTIFIED BY VOICE

ENVIRONMENTAL,
NOVEMBER 2020

LP LP

LP

LP

LP

LP

LP

LP

LP

LP

24.00'

20.00'
20.00'

24.00'

CAUTION
UNDERGROUND GAS
TRANSMISSION LINE

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

SEE SHEET C4.2

NORTH
BASIN #1

NORTH BASIN #2

SOUTH
BASIN #2

BM#4

BM#3

PROPOSED PERGOLA
AND GAZEBO

PROPOSED 3-STORY
APARTMENT BUILDING #2 PROPOSED 3-STORY

APARTMENT BUILDING #3

100' GAS TRANSMISSION
LINE EASEMENT

9'x20' TYP.

8'x20' TYP.

30'30'

PROPOSED PEDESTRIAN PATHS

PROPOSED BIRD WATCHING STATION
WOOD PLATFORM WITH BENCH, FLUSH AT REAR, RAILING 3 SIDES

6 PROPOSED BIKE RACK SPACES

6 PROPOSED BIKE
RACK SPACES

2 PROPOSED BIKE
RACK SPACES

6 PROPOSED
BIKE RACK
SPACES

R25.00' 24.00'

30.00'

PROP.
66.03'
PVT.

ESMT.

PROPOSED PLAY AREA

PROP. 6'
FENCE

ALONG EAST
EDGE OF

TRANSIT AREA

PROP. 4'
FENCE

SURROUNDING
DAY CARE

PLAY AREA

FENCE END

FENCE END

B

B
B B

B

B

LEGEND
PARK BENCH LOCATION

GENERAL COMMONS USE AREA

BATA TRANSFER STATION:
BATA INTENDS TO CONTINUE TO SERVE INDIAN TRAILS
INTERCITY BUS RIDERS VIA ITS HALL STREET TRANSFER STATION.
BUS SERVICE AT THE PROPOSED LAFRANIER TRANSFER STATION
IS INTENDED FOR PRIMARILY BATA BUS SERVICES, BUT THE
APPLICANT DOES NOT WISH TO LIMIT ANY FUTURE ADDITIONAL
REGIONAL TRANSPORTATION OPPORTUNITIES SUCH AS
EMPLOYER SHUTTLE BUSSES ETC.

G-C

G-C G-C

G-C

G-C

G-CG-C

G-C

G-C
G-C

G-C

G-C

G-C

G-C

G-C

G-C

PROPOSED BOARD WALK

PROPOSED PEDESTRIAN PATHS

PROPOSED BOARD WALK

PROPOSED PEDESTRIAN PATHS

MULTI-FAMILY RESIDENTIAL UNIT MIX (APPROXIMATE)
48% 100 STUDIOS (400SF)
33%  70 ONE-BEDROOM (600SF)
19%  40 TWO-BEDROOM (800SF)
100% 210 TOTAL UNITS           

PROPOSED
3-STORY

APARTMENT
BUILDING #5

B

G-C

G-C
G-C

PROPOSED PARK

PROPOSED PARK

B

PROPOSED 10'x30' ENCLOSED, GATED
DUMPSTER LOCATION ON CONCRETE PAD

R25.00'

R25.00'
R25.00'

R25.00'
R25.00'

R28.00'

R60.00'

R25.00'

R40.00'

30.00'30.00'

26.00'

24.00'

8'x23' TYP.

10' UTILITY EASEMENT

10' UTILITY EASEMENT

699 S.F. SNOW
STORAGE PROVIDED

3,488 S.F. SNOW STORAGE PROVIDED

993 S.F. SNOW STORAGE PROVIDED

R25'
174.45'± 208.13'±

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

B
B

B

B

B

B

B B

24.00'

R30.00'

R25.00'
25.00'

20.00'

22.00'

R31.00'

R16.00'

R16.00'
24.00'

26.00'

30.00'

12 SPACES -CAFE
 4 SPACES - BATA TRANSFER STATION
32 SPACES -COMMUTER

OF WHICH 12 ARE SHARED 
WITH CARRIAGE FLATS 
APARMENTS FOR OVER FLOW 
GUEST PARKING

48 SPACE PARKING LOT

SCREENING PER GIBBS
LANDSCAPE PLAN DATED: 1-20-21

69
8

687

687

695

690

695

685

PENDING POSSIBLE FUTURE
'PRINCE OF PEACE' CHURCH

BY OTHERS

APPROVED FUTURE 'THE
VILLAGE AT LaFRANIER

WOODS' SENIOR HOUSING
BY OTHERS

PROPOSED EMERGENCY SERVICES ACCESS
(33' EASEMENT, 20' DRIVE LANE)

BATA/TCHC PUD CAFÉ/COMMERCIAL BUILDING - LIST OF PERMITTED USES (UPDATED 4-5-2021)
· FINANCIAL INSTITUTION, WITHOUT DRIVE-THROUGH
· MEDICAL OFFICE, CLINIC
· OFFICE
· CAFE, WITHOUT DRIVE-THROUGH

AN ESTABLISHMENT WHERE FOOD AND DRINKS ARE PREPARED, SERVED, AND CONSUMED, MOSTLY WITHIN THE PRINCIPAL BUILDING SUCH AS LUNCH COUNTERS, DAIRY BARS,
COFFEE SHOPS, AND OTHER SIMILAR ESTABLISHMENTS.

· RETAIL, LOW VOLUME
THE SALE OR RENTAL OF GOODS OR MERCHANDISE, INCLUDING THE RENDERING OF SERVICES INCIDENTAL TO THE SALE OF SUCH GOODS, TAKING PLACE IN A BUILDING OF LESS
THAN FIVE THOUSAND (5,000) SQUARE FEET. LOW VOLUME RETAIL PRIMARILY SERVES RESIDENTS OF THE SURROUNDING NEIGHBORHOOD.

· SERVICE ESTABLISHMENT, PERSONAL
ESTABLISHMENTS PRIMARILY ENGAGED IN PROVIDING SERVICES INVOLVING THE CARE OF A PERSON OR THEIR GOODS SUCH AS BEAUTY SHOPS, BARBER SHOPS, LAUNDRY
FACILITY, JEWELRY REPAIR SHOPS, DRY CLEANING ESTABLISHMENT (PICKUP ONLY), AND SHOE REPAIR, EXCLUDING THE PROCESSING OF PHYSICAL MATERIALS.

GENERAL CONSTRUCTION NOTES:
1. SEE ARCHITECTURAL PLANS FOR BUILDING FOOTPRINT,

DETAILS & DIMENSIONS, ETC.
2. SEE ELECTRICAL PLANS FOR SITE LIGHTING AND POWER.
3. SEE STRUCTURAL PLANS FOR CONCRETE ENTRANCE SLABS,

RAMPS AND CONCRETE UTILITY PADS.
4. THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY

COMPANIES PRIOR TO COMPLETING ANY ON-SITE WORK.
5. ALL ACCESSIBLE SIDEWALKS, RAMPS, LANDINGS, ETC.

SHALL BE A.D.A COMPLIANT. WHERE A SIDEWALK
EXCEEDS 1:20 MAXIMUM SLOPE, CONSTRUCT SIDEWALK
RAMPS AND RAILINGS PER A.D.A. GUIDELINES.

6. THE PROPOSED BUILDING SHALL MEET LOCAL CODES FOR
ADDRESS IDENTIFICATION AND DISPLAY.

7. FIRE LANES SHALL BE POSTED WITH SIGNS ACCORDING TO
LOCAL CODES AND FIRE DEPARTMENT APPROVAL.

FL "NO PARKING FIRE LANE" SIGN, TYP.

PROPOSED EMERGENCY SERVICES
ACCESS ROAD GATE. SEE DETAIL
AND NOTES ON SHEET C1.2.

FL

FL
FL FL

FL
FL

FL

FL

FL

FL

FL FL

FL

FL

FL
FL

FL

R28.00'
R35.00'

20.00'

20.00'

R28.00'

R28.00'

26.00'

10'

24'

R35.00'

R35.00'

10'

13.50'

10'

PROPOSED ENTRANCE
PER GTCRC STANDARDS

50' TAPER

50' TAPER

PROPOSED STEPS

PROPOSED RET. WALLS
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PROPOSED BUS
STORAGE GARAGE

PROPOSED BUS
MAINTENANCE GARAGE

20'

20.00'

24.00'

45'

25'35.00'

16.00'

75.00'

35.00'

POSSIBLE
FUTURE

ADDITION
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TU
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A

DD
ITI

O
N

POSSIBLE
FUTURE

ADDITION

PROPOSED
HMA

PROPOSED
HMA

PROPOSED
HMA

PROPOSED
HMA

PROPOSED PATTERNED
CONCRETE EMERGENCY
SERVICES ACCESS DRIVE

PROPOSED 7' CONCRETE SIDEWALK

PROPOSED 7' CONC. WALK

R45'

R50'

PROPOSED CROSS WALK (TYP.)

PROPOSED CROSS WALK (TYP.)

PROPOSED NON-VEHICULAR PATH

50'
PUD

SETBACK

50' PUD SETBACK

25' WETLAND
SETBACK

(8) PROPOSED BIKE RACKS TO
TO MEET GARFIELD TOWNSHIP
SPECIFICATIONS

9.00'
(TYP.)

8'

POSSIBLE SIGN LOCATION

NOTES:
1. ANY PROPOSED SIGNS SHALL BE SET BACK A MIN. OF

10' FROM ALL R.O.W. LINES, MEET ALL GARFIELD
TOWNSHIP SIGN STANDARDS AND BE APPROVED
THOUGH THE SIGN PERMITTING PROCESS.

2. UNLESS OTHERWISE NOTED, ALL SIDEWALKS ABUTTING
PARKING SPACES ARE TO BE 7' IN WIDTH AND ALL
OTHER SIDEWALKS ARE TO BE 5' IN WIDTH.

5'
8'

8'
8'

8'

20'

R50'

R10'

R50'

R80'

R60'

R30'

R100'

R35'

R28'

4,026 S.F. SNOW STORAGE REQUIRED
5,481 S.F. SNOW STORAGE PROVIDED

749 S.F. SNOW STORAGE REQUIRED
1,593 S.F. SNOW STORAGE PROVIDED

3,568 S.F. SNOW STORAGE REQUIRED
3,670 S.F. SNOW STORAGE PROVIDED

3,628 S.F. SNOW STORAGE REQUIRED
4,627 S.F. SNOW STORAGE PROVIDED
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RESIDENTIAL PHASE

WETLAND BOUNDARY
AS IDENTIFIED BY VOICE

ENVIRONMENTAL,
NOVEMBER 2020

LP
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LP

LP

LP

LP

LP

LP
LP

LP

LP

WALL
LIGHT

FIRE LANE

20'

24'

20.00'

24'

PROPOSED 5' CONCRETE WALK

PROP. 5'
CONC.

WALK

PROP. 7'
CONC.
WALK

PROPOSED PATIO

PROPOSED 16.5'x24'
ENCLOSED, GATED DUMPSTER
LOCATION ON CONCRETE PAD

PROPOSED 4' WIDE CONC. WALK

NORTH
BASIN #1

NORTH BASIN #2

SOUTH
BASIN #2

SOUTH
BASIN #1

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

SEE SHEET C4.1

24.00'

24'

BM#2

BM#1

PROPOSED LPG FUELING STATION
(LPG FUELING ONLY)

50.00'

PARCEL NOT PART OF
PROPOSED PROJECT

PROPOSED PEDESTRIAN PATHS

PROPOSED PEDESTRIAN PATHS

PROPOSED 5' CONC. WALK

PROPOSED 5' CONCRETE SIDEWALK

12.00'30'

PROPOSED BOARD WALK

PROPOSED BOARD WALK

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

PROPOSED 10' WIDE ASPHALT BIKE
PATH ALONG HAMMOND ROAD

GENERAL CONSTRUCTION NOTES:
1. SEE ARCHITECTURAL PLANS FOR BUILDING FOOTPRINT,

DETAILS & DIMENSIONS, ETC.
2. SEE ELECTRICAL PLANS FOR SITE LIGHTING AND POWER.
3. SEE STRUCTURAL PLANS FOR CONCRETE ENTRANCE SLABS,

RAMPS AND CONCRETE UTILITY PADS.
4. THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY

COMPANIES PRIOR TO COMPLETING ANY ON-SITE WORK.
5. ALL ACCESSIBLE SIDEWALKS, RAMPS, LANDINGS, ETC.

SHALL BE A.D.A COMPLIANT. WHERE A SIDEWALK
EXCEEDS 1:20 MAXIMUM SLOPE, CONSTRUCT SIDEWALK
RAMPS AND RAILINGS PER A.D.A. GUIDELINES.

6. THE PROPOSED BUILDING SHALL MEET LOCAL CODES FOR
ADDRESS IDENTIFICATION AND DISPLAY.

7. FIRE LANES SHALL BE POSTED WITH SIGNS ACCORDING TO
LOCAL CODES AND FIRE DEPARTMENT APPROVAL.

FL "NO PARKING FIRE LANE" SIGN, TYP.
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FL

FL

FL
FLFL

FL

FL

FL

FL
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FL

FL

FL

FL

FL

FL

FL

FL

FL

REFUELING
BUSES
ONLY

20.00'

PROPOSED EMERGENCY SERVICES
ONLY ACCESS ROAD AND GATE. SEE

DETAIL AND NOTES ON SHEET C1.2.
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"DO NOT ENTER" SIGN, TYP.
"EXIT HERE" SIGN, TYP.
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PROP. ADMINBLDG.FFE = 689.00±

PROPOSED BUS STORAGE GARAGE
FFE = 689.00±

PROPOSED BUS
MAINTENANCE GARAGE

FFE = 689.00±

FIRE LANE

PROPOSED BUS
TRANSFER STATION

FUTURE CAFE

FUTURE
DAY CARE

FUTURE
APARTMENT
BUILDING

FUTURE
APARTMENT
BUILDING

FUTURE APARTMENT BUILDING FUTURE APARTMENT BUILDING

BM#1: ELEV = 684.63 (NAVD 88)
EXIST. SAN. CLEANOUT MH RIM
BM#2: ELEV = 699.17 (NAVD 88)
EXIST. SAN. AIR RELEASE MH RIM

NORTH
BASIN #1

FUTURE
NORTH

BASIN #2

SOUTH
BASIN #2

SOUTH
BASIN #1

NORTH RETENTION BASIN #1:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 6.56 ACRES
TOP OF BERM ELEVATION = 686.00'
DESIGN OVERFLOW ELEVATION = 685.00'
DESIGN 25-YR WATER LEVEL = 685.00'
DESIGN BOTTOM ELEVATION = 680.00'
DESIGN MAXIMUM DEPTH = 5.00'
VOLUME PROVIDED @ 685.00'= 52,796 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.13 CFS

NORTH RETENTION BASIN #2:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 5.35 ACRES
TOP OF BERM ELEVATION = 681.00'
DESIGN OVERFLOW ELEVATION = 680.00'
DESIGN 25-YR WATER LEVEL = 679.89'
DESIGN BOTTOM ELEVATION = 675.00'
DESIGN MAXIMUM DEPTH = 4.89'
VOLUME PROVIDED @ 680.00'= 47,163 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.11 CFS

SOUTH RETENTION BASIN #1:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 3.12 ACRES
TOP OF BERM ELEVATION = 684.00'
DESIGN OVERFLOW ELEVATION = 683.00'
DESIGN 25-YR WATER LEVEL = 682.85'
DESIGN BOTTOM ELEVATION = 680.00'
DESIGN MAXIMUM DEPTH = 2.85'
VOLUME PROVIDED @ 683.00'= 30,957 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.04 CFS

SOUTH RETENTION BASIN #2:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 6.15 ACRES
TOP OF BERM ELEVATION = 680.00'
DESIGN OVERFLOW ELEVATION = 679.00'
DESIGN 25-YR WATER LEVEL = 678.89'
DESIGN BOTTOM ELEVATION = 674.00'
DESIGN MAXIMUM DEPTH = 4.89'
VOLUME PROVIDED @ 679.00'= 61,913 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.12 CFS

GRADING LIMITS, TYP.

SILT FENCE LIMITS, TYP.

BM#2

BM#1

BM#3

BM#3: ELEV = 701.95 (NAVD 88)
EXIST. WATER VALVE #1269

BM#4

BM#4: ELEV = 691.35 (NAVD 88)
BENCH TIE IN 10" OAK

PHASE 1

PHASE 2

PH
A

SE
 1

PH
A

SE
 2

FUTURE
APARTMENT
BUILDING
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33'
R.O.W.

25' WETLAND
SETBACK

25' WETLAND
SETBACK

WETLAND BOUNDARY
AS IDENTIFIED BY VOICE

ENVIRONMENTAL,
NOVEMBER 2020

GENERAL CONSTRUCTION NOTES - GRADING:
1. FINAL GRADING SHALL PROVIDE POSITIVE DRAINAGE ACROSS THE ENTIRE

SITE.
2. RESTORATION SHALL INCLUDE FURNISHING AND PLACING 3" OF TOPSOIL

AND HYDRO-SEEDING (OR SEED, FERTILIZER & MULCH) TO THE EXTENTS OF
THE DISTURBED AREAS ON THE SITE. MULCH BLANKET IS REQUIRED WHERE
SLOPES EXCEED 3H:1V SLOPES.

3. PRESERVE AND PROTECT EXISTING TREES TO THE DEGREE POSSIBLE.
4. CONSTRUCT SWALES AS REQUIRED TO KEEP DRAINAGE AWAY FROM

BUILDINGS.

NORTH
BASIN #1

STORM STRUCTURE SCHEDULE

STM CB#N1 (2'Ø)
RIM = 699.30±
12"Ø S = 696.30±

STM CB#N3 (4'Ø)
RIM = 691.50±
12"Ø N = 687.00±
12"Ø S = 687.00±

STM MH#N1 (4'Ø)
RIM = 690.50±
12"Ø N = 684.55±
12"Ø W = 684.55±
12"Ø E = 684.55± (STUB)

FUTURE
NORTH

BASIN #2

PROPOSED BUS
TRANSFER STATION

FUTURE CAFE
(PHASE 2)

FUTURE
DAY

CARE
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H
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695.38694.88

15
7 

FT
  1

2"
Ø

 S
LC

PP
 @

 2
.4

0%

73 FT
  12"Ø

SLC
PP @ 0.50%

136 FT  12"Ø SLCPP @ 0.50%

CB#N1

CB#N2

CB#N3

CB#N4

CB#N5

CB#N6

69
1.2

1
69

0.7
1 L

.P.

MH#N1

EMERGENCY OVERFLOW (SEE DETAIL ON SHEET C1.5)
PLACE 72 SYDS OF HEAVY RIPRAP ON GEOTEXTILE
FABRIC TO THE LIMITS SHOWN.
SPILLWAY ELEVATION = 685.00'. SPILLWAY BERM
OPENING = 10' WIDE BY 1' HIGH

TOP OF FOREBAY BERM
ELEV = 684'

3H:1V

33 FT  12"Ø SLCPP @ 3.67%

12" INV. = 685.50

46 SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

INSTALL 133 FT OF 6" DIA. PVC PIPE @
0.75% SLOPE. DRILL ONE (1) 1.5" DIA.
HOLE AT INVERT OF THE 6" DIA. PIPE CAP
FOR SLOW-RELEASE BASIN OUTLET.
1.5" INV. E = 680.00 / 6" INV. W = 679.00

SEE BASIN OUTLET DETAIL
ON SHEET C1.5

26 FT  12"Ø SLCPP @ 1.92%

FUTURE APARTMENT BUILDING
FUTURE APARTMENT BUILDING

FUTURE
APARTMENT
BUILDING

26 SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

3H
:1V

FOREBAY

FOREBAY

12" Ø PVC PIPE LAID FLAT.
INV. = 682.00

12" Ø PVC PIPE LAID FLAT.
INV. = 682.00

12" INV. = 685.00

STM CB#N2 (4'Ø)
RIM = 695.29
12"Ø N = 692.04±
12"Ø S = 689.66±
12"Ø NE = 689.66±

STM CB#N4 (4'Ø)
RIM = 694.88±
12"Ø E = 690.02±
12"Ø SW = 690.02±

STM CB#N5 (4'Ø)
RIM = 695.94±
12"Ø E = 690.70±
12"Ø W = 690.70± (STUB)

STM CB#N6 (2'Ø)
RIM = 690.71±
12"Ø S = 685.05±

699.80
699.30

31 FT  12"Ø SLCPP @ 4.84%

NOTE:
FOREBAY SHALL BE CONSTRUCTED IN ACCORDANCE WITH GARFIELD
TOWNSHIP'S STORM WATER ORDINANCE AND AS DETAILED ON SHEET C1.5.

BM#3

BM#3: ELEV = 701.95 (NAVD 88)
EXIST. WATER VALVE #1269

BM#4

BM#4: ELEV = 691.35 (NAVD 88)
BENCH TIE IN 10" OAK

FUTURE
APARTMENT
BUILDING
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NOTE:
GRADING ALONG THE NORTH PROPERTY LINE WILL
REQUIRE COLLABORATION WITH ADJACENT
OWNERS AND THEIR FUTURE DEVELOPMENT PLANS.
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FUTURE STORM STRUCTURE SCHEDULE

STM CB#F1 (2'Ø)
RIM = 689.67±
12"Ø E = 686.67±

CB#F1
CB#F2 CB#F3

CB#F4

CB#F5

CB#F6
MH#F1

CB#F7

CB#F8

MH#F2

CB#F10

CB#F11

MH#F3

69
1.6

1
CB#F9

MH#F4

STM CB#F2 (4'Ø)
RIM = 689.95±
12"Ø W = 684.70±
12"Ø E = 684.70±

STM CB#F3 (4'Ø)
RIM = 688.15±
12"Ø W = 682.29±
12"Ø S = 682.29±

STM CB#F4 (4'Ø)
RIM = 685.64±
12"Ø N = 680.21±
12"Ø SW = 680.21±

STM MH#F1 (4'Ø)
RIM = 682.65±
12"Ø NE = 677.31±
12"Ø SW = 677.31±
12"Ø W = 677.31±
12"Ø E = 677.31±

STM CB#F6 (2'Ø)
RIM = 680.89±
12"Ø E = 677.89±

STM CB#F7 (2'Ø)
RIM = 692.25±
12"Ø W = 689.25±

STM CB#F8 (2'Ø)
RIM = 691.78±
12"Ø S = 688.78±

STM CB#F9 (2'Ø)
RIM = 691.22±
12"Ø S = 688.22±

STM CB#F10 (2'Ø)
RIM = 689.84±
12"Ø E = 686.84±

STM CB#F11 (2'Ø)
RIM = 693.25±
12"Ø E = 690.25±

CB#F12

STM CB#F5 (2'Ø)
RIM = 685.96±
12"Ø SE = 682.96±

STM CB#F12 (2'Ø)
RIM = 689.67±
12"Ø E = 686.67±

STM MH#F3 (4'Ø)
RIM = 690.65±
12"Ø E = 687.65±
12"Ø N = 687.65±
12"Ø NW = 686.68±
12"Ø SW = 686.86±

STM MH#F2 (4'Ø)
RIM = 692.00±
12"Ø E = 688.44±
12"Ø N = 688.71±
12"Ø W = 688.44±

STM MH#F4 (4'Ø)
RIM = 688.28±
12"Ø NE = 685.28±
12"Ø N = 685.28±
12"Ø SW = 685.28±
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25' WETLAND
SETBACK

CAUTION
UNDERGROUND GAS LINE

WETLAND BOUNDARY
AS IDENTIFIED BY VOICE

ENVIRONMENTAL,
NOVEMBER 2020

GENERAL CONSTRUCTION NOTES - GRADING:
1. FINAL GRADING SHALL PROVIDE POSITIVE DRAINAGE ACROSS THE ENTIRE

SITE.
2. RESTORATION SHALL INCLUDE FURNISHING AND PLACING 3" OF TOPSOIL

AND HYDRO-SEEDING (OR SEED, FERTILIZER & MULCH) TO THE EXTENTS OF
THE DISTURBED AREAS ON THE SITE. MULCH BLANKET IS REQUIRED WHERE
SLOPES EXCEED 3H:1V SLOPES.

3. PRESERVE AND PROTECT EXISTING TREES TO THE DEGREE POSSIBLE.
4. CONSTRUCT SWALES AS REQUIRED TO KEEP DRAINAGE AWAY FROM

BUILDINGS.

BUS STORAGE GARAGE
FFE = 689.00±

BM#1: ELEV = 684.63 (NAVD 88)
EXIST. SAN. CLEANOUT MH RIM
BM#2: ELEV = 699.17 (NAVD 88)
EXIST. SAN. AIR RELEASE MH RIM

Man
s

f
ie

l d
L a n d U s e

C
o

n
s

u
ltants

GRAPHIC SCALE: 1 inch = feet40

20' 40' 80' 120'

BUS MAINT. GARAGE
FFE = 689.00±

ADMIN
FFE = 689.00±

83 FT  12"Ø
SLCPP @ 0.50%

STORM STRUCTURE SCHEDULE

35 SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

NOTE:
FOREBAY SHALL BE CONSTRUCTED IN ACCORDANCE WITH GARFIELD
TOWNSHIP'S STORM WATER ORDINANCE AND AS DETAILED ON SHEET C1.5.

INSTALL 41 FT OF 6" DIA. PVC PIPE @ 0.00%
SLOPE. DRILL ONE (1) 1.0" DIA. HOLE AT
INVERT OF THE 6" DIA. PIPE CAP FOR
SLOW-RELEASE BASIN OUTLET.
1.0" INV. E = 674.00 / 6" INV. W = 674.00

EMERGENCY OVERFLOW (SEE DETAIL ON SHEET C1.5)
PLACE 52 SYDS OF HEAVY RIPRAP ON GEOTEXTILE
FABRIC TO THE LIMITS SHOWN.
SPILLWAY ELEVATION = 679.00'. SPILLWAY BERM
OPENING = 10' WIDE BY 1' HIGH

EMERGENCY OVERFLOW
ROUTING TO WETLANDS

SEE BASIN OUTLET DETAIL
ON SHEET C1.5

EMERGENCY OVERFLOW
STRUCTURE (MH#3) W/ 10
SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

MATC
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STM CB#S1 (2'Ø)
RIM = 687.20±
12"Ø W = 684.52±

STM MH#S3 (4'Ø)
(OVERFLOW STRUCTURE)
RIM = 683.00±
6"Ø S = 679.90±
12"Ø NE = 679.90±

CB#S1

CB#S2

153 FT  12"Ø
 SLCPP @ 1.30%

57 FT  12"Ø

SLCPP @ 0.79%

CB#S3

MH#S1

MH#S2

13
5 F

T 1
2"Ø

 SL
CPP

 @ 1.
00

%

349 FT  12"Ø
SLCPP @ 1.00%

18 FT  12"Ø SLCPP @ 0.50%

192 FT  12"Ø SLCPP @ 0.50%

ADMIN
FFE = 689.00±

12" INV. = 675.06

12" INV. = 679.00 12" INV. = 677.90±

INSTALL 119 FT OF 24"Ø CMP CULVERT @ 1.85%,
W/END SECTIONS IN THE PROPOSED DITCH LINE
(LENGTH INCLUDES END SECTIONS).
24" INV. E = 682.00
24" INV. W = 679.80

INSTALL 82 FT OF 15"Ø CMP
CULVERT @ 4.27%, W/END SECTIONS
IN THE PROPOSED DITCH LINE
(LENGTH INCLUDES END SECTIONS).
15" INV. E = 693.50
15" INV. W = 690.00

GRADE
BREAK

STM CB#S2 (2'Ø)
RIM = 687.20±
12"Ø S = 684.52±

STM MH#S1 (4'Ø)
RIM = 687.70±
12"Ø N = 684.37±
12"Ø E = 684.37±
12"Ø W = 684.37±

STM CB#S3 (2'Ø)
RIM = 688.40±
12"Ø S = 685.90±

STM MH#S2 (4'Ø)
RIM = 689.15
12"Ø N = 683.95
12"Ø E = 683.95
12"Ø W = 683.95±

STM MH#S4 (2'Ø)
RIM = 681.00±
12"Ø SW = 676.41±
12"Ø NE = 676.41±

STM MH#S5 (2'Ø)
RIM = 682.50±
12"Ø SW = 678.91±
12"Ø SE = 678.91±

12" INV. = 683.50

12 SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

MH#S3

MH#S4

MH#S5

18 SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

TOP OF FOREBAY BERM
ELEV = 678'

12" Ø PVC PIPE LAID FLAT.
INV. = 676.00

12 SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

30 SYD OF HEAVY RIPRAP
ON GEOTEXTILE FABRIC

TOP OF FOREBAY BERM
ELEV = 678'

12" Ø PVC PIPE LAID FLAT.
INV. = 676.00

INSTALL 41 FT OF 6" DIA. PVC PIPE @ 0.00%
SLOPE. DRILL ONE (1) 1.0" DIA. HOLE AT
INVERT OF THE 6" DIA. PIPE CAP FOR
SLOW-RELEASE BASIN OUTLET.
1.0" INV. E = 674.00 / 6" INV. W = 674.00

INSTALL 12 FT OF 6" DIA. PVC
PIPE @ 0.83% SLOPE. DRILL ONE
(1) 1.0" DIA. HOLE AT INVERT OF
THE 6" DIA. PIPE CAP FOR
SLOW-RELEASE BASIN OUTLET.
1.0" INV. N = 680.00 / 6" INV. S =
679.90

SEE BASIN OUTLET DETAIL
ON SHEET C1.5

SEE BASIN OUTLET DETAIL
ON SHEET C1.5
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STM CB#S3 (2'Ø)
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7. GT Metro Fire Department Review













7. GFA Storm Water Review Letters















 

 

 

January 21, 2022 

Mr. Michael Green, Zoning Administrator 

Charter Township of Garfield  

3848 Veterans Drive 

Traverse City, MI 49684 

 

RE:  BATA/ TCHC Transit-Oriented Mixed-Use Development – Storm Water and Private Road Review  

 Garfield Township, Grand Traverse County, Michigan 

Parcel # 05-023-042-01, 05-023-042-30 

Job # 21332 

  

Dear Mr. Green, 

 

We have reviewed the revised documents for the BATA/ TCHC Transit-Oriented Mixed-Use Development 

in Garfield Township. Revised plans were prepared by Mansfield Land Use Consultants and dated 

01/17/2022.  Also included were updated storm sewer calculations, BATA Policies and Procedures for 

Maintenance Wastewater Generation, and a road design certification letter dated 01/17/2022.  This 

subsequent review was based on the review letter dated 01-04-21, to which the applicant has provided a 

response letter dated 01/17/2022. 

Summary of Letter Responses: 

 

Responses to Township Review Letter Dated 1/5/2022: 

 

Regarding groundwater exposure: 

 

• The applicant emphasized the BATA vehicle maintenance and wash operations are planned to be 

internal to the maintenance building and outlet through oil/grease separators to the sanitary 

system.  There is no direct connection to the storm system. This is supported by the BATA Policies 

fand Procedures for Maintenance Wastewater Generation. Therefore, the exposure concerns to 

groundwater for is limited to the adjacent parking and circulation uses.  

• The applicant explained the lined forebay systems that were designed within the ordinance 

guidelines for treatment forebays to protect groundwater should natural groundwater be 

perched in the storage basins. 

• The applicant verified groundwater elevations in the north and south basins and has made 

changes accordingly to help eliminate the potential for standing water. They raised the grades in 

North Basin 1 and North Basin 2 to a point above of the observed groundwater levels. It is noted 

and confirmed that the South Basins 1 and 2 had no signs of groundwater to contend with.  The 

plan changes result in no change from the previously acceptable storage volumes. Therefore, this 

concern appears to be satisfied from our perspective. 

 

 

 



 

 

Regarding safety concerns: 

• The applicant confirmed no basins are over 5’ water depth and detailed the overall depth 

dimensions for North Basin 1 as being within safety guidelines of roadside slope standards. This 

reasoning makes sense for North Basin 1.  

• The response letter and plans indicate no fencing desired around any of the prosed basins. 

• The response letter indicates the safety ledge installed for North Basin 1 

• The letter directs the reviewer to the landscaping plans where both North Basin 1 and South Basin 

1 along LaFranier Rd have well landscaped buffers between the sidewalk and basins.  This could 

be considered protection buffering along LaFrainier Rd, subject to Planning Commission approval. 

o It is noted that South Basin 1 was not addressed directly in the letter. This is the basin 

with an overall depth from road grade to bottom is 10-ft+. Applicant should provide 

comments regarding this basin from a safety aspect for the Townships review.  

Regarding Maintenance: 

• The plan changes show efforts to maintain dry storm water management basins in the design as 

well as the applicant’s intention to make the necessary adjustments in the field should adverse 

conditions be found during construction.  This concern is addressed in our opinion.  

Regarding EGLE Review: 

• The response letter indicates discharge from storm water facilities are outside the limits of the 

EGLE designated wetlands and at approved predevelopment rates. The applicant points to EGLE’s 

opportunity to review and comment on proposed work during the permitting process for the trail 

work along the east side of LaFrainer Rd. It is recommended the applicant to seek EGLE’s direct 

comment on storm water discharges as the Township letter has deemed it necessary for this 

review process.  

 

Regarding Groundwater Protection Standards.  

• The response letter indicates bus maintenance operations will be connected to the sanitary sewer 

system.  

• The fueling station will have primary and secondary spill containment as required to meet local, 

state and federal standards. 

• The letter indicates no substantial impacts to groundwater or wetlands on this project.  

o EGLE’s review would help address this concern and satisfy this, thus is still needed to 

ensure protection. 

• The letter indicates no adjustments to the storm water ponds is planned or necessary in their 

opinion.  

 

Responses to GFA Storm and Private Road Review Letter Dated 1/4/2022: 

 

Summary of Plan Changes: 

1. Updated storm sewer sizes based on finalized calculations. The updated calculations 

demonstrate the pipe sizing is adequate for 10-year conveyance and 25-year evaluation showing 

no surcharging.  These items demonstrate the storm system meeting ordinance standards.  



 

 

2. The bottoms of the northern management basins are raised to a point above the observed 

groundwater. Updated storm water management calculations show adequate storage in the 

basins. This demonstrates the basins should function as planned and are acceptable.  

3. Supplemental road profile plans were provided for our review. The plans confirm the road system 

meets ordinance standards for vertical geometry.  

 

Road Maintenance 

The letter acknowledged road maintenance documents will be provided to the Township prior issuance 

of a land use permits.   

Road Certification  

The applicant provided a written certification, signed and sealed by their engineer, certifying the design.  

The letter indicates post-construction certification will be provided. 

Summary  

The applicant provided most of the additional information and responses to Township review letters. At 

this time, only minor comments regarding South Basin 1 and EGLE review need to be addressed. The 

applicant also indicated agency reviews/approvals from the Fire Department and Road Commission were 

provided previously to the Township. 

 

Moving forward, additional reviews for SESC, GTC NPDES (NOC), and EGLE with copies provided to the 

Township. Furthermore, it is recommended that future storm water applications be required for each 

residential lots within proximity to the regulated wetlands.  It is our opinion that applicant has largely 

address the above comments with minor remaining comments  to be addressed. The above listed 

additional information and clarifications needed could be incorporated into the Findings of Fact as 

conditions should the Planning Commission and Township Board elect to proceed with review.   

  

Please do not hesitate to contact our office with any questions regarding this letter or if you need 

additional information.  

Respectfully Submitted, 

GFA  

 

Jennifer Hodges, PE 

Mark W. Maguire, PE  

Cc:   John Sych, Township Planner 

 Jim Hirschenberger, Mansfield Land Use Consultants 

 



 

 

 

March 16, 2022 

Mr. Michael Green, Zoning Administrator 

Charter Township of Garfield  

3848 Veterans Drive 

Traverse City, MI 49684 

 

RE:  BATA/ TCHC Transit-Oriented Mixed-Use Development – Storm Water and Private Road Review  

 Garfield Township, Grand Traverse County, Michigan 

Parcel # 05-023-042-01, 05-023-042-30 

Job # 21332 

  

Dear Mr. Green, 

 

We have reviewed the revised documents for the BATA/ TCHC Transit-Oriented Mixed-Use Development 

in Garfield Township. Revised plans were prepared by Mansfield Land Use Consultants and dated 

02/23/2022.  This subsequent review was based on the review letter dated 01/21/21, to which the 

applicant has provided a response letter dated 02/23/2022. Also included was a supplemental plan and 

profile sheet titled South Basin #1- Profile detailing the grade relationships and landscaping details 

between LaFranier Rd and South Basin #1, dated 02/23/22. 

Summary of Letter Responses: 

 

Responses to Township Review Letter Dated 1/21/2022: 

 

Regarding safety concerns: 

• The applicant’s letter and supplemental plan further illustrated the proposed  South Basin #1 with 

relation to LaFranier Road regarding safety concerns. No discernible plan changes were made.  

The response identifies the plan meets or exceeds the typical requirements for clear zone and 

traversable/non-recoverable slopes per roadside design guidelines. We have validated these 

statements with regards to the AASHTO requirements. The response indicates the willingness of 

the applicant to concentrate tree plantings and supplement with staggered evergreen trees as 

necessary to fill gaps along South Basin #1.  The supplemental plans appear to detail the 

landscaping with additional evergreen trees buffer located outside of the right of way and the 

shallow ditch between the right of way and traveled lanes.  We find the applicant has provided 

sufficient information regarding the safety effects of constructing of the South Basin #1 with 

relation to LaFranier Road. We recommend that the applicant to supplement with staggered 

evergreen trees along this area as stated in the response letter. 

   

Regarding EGLE Review: 

• The response letter commits to obtaining the required permits from EGLE. These would include 

applicable NPDES permitting for construction and point source discharge.  

 

 



 

 

 

Summary  

It is our opinion that all previous noted comments and concerns have been addressed and the plans 

comply with the ordinance.  The applicant shall be responsible to obtain SESC, GTC NPDES (NOC), and 

EGLE permits with copies to be provided to the Township. Furthermore, it is recommended that future 

storm water applications be required for each residential lots within proximity to the regulated wetlands.   

The above listed additional information and clarifications could be incorporated into the Findings of Fact 

as conditions should the Planning Commission and Township Board elect to proceed with review.   

  

Please do not hesitate to contact our office with any questions regarding this letter or if you need 

additional information.  

Respectfully Submitted, 

GFA  

 

Jennifer Hodges, PE 

 

Mark W. Maguire, PE  

 

 

Cc:   John Sych, Township Planner 

 Jim Hirschenberger, Mansfield Land Use Consultants 

 



7. GFA Utility (water/sewer) Review Letters



 

 

 

January 3, 2021 
 
Mr. Chuck Korn, Supervisor 
Charter Township of Garfield  
3848 Veterans Drive 
Traverse City, MI 49684 
 
RE:  Bay Area Transportation Authority HQ – Transit Oriented Development PUD 

Water Main and Sanitary Sewer Extension – 2nd Review 
  GFA No. 21334 
 
Dear Mr. Korn,   
 
We have reviewed an updated packet for the proposed watermain extension and sanitary service 
connection 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 Environment, Great Lakes, and Energy (EGLE) requirements, Ten State 
Standards and accepted engineering practice for this area.  The revised plans, specifications, basis of 
design and permit applications were prepared by Mansfield and dated 12-15-21 and received by our office 
on 12-16-21.  
 
The following items were reviewed in comparison to our previous letter dated 11-4-2021 along 
with the applicant’s response letter dated 12-15-2021.  The following outstanding items and/or 
clarifications are noted below with numbers corresponding to GFA letter dated 11-4.  Additional review 
comments were also noted as a result of additional information submitted and are underlined for 
distinction.     
 
COMMENTS ON THE PLANS 

General Comments 

6. The installation of water main, sewer main, hydrants, valves, and manholes shall not be 
installed within the 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 parking lot, dumpster pad and access drives.  
It appears some of the hydrants are in close proximity to proposed sidewalk. 

a. South side water main runs under proposed walking path due to separation 
requirements, however it is requested applicant consider moving to the south 
outside influence if possible, could move to the north side of path and acquire 
easement  

8. Please identify whether onsite irrigation will be utilized and intentions for service lead 
and/or meter installation.  A standardized detail is available on the GTC DPW website.   
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a. Irrigation to be metered  and coordinated with DPW 
 

Sheet C 6.0 / C6.1 / C6.2 (Overall Utility Plan) 

1. Watermain stub to northern parcel missing on Sheet C6.0 
2. Valves to be labelled in addition to hydrants per numbers previously provided by GFA 
3. Manhole numbers to be updated to match those previously provided by GFA 
4. Watermain stationing is not provided on the plan sheets  
5. Watermain connection along Hammond Road shall be denoted as a live tap (tapping sleeve and 

valve) as service disruption will not be allowed to accommodate traditional connection.   
6. Unclear small building use / type for water service illustrated to be provided just south of 

commercial use building on north portion of the lot 
7. Note to be added to notes to place 4x4 posts at all water and sewer main stubs.  Hydrant 1195 

shall be relocated closer to valve / stub to act as blow-off.   
8. Valve stub located near SMH-17 shall be replaced with a permanent blow-off including valve 

and blind flange.  Add GTCDPW detail as well 
9. Notes should be added to plans for all work within public ROW, contractor may have to utilize 

trench boxing and sheeting to facilitate install to prevent any damage to public road and remain 
outside influence of asphalt.  In addition, measures and specification for dewatering shall be 
provided.   

8. Bored water main section under Hamond road shall comply with GTC DPW standards either 
Directional Drill or Bore and Jack.  This needs to be clarified on the plan and profile.  A live tap 
shall be utilized to eliminate service disruption and also depicted on the drawings to connect to 
Hammond Road existing watermain.  A connection to existing shall be illustrated to facilitate 
connection to watermain on Lafranier (existing valve / blind flange are available).    

a. HDPE shall be DR 11 (DIPS) and minimum of 14” to better match existing pipe ID 
shall be provided.  Fusible C900 DR18 would be considered an approved alternate.   

13. A minimum 1” and 6” service leads for water and sewer respectively are required; it is the 
applicant’s responsibility to ensure leads area sufficiently sized to meet the capacity 
requirements for each unit to be serviced.  In addition, 1% min slope for gravity is required for 
leads and does not account for basement service.  If basement service is needed applicant may 
need to account for a pump to transfer flows.  Service lead sizes are not depicted on the plans 
and should be identified.  IPP manholes to be installed for commercial buildings and shown on 
the plans 

a. Applicant notes, “see architectural plans for building connections”  however does not 
appear the correct Architectural plans for this project were provided 

Sheet C7.1 to C7.3 (Watermain Plan & Profiles) 

1.  A note referencing environmental assessment is stated throughout.  Please advise on status as 
Mansfield letter indicates no impact.   

2. Sheet C7.2 notes a café whereas overall utility plan references a commercial building 
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Sheet C6.3-C6.7 (Sanitary Sewer Plan & Profiles)  

6.  SMH-14 shall be a drop structure 
a. All drop structures should be labeled and depicted as such on the profile.  
b. Consideration to reduce Sewer to 8” for all upstream piping up to SMH-10 as capacity 

would accommodate.   
c. Core into existing manhole shall include Kor-N-seal boot 

 

Sheet C 1.3 (Watermain Details) 

1. Applicant is responsible to verify the watermain pressure and available capacity (existing and 
proposed) is sufficient to accommodate the max day flows of the development.  Applicant shall 
coordinate with the GTC DPW to perform a hydrant flow test.   

a. They have reached out to DPW multiple times for hydrant test and received no 
response.  GFA will coordinate with DPW to assist.   

COMMENTS ON THE PERMIT APPLICATIONS 

MDEQ Act 399 (Community Water Supply) 

1. All final copies of permits including GTCRC, EGLE, SESC shall be provided to the Township 
2. Applicant provided copy of Act 399 Permit which GFA will assist with processing 
3. Applicant still needs to provide copy of Part 41 Permit and upon receipt GFA will assist with 

processing.   

GFA has reviewed and found the plans, specifications and basis of design to be in general compliance 
with the Township requirements and acceptable for SUP consideration.  This letter depicts some 
additional revisions to be incorporated and once received, 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) and one (1) pdf set 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 Hodges, P.E.    
Project Manager    
 
      CC: John Divozzo, Director, GTC DPW  

Mr. Jim Hirschenberger, Mansfield 
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SITE DATA:
REMAINDER PARCEL
Location:  2051 Garfield Ave. 
Tax ID: 28-05-023-042-01
Owner: Louis & Marvel LaFranier (Trusts)

15532 Bluff Road, Traverse City, MI 49686
Parcel Area Gross: 69.70 Acres
Parcel Area Net: 64.90 Acres  (Exist. R.O.W. )

Road Frontage: (as measured at ROW line)

868.01 l.f. LaFranier Road (Exist. R.O.W. )

1537.01 l.f. Hammond Road (Exist. R.O.W. )

1088.38 l.f. Garfield Avenue (Exist. R.O.W. )

Zoning District: Agricultural

PARCEL C
Location:  W. Hammond Rd.
Tax ID: 28-05-023-042-30
Owner: Louis & Marvel LaFranier (Trusts)

Dixie Roethlisberger (Trustee)
15532 Bluff Road, Traverse City, MI 49686

Parcel Area Gross: 7.41 Acres
Parcel Area Net: 6.09 Acres (Exist. R.O.W. )

Road Frontage: (as measured at ROW line)

374.99 l.f. LaFranier Road (exist. R.O.W. )

567.13 l.f. Hammond Road (Exist. R.O.W.)

Zoning District: Agricultural

SETBACKS:
Agricultural

Front = 30' (Buildings)
Side = 20' (Buildings)
Rear = 35' (Buildings)
Wetland = 25' (Buildings and Parking)

P.U.D.
Front = 50' (Buildings)
Side = 30' (Buildings)

 BATA / TCHC
Transit-Oriented Mixed-Use

Development PUD
Garfield Township, Grand Traverse County, Michigan

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: 231-995-6015

TRAVERSE CITY LIGHT & POWER (TCL&P) (ELEC. & INTERNET)
Operations Mgr: Tony Chartrand
Address: 1131 Hastings St., Traverse City, MI 49686
Telephone: 231-922-4940

GARFIELD TOWNSHIP STORM WATER CONTROL ORDINANCE
Planning Director: 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: Sandra O'Niel
Address: 700 Hammond Rd., Ste. 2, Traverse City, MI 49686
Telephone: 231-932-2829

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 County Sheriff: 231-995-5001
Garfield Twp. Community

FIRE DEPARTMENTS
EMERGENCIES: 911
Grand Traverse Metro: 231-947-3000
Grand Traverse Rural: 231-943-9721
Garfield Township: 231-941-7682

PLAN INDEX
C1.0 COVER SHEET
C1.1 NOTE SHEET
C1.2 CIVIL DETAILS - SITE
C1.3 CIVIL DETAILS - WATER
C1.4 CIVIL DETAILS - SANITARY
C1.5 CIVIL DETAILS - STORM
C2.0 EXISTING CONDITIONS PLAN
C2.1 DEMOLITION PLAN
C3.0 SOIL EROSION & SEDIMENTATION CONTROL PLAN
C4.0 OVERALL SITE PLAN
C4.1 SITE & DIMENSION PLAN - NORTH
C4.2 SITE & DIMENSION PLAN - SOUTH
C5.0 OVERALL GRADING & STORM PLAN
C5.1 GRADING & STORM PLAN - NORTH
C5.2 GRADING & STORM PLAN - SOUTH
C6.0 OVERALL UTILITY PLAN
C6.1 UTILITY PLAN - NORTH
C6.2 UTILITY PLAN - SOUTH
C6.3 PLAN & PROFILE - SANITARY: STA 0+00 TO 11+00
C6.4 PLAN & PROFILE - SANITARY: STA 11+00 TO 22+00
C6.5 PLAN & PROFILE - SANITARY: STA 22+00 TO 33+00
C6.6 PLAN & PROFILE - SANITARY: STA 33+00 TO 42+00 & CHURCH
C6.7 PLAN & PROFILE - SANITARY: STA 42+00 TO 52+00
C6.8 PLAN & PROFILE - WATER MAIN: STA 52+00 TO 64+00
C6.9 PLAN & PROFILE - WATER MAIN: STA 64+00 TO 69+00
C7.0 PLAN & PROFILE - WATER MAIN: STA 69+00 TO 79+00
C7.1 PLAN & PROFILE - WATER MAIN: STA 79+00 TO 90+00
C7.2 PLAN & PROFILE - WATER MAIN: STA 90+00 TO 103+00
C7.3 PLAN & PROFILE - WATER MAIN: STA 103+00 TO 114+00
L1.0 LANDSCAPE PLAN - NORTH
L1.1 LANDSCAPE PLAN - SOUTH
L1.2 LANDSCAPE PLAN - APARTMENTS
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DESCRIPTION AS FURNISHED:
PARCEL "C"
Part of South 1/2 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West, Garfield Township,
Grand Traverse County, Michigan, more fully described as: Beginning at the South 1/4 corner of said Section
23; thence North 00 degrees 57 minutes 30 seconds East, along the North and South 1/4 line of said Section, 450.00
feet; thence South 88 degrees 13 minutes 41 seconds East 250.80 feet; thence North 00 degrees 57 minutes 30 seconds
East 150.00 feet; thence South 88 degrees 13 minutes 41 seconds East 350.00 feet;
thence South 01 degree 02 minutes 05 seconds West 600.00 feet, to the South line of said Section; thence
North 88 degrees 13 minutes 41 seconds West, along the South line of said Section, 600.00 feet, to the Point
of Beginning. SUBJECT TO the right of way of LaFranier and Hammond Road over and across the Westerly
and Southerly portions thereof.

REMAINDER PARCEL
Part of South 1/2 of the Southeast 1/4 of Section 23, Town 27 North, Range 11 West, Garfield Township,
Grand Traverse County, Michigan, more fully described as: Commencing at the South 1/4 corner of said
Section 23; thence North 00 degrees 57 minutes 30 seconds East, along the North and South 1/4 line of said Section
and the centerline of LaFranier Road, 450.00 feet, to the Point of Beginning; thence continuing along
said 1/4 line, North 00 degrees 57 minutes 30 seconds East 867.85 feet, to the South 1/8 line of said Section; thence
South 88 degrees 18 minutes 28 seconds East, along said 1/8 line, 1318.74 feet, to the East 1/8 line of said Section;
thence continuing along the South 1/8 line, South 88 degrees 17 minutes 12 seconds East, and boundary of Carriage
Hill Plat, 1314.98 feet, to the East Section line of said Section and the centerline of
Garfield Road; thence South 01 degree 03 minutes 09 seconds West 1088.00 feet, along said East Section
line; thence North 88 degrees 13 minutes 41 seconds West 495.00 feet; thence South 01 degree 03 minutes
09 seconds West 233.00 feet, to the South Section line and the centerline of Hammond Road; thence North
88 degrees 13 minutes 41 seconds West 1536.60 feet, along said South line; thence North 01 degree 02
minutes 05 seconds East 600.00 feet; thence North 88 degrees 13 minutes 41 seconds West 350.00 feet; thence South 00
degrees 57 minutes 30 seconds West 150.00 feet; thence North 88 degrees 13 minutes 41 seconds West 250.80 feet, to
the Point of Beginning. SUBJECT TO the right of way of LaFranier Road, Hammond Road, and Garfield Road, over and
across the Westerly, Southerly, and Easterly portions thereof.

Parcel No.: 28-05-023-042-01 - New for 2020 and 28-05-023-042-30 - New for 2020

GROUND CONTOUR

SPOT ELEVATION

CONTOUR FROM USGS TOPOGRAPHIC MAP

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

DIRECTION OF SURFACE FLOW

DRAINAGE HIGH POINT

DRAINAGE LOW POINT

WATER MAIN

SANITARY FORCE MAIN

SANITARY SEWER

 STORM SEWER

GAS MAIN

OVERHEAD ELECTRIC

PROPERTY LINE

TREE LINE

PINE LINE

EDGE OF WETLAND

EDGE OF WATER

C/L OR DRAINAGE DITCH OR WATER LINE

SILT FENCE

GRADING LIMITS

MANHOLE (MH)

CATCH BASIN (CB)

CLEAN OUT (CO)

RISER

GATE VALVE

FIRE HYDRANT ASSEMBLY

CURB STOP & BOX

POLE, POWER OR ELECTRIC

LIGHT POLE

SIGN

BENCH MARK (BM)

U/G UTILITY SIGN

GUY ANCHOR

SOIL EROSION CONTROL MEASURE
(MICHIGAN UNIFIED KEYING SYSTEM)

 P=PERMANENT T=TEMPORARY

IRON FOUND / IRON SET

CONCRETE MONUMENT

GOVERNMENT CORNER

NAIL FOUND / NAIL SET

RECORD / MEASURED

FENCE

WOOD STAKE

613.0
613.5

605

STANDARD PLAN LEGEND
DESCRIPTION              EXISTING                        PROPOSED

(R) (M)

6

A

CO

613

704.33
704.00

704.33

1.93%

H.P.

L.P.

PART OF THE SE 14 OF SECTION 23

PROJECT STANDARD SPECIFICATIONS - WATER & SANITARY
Grand Traverse County Standard Technical Specifications
and Construction Details 2017, Adopted on September 26,
2017 (as amended).

GARFIELD TWP., GRAND TRAVERSE COUNTY, MICHIGAN

PROJECT TEAM
Applicant / Developer (Transit Phase):
Bay Area Transportation Authority
Kelly Dunham, Executive Director
3233 Cass Road Phone: (231) 933-5544
Traverse City, MI 49684  Email: dunhamk@bata.net

Developer / Residential Partner (Residential Phase):
Traverse City Housing Commission
Tony Lentych, Executive Director
150 Pine Street Phone: (231) 922-4915 x 203
Traverse City, MI 49684  Email: tlentych@tcpha.net

Owner's Representative:
Cunningham-Limp
Jerry Tomczak, Project Manager
28970 Cabot Dr. #100 Phone: (734) 260-3709
Novi, MI 48377  Email: jtomczak@clc.build

Engineering Consultant (Agent):
Mansfield Land Use Consultants
Douglas Mansfield, President
830 Cottageview Drive, Suite 201 Phone: (231) 946-9310
Traverse City, MI 49685  Email: dougm@maaeps.com

Architecture (BATA Facility):
Progressive AE
Seth Horton, P.E. Senior Project Manager
1811 4 Mile Rd. NE  Phone: (616) 365-8565
Grand Rapids, MI 49525 Email: hortons@progressiveae.com

Landowner:
LaFranier Trust Properties
Dixie Roethlisberger, Trustee
15530 Bluff Road  Phone: (231) 223-7342
Traverse City, MI 49686  Email: dixie@charter.net
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28-05-023-042-01
ZONED: AG

CURRENT USE: VACANT
69.70 ACRES GROSS

64.90 ACRES NET

28-05-023-042-30
ZONED: AG

CURRENT USE: VACANT
7.41 ACRES GROSS

6.09 ACRES NET

28-05-023-041-10
ZONED: AG

CURRENT USE: VACANT

28-05-023-026-50
ZONED: R-3

CURRENT USE: (2) SINGLE
FAMILY HOMES

28-05-023-026-40
ZONED: R-3

CURRENT USE:
MULTI-FAMILY

28-05-075
-008-00

28-05-023-042-01
ZONED: C-L

CURRENT USE: VACANT 28-05-023-042-01
ZONED: C-L

CURRENT USE: CONVENIENCE
STORE, GAS STATION

28-05-024-015-00
ZONED: C-L

CURRENT USE: TAKE
OUT RESTAURANT,

CONVENIENCE
STORE, GAS

STATION, CAR WASH

28-05-132-900-00
ZONED: R-3

CURRENT USE: MULTI
FAMILY, HAMMOND

PLACE CONDO.

28-05-024-013-00
ZONED: AG

CURRENT USE:
SINGLE FAMILY

28-05-023-037-00
ZONED: CG

CURRENT USE: SINGLE FAMILY

28-05-023-041-20
ZONED: AG

CURRENT USE: VACANT
PROPOSED MULTI FAMILY

PLAT IS ZONED: R-1
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ZONED: IG

CURRENT USE: MULTIPLE VACANT SITES
HAMMOND COMMERCE CENTER II

CONDO.
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ZONED: IG

CURRENT USE: COMMERCIAL, RETAIL & MULTIPLE
VACANT SITES

HAMMOND COMMERCE CENTER II CONDO
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ZONED: IG

CURRENT USE: MULTIPLE
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ZONED: IG
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USDA SOILS TYPE DELINEATION
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HAMMOND ROAD

100' GAS TRANSMISSION LINE EASEMENT

PRELIMINARY
GEOTECHNICAL

INVESTIGATION PER
OTWELL MAWBY

GEOTECHNICAL, P.C.
CONSULTING

ENGINEERS, JULY 2020
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~R.O.W. LINE
P.S.

TR

TR G
~R.O.W. LINE TWP. PUMP

STATION

1269

699
~R.O.W. LINE

EX. TR
AIL

MAST
ARM

Man
s

f
ie

l d
L a n d U s e

C
o

n
s

u
lta

nts

C2.1

DE
M

O
LI

TIO
N

 P
LA

N

feet

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

P.M.:

DR.: CKD.: CREATED:

JOB NO.:

Se
ct

io
n 

23
, 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 07.13.20

20108

FINAL PUD

09
   

  2
1-

09
-1

0 
   

d
lm

   
m

m
m

   
d

lm
   

G
.T

. M
et

ro
 F

.D
. R

es
ub

m
itt

al

08
   

  2
1-

08
-2

5 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p 

 P
UD

 S
ub

m
itt

al

10
   

  2
1-

10
-2

2 
   

d
lm

   
m

m
m

   
d

lm
   

Ha
m

m
on

d
 &

 L
aF

ra
ni

er
 E

nt
ra

nc
e 

Re
vi

sio
ns

11
   

  2
1-

10
-2

8 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 S
ub

m
itt

al
 - 

Fi
na

l P
UD

 A
pp

lic
at

io
n

13
   

  2
2-

01
-1

7 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 S
ub

m
itt

al
 - 

Fi
na

l P
UD

 A
pp

lic
at

io
n,

 U
til

iti
es

, S
to

rm
 &

 P
riv

at
e 

Rd

12
   

  2
1-

12
-1

5 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 S
ub

m
itt

al
 - 

Fi
na

l P
UD

 A
pp

lic
at

io
n

14
   

  2
2-

02
-2

3 
   

d
lm

   
m

m
m

   
d

lm
   

Tw
p.

 S
ub

m
itt

al
 - 

Fi
na

l P
UD

 A
pp

lic
at

io
n,

 U
til

iti
es

, S
to

rm
 &

 P
riv

at
e 

Rd
15

   
  2

2-
03

-1
1 

   
d

lm
   

m
m

m
   

d
lm

   
Tw

p.
 B

oa
rd

 S
ub

m
itt

al
 - 

Fi
na

l P
UD

LA
 F

RA
N

IE
R 
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A

D

G
A

RF
IE

LD
 R

O
A

D

33'
R.O.W. 33'

R.O.W.

75' R.O.W.

75' R.O.W.

75'
R.O.W.

50' R.O.W.

20' AGRICULTURAL SETBACK

30' AGRICULTURAL SETBACK

30' AGRICULTURAL SETBACK

EXISTING 33' R.O.W. LINE

G
A

RF
IE

LD
 R

O
A

D

HAMMOND ROAD

REMOVE EXISTING
GRAVEL DR.

REMOVE EXISTING
GRAVEL DRIVES &

CULVERTS.

REMOVE EXISTING
ON-SITE UTILITIES

REMOVE EXISTING SHED

100' GAS TRANSMISSION LINE EASEMENT

TREE CLEARING, TYP.

PROPOSED PROJECT BOUNDARY

TREE CLEARING, TYP.

TREE CLEARING, TYP.

ENVIRONMENTAL ASSESSMENT NOTE:
EXPOSURES TO THE IMPACTED SOILS WILL BE CONSIDERED IN THE ENVIRONMENTAL PLANNING FOR THE SITE. SOILS IMPACTED
WITH RESIDUAL AGROCHEMICALS IN THE HISTORIC ORCHARD AREA WILL BE MANAGED IN THAT AREA THROUGH
DEVELOPMENT OF THE PROJECT GRADING PLAN. THE PROJECT GRADING PLAN WILL BE DEVELOPED SUCH THAT SOILS IN THE
ORCHARD AREA REMAIN IN THAT AREA. POTENTIAL UNACCEPTABLE EXPOSURES TO THE SOILS WILL BE MANAGED OR
MITIGATED BY COVERING THE SOILS WITH UNIMPACTED TOPSOIL AND VEGETATION OR COVERING WITH HARD SURFACE
PARKING, DRIVEWAY OR BUILDINGS. ANY EXCESS SOILS IN THIS AREA WILL BE CHARACTERIZED AND DISPOSED OF AT A
LICENSED FACILITY. IT IS ALSO POSSIBLE THAT SITE SPECIFIC EXPOSURE CRITERIA FOR THE SPECIFIC FUTURE USE IN THIS AREA
CAN BE DEVELOPED WHICH WILL DEMONSTRATE ACCEPTABLE EXPOSURE FOR FUTURE USES. - ROGER MAWBY
OTWELL MAWBY, P.C. CONSULTING ENGINEERS, TRAVERSE CITY, MI

REMOVE EXISTING SHED

TREE CLEARING, TYP.



SOUTHEAST CORNER
SECTION 23
T27N, R11W
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N
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TIO
N

SOUTH LINE SECTION 23
SOUTH 1/4  CORNER
SECTION 23
T27N, R11W

WOODED

WOODED

WOODED

WETLAND

WETLAND

WETLAND

75
.0

'

ROW

33.0'

10" OAK

LOT 7
LOT 6 LOT 5 LOT 4 LOT 3 LOT 2 LOT 1 OUT LOT A

SOUTH CARRIAGE HILL DRIVE
LOT 8

LOT 9

15
' D
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IN

A
G

E 
EA
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M
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T

CARRIAGE HILL DRIVE

HAMMOND
PLACE NORTH
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RD
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R 
RD

W HAMMOND RDW HAMMOND RD

EXIST.
BLDG.

EXIST. UNDERGROUND
GASOLINE TANKS

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.EXIST.

BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.

EXIST.
BLDG.EXIST.

BLDG.EXIST.
BLDG.

EXIST. BLDG.

EXIST.
BLDG.

100

RO
W

RO
W
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W

ROW

ROW

ROW

RO
W

RO
W

N88°13'41"W
495.00'

S1
°0

3'
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"W
23
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N88°13'01"W
1007.97'

35
.0

'

84.0'

S0
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63

0.
13
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N89°12'14"W
680.14'

S0
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W
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WETLAND

WETLAND

16

~R.O.W. LINE
P.S.

TR

TR G
~R.O.W. LINE TWP. PUMP

STATION

5'

5'

5'

20'

~R.O.W. LINE
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PROPOSED BUS
STORAGE GARAGE

PROPOSED BUS
MAINTENANCE

GARAGE

FIRE LANE

12
60

'
33

8'

785'

PROPOSED BUS
TRANSIT CENTER

PR
O

PO
SE

D
DA

Y 
C

A
RE

29.92' PUD
SETBACK

50.00' PUD
SETBACK

CAUTION
UNDERGROUND GAS
TRANSMISSION LINE

15 PROPOSED LOTS

RESIDENTIAL PHASE

TRANSIT PHASE
22.1 AC. GROSS

1.7 AC. WETLAND

RESIDENTIAL PHASE
31.1 AC. GROSS

11.2 AC. WETLAND±
WETLAND BOUNDARY AS

IDENTIFIED BY VOICE
ENVIRONMENTAL, NOVEMBER

2020

PROPOSED ENTRANCE PER ROAD
COMMISSION STANDARDS

REVISED REMAINDER PARCEL
23.87 AC.± GROSS

PROPOSED BATA DEVELOPMENT
PARCEL TOTAL
53 AC. TOTAL

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

NORTH
BASIN #1

NORTH
BASIN #2

SOUTH
BASIN #2

SOUTH
BASIN #1

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

TR
A

N
SI

T P
HA

SE

RE
SI

DE
N

TIA
L 

PH
A

SE

SEE SHEET C4.1

SEE SHEET C4.2

LA
 F

RA
N

IE
R 

RO
A

D

HAMMOND ROAD

PROPOSED SIGN

PROPOSED SIGN

PO
SS

IB
LE

 F
UT

UR
E

A
DD

ITI
O

N

PO
SS

IB
LE

 F
UT

UR
E 

A
DD

ITI
O

N

PROPOSED LPG FUELING STATION
(LPG FUELING ONLY)

FTA FUNDED

FTA FUNDED

CONSTRUCTION LIMITS

TR
A

N
SI

T P
HA

SE

RESIDENTIAL PHASE

PROPOSED
PERGOLA AND

GAZEBO

100' GAS TRANSMISSION LINE EASEMENT

REMAINDER PARCEL NOT PART OF PROPOSED PROJECT

50' PUD
SETBACK

PROPOSED PEDESTRIAN PATHS

PROPOSED PEDESTRIAN PATHS

NO VEHICULAR CONNECTION
TO GARFIELD ROAD PROPOSED

AS PART OF THIS P.U.D.

NOTES:
1. BATA WILL HAVE 75% OF THE FLEET USING

PROPANE WITHIN THE NEXT 5 YEARS. THE
REMAINING 25% WILL BE DIESEL AND/OR
GASOLINE AND WILL FUEL OFF SITE.

PROPOSED BOARD WALK

PROPOSED BOARD WALK

PROPOSED COMMERCIAL
USE BUILDING

PR
O

PO
SE

D 
3-

ST
O

RY
A

PA
RT

M
EN

T
BU

IL
DI

N
G

 #
1

PROPOSED 3-STORY
APARTMENT
BUILDING #2

PROPOSED 3-STORY
APARTMENT
BUILDING #3

PR
O

PO
SE

D 
3-

ST
O

RY
A

PA
RT

M
EN

T
BU

IL
DI

N
G

 #
4

PR
O

PO
SE

D 
3-

ST
O

RY
A

PA
RT

M
EN

T
BU

IL
DI

N
G

 #
5

PROPOSED BIRD WATCHING PLATFORM

174.45'±

20
8.1

3'±

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

PROPOSED 10' WIDE ASPHALT BIKE
PATH ALONG HAMMOND ROAD

PENDING POSSIBLE 'PRINCE OF PEACE' CHURCH
BY OTHERS

APPROVED FUTURE 'VILLAGE
AT LaFRANIER WOODS'

SENIOR HOUSING
BY OTHERS

PROPOSED EMERGENCY SERVICES ACCESS
(33' EASEMENT, 20' DRIVE LANE)

SCREENING PER GIBBS LANDSCAPE PLAN DATED: 1-20-21

69
8

687 687

695

687

690

695

685

POSSIBLE DRIVEWAY CONNECTION

GENERAL CONSTRUCTION NOTES:
1. SEE ARCHITECTURAL PLANS FOR BUILDING FOOTPRINT,

DETAILS & DIMENSIONS, ETC.
2. SEE ELECTRICAL PLANS FOR SITE LIGHTING AND POWER.
3. SEE STRUCTURAL PLANS FOR CONCRETE ENTRANCE SLABS,

RAMPS AND CONCRETE UTILITY PADS.
4. THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY

COMPANIES PRIOR TO COMPLETING ANY ON-SITE WORK.
5. ALL ACCESSIBLE SIDEWALKS, RAMPS, LANDINGS, ETC.

SHALL BE A.D.A COMPLIANT. WHERE A SIDEWALK
EXCEEDS 1:20 MAXIMUM SLOPE, CONSTRUCT SIDEWALK
RAMPS AND RAILINGS PER A.D.A. GUIDELINES.

6. THE PROPOSED BUILDING SHALL MEET LOCAL CODES FOR
ADDRESS IDENTIFICATION AND DISPLAY.

7. FIRE LANES SHALL BE POSTED WITH SIGNS ACCORDING TO
LOCAL CODES AND FIRE DEPARTMENT APPROVAL.

FL "NO PARKING FIRE LANE" SIGN, TYP.

PROPOSED EMERGENCY SERVICES
ACCESS ROAD GATE

PROPOSED EMERGENCY
SERVICES ONLY ACCESS

ROAD AND GATE. SEE
DETAIL AND NOTES ON

SHEET C1.2.

~4
00

'
92

1'

476'

758'

PROPOSED BUS
DRIVER RESTROOMS

THE APPLICANT SHALL
PARTICIPATE IN THE

CONSTRUCTION OF A
FUTURE CROSSWALK

ACROSS LAFRANIER RD.

RESIDENTIAL PHASE
PHASE 1 WILL INCLUDE (2)
BUILDINGS (T.B.D.)
PHASE 2 WILL INCLUDE (3)
BUILDINGS (T.B.D.)



WOODED

WETLAND

WETLAND

33.0'

10" OAK

LOT 7

UNIT 1
5221 SF±

UNIT 2
5221 SF±

UNIT 3
4691 SF±

UNIT 4
5349 SF±

UNIT 5
5332 SF±

UNIT 6
4320 SF±

UNIT 7
4309 SF±

UNIT 8
4309 SF±

UNIT 9
4309 SF±

UNIT 10
4309 SF±
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UNIT 11
4309 SF±

UNIT 12
4309 SF±

UNIT 13
4400 SF±

UNIT 14
4400 SF±

UNIT 15
4400 SF±

16

42'

10
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D

50'

PROPOSED 50' R.O.W.

33'
R.O.W.

30' PUD SETBACK

50' PUD
SETBACK

25' WETLAND
SETBACK

PROPOSED COMMERCIAL
BUILDING, SEE POSSIBLE

USES LIST BELOW

PROPOSED
DRIVER
RESTROOMS

PROPOSED
DAY CARE

PROPOSED
DAY CARE
PLAY AREA

PROPOSED
3-STORY

APARTMENT
BUILDING #1

PROP'
66.00'
PVT.

ESMT.

5,639 S.F. SNOW STORAGE REQUIRED
5,891S.F. SNOW STORAGE PROVIDED

50.96'

60.64'

POSSIBLE DRIVEWAY CONNECTION

PROPOSED
BATA

TRANSFER
STATION

INSTALL APPROPRIATE HANDICAP
PARKING SIGNS AT ALL
HANDICAP PARKING SPACES

PROPOSED 10'x30' ENCLOSED,
GATED DUMPSTER LOCATION

ON CONCRETE PAD

12 PROPOSED BIKE RACK SPACES

INSTALL 'NO PARKING'
SIGNS. (VEHICLE

TURN-A-ROUND AREA)

R72.00'

PROPOSED CROSS WALK (TYP.)

25.00'
WETLAND
SETBACK

PROPOSED 16.5'x24'
ENCLOSED, GATED DUMPSTER

LOCATION ON CONCRETE PAD

PROPOSED
PATIO AREA
PROPOSED 5'
CROSS WALK

INSTALL VAN
ACCESSIBLE HANDICAP

PARKING SIGNS

PROPOSED 7'
CONC. SIDEWALK

PROPOSED 7'
CONC. SIDEWALK

PROPOSED
COVERED
WAITING
AREA (TYP.)

PROPOSED 5' CONC. SIDEWALKS (TYP)

PROPOSED 7' CONC. SIDEWALKS (TYP.)

20.00'

POSSIBLE SIGN LOCATION

NOTES:
1. ANY PROPOSED SIGNS SHALL BE SET BACK A MIN. OF 10' FROM ALL R.O.W. LINES, MEET ALL GARFIELD TOWNSHIP SIGN

STANDARDS AND BE APPROVED THOUGH THE SIGN PERMITTING PROCESS.
2. BICYCLE PARKING SPACES FOR APARTMENT BUILDINGS WAS CALCULATED BASED UPON REQUIRED PARKING SPACES PER

BUILDING.
3. BICYCLE PARKING SPACES FOR PROPOSED COMMERCIAL USE BUILDING IN RESIDENTIAL PHASE WAS CALCULATED USING OFFICE

USE PARKING AT 1 SPACE PER 200 S.F.
4. ALL BIKE RACKS TO MEET GARFIELD TOWNSHIP SPECIFICATIONS.
5. UNLESS OTHERWISE NOTED, ALL SIDEWALKS ABUTTING PARKING SPACES ARE TO BE 7' IN WIDTH AND ALL OTHER SIDEWALKS ARE

TO BE 5' IN WIDTH.
6. ALL AREAS NOT OCCUPIED BY ROADS, PARKING LOTS, DRIVE LANES, RESIDENTIAL OR COMMERCIAL BUILDINGS, PRIVATE

RESIDENTIAL LOTS, DUMPSTERS, FUEL TANKS OR SIMILAR, ARE TO BE CONSIDERED AS GENERAL COMMONS USE AREAS. AREAS
LABELED ARE G-C ON SITE PLAN AREA SHOWN TO REPRESENT TYPICAL GENERAL COMMONS USE AREAS AN MAY NOT INCLUDE
ALL GENERAL COMMONS USE AREAS.

2,620 S.F. SNOW STORAGE PROVIDED429 S.F. SNOW STORAGE REQUIRED
712 S.F. SNOW STORAGE PROVIDED

2,887 S.F. SNOW STORAGE PROVIDED

PROPOSED
3-STORY

APARTMENT
BUILDING #4
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LP LP

LP

LP

LP

LP

LP

LP

LP

LP

24.00'

20.00'
20.00'

24.00'

CAUTION
UNDERGROUND GAS
TRANSMISSION LINE

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

SEE SHEET C4.2

NORTH
BASIN #1

NORTH BASIN #2

SOUTH
BASIN #2

PROPOSED PERGOLA
AND GAZEBO

PROPOSED 3-STORY
APARTMENT BUILDING #2 PROPOSED 3-STORY

APARTMENT BUILDING #3

100' GAS TRANSMISSION
LINE EASEMENT

9'x20' TYP.

8'x20' TYP.

30'30'

PROPOSED PEDESTRIAN PATHS

PROPOSED BIRD WATCHING STATION
WOOD PLATFORM WITH BENCH, FLUSH AT REAR, RAILING 3 SIDES

6 PROPOSED BIKE RACK SPACES

6 PROPOSED BIKE
RACK SPACES

2 PROPOSED BIKE
RACK SPACES

6 PROPOSED
BIKE RACK
SPACES

R25.00' 24.00'

30.00'

PROP.
66.03'
PVT.

ESMT.

PROPOSED PLAY AREA

PROP. 6'
FENCE

ALONG EAST
EDGE OF

TRANSIT AREA

PROP. 4'
FENCE

SURROUNDING
DAY CARE

PLAY AREA

FENCE END

FENCE END

B

B
B B

B

B

LEGEND
PARK BENCH LOCATION

GENERAL COMMONS USE AREA

BATA TRANSFER STATION:
BATA INTENDS TO CONTINUE TO SERVE INDIAN TRAILS
INTERCITY BUS RIDERS VIA ITS HALL STREET TRANSFER STATION.
BUS SERVICE AT THE PROPOSED LAFRANIER TRANSFER STATION
IS INTENDED FOR PRIMARILY BATA BUS SERVICES, BUT THE
APPLICANT DOES NOT WISH TO LIMIT ANY FUTURE ADDITIONAL
REGIONAL TRANSPORTATION OPPORTUNITIES SUCH AS
EMPLOYER SHUTTLE BUSSES ETC.

G-C

G-C G-C

G-C

G-C

G-CG-C

G-C

G-C
G-C

G-C

G-C

G-C

G-C

G-C

G-C

PROPOSED BOARD WALK

PROPOSED PEDESTRIAN PATHS

PROPOSED BOARD WALK

PROPOSED PEDESTRIAN PATHS

MULTI-FAMILY RESIDENTIAL UNIT MIX (APPROXIMATE)
48% 100 STUDIOS (400SF)
33%  70 ONE-BEDROOM (600SF)
19%  40 TWO-BEDROOM (800SF)
100% 210 TOTAL UNITS

PROPOSED
3-STORY

APARTMENT
BUILDING #5

B

G-C

G-C
G-C

PROPOSED PARK

PROPOSED PARK

B

PROPOSED 10'x30' ENCLOSED, GATED
DUMPSTER LOCATION ON CONCRETE PAD

R25.00'

R25.00'
R25.00'

R25.00'
R25.00'

R28.00'

R60.00'

R25.00'

R40.00'

30.00'30.00'

26.00'

24.00'

8'x23' TYP.

10' UTILITY EASEMENT

10' UTILITY EASEMENT

699 S.F. SNOW
STORAGE PROVIDED

3,488 S.F. SNOW STORAGE PROVIDED

993 S.F. SNOW STORAGE PROVIDED

R25'
174.45'± 208.13'±

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

B
B

B

B

B

B

B B

24.00'

R30.00'

R25.00'
25.00'

20.00'

22.00'

R31.00'

R16.00'

R16.00'
24.00'

26.00'

30.00'

12 SPACES -CAFE
 4 SPACES - BATA TRANSFER STATION
32 SPACES -COMMUTER

OF WHICH 12 ARE SHARED 
WITH CARRIAGE FLATS 
APARMENTS FOR OVER FLOW 
GUEST PARKING

48 SPACE PARKING LOT

SCREENING PER GIBBS
LANDSCAPE PLAN DATED: 1-20-21

69
8

687

687

695

690

695

685

PENDING POSSIBLE FUTURE
'PRINCE OF PEACE' CHURCH

BY OTHERS

APPROVED FUTURE 'THE
VILLAGE AT LaFRANIER

WOODS' SENIOR HOUSING
BY OTHERS

PROPOSED EMERGENCY SERVICES ACCESS
(33' EASEMENT, 20' DRIVE LANE)

BATA/TCHC PUD CAFÉ/COMMERCIAL BUILDING - LIST OF PERMITTED USES (UPDATED 4-5-2021)
FINANCIAL INSTITUTION, WITHOUT DRIVE-THROUGH
MEDICAL OFFICE, CLINIC
OFFICE
CAFE, WITHOUT DRIVE-THROUGH
AN ESTABLISHMENT WHERE FOOD AND DRINKS ARE PREPARED, SERVED, AND CONSUMED, MOSTLY WITHIN THE PRINCIPAL BUILDING SUCH AS LUNCH COUNTERS, DAIRY BARS,
COFFEE SHOPS, AND OTHER SIMILAR ESTABLISHMENTS.
RETAIL, LOW VOLUME
THE SALE OR RENTAL OF GOODS OR MERCHANDISE, INCLUDING THE RENDERING OF SERVICES INCIDENTAL TO THE SALE OF SUCH GOODS, TAKING PLACE IN A BUILDING OF LESS
THAN FIVE THOUSAND (5,000) SQUARE FEET. LOW VOLUME RETAIL PRIMARILY SERVES RESIDENTS OF THE SURROUNDING NEIGHBORHOOD.
SERVICE ESTABLISHMENT, PERSONAL
ESTABLISHMENTS PRIMARILY ENGAGED IN PROVIDING SERVICES INVOLVING THE CARE OF A PERSON OR THEIR GOODS SUCH AS BEAUTY SHOPS, BARBER SHOPS, LAUNDRY
FACILITY, JEWELRY REPAIR SHOPS, DRY CLEANING ESTABLISHMENT (PICKUP ONLY), AND SHOE REPAIR, EXCLUDING THE PROCESSING OF PHYSICAL MATERIALS.

GENERAL CONSTRUCTION NOTES:
1. SEE ARCHITECTURAL PLANS FOR BUILDING FOOTPRINT,

DETAILS & DIMENSIONS, ETC.
2. SEE ELECTRICAL PLANS FOR SITE LIGHTING AND POWER.
3. SEE STRUCTURAL PLANS FOR CONCRETE ENTRANCE SLABS,

RAMPS AND CONCRETE UTILITY PADS.
4. THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY

COMPANIES PRIOR TO COMPLETING ANY ON-SITE WORK.
5. ALL ACCESSIBLE SIDEWALKS, RAMPS, LANDINGS, ETC.

SHALL BE A.D.A COMPLIANT. WHERE A SIDEWALK
EXCEEDS 1:20 MAXIMUM SLOPE, CONSTRUCT SIDEWALK
RAMPS AND RAILINGS PER A.D.A. GUIDELINES.

6. THE PROPOSED BUILDING SHALL MEET LOCAL CODES FOR
ADDRESS IDENTIFICATION AND DISPLAY.

7. FIRE LANES SHALL BE POSTED WITH SIGNS ACCORDING TO
LOCAL CODES AND FIRE DEPARTMENT APPROVAL.

FL "NO PARKING FIRE LANE" SIGN, TYP.

PROPOSED EMERGENCY SERVICES
ACCESS ROAD GATE. SEE DETAIL
AND NOTES ON SHEET C1.2.

FL

FL
FL FL

FL
FL

FL

FL

FL

FL

FL FL

FL

FL

FL
FL

FL

R28.00'
R35.00'

20.00'

20.00'

R28.00'

R28.00'

26.00'

10'

24'

R35.00'

R35.00'

10'

13.50'

10'

PROPOSED ENTRANCE
PER GTCRC STANDARDS50' TAPER

50' TAPER

PROPOSED STEPS

PROPOSED RET. WALLS

THE APPLICANT SHALL
PARTICIPATE IN THE

CONSTRUCTION OF A
FUTURE CROSSWALK

ACROSS LAFRANIER RD.

MULTI-FAMILY PARKING
PHASE 1 MULTI-FAMILY HOUSING MAY PROCEED WITH 1.2 PARKING SPACES PER
UNIT (RELIEF FROM STANDARD). PARKING CONDITIONS FOR THE FIRST PHASE OF THE
MULTI-FAMILY RESIDENTIAL HOUSING SHALL BE REVIEWED PRIOR TO ISSUING A LAND
USE PERMIT FOR SECOND PHASE OF THE MULTI-FAMILY RESIDENTIAL HOUSING."

RESIDENTIAL PHASE
PHASE 1 WILL INCLUDE (2)
BUILDINGS (T.B.D.)
PHASE 2 WILL INCLUDE (3)
BUILDINGS (T.B.D.)
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PROP.
ADMIN
BLDG.

PROPOSED BUS
STORAGE GARAGE

PROPOSED BUS
MAINTENANCE GARAGE

20'

20.00'

24.00'

45'

25'35.00'

16.00'

75.00'

35.00'

POSSIBLE
FUTURE

ADDITION

PO
SS

IB
LE

FU
TU

RE
A

DD
ITI

O
N

POSSIBLE
FUTURE

ADDITION

PROPOSED
HMA

PROPOSED
HMA

PROPOSED
HMA

PROPOSED
HMA

PROPOSED PATTERNED
CONCRETE EMERGENCY
SERVICES ACCESS DRIVE

PROPOSED 7' CONCRETE SIDEWALK

PROPOSED 7' CONC. WALK

R45'

R50'

PROPOSED CROSS WALK (TYP.)

PROPOSED CROSS WALK (TYP.)

PROPOSED NON-VEHICULAR PATH

50'
PUD

SETBACK

50' PUD SETBACK

25' WETLAND
SETBACK

(8) PROPOSED BIKE RACKS TO
TO MEET GARFIELD TOWNSHIP
SPECIFICATIONS

9.00'
(TYP.)

8'

POSSIBLE SIGN LOCATION

NOTES:
1. ANY PROPOSED SIGNS SHALL BE SET BACK A MIN. OF

10' FROM ALL R.O.W. LINES, MEET ALL GARFIELD
TOWNSHIP SIGN STANDARDS AND BE APPROVED
THOUGH THE SIGN PERMITTING PROCESS.

2. UNLESS OTHERWISE NOTED, ALL SIDEWALKS ABUTTING
PARKING SPACES ARE TO BE 7' IN WIDTH AND ALL
OTHER SIDEWALKS ARE TO BE 5' IN WIDTH.

5'
8'

8'
8'

8'

20'

R50'

R10'

R50'

R80'

R60'

R30'

R100'

R35'

R28'

4,026 S.F. SNOW STORAGE REQUIRED
5,481 S.F. SNOW STORAGE PROVIDED

749 S.F. SNOW STORAGE REQUIRED
1,593 S.F. SNOW STORAGE PROVIDED

3,568 S.F. SNOW STORAGE REQUIRED
3,670 S.F. SNOW STORAGE PROVIDED

3,628 S.F. SNOW STORAGE REQUIRED
4,627 S.F. SNOW STORAGE PROVIDED
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ENVIRONMENTAL,
NOVEMBER 2020

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP
LP

LP

LP

WALL
LIGHT

FIRE LANE

20'

24'

20.00'

24'

PROPOSED 5' CONCRETE WALK

PROP. 5'
CONC.

WALK

PROP. 7'
CONC.
WALK

PROPOSED PATIO

PROPOSED 16.5'x24'
ENCLOSED, GATED DUMPSTER
LOCATION ON CONCRETE PAD

PROPOSED 4' WIDE CONC. WALK

NORTH
BASIN #1

NORTH BASIN #2

SOUTH
BASIN #2

SOUTH
BASIN #1

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

SEE SHEET C4.1

24.00'

24'

PROPOSED LPG FUELING STATION
(LPG FUELING ONLY)

50.00'

PARCEL NOT PART OF
PROPOSED PROJECT

PROPOSED PEDESTRIAN PATHS

PROPOSED PEDESTRIAN PATHS

PROPOSED 5' CONC. WALK

PROPOSED 5' CONCRETE SIDEWALK

12.00'30'

PROPOSED BOARD WALK

PROPOSED BOARD WALK

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

PROPOSED 10' WIDE ASPHALT BIKE
PATH ALONG HAMMOND ROAD

GENERAL CONSTRUCTION NOTES:
1. SEE ARCHITECTURAL PLANS FOR BUILDING FOOTPRINT,

DETAILS & DIMENSIONS, ETC.
2. SEE ELECTRICAL PLANS FOR SITE LIGHTING AND POWER.
3. SEE STRUCTURAL PLANS FOR CONCRETE ENTRANCE SLABS,

RAMPS AND CONCRETE UTILITY PADS.
4. THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY

COMPANIES PRIOR TO COMPLETING ANY ON-SITE WORK.
5. ALL ACCESSIBLE SIDEWALKS, RAMPS, LANDINGS, ETC.

SHALL BE A.D.A COMPLIANT. WHERE A SIDEWALK
EXCEEDS 1:20 MAXIMUM SLOPE, CONSTRUCT SIDEWALK
RAMPS AND RAILINGS PER A.D.A. GUIDELINES.

6. THE PROPOSED BUILDING SHALL MEET LOCAL CODES FOR
ADDRESS IDENTIFICATION AND DISPLAY.

7. FIRE LANES SHALL BE POSTED WITH SIGNS ACCORDING TO
LOCAL CODES AND FIRE DEPARTMENT APPROVAL.

FL "NO PARKING FIRE LANE" SIGN, TYP.

FL

FL

FL

FL

FL
FLFL

FL

FL

FL

FL

FL

FL

FL

FL

FL

FL

FL

FL

FL

FL

REFUELING
BUSES
ONLY

20.00'

PROPOSED EMERGENCY SERVICES
ONLY ACCESS ROAD AND GATE. SEE

DETAIL AND NOTES ON SHEET C1.2.

R5'

R5'

R100'

R500'

310.00'

R25'

R35'

R17'

R35'

R6'

26' 22'

12' 12'

60'

R25'

ONE WAY

O
N

E 
W

A
Y

O
N

E 
W

A
Y

ONE WAY

ONE WAY

ONE WAY

EMERGENCY
ENTRANCE ONLY

O
NE W

AY

15'

15'

15'

"DO NOT ENTER" SIGN, TYP.
"EXIT HERE" SIGN, TYP.

ALL BUSES ARE TO BE
PARKED INDOORS DURING

NON-BUSINESS HOURS.
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PROP. ADMINBLDG.FFE = 689.00±

PROPOSED BUS STORAGE GARAGE
FFE = 689.00±

PROPOSED BUS
MAINTENANCE GARAGE

FFE = 689.00±

FIRE LANE

PROPOSED BUS
TRANSFER STATION

FUTURE CAFE

FUTURE
DAY CARE

FUTURE
APARTMENT
BUILDING

FUTURE
APARTMENT
BUILDING

FUTURE APARTMENT BUILDING FUTURE APARTMENT BUILDING

BM#1: ELEV = 684.63 (NAVD 88)
EXIST. SAN. CLEANOUT MH RIM
BM#2: ELEV = 699.17 (NAVD 88)
EXIST. SAN. AIR RELEASE MH RIM

NORTH
BASIN #1

FUTURE
NORTH

BASIN #2

SOUTH
BASIN #2

SOUTH
BASIN #1

NORTH RETENTION BASIN #1:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 6.56 ACRES
TOP OF BERM ELEVATION = 688.00'
DESIGN OVERFLOW ELEVATION = 687.00'
DESIGN 25-YR WATER LEVEL = 687.00'
DESIGN BOTTOM ELEVATION = 682.00'
DESIGN MAXIMUM DEPTH = 5.00'
VOLUME PROVIDED @ 687.00'= 52,796 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.13 CFS

NORTH RETENTION BASIN #2:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 5.35 ACRES
TOP OF BERM ELEVATION = 684.00'
DESIGN OVERFLOW ELEVATION = 683.00'
DESIGN 25-YR WATER LEVEL = 682.89'
DESIGN BOTTOM ELEVATION = 678.00'
DESIGN MAXIMUM DEPTH = 4.89'
VOLUME PROVIDED @ 683.00'= 47,163 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.11 CFS

SOUTH RETENTION BASIN #1:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 3.12 ACRES
TOP OF BERM ELEVATION = 684.00'
DESIGN OVERFLOW ELEVATION = 683.00'
DESIGN 25-YR WATER LEVEL = 682.85'
DESIGN BOTTOM ELEVATION = 680.00'
DESIGN MAXIMUM DEPTH = 2.85'
VOLUME PROVIDED @ 683.00'= 30,957 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.04 CFS

SOUTH RETENTION BASIN #2:
CLASSIFICATION NUMBER =
DRAINAGE AREA SIZE = 6.15 ACRES
TOP OF BERM ELEVATION = 680.00'
DESIGN OVERFLOW ELEVATION = 679.00'
DESIGN 25-YR WATER LEVEL = 678.89'
DESIGN BOTTOM ELEVATION = 674.00'
DESIGN MAXIMUM DEPTH = 4.89'
VOLUME PROVIDED @ 679.00'= 61,913 CFT
DESIGN SLOW RELEASE OUTFLOW= 0.12 CFS

GRADING LIMITS, TYP.

SILT FENCE LIMITS, TYP.

BM#2

BM#1

BM#3

BM#3: ELEV = 701.95 (NAVD 88)
EXIST. WATER VALVE #1269

BM#4

BM#4: ELEV = 691.35 (NAVD 88)
BENCH TIE IN 10" OAK

PHASE 1

PHASE 2

PH
A

SE
 1

PH
A

SE
 2

FUTURE
APARTMENT
BUILDING



SOUTH 1/4  CORNER
SECTION 23
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PROP. ADMIN BLDG.
FFE = 689.00± PROPOSED BUS STORAGE GARAGE

FFE = 689.00±

PROPOSED BUS
MAINTENANCE GARAGE

FFE = 689.00±

FIRE LANE

PROPOSED BUS
TRANSFER STATION

PROPOSED
DAY CARE

NORTH
BASIN #1

NORTH
BASIN #2

SOUTH
BASIN #2

SOUTH
BASIN #1

SEE SHEET C6.1

SEE SHEET C6.2

TR
A

N
SI
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HA

SE

RE
SI

DE
N

TIA
L 

PH
A

SE

TR
A

N
SI

T P
HA

SE

RESIDENTIAL PHASE

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

BM#3: ELEV = 701.95 (NAVD 88)
EXIST. WATER VALVE #1269
BM#4: ELEV = 691.35 (NAVD 88)
BENCH TIE IN 10" OAK

BM#3

BM#1: ELEV = 684.63 (NAVD 88)
EXIST. SAN. CLEANOUT MH RIM
BM#2: ELEV = 731.65 (NAVD 88)
EXIST. SAN. AIR RELEASE MH RIM

BM#2

BM#1

BM#4

PROPOSED PERGOLA
AND GAZEBO

PROPOSED LPG FUEL TANK
(LPG FUELING ONLY)

100' GAS TRANSMISSION LINE
EASEMENT

PARCEL NOT PART OF
PROPOSED PROJECT

POSSIBLE
FUTURE

ADDITION
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A

DD
ITI
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N

POSSIBLE
FUTURE
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PROPOSED PEDESTRIAN PATHS

PROPOSED PEDESTRIAN PATHS

PROPOSED COMMERCIAL
USE BUILDING

PROPOSED
3-STORY

APARTMENT
BUILDING

PROPOSED 3-STORY
APARTMENT BUILDING PROPOSED 3-STORY

APARTMENT BUILDING PROPOSED
3-STORY

APARTMENT
BUILDING

PROPOSED
3-STORY

APARTMENT
BUILDING
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WETLAND

UNIT 1
5221 SF±

UNIT 2
5221 SF±
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Linden, Little Leaf
(Tilia cordata)

Serviceberry
(Amelanchier x gandiflora 'Autum Brilliance')

Spruce, Black Hills
(Picea glauca 'Densata')

Maple, Red
(Acer rubrum)

Hawthorn, Thornless Cockspur
(Crataegus crus-galli var. inernis)

Oak, Red
(Quercus rubra)

Sumac, Aromatic 'Grow-Low'
(Rhus aromatica 'Grow-Low')

Dogwood, Red Osier
(Cornos sericea 'Cardinal') 6-9' tall, 8' to 12' wide
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CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

PHASE 1 LANDSCAPE
BUFFER TO END AT TREE LINE

TRANSIT PHASE LANDSCAPE
TO END AT PHASE LINE

SNOW
STORAGE

SNOW
STORAGE

TR
A

N
SI

T P
HA

SE

RE
SI

DE
N

TIA
L 

PH
A

SE

CAUTION
UNDERGROUND GAS LINE

RESIDENTIAL PHASE

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

PROPOSED
DAY CARE

PROPOSED
DAY CARE
PLAY AREA

LANDSCAPE BUFFER 'E': 650 L.F. - MIN. 10' WIDE
REQUIRED: 13 LARGE TREES PROVIDED: 13 MAPLE TREES

13 MEDIUM OR SMALL TREES 13 SERVICEBERRY TREES
20 EVERGREEN TREES 20 SPRUCE TREES
195 SHRUBS 170 SUMAC &

25 DOGWOOD

LP

LP

LP LP

LP

LP

LP

LP

LP

LP

AA

12"

2"X2"
WOOD
POST

1/2"OR 3/4"DIA. RUBBER
GARDEN HOSE

TREE TRUNK NO. 9 GAUGE
GALVANIZED WIRE

SECTION A-A
NO SCALE

BARE ROOT STOCK

2" DEPTH WOOD CHIP
OR SHREDDED BARK
MULCH

4" HIGH
TOPSOIL
SAUCER

PLANTING
SOIL

4"

BALLED AND
BURLAPPED/BARE

ROOT STOCK

4" HIGH
TOPSOIL
SAUCER

4"

PLANTING
SOIL

8"

12
"

8"

12
"

SHRUB PLANTING DETAIL
NO SCALE

TREE PLANTING DETAIL
NO SCALE

PLANTING
SOIL

PLANT PIT TO BE 24"
WIDER AND 18"

DEEPER THAN BALL OR
ROOD SYSTEM

2"x2"X8' WOOD STAKE
MIN. 5' ABOVE GRADE
(3 REQUIRED PER TREE)

2" DEPTH WOOD CHIP
OR SHREDDED BARK

MULCH

CRAFT TREE WRAP TIED
EVERY 3RD SPIRAL

4" HIGH
TOPSOIL
SAUCER

4"

BARE ROOT OR BALLED AND
BURLAPPED STOCK NOTE-FOR
EVERGREEN PLANTINGS BUY
DIRECTLY TO GROUND USING
3 GUYS PER TREE

18
"

12"
ROOT CROWN

PLANT LEGEND

LITTLE LEAF
LINDEN (TYP)

TURF
TURF

TURFTURF

TURF

TURF

TU
RF

TU
RF

TU
RF

TU
RF

TU
RF

TURF
TURF

TURFTURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF
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SE

NORTH
BASIN #1

PROPOSED
DAY CARE
PARKING

(RESIDENTIAL
PHASE)

DUMPSTER IS
PART OF
RESIDENTIAL
PHASE

TURF

TURF

PROPOSED
COMMERCIAL USE

BUILDING

PROPOSED PEDESTRIAN PATHS

PROPOSED STREET TREES (TYPICAL FOR PRIVATE ROAD)

PROP. 6' FENCE
ALONG EAST

EDGE OF
TRANSIT AREA

PROP. 4' FENCE
SURROUNDING

DAY CARE
PLAY AREA

PROPOSED BOARD WALK

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

TURF

(3) ALLEGHANYSERVICEBERRY
(29) GROW LOW SUMAC

AUTUMN BLAZE MAPLE

AMERICAN
BASSWOOD

AUTUMN
FLAME MAPLE
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WOODED

WOODED

WETLA

WETLAND

WETLAND

75
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ROW

33.0'
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RD

W HAMMOND RD
W HAMMOND RD

RO
W

RO
W

RO
W

WETLAND

MAST
ARM

ST

ST

ST

ST

Linden, Little Leaf
(Tilia cordata)

Serviceberry
(Amelanchier x gandiflora 'Autum Brilliance')

Spruce, Black Hills
(Picea glauca 'Densata')

Maple, Red
(Acer rubrum)

Hawthorn, Thornless Cockspur
(Crataegus crus-galli var. inernis)

Oak, Red
(Quercus rubra)

Sumac, Aromatic 'Grow-Low'
(Rhus aromatica 'Grow-Low')

Dogwood, Red Osier
(Cornos sericea 'Cardinal') 6-9' tall, 8' to 12' wide
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PROP.
ADMIN
BLDG.

PROPOSED BUS STORAGE
GARAGE

PROPOSED BUS
MAINTENANCE GARAGE

POSSIBLE
FUTURE

ADDITION

POSSIBLE
FUTURE

ADDITION

POSSIBLE
FUTURE

ADDITION

CAUTION:
FLAMMABLE AND/OR

HAZARDOUS MATERIAL

PHASE 1LANDSCAPE BUFFER
TO END AT TREE LINE

TRANSIT PHASE LANDSCAPE
BUFFER TO END AT WETLANDS

SNOW
 STORAGE

SNOW STORAGE

SN
O

W
 S

TO
RA

G
E

SNOW STORAGE

TRANSIT PHASE

RESIDENTIAL PHASE

CAUTION
UNDERGROUND GAS LINE

LANDSCAPE BUFFER 'C': 250 L.F. - MIN. 10' WIDE
REQUIRED: 8 LARGE TREES PROVIDED: 6 MAPLE TREES &

2 OAK TREES
8 MEDIUM OR SMALL TREES 8 HAWTHORN TREES
3 EVERGREEN TREES 3 SPRUCE TREES

LANDSCAPE BUFFER 'D': 300 L.F. - MIN. 20' WIDE
REQUIRED: 12 LARGE TREES PROVIDED: 12 MAPLE TREES

9 MEDIUM OR SMALL TREES 9 HAWTHORN TREES
9 EVERGREEN TREES 9 SPRUCE TREES

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

LP

WALL
LIGHT

PLANT LEGEND

LANDSCAPE BUFFER 'D': 100 L.F. - MIN. 20' WIDE
REQUIRED: 4 LARGE TREES PROVIDED: 4 MAPLE TREES

3 MEDIUM OR SMALL TREES 3 HAWTHORN TREES
3 EVERGREEN TREES 3 SPRUCE TREES

PROPOSED RED OAK (TYP.)

PROPOSED RED MAPLE (TYP.)

TURF

TURF

TURF

TURF TURF
TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURFTURF

TURF

TURF

TURF

TURF

TURF
TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

PROPOSED GARFIELD TOWNSHIP BIKE PATH

PROPOSED NON-VEHICULAR PATH

SOUTH
BASIN #2

SOUTH
BASIN #1

PROPOSED TREELINE (TYP.)

PROPOSED PEDESTRIAN PATHS

PRESERVE AND PROTECT EXISTING TREE
THICKET MADE UP OF 3"-10" SUGAR MAPLE

PROPOSED 6' WIDE
CONCRETE SIDEWALK

ALONG LA FRANIER ROAD

PROPOSED 10' WIDE ASPHALT BIKE
PATH ALONG HAMMOND ROAD

SEE PLANTING NOTES AND DETAIL, SHEET L1.0

SIGN

SNOW STORAGE



10" OAK

UNIT 1
5221 SF±

UNIT 2
5221 SF±

UNIT 3
4691 SF±

UNIT 4
5349 SF±

UNIT 5
5332 SF±

UNIT 6
4320 SF±

UNIT 7
4309 SF±

UNIT 8
4309 SF±

UNIT 9
4309 SF±

UNIT 10
4309 SF±

40.0'

10
0.

0'

14
4.

0'

72.0'

UNIT 11
4309 SF±

UNIT 12
4309 SF±

UNIT 13
4400 SF±

UNIT 14
4400 SF±

UNIT 15
4400 SF±

93
+0

0

94
+0

0

95
+0

0

96
+0

0

97
+0

0

98
+0

0

99
+0

0

10
0+

00

10
1+

00

10
2+

00

103+00

104+00

105+00

10
6+

00

10
7+

00

10
8+

00

10
9+

00

11
0+

00

111+00

112+00

113+00

113+17

35
.0

'

84.0'

20.0'

20.0'

91
+0

0

92
+0

0

Grass, Little Bunny Fountain
(Pennisetum alopcuroides 'Hameln')

Tulip Tree, Fastigiatum
(Liriodendron tulipifera 'Fastigiata')

Tamarack, Larch
(Larix laricina)

Serviceberry, Alleghany
(Amelanchier laevis)

Alder, Speckled
(Alnus Rogusa)

Fir, White
(pseudotsuga menziesii glauca)

Maple, Autumn Flame
(Acer rubrum 'Autumn Flame')

Sumac, Aromatic 'Grow-Low'
(Rhus aromatica 'Grow-Low')

Dogwood, Red Osier
(Cornos sericea 'Cardinal')

Oak, Red
(Quercus rubra)

Grass, Little Bluestem Ornimental
(Schizachyruim scoparium 'The Blues')

Redbud-Eastern
(Cercis canadensis)

Hydrangea, Quick Fire
(Hydrangea paniculata)

Spice Bush
(Lindera benzoin)
Crabapple, Red Jewel
(Malus 'Red Jewel')

Crabapple, Adirondack
(Malus 'Adirondack')

Basswood, American
(Tilia americana)

Elm, New Harmony
(Ulmus americana 'New Harmony')

Maple, Autumn Blaze
(Acer x Freemanii 'Autumn Blaze')

Spruce, Black Hills
(Picea glauca 'Densata')

Turf Line

Nepeta
(Nepeta curviflora)
Black-Eyed Susan, Goldstrum
(Rudbeckia fulgida sullivantii 'Goldstrum')

Astilbe, Glut
(Astilbe x arendsii 'Glut')

Daylily, Stella de Oro
(Hemerocallis x 'Stella de Oro')

Sedum,Brilliant
(Sedum 'brilliant')

Fern, Cinnamon
(Osmunda cinnamomea)
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LANDSCAPE BUFFER 'C': 
REQUIRED: 24 LARGE TREES PROVIDED: 4 AUTUMN BLAZE MAPLE

24 MEDIUM OR SMALL TREES 2 AUTUMN FLAME MAPLE
8 EVERGREEN TREES 2 AMERICAN BASSWOOD

2 HARMONY ELM
2 RED OAK
10 ALLEGHANY SERVICEBERRY
21 TAMARACK
9 BLACK HILLS SPRUCE
4 WHITE FIR

PROVIDED AS PART OF PARKING LOT SCREENING:
28 RED OSIER DOGWOOD

LANDSCAPE BUFFER 'C'

(10) SEDUM

(10) BLACK
EYED SUSAN

(10) NEPETA

(10) SEDUM

(10) BLACK
EYED SUSAN

(10) NEPETA

FOUNDATION
PLANTING 'A'

FOUNDATION
PLANTING 'A'

FOUNDATION
PLANTING 'B'

(1
2)

 C
IN

N
A

M
O

N
 F

ER
N

(1
6)

 D
A

YL
IL

Y

(1
2)

 A
ST

IL
BE

(1
2)

 A
ST

IL
BE

(1
6)

 D
A

YL
IL

Y

(1
2)

 C
IN

N
A

M
O

N
 F

ER
N FOUNDATION

PLANTING 'B'

FOUNDATION
PLANTING 'B'

NOTE: PROPOSED TREES AND SHRUBS TO BE PLANTED OUTSIDE OF STORM GRAVEL AND NOT ABOVE STORM DRAIN PIPING

NOTE: DO NOT PLANT TREES
WITHIN GAS EASEMENT

ALLEGHANY SERVICE BERRY
LITTLE BLUE STEM GRASS

AUTUMN BLAZE MAPLE IN TREE ISLAND

ALLEGHANY SERVICE BERRY
LITTLE BLUE STEM GRASS

AUTUMN BLAZE MAPLE IN TREE ISLAND

ALLEGHANY SERVICE BERRY
LITTLE BLUE STEM GRASS

ALLEGHANY SERVICE BERRY
LITTLE BLUE STEM GRASS

ALLEGHANY
SERVICE
BERRY

ALLEGHANY
SERVICE
BERRY

ALLEGHANY
SERVICE
BERRY

ALLEGHANY
SERVICE
BERRY

ALLEGHANY
SERVICE
BERRY

ALLEGHANY
SERVICE BERRY

AUTUMN BLAZE MAPLE IN TREE ISLAND

AMERICAN BASSWOOD

AUTUMN FLAME MAPLE

HARMONY ELM

TULIP TREE
TULIP TREE LITTLE BUNNY

FOUNTAIN
GRASS

RED OAK

TAMARACK

WHITE FIR

SPECKLED ALDER

ALLEGHANY SERVICE BERRY

AUTUMN FLAME MAPLE

HARMONY ELM

NOTE: TREES ON SOUTH SIDE
OF STREET TO BE PLANTED

SOUTH OF SIDEWALK AND IN
THE N.E. CORNER OF EACH
LOT. DO NOT PLANT TREES

ABOVE FORCEMAIN

AMERICAN BASSWOODRED
OAK

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF
TURF

TURF

TURF

TURF

TURF

TURF

TURFTURF

TURF

TURF

TURF

TURF

TURF

TURF

TURFTURF

TURF

TURF

TURF

TURF

TURF

TURF

TURF

RED JEWEL CRABAPPLE

ADIRONDACK CRABAPPLE

RED
BUD

WHITE FIR

BLACK HILLS
SPRUCE

BLUE STEM GRASS

QUICK FIRE
HYDRANGEA

BLUE STEM GRASS
LITTLE BUNNY GRASS

RED
BUD

CAFE

LITTLE LEAF LINDEN

AUTUMN BLAZE MAPLE
AMERICAN BASSWOOD

AUTUMN BLAZE MAPLE

PLANT LEGEND
SYMBOL NAME

DAYCARE

APARTMENT
BUILDING

APARTMENT
BUILDING

APARTMENT
BUILDING

APARTMENT
BUILDING APARTMENT

BUILDING

SEE PLANTING NOTES AND DETAIL, SHEET L1.0

NORTH
BASIN #2

SNOW
STORAGE

PROPOSED PERGOLA
AND GAZEBO

PROPOSED PLAY AREA
PROPOSED PARK

PROPOSED PARK
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NOTES:
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REMAINING 25% WILL BE DIESEL AND/OR
GASOLINE AND WILL FUEL OFF SITE.

PROPOSED BOARD WALK

PROPOSED BOARD WALK

PROPOSED COMMERCIAL
USE BUILDING

PR
O

PO
SE

D 
3-

ST
O

RY
A

PA
RT

M
EN

T
BU

IL
DI

N
G

PROPOSED 3-STORY
APARTMENT
BUILDING

PROPOSED 3-STORY
APARTMENT
BUILDING

PR
O

PO
SE

D 
3-

ST
O

RY
A

PA
RT

M
EN

T
BU

IL
DI

N
G

PR
O

PO
SE

D 
3-

ST
O

RY
A

PA
RT

M
EN

T
BU

IL
DI

N
G

PROPOSED BIRD WATCHING PLATFORM

167'±

180'±

208'±

PROPOSED 6' WIDE
CONCRETE TOWNSHIP
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NOTE: 
All signs will meet Township 
Sign Ordinance Standards.  
All signs are subject to 
Township Sign Permit Approval. 
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EXTERIOR MATERIALS LEGEND

12" EXPOSTURE HORIZONTAL LAP CEMENT BOARD SIDING

INSULATED SPANDREL GLAZING (IG-2)

PRECAST CONCRETE PANEL WITH ACCENT FIELD COLOR

DECORATIVE FIELDSTONE VENEER

12" EXPOSTURE VERTICAL BOARD AND BATTON CEMENT BOARD SIDING

INSULATED GLAZING (IG-1)

PRECAST CONCRETE VERTICAL JOINT 

METAL ROOF - STANDING SEAM 

FIRST FLOOR
100'-0"

T.O. GARAGE PARAPET
126'-0"

GARAGE ROOF
124'-6"

MEZZANINE
112'-0"

T.O. OFFICE PARAPET
114'-6"

A B C D E F

T.O. ROOF EDGE
135'-0"

BUILDING SIGN
15'-0"

4'-
6"

FIRST FLOOR
100'-0"

T.O. GARAGE PARAPET
126'-0"

GARAGE ROOF
124'-6"

MEZZANINE
112'-0"

T.O. OFFICE PARAPET
114'-6"

71 4 11 12 13 142 65 83 9 10

T.O. ROOF EDGE
135'-0"

FIRST FLOOR
100'-0"

T.O. GARAGE PARAPET
126'-0"

GARAGE ROOF
124'-6"

MEZZANINE
112'-0"

T.O. OFFICE PARAPET
114'-6"

ABCDEF

T.O. ROOF EDGE
135'-0"

BUILDING SIGN
15'-0"

4'-
6"

FIRST FLOOR
100'-0"

T.O. GARAGE PARAPET
126'-0"

GARAGE ROOF
124'-6"

MEZZANINE
112'-0"

T.O. OFFICE PARAPET
114'-6"

7 1411121314 26 58 3910

T.O. ROOF EDGE
135'-0"

GENERAL NOTES
1. DO NOT SCALE DRAWINGS.
2. FINISH FLOOR ELEVATION = 100' - 0".  REFER TO CIVIL DRAWINGS FOR SITE 

DATUM ELEVATION EQUIVALENT.
3. EXISTING BUILDING CONDITIONS BASED ON OWNER PROVIDED DRAWINGS AND 

LIMITED FIELD VERIFICATION.  VERIFY EXACT CONDITIONS IN FIELD.  SHOULD 
DISCREPANCIES OCCUR, NOTIFY ARCHITECT FOR CLARIFICATIONS.

4. BEGINNING WORK INDICATES THAT THE CONTRACTOR HAS ACCEPTED AND 
VERIFIED EXISTING CONDITIONS.

5. REFER TO CODE COMPLIANCE DRAWING(S) FOR LOCATIONS OF RATED 
ASSEMBLIES AND CODE SUMMARY.

6. ABBREVIATIONS, TYPICAL MOUNTING DIMENSIONS, AND ANNOTATION 
SYMBOLOGY ARE SHOWN ON GENERAL INFORMATION DRAWINGS.

7. WALL DIMENSIONS ARE TO FACE OF MASONRY, FACE OF CONCRETE, FACE OF 
STUDS, COLUMN CENTERLINE AS SHOWN OR EXISTING CONSTRUCTION UNLESS 
OTHERWISE NOTED.

8. ALL DIMENSIONS ARE PERPENDICULAR AND PARALLEL, UNLESS NOTED 
OTHERWISE.

9. PATCH ALL DISTURBED SURFACES WITH MATERIALS TO MATCH ADJACENT 
SURFACE CONSTRUCTION.

10. PROVIDE APPROVED SMOKE/FIRESTOPPING ASSEMBLIES AT ALL MECHANICAL 
AND ELECTRICAL PENETRATIONS THROUGH FIRE RATED AND SMOKE RESISTANT 
PARTITIONS IDENTIFIED ON CODE COMPLIANCE DRAWINGS.

11. OWNER FURNISHED EQUIPMENT IS SHOWN LIGHT DASHED FOR REFERENCE 
ONLY.  REFER TO EQUIPMENT DRAWINGS FOR ADDITIONAL INFORMATION. 

12. REFER TO INTERIORS FOR FINISHES INCLUDING WALL PROTECTION ITEMS.
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ISSUANCE

REVISIONS

If this document is sealed and signed in a digital 
or electronic format and is received from someone 
other than the sealing professional identified in 
the document, you must contact the sealing 
professional in writing to validate authenticity of 
the document. The sealing professional disclaims 
the seal and signature and shall not be liable for 
any liability associated with it where the 
authenticity of any digital or electronic seal or 
signature has not been validated in this manner.
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Progressive Architecture Engineering I, Inc. | 1811 4 Mile Road NE | Grand Rapids, MI 49525 | 616.361.2664 | progressiveae.com 

 
September 1, 2021 
 
 
 
Mr. John Sych, Director of Planning 
Charter Township of Garfield 
3843 Veteran’s Drive 
Traverse City, MI 49684 
 
 
 
Re:  PUD 2020-02 Bus Wash Location 
  
 
Dear John: 
 
At the last planning commission meeting, the topic of the bus wash inside the operations center was 
discussed. Specifically, it was discussed whether the bus wash would create a poor working environment 
for the administrative staff.   
 
The location of the bus wash within the storage area is approximately 100’ away from the administrative 
space (measured from the location of the vehicle dryers). It sits directly adjacent to the wash equipment 
room and storage for buildings and ground. Half of the vehicle wash lane is outside the boundary of the 
balance of the building area. In addition, there is a one hour fired rated wall that separates the storage 
area from the administrative area. Noise from the bus wash will not be disturbing to the administrative 
staff. The operating hours of the bus wash will likely be at the tail end, or outside of the working hours for 
the staff.   
 
Regarding mechanical systems, the vehicle storage area and the administrative area will each have their 
own dedicated mechanical systems. We will not be mixing the two areas.   
 
It is typical for buildings that serve this type of need to have a vehicle wash inside the vehicle storage 
area. We are well versed in designing facilities like this and we will put our best practices in place. 
 
If I can answer any questions related to the bus wash, please reach out. 
 
Sincerely, 
 
 
 
 
Seth D. Horton, PE 
Senior Project Manager 
 
 
 
 
 
 
 
SDH/pny 
P:\88760002\01 ADMIN\A2 CORRESPONDENCE\a Owner\2021 09 01 Bus Wash Location.docx 
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We expect the fan noise to be less than 76
db at the overhead door if they happen to be
open.  If they are closed, the db rating will
drop another 8-10 db down to 66-68.  The
location of the dryers is much further than 60'
to any overhead door.

In perspective, 70 db is related to typical
office environment noise, or riding in a car at
60 mph. 

BATA - New Headquarters
Bus Wash Dryer Location
88760002.0 4/21/21



BACKGROUND 

Request for Proposal went out last month for new flooring on the first floor of the 
Township Office with a deadline for bids on March 15th, 2022.  We received two sealed 
bids from Bay View Flooring and Northern Floor & Tile.  The RFP Package included 
recarpeting most of the first floor, replacing floor in breakroom & copy room with vinyl 
tile, and the cost to move the furniture.  

PROPOSALS 

Northern Floor & Tile   $22,167.79 

Bay View Flooring       $47,670.62 

SUMMARY 

Northern Floor & Tile was around $1.00 less per unit price & substantially less in the 
cost associated with moving furniture during installation (see attached proposals).  
Additionally, Northern Floor & Tile received the bid in 2019 for the installation of 
flooring in the building & zoning wing. 

ACTION REQUESTED 

Upon reviewing and discussing the proposals, it is recommended to accept Northern 
Floor & Tile’s Proposal of $22,167.79.  

8a.
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