
 

 

CHARTER TOWNSHIP OF GARFIELD 
PLANNING COMMISSION MEETING  

 
Wednesday, June 8, 2022 at 7:00 pm 
Garfield Township Hall 
3848 Veterans Drive 
Traverse City, MI 49684 
Ph: (231) 941-1620 
 
 

A G E N D A 
ORDER OF BUSINESS 
Call meeting to order 
Pledge of Allegiance 
Roll call of Board Members 
 
1. Public Comment 

Public Comment Guidelines:  
Any person shall be permitted to address a meeting of The Planning Commission, which is required 
to be open to the public under the provision of the Michigan Open Meetings Act, as amended. (MCLA 
15.261, et.seq.)  Public Comment shall be carried out in accordance with the following Commission 
Rules and Procedures:    a.) any person wishing to address the Commission is requested to state his 
or her name and address. b.) No person shall be allowed to speak more than once on the same 
matter, excluding time needed to answer Commissioner’s questions. Where constrained by available 
time the Chairperson may limit the amount of time each person will be allowed to speak to (3) 
minutes. 1.) The Chairperson may at his or her own discretion, extend the amount of time any person 
is allowed to speak. 2.) Whenever a Group wishes to address a Committee, the Chairperson may 
require that the Group designate a spokesperson; the Chairperson shall control the amount of time 
the spokesperson shall be allowed to speak when constrained by available time.  Note:  If you are 
here for a Public Hearing, please hold your comments until that Public Hearing time. 

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

3. Minutes – May 25, 2022 
 

4. Correspondence 
 

5. Reports 
a. Township Board 
b. Planning Commissioners 
c. Staff Report 
 

6. Unfinished Business 
a. PD 2022-47 – Life Story Crematorium – Conditional Rezoning – Findings of Fact 
b. PD 2022-48 – Wendy’s Sign Application for Cherryland Center – Update 

  



 

 

 
7. New Business 

a. PD 2022-49 – Meijer PUD – Minor Amendment 
b. PD 2022-50 – 3566 North US 31 – Site Plan Review 
c. PD 2022-51 – Hammond Road Apartments R-3 Rezoning – Introduction 
 

8. Public Comment 
 

9. Other Business 
a. Chick-fil-A SUP – Update 
b. Brookside Commons PUD – Use Discussion 
c. PD 2022-52 – Master Plan Survey – Recommendation to Township Board 
 

10. Items for Next Agenda – June 22, 2022 
a. Master Plan Update – Existing Land Use Analysis 
b. Master Plan Update – Potential Focus Areas / Corridors 
c. Zoning Ordinance Amendments – Update 
 

11. Adjournment 
 
 
 
 

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

 
The Garfield Township Board will provide necessary reasonable auxiliary aids and services, such as 
signers for hearing impaired and audio tapes of printed materials being considered at the meeting to 
individuals with disabilities upon the provision of reasonable advance notice to the Garfield Township 
Board.  Individuals with disabilities requiring auxiliary aids or services should contact the Garfield 
Township Board by writing or calling Lanie McManus, Clerk, Ph: (231) 941-1620. 



CHARTER TOWNSHIP OF GARFIELD 
PLANNING COMMISSION MEETING 

May 25, 2022 

Call Meeting to Order:   Vice Chair McManus called the May 25, 2022 Planning 
Commission meeting to order at 7:00pm at the Garfield Township Hall. 

Pledge of Allegiance 
The Pledge of Allegiance was recited by all in attendance. 

Roll Call of Commission Members:   
Present:  Molly Agostinelli, Joe McManus, Joe Robertson, Pat Cline, Chris DeGood, 
and Robert Fudge  

Absent and Excused:  John Racine 

Staff Present: Planning Director John Sych and Deputy Planning Director Steve Hannon 

1. Public Comment (7:01)
None

2. Review and Approval of the Agenda – Conflict of Interest (7:01)
Agostinelli moved and Fudge seconded to approve the agenda as amended

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

4. Minutes (7:02)
a. May 11, 2022 Regular Meeting

Fudge moved and Cline seconded to approve the May 11, 2022 Regular
Meeting minutes as presented.

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

4. Correspondence (7:02)
Staff received an email regarding Chick-fil-A and will discuss it under agenda
item #9.

5. Reports (7:03)
Township Board Report
Agostinelli said that she has no report.

3.
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Planning Commissioners 
Commissioners commented on the Chick-fil-A traffic and the conflicting nearby 
Junior High School drop-off traffic.   

Staff Report 
Hannon said that a letter was received from Township attorney Scott Howard 
regarding the proposed Wendy’s signage. Staff reviewed proposed site plans 
that are up for expiration at this time.  Sych added that Chelsea Park West may 
come forward with a minor amendment and he recommends that it be reviewed 
by the Planning Commission so that there is a complete site plan which is up to 
date.   

6. Unfinished Business
a. PD 2022-43 – Master Plan Update – Review Community Survey

Questions (7:10)
In preparation for the update of the Master Plan, Staff has drafted a new
questionnaire to be used in a community survey conducted in a similar
manner to the 2015 questionnaire.  Some of the questions from the 2015
survey were used and some new questions were added. The
questionnaire was developed to be most effective in providing guidance
towards the development of the Master Plan.  Staff has provided a draft of
the questionnaire for commissioner review and comment.  Sych reviewed
the draft questionnaire with Commissioners.  Commissioners commented
on building heights and different types of housing including multi-family
structures, granny flats, townhomes and condominiums. Staff will bring it
back for the June 8th meeting after making some recommended changes.

b. PD 2022-45 – Master Plan Update – Preliminary Demographic
Discussion (7:36)
Staff performed a demographic analysis by utilizing data from the U.S.
Census Bureau. Tables and other graphics will be developed later to help
present the data. Key findings of the analysis are as follows:
• Population is expected to increase for the foreseeable future. Over
25,000 projected for 2030.
• Garfield has a low average household size – 2.16. This is most likely
reflective of a significant number of rental housing units and senior living
situations which typically have smaller household sizes.
• Poverty is significant in Garfield. Over 1/3 of all children are in poverty.
The Qualified Census Tract in Garfield, which is also the Opportunity
Zone, is an indicator of this situation. A Qualified Census Tract is any
census tract in which at least 50% of households have an income less
than 60% of the Area Median Gross Income.
• 44% of all rental housing units in Grand Traverse County are in Garfield
more than any other community – up from 42% reported earlier this year.
• Due to the high number of rentals, 43% of the Garfield population moved
in since 2015.
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• Most workers (40%) living in Garfield travel to Traverse City for work.  
• There are over 13,000 jobs in Garfield of which 20% are in retail trade. 
 
Sych explained how the US Census collects data and stated that the 
Census will release more data soon.  He explained each bullet point in 
more detail.  Commissioners asked questions and commented on the data 
presented. 

 
 c. PD 2022-44 – Zoning Ordinance Amendments Update (7:59) 

 Staff drafted potential Zoning Ordinance updates to wetland regulations, 
changeable copy signs in the Industrial Districts, and standards for 
outdoor display areas.  Additional language in the Wetland Regulation 
section of the zoning ordinance is proposed which would require snow 
storage to be outside the buffer area.  Language is also proposed 
pertaining to the changeable copy signs in industrial districts which sets 
guidelines for nighttime illumination and removes a phrase which states 
that all changeable copy signs are prohibited from Section 630.H.(1).  The 
section dealing with outdoor displays would be replaced with language 
making them an administrative approval rather than going through the 
Planning Commission.  Planning Commissioners discussed the proposed 
language changes. 

 
7. New Business  

None 
 

8. Public Comment (8:11) 
 None 
 
9. Other Business (8:11) 

a. Chick-fil-A SUP Update 
Sych said that he and Zoning Administrator Mike Green asked for a 
response in writing from Chick-fil-A to address the issues that were 
pointed out to them in a memo from Mike Green.  Rob Larrea of 
Community Planning and Land Use Consulting, who is representing 
Chick-fil-A emailed planning staff and assured them that there will be 
solutions presented at the June 8th meeting and an adjustment will be 
made on the site as soon as possible so that there will be sufficient paved 
stacking and parking on site. This would be a short term solution.  A long 
term, more permanent solution would then be revisited after working 
through the summer months. Commissioners asked questions and 
commented on the proposed plan.  

   
10. Items for Next Agenda – June 8, 2022 (8:38) 

a. Life Story Crematorium – Conditional Rezoning – Finding of Fact  
b. Meijer PUD – Minor Amendment 
c. 3566 North US 31 – Site Plan Review 
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d. Hammond Road Apartments R-3 Rezoning - Introduction  
 
Sych added that permitted uses within the Brookside Planned Unit Development 

may also be discussed. 
    
11. Adjournment 
 Fudge moved to adjourn the meeting at 8:45pm. 
 
 

       ____________________________ 
 Joe Robertson, Secretary 
 Garfield Township Planning 
 Commission 
 3848 Veterans Drive 
 Traverse City, MI  49684 
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Charter Township of Garfield 
Planning Department Report No. 2022-47 

Prepared: June 1, 2022 Pages: 10 
Meeting: June 8, 2022 Planning Commission Attachments: 
Subject: Life Story Crematorium I-G Conditional Rezoning – Findings of Fact 
File No. Z-2022-01 Parcel No. 05-024-019-30 
Owner: LeVon M. Seavolt “Vaughn” 
Applicant: LMS Property, LLC 

OVERVIEW AND PURPOSE OF APPLICATION: 
This application requests the conditional rezoning of Parcel #05-024-019-30, 400 West Hammond Road, 
totaling approximately 5.5 acres.  The request is to conditionally rezone the parcel to I-G General Mixed-
Use Business District for use of the site as a crematorium and mortuary / funeral home, via the process as 
described below.  This conditional rezoning application was introduced to the Planning Commission at 
their meeting on April 13, 2022; a public hearing was held at their meeting on May 11, 2022. 

STATEMENT OF CONDITIONS: 
The proposed Statement of Conditions offered by the applicant is attached to this report, included as part 
of the Conditional Rezoning Agreement.  These conditions would limit use of this site to a crematorium 
and mortuary / funeral home. 

SUBJECT PROPERTY: 
The subject property is currently the site of the Life Story Funeral Home.  The site is mostly surrounded 
by wetlands on adjacent sites, agricultural uses further east, and industrial uses to the west along Hughes 
Drive and Traversefield Drive.  A site plan from 2017 is included as a reference to show the dimensions 
and general layout of the site. 

PROCESS FOR CONDITIONAL REZONING: 
The process for conditional rezoning is described in Section 422 of the Zoning Ordinance.  The procedure 
for approving a conditional rezoning is the same as for a rezoning and includes the following: 

• A landowner may voluntarily offer, in writing, conditions relating to the use and/or development
of land for which a rezoning is requested.

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

• The offer of conditions may be amended during the process of rezoning consideration, provided
that any amended or additional conditions are entered voluntarily by the owner.

• If the Township Board approves the conditional rezoning request and offer of conditions, the
offered conditions shall be incorporated into a formal written Statement of Conditions.

• Any failure to comply with a condition contained within the Statement of Conditions shall
constitute a violation of this ordinance and be punishable accordingly including by rezoning of
the property to its base zoning classification.

6a.

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

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

 
 
 
 



Life Story Crematorium I-G Conditional Rezoning Planning Commission – Findings of Fact 

Page 3 of 10 
K:\Plan\Applications\2022\Z-2022-01 Life Story I-G Conditional Rezoning\Step 6 - Findings of Fact\PD Report 2022-47 Life Story I-G 

Conditional Rezoning-PC-FOF.docx 

MASTER PLAN CONSIDERATIONS: 
A key factor in considering a rezoning request, including conditional rezoning, is whether the request is 
consistent with the Master Plan.  In this case, the Master Plan shows the subject site with the Future Land 
Use designation of “Agricultural / Rural Land.”  This land use designation is intended to provide areas for 
agricultural operations and low intensity land uses in the outlying areas of the Township, and generally 
include primarily of unsubdivided lands that are vacant or are in agricultural use with some dwellings and 
accessory uses.  The most compatible zoning districts for this designation are Agricultural (A) and Rural 
Residential (R-R), with One-Family Residential (R-1) identified as potentially compatible. 
 
The Future Land Use map shows Agricultural surrounding the site to the north, east, and south along both 
sides of Hammond Road and Industrial to the west in the Traversefield industrial park.  The existing site 
and a nearby parcel are part of a Conditional Rezoning to C-G General Commercial.  The larger adjacent 
site is under a Conditional Rezoning to A-Agricultural.  The background on these Conditional Rezonings 
is included later in this report.  Parcels to the south across Hammond Road are zoned as A-Agricultural. 
 
The subject site is currently conditionally zoned C-G General Commercial; the request is to conditionally 
zone the parcel as I-G General Industrial.  There are some sites zoned as I-G General Industrial within the 
neighborhood to the southwest on Hughes Drive, and sites under the City of Traverse City’s I-Industrial 
zoning on Traversefield Road.  An excerpt from the Zoning Plan for the I-G district is provided below. 
 
Location and classification of subject property on Future Land Use Map (“FLUM”): 

 
 

High Density Residential 

Commercial 
 

Low Density Residential 

Subject  
Property 

Agricultural / 
Rural Land 

Industrial 

Recreational 
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Excerpt from Zoning Plan: 
Master Plan Designation 
 

Commercial 

[Requested] Zoning 
 

I-G General Industrial (with conditions) 

Zoning Ordinance District Intent 
 

The intent of the General Mixed-Use Industrial Business (I-G) district is to remain 
primarily industrial in nature while allowing a limited number of non-industrial uses that 
are envisioned as accessory or complimentary to existing and future industrial uses of the 
districts. Nonindustrial uses of property within these districts are subject to industrial 
impacts from adjacent parcels including, but not limited to, noise, dust, and vibrations. 
 

Potentially Compatible District 
 

R-M / I-L 

Considerations for Downzoning 
(Less Density) 
 

The R-M district may be deemed compatible in various areas of the Township. These 
areas could provide workforce housing in close proximity to manufacturing 
opportunities. Nuisance issues should be considered for future residents when 
considering a change in zoning to allow for residential uses. Generally, the I-G and I-L 
districts should remain as employment hubs and not changed to a commercial zoning. 
 

Considerations for Upzoning 
(More Density) 
 

In areas adjacent to I-L, consideration could be given to rezoning an area to a more 
intense zoning classification. The I-L district allows far more intense uses so 
consideration to surrounding areas should be carefully scrutinized. 
 

 
SUBJECT AND SURROUNDING PROPERTY ZONING: 
Zoning of the subject site and surrounding properties is as follows (key on next page): 
 

 
 

C-G 

Conditional  
C-G 

Conditional 
A 

C-L 

R-3 

A 

I-G 

I-L 
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Zoning Map Key: 
• C-G – General Commercial (red) 
• Conditional C-G – General Commercial (red with hatch) 
• A – Agricultural (light green) 
• Conditional A – Agricultural (light green with hatch) 
• C-L – Local Commercial (pink) 
• R-3 – Multi-Family Residential (orange) 
• I-G – General Mixed-Use Industrial Business (dark grey) 
• I-L – Limited Mixed-Use Industrial Business (light grey) 

 
USES OF SUBJECT SITE AND SURROUNDING SITES: 
The subject property is currently the site of the Life Story Funeral Home.  To the west, in Traversefield 
Industrial Park in the City of Traverse City, are Allied Van Lines and Morse Moving & Storage.  To the 
southwest on Hughes Drive, there is a site condominium with several industrial uses including Munson 
Data Center.  Other surrounding sites are either farmland or wetlands. 
 
STAFF COMMENT AND BACKGROUND: 
Upon preliminary review of the Master Plan and Future Land Use designation for the subject site, context 
of zoning and future land uses of sites in the surrounding neighborhood, and other factors, Staff offers the 
following comments regarding this conditional rezoning request: 
 
The site is part of an existing Conditional Rezoning Agreement, which was originally approved in 2008, 
and which covered land that is now divided into three parcels: the subject site (05-024-019-30) and a site 
with a single-family home (05-024-020-00), as well as a larger parcel primarily comprised of wetlands 
(05-024-019-20).  At the time, there were only two parcels since the subject site was still part of the larger 
site with the wetlands. 
 
Minutes from the Planning Commission meeting on December 12, 2007 and the Township Board meeting 
on January 24, 2008 indicate that a key reason for the conditional rezoning was to protect the wetlands.  
Township Board minutes also indicate from Gerry Harsch (Staff) that “rezoning the subject properties to 
C-2 with conditions is temporary, and once the new Zoning Ordinance is adopted those properties would 
be designated mixed use business.”  However, if a conditional rezoning were to be no longer in effect, the 
property would revert to its underlying zoning, understood to be Agricultural based on the information 
available.  Furthermore, the Future Land Use designation for the site is Agricultural / Rural Land in the 
current Master Plan, which does not envision “mixed use business” or anything similar on this site. 
 
The subject site was separated into its own parcel in 2016 after review of a land division application and 
contains the Life Story Funeral Home site.  The Conditional Rezoning Agreement from 2008 applied to 
all three parcels. 
 
In 2018, a new Conditional Rezoning was approved for just the larger parcel, to remove the site from the 
previous Conditional Rezoning agreement and establish its own separate Conditional Rezoning agreement 
to Agricultural.  The other two parcels remain in the original 2008 Conditional Rezoning agreement as is 
shown on the Zoning Map above.  The conditions as proposed in this application would apply to only the 
Life Story parcel, which would be removed from the original 2008 Conditional Rezoning agreement. 
 
During the public hearing for this application on May 11, 2022, one person raised concerns regarding the 
potential for mercury contamination especially of the wetlands on adjacent properties.  The applicant has 
offered additional supplemental materials on this topic which are attached to this report.  Staff offers the 
following comments: 
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• Crematories are regulated and inspected by the State of Michigan through the EGLE Air Quality 

Division.  Staff corresponded with EGLE Air Quality Division staff in 2021 when language about 
crematories was added to the Zoning Ordinance.  EGLE staff provided examples of permits and 
inspection reports for crematories which are also included as attachments to this report.  The State 
of Michigan, through EGLE, appears to be the appropriate regulatory agency that would deal with 
any issues regarding mercury emissions, not only through permitting but also through undergoing 
regularly scheduled inspections. 

• Section 422.B.(3)(c) states “Any use or development, proposed as part of an offer of conditions 
that would require a special land use permit under the terms of this ordinance, may only be 
commenced if a special land use permit for such use or development is ultimately granted in 
accordance with the provisions of this ordinance.”  A crematory on this site would still need to be 
approved under the Special Use Permit process and meet the criteria for approval of a special use 
permit.  These criteria would consider the impacts on surrounding properties, environment, and 
the health, safety, and welfare of the community. 

 
Upon consideration of the above comments, Staff is of the opinion that the proposed conditional rezoning 
is justifiable.  The Planning Commission should review all information and the proposed Findings of Fact 
before making its recommendation to the Township Board. 
 
FINDINGS OF FACT: 
Section 421.E Approval Criteria of Zoning Map Amendment 
In its review of an application for rezoning, the Township should consider, but is not necessarily limited 
to, the criteria as defined in § 421.E (1) Master Plan Consistency through § 421.E (8) Other Factors.  No 
single factor is controlling; instead, each must be weighed in relation to the other standards. 
 
The applicant shall have the burden of justifying the amendment, including identifying specific reasons 
warranting the amendment, and providing any supporting data and information to address the following:  
 
1. Master Plan Consistency 

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

• The Future Land Use designation for the subject parcel is Agricultural / Rural Land. 
• The proposed conditional zoning of I-G (General Mixed-Use Industrial Business) would not 

be compatible with the Future Land Use designation and Zoning Plan for the subject parcel.  
However, the Zoning Plan (Considerations for Upzoning) says “In many instances, the land is 
not considered high value farmland and a change to a residential district may be appropriate.  
An evaluation of the properties location, proximity to amenities, and surrounding land uses 
should determine the most compatible district and density.”  Residential use is not proposed, 
however there are surrounding industrial land uses to the west and southwest. 

• The site is already part of a conditional rezoning agreement that does not match the Master 
Plan, and which predates the current Master Plan.  The proposed conditional zoning is more 
compatible with surrounding land uses than the current conditional zoning. 

• If the proposed conditional zoning agreement were to expire, the property would revert to its 
base zoning classification.  The base zoning of the site is A-Agricultural, which is appropriate 
for the Future Land Use classification of Agricultural / Rural Land.  The proposed conditional 
zoning is more appropriate than a regular rezoning to I-G because the conditional zoning will 
maintain the base zoning of A-Agricultural. 
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2. Adverse Impacts on Neighboring Lands 

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

• There are some sites zoned as I-G General Industrial in the neighborhood on Hughes Drive to 
the southwest, along with other sites on Traversefield Road under the City of Traverse City’s 
I-Industrial zoning.  The proposed conditional zoning would be compatible with these sites. 

• The proposed conditional zoning would more closely align with neighborhood character than 
the existing conditional zoning since there are other industrial sites in the immediate vicinity, 
but no other commercial sites. 

• A concern was raised at the public hearing regarding the impact of mercury emissions and the 
impacts on wetlands, especially the impacts on the neighboring properties.  Crematories are 
permitted and inspected by the State of Michigan via the EGLE Air Quality Division, which 
reviews facility emissions.  Any crematory on this site would need to meet all requirements 
of other regulatory agencies including federal, state, and local, as applicable, including all 
permitting and inspection requirements. 

• A crematory on this site would still need to be approved under the Special Use Permit process 
and meet the criteria for approval of a special use permit.  Any potential site impacts specific 
to the crematorium on neighboring sites, wetlands, or other impacts can be addressed through 
the Special Use Permit review process. 

 
3. Suitability as Presently Zoned 

The Township shall consider the suitability or unsuitability of the tract for its use as presently zoned.  
This factor, like the others, must often be weighed in relation to the other standards, and instances 
can exist in which suitably zoned lands may be rezoned upon proof of a real public need, 
substantially changed conditions in the neighborhood, or to effectuate important goals, objectives, 
policies, and strategies of the master plan, specification, or this ordinance. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• The proposed conditional rezoning to the I-G General Industrial district would replace the 
current conditional zoning of C-G General Commercial and would limit uses available on the 
site to a funeral home / mortuary and crematory.  The funeral home / mortuary is an existing 
use on the property; a crematory is potentially compatible and could be incorporated onto the 
same site. 

• The current conditional rezoning agreement allows for most of the uses permitted in the C-2 
General Business district (now the C-G General Commercial district) on this site, with some 
exceptions.  Removing the current conditional rezoning agreement removes the possibility of 
further commercial development along Hammond Road.  The Planning Commission has had 
prior discussions about limiting commercial uses along this portion of Hammond Road. 
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4. Changed Conditions 
The Township shall consider whether any conditions have changed, since the zoning ordinance was 
adopted, that might justify the amendment. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• Since the new Zoning Ordinance was first adopted in 2015, the parcel which contains the 
existing funeral home / mortuary was separated via land division application in 2016 from a 
larger parcel which are mostly wetlands.  In 2018, a new and separate Conditional Rezoning 
to Agricultural was approved for just the larger parcel.  Part of the intent of the original 2008 
conditional zoning was to protect the wetlands.  The proposed conditional rezoning would not 
affect these wetlands since they are under a separate parcel and different conditional zoning 
agreement. 

• The existing funeral home / mortuary is an established use on the site. 
• The current conditional rezoning agreement allows for most of the uses permitted in the C-2 

General Business district (now the C-G General Commercial district) on this site, with some 
exceptions.  Removing the current conditional rezoning agreement would provide a benefit to 
Garfield Township by removing the possibility of further commercial development along this 
portion of Hammond Road. 

 
5. Health, Safety, and Welfare 

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

• The proposed conditional rezoning would limit uses on the site to a funeral home / mortuary 
and crematory. 

• A concern was raised at the public hearing regarding the impact of mercury emissions and the 
impacts on wetlands.  Crematories are permitted and inspected by the State of Michigan via 
the EGLE Air Quality Division, which reviews facility emissions.  Any crematory on this site 
would need to meet all requirements of other regulatory agencies including federal, state, and 
local, as applicable, including all permitting and inspection requirements. 

• A crematory on this site would still need to be approved under the Special Use Permit process 
and meet the criteria for approval of a special use permit.  Any potential site impacts specific 
to the crematorium on neighboring sites, wetlands, or other impacts can be addressed through 
the Special Use Permit review process. 

 
6. Public Policy 

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

• The current Master Plan does not anticipate commercial uses along the portion of Hammond 
Road where this site is located. 

• The Planning Commission has discussed limiting commercial uses along Hammond Road. 
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• The proposed conditional rezoning would potentially allow a compatible use with the existing 
funeral home / mortuary use already established on the site, while limiting the possibilities for 
expansion of commercial uses along this portion of Hammond Road. 

• The current conditional rezoning agreement allows for most of the uses permitted in the C-2 
General Business district (now the C-G General Commercial district) on this site, with some 
exceptions.  Removing the current conditional rezoning agreement removes the possibility of 
further commercial development along this portion of Hammond Road. 

 
7. Size of Tract 

The Township shall consider the size, shape, and characteristics of the tract in relation to the affected 
neighboring lands.  Ordinance amendments shall generally not rezone a single lot when there have 
been no intervening changes or other saving characteristics.  Proof that a small tract is unsuitable 
for use as zoned, or that there have been substantial changes in the immediate area, may justify an 
ordinance amendment. 
 
The Planning Commission may consider this standard to be MET based on the following reasons: 
 

• The subject parcel is approximately 5.5 acres, 400 feet wide by 600 feet long.  The minimum 
lot width standard of 150 feet for the I-G district is met. 

 
8. Other Factors 

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

• Section 422.B. (3)(c) of the Zoning Ordinance says that: “Any use or development, proposed 
as part of an offer of conditions that would require a special land use permit under the terms 
of this ordinance, may only be commenced if a special land use permit for such use or 
development is ultimately granted in accordance with the provisions of this ordinance.”  The 
funeral home is an established use on the site, but a crematorium is not yet established on the 
site.  A crematory on this site would still need to be approved under the Special Use Permit 
process and meet the criteria for approval of a special use permit.  Any potential site impacts 
specific to the crematorium can be addressed through the Special Use Permit review process. 

 
ACTION REQUESTED: 
The item is placed on the agenda to consider adopting proposed Findings of Fact for this application.  The 
following motion is suggested: 
 

MOTION THAT the Findings of Fact for application Z-2022-01, as presented in Planning 
Department Report 2022-47 and being made a part of this motion, BE ADOPTED.  

 
The following motion is suggested to recommend approval of the project to the Township Board: 

 
MOTION TO RECOMMEND TO the Township Board THAT application Z-2022-01 BE 
APPROVED. 

 
Additional information should be added to the motion as deemed necessary by the Planning Commission. 
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Attachments: 
1. Zoning Ordinance Amendment application – dated March 8, 2022.
2. Cover Letter / Impact Statement – dated March 9, 2022.
3. Proposed Conditional Rezoning Agreement and Statement of Conditions – dated March 30, 2022.
4. Information on Emissions from Cremation Association of North America.
5. Supplemental information from applicant regarding impact on wetlands and emissions.
6. Example EGLE permits and inspection reports – 1783 Perrys Loop and 2466 Cass Road.
7. Site diagram of existing site (information only).





















 
  

 
 

 
 202 E. STATE STREET, SUITE 100 

TRAVERSE CITY, MI  49684 
Phone (231) 346-5400 

Facsimile (231) 941-9679 
  

WWW.NMICHLAW.COM 

 

 
E-mail: drowe@nmichlaw.com 

Direct: (231) 346-5407 
 

March 9, 2022 
 
Charter Township of Garfield 
3848 Veterans Drive 
Traverse City, Michigan 49684 
 
 Re: Life Story Funeral Homes 
   
To Whom It May Concern: 
 
Please be advised that our firm represents LMS Property, LLC (hereinafter “LMS”), which owns certain 
real property located at 400 W. Hammond Road, Traverse City, Michigan 49686 (hereinafter the 
“Property”). LMS owns and operates Life Story Funeral Home (hereinafter “Life Story”) on the 
Property.  
 
The purpose of this letter is to provide specific facts and information supporting LMS’s application to 
amend the current zoning map as it pertains to the Property. The amendment seeks to change the Property 
from a Conditionally Zoned / C-G – General Commercial district to a conditional I-G General Mixed-
Use Industrial Business district. This letter also supports any future applications for a special use permit.  
 
Life Story was established in April 2008, is locally owned, and has built a reputation for providing 
affordable and personal services to its customers. In order to continue growing as one of the community’s 
leading funeral homes, Life Story seeks the flexibility of having the option to add on-site cremation to 
its list of services. 
 
In Garfield Township, crematorium use is allowed only in I-G and I-L districts, requires a special use 
permit, and must comply with applicable regulations and conditions. For the reasons set forth herein, 
guided by the factors to be considered for an impact statement in Garfield Township Zoning Ordinance, 
art. 4, div. 5, § 421.E and § 423.E, the Property should be amended to be a conditional I-G district. 
 

(1) Master Plan Consistency 

 
The intent behind I-G districts is to remain primarily industrial in nature while allowing certain non-
industrial uses subject to their impact on adjacent parcels. As further discussed below, the proposed 
rezoning will enable the Property to retain an industrial nature without negatively impacting the 
surrounding lots.   



Alward Fisher Rice Rowe & Graf, PLC 
ATTORNEYS AT LAW 
 
Charter Township of Garfield 
March 9, 2022 
Page 2 
 
 

(2) Adverse Impacts on Neighboring Lands 

 
To the west of the Property is Traverse City Industrial Park, which provides a natural buffer of trees and 
greenery between the parcels. Running to the north and east of the Property is a parcel commonly known 
as 478 W. Hammond Road, which is zoned as an A-Agricultural district. This parcel has a perpetual 
conservation easement, Peggy Haines, Register of Deeds, 2021R-04707, which prohibits building on 
said parcel and provides substantial buffering. Further, the Industrial Park is zoned to allow for the 
operation and use of funeral homes and crematories and is set to revert back to Garfield Township in the 
future. The parcel south of the Property is another A-Agricultural district and provides an additional 
wooded buffer.  
 
If the requested amendment and permit were granted, the nature and degree of adverse impact to these 
surrounding parcels would be virtually none. At the outset, various studies have shown that the design 
and operation of crematories in North America provide better emissions than regulations require,1 and 
Life Story would be no exception (more in subsection (5) below).  
 

(3) Sustainability as Presently Zoned 

 
As presently zoned, LMS cannot meet the increasing public need for cremation services because the 
Property is currently zoned as a Conditionally Zoned / C-G – General Commercial district. While C-G 
districts allow for a broad range of commercial activities, these do not include the operation and use of 
crematoriums. The sought amendment would enable LMS to remain primarily industrial in nature while 
giving them the ability to provide additional services. 
 

(4) Changed Conditions 

 
The conservation easement mentioned above was recorded on February 26, 2021, after the Property was 
zoned as its current district. The easement was created to assure that the parcel's natural, scenic and 
forested condition would be preserved. Meaning, the natural buffering from the parcel cannot be 
eliminated. 
 

(5) Health, Safety and Welfare 

 
A previous study by the Cremation Association of North America (CANA) and the Environmental 
Protection Agency (EPA) was performed to address the two primary emission concerns of cremation, 
these being emissions of particulate matter and mercury. There were three cremations performed at three

                                                        
1 Rahill, Paul. "Mercury & Cremation Issues Revisited - Cremation Association of North America (CANA)." Cremation Association of North America. 
Accessed June 8, 2015 
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different temperatures, and the following pollutants were measured: visible emissions, particulate matter, 
carbon monoxide, nitrogen oxides, sulfur dioxide, hydrogen chloride, metals, and dioxins and furans.  
 
The study yielded the conclusion that cremations can be performed in a manner that produces low levels 
of emissions without the need for additional pollution control equipment. Another finding was that the 
average amount of pollutants increased when the temperature increased, eliminating any justification or 
benefit from operating crematoriums at higher temperatures. These results were deemed a positive 
benefit to the cremation industry; a copy of the study is attached hereto. 
 
LMS plans to have the necessary filters and equipment so that their emission levels are expected to be 
nearly nonexistent. There is also no concern about potential nuisances from any noise or smell as the 
crematorium would operate in a manner that renders any sounds or scents indetectable. 
 

(6) Public Policy 

 
The United States has experienced a near 30% increase in cremations since 2005.2 In the last year, 
Michigan experienced an increase of 1.5% in growth for cremation rates from 2019 to 2020, which is on 
par with the average rate of growth.3 More specifically, the total number of deaths with cremation have 
been consistently increasing in Grand Traverse County since 2017.4 By allowing the Property to be 
rezoned and granted a permit, Life Style can help assist with this local increasing need for crematory 
services.  
 

(7) Size of Tract 

 
The size of the Property is approximately 410 ft x 593.5 ft.5 The parcel to the west is approximately 
1,317 ft x 2690 ft; the parcel to the south is approximately 1290 ft x 1330 ft; the portion of the parcel 
that is north of the Property is approximately 433 ft x 711 ft, with a total length of approximately 955 
feet. The vast difference in size that the surrounding parcels have in comparison to the Property should 
be assurance that the Property has sufficient natural buffering from all directions.  
 

(8) Other Factors 

 
Operating a crematorium on the Property will not present any adverse effects on the surrounding parcels, 
nor will it present any impediments to any development or improvement of these parcels consistent with 
their permitted uses. Furthermore, the operation will not be detrimental to public health, safety, comfort, 
or general welfare. Life Story already provides adequate walkways and parking for its customers and 

                                                        
2 Cremation Association of North America, Industrial Statistical Information, https://www.cremationassociation.org/page/IndustryStatistics 
3 Barbra Kemmis, Snapshot: Cremation Statistics from the U.S. Pandemic, https://www.cremationassociation.org/news/542189/Snapshot-Cremation-
Statistics-from-the-U.S.-Pandemic.htm  
4 Western Michigan University School of Medicine, 2020 Annual Report, https://mimedicalexaminer.com/node/27    
5 Measurement estimations taken from Garfield Map Center, https://garfield-
twp.maps.arcgis.com/apps/webappviewer/index.html?id=f8178e3a44324a0ea20ad37330a0b9d7  

https://www.cremationassociation.org/page/IndustryStatistics
https://www.cremationassociation.org/news/542189/Snapshot-Cremation-Statistics-from-the-U.S.-Pandemic.htm
https://www.cremationassociation.org/news/542189/Snapshot-Cremation-Statistics-from-the-U.S.-Pandemic.htm
https://mimedicalexaminer.com/node/27
https://garfield-twp.maps.arcgis.com/apps/webappviewer/index.html?id=f8178e3a44324a0ea20ad37330a0b9d7
https://garfield-twp.maps.arcgis.com/apps/webappviewer/index.html?id=f8178e3a44324a0ea20ad37330a0b9d7
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guests. The placement of the crematorium has not yet been decided but LMS anticipates the location will 
be towards the back of the Property or on the east side of the Property. Nonetheless, the placement of 
the crematorium would be in a location that would not cause any traffic congestion or present obstacles 
to ingress and egress.   
 
Any necessary infrastructures, including water facilities and drainage structures, already exist and can 
continue to be provided without incurring any cost to the public. Most importantly, there are no 
individual interests that would be affected by the construction and use of a crematorium on the Property. 
If there are any interests affected, they would be greatly outweighed by the benefit of serving the 
statistical increase in public need for crematory services.   
 
Offer of Conditions 

           LMS’s application does not purport to authorize any uses or developments that are not permitted 
in the requested amendment to a conditional I-G General Mixed-Use Industrial Business district. By 
allowing the Property to become a conditional I-G district, Garfield Township would afford LMS the 
ability to operate and maintain a crematorium on its’ Property. The operation and use of a crematory 
bear a reasonable and rational relationship to the existing nature of Life Story’s business –providing 
funeral services. In the event that the amendment is granted and LMS can move with the operation of a 
crematorium, such use would not occur without first obtaining the proper permits as previously 
mentioned; there is no anticipated need for a variance. LMS is aware that it may amend this offer of 
conditions during the process of rezoning consideration so long as any amended or additional conditions 
are entered into voluntarily. LMS ultimately offers that the Property would revert to its current zoned 
district if funeral home and/or crematory use were no longer viable due to the death of Life Story’s owner 
and the Property cannot be sold or if Life Story closed. 
 

Sincerely, 
 

ALWARD, FISHER, RICE, ROWE & GRAF, PLC 
 

David H. Rowe 
 

David H. Rowe 
 
DHR/bmn 
Enclosures 
c w/encls: 

Life Story Funeral Home (via email) 
 
 
 



 
ALWARD, FISHER, RICE, ROWE & GRAF, PLC 
202 E. STATE STREET, SUITE 100 

TRAVERSE CITY, MI  49684 
 
 
 
 
 
 
 











 

 
Emmissions Tests Provide Positive Results  
A joint effort by CANA and EPA produced evidence that crematories are capable of low emission without the addition of pollution equipment and that higher 
temperatures can increase pollutants. 

The Cremation Association of North America recently participated in a detailed emissions study of a crematory as part of an effort by the U.S. Environmental 
Protection Agency to develop environmental regulations for crematories. 

The crematory emissions testing, which took place from June 11 through June 17, 1999 at The Woodlawn Cemetery, Bronx, New York, was funded jointly by 
CANA and the EPA. 

The EPA is required by the Clean Air Act to establish regulations for the year 2000 for several different types of combustion equipment, including crematories. 

Sensing the importance of being involved with the EPA in developing the regulations, CANA selected the environmental team of Dale Walter and Paul Rahill from 
Industrial Equipment & Engineering Company to represent the interests of CANA members during the development process. 

Efforts to create the crematory regulations began in 1996 and the regulations were expected in November 1999. The regulations are now expected in the Spring of 
2000 because priority has been given to other types of facilities. The CANA environmental team has participated in every step of the process to insure proper 
representation of the cremation industry. 

The fact that EPA considers crematories a low priority would also have meant that testing funds would not have been available. However, the CANA environmental 
team felt that because these regulations could have such a large impact on the cremation industry it was important that they be based on complete test data. At 
this point EPA agreed to a CANA proposal to share the testing costs. This joint effort was made possible through donations from CANA members, and industry 
associations.  

Testing Plan 
The Woodlawn Cemetery facility was chosen because the All Crematory equipment installed there is typical of many facilities and also because it is one of the only 
crematories in North America with additional pollution control equipment. Water scrubber devices are installed in the exhaust ducts to clean the combustion gases. 

During each test run, sampling of the combustion gases was conducted both upstream and downstream of the water scrubber device to determine how effective 
the device was. 

Source: http://www.cremationassociation.org/ 



 

As recommended by the CANA environmental team, testing was conducted under three different secondary chamber operating temperatures to get a clear picture 
of how emissions change with temperature. A series of tests took place at each of the following temperatures: 1400°F; 1600°F; and 1800°F. Initially, EPA planned 
to test only at 1600°F and 1800°F. However, CANA felt it was important to test at 1400°F and decided to pay the full cost of the additional testing because many 
older facilities cannot operate at the higher temperatures. 

Three cremations were performed at each temperature condition.  

The following are the pollutants for which emission standards are to be established and for which testing was conducted: 

 visible emissions  
 particulate matter  
 carbon monoxide  
 nitrogen oxides  
 sulfur dioxide  
 hydrogen chloride  
 metals (cadmium, mercury, and lead)  
 dioxins and furans  

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: http://www.cremationassociation.org/



 
Testing Results 
Visible Emissions: 
The visible emissions were evaluated every 15 seconds and rated on a scale from 0% to 100% opacity by a qualified inspector. 
 
The opacity readings for each cremation were then averaged over the six‐minute period with the highest emissions. Figure 1 shows that visible 
emissions increased as the operating temperature increased. Comparison is given to a typical state emission limit. 
 
Particulate Matter: 
The results of sampling show that particulate matter emissions also increased with temperature. Overall, the emission of particulate matter 
were very low. 
 
The average test results for particulate matter (shown in Figure 2) as well as the results for all of the following pollutants, are for the inlet to the 
scrubber. A comparison of the emissions before and after the water scrubber showed that the device had a little to no effect on the emissions of 
any pollutants.  
 
Carbon Monoxide: 
The levels of carbon monoxide (Figure 3) were very low for each test condition, well below the typical state standard of 100 parts per million.  
 
Nitrogen Oxides and Sulfur Dioxide: 
The levels of these gases (shown in Figure 4 and 5) were within acceptable limits. 
 
Hydrogen Chloride: 
Hydrogen chloride (HCI) is a gaseous pollutant produced by the burning of plastics or other material containing chlorine. The HCI emissions 
would not be expected to change with temperature. The average HCI emission for all the conditions was 0.15 pound per hour of operation. 
 
 

Source: http://www.cremationassociation.org/ 
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The CANA Perspective on Particulate Emissions and Mercury: An In-Depth Look at a Global 
Controversy 
 
For years, The Cremation Association of North America (CANA) has witnessed the concern surrounding 
cremating human remains and the corresponding release of primarily two emissions: particulate matter 
(PM) and mercury (Hg). PM can be defined as solid particles suspended in a gas as a byproduct of all 
combustion processes, including cremations. Mercury on the other hand, is derived from the use of 
silver amalgam in dental fillings that is released into the environment during the cremation process. A 
task force was developed by CANA to further investigate the issues; the results of the investigation are 
included in this report.  
 
Particulate emissions (PM) are released into the environment in many ways, including through 
residential and commercial fuel-based heating — through cars, trucks, restaurant grills and fireplaces. 
None of these common community sources of PM have any emission controls to reduce, monitor or limit 
PM emissions. Crematories, however, have emission controls as part of their design to limit the amount 
of PM entering the atmosphere.  
 
According to the U. S. Environmental Protection Agency (USEPA), there are many ways mercury 
emissions are released into the air. Some of these common sources include municipal incinerators, the 
breaking of used fluorescent tube lamps, dental facilities, production and disposal of batteries, 
household trash disposal and residential heating. USEPA lists the operation of crematories as one of the 
lowest sources of Hg emissions. Mercury emissions from cremation are very low and they are not 



regulated by any environmental agency. Under the Clean Air Act, the USEPA reviewed and updated 
national air quality standards for all types of possible pollutant sources, including crematories. This 
review considered all possible pollutants including PM and mercury. As a result, crematories were not 
considered for any further federal regulation. CANA surveyed various crematories throughout the United 
States — Virginia, Georgia, Illinois, Washington, Florida, Indiana, Kentucky, California, Wisconsin and 
New York were just a few states to respond. CANA asked if there has ever been an air-quality or 
environmental agency in these areas that raised a concern regarding the release of mercury emissions 
from their crematories: The unanimous answer was no. 
 
The American Dental Association (ADA), which oversees and regulates dentists in the United States, 
reports that since 1990 the use of silver amalgam has dropped from a 68-percent usage rate to 30 
percent. The ADA attributes this decrease to the patients' preferences for natural-looking non metallic 
dental fillings. Moreover, continuous changes in dental practices, as the durability of other cavity-filling 
materials are proven, continues to lessen the already minimal amounts of Hg being released. 
 
Furthermore, the Indianapolis Office of Environmental Services has responded to this growing concern 
by performing crematory emissions studies to determine if a source would be required to obtain an air 
permit. The group concluded that, although Hg from silver amalgam is certainly released, in reality, 
emissions are quite small, below the minimum levels of all criteria pollutants and Hazardous Air 
Pollutants. 
 
The USEPA also states that crematories statistically represent 0 percent of the total inventory for 
national mercury emission rates, according to their Best Point Estimates. Based on actual data collected 
in 1999, when presumably more people still had silver amalgam fillings, all the U.S. crematories 
combined produced a total of only 238 pounds or 108 kilograms of Hg. 
 
Actual tests performed for USEPA at the Woodlawn Crematorium by representatives of the Midwest 
Research Institute in New York, and published by the USEPA, have determined the amounts of Hg 



released to the environment. The tests show that in a total of nine cremations, two were suspected of 
not containing any silver amalgam whatsoever. They contend that the stack testing at the Woodlawn 
facility was considered to be representative of all crematoria operations and, therefore, a reliable source 
for developing an uncontrolled emission factor for use in estimating potential emissions from all 
crematoria. The conclusion is that the average mercury release of nine cremations yielded 0.456 grams 
or 0.0010 pounds of Hg per body. In addition, the average Hg release for the seven cremations believed 
to contain silver amalgam fillings yielded only 0.584 grams or 0.0013 pounds per body. 
 
Further testing by Pelican Scientific in the United Kingdom measured Hg in crematoria emissions and 
submitted the results to The Department of Environment, Food and Rural Affairs and the Scottish 
Environmental Protection Agency. Both agencies accepted the tests as having been conducted in 
compliance with testing standards. The first test, conducted during October 2006 at the Craigton 
Crematorium in Glasgow, Scotland, involved 23 cremations under normal operating conditions: 
 
・ 10 remains were suspected of not having silver amalgam fillings whatsoever. 

・ The average Hg release per cremation of more than 23 cremations yielded 0.128 grams or 
     0.0003 pounds per body. 
・ The average Hg release per cremation for the 13 cremations believed to contain silver amalgam 
     fillings yielded 0.227 grams or 0.0005 pounds per body. 
 
The second test, conducted September 2007 at the Linn Crematorium in Glasgow involved 31 
cremations under normal operating conditions: 
 
・ 21 remains were suspected of not having silver amalgam fillings whatsoever. 

・ The average Hg release per cremation of more than 31 cremations yielded 0.323 grams or 
     0.0007 pounds per body. 



・ The average Hg release per cremation for the 10 cremations believed to contain silver amalgam 
    fillings yielded 1.001 grams or 0.0022 pounds per body. 
 
This information confirms that the Hg emissions information located in the USEPA National Emissions 
database is accurate for determining the Hg impact of cremations; and based on significant and 
unbiased testing, Hg emissions from crematories are not deemed sufficient to be regulated. 
 
All the data available has already prompted notable environmentalists to draw realistic conclusions in 
regard to the emissions of Hg. Environmental Scientist Alexis Cain, of the Chicago office of the 
Environmental Protection Agency said, “I don't think it's a risk to people who live in the vicinity of 
crematoriums.” 
 
Two specific practices target the reduction of Hg emissions into the atmosphere via cremations. CANA 
recommended that neither of these directives be mandated: 
・ The first measure would be the installation of filtration systems or “bag houses” to the cremation 
    equipment. There is no guarantee that these filtration systems will prevent the release of Hg into 
    the environment, not to mention that they are extremely cost-prohibitive. 
・ The second measure suggests that teeth containing silver amalgam should be pulled prior to the 
    cremation process. CANA considers this an act of mutilation and such an act would violate the 
    respectful manner in which cremationists perform their duties. The notion that teeth-pulling would 
    even be suggested implies that some individuals are not approaching this matter with objective 
    insight. The misguided fear of mercury emissions clouds the realistic assessment of their 
    environmental impact. Our decisions should be based on the soundness of the data collected and 
    intellectually interpreted. 
 
The most extensive cremation equipment emissions research ever undertaken confirms that the design 
and operation of typical North American crematories provides significantly better emissions than 



regulations required, and even exceeds expectations with the older operating systems. 
 
Summing up the matter, Samantha Wetzler, M.D., a medical examiner in the Tidewater Virginia region, 
said, “There are so many variables, and so many sources of mercury both to people and the 
environment, of which none have been eliminated ... not fish, amalgams, coal plants, industrial 
emissions and the breaking of light bulbs. It seems that regardless of what studies one does, no one will 
be able to predict these things, and pointing a finger at a crematory as one source that must be stopped 
seems ridiculous and frivolous. A neighbor putting a fluorescent bulb into the trash rather than recycling 
it properly will create more concrete hazards for the community than any amounts crematories will ... but 
policing of peoples' trash is not in the plans.” 

### 
 
CANA is the recognized authority for all information, education, products, services and support for 
cremation. Founded in 1913, CANA is an International organization of over 1,300 members, composed 
of cemeterians, cremationists, funeral directors, industry suppliers and consultants. CANA's purpose is 
to actively lead and support the providers of cremation services and to promote memorialization. This is 
accomplished through the highest standards of ethics, education and consumer information. CANA's 
members support and adhere to the following principles: integrity and ethics; excellence; professional 
development and education; and leadership and innovation.  
 
 
For more information about CANA, visit 
www.cremationassociation.org.      
 
 
 

Source: http://www.cremationassociation.org/ 



EPA Publishes New Mercury Data  

The Cremation Association of North America’s (CANA) contribution to the development of accurate and reliable environmental data 
has been acknowledged by the United States Environmental Protection Agency (US EPA). CANA is cited as the reference by the US 
EPA for human cremation statistics for the United States. Also, the joint test project performed and co-financed by CANA and the US 
EPA is now the national reference for mercury and other pollutants from human crematories ("EPA National Emissions Inventory”). 
The following statement was published in the Federal Register volume 69: 

"In considering the nature of human crematories since the previous OSWI Federal Register notices were published, EPA has come 
to the conclusion that the human body should not be labeled or considered "solid waste.” Therefore, human crematories are not solid 
waste combustion units, and are not a subcategory of OSWI for regulation. If EPA or States determine, in the future, that human 
crematories should be considered for regulation, they would be addressed under other authorities.” 

The US EPA based their recommendations of no regulations for human and animal crematories on actual data collected for a wide 
variety of pollutants including mercury. The US EPA determined (based on 1999 CANA cremation rates) that all US crematories, 
together, would have produced a total of 238 lbs. of mercury emissions in 1999. If we update the mercury emissions levels to include 
both the US and Canada using 2004 cremation rates, the mercury emissions would be approximately 320 lbs.. With 2050 
crematories operating in the US and Canada, this would average out to about 0.15 lbs of mercury emissions per crematory per year. 
If you could capture 100% of the mercury from a crematory processing an average of 400 cremations per year, for one full year, the 
total mercury captured would be the smaller than a typical household sugar cube. 

Mercury enters the cremation cycle, and therefore crematory emissions, is through silver amalgam dental fillings found in some dead 
human bodies. 

Silver amalgam fillings contain mercury alloys that when exposed to the intense heat of the cremation process results in the 
volatilization of mercury and its emissions into the atmosphere. 

However the use of Silver amalgam tooth fillings containing mercury is in significant decline. It is estimated that at one time silver 
amalgam represented almost 90%. Within the last 10 years, this has declined by 38% (United States Center for Disease Control), a 
significant decrease. 

The recommendation by the US EPA has been open for comments for a period that ended February 7, 2005. Comments received 
were considered and a final determination was made in December 2005. Overall, CANA’s visibility and credibility as the industry 
experts continues to grow with these types of outcomes and dividends for the cremation industry. 

Source: http://www.cremationassociation.org/ 





















 

   

 
 
 

MICHIGAN DEPARTMENT OF NATURAL RESOURCES AND ENVIRONMENT 
AIR QUALITY DIVISION 

 
April 6, 2010 

 
 

PERMIT TO INSTALL 
No. 51-10 

 
 

ISSUED TO 
Great Lakes Pet Memorial & Crematory, LLC 

 
 

LOCATED AT 
1783 Perrys Loop 

Traverse City, Michigan 49684 
 

IN THE COUNTY OF 
Grand Traverse 

 
 

STATE REGISTRATION NUMBER 
P0075 

 
 

The Air Quality Division has approved this Permit to Install, pursuant to the delegation of authority 
from the Michigan Department of Natural Resources and Environment.  This permit is hereby 
issued in accordance with and subject to Section 5505(1) of Article II, Chapter I, Part 55, Air 
Pollution Control, of the Natural Resources and Environmental Protection Act, 1994 PA 451, as 
amended.  Pursuant to Air Pollution Control Rule 336.1201(1), this permit constitutes the 
permittee’s authority to install the identified emission unit(s) in accordance with all administrative 
rules of the Department and the attached conditions.  Operation of the emission unit(s) identified 
in this Permit to Install is allowed pursuant to Rule 336.1201(6). 

 
 DATE OF RECEIPT OF ALL INFORMATION REQUIRED BY RULE 203: 

March 30, 2010 
 

 DATE PERMIT TO INSTALL APPROVED: 

April 6, 2010 
SIGNATURE: 

 
 

 DATE PERMIT VOIDED: 

 
SIGNATURE: 

 
 

 DATE PERMIT REVOKED: 

 
SIGNATURE: 
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Common Abbreviations / Acronyms 
Common Acronyms Pollutant/Measurement Abbreviations 

AQD Air Quality Division BTU British Thermal Unit 
BACT Best Available Control Technology °C Degrees Celsius 
CAA Clean Air Act CO Carbon Monoxide 
CEM  Continuous Emission Monitoring dscf Dry standard cubic foot 
CFR Code of Federal Regulations dscm Dry standard cubic meter 
COM Continuous Opacity Monitoring °F Degrees Fahrenheit 
EPA Environmental Protection Agency  gr  Grains 
EU Emission Unit Hg Mercury  
FG Flexible Group hr Hour  
GACS Gallon of Applied Coating Solids H2S Hydrogen Sulfide 
GC General Condition hp Horsepower  
HAP Hazardous Air Pollutant lb Pound 
HVLP High Volume Low Pressure * m Meter 
ID  Identification  mg Milligram  
LAER Lowest Achievable Emission Rate  mm Millimeter 
MACT Maximum Achievable Control Technology  MM Million 
MAERS Michigan Air Emissions Reporting System MW Megawatts 
MAP Malfunction Abatement Plan ng Nanogram 

MDNRE Michigan Department of Natural Resources 
and Environment (Department) NOx Oxides of Nitrogen  

MSDS Material Safety Data Sheet PM Particulate Matter  

NESHAP National Emission Standard for Hazardous 
Air Pollutants PM10 PM less than 10 microns diameter 

NSPS New Source Performance Standards PM2.5 PM less than 2.5 microns diameter 
NSR New Source Review pph Pound per hour 
PS Performance Specification ppm Parts per million 
PSD Prevention of Significant Deterioration ppmv Parts per million by volume  
PTE Permanent Total Enclosure ppmw Parts per million by weight  
PTI Permit to Install psia Pounds per square inch absolute 
RACT Reasonably Available Control Technology psig Pounds per square inch gauge  
ROP Renewable Operating Permit scf Standard cubic feet 
SC Special Condition sec Seconds  
SCR Selective Catalytic Reduction SO2 Sulfur Dioxide  
SRN State Registration Number THC  Total Hydrocarbons 
TAC Toxic Air Contaminant tpy Tons per year 
TEQ Toxicity Equivalence Quotient µg  Microgram  
VE Visible Emissions VOC Volatile Organic Compounds  
  yr Year  
    
    
* For High Volume Low Pressure (HVLP) applicators, the pressure measured at the HVLP gun air cap shall not 
exceed ten (10) pounds per square inch gauge (psig).  
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GENERAL CONDITIONS 
 
1. The process or process equipment covered by this permit shall not be reconstructed, relocated, or 

modified, unless a Permit to Install authorizing such action is issued by the Department, except to the 
extent such action is exempt from the Permit to Install requirements by any applicable rule.  
(R 336.1201(1)) 

 
2. If the installation, construction, reconstruction, relocation, or modification of the equipment for which this 

permit has been approved has not commenced within 18 months, or has been interrupted for 18 months, 
this permit shall become void unless otherwise authorized by the Department.  Furthermore, the permittee 
or the designated authorized agent shall notify the Department via the Supervisor, Permit Section, Air 
Quality Division, Michigan Department of Natural Resources and Environment, P.O. Box 30260, Lansing, 
Michigan 48909, if it is decided not to pursue the installation, construction, reconstruction, relocation, or 
modification of the equipment allowed by this Permit to Install.  (R 336.1201(4)) 

 
3. If this Permit to Install is issued for a process or process equipment located at a stationary source that is 

not subject to the Renewable Operating Permit program requirements pursuant to R 336.1210, operation 
of the process or process equipment is allowed by this permit if the equipment performs in accordance 
with the terms and conditions of this Permit to Install.  (R 336.1201(6)(b)) 

 
4. The Department may, after notice and opportunity for a hearing, revoke this Permit to Install if evidence 

indicates the process or process equipment is not performing in accordance with the terms and conditions 
of this permit or is violating the Department’s rules or the Clean Air Act.  (R 336.1201(8), Section 5510 of 
Act 451, PA 1994) 

 
5. The terms and conditions of this Permit to Install shall apply to any person or legal entity that now or 

hereafter owns or operates the process or process equipment at the location authorized by this Permit to 
Install.  If the new owner or operator submits a written request to the Department pursuant to R 336.1219 
and the Department approves the request, this permit will be amended to reflect the change of ownership 
or operational control.  The request must include all of the information required by subrules (1)(a), (b), and 
(c) of R 336.1219 and shall be sent to the District Supervisor, Air Quality Division, Michigan Department of 
Natural Resources and Environment.  (R 336.1219) 

 
6. Operation of this equipment shall not result in the emission of an air contaminant which causes injurious 

effects to human health or safety, animal life, plant life of significant economic value, or property, or which 
causes unreasonable interference with the comfortable enjoyment of life and property.  (R 336.1901) 

 
7. The permittee shall provide notice of an abnormal condition, start-up, shutdown, or malfunction that 

results in emissions of a hazardous or toxic air pollutant which continue for more than one hour in excess 
of any applicable standard or limitation, or emissions of any air contaminant continuing for more than two 
hours in excess of an applicable standard or limitation, as required in Rule 912, to the Department.  The 
notice shall be provided not later than two business days after start-up, shutdown, or discovery of the 
abnormal condition or malfunction.  Written reports, if required, must be filed with the Department within 
10 days after the start-up or shutdown occurred, within 10 days after the abnormal conditions or 
malfunction has been corrected, or within 30 days of discovery of the abnormal condition or malfunction, 
whichever is first.  The written reports shall include all of the information required in Rule 912(5).  
(R 336.1912) 

 
8. Approval of this permit does not exempt the permittee from complying with any future applicable 

requirements which may be promulgated under Part 55 of 1994 PA 451, as amended or the Federal 
Clean Air Act. 

 
9. Approval of this permit does not obviate the necessity of obtaining such permits or approvals from other 

units of government as required by law. 
 
10. Operation of this equipment may be subject to other requirements of Part 55 of 1994 PA 451, as amended 

and the rules promulgated thereunder.   
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11. Except as provided in subrules (2) and (3) or unless the special conditions of the Permit to Install include 

an alternate opacity limit established pursuant to subrule (4) of R 336.1301, the permittee shall not cause 
or permit to be discharged into the outer air from a process or process equipment a visible emission of 
density greater than the most stringent of the following.  The grading of visible emissions shall be 
determined in accordance with R 336.1303.  (R 336.1301)  

a) A six-minute average of 20 percent opacity, except for one six-minute average per hour of not more 
than 27 percent opacity. 

b) A visible emission limit specified by an applicable federal new source performance standard. 
c) A visible emission limit specified as a condition of this Permit to Install. 

 
12. Collected air contaminants shall be removed as necessary to maintain the equipment at the required 

operating efficiency.  The collection and disposal of air contaminants shall be performed in a manner so 
as to minimize the introduction of contaminants to the outer air.  Transport of collected air contaminants in 
Priority I and II areas requires the use of material handling methods specified in R 336.1370(2).  
(R 336.1370) 

 
13. The Department may require the permittee to conduct acceptable performance tests, at the permittee’s 

expense, in accordance with R 336.2001 and R 336.2003, under any of the conditions listed in 
R 336.2001.  (R 336.2001) 

 
 



Great Lakes Pet Memorial & Crematory, LLC  April 6, 2010 
Permit No. 51-10  Page 5 of 7 
 

 

SPECIAL CONDITIONS 
 
 

EMISSION UNIT SUMMARY TABLE 
 

The descriptions provided below are for informational purposes and do not constitute enforceable conditions. 
 

Emission Unit ID Emission Unit Description 
(Process Equipment & Control Devices) 

Installation Date / 
Modification Date Flexible Group ID 

EUCREMATORY 

Therm Tec Model S-27-T Animal Crematory
Fuel Type:  Natural Gas 

Maximum Charge:  450 Pounds 
Burn Rate:  75 Pounds/Hour 

Charge Type:  Animal “Pet” Remains 
Existing Equipment Installed 2007  

2007 / April 6, 2010 N/A 

Changes to the equipment described in this table are subject to the requirements of R 336.1201, except as 
allowed by R 336.1278 to R 336.1290. 
 
 
 

The following conditions apply to: EUCREMATORY 
 
 
I.  EMISSION LIMITS 
 

Pollutant Limit 
Time Period / 

Operating 
Scenario 

Equipment 
Testing / 

Monitoring 
Method 

Underlying 
Applicable 

Requirements 

1.  PM 0.20 lb /1,000 lbs of gas, 
corrected to 50% excess air. Test Protocol * EUCREMATORY GC 11, 

GC 13 R 336.1331 

* Test Protocol shall specify averaging time.   
 
 
II.  MATERIAL LIMITS 
 
1. The permittee shall not burn any waste in EUCREMATORY other than the following:  (40 CFR 60.51c)   
 

Pathological wastes—As defined in the federal Standards of Performance for New Stationary Sources, 
40 CFR 60.51c, pathological waste means waste materials consisting of only human or animal remains, 
anatomical parts, and/or tissue; the bags/containers used to collect and transport the waste material; and 
animal bedding.  This permit applies to animal pathological waste and associated materials. 
   

2. The permittee shall not charge more than 450 pounds per charge in EUCREMATORY.  (R 336.1301, 
R 336.1331, R 336.1901) 

 
3. The permittee shall not burn any fuel in EUCREMATORY other than natural gas.  (R 336.1224, R 336.1225, 

R 336.1702, R 336.1901) 
 
 
III.  PROCESS/OPERATIONAL RESTRICTIONS 
 
1. The permittee shall not combust waste in EUCREMATORY unless a minimum temperature of 1600°F and a 

minimum retention time of 0.36 seconds in the secondary combustion chamber are maintained.  
(R 336.1301, R 336.1331, R 336.1910) 
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2. The incinerator shall be installed, maintained, and operated in a satisfactory manner to control emissions 
from EUCREMATORY.  A list of recommended operating and maintenance procedures is specified in 
Appendix A.  (R 336.1301, R 336.1331, R 336.1910) 

 
 
IV.  DESIGN/EQUIPMENT PARAMETERS 
 
1. The permittee shall install, calibrate, maintain and operate in a satisfactory manner a device to monitor and 

record the temperature in the secondary combustion chamber of EUCREMATORY on a continuous basis.  
(R 336.1301, R 336.1331, R 336.1901) 

 
 
V.  TESTING/SAMPLING 
Records shall be maintained on file for a period of five years.  (R 336.1201(3)) 
 
N/A 
 
 
VI.  MONITORING/RECORDKEEPING
Records shall be maintained on file for a period of five years.  (R 336.1201(3)) 
 
1. The permittee shall monitor and record the temperature in the secondary combustion chamber of 

EUCREMATORY on a continuous basis.  (R 336.1301, R 336.1331, R 336.1901) 
 
2. The permittee shall keep, in a satisfactory manner, daily records of the time (duration of burn), description 

and weight of waste combusted in EUCREMATORY, as required by SC II.1 and SC II.2.  The permittee 
shall keep all records on file and make them available to the Department upon request.  (R 336.1205, 
40 CFR 60.50c(b)) 

 
3. The permittee shall keep, in a satisfactory manner, secondary combustion chamber temperature records for 

EUCREMATORY, as required by SC IV.1.  The permittee shall keep all records on file and make them 
available to the Department upon request.  (R 336.1301, R 336.1331, R 336.1901) 

 
 
VII.  REPORTING 
 
N/A 
 
VIII.  STACK/VENT RESTRICTIONS
 
The exhaust gases from the stacks listed in the table below shall be discharged unobstructed vertically upwards 
to the ambient air unless otherwise noted: 
 

Stack & Vent ID Maximum Exhaust  
Diameter/ Dimensions (inches)

Minimum Height  
Above Ground (feet)

Underlying Applicable 
Requirements 

1.  SVCREMATORY 14 27 R 336.1901 
 
 
IX.  OTHER REQUIREMENTS
 
N/A 
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APPENDIX A 

Incinerator Operation and Maintenance Guidelines 
 
1. Designate a trained operator for the unit and make that person responsible for compliance with the air 

pollution control requirements. 
 
2. Clean grates before each day’s operation (more often if necessary), and dispose of the ashes properly. 
 
3. Preheat the unit with the burners (not with waste) for at least 15 minutes. 
 
4. Do not overload the incinerator.  Stay within the given loading rates and follow the manufacturer’s 

instructions. 
 
5. Schedule charges to minimize opening the charging door as infrequently as possible.  Opening the 

charging door lets cold air in and quenches the fire causing smoke. 
 
6. Burn only the type of wastes that the incinerator has been approved to burn.  Follow the manufacturer’s 

instructions to maximize the efficiency of the unit, and to properly burn the waste(s). 
 
7. Keep the combustion air adjusted according to the manufacturer’s instructions. 
 
8. Observe the stack frequently and adjust the operation as necessary to eliminate smoke and fly ash. 
 
9. Post a copy of the manufacturer’s manual and this Guideline near the incinerator. 
 
10. Make quarterly inspections to check and service all of the equipment.  If a qualified person is not available 

for proper inspections, a service contract with a reputable manufacturer is advisable. 
 
11. Follow manufacturer’s operation and maintenance guidelines.   
 



 

 

 SUPPLEMENT TO PERMIT NO. 393-94 

 

 Grand Traverse Memorial Gardens, Inc. 

 Traverse City, Michigan 

 

 REVISED-December 12, 1994 

 

 

 GENERAL CONDITIONS 

 

1.Rule 208(2) - Not more than 30 days after completion of the installation, Applicant 

shall apply, in writing, for a Permit to Operate.  Completion of the installation 

is deemed to occur not later than commencement of a trial operation pursuant 

to Rule 201(4).  Written application should be sent to:  Supervisor, Permit 

Section, Air Quality Division, Department of Natural Resources, P.O. Box 30260, 

Lansing, Michigan 48909.   

 

2.Rule 201(4) - Trial operation of the equipment is permitted until the Michigan 

Department of Natural Resources, hereinafter "Department", acts upon the Permit 

to Operate.  Operation of the equipment shall permanently cease upon denial 

of the Permit to Operate by the Department.   

 

3.Rule 208(3)(a) and (c) - Applicant shall demonstrate compliance with all Department 

rules and with all general and special conditions of this permit prior to issuance 

of the Permit to Operate.   

 

4.Rule 201 - Applicant shall not reconstruct, alter, modify, expand, or relocate 

this equipment unless plans, specifications, and an application for a Permit 

to Install are submitted to and approved by the Department.   

 

5.Rule 901 - Operation of this equipment shall not result in the emission of an air 

contaminant which causes injurious effects to human health or safety, animal 

life, plant life of significant value, or property, or which causes unreasonable 

interference with the comfortable enjoyment of life and property.   

 

6.Rule 208(3)(b) - Operation of this equipment shall not interfere with the attainment 

or maintenance of the air quality standard for any air contaminant.   

 

7.Operation of this equipment shall not result in significant deterioration of air 

quality.   

 

8.Rule 912 - Applicant shall provide notification of any abnormal conditions or 

malfunction of process or control equipment covered by this application, 

resulting in emissions in violation of the Department rules or of any permit 

conditions for more than two hours, to the District Supervisor.  Such notice 

shall be made as soon as reasonably possible, but not later than 9:00 a.m. of 

the next working day.  Applicant shall also, within 10 days, submit to the 

District Supervisor, a written detailed report, including probable causes, 

duration of violation, remedial action taken, and the steps which are being 

undertaken to prevent a reoccurrence.   
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9.Approval of this application does not exempt the Applicant from complying with 

any future regulations which may be promulgated under Act 348, P.A. 1965, as 

amended.   

 

10.Approval of this permit does not obviate the necessity of obtaining such permits 

or approvals from other units of government as required by law.   

 

11.Act No. 53 - Applicant shall notify any public utility of any excavation, tunneling 

and discharging of explosives or demolition of buildings which may affect said 

utility's facilities in accordance with Act 53 of the Public Acts of 1974, being 

sections 460.701 to 460.718 of the Michigan Compiled Laws and comply with each 

of the requirements of that Act.   

 

12.The restrictions and conditions of this Permit to Install shall apply to any person 

or legal entity which now or shall hereafter own or operate the equipment for 

which this Permit to Install is issued.  Any new owner or operator shall 

immediately notify the Supervisor of the Permit Section, in writing, of such 

change in ownership or principal operator status of this equipment.   

 

13.Rule 201(5) - If the installation, reconstruction, relocation, or alteration of 

the equipment for which this permit has been approved has not commenced within, 

or has been interrupted for, 18 months, this permit shall become void unless 

otherwise authorized by the Department.   

 

14.Rule 285 - Except as allowed by Rule 285 (a), (b), and (c), applicant shall not 

substitute any fuels, coatings, nor raw materials for those described in the 

application and allowed by this permit, nor make changes to the process or process 

equipment described in the application, without prior notification to and 

approval by the Air Quality Division.   

 

 

 SPECIAL CONDITIONS 

 

 

15.Rule 331 - The particulate emission from the incinerator shall not exceed 0.20 

pounds per 1,000 pounds of exhaust gases, corrected to 50% excess air.   

 

16.Visible emissions from the incinerator shall not exceed a 6-minute average of 

20% opacity, except as specified in Rule 301(1)(a).   

 

17.Rules 1001, 1003 and 1004 - Verification of particulate emission rates from the 

incinerator by testing, at owner's expense, in accordance with Commission 

requirements, may be required for operating approval.  Verification of emission 

rates includes the submittal of a complete report of the test results.  If a 

test is required, stack testing procedures and the location of stack testing 

ports must have prior approval by the District Supervisor, Air Quality Division, 

and results shall be submitted within 120 days of the written requirement for 

such verification.   

 

18.Proper operation and adequate maintenance of the incinerator to control emissions 

is required.  A list of recommended operating and maintenance procedures is 
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enclosed.   

 

19.Applicant shall not charge any waste into the incinerator unless the secondary 

chamber is pre-heated to 800F. 

 

20.Applicant shall not operate the incinerator unless a minimum temperature of 1600F 

and a minimum retention time of 0.6 seconds in the secondary combustion chamber 

is maintained.   

 

21.The exhaust gases from the incinerator shall be discharged unobstructed vertically 

upwards to the ambient air from a stack with a maximum diameter of 20 inches 

at an exit point not less than 21 feet above ground level.   

 

22.The disposal of collected air contaminants shall be performed in a manner which 

minimizes the introduction of air contaminants to the outer air.   

 

23.Applicant shall not burn any waste in the incinerator other than the following: 

 

Type 4 -- Human and animal remains, consisting of carcasses, organs and solid organic 

wastes from hospitals, laboratories, abattoirs, animal pounds, and similar 

sources.   

 

HN:cmb 
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DEPARTMENT OF ENVIRONMENTAL QUALITY 
AIR QUALITY DIVISION 

ACTIVITY REPORT: Scheduled Inspection 
P007547764 

FACILITY: Great Lakes Pet Memorial & Crematory LLC SRN / ID: P0075 
LOCATION: 1783 Perrys Loop, TRAVERSE CITY DISTRICT: Cadillac 
CITY: TRAVERSE CITY COUNTY:GRANDTRAVERSE 
CONTACT: ACTIVITY DATE: 02/05/2019 
STAFF: Chance Collins I COMPLIANCE STATUS: Compliance SOURCE CLASS: MINOR 
SUBJECT: Scheduled Inspection and Review of Records 
RESOLVED COMPLAINTS: 

On February 5, 2019, AQD staff traveled to Grand Traverse County to perform an inspection of Great 
Lakes Pet Memorial & Crematory LLC. The purpose of the inspection was to determine the facility's 
compliance with Permit to Install No. 51-10 and applicable state and federal air pollution control 
regulations. 

AQD staff arrived on site at 10:20 a.m. to snowy conditions with a temperature of 18°F, and a N wind of 8 
mph. There were no noticeable odors or visible emissions upon arrival. 

AQD staff met with Ms. Kerri Collier and provided a tour of the facility and answered all questions. The 
following discusses the findings of the inspection and review of records. 

EUCREMATORY 

I. Emission Limits 

Pollutant Limit Compliant 
PM 0.20 lb/1,000 lbs of gas, Yes 

corrected to 50% excess air 

II. Material Limits 

Permittee shall not burn any waste in EUCREMATORY other than: Pathological wastes. Records 
reviewed on site indicated that this condition is being met. 

Permittee shall not charge more than 450 pounds per charge in EUCREMATORY. Records 
reviewed on site indicated that this condition is being met. 

Permittee shall not burn any fuel in EUCREMATORY other than natural gas. Ms. Collier informed 
AQD staff that EUCREMA TORY runs only on natural gas. 

Ill. Process/Operational Restrictions 

Permittee shall not combust waste in EUCREMATORY unless a minimum temperature of 1600°F 
and a minimum retention time of 0.36 seconds in the secondary combustion chamber are 
maintained. EUCREMATORY was in operation at time of inspection. The temperature readout on 
the primary and secondary combustion chambers of 1603 and 1600 respectively. 

The incinerator shall be installed, maintained, and operated in a satisfactory manner to control 
emissions from EUCREMATORY. Maintenance records reviewed on site indicated that this 
condition is being met. The latest maintenance performed on the equipment was a set of new 
thermocouples in January 2019. 

IV. Design/Equipment Parameters 

Permittee shall install, calibrate, maintain and operate in a satisfactory manner a device to 
monitor and record the temperature in the secondary combustion chamber of EUCREMATORY 
on a continuous basis. This condition is being met. The permittee uses a circle chart recorder 
to record the temperature in the primary and secondary combustion chambers. 

http://intranet.deq.state.mi.us/maces/WebPagesNiew Activity Report.aspx? Activity ID=24 70. .. 2/7/2019 
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V. Testing/Sampling 

NA 

VI. Monitoring/Recordkeeping 

Page 2 of 2 

Permittee shall monitor and record the temperature in the secondary combustion chamber of 
EUCREMATORY on a continuous basis. Records reviewed on site indicated that this condition is 
being met. 

Permittee shall keep daily records of the time (duration of burn), description and weight of waste 
combusted in EUCREMATORY, as required by SC 11.1 and SC 11.2. Records reviewed on site 
indicated that this condition is being met. 

Permittee shall keep Secondary combustion chamber temperature records for EUCREMATORY, 
as required by SC IV.1. Records reviewed on site indicated that this condition is being met. 

VII. Reporting 

NA 

VIII. Stack/Vent Restrictions 

Max exhaust 14" diameter, Min Height above ground 27'. The exhaust dimensions and stack 
height appeared to meet the requirements of the permit at time of inspection. 

IX. Other Requirements 

NA 

oATE 2-h /z e1J 7 suPERv1soR_~_ ,......_· ..,...J ____ _ 
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DEPARTMENT OF ENVIRONMENTAL QUALITY 
AIR QUALITY DIVISION 

ACTIVITY REPORT: Scheduled Inspection 

FACILITY: GRAND TRAVERSE MEMORIAL GARDENS SRN / ID : M4201 
LOCATION: 2466 CASS RD, TRAVERSE CITY DISTRICT: Cadillac 
CITY: TRAVERSE CITY COUNTY:GRANDTRAVERSE 
CONTACT: ACTIVITY DATE: 02/05/2019 
STAFF: Chance Collins I COMPLIANCE STATUS: Compliance SOURCE CLASS: MINOR 
SUBJECT: Scheduled Inspection 
RESOLVED COMPLAINTS: 

Page 1 oft 

On February 5, 2019, AQD staff traveled to Grand Traverse County to perform an inspection of Grand 
Traverse Memorial Gardens. The purpose of the inspection was to determine the facility's compliance 
with Permit to Install No.393-94 and applicable state and federal air pollution control regulations. 

AQD staff arrived on site at 11 :00 a.m. to snowy conditions with a temperature of 20°F, and a N wind of 8 
mph. There were no noticeable odors or visible emissions upon arrival. 

AQD staff met with Mr. Pete Bostwick who provided a tour of the facility and answered all questions. 
Permit to Install No. 393-94 is for one incinerator. There is another incinerator present on-site that was 
previously permitted under Permit to Install No. 4-841 which has been voided. The following discusses 
the findings of the inspection and on-site review of records. 

At time of the inspection both incinerators were in operation. Mr. Bostwick showed AQD staff the stacks 
to assure there were no visible emissions. Each incinerator's primary combustion chamber has a set 
point of 1700°F and were operating at 1605°F and 1607°F respectively. The secondary chambers are 
preheated to 800°F prior to charging any waste to the incinerator. No waste other than human remains 
are burned in the incinerators. The incinerators receive annual maintenance to the refractory and 
receive annual tune ups. 

NA# ___ =-_ DATE "').,./8/'W/ y SUPERVISOR_~--· ____ _ 
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Charter Township of Garfield 
Planning Department Report No. 2022-48 

Prepared: June 1, 2022 Pages:  2 
Meeting: June 8, 2022 Planning Commission Attachments: 
Subject: Wendy’s Sign Application for Cherryland Center 
File No. SPR-2020-02 Parcel No. 05-014-049-30 
Applicant: WM Limited Partnership 
Agent: Bradley A. Flowers, Mika Meyers PLC 
Owner: ARJCO, LLC 

SITE DESCRIPTION: 
• Location: 1686 South Garfield Avenue
• Parcel area: 0.83 acres
• Existing land use: Wendy’s drive-through restaurant
• Existing zoning: C-P Planned Shopping Center

BACKGROUND: 
The subject parcel and neighboring parcels are zoned C-P Planned Shopping Center and constitute the 
Cherryland Center. The intent of the C-P District is for the development of planned centers located on a 
single, unified site and are designed and constructed as an integrated unit for shopping and other business 
activity. The current zoning of the C-P Planned Shopping Center District for this area matches the 
Cherryland Center site as illustrated below. The Cherryland Center is shaded in pink and the Wendy’s 
restaurant parcel is outlined in blue: 

6b.

http://www.garfield-twp.com/default.aspx
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Wendy’s made an application for a freestanding sign for its restaurant located on Garfield Avenue in the 
Cherryland Center. Mike Green, Zoning Administrator, who conducts sign permit application reviews, 
referred the application to the Planning Commission pursuant to Section 630.R.5. of the Zoning Ordinance.  
 
At the Planning Commission meeting on April 13, 2022, there was question about whether Wendy’s is 
permitted a freestanding sign. The Planning Commission was interested in having a legal review conducted 
on the sign application and tabled the application. The applicant submitted an escrow application for legal 
review. A legal review was conducted by Scott Howard, Township Attorney, and a subsequent opinion was 
provided. The opinion memorandum is attached. 
 
ACTION REQUESTED: 
Based on the Township Attorney opinion memorandum and PD Report 2022-34, staff recommends the 
following motion: 
 

MOTION THAT application SPR-2022-04, submitted by Bradley A. Fowler for a Sign 
Permit for Wendy’s restaurant at Parcel 05-014-049-30, BE DENIED as freestanding signs 
for individual businesses in the Cherryland Center shopping center development are not 
permitted as supported by the Township Attorney opinion memorandum dated May 25, 
2022, and PD Report 2022-34 dated April 6, 2022. 
 

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

1. Township Attorney opinion memorandum dated May 25, 2022 
2. PD Report 2022-34 dated April 6, 2022 
3. Letter from Bradley A. Fowler, including the Wendy’s Sign Permit Application, dated February 

25, 2022 
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MEMORANDUM 
 
To:  John Sych, Planning Director, Garfield Township 
From:  Scott Howard & Lauren Teichner | OLSON, BZDOK & HOWARD, P.C. 
Date:  May 25, 2022 
Re:  Wendy’s sign application for Cherryland Center 
  
 

Factual Background: 
 

• On November 30, 2021, Wendy’s submitted a sign permit application to Michael Green, 
Garfield Township Zoning Administrator, for a free-standing monument sign at store #13204, 
which is located at 1686 S. Garfield Avenue, Traverse City, MI 59686 in the Cherryland 
Center. 
 

• Wendy’s resubmitted this same application to the Township on January 20, 2022, along with 
a letter explaining why they believe their application is in compliance with the sign standards 
in the Zoning Ordinance. 
 

• Wendy’s entered into an amended Reciprocal Easement Agreement (effective date March 1, 
2021) with the other property owners in the Cherryland Center, granting a contractual right to 
install such a sign under Section 3(c).   

 
o This Reciprocal Easement Agreement also indicates that any such signs installed “must 

be in compliance with all applicable governmental laws, ordinances and requirements, 
including, without limitation, the applicable zoning ordinances, and the Parcel owner 
shall be responsible for securing all governmental approvals which may be required for 
such sign or signs.” (Section 3(c)). 

 
• On January 22, 2022, Michael Green, Zoning Administrator, emailed Wendy’s counsel to 

inform them that he is unable to approve Wendy’s sign permit application because (as he 
explained): 

 
o Approvals shall be based on an approved sign plan meeting the standards in Table 

956.A(22) of the Zoning Ordinance; and 
 

o The sign plan shall be reviewed by the Planning Commission as part of an overall 
development plan for the Cherryland Center as laid out in Section 322 of the Zoning 
Ordinance.  
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Mr. Green also attached the relevant sections of the Zoning Ordinance, as well as the 
previously approved Cherryland Center Sign Plan, to the email for Wendy’s reference. 
 

• On April 13, 2022, the Planning Commission met and considered Wendy’s request.  The 
application was postponed – by motion – for an attorney opinion on the issue.   
 

• Cherryland Mall (now Cherryland Center) opened in 1976, and was approved at the time as a 
single development that included several parcels and businesses, including the Wendy’s parcel.  
The Cherryland site boundary was enlarged to the west towards Woodward Avenue in 1980 
with the expansion of the Sears store.  Over the years, management of uses and development 
on this site has been in a cohesive manner, including the conversion of the original enclosed 
shopping mall to a strip center approved by the Township in 1998. 
 

• Site plans for Cherryland Mall / Center have been approved on the following dates: 
 

Cherryland Mall Site Plan  December 6, 1976  
Great Lakes Steak House Site Plan  
(now Robby’s Mexican & Spanish Cuisine)  

June 20, 1978  

Sears Building Expansion Site Plan  
(including Cherryland Boundary Expansion 
towards Woodward Avenue)  

December 16, 1980  

Burger King Site Plan  October 30, 1984  
Conversion from Cherryland Mall to 
Cherryland Center Site Plan  

December 8, 1998  

Wendy’s Site Plan  July 8, 2020  
Burger King Renovation Site Plan  March 24, 2021  
Biggby Coffee Site Plan  November 10, 2021  

 
• Historically, Cherryland and other Planned Shopping Centers were permitted to have one 

freestanding development-wide sign at one entrance on each roadway.  Cherryland had two 
development signs – one on Garfield Avenue and one on South Airport Road.  The sign on 
Garfield Avenue fell into disrepair and was removed.  The sign on South Airport Road remains 
in place now.  A retail signage plan was adopted for wall signage in the Cherryland Center in 
1999 but does not address freestanding individual business signs or development signs. 

 
Question Presented: 

 
Is the freestanding monument sign requested in Wendy’s sign permit application permitted 

under the Garfield Township Zoning Ordinance? 
 

Relevant sections of the Zoning Ordinance 
 

 Section 322: Cherryland Center is zoned as a C-P Planned Shopping Center.   
 

 Section 322 PURPOSE: “It is the intent of the C-P (Planning Shopping) Districts to recognize 
the various areas of our community that have been developed in a grouped retail setting with 
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department store anchors and expansive parking areas.  These planned centers are typically 
located on a single, unified site and are designed and constructed as an integrated unit for 
shopping and other business activity.  This section recognizes the transition from antiquated 
development patterns and encourages multi-use, multi-story, infill development of the parking 
areas to create a more pedestrian-friendly, mixed-use area.  Multi-story structures are 
encouraged.” 
   

 Section 322(D)(1): SITE DEVELOPMENT REQUIREMENTS; General: “Applications 
for development, re-development, or infill development within the C-P District shall be 
reviewed by the Planning Commission for compliance with Article 4, Section 424: SITE 
PLANS and Article 5: DEVELOPMENT STANDARDS.  A comprehensive development plan 
may be required for the entire center to establish an approved development pattern within the 
District.” 
 

 Section 630(A): SIGNS: Regulations and Conditions:  “This section establishes standards 
to regulate the type, number, physical dimensions, and placement of signs in the Township. 
Regulation of the location, size, placement, and certain features of signs is necessary to enable 
the public to locate goods, services, and facilities in Garfield Township without difficulty and 
confusion, to encourage the general attractiveness of the community, and to protect property 
values therein. Accordingly, it is the intention of this ordinance to establish regulations 
governing the display of signs which will:   

(1) Promote and protect the public health, safety, comfort, morals, and convenience;   
(2) Enhance the economy and the business and industry of the Township by promoting the 
reasonable, orderly, and effective display of signs, and thereby encourage increased 
communication with the public;   
(3) Protect public safety by prohibiting signs that are structurally unsafe or poorly 
maintained; that cause unsafe traffic conditions through distraction of motorists, confusion 
with traffic signs, or hindrance of vision; and that impede safe movement of pedestrians or 
safe ingress and egress from buildings or sites;   
(4) Ensure that the constitutionally guaranteed right of free speech is protected and to allow 
signs as a means of communication;   
(5) Reduce conflict among signs and light and between public and private environmental 
information systems; and  
(6) Promote signs which are compatible with their surroundings, are appropriate to the type 
of activity to which they pertain, and are expressive of the identity of proprietors and other 
persons displaying signs.” 

 
 Section 630(G)(2)(c)(ii): SIGNS: Signs Permitted in the C-P Planned Shopping Center 

District and in Planned Developments: “Commercial Uses in the C-P Planned Shopping 
Center district and in Planned Developments, and Industrial Uses in Planned Developments.  

(ii) Freestanding Signs. One (1) freestanding monument sign located at each roadway 
entrance to the development; maximum of 40 square feet per sign; maximum of two (2) 
signs per roadway frontage.  For developments which include more than 10,000 square feet 
of retail space, one (1) freestanding sign along each roadway frontage is allowed in place 
of another permitted freestanding sign, according to the following:  
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10,000 – 25,000 square feet of retail space; maximum of 60 square feet per sign  
25,000 – 50,000 square feet of retail space; maximum of 80 square feet per sign  
More than 50,000 square feet of retail space; maximum of 100 square feet per sign” 

 
 Section 630(G)(3)(a): SIGNS: Signs Permitted in the C-P Planned Shopping Center 

District and in Planned Developments:  “Signs subject to Planning Commission approval.  
(a) Internal directional signs with a maximum of 6 square feet per sign. Such signs shall be 
placed at logical locations to facilitate traffic within the site. The location and quantity of 
internal directional signs shall be subject to Planning Commission approval and clearly 
indicated on an overall site plan.” 

 
 Section 630(R)(1).:  SIGNS: Permits, Application Requirements, and Approval: “Sign 

Permit Required. A sign shall not be placed, erected, re-erected, constructed, installed, 
modified, displayed, relocated, converted to electronic or altered prior to the issuance of a sign 
permit by the Zoning Administrator.” 
 

 Section 630(R)(5): SIGNS: Permits, Application Requirements, and Approval: “The 
Zoning Administrator shall retain the right to forward any sign permit applications to the 
Planning Commission for their review and approval.”   
 

 Section 630(E)(6): SIGNS: Signs Permitted in the C-L, C-G, and C-H Commercial 
Districts: Other commercial districts (C-L, C-G and C-H) are permitted – similarly to the C-P 
District –to have one freestanding shopping center sign that “shall identify the commercial 
center and / or individual tenants within a multi-tenant commercial center.  Individual ground 
signs for tenants are prohibited.”   

 
Legal Framework: 

 
Summary: 

 
Wendy’s sign permit application for a freestanding monument sign at store #13204 in the 

Cherryland Center should be denied, as a freestanding sign for an individual business at the 
Cherryland Center is not permitted under the Garfield Township Zoning Ordinance.   
 

Analysis: 
 

The Wendy’s store at issue is located in the Cherryland Center, which is in the C-P Planned 
Shopping Center District.   
 

Contrary to Wendy’s contentions in its sign permit application and subsequent counsel 
letters to Garfield Township, the Zoning Ordinance does not permit Wendy’s specific, requested, 
individual free-standing monument sign in this C-P Planned Shopping Center District “by right” 
under to Section 630(G)(2)(c)(ii).   

 
Instead, what this section of the Zoning Ordinance does permit “by right” is one 

freestanding monument sign for the entire development:  one sign is permitted at each roadway 
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entrance to the development, at a maximum of 40 square feet per sign with a maximum of two 
signs per roadway frontage; and since there is more than 50,000 square feet of retail space at 
Cherryland Center, one of the two permitted freestanding signs per roadway frontage may have a 
maximum of 100 square feet (see Section 630(G)(2)(c)(ii)). 

 
There are no provisions in the Zoning Ordinance allowing freestanding signs in the 

Cherryland Center for any individual business (see generally Section 630). 
 

Moreover, the spirit of the Zoning Ordinance anticipates that shopping centers will have 
development-wide signs, not individual business signs.  For example, section 630(E)(6), which 
pertains to permitted signage in the C-L (Local), C-G (General), and C-H (Highway) Commercial 
Districts, similarly only allows for one freestanding shopping center sign that “shall identify the 
commercial center and / or individual tenants within a multi-tenant commercial center,” and states 
that “individual ground signs for tenants are prohibited.”   

 
As explained in the Factual Background section of this memo, above, there is an 

historically-approved overall development plan for the Cherryland Center currently in effect.  This 
approved site plan gives permission for one freestanding development-wide sign at one entrance 
to Cherryland Center on each roadway, in accordance with the terms of the Zoning Ordinance, and 
overrides any subsequent requests for freestanding signs by individual property owners.  Any 
newly-submitted sign permit applications (such as the one at issue here) serve as a proposed 
“amendment” to the previously-approved Cherryland Center site plan, and must be reviewed by 
the Planning Commission under Sections 322 and 424 of the Zoning Ordinance to determine if 
they are in keeping with the overall development plan for Cherryland Center.   
 

Additionally, under Section 630(R)(5), the Zoning Administrator has the power to forward 
any sign permit applications to the Planning Commission for their review and approval.   That is 
what properly occurred in this case.  Upon receipt of the Wendy’s sign permit application, the 
Zoning Administrator properly forwarded Wendy’s request to the Planning Commission, which is 
considering it in light of the overall development plan for Cherryland Center and in accordance 
with the terms of the Zoning Ordinance.  In its deliberations regarding this request, the Planning 
Commission is tasked with construing all applicable sections of the Zoning Ordinance related to 
signage in the C-P Planned Shopping Center District (i.e., Sections 322, 424, and 630) in harmony 
with one another, giving full effect to each.1   

 
As neither the Zoning Ordinance by its terms nor spirit, nor the overall development plan 

for the Cherryland Center, permit freestanding monument signs for any individual businesses, 
Wendy’s sign permit application for a freestanding monument sign at store #13204 in the 
Cherryland Center should be denied.   

 
Nor does Wendy’s amended Reciprocal Easement Agreement with the other property 

owners in the Cherryland Center provide Wendy’s with the legal basis for constructing such a sign.   
This contract itself contemplates that any signs must be in compliance with the Zoning Ordinance 
and related government approval.  Moreover, Garfield Township has the ability to exercise its 
“inherent police power” as a municipality “to safeguard the vital interests of its people” and 

 
1 See Paquin v Northern Mich Univ, 79 Mich App 605, 607; 262 NW2d 672 (1977). 
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thereby override the terms of a contractual relationship, if need be – so long as the municipality’s 
actions do not substantially impair the contractual relationship without a legitimate public purpose 
and reasonable adjustments.2   

 
Garfield Township has a legitimate public purpose in maintaining the integrity and intent 

of its various zoning districts.  The Zoning Ordinance is clear that the intent of the C-P Planned 
Shopping District is for the development of planned shopping centers located on “a single, unified 
site and are designed and constructed as an integrated unit for shopping and other business activity” 
(Section 322 PURPOSE).  Additionally, the Zoning Ordinance explains that the intent behind its 
sign regulations (among other enumerated purposes) is to “promote and protect public health, 
safety, comfort, morals, and convenience,” which can justifiably include traffic safety and the 
aesthetic appearance of the Township3 (Section 630A).  Denying Wendy’s request to deviate from 
the previously-approved overall development plan for the Cherryland Center would be in keeping 
with the expressed intent in Sections 322 and 630 of the Zoning Ordinance.   

 
* * * 

 
Signage that Wendy’s May Construct: 

 
 Pursuant to Section 630(G)(2)(c)(ii) of the Zoning Ordinance, one new development-wide 

sign could be constructed for Cherryland Center, listing several of the businesses found 
in the Center, including Wendy’s.  Such a sign would be similar to the Grand Traverse 
Mall, another C-P zoned property, which has one development-wide sign that lists several 
businesses.   
 

 Pursuant to Section 630(G)(3)(a) of the Zoning Ordinance, directional signs are also 
permissible.  Wendy’s could construct internal directional signs (with a maximum of 6 
square feet per sign) at logical locations throughout Cherryland Center to facilitate traffic 
within the site.   
 

o Note: under this section of the Zoning Ordinance, the location and quantity of these 
directional signs is subject to Planning Commission approval and amendment of 
the current overall development plan for Cherryland Center. 

 
* * * 

 
We hope this memorandum is helpful.  Please feel free to contact us if you have any 

questions or concerns by phone at 231.946.0044 or via email at scott@envlaw.com or 
lauren@envlaw.com.  Thank you.  

 
2 See King Enterprises, Inc v Thomas Twp, 215 F Supp 2d 891, 916–17 (E.D. Mich. 2002). 
3 See Metromedia, Inc v City of San Diego, 453 US 490, 507-08; 101 S Ct 2882, 69 L Ed 2d 800 (1981).  

mailto:scott@envlaw.com
mailto:lauren@envlaw.com
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Charter Township of Garfield 
Planning Department Report No. 2022-34 

Prepared: April 6, 2022 Pages:  6 
Meeting: April 13, 2022 Planning Commission Attachments:  
Subject:  Wendy’s Sign Application for Cherryland Center 
File No. SPR-2020-02 Parcel No. 05-014-049-30 
Applicant: WM Limited Partnership 
Agent:  Bradley A. Flowers, Mika Meyers PLC 
Owner: ARJCO, LLC 

 

SITE DESCRIPTION:  
• Location: 1686 South Garfield Avenue 
• Parcel area: 0.83 acres 
• Existing land use: Wendy’s drive-through restaurant 
• Existing zoning: C-P Planned Shopping Center 

 
BACKGROUND:  
The subject parcel and neighboring parcels are zoned C-P Planned Shopping Center and constitute the 
Cherryland Center. The intent of the C-P District is for the development of planned centers located on a 
single, unified site and are designed and constructed as an integrated unit for shopping and other business 
activity. The current zoning of the C-P Planned Shopping Center District for this area matches the 
Cherryland Center site as illustrated below. The Cherryland Center is shaded in pink and the Wendy’s 
parcel is outlined in green: 
 
 

  

http://www.garfield-twp.com/default.aspx
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Opened in 1976, the Cherryland Mall (now Cherryland Center) was approved as a single development that 
include several parcels and businesses, including the Wendy’s parcel as exhibited in the site plan below. 
The Cherryland site boundary was enlarged to the west towards Woodward Avenue in 1980 with the 
expansion of the Sears store. 
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Over the years, management of uses and development on this site has been in a cohesive manner, including 
the conversion of the original enclosed shopping mall to a strip center approved by the Township in 1998. 
 

 
SITE PLAN APPROVALS:  
A chronology of site plan approvals for Cherryland Mall/Center are as follows: 
 

Cherryland Mall Site Plan December 6, 1976 
Great Lakes Steak House Site Plan 
(now Robby’s Mexican & Spanish Cuisine) 

June 20, 1978 

Sears Building Expansion Site Plan 
(including Cherryland Boundary Expansion towards Woodward Avenue) 

December 16, 1980 

Burger King Site Plan October 30, 1984 
Conversion from Cherryland Mall to Cherryland Center Site Plan December 8, 1998 
Wendy’s Site Plan July 8, 2020 
Burger King Renovation Site Plan March 24, 2021 
Biggby Coffee Site Plan November 10, 2021 
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OWNERSHIP: 
Today, current ownership for the Cherryland Center is illustrated in the map below:  
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STAFF COMMENTS: 
• Pursuant to Section 630.R.5. of the Zoning Ordinance, “the Zoning Administrator shall retain the 

right to forward any sign permit applications to the Planning Commission for their review and 
approval.” The Zoning Administrator has referred this application to the Planning Commission for 
review.  

• Historically, Cherryland and other Planned Shopping Centers were permitted to have one 
freestanding “development” sign at one entrance on each roadway. Cherryland had two 
development signs: one on Garfield Avenue and one on South Airport Road. The sign on Garfield 
Avenue fell into disrepair and was removed. The sign on South Airport Road remains in place as 
shown below. A retail signage plan was adopted for wall signage in the Cherryland Center in 1999 
but does not address freestanding individual business signs or development signs. 

 
• Currently, for commercial uses in the C-P Planned Shopping Center district, one (1) freestanding 

monument sign is permitted at each roadway entrance to the development at a maximum of 40 
square feet per sign with a maximum of two (2) signs per roadway frontage. Since there is more 
than 50,000 square feet of retail space at Cherryland Center, one of the two permitted freestanding 
signs per roadway frontage may have a maximum of 100 square feet. 

• The concept of the shopping center or development sign is also applied to shopping centers in other 
Commercial districts. In the C-L, C-G, and C-H Districts, a shopping center sign “shall identify the 
commercial center and/or individual tenants within a multi-tenant commercial center. Individual 
ground signs for tenants are prohibited.” The spirit of the Zoning Ordinance anticipates that 
shopping centers will have a development signs and not individual business signs. 

• The majority owners within the Cherryland Center comprised of Cherrymart LLC 
(Schostak/former Kmart), TF Traverse City MI LLC (former Sears), and Cherryland Center LLC 
(V. Kumar Vemulapalli/former Younkers and current Big Lots) maintain a reciprocal easement 
agreement that affords each of them certain rights in developing and operating their site. However, 
as noted in the site plan above, the C-P district covers a larger area that composes the original 
Cherryland site plan. 

• At this point, there is no provision to have freestanding signs in the Cherryland Center for an 
individual business as requested. A new development sign could be constructed for the Cherryland 
Center pursuant to Section 630 of the Township Zoning Ordinance. Such sign could be similar to 
the Grand Traverse Mall, another C-P zoned property, that has one development sign that lists 
several businesses. Finally, directional signs could be permitted subject to Section 630.G.3 of the 
Township Zoning Ordinance. 
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ACTION REQUESTED: 
Following an opportunity for discussion, the following motion is offered for consideration:  
 

MOTION THAT application SPR-2022-04, submitted by Bradley A. Fowler for a Sign 
Permit for Wendy’s restaurant at Parcel 05-014-049-30, BE DENIED as freestanding signs 
for individual businesses in the Cherryland Center shopping center development are not 
permitted in accordance with the Zoning Ordinance. 
 

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

1. Letter from Bradley A. Fowler dated February 25, 2022, including the Wendy’s Sign Permit 
Application  
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Douglas A. Donnella

Mark A. Van Allsburg
David S. Lefere

Also Admifted in
l Delaware
2 lllinois
3 New York
a Ohio
5Wsconsin

Alexander P. Henderson

Kathryn M. Zoller

February 25,2022

Mr. John Sych
Planning Director
Garfield Township
3848 Veterans Drive
Traverse City, MI 49684

Re: Planning Commission Review of Sign Permit Application - Wendy's Site # 13204

Dear Mr. Sych:

This firm represents Wendy's in connection with its sign permit application for store
#13204located at 1686 S. Garfield Ave., Traverse City, MI 59686 (the Cherryland Mall). On
November 30, 202I, Wendy's submitted a sign permit application to the Township's zoning
administrator under Section 630 of the zoning ordinance asking for a permit to install a

freestanding monument sign on its property. The requested sign is expressly permitted by right
pursuant to Section 630(Gx2)(c)(ii) of the zoning ordinance. Moreover, Wendy's has already
been granted the right to install such a sign by all other property owners in the Cherryland Mall
Complex pursuant to a Reciprocal Easement Agreement. Nevertheless, in an email dated January
25,2022, the zoning administrator indicated that he was unable to approve Wendy's sign permit
application at this time because he believes it requires review by the Planning Commission.

Accordingly, enclosed please find the following items that are being submitted for your
review and approval:

l. Wendy's Sign Permit Application;

2. The Reciprocal Easement Agreement between the owners of the Cherryland Mall
parcels granting Wendy's the right to install the requested sign; and

03072270 |

3. Correspondence with the zoning administrator regarding this matter



Mr. John Sych
February 25,2022
Page2

We request that you review the above-mentioned items and place this sign permit

application on the agenda for the April 13,2022 Planning Commission meeting pursuant to Section

630(RX5) of the Township's zoning ordinance and the aforementioned January 25, 2022 email

from the zoning administrator.

If you have any questions or require additional information or filing fees, please contact

me at (616) 632-8086 or via email at bfowler@,mikameyers.com

Very Truly Yours,

A.F
Enclosures
Sent by e-mail
cc: Kristen Buter

Tom Amor
Ana Pelhank
Michael Anderson

03072270 I







Wendy's Site #1?204
1585 S Garfield Rd
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STATE OF MICHIGAN
GRAND TRAVERSE COUNTY

RECORDED O3lL9/2(J21 11:51:49 AM
PEGGY HAINES REGISTER OF DEEDS

PAGE 1 OF 18

FOURTE A}IENDMENT TO RECIPROCAIJ EASEMENI AGREEMENT

CHERRYI.AI|D !{ATI,
GARFIELD IOIINSHIP, MICIIIGAN

This FOIrRlIg A!,IENDMENT TO RECIPROCAL EASE!'IENT AGREEMENT

(this "Amendment") is made as of the l'T day of /4/t,n-.\ ,

202L (the "Ef f ective Date" ) by and among TF EF,AI/ERSE CXTY UI
LLC, a Del-aware Iimited liability company ("TF"), SASIKALA
VEMUITAPALLI ("Vemulapalli"), and CHERRIMART ASSOCIATES, LLC, a

Michigan limited liability company ("Cherrymart"). TF,
Vemulapalli and Cherrymart are sometimes hereinafter referred to
individually, as a "Party" and collectiveIy, as the "Parties."

RECITAIS:

A. TF is the owner of certain improved real estate
located in the Township of GarfieId, Grand Traverse County,
Michigan, more particularly described on Exhibit A attached
hereto (the "TF Parcel").

B. Cherrymart, successor in interest to Cherryland MalI
Limited Part,nership, a Michigan limited partnership
("Cherryland"), pursuant to a Quit CIaim Deed, recorded November
1,2OA2, Grand Traverse County Records, dt Liber !114, Page 655,
successor in interest to .Jerome L, Schostak, is the owner of
certain improved real estate located in the Township of
GarfieId, Grand Traverse County, Michigan, more particularJ-y
described on Exhibit B attached hereto (the "cherrymart
Parcel"),

C. Vemulapalli. successor in interest to Durga, LLC, a
Michigan limited Iiability company, pursuant to a euit CIaim
Deed, recorded Aprir 19, 20L6, Grand Traverse county Records,
Document 2016R-06579, successor in interest to viells Fargo Bank,
N-A-, pursuant to a covenant Deed, recorded october 23, 2013,
Grand Traverse county Records, Document 2013R-19936, successor
in interest to cherryland, pursuant to a sheriff's Deed on a
Forec.Losure SaIe, recorded Septembe t 2, 201"0, Grand Traverse
County Records, Document 2010R-14524, successor in interest to
Jerome L. Schostak, is the ovvner of certain improved real estatelocated in the Township of Garfield, Grand Traverse county,Michigan, more particularry described on Exhibit c attachedhereto (the "MalI parcel,'). The TF parcel, the Cherrymart parcel
and the Mal1 Parcel are sometimes hereinafter ieferred toindividuarly, as a "parcer" and collectively, as the ,,parce1s. ,,

Grand Traverg$"y{y fregister 
of Deeds 2021R-06183 Pg# 1



D. The Parcels collectively constitute an integrated
retail shopping center, commonly known as Cherryland Mall
(hereinafter referred to as the "Shopping Center") '

E. The Parcels are subject to that certain Reciprocal
Easement Agreement, dated as of May 4, 1983, and recorded on
June '1, 1983 at Liber 512, Page 65, Grand Traverse County
Records, ds modified by an Agreement Evidencing Opening Date,
dated December 28 , 198 4 and recorded on 'January 25 , 198 5 at
Liber 626, Page 791, Grand Traverse County Records, 8s amended
by an Amendment to Reciprocal Easement Agreement, dated 'January
8,1988 and recorded June 21,1988 at Liber 145, Page 151, Grand
Traverse County Records, BS amended by a Second Amendment to
Reciprocal Easement Agreement dated August 28, L998 and recorded
August 28,1998 at Liber L255, Page 5I'1, Grand Traverse County
Records, and as amended by a Third' Amendment to Reciprocal
Easement Agreement datbd May 14, 2001 and recorded September 18,
200L at Liber 1562, Page 568, Grand Traverse County Records (the
"REA"). Capitalized terms not defined herein shall have the
meanings ascribed to t.hem in the REA.

F. Cherrymart intends to split the Cherrymart Parcel into
two separate and distinct tax parcels, the "Cherrymart Outlot"
and the "Remainder Parcel, " as each such parcel is depicted, and
IegaIIy described, on Exhibit D attached hereto (the "Cherrymart
Site PIan" ) . Cherrymart may further split the Remainder ParceI
into two (21 or more separate and distinct parcels.

G. TF,
amend the REA

Cherrymart and Vemulapalli
as set forth herein.

now desire to further

NOIV, IHEREFORE, for good and valuable
receipt and sufficiency of which are hereby
parties hereto hereby agree as follows:

considerat ion,
acknowledged,

the
the

1-. cherrymart shall be responsible for comprying with arr
governmental requirements and securing any approvals which may
be required for t.he split of the cherrymart parcer and the
Remainder Parcer and any subsequent sprits of the Remainder
Parcel-, including, without limitation, compliance with the
Michigan Land Division Act.

2- The cherrymart outlot sharl be subject to the REA, asthe same may be amended. The Remainder parcel, and anyadditionar parcers into which the Remainder parcer may be split,
sharl- be subject to the REA, as the same may be amended.

Page 2 of 15
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3. Anythinq cont.ained in
notwithstanding (including, without
8.01 and 8.02 of the REA) :

the REA to
Iimitation,

the contrarY
Sections 3.03,

(a) Cherrymart (or its assigns) may develop and
construct on any portion or portions of the Cherrymart
Outlot (including, without limitation, within the parking
areas and/or Parking Lot Improvements currently Iocat,ed
thereon) one or more buildings (of such size and design as
may be determined by Cherrymart (or its assigns), in its
reasonable discretion), including, without Iimitation, a

restaurant, provided that such building or buildings, and
the use thereof, complies with alI applicable zoning
ordinances and requirements.

(b) The parking ratio specified in Section 8.01(a)
shalI not apply to the Cherrymart Outlot; provided'
however, the number of parking spaces on the Cherrymart
Outlot must comply with the requirements of a.Ll applicable
zoning ordinances, subject to any variances that may be
requested and obtained by Cherrymart (or its assigns) with
respect thereto.

(c) In connection with the development the Cherrymart
Outlot,, Cherr)rmart (or its assigns) may instal] one or more
signs, including, without Iimitation, a pylon sign or
signs, in such location or Iocations (including, without
limitation, above the surface of any portion of the Parking
Lot Improvements), and having suqh dirnensions and designs,
as shall be determined by Cherrymart (or it,s assigns), in
its reasonable discretion; provided, however, each such
sign must be in compliance with all applicable governmental
laws, ordinances and requirements, including, without
limitation, the applicable zoning ordinances, and the
Parcel owner shall be responsible for securing alI
governmental approvals which may be required for such sign
or signs.

A, Anything contained in the REA to the contrary
notwithstanding: {i) as used in Articles X, XI and XVIII of the
REA, the term "Deveroper" shall mean and include arl of the
owners of any portion of the Mall parcer, the cherrymart outlot
or the Remainder Parcelr ds each ffidy, in the future, be split
into two or more separate and distinct tax parcels, and the term
"Developer's site" shatl mean and incrude the Marr parcer, the

Page 3 of 15
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Cherrymart Outlot and the Remaindei parcel, ES each Ray, in thefuture, be split into two or more separate and distinct taxparcels; and (ir) as used in all other Articles of the REA, theterm "Deveroper" shalr mean and include onty the ovrners of anyportion of the Mall parcer or the Remainder parcelr ES the samehdY, in the future, be sprit lnto two or more separate anddistinct tax parcels, and the term "Developerrs Site,' shall meanand incl-ude onry the Mal1 parcer and the Remainder parcerr &sthe same may' in the future, be sptit into two or more separateand distinct tax parcels.

5.
entirety

Section 11.0L (b) of
to read as foLlows:

the REA is hereby amended in its

(b) The owner of the MaIl parcel (the ,,Mall
owner") shall be responsible for the maintenance,repair and replacement of the underground portions ofthe storm drainage system and the Relention pond. Eachowner of a parcel within the shopping center shalr-reimburse the Marl owner for its "pio iut. share,,, ashereinafter defined, of the lrali owner,s cost ofoperating, maintaining, repairing or replacing theRetention pond and related storm drainage facilities.Each owner's "pro rata share,' of such Josts sharl besuch portion of the Marl Owner's total costs as theaggregate Froor Area of the buildings (excruding anyparking structures) located on uu.i owner,s parcelbears to the sum of the Froor Area of atl 0f thebuildings (excluding any parking structures) Locatedwithin the Shopping Cenier. ?he costs of operating,maintaining, repairing or repracing the Retention pondand related storm drainage facilities sharl incrudeall costs and expenses of every kind and nature paidor incurred by the MaIl Owner for such purposeincruding, where applicable and without impliedlimitation, water and- other charges, real estate taxesattributabre to the Retention pond, personaJ. propertytaxes on equipment owned by the uair owner used inpreforming such services, together wj-th theamortization (including interest) of the cost ofacquiring arl such equipment, workmen, s compensationinsurance, arr salaries ano compensation in connectionwith such services (including all fringe benefits) andsupplies. There shalr not be includei in such costsany' initial construction costs of a capital nature,
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depreciation, profit or interest on the MaIl Owner's
investment.

6. Section 12.05 of the REA is hereby amended in its
entirety to read as follows:

12.05 Indemnification: The owner of any parcel
within the Shopping Center (hereinafter referred to as
the "rndemnifying Party") shall indemnify, defend and
hold harmless each other Owner of a parcel within the
Shopping Center, and its officers, directors, members,
managers, agents, employees, tenants, guests and
invitees (each, ED "Indemnified Party") from and
aqainst any and aII liabilities, obligations, demands,
penalties, claims, costs, damages, Iosses and expenses
(including, without implied Iimitation, reasonable
fees and expenses of attorneys, expert witnesses and
other consultants) which may be imposed upon, incu.rred
by or asserted against an Indemnified Party by reason
of the act or neglect of the lndemnifying Party, its
agents and employees. In the event any such claim is
asserted against an Indemnified Party as a result of
any neglect covered by the forgoing indemnification,
the Indemnified Party shalI promptly notify the
Indemnifying Party of the existence of such claim and
the Indemnifying Party shall, Et its sole cost and
expense, undertake the defense of the Indemnified
Party with respect to such claim, and if such defense
be unsuccessful, pay any and all damages as shall be
awarded as a result thereof. In the event the amount
of the liability asserted shall be in excess of the
limits of public liability insurance required by this
Agreement or such other public liabitity insurance as
shaIl be maintained by the Indemnifying Party, then
the defense of such claim shalI be undert,aken by
counsel selected by the Indemnifying Party with the
prlor written approval of the Indemnified Party which
approval shall not be unreasonably withheld.
'l. For all purposes under the REA, the term "Shopping

center" shalr mean and include the TF Parcel, the Marl parcel,
the cherrymart outlot and the Remainder parcelr ds each such
Parcel Rdy, in the future, be split into two or more separate
and distinct tax parcels.

Page 5 of 15
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8. Pursuant to section r0.05 of the REA, vemulaparri
hereby consents to and approves the installation, in'connectionwith .the deveropment of the cherrymart outlot, of a rz" stormsewer line across the Marr parcel in the, location depicted onExhibit E attached hereto-

9. Except as set
full force and effect in

10. This
enforced under

forth above, the REA shall continue in
accordance with its terms.

Amendment shall be
the Laws of the State

construed,
of Michigan.

interpreted and

11. This Amendment constitutes the entire agreementbetween the parties hereto with respect to the matters describedherein. The parties do not rely ,pon any statement, promise orrepresentation not herein expressed periaining to the mattersdescribed herein, and this Agreement once executed and deliveredshall not be modified or artered in any respect except by awriting executed and delivered in the same manne.r as required bythis document.

L2. The easements, restrictions, benefits and obligationsunder this Amendment shall create mutual benefits and servitudesrunning with the land. This Amendment shalr bind and inure tothe benefit of the parties heret,o, their respective heirs,xepresentatives, ressees, successors and assigns. The singularnumber incrudes the prural and the masculine gender incrudes thefeminine and neuter.

1"3. This Amendment
counterparts each of which
and the same instrument.

may be executed in
in the aggregate shall

one or more
constitute one

Remainder of page left blank jntentionally
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SIGNATURE PAGE
F'OR

FOURTII AMENDMENT TO RECTPROCAI EASEMENT AGREEI.{ENT
CHERRYLAND MALI

GARFIETD TOV{NSHIP, MICHIGAN

TF PARCEL

IN WITNESS I{HEREOF' the Parties have caused this Fourth
Amendment to Reci-procal Easement Agreement to be executed
effective as of the day and year first above written.

TE'TRAVERSE CITY MI LLC,
a Delaware limited U-ability company

By:
Name:
Ti-tl-e:

srArE ov fl,^rr{
f n't1

)

)ss
)COUNTY OF

THE FOREGOING FOTTRTH AT.'ENDMENT TO
before me on

RECIPROCJIL EASEMENT
this tA da ofAGREEMENT Was

{*.,*-!,
of TF TRAVERS1
company.

acknow
202L,

CTTY
by arhhtu
MI LLC' aDe

Nota ry Public
State of
County of
My Commiss
Acting in

reszQfi/fuAZL
County
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OFFICIAL SEAL
SCOTT NIERMAN

NOTARY PUBLIC - STATE OF ILLINOIS
MY COMMISS|ON EXP|RES:0BPZ22
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SIGNATURE PAGE
FOR

FOURTH AMENDMENT TO RECIPROCAL EASEMENT AGREEMENT
CHERRYLAND MALL

GARFIELD TOWNSHIP, MICHIGAN

CHERRYMART PARCEL

rN wrrNEss r{IlEREoF, the parties have caused this Fourth
Amendment to Reciprocal Easement Agreement to be executed
effective as of the day and year first above written.
cHERRt'!{ARlr ASSOCTATES, LLC

By: h-/
Name:
Title:

STATE OF

COUNTY OF

THE FOURTH AI,IEIIDMENT TO RECIPROCAL EASEMENTwas acknowle befor o this 1L da of
Cherr rt

202L, by
Associates, LLC, a Michigan limited Iiabil ty

company.

cc

ladi<

..\ )

j

a

:

\
') -r .t.'-'*1 ;.-r

:- '- t .'-)
-.- . r5',.s

.\ 1..\\(Notary P

State of
County o
My Commi
Acting i

piresz 3/tl /
County

I

f
ssi
n

Prepared bv and Return to:

Alan J. Schwartz, Esq.
Jacob e weingarten, P.c.
25800 Northwestern Highway,
Southfield, Michigan 48075

Suite 500
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CA RO LYN M D EW
NOTAR Y PUEt tc s TAT E OF MICHIGAN

c0U NTY OF WAYN E
My commi ssion Expires March l l,

in the County ol Wayno
2029

Aciing
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SIGNATURE PAGE
FOR

FOURTH AMENDMENT TO RECIPROCAL EASEMENT AGREEMENT
CHERRYLAND MALL

GARFIELD TOWNSHIP, MICHIGAN

MALL PARCEL

IN I{ITDIESS I|IIEREOF, the Parties have caused this Fourth
Amendment to Reci-procal Easement Agreement to be executed
effective as of the day and year first above written.

SASIKAI.A

0hrnSTATE OF

COUNTY OF Du{lr
THE

AGREEMENT

DD.

FOREGOTNG FOT'REH AMIIIIDMENT TO RECIPROCAL E.ASEMENT
was acknowledged before me on this 5H* day of

, 2021, by Sasikala Vermulapalli, individually.

\af{|n;o fYl-v,,"tto-
x@Ary Publ
Sdate of
County of
My Commiss
Acting in

ion Expiresz A/
Harnr \{en -c

v

/2t
ounty

JO MAHIE MINGUA
NOTARY PUBLIC
STATE OF OHIO
Comm. ExPires

o4-o3'2021
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EXHIBIT A

LECAL DESCRIPTXON OE. !F PIRCEL

Land located in the Township of Garfield:
LOTS 1 3 4 AND 5 OF WEDGEWOOD ALSO LOTS 42 43 AND 44 OF rIRSTADDITION TO WEDGEWOOD ALSO PRT OF SE I/4 SEC !4 T2?N-R11W T{OREFULLY DESCRIBED AS BEG AT SE COR SAID LOT 1 TH S 89-52-23 W 1OO'TH N 00-29*07 w 200' TH N 89-59-3? i/i 94.-ro' TH N 00_20_5? !{ 300,TH N 0A-25-27 rg 219.92, TH s 89-59-07 E :'g3.g2' TH N 00_27_57 }01r.. 67' TH N 44-59-13 E 152. 50' TH S 45-00_4? E 224.5.r ' TH N 44_38-18 E 3.72', TH S 45-2L-42 E 114.01, TH N 44-44-4-t E 0.66' TH S45-06-2'1 E 68.54's 45-03-11 t.l 36.25'TH S 45_19_16 E 69.07,THs 45*00-37 oo L43.99' TH S 89-58-03 }o 61.-?g,TH S 00_05_47 E ?B'TH S 89-54-1-3 vi 18?.33' TH S 0o-09-3? E 343.r.5, TH S Bg_52_23 Vi60.33'TH S OO-27-57 E r7,TO poB EXC W Bg.B3'oF LO? 1WEDGEWOOD (PART 1) ALSO COM AT SE COR SAID LOT 1. TH S Bg-52-23 Wl-00'TH N 00-29-07 oo 200' TH N g9-59-3? no 94.70' TH N 00_20_5? oo300' TH N 00-z 5-21 t/i 21g .gz, TH s 89-59-07 E rg3. 92, TH N oo_21_57 w 11.67' TH N 44-59-13 E 152.60' TH S 45-00-4? E 224.5.r, TH N44-39-19 E 3.Lz', TH S 45-27-42 E 114.01, TH N 44-44_41 E 0.66,TH S 45-06-27 E 68.54' TO poB TH S 45-06-27 E 69.04,TH S 45_0_37' !{ 35.99' TH SE TO pOrNT A rH N 45_19_16 v{ 69.07 TH N 45_03_11. E 36.25' TO POB ALSO COMM POINT A TH S 45-0-3? W 53.13 TO POBTH S 45-03-55 E 185.33'TH N 45--01-47 E r24.6L'TH S 45_02-54 E267-12' s 0-05-40 E 33.54' TH S B9-54-20 w 358.35' TH N 0_06_52w 41'-39', TH N 45-02-05 vI 64.0g' s B9-48-5? 9i 29.67 TH N 0_11-03w 0.58t TH S gg-48-5? l{ 71.r.6' TH N 0-0_44 vo 37.54' TH S 89_53_06 w 35.74' TH N 0-5-47 oo 77, TH N B9*5g-03 E 67.-7g, TH N 45_0_37 E 90.96' TO POB

Tax Parcel Id: 2g-05-014_049_10

Commonly known as: IZI2 W South Airport Rd.

Page 10 of 15
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EXIIIBIT B

LEGAI, DESCRIPTION OF CHERRT-IIARI PAR,CEL

Land located in the Township of Garfield:

Part of the Northeast l/4 of the southeast L/4 of section !4,
Town 27 North, Range 1i. vrest, GarfieJ-d Township, Grand Traverse
county, Michigan, more fulry described as: commencing at the
East l/4 corner of section L4, Town 2'l North, Range 11 west,
Garfierd Township, Grand Traverse county, Michigan; thence west,
50 feet along the East and west ll4 rine of said section 14 to
the point of beginning of this description,. thence continuing
due west, 975.00 feet along said East and vlest t/4 rine of
section L4; thence due south, Lzo feet, thence south 45 degrees
00 minutes 00 seconds East, 431.33 feet; thence due East, 150
feet; thence due south, 15.0 feet,. thence due gast, 60.00 feet;
thence North, ?8.76 feet to a point on the ext,ended originar K-
Mart building line as it existed before demolition; thence North
89 degrees 56 minutes 4s seconds East, 189.93 feet arong said
originar building line extended; thence south 00 degrees 03
minutes 15 seconds East, 65.00 feet,. thence south g9 degrees 56
minutes 45 seconds west, 160.00 feet; thence south , L-lg.-tg f eet,.
thence south 45 degrees 00 minutes 00 seconds East 319.20 feet;
thence due East, 2L3 feet; thence North 00 degrees 32 minutes l0
seconds west, 880 feet to the point of beginning of thisdescription. containing 12.2t acres of rand and subject to
easements and restrictions of record or otherwise.
Tax ParceL ld: 28-05-014-049-01

Commonly known as: ljIZ South Garfield Road

Page 1-1 of 15
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EXHTBIT C

LEGAT DESCRIPTTON OF !4ALIJ PARCEL

Land located in the Township of Garfield:

COM SE COR NE I/4 SE L/4 SEC 14 T27N Rl1W TH W 540.52' & N 50'
TO POB TH CON'T N 253.54I TH N 45 DEG 3' W 261.I2, TH S 45 DEG2t !! 1.24.6L ' TH N 45 DEG 4t vl 1g5. 33' TH N 45 DEG 1' E 11g.12'
TH N 45 DEG W 5OI N 45 DEG E 1O].' S 45 DEG E 37' N 45 DEG E 50'
N 45 DEG W 37' N 45 DEG E ?O' N 45 DEG W 70' N 45 DEG E 70' S 45
DEG E 20' E 150' S ].5' E 60' TH N 28.'16' TH N 89 DEG 57, E189.93' TH TH S O DEG 3I E 65' TH S B9 DEG 57' V{ 160' TH S178.78' TH S 45 DEG E 3]-B.2I TH E 2!3'S TH S 50'TH S 89 DEG58' I/i 215' TH s 0 DEG 32' E 205' TH s g9 DEG 5g, w 245.0s' TH sO DEG 32' E 145' TH W 30' TO POB ALSO BEG NW COR NE L/4 SE 7/4TH E 3OO' TH S L2O' TH S 45 DEG W 323.L2I TH S 45 DEG E 60.93'TH S 44 DEG 59' W L52.6I TH N 498.08 TO POB ALSO LOT 4L ADN St/2 LOT 40 FIRST ADD'N TO WEDGEWOOD SUBDN

Tax Parcel Id: 2g-05-014-049-00 ,

Commonly known as: L14g W. South Airport Rd.

Land located in the Tobrnship of Garfield:
PRT NE L/4 OE SE !/4 SEC 14 T2?N R1lW COM 540.05,
SE COR TH W 140' TH S 145' TH W 540, TH N 242.22'30' TH E 370' TH S 67.221 TO POB.

Tax Parcel Id: 2B-05-OL4_O4g-02

I/0 & Lgsl
TH E 3l-0'

NOF
THS

Commonly known as: II44 W. South Airport Rd.

Land located in the Township of Garfield:
COM SW COR NE1/4 SE|,/; SEC t4 T2?N R11W TH N 50' TH E 106.59' TOPOB TH N OODEG 1O'W 242.22' TH E 310' TH N OODEG ?'W 11.39, TH i{45DEG 02'W 64.09'TH S ggDEG 49'vo 29.67'TH N 00DEG il-'w.5g,THS 89DEG 49'W 71.16, TH N 3?.54,TH S ggpnC 53,r,1 35.?4, TH S

page LZ of Ls

Grand Traverse County Register of Deeds 2021R-06183 Pg# 12



0oDEG 06,E 1'TH s 89DEG 54'W L8?.33'TH S 00DEG Lo'E 343'15'

N g2DEc 25'E 46.59' TO POB (DESC CORR 9/Lt/L3 DUE TO OVERLAP)

Tax Parcel Id: 28-05-0L4-049-03

Commonly known as: 1146 W. South Airport Rd'

TH

Land located in the Township of Garfield:

coM E L/4 COR SEC L4 T2?N R11W TH W 1025.07' S 120' To POB S 45

DEG W 323.L2 S 45 DEG E 285.5' N 4A DEG 38' E 3,L2' S 45 DEG 2L'

E 1L4.01' s 44 DEG 44', E 66' S 45 DEG 6r E 68.54' N 45 DEG E 29'

N 45 DEG W 50' N 45 DEG E ].0]-' S 45 DEG E 3?' N 45 DEG E 50' N

45 DEG VI 37'N 45 DEG E ?O' N 45 DEG W ?O' N 45 DEG E 70' N 45

DEG W 411.33I TO POB.

Tax Parcel Id: 05-014-049-08

Commonly known as: 1776 S. Garfield Ave

Page 13 of 15
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See attached.

EXHXBIT D

CHERRY'IIIRIT SITE PIAT{

Page L4 of 15
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E:risting Parcel Description
(Per Deed Uber 17t4, Page655, recorded date November07,2OO2l'

Part of the Northeast 1/4.ofthe Southeast V4 of Section tr4 To$rn 2? North, Rang€ 11 west, Garfield Township, crand
Travelte County, [Uichigan, more fully descr;bed as:.Comrhenclng atthe Epst 1/4 corner of Sdtlon 14 Town 27 North, Range
11 West, Gerfield Township, Grand TraverEe C4iunty, Michigan; thence West 50 feet along the Eatt and lvest U4 line of eaid

Section tr4 to the p"oint of beginning of this description; thence continuing due W€st975.00feet alongsaid Eastand west 1/4
line ofSection 14;thence duesouth l2Ofeet; th€nce South 45 degrees00 minutesb0 seconds Es$ 43133 feet; thence due
East 150 feet; thence due Sordh 15,0 feet; thence due East 60.{X}feet thence North 28,76 feet to a poirit.on the extended
original K-Mait building line as it eldsted before demolition; thence North 89 degrees 56 minuter 45 secoilds Eest 189.93 feet
along nid original building line extended; thence South 0G degrees 03 minutes 15 seconds East 65.00 feet; thenre South,89
degr€es 56 minutEs 45 seconds We.st l60.Oofeet; thence South 178;78 feet; thence South 45 degrees0Orninutesoo seronds
East 318,2O fee! thence fire East 213 feeb thence North O0.degr€es 32 minutes 1O secondr West 88O f€€t to the point of
begiftning ofthis description Contgining epproximatily 12.21 ecres of land and subject to'easements and restriltions of
ricord.or othenflise.

O,a3 Acres Split Parcel Description
A parcel of land located in Northeast 1/4 ofthe Southeast il4 ol sedlon 14, Town 27 North, Range 11 West, Garfield
Torvnship, Grand Traverse county, MichiBary dp.cribqd as beingthe South lTofeet of the fast z]jj feet ofthe parcel oflaid

, described and conveyed,ln thb Quit Claim Deed r€corded in Liber 1774, Page.651 Grend Treveq+ County Register of Deeds,
.Said pay'cel ii atso, desciibed'bs: Coirrnencing at the tast U4 Coiner of Section 14; thence l{test along the East and tVest Uil
iine ofsection 14 S0feet; thence South'0o degrees 32 minutes 1.0 seconds Ee*, ?10 feetto the ioint ofBeginnifigj thefice
continuing south 00 degr€es 32 minutes 10 seconds East '1.70 het; thence West, 213 feet; thence.North {X}.degrees 3}
.minutes.l0 seconds Wes!. 17O feeq thence East 213 feetto the Point of Beginning, Containing approximatety 0.83 acres of
land and stbiectto eas€ments"nd reskictions of r.ecord or othentrige,

Remainder Parcel Description
Partofthe Noiihe?st'L/4 of the southeast U4ofSection 14, Town 27 North, Rahge 11 west. Garfield Torvnship, Grand
Traverse County, Michigen, more fully described ai: CommenCing at the East 1/4 comer sf SEciion 14, Torirn 27 North, R'ange

.11 West, Garfield Township" Cirand.Traverse County, Michigerq thence.West sofeet along the East and West 1y'4 line of said

Section 14 to the poiht of begtnning of this description; thence continuing du€ We*975.00fuet alongsaid East and West Ll4
line bfigection 14; thene due Soi.rth 120 feet'thencd.south 45 degreEs O0 minutero0 SecondsEastrK!133 feet tft€nee due
East, 150 feet thence.due South,15:0.feet; ilrence due Eist 60.00 feetthence North.28.76 feetto a point on the extendid
orilinat K-Mart briilding line a! it existed before dirholition; thence North $9 deglees 56 rninutes 45 seconds East 189.93 fegt
'atbng said original buddiqlineextended; thente.south O0'degrees 03 minutg 15 seconds East 65.0$.f€etrthence.soutti.Sg
degr€es 56 miirutes.gs seionds West'160.00 feet;thence south U8.78 feet thence South 45 degreeso0 minutes 00 seconds

East 318.20 feet; thence due East 2.13 feet; thence North 0O degr€e5 32 minutes.lo seconds.West 88tl feet to the point of.

beginnlng of this deecrlption. B(CEpT tFIe South .170 feet of the East 213 feet, Containing 11.38 acres of land and subject to
easemEnts:and restrictions of record or othenirtise.
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See attached.

EXHIBII E

APPROVED I.oCATXON OF STORM SETIER LINE
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Chelsea Y. Kleinhans

From:
Sent:
To:
Cc:

Subject:
Attachments:

Mike Green < Mgreen@garfield-twp.com >

Tuesday, January 25,2022 4:18 PM

Chelsea Y. Kleinhans

Brad A. Fowler;John Sych; Steve Hannon

RE:Wendy's Site 13204

S KM-C300i 2 201 25 17 030. pdf; c herryl a nd-si g n p la n. pdf

Good afternoon,

After careful consideration of the information you have provided, I am writing to inform you that I am unable to approve

the requested sign permit at this time. Although such signs are permitted by right pursuant to Section 630.G(2), it is my

understanding that such approvals shall be based on an approved sign plan meeting the standards in Table 956.4(22) of

the Zoning Ordinance. Further, the sign plan shall be reviewed by the Planning Commission as part of an overall

development plan for the Cherryland Center as laid out in Section322 of the Zoning Ordinance. I have attached relevant

sections of the Zoning Ordinance as well as the previously approved Cherryland Center Sign Plan for your

reference. Feel free to contact me if you have any questions about this communication.

Sincerely,

Michael Green, Zoning Administrator
Charter Township of Garfield
Phone: 23t-94t-L62O
Fax:231-941-1588

From: Chelsea Y. Kleinhans <CKleinha ns@mikameyers.com>

Sent: Thursday, January 20,202211:07 AM
To: Mike Green <Mgreen@garfield-twp.com>
Cc: Brad A. Fowler <BFowler@mikameyers.com>

Subject: Wendy's Site 13204

Mr. Green,

Please see the attached correspondence and enclosures from Mr. Fowler.

Thank you!

Mika Meyers-"
Chelsea Kleinhans, Secretary to Ross A. Leisman, Douglas A. Donnell and Bradley A. Fowler
Mika Meyers PLC
900 Monroe Avenue NW
Grand Rapids, M149503
Tel: 61 6-632-8000
Fax: 616-632-8002

Direct: 616-632-8073
E-mail: ckleinhans@mikameyers.com

1



Mika Meyers.,. 9OO Monroe Ave NW Grand Rapids. Ml 49503
Tel (616) 632-8000 Fax (616) 632-8002
Web mikameyers.com

Attorneys at Law

Richard M. Vvilson, Jr.

Daniel R. Kubiak
Scott E. Dwyer
\flilliam A. Horn5

Neil L. Kimball

George V. Saylor, lll
Elizabelh K. Bransdorfer
John C. Arndts
James F. Scales

Ross A. Leisman
Neil P. Jansen
Daniel J. Parmeter, Jr.

Mark E. Netlleton2

Nathaniel R. Wolf
Jennifer A. Puplava
Benjamin A. Zainea
Christopher D. Matthysse
Ronald M. Redick

Kimberly M. Largel
Nikole L. Canute3

Daniel J. Broxup
Joshua D. Beard

Bradley A. Fowler
Curtis L. UndeMood
Dominic T. Clolinger
Alexander P. Henderson
Kaihryn M. Zoller

Of Counsel
James R. Brown

John M. Devries
Michael C. Haines

James K. White
Fredric N. Goldberg
John H. Grelzinger
Douglas A. Donnell4

Mark A. Van Allsburg
David S. Lefere

Also Admitted in
l Delaware
2 lllinois
3 New York
a Ohio
5 \Msconsin

January 20,2022

Mr. Michael Green
Zoning Administrator
Garfield Township
3848 Veterans Drive
Traverse City, MI 49684

Re: Wendy's Site # 13204 - Sign Permit Application

Dear Mr. Green

This firm represents Wendy's in connection with its sign permit application for store
#13204located at 1686 S. Garfield Ave., Traverse City, MI 59686 (the Cherryland Mall). It has
come to our attention that you are refusing to process Wendy's permit application unless Wendy's
obtains signed authorizations from the other property owners in the C-P Planned Shopping Center
District stating that they understand they are giving up the ability to place other shopping center
signage at the entrance on Garfield Ave.

First, wriffen permission from the other property owners in the Cherryland Mall complex
for Wendy's to erect a free-standing sign on the property has already been obtained. In connection
with the development of the Wendy's store, all of the property owners in the mall complex
executed an amendment to their Reciprocal Easement Agreement. The amendment, which has
been recorded with the Grand Traverse County Register of Deeds, is enclosed for your reference.
It contains the following provision atparagraph 3(c):

(c) In connection with the development the Cherrymart Outlot, Cherrymart (or
its assigns) may install one or more signs, including, without limitation, a pylon
sign or signs, in such location or locations (including, without limitation, above the
surface of any portion of the Parking Lot Improvements), and having such
dimensions and designs, as shall be determined by Cherrymart (or its assigns), in
its reasonable discretion; provided, howevero each such sign must be in compliance
with all applicable governmental laws, ordinances and requirements, including,
without limitation, the applicable zoning ordinances, and the Parcel owner shall be

030s3477 |



Mr. Michael Green
January 20,2022
Page2

responsible for securing all governmental approvals which may be required for such
sign or signs.

Pursuant to the above provision in the Reciprocal Easement Agreement, Wendy's, as the
assign of Cherrymart Associates LLC, has already been granted the right by all of the other
property owners in the Cherryland Mall Complex to install a sign in the location depicted in the
permit application. Additional permission would be needlessly duplicative and overly
burdensome.

Moreover, I would point out that there is nothing in the Township's zoning ordinance
requiring property owners in the C-P district to provide wriffen consent from all other property
owners in the district as a condition of obtaining a sign permit. To the contrary, Section 630(RX2)
sets forth the requirements for a sign permit application. Those enumerated requirements are
limited to providing an illustrated site-plan containing the following elements: (a) sign type; (b)
dimensional characteristics; (c) materials, appearance, and lighting; (d) relationship to buildings
or structures; (e) setbacks from rights-of-way; and (f) locations of any existing signage. Wendy's
permit application contains each of those elements and is therefore administratively complete.
Consent from other property owners in the development and/or district is not a required element
of a permit application in the zoning ordinance.

Upon receiving a complete application containing all of the above elements, the ordinance
requires that you as the Zoning Administrator review the application for compliance with the
zoning ordinance within 10 business days (See Section 630(R)(3). Ifthe application is compliant,
the zoning ordinance explicitly provides that you "shalt' issue a sign permit to the applicant (See

Section 630(RX4). The ordinance does not grant you any discretion to impose additional
requirements for permit applications not enumerated in the ordinance.

As you are no doubt aware, under Section 630(GX2Xb)(ii) of the ordinance, commercial
uses in the C-P Planned Shopping Center district are permitted by right to have one free standing
monument sign located at each roadway entrance to the development. Wendy's, as a commercial
use, is therefore entitled to have such a sign. That right has been confirmed and agreed to by the
other property owners in the mall complex.

03053477 |



Mr. Michael Green
January 20,2022
Page 3

Accordingly, we have enclosed and are hereby resubmitting the sign permit application
dated I L/31/2021on behalf of Wendy's. We respectfully request that you review the application
for compliance with the sign standards in the zoning ordinance within 10 business days as required
and issue a permit. Alternatively, we request that you forward this sign application to the Planning
Commission for their review and approval pursuant to Section 630(RX5) of the zoning ordinance.

Very Truly Yours,

A.F
Enclosure
Sent by e-mail
cc: Kristen Buter

Tom Amor
Ana Pelhank
Michael Anderson

030s3477 1



Meijer 33 Remodel PUD Minor Amendment – June 8, 2022 Planning Commission 

Page 1 of 8 
K:\Plan\Applications\2022\PUD-1997-01-F Meijer PUD Minor Amendment\Step 3 - Staff Review\PD Report 2022-49 Meijer 33 Remodel PUD Minor 

Amendment.docx

Charter Township of Garfield 
Planning Department Report No. 2022-49 

Prepared: June 1, 2022 Pages:  8 
Meeting: June 8, 2022 Attachments: 
Subject: Meijer 33 Remodel PUD Minor Amendment 
File No. PUD-1997-01-F Parcel No. 05-016-009-00 
Applicant: Meijer Inc. 
Agent: Jon Ledy PE, Paradigm Design Inc. 
Owner: Meijer Inc. 

SUBJECT PROPERTY: 
The Meijer Planned Unit Development (PUD) is located at 3955 North U.S. 31 South, between Franke and 
Silver Lake Roads. Meijer covers a total of 44.97 acres with 29.45 acres in Garfield Township and 15.52 
acres in Traverse City. The PUD was granted approval in 1997. Since 1997, three amendments have been 
approved. The Meijer store building is 255,007 square feet with a detached 2,127 square foot gas station 
building for a total of 257,134 square feet. 

Aerial image of subject property (highlighted in blue) 

PURPOSE OF APPLICATION: 
Meijer is proposing the following primary changes: 

• Completely remodel the store interior
• Update building façades
• Reconfigure and expand the pharmacy drive-through
• Install new stormwater improvements, including a stormwater infiltration system
• Repave the east (main) parking lot and entry drives

7a.

http://www.garfield-twp.com/default.aspx
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The entire project is referenced by the applicant as the Meijer 33 Remodel. While there are several changes 
planned for the site, there are no new uses nor sizeable building expansions.  The proposed changes as 
submitted in the application have been determined to be a Minor Amendment to the PUD pursuant to 
Section 423 of the Zoning Ordinance. 
 
SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:  
In approving any special use permit or amendment pursuant to Section 423 of the Zoning Ordinance, the 
Planning Commission may impose such reasonable standards, conditions, or requirements, in addition to 
or that supersede any standard specified in this ordinance, as it may deem necessary to protect the public 
interest and welfare. Such additional standards may include, but need not be limited to: 
 

a) Financing; 
b) Availability of adequate public facilities or services; 
c) Dedication of land; 
d) Reservation of land; 
e) Creation of special assessment districts; 
f) Creation of restrictive covenants or easements; 
g) Special setbacks; 
h) Yard requirements; 
i) Increased screening or landscaping requirements; 
j) Area requirements; 
k) Development phasing; or 
l) Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of 

environmentally sensitive areas, and similar characteristics. 
 

SITE PLAN ELEMENTS: 
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 
 
Bike Paths and Sidewalks 
A new bike path is proposed along US-31 with a new 5-foot-wide concrete sidewalk from the proposed 
bike path to the front of the building along the south driveway entrance.  
 
Staff brought attention to the existing pedestrian access from the gas station to the north building entry. 
Currently, it has been observed that parked vehicles can extend into this walkway area, narrowing the space 
available for cyclists and pedestrians. The applicant is proposing traffic blocks or a “traffic deterrent 
system” to keep the walkway clear during non-winter months. Location and details of the proposed blocks 
need to be provided. 
 
Bicycle Racks 
Per Section 522.C. of the Zoning Ordinance, for parking areas with greater than 25 motor vehicle spaces, 
bicycle parking shall be provided on a basis of 2 spaces per 25 motor vehicle spaces.  56 bicycle parking 
spaces are required. 28 spaces are provided at two different locations. 
 
The PUD review affords the Planning Commission the ability to adjust the number of required spaces. 
While the number of bicycle parking spaces is acceptable, the proposed racks must meet ordinance 
requirements including that the bike racks provide two points of bike contact. The proposed bike racks do 
not provide two points of bike contact. Alternate bike racks need to be provided. 
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Ingress/Egress 
The Meijer PUD received an approval from the Township Board on June 26, 1997.  The minutes from the 
Township Board meeting indicate that the “existing curb cut at the traffic signal will be improved and a 
second turn lane will be added.”  This is in reference to the signaled entrance on US-31 near the Meijer gas 
station. The site plan from this time also depicts a second left turn lane at the traffic signal.  Based on this 
information, a second left turn lane at this traffic signal remains a requirement of the prior approval.  
Currently, it has been observed that left turn stacking can back up into the site at peak times.   
 
In discussion with the applicant and as noted in the letter dated May 26, 2022, from Paradigm Design, 
Meijer is looking to coordinate with Michigan Department of Transportation (MDOT) on any 
improvements of the intersection, including new traffic signalization.  Subject to the 1997 condition of 
approval, Section 618 Traffic Impact Reports of the Zoning Ordinance, and understanding that appropriate 
study and design are needed to occur prior to any improvement or traffic reconfiguration, Staff recommends 
that the following condition: 
 

• Study and design of the subject intersection be completed by the applicant by January 1, 2023 in 
conjunction with MDOT. Following that date, a presentation by the applicant of the study and 
design shall be provided to the Township for review and approval. 

• Furthermore, any required improvements as determined by the study and design of the subject 
intersection and as approved by the Township shall be constructed and completed by January 1, 
2024. 
 

Parking 
Following the proposed improvements, a breakdown of the proposed parking for Meijer is as follows: 
 

Location 
Regular 
Spaces 

Barrer Free 
Spaces 

Van Accessible 
Spaces 

Tesla Charging 
Spaces TOTAL 

East (Main) Parking Lot 682 4 20 -- 706 
North Parking Lot (City) 322 -- 4 10 336 
Gas Station Parking Lot 12 -- 1 -- 13 

TOTAL 1,016 4 25 10 1,055 
 
According to Table 5-47 of the Zoning Ordinance for retail stores, the minimum parking required is 1,028 
spaces and the maximum parking permitted is 1,714 spaces. The proposed number of parking spaces is 
1,055. 
 
Landscaping 
Three landscaping islands near the entrance to the building will be removed and replaced with the proposed 
renovations. Three additional island areas in this area will be relandscaped. The new plantings will include 
6 trees, 12 shrubs, and 96 flowering plants. 
 
With the proposed stormwater infiltration system located under the east (main) parking lot, there are six 
bioretention areas proposed along with the east side of the parking lot. The bioretention areas will include 
609 small plants.  
 
The site plan shall state that “All landscaping on the site, new or existing, shall be maintained in good 
condition and no additional landscaping shall be removed.” 
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Lighting 
The applicant is proposing an update to site lighting. At this time, Staff has not received a proposed site 
lighting plan and recommends a condition that Staff review and approve any lighting changes in accordance 
with Section 517 of the Zoning Ordinance. 
 
Signage 
Signage will be reviewed separately by the Township Zoning Administrator. The site plan shall state that 
“Proposed signs are subject to sign permit review and permitting.” 
 
Agency Reviews 
Additional reviews will be needed prior to issuance of any land use permit including but not limited to the 
Township Engineer, Metro Fire, and Grand Traverse County Soil Erosion and Sedimentation Control. 

 
USE STANDARDS – DRIVE-THROUGH: 
For the proposed changes to the pharmacy drive-through, Section 730 of the Zoning Ordinance outlines 
several specific regulations and conditions for drive-in and drive-through uses, including the following: 
 

1. Service and dining may be in automobiles or outdoors, but all other activities shall be carried on 
within a building. 
 
The site plan references improvements to an existing pharmacy drive-through. No other activities 
or services are proposed for the drive-through. 
 

2. A setback of at least sixty (60) feet from the right-of-way line of any existing or proposed street 
shall be maintained. 
 
The proposed entry to the pharmacy drive-through measures 420 feet from the nearest right-of-
way, Franke Road. 
 

3. Ingress and egress points shall be located at least fifty (50) feet from the nearest edge of the traveled 
portion of any intersecting streets. 
 
The pharmacy drive-through is located internally within the Meijer PUD and not near any existing 
roadways. The drive-through is located near an internal intersection within the PUD. The entrance 
to the drive-through is 40 feet south of the internal intersection and the exit from the drive-through 
is 20 feet from the internal intersection. 
 

4. Pedestrian areas shall be clearly marked and maintained. 
 
Pedestrian areas around the pharmacy drive-through are marked with bump posts to delineate the 
vehicle space.  
 

5. Only one (1) ingress-egress drive shall be allowed per major thoroughfare. 
 
There are three existing ingress-egress drives from US-31, a major thoroughfare, and two existing 
ingress-egress drives from Franke Road, a local road.  
 

6. All parking requirements shall comply with Article 5 of this Ordinance. 
 
The parking requirements and compliance are described previously in this report. 
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7. Notwithstanding the dimensional standards of this Ordinance, lots used for drive-in businesses and 
drive-in or drive-through restaurants shall have a minimum width of one hundred (100) feet. 
 
The parcel exceeds 1,300 feet in width. 
 

8. Queuing requirements, drive-in and drive-through businesses shall be designed to accommodate 
the maximum number of queuing vehicles that may be expected to seek service at any one time 
without queuing onto an adjacent thoroughfare, including service drives. The determination as to 
the required queuing spaces shall be established by the Planning Commission based upon the 
anticipated number of vehicles likely to queue while waiting for service. The Planning Commission 
may require more than twelve (12) queuing spaces based upon evidence presented to it, but in no 
event shall the required number of queuing spaces be reduced below twelve (12). 
 
The proposed drive-through lanes will accommodate at least 12 queuing spaces. 
 

9. Notwithstanding the provisions of this section, the queuing of vehicles onto the traveled portion of 
a public roadway providing access to the business establishment such that queuing interferes to an 
extent with the free flow of traffic on the traveled portion of that roadway shall subject the Special 
Use Permit holder to enforcement action, including fines, injunctive relief and/or revocation of the 
Special Use Permit. 
 
Since the drive-through exceeds 400 feet from the nearest public roadway, this situation is not 
expected to create queuing problems. However, this requirement shall be enforced as needed as 
part of the operation of the site. 
 

10. The site shall have been found to be a suitable site for a drive-in or drive-through establishment, 
with regard to traffic safety, by a registered engineer with an educational specialization in traffic 
engineering. 
 
A letter dated May 26, 2022 from Paradigm Design included a memorandum from Stephen Orosz, 
PE, Civil/Traffic Engineer which provided comments on the design and provided a revised design. 
Credentials from the engineer are needed as required by this Section. 

 
 Other Meijer Pharmacy Drive-Through Examples 

 
As requested by Staff, the applicant provided other examples of similar pharmacy drive-throughs 
at other Meijer locations. Examples in Ann Arbor and Portage were provided. One of the concerns 
by Staff regarding the proposed redesign of the drive-through is access into the drive-through by 
drivers heading north along the drive fronting the Meijer store. As currently proposed, the 
configuration does not allow entry into the queuing lane. The Ann Arbor example below provides 
an easier access and better location for queuing vehicles. 
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Meijer 64 – Ann Arbor, MI 

Meijer 64 – Ann Arbor, MI 

Meijer 22 – Portage, MI 
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FINDINGS: 
A review of the criteria in Section 423.G(4)(b) of the Zoning Ordinance offers the following findings: 

(i) No previous amendments have been granted that, together with the proposed amendment,
would exceed the standards of this section;

This is the fourth amendment to the Meijer PUD since 1997. Previous amendments include: 
• 1999: Bank sign addition
• 2003: Starbucks sign addition
• 2009: Pharmacy drive-through and additional signage

For this amendment, Meijer is proposing the following primary changes: 
• Completely remodel the interior of its store
• Update the building façade
• Reconfigure and expand the pharmacy drive-through
• Install new stormwater improvements, including a water infiltration system

The previous amendments with this proposed Minor Amendment do not exceed the 
standards of this section. 

(ii) There will be no detrimental impact on any adjacent property caused by significant change in
the appearance or use of the property or any other contributing factor;

The pharmacy drive-through is part of the internal site and the building. It is not expected 
to create any detrimental impact on adjacent property. 

(iii) Nothing in the currently valid special use permit precludes or otherwise limits such
expansion or enlargement;

While there are several changes planned for the site, there are no new uses nor sizeable 
building expansions.  The current PUD approval does not restrict or prevent the proposed 
improvements. 

(iv) The proposal conforms to this ordinance and is in keeping with the spirit and intent of the
master plan; and

The proposed changes provide for improved operation of the site and enhanced stormwater 
quality through a new infiltration system. These changes conform to the Zoning Ordinance 
and are in keeping with the spirit and intent of the Master Plan. 

(v) The amendment proposes no increase in density

The PUD contains no residential dwellings. 

ACTION REQUESTED: 
For this application for a Minor Amendment of a PUD, the Planning Commission is the final approval 
authority. Following an opportunity for applicant presentation and Planning Commission discussion, if the 
Commission is prepared to make a decision, the following separate motions in support of approval are 
offered for consideration: 
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THAT Findings of Fact for application PUD-1997-01-F, included in PD Report 2022-64 
and forming part of this motion, BE APPROVED. 

THAT application PUD-1997-01-F, submitted by Meijer to completely remodel the store 
interior, update building façades, reconfigure and expand the pharmacy drive-through, and 
install new stormwater improvements, including a water infiltration system, for the Meijer 
PUD on parcel 05-016-009-00, BE APPROVED with the following conditions: 

1. Location and details of the proposed traffic blocks need to be provided.
2. Alternate bike racks need to be provided.
3. Subject to the 1997 condition of approval, Section 618 of the Zoning Ordinance,

and understanding that appropriate study and design are needed to occur prior to
any improvement or traffic reconfiguration, the following requirements apply to
the signaled driveway entrance on US-31:

a. Study and design of the subject intersection be completed by the applicant
by January 1, 2023 in conjunction with MDOT. Following that date, a
presentation by the applicant of the study and design shall be provided to
the Township for review and approval.

b. Furthermore, any required improvements as determined by the study and
design of the subject intersection and as approved by the Township shall
be constructed and completed by January 1, 2024.

4. The site plan shall state that “All landscaping on the site, new or existing, shall be
maintained in good condition and no additional landscaping shall be removed.”

5. Staff review and approval of any lighting changes in accordance with Section 517
of the Zoning Ordinance.

6. The site plan shall state that “Proposed signs are subject to sign permit review and
permitting.”

7. Credentials from the engineer are needed as required by Section 730 of the Zoning
Ordinance.

8. All agency reviews, including review by the Township Engineer, shall be received,
and deemed compliant prior to issuing a Land Use Permit or Building Permit.

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

Attachments: 
1. Letter from Paradigm Design – dated May 26, 2022.
2. Site Plan Set from Paradigm Design – dated May 26, 2022, including façade renderings.
3. Site Plan Set from Drummond Carpenter – dated May 11, 2022.



 

 

May 26, 2022 
 
 
Stephen M Hannon 
Deputy Planning Director 
Charter Township of Garfield 
3848 Veterans Drive 
Traverse City, MI 49684 
(231) 941-1620 
 
Re: Plan Review Response 
 Meijer Store Remodel 
 3955 US-31 South 

PD Project #2111126GR 
 

Dear Stephen:  
 
We are in receipt of your plan review letter dated 5/12/2022. To follow up on the video call we had 
on Monday the 23rd, we offer the following comments: 
 
1. We acknowledge that the minor PUD amendment request will open all aspects of the 

original PUD structure from 1997.  The overall project presented is the combination of a 
building remodel with documentation from Paradigm Design, as well as stormwater 
improvement, and water infiltration system designed by Drummond Carpenter, which is part 
of larger Kid Creek Watershed improvement grant that goes beyond just Meijer’s property.  
Per our conversation, Meijer will have a separate site lighting replacement project, which is 
being developed by another engineering consultant.  They will submit documents soon.  
Their intent is to replace all fixtures in their current position with new 100% cut off style LED 
lights.  Our project will relocate 5 poles due to the drive and parking lot island rework. 

 
2. We have added the requested bike path along the front property line.  These documents 

have been submitted to MDOT for initial review, and final site plans will incorporate any 
required revisions from that separate review.  We have also added a second pedestrian 
sidewalk connection from the bike path to the south side of the store, which is the busier 
Grocery Entrance.  To this end we will keep the stripped path along the north lot from the 
Gas Station to the Pharmacy / Garden Center side as is, but add traffic blocks of some type 
to help keep the path clear seasonally. 

 
3. We had added (4) bike racks that hold seven bikes each near the entries for a total of (28) 

bike spaces. 
 

4. From discussion, the Landscaping is being split between both Paradigm Design and 
Drummond Carpenter for each of our areas of responsibility.  In terms of greenspace, most 
all internal parking lot islands that are being affected will be replaced on a one for one basis.  
While this is a net even, given the landscape material being added for the underground 
storage infiltration system, there is significantly more plantings within the equal amount of 
greenspace.   



 

 

 
5. The revise plans will include expanded parking information for spaces that are within 

Garfield Township’s boundaries, as well as spaces in the northern lot within Traverse City.  
Grand total of 1,055 spaces, including HCP, Tesla Superchargers and regular vehicle spots 
are contained on the whole site. 

 
6. Minor revisions to the Pharmacy drive have been made and a cross walk connection to the 

northern parking lot added.  While not on your review letter, we have added improvements 
to the bus stop shelter on the north side as well.  Attached to this document are both a 
narrative from our traffic Engineer, Steve Orosz, with additional traffic commentary, as well 
as two examples of similar Pharmacy Drive lanes recently built in Ann Arbor and Portage, 
Michigan. 

 
7. The existing intersection on the north curb cut is still in discussion as for intent.  Per our 

conversation, we believe MDOT is planning for a larger traffic signalization upgrade project 
along this section of US-31, and we are trying to obtain information on the scope and 
schedule of that project, and to see what improvements proposed will be acceptable to 
MDOT.  We request that Township look to add this improvement as a condition to the PUD 
review, knowing that the duration of design of anything related to MDOT right of way is 
beyond the preferred start time of our combined project.  A condition to this effect should 
satisfy the Township’s concern with the operation of this access and traffic study will be 
addressed with the MDOT signalization modernization project. 

 

Please find attached the updated drawings from both engineers, as well as renderings of the 
store and gas station for distribution to the Commission Members in time for the June 8th 
meeting. 
 
I trust that our responses adequately address your concerns. Please feel free to contact our 
office at (616) 785-5656 if you have any questions or further comment. 
 
Sincerely, 
 
PARADIGM DESIGN 
 
 
 
Steven Douglas 
Senior Project Manager 
 
Cc: John Sych – Garfield Township 
 Mike Green – Garfield Township 

Becky Fedewa – Meijer 
 Jeff Caligiuri – Meijer 
 Phillip Quarterly – Meijer 
 Don Carpenter – Drummond Carpenter 
 Jon Ledy – Paradigm Design 
 Steve Orosz – Paradigm Design 
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Meijer 22 - Portage, MI
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EXISTING MEIJER STORE
255,007 SF

FINISH FLOOR = 636.17

ZONED:  C-P & C-G

LEGAL DESCRIPTION:
PARCEL  05-016-009-00

Tax Description
COM N 1/4 COR SEC 16 T27N R11W TH N 88 DEG 03' E 1057.62' TH S 18 DEG 57' E 178.44' TH S 46 DEG 42'W 90' TH S 70 DEG 30'
W 28.18' TH S 62 DEG 42' E 108.82' TH S 37 DEG 4' W 114.25' TH N 52 DEG 55' W 30' TH S 37 DEG 4' W 20' TH S 52 DEG 55' E 30'
TH S 37 DEG 4' W 13.42' TH SWLY 447.78' ALG ROW AND ARC OF 5729.65' CURVE TO LEFT (CHORD = S 34 DEG 47'20" W 447.69')
TH SWLY 643.02' ALG ROW AND ARC OF 5804.65' CURVE TO LEFT (CHORD = S 29 DEG 27'55" W 642.69') TH S 88 DEG 10'36" W
457.33' TH N 1314.34' TO POB EXC RD ROW.

CONTAINS 25.13 ACRES.

BENCHMARKS:
BM #1: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 635.67

BM #2: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 631.21

BM #3: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 629.56

BM #4: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 638.17

BM #5: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 633.01

BM #6: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 628.55

BM #7: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 638.43

BM #8: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 638.44

PER AECOM TOPOGRAPHIC SURVEY PROJECT NO. 60648013-2

NOT TO SCALE
SITE LOCATION MAP

3955 N US 31 SOUTH
CITY OF TRAVERSE CITY
GRAND TRAVERSE COUNTY, MICHIGAN

SECTION 16, TOWN 27 N, RANGE 11W
44°44'37" N, 85°38'37" W

PARCEL #: 05-016-009-00
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RESET &
REMODEL

PROJECT NO
CP-22-00033

3955 US-31 SOUTH
TRAVERSE CITY, MI 49684

OWNER

2350 3 MILE RD. N.W.
GRAND RAPIDS, MICHIGAN

CONST MANAGER

C100

EXISTING CONDITIONS

05-04-22 SPA SUBMITTAL
05-26-22 TWP. REVIEW

FLOODPLAIN DATA:
THE ENTIRE SITE IS LABELED "ZONE X, AREA OF MINIMAL FLOOD HAZARD" ACCORDING TO FEMA FLOOD MAP PANEL
26055C0207C DATED AUGUST 28, 2018.

WETLAND DATA:
THERE ARE NO WETLANDS WITHIN THE LIMITS OF CONSTRUCTION REPRESENTED IN THIS PLAN SET,  ACCORDING TO THE
U.S. FISH AND WILDLIFE SERVICE NATIONAL WETLAND INVENTORY MAPS.

PARKING DATA:
MAIN STORE EAST PARKING LOT:
REGULAR PARKING SPACES: 719
BARRIER FREE SPACES: 16
VAN ACCESSIBLE SPACES: 8
TOTAL: 743

GAS STATION:
REGULAR PARKING SPACES: 11
VAN ACCESSIBLE SPACES:   1
TOTAL: 12

* DOES NOT INCLUDE SPACES OCCUPIED BY CART CORRALS
(28 CART CORRALS = 56 SPACES)

DEVELOPMENT REFERENCE:
OWNER: MEIJER STORES LIMITED PARTNERSHIP

2929 WALKER AVE, NW
GRAND RAPIDS, MI  49544

CIVIL ENGINEER: PARADIGM DESIGN
ARCHITECT: 550 3 MILE ROAD N.W., SUITE B

GRAND RAPIDS, MI  49544

CONTRACTOR: ROCKFORD CONSTRUCTION
[XXXXXXXXXX]
[XXXXX, XX XXXXX]

THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.
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N

EXISTING TRUCK LOADING  AREA
(SEE TABLE BELOW)

TRUCK LOADING DATA:

REQUIRED # OF SPACES:
GFA FROM 40,001 SF TO 100,000 SF = 2 LARGE SPACES
PLUS 1 LARGE SPACE PER 80,000 SF ABOVE 100,000 SF

GFA OF MEIJER STORE = 255,007 SF
 255,007 SF - 100,000 SF = 155,007 SF / 80,000 SF = 1.94 SPACES

TOTAL # OF SPACES REQUIRED = 2 + 1.94 = 3.94 SPACES

NUMBER OF SPACES PROVIDED IN LOADING AREA = 9 > 3.94

LARGE LOADING SPACE SIZE: 12 FT x 25 FT.
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DEMOLITION PLAN

05-04-22 SPA SUBMITTAL
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THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.

N

FINISH FLOOR = 636.17

0 20' 40'SCALE: 1" = 20' 10'

FRONT OF STORE DEMOLITION PLAN (SOUTH SIDE)
C1

N

0 20' 40'SCALE: 1" = 20' 10'

PHARMACY DEMOLITION PLAN (NORTH SIDE)
A3

DEMOLITION KEYNOTES:
1. SAWCUT AND REMOVE EXISTING BITUMINOUS PAVEMENT. SEE PAVEMENT REMOVAL / REPLACEMENT DETAIL A1 / C101.

2. SAWCUT AND REMOVE EXISTING CONCRETE PAVEMENT.

3. REMOVE EXISTING PAVEMENT STRIPING BY SHOT BLASTING.

4. REMOVE EXISTING OVERHEAD STRUCTURE & RELATED APPURTENANCES.  (REFER TO ARCH PLANS)

5. RELOCATE EXISTING SIGN AND BASE.  (REFER TO SHEET C501 FOR FINAL LOCATION)

6. RELOCATE EXISTING CART CORRAL.  (REFER TO SHEET C200 FOR FINAL LOCATION)

7. REMOVE AND SALVAGE EXISTING FIRE HYDRANT.    REFER TO SHEET C200 FOR FINAL LOCATION.

8. REMOVE EXISTING BOLLARD POST.

9. REMOVE EXISTING CONCRETE CURB & GUTTER.

10. RELOCATE EXISTING LIGHT POLE. (REFER TO SHEET C201 FOR FINAL LOCATION)

11. SAW CUT AND REMOVE EXISTING CONCRETE WALL.

12. REMOVE EXISTING FENCE AND GATES.

13. REMOVE EXISTING OVERHEAD IRRIGATION FRAMING.

14. REMOVE EXISTING ELECTRICAL RECEPTACLE.

15. REMOVE EXISTING GRAVEL.

DEMOLITION NOTES:
GENERAL: REFERENCE SECTION 02 4116-STRUCTURE DEMOLITION, SECTION 31 1000-SITE CLEARING AND SECTION 31
2000-EARTHWORK OF PROJECT MANUAL.

ALL MATERIAL THAT IS NOT SUITABLE AS BACKFILL AND MATERIALS THAT ARE EXCESS SHALL BE REMOVED FROM THE SITE
AND DISPOSED OF IN ACCORDANCE WITH ALL LOCAL, STATE, AND FEDERAL REGULATIONS.

ALL AREAS OF UNDERGROUND DEMOLITION; UTILITY LINE REMOVAL; AND UNDERGROUND TREE, STUMP, AND VEGETATION
REMOVAL SHALL BE BACKFILLED.

BACKFILLING SHALL PROMPTLY FOLLOW UNDERGROUND DEMOLITION OR REMOVAL WORK AND SHALL CONTINUE AS THE
DEMOLITION PROGRESSES.

CONTRACTOR SHALL BE RESPONSIBLE FOR APPLYING FOR AND OBTAINING ALL NECESSARY DEMOLITION PERMITS AND
PAYING FOR ANY ASSOCIATED PERMIT FEES.

NOTIFY ARCHITECT/ENGINEER OF ANY OTHER UNDERGROUND MATERIALS OR EQUIPMENT ENCOUNTERED DURING
EXCAVATION NOT SPECIFICALLY NOTED ON THE DRAWING(S).

PRIVATE UTILITY REMOVAL - CONTRACTOR TO COORDINATE PRIVATE UTILITY (GAS, ELECTRIC, PHONE, CABLE, ETC.)
REMOVAL WITH APPROPRIATE AUTHORITY.  ALTHOUGH ALL PRIVATE UTILITY SERVICES MAY NOT BE SHOWN ON THIS
DRAWING, CONTRACTOR IS RESPONSIBLE FOR REMOVAL OF SERVICE AS NECESSARY.

PUBLIC UTILITY REMOVAL - CONTRACTOR TO COORDINATE PUBLIC UTILITY (WATER, SEWER, STORM) REMOVAL WITH
APPROPRIATE UTILITY COMPANY.  ALTHOUGH ALL PUBLIC UTILITY SERVICES MAY NOT BE SHOWN ON THIS DRAWING,
CONTRACTOR IS RESPONSIBLE FOR REMOVAL OF SERVICE AS NECESSARY.

IT IS ANTICIPATED THAT A PRIVATE WELL AND SEPTIC SYSTEM MIGHT BE PRESENT.  CONTRACTOR TO REMOVE ENTIRE
WELL AND SEPTIC SYSTEMS IN ACCORDANCE WITH GOVERNING AGENCIES.

WHERE CURBING OR PAVEMENT IS INDICATED TO BE REMOVED, IT SHALL BE SAWCUT FULL DEPTH.  REMOVE TO THE
NEAREST JOINT, IF THE JOINT IS WITHIN 3 FEET OF THE REMOVAL LINE.  VERIFY REMOVAL LIMITS WITH ENGINEER PRIOR
TO BEGINNING WORK.
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REMOVE CURB & GUTTER
REMOVE UNDERGROUND UTILITYSTM UG-E
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HYDRANT RELOCATION
SHUT DOWN WATERMAIN.

REMOVE HYDRANT AND SAVE FOR RELOCATION.
    CUT HYDRANT LEAD WITHIN 3 FEET OF MAIN.   INSTALL 6"

PLUG USING APPROVED MECHANICAL JOINT RESTRAINT.
CONTRACTOR SHALL FOLLOW DISINFECTION PROTOCALLS.

TURN MAIN BACK ON AND VISUALLY INSPECT FOR LEAKS.
 BACKFILL TRENCH WITH 100% COMPACTED SAND FILL
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HYDRANT RELOCATION
SHUT DOWN WATERMAIN.

REMOVE HYDRANT AND SAVE FOR RELOCATION.
    CUT HYDRANT LEAD WITHIN 3 FEET OF MAIN.   INSTALL 6"

PLUG USING APPROVED MECHANICAL JOINT RESTRAINT.
CONTRACTOR SHALL FOLLOW DISINFECTION PROTOCALLS.

TURN MAIN BACK ON AND VISUALLY INSPECT FOR LEAKS.
 BACKFILL TRENCH WITH 100% COMPACTED SAND FILL

NOT TO SCALE

PAVEMENT REMOVAL / REPLACEMENT DETAILA1

2'-0" OVERLAP

FULL DEPTH BITUMINOUS
PER DETAIL C1 / C700

SAW CUT LINE

COLD MILL 1 1/2" &
REPLACE PER DETAIL C1 / C700 MATCH EXISTINGMX

EXISTING PAVEMENT SECTION

HOT LIQUID HMA SEALANT AT ALL
NEW HMA TO EXIST BIT SEAMS

1
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DEMOLITION KEYNOTES:
1. SAWCUT AND REMOVE EXISTING BITUMINOUS PAVEMENT.  SEE PAVEMENT REMOVAL DETAIL A1 / C101.

2. SAWCUT AND REMOVE EXISTING CONCRETE PAVEMENT.

3. REMOVE EXISTING PAVEMENT STRIPING BY SHOT BLASTING.

4. SAWCUT AND REMOVE EXISTING CONCRETE CURB AND GUTTER.

5. REMOVE EXISTING TREES

6. EXISTING LIGHT POLE TO REMAIN.
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GAS STATION EXISTING
CONDITIONS &

DEMOLITION PLAN

05-04-22 SPA SUBMITTAL
05-26-22 TWP. REVIEW

0 20' 40'SCALE: 1" = 20' 10'

GAS STATION EXISTING CONDITIONSD1

N

0 20' 40'SCALE: 1" = 20' 10'

GAS STATION DEMOLITION PLAND4
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2 2
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DEMOLITION NOTES:
GENERAL: REFERENCE SECTION 02 4116-STRUCTURE DEMOLITION, SECTION 31 1000-SITE CLEARING AND SECTION 31
2000-EARTHWORK OF PROJECT MANUAL.

ALL MATERIAL THAT IS NOT SUITABLE AS BACKFILL AND MATERIALS THAT ARE EXCESS SHALL BE REMOVED FROM THE SITE
AND DISPOSED OF IN ACCORDANCE WITH ALL LOCAL, STATE, AND FEDERAL REGULATIONS.

ALL AREAS OF UNDERGROUND DEMOLITION; UTILITY LINE REMOVAL; AND UNDERGROUND TREE, STUMP, AND VEGETATION
REMOVAL SHALL BE BACKFILLED.

BACKFILLING SHALL PROMPTLY FOLLOW UNDERGROUND DEMOLITION OR REMOVAL WORK AND SHALL CONTINUE AS THE
DEMOLITION PROGRESSES.

CONTRACTOR SHALL BE RESPONSIBLE FOR APPLYING FOR AND OBTAINING ALL NECESSARY DEMOLITION PERMITS AND
PAYING FOR ANY ASSOCIATED PERMIT FEES.

NOTIFY ARCHITECT/ENGINEER OF ANY OTHER UNDERGROUND MATERIALS OR EQUIPMENT ENCOUNTERED DURING
EXCAVATION NOT SPECIFICALLY NOTED ON THE DRAWING(S).

PRIVATE UTILITY REMOVAL - CONTRACTOR TO COORDINATE PRIVATE UTILITY (GAS, ELECTRIC, PHONE, CABLE, ETC.)
REMOVAL WITH APPROPRIATE AUTHORITY.  ALTHOUGH ALL PRIVATE UTILITY SERVICES MAY NOT BE SHOWN ON THIS
DRAWING, CONTRACTOR IS RESPONSIBLE FOR REMOVAL OF SERVICE AS NECESSARY.

PUBLIC UTILITY REMOVAL - CONTRACTOR TO COORDINATE PUBLIC UTILITY (WATER, SEWER, STORM) REMOVAL WITH
APPROPRIATE UTILITY COMPANY.  ALTHOUGH ALL PUBLIC UTILITY SERVICES MAY NOT BE SHOWN ON THIS DRAWING,
CONTRACTOR IS RESPONSIBLE FOR REMOVAL OF SERVICE AS NECESSARY.

IT IS ANTICIPATED THAT A PRIVATE WELL AND SEPTIC SYSTEM MIGHT BE PRESENT.  CONTRACTOR TO REMOVE ENTIRE
WELL AND SEPTIC SYSTEMS IN ACCORDANCE WITH GOVERNING AGENCIES.

WHERE CURBING OR PAVEMENT IS INDICATED TO BE REMOVED, IT SHALL BE SAWCUT FULL DEPTH.  REMOVE TO THE
NEAREST JOINT, IF THE JOINT IS WITHIN 3 FEET OF THE REMOVAL LINE.  VERIFY REMOVAL LIMITS WITH ENGINEER PRIOR
TO BEGINNING WORK.

BENCHMARKS:
BM #3: CHISELED "X" ON CONCRETE LIGHT POLE BASE = 629.56

PER AECOM TOPOGRAPHIC SURVEY PROJECT NO. 60648013-2
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0 30' 60'SCALE: 1" = 30'

TEMPORARY DRIVEWAY PLAND1

FINISH FLOOR = 636.17

SIGNAGE KEYNOTES:
1. STOP SIGN (C1 / C501)

2. ACCESSIBLE SIGN (C1 / C501)

STRIPING KEYNOTES:
1. 4" SINGLE SOLID LINE, YELLOW

2. ACCESSIBLE PARKING SPACES (B1 / C501)

3. CROSSWALK (A1 / C501)

4. NO PARKING AREAS
- 4" YELLOW STRIPE AT 2' O.C. AT 45° TO PARKING SPACE

PAVEMENT STRIPING NOTES:
1. ALL DIMENSIONS MEASURED FROM FACE OF BUILDING OR BACK OF CURB.

2. ALL TEMPORARY PAVEMENT MARKING SHALL BE YELLOW IN COLOR UNLESS NOTED OTHERWISE.

3. CROSSWALK STRIPING TO BE CENTERED ON THE BUILDING ENTRANCE.

BUILDING AND SITE SIGNAGE NOTES:
1. STOP SIGNS ALONG TEMPORARY STRIPING TO BE ON MOVABLE CONCRETE BASES.
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EXISTING MEIJER STORE
255,007 SF

FINISH FLOOR = 636.17

ZONED: C-P & C-G

GENERAL NOTES:
1. NO DIMENSION MAY BE SCALED.  REFER UNCLEAR ITEMS TO THE ENGINEER FOR INTERPRETATION.

2. DIMENSIONS AND/OR COORDINATES ARE TO BACK OF CURB, UNLESS OTHERWISE NOTED AS FF (FACE TO FACE),
CENTERLINE OF BUILDING COLUMN LINE (INSIDE FACE OF PRECAST), EDGE OF PAVEMENT OR CENTER OF
STRUCTURE OR SIGN.  VERIFY BUILDING DIMENSIONS WITH ARCHITECTURAL DRAWINGS.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DEWATERING TO ACCOMPLISH ALL WORK INDICATED ON PLANS AND
PERFORM REQUIRED COMPACTION OPERATIONS.

4. PROVIDE ADEQUATE BARRICADES AT DRIVES, ENTRANCES, EXCAVATIONS AND OTHER OPENINGS TO KEEP OUT
UNAUTHORIZED PERSONS AND FOR PUBLIC SAFETY AND TRAFFIC CONTROL.  SAFETY PROVISIONS OF APPLICABLE
LAWS SHALL BE OBSERVED AT ALL TIMES.  BARRICADES LEFT IN PLACE AT NIGHT SHALL BE LIGHTED.

5. NO EQUIPMENT OR MATERIAL STORAGE IS PERMITTED IN THE RIGHT-OF-WAY.

6. WORK SHALL CONFORM TO THE REQUIREMENTS OF MEIJER STANDARD SPECIFICATIONS, GOVERNING AGENCIES
HAVING JURISDICTION.  GRADING, PAVING AND MATERIALS SHALL COMPLY WITH THE STATE DEPARTMENT OF
TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION AS WELL AS PROJECT SPECIFICATIONS AND
DRAWINGS.  IN CASE OF DISCREPANCIES BETWEEN REQUIREMENTS, THE MORE STRINGENT SHALL APPLY.

7. EXTERIOR CONCRETE SLABS ADJACENT TO BUILDING SHALL BE PLACED ON 4" STRUCTURAL CUSHION, UNLESS
NOTED OTHERWISE.

8. AGGREGATE TO EXTEND 12" BEYOND BACK OF CURB OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

SITE PLAN NOTES:
1. STORM DRAINAGE PATTERNS AND STORM WATER MANAGEMENT SHALL REMAIN AS EXISTING.  THERE WILL BE NO

INCREASE IN STORM WATER QUANTITY OR IMPERVIOUS AREA.
2. EXISTING BUILDING AND POLE-MOUNTED SITE LIGHTING FIXTURES SHALL REMAIN.  ALL NEW LIGHT FIXTURES IN NEW

CANOPIES (E.G. PHARMACY DRIVE-UP, BOTTLE RETURN, EMPLOYEE ENTRY) SHALL BE SHIELDED AS REQUIRED BY
ZONING ORDINANCE LIGHTING REQUIREMENTS.

3. NEW SIGN CUBES WILL BE PROVIDED AT LIGHT POLES.

FIRE DEPARTMENT NOTES:
1. THE EXISTING BUILDING ADDRESS SHALL REMAIN UNCHANGED.
2. EXISTING FIRE LANES AND FIRE DEPARTMENT ACCESS ROAD WIDTHS SHALL REMAIN.
3. NEW FIRE LANE SIGNS WILL BE PROVIDED WHERE INDICATED ON THE DRAWINGS.

PHARMACY DRIVE THRU
VEHICLE STACKING DATA:
REQUIRED:

12 SPACES MINIMUM PER SECTION 730 (8) OF ARTICLE 7 OF
THE ORDINANCE.

PROPOSED:

12 SPACES
EACH SPACE = 7' X 19' VEHICLE
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0 40' 80'SCALE: 1" = 40' 20'

OVERALL SITE LAYOUT PLANA1

LIMITS OF DRUMMOND-CARPENTER DESIGN

LIMITS OF DRUMMOND-CARPENTER DESIGN

LIMITS OF PARADIGM DESIGN

THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.

1 2

3 4

5
6

7
8 9 10 11 12

LIMITS OF
PARADIGM
DESIGN

RELOCATED CART CORRAL

RELOCATED CART CORRAL

RELOCATED CART CORRAL

RELOCATED CART CORRAL

RELOCATED CART CORRAL

LIMITS OF PARADIGM  DESIGN

D1
C401

A1
C401

PROPOSED PARKING DATA:

EAST PARKING LOT:
REGULAR SPACES: 682
BARRIER FREE SPACES: 4
VAN ACCESSIBLE SPACES: 20

TOTAL: 706

NORTH PARKING LOT:
REGULAR SPACES: 322
VAN ACCESSIBLE SPACES: 4
TESLA CHARGING SPACES: 10

TOTAL: 336

GAS STATION LOT:
REGULAR SPACES: 12
VAN ACCESSIBLE SPACES: 1

TOTAL: 13

TOTAL NUMBER OF SPACES:
REGULAR SPACES: 682 + 322 +12 = 1,016
BARRIER FREE SPACES: 4
VAN ACCESSIBLE SPACES: 20 + 4 + 1 = 25
TESLA CHARGING SPACES: 10

TOTAL: 1,055

5' CONCRETE SIDEWALK TO
CONNECT FROM DRIVE TO

BIKE PATH

BARRIER FREE RAMP

BUS SHELTER AREA TO
BE IMPROVED WITH CONCRETE

PAD SURROUNDED BY CONCRETE
CURB

TRAFFIC DETERRENT SYSTEM
TO BE PLACED ALONG WALKWAY

AutoCAD SHX Text
MDOT
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GENERAL NOTES:
1. NO DIMENSION MAY BE SCALED.  REFER UNCLEAR ITEMS TO THE ENGINEER FOR INTERPRETATION.

2. DIMENSIONS AND/OR COORDINATES ARE TO BACK OF CURB, UNLESS OTHERWISE NOTED AS FF (FACE TO FACE),
CENTERLINE OF BUILDING COLUMN LINE (INSIDE FACE OF PRECAST), EDGE OF PAVEMENT OR CENTER OF
STRUCTURE OR SIGN.  VERIFY BUILDING DIMENSIONS WITH ARCHITECTURAL DRAWINGS.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DEWATERING TO ACCOMPLISH ALL WORK INDICATED ON PLANS AND
PERFORM REQUIRED COMPACTION OPERATIONS.

4. PROVIDE ADEQUATE BARRICADES AT DRIVES, ENTRANCES, EXCAVATIONS AND OTHER OPENINGS TO KEEP OUT
UNAUTHORIZED PERSONS AND FOR PUBLIC SAFETY AND TRAFFIC CONTROL.  SAFETY PROVISIONS OF APPLICABLE
LAWS SHALL BE OBSERVED AT ALL TIMES.  BARRICADES LEFT IN PLACE AT NIGHT SHALL BE LIGHTED.

5. NO EQUIPMENT OR MATERIAL STORAGE IS PERMITTED IN THE RIGHT-OF-WAY.

6. WORK SHALL CONFORM TO THE REQUIREMENTS OF MEIJER STANDARD SPECIFICATIONS, GOVERNING AGENCIES
HAVING JURISDICTION.  GRADING, PAVING AND MATERIALS SHALL COMPLY WITH THE STATE DEPARTMENT OF
TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION AS WELL AS PROJECT SPECIFICATIONS AND
DRAWINGS.  IN CASE OF DISCREPANCIES BETWEEN REQUIREMENTS, THE MORE STRINGENT SHALL APPLY.

7. EXTERIOR CONCRETE SLABS ADJACENT TO BUILDING SHALL BE PLACED ON 4" STRUCTURAL CUSHION, UNLESS
NOTED OTHERWISE.

8. AGGREGATE TO EXTEND 12" BEYOND BACK OF CURB OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

SITE PLAN NOTES:
1. STORM DRAINAGE PATTERNS AND STORM WATER MANAGEMENT SHALL REMAIN AS EXISTING.  THERE WILL BE NO

INCREASE IN STORM WATER QUANTITY OR IMPERVIOUS AREA.
2. EXISTING BUILDING AND POLE-MOUNTED SITE LIGHTING FIXTURES SHALL REMAIN.  ALL NEW LIGHT FIXTURES IN NEW

CANOPIES (E.G. PHARMACY DRIVE-UP, BOTTLE RETURN, EMPLOYEE ENTRY) SHALL BE SHIELDED AS REQUIRED BY
ZONING ORDINANCE LIGHTING REQUIREMENTS.

3. NEW SIGN CUBES WILL BE PROVIDED AT LIGHT POLES.

FIRE DEPARTMENT NOTES:
1. THE EXISTING BUILDING ADDRESS SHALL REMAIN UNCHANGED.
2. EXISTING FIRE LANES AND FIRE DEPARTMENT ACCESS ROAD WIDTHS SHALL REMAIN.
3. NEW FIRE LANE SIGNS WILL BE PROVIDED WHERE INDICATED ON THE DRAWINGS.
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THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.

EXISTING MEIJER STORE
255,007 SF

FINISH FLOOR = 636.17

ZONED: C-P & C-G
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SITE PLAN KEYNOTES:
1. DECORATIVE GUARD POST - BLACK (C5 / C700)

2. LIGHT POLE (RELOCATED)

3. HEAVY DUTY BITUMINOUS (C1 / C700)

4. 18" CONC. CURB & GUTTER (D2 / C700)

5. BIKE RACK (D6 / C700)
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5" CONCRETE WALK WITH PROPEX 300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE. CONTROL JOINTS AT 12" x 12"

SPACING MAX (C1 / C203)

5" CONCRETE WALK WITH PROPEX 300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE. CONTROL JOINTS AT 12" x 12"

SPACING MAX (C1 / C203)

FRONT WALK:
5" CONCRETE WALK WITH PROPEX
300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE. CONTROL
JOINTS AT 12" x 12"
SPACING MAX (C1 / C203)

DRIVE AISLE:
6" CONCRETE SLAB WITH PROPEX 300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE. CONTROL JOINTS AT APPROXIMATELY
10' SPACING. HEAVY BROOM FINISH (SECTION A3 / C201)

DRIVE AISLE:
6" CONCRETE SLAB WITH
PROPEX 300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE.
CONTROL JOINTS AT
APPROXIMATELY
10' SPACING. HEAVY BROOM
FINISH (SECTION A3 / C201)

GARDEN CENTER:
5" CONCRETE WALK WITH PROPEX 300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE. CONTROL JOINTS AT 12" x 12"
SPACING MAX (C1 / C203)

NOT TO SCALE

PHARMACY DRIVE-UP SECTIONA3

4.1
1'

3.7
6'

GARDEN CENTER BEDS (10 AREAS)
5" NON-REINFORCE CONCRETE
OVER EXISTING BASE. CONTROL
JOINTS AT APPROXIMATELY 10' SPACING

CONTRACTION JOINT
SEE DETAIL D3 / C700

CONTRACTION JOINT
SEE DETAIL D3 / C700

CONTRACTION JOINT AROUND PERIMETER
TYPICAL FOR ALL 10 GARDEN CENTER BEDS
SEE DETAIL D3 / C700

GARDEN CENTER FENCE
(SEE ARCHITECTURAL DRAWINGS)

GARDEN CENTER FENCE
(SEE ARCH. DRAWINGS)

DECORATIVE WALL
(SEE ARCH. DRAWINGS)

A3
C201

GARDEN CENTER:
5" CONCRETE WALK WITH PROPEX 300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE. CONTROL JOINTS AT 12" x 12"
SPACING MAX (C1 / C203)

4 4 4

30' DETECTABLE
GROOVE30' DETECTABLE

GROOVE

CONNECT TO EXISTING
UNDERDRAIN

143 FT - UNDERDRAIN

CONNECT UNDERDRAIN
TO EX. STORM INV=630.36

CONNECT UNDERDRAIN
TO EX. MH INV=630.29

150 FT - UNDERDRAIN
150 FT - UNDERDRAIN

204 FT - UNDERDRAIN

204 FT - UNDERDRAIN

21 FT - UNDERDRAIN

CONNECT UNDERDRAIN
TO EX. STORM INV=627.14

A1
C101
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C101
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B5
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1.94'

3.7
4'

8.5
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SOUTH ISLAND HYDRANT
RELOCATION SEE
DETAIL B2 / C203 NORTH ISLAND HYDRANT

RELOCATION SEE
DETAIL B4 / C203
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SLOPE VARIES
(SEE PLAN)
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ELEV = 636.17
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SLOPE VARIES
(SEE PLAN)

SLOPE VARIES
(SEE PLAN)

SLOPE VARIES
(SEE PLAN)

6" 6"

BUILDING CURB
(REFER TO ARCH PLANS)

PHARMACY ISLAND:
6" NON-REINFORCED CONCRETE
OVER EXISTING BASE 5" NON-REINFORCED CONCRETE

OVER EXISTING BASE

NO HOT MIX ASPHALT SEALANT TO BE
APPLIED ALONG WALKS IN FRONT OF STORE

COARSE AGGREGATE DRAIN
STONE.  EXTEND TO BOTTOM
OF BITUMINOUS PAVEMENT.
4" PERFORATED UNDERDRAIN @
0.0% SLOPE WITH FILTER SOCK

EXISTING BASE

DRIVE AISLE:
6" CONCRETE SLAB WITH PROPEX

FIBERMESH 300-e3 (1.5 LB/C.Y.) ON 4”
BASE COURSE.  HEAVY BROOM FINISH.

1/2" WIDE EXPANSION JOINT
FILLER WITH SEALANT
RESERVOIR AND SEAL 1/2"
DEEP (TYP)

SEE DETAIL C1 / C700 FOR
BITUMINOUS SECTION

6"

SAWCUT FULL DEPTH
FOR PAVEMENT
REMOVAL

OVERLAP SEE DETAIL A1 / C101
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1/2" WIDE EXPANSION JOINT
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RESERVOIR AND SEAL 1/2"
DEEP (TYP)

1/2" WIDE EXPANSION JOINT
FILLER WITH SEALANT
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BICYCLE PARKING DATA:

NUMBER OF SPACES REQUIREMENT = 2 PER 25 VEHICLE PARKING SPACES
NUMBER OF VEHICLE PARKING SPACES= 706
NUMBER OF SPACES REQUIRED = 706 / 25 = 28 x 2 = 56 REQUIRED
NUMBER OF SPACES PROVIDED = 4 RACKS x 7 SPACES/RACK = 28 SPACES

BUS SHELTER AREA:
5" CONCRETE WALK WITH PROPEX 300-e3 (1.5 LB/CY)
ON A 4" BASE COURSE. CONTROL JOINTS AT 12" x 12"
SPACING MAX (C1 / C203) AND INTEGRAL CONCRETE
CURB. (B1 / C201)

6"

6"

NOT TO SCALE

INTEGRAL CONCRETE CURBB1

1" RADIUS EDGES

EXISTING ASPHALTCONCRETE PER DRAWING

#5 REBAR CONT.
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GENERAL NOTES:
1. NO DIMENSION MAY BE SCALED.  REFER UNCLEAR ITEMS TO THE ENGINEER FOR INTERPRETATION.

2. DIMENSIONS AND/OR COORDINATES ARE TO BACK OF CURB, UNLESS OTHERWISE NOTED AS FF (FACE TO FACE),
CENTERLINE OF BUILDING COLUMN LINE (INSIDE FACE OF PRECAST), EDGE OF PAVEMENT OR CENTER OF
STRUCTURE OR SIGN.  VERIFY BUILDING DIMENSIONS WITH ARCHITECTURAL DRAWINGS.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DEWATERING TO ACCOMPLISH ALL WORK INDICATED ON PLANS AND
PERFORM REQUIRED COMPACTION OPERATIONS.

4. PROVIDE ADEQUATE BARRICADES AT DRIVES, ENTRANCES, EXCAVATIONS AND OTHER OPENINGS TO KEEP OUT
UNAUTHORIZED PERSONS AND FOR PUBLIC SAFETY AND TRAFFIC CONTROL.  SAFETY PROVISIONS OF APPLICABLE
LAWS SHALL BE OBSERVED AT ALL TIMES.  BARRICADES LEFT IN PLACE AT NIGHT SHALL BE LIGHTED.

5. NO EQUIPMENT OR MATERIAL STORAGE IS PERMITTED IN THE RIGHT-OF-WAY.

6. WORK SHALL CONFORM TO THE REQUIREMENTS OF MEIJER STANDARD SPECIFICATIONS, GOVERNING AGENCIES
HAVING JURISDICTION.  GRADING, PAVING AND MATERIALS SHALL COMPLY WITH THE STATE DEPARTMENT OF
TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION AS WELL AS PROJECT SPECIFICATIONS AND
DRAWINGS.  IN CASE OF DISCREPANCIES BETWEEN REQUIREMENTS, THE MORE STRINGENT SHALL APPLY.

7. EXTERIOR CONCRETE SLABS ADJACENT TO BUILDING SHALL BE PLACED ON 4" STRUCTURAL CUSHION, UNLESS
NOTED OTHERWISE.

8. AGGREGATE TO EXTEND 12" BEYOND BACK OF CURB OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

SITE PLAN NOTES:
1. STORM DRAINAGE PATTERNS AND STORM WATER MANAGEMENT SHALL REMAIN AS EXISTING.  THERE WILL BE NO

INCREASE IN STORM WATER QUANTITY OR IMPERVIOUS AREA.
2. NO CHANGES ARE PROPOSED TO EXISTING PUBLIC UTILITIES.
3. EXISTING BUILDING AND POLE-MOUNTED SITE LIGHTING FIXTURES SHALL REMAIN.  ALL NEW LIGHT FIXTURES IN NEW

CANOPIES (E.G. PHARMACY DRIVE-UP, BOTTLE RETURN, EMPLOYEE ENTRY) SHALL BE SHIELDED AS REQUIRED BY
ZONING ORDINANCE LIGHTING REQUIREMENTS.

SITE PLAN KEYNOTES:
1. POSITIVE CURB & GUTTER (D2 / C700)

2. NEGATIVE CURB & GUTTER (D2 / C700)

3. DECORATIVE BOLLARD (C5 / C700)

4. STEEL GUARD POST (C5 / C700)

5. HEAVY DUTY BITUMINOUS PAVEMENT (C1/ C700)

6. SIDEWALK EDGE WITH 6" REVEAL (B5 / C700)

7. 5' WIDE SIDEWALK (A2 / C202)

PAVEMENT STRIPING NOTES:
1. ALL DIMENSIONS MEASURED FROM FACE OF BUILDING.

2. ALL PAVEMENT MARKING SHALL BE YELLOW IN COLOR UNLESS NOTED OTHERWISE.

3. CROSSWALK STRIPING TO BE CENTERED ON THE BUILDING AND GARDEN CENTER ENTRANCES.

BUILDING AND SITE SIGNAGE NOTES:
1. STOP SIGNS AND FIRE LANE SIGNS ALONG FRONT OF THE STORE TO BE ON MOVABLE CONCRETE BASES.

2. INSTALL CART CORRALS PROVIDED BY OWNER.

STRIPING KEYNOTES:
1. 4" SINGLE SOLID LINE, YELLOW

C202

GAS STATION LAYOUT,
UTILITY & STRIPING PLAN

05-04-22 SPA SUBMITTAL
05-26-22 TWP. REVIEW

0 20' 40'SCALE: 1" = 20' 10'

GAS STATION LAYOUT AND UTILTY PLAND1

N

0 20' 40'SCALE: 1" = 20' 10'

GAS STATION STRIPING AND SIGNAGE PLAND4
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CONCRETE JOINTING
PLAN

05-04-22 SPA SUBMITTAL
05-26-22 TWP. REVIEW

THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.
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8" D.I. CL 52 WATERMAIN

8" D.I. CL 52 WATERMAIN

17.1'

4'

8" x 6" TAPPING SLEEVE AND
6" TAPPING VALVE W/BOX

FINISH GRADE =635.90

6" - 90° BEND

SALVAGED FIRE HYDRANT
6.0 FT BURY

FINISHED GRADE =635.75

7.3'

12 LF-6" PVC C-900
HYDRANT LEAD

8" x 6" TAPPING SLEEVE AND
6" TAPPING VALVE W/BOX

FINISH GRADE = 635.50

SALVAGED FIRE HYDRANT
6.0 FT BURY

FINISHED GRADE =635.75

6 LF-6" PVC C-900
HYDRANT LEAD

20'

6.1
'

GENERAL WATER SERVICE NOTES:
6" HYDRANT LEADS SHALL BE PVC BELL AND SPIGOT TYPE PRESSURE PIPE  AND CONFORM TO AWWA C900
STANDARDS.    PIPE JOINTS SHALL BE IN ACCORDANCE WITH D3139 (LATEST REVISIONS).  PIPE SHALL MEET 

MINIMUM DEPTH OF BURY SHALL BE  6.0' .

FIRE HYDRANT SHALL CONFORM TO  GRAND TRAVERSE COUNTY D.P.W.  STANDARDS.

MATERIALS, INSTALLATION, AND TESTING OF WATER SERVICE LINES SHALL CONFORM TO 
GRAND TRAVERSE COUNTY D.P.W. STANDARDS AND THE STATE PLUMBING CODE.

THE  GRAND TRAVERSE  COUNTY D.P.W.  STANDARDS FOR POTABLE WATER SUPPLY. 

HYDRANT ASSEMBLY SHALL BE CONSTRUCTED
ACCORDING TO THE GRAND TRAVERSE D.P.W
HYDRANT ASSEMBLY DETAIL THIS SHEET

HYDRANT ASSEMBLY SHALL BE CONTRUCTED
ACCORDING TO THE GRAND TRAVERSE D.P.W
HYDRANT ASSEMBLY DETAIL THIS SHEET

9 @ 10' = 90'

2.4'

(10) EQUAL 10' 12.1' 11.8' 13 @ 10' = 130' 10.6' 3 @ 10' = 30' 11.7' 11.3' 10.3' 15.1' 11.3' 3 @ 12' = 36' 11.6' 10.3' 3 @ 10' = 30' 7.1'
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1. CONTRACTION JOINT   (D3 / C700)

2. EXPANSION JOINT  (D4 / C700)
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GRADING PLAN

05-04-22 SPA SUBMITTAL

FINISH FLOOR = 636.17

N
THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.

EXISTING MEIJER STORE
255,007 SF

FINISH FLOOR = 636.17

ZONED:  C-P & C-G

0 20' 40'SCALE: 1" = 20' 10'

FRONT OF STOREC1

N

0 30' 60'SCALE: 1" = 30'

PHARMACY DRIVE UPA3

GRADING NOTES:
1. ALL SPOT ELEVATIONS ARE TO:

TOP OF PAVEMENT - (TP)
TOP OF SLAB - (TS)
TOP OF CURB - (TC)
TOP OF WALL - (TW)
GUTTER PAN - (GP)
STRUCTURE RIM - (RIM)
MATCH EXISTING - (MX)

UNLESS NOTED OTHERWISE.

2. CONTOURS SHOWN ARE FOR REFERENCE ONLY.

3. PROVIDE POSITIVE DRAINAGE AT ALL TIMES TO ENSURE NO STANDING WATER WITHIN PAVEMENT, BUILDING PAD, OR
GREEN AREAS.

4. FOR ALL CURB ISLANDS, CENTER OF ISLANDS TO BE A MINIMUM OF 6" HIGHER THAN TOP OF CURB.

5. SEE "TYPICAL PAVEMENT AT MH AND CB" DETAIL B3 / C700 FOR SPECIAL GRADING REQUIREMENTS AROUND
STRUCTURES.

6. RESTORE ALL STREET SURFACES, DRIVEWAYS, CULVERTS, ROADSIDE DRAINAGE DITCHES, AND OTHER PUBLIC OR
PRIVATE STRUCTURES THAT ARE DISTURBED OR DAMAGED AS A RESULT OF CONSTRUCTION ACTIVITIES TO MATCH
AT A MINIMUM EXISTING CONDITIONS.

7. CONTRACTOR'S MANNER AND METHOD OF INGRESS AND EGRESS WITH RESPECT TO THE PROJECT AREAS SHALL IN
NO WAY PROHIBIT OR DISTURB NORMAL PEDESTRIAN OR VEHICULAR TRAFFIC IN THE VICINITY AND IS SUBJECT TO
REGULATION AND WRITTEN APPROVAL OF APPROPRIATE GOVERNING AGENCIES.

8. FINISHED SUBGRADE SURFACE SHALL NOT BE MORE THAN 0.1 FEET ABOVE OR BELOW ESTABLISHED FINISHED
SUBGRADE ELEVATIONS AND ALL GROUND SURFACES SHALL VARY UNIFORMLY BETWEEN INDICATED ELEVATIONS.
FINISHED DITCHES SHALL BE GRADED TO ALLOW FOR PROPER DRAINAGE WITHOUT PONDING AND IN A MANNER
THAT WILL MINIMIZE EROSION.

PROPOSED LEGEND

CO

SIGN WITH BASESIGN

MANHOLE

CATCH BASIN

HYDRANT WATER VALVE

FLARED END SECTION

PIPE PLUG

90° BEND 45° BEND

CROSS

WYE

SOIL BORING CLEAN OUT

CURB STOP

PIPE CAP

TEE

LIGHT POLE LIGHT POLE WITH BASE

SURFACE FLOW ARROW

DITCH

CONTOUR LINE
FENCE
GUARDRAIL

SANITARY SEWER
STORM SEWER

NATURAL GASG G

OVERHEAD ELECTRICOH-E OH-E

UNDERGROUND ELECTRICUG-E UG-E

OVERHEAD TELEPHONEOH-T OH-T

UNDERGROUND TELEPHONEUG-T UG-T

680

22.5° BEND

11.25° BEND

CENTER LINE
LANDSCAPE CURB
BITUMINOUS VALLEY GUTTER
INVERTED CURB & GUTTER
STANDARD CURB & GUTTER

UNDERDRAIN

HEAVY DUTY BITUMINOUS

STANDARD DUTY BITUMINOUS

CONCRETE PAVEMENT

CONCRETE SIDEWALK

PROPOSED SPOT GRADE675.00 FG

BITUMINOUS GRADE

CONCRETE GRADE

SIDEWALK GRADE

STRUCTURE RIM ELEVATION

MATCH EXISTING ELEVATION

TOP OF CURB GRADE

FLOW LINE GRADEFL

TC

CON

MX

SW

BIT

RIM

FINISHED GROUNDFG

GRAVEL

BRICK / STAMPED CONCRETE

DS

BP

FDC

OUTLET HEADWALL

LANDING AREA SIDEWALK RAMP

EM WM GM

XFMR

WALL LIGHT

DOWNSPOUT

BUMP POST

BUMPER BLOCK

FIRE DEPARTMENT CONNECTION

THRUST BLOCKSLEEVE TRANSFORMER

WATER METERELECTRIC METER GAS METER

REDUCER

PROPERTY LINE

POND / BASIN

WATER MAIN

GRADING PLAN KEYNOTES:
1. STANDARD CURB AND GUTTER.

2. INVERTED CURB & GUTTER.

3. THICKENED EDGE SIDEWALK (6" REVEAL).

4. THICKENED EDGE SIDEWALK (FLUSH).

5. SIDEWALK RAMP.

6. 4" PAINT STRIPE, 3' O.C. (YELLOW).

7. BARRIER FREE SIGN.

8. STOP SIGN.

9. MATCH EXISTING PAVEMENT.
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1506
625.48
LIGHT POLE

1512
623.40
CATCH BASIN

E
1521
624.95
ELECTRIC MANHOLE

1536
624.20
STORM MANHOLE

CP #103

CP #104

1584
624.01
CATCH BASIN

1588
626.64
LIGHT POLE
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625.80
TRANSFORMER
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LIGHT POLE
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1714
626.24
CATCH BASIN
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C302

GAS STATION GRADING
PLAN

04-05-22 SPA SUBMITTAL
05-26-22 TWP. REVIEW

0SCALE: 1" = 10' 10' 20'

GAS STATION GRADING PLANA1

N

PROPOSED LEGEND

CO

SIGN WITH BASESIGN

MANHOLE

CATCH BASIN

HYDRANT WATER VALVE

FLARED END SECTION

PIPE PLUG

90° BEND 45° BEND

CROSS

WYE

SOIL BORING CLEAN OUT

CURB STOP

PIPE CAP

TEE

LIGHT POLE LIGHT POLE WITH BASE

SURFACE FLOW ARROW

DITCH

CONTOUR LINE
FENCE
GUARDRAIL

SANITARY SEWER
STORM SEWER

NATURAL GASG G

OVERHEAD ELECTRICOH-E OH-E

UNDERGROUND ELECTRICUG-E UG-E

OVERHEAD TELEPHONEOH-T OH-T

UNDERGROUND TELEPHONEUG-T UG-T

680

22.5° BEND

11.25° BEND

CENTER LINE
LANDSCAPE CURB
BITUMINOUS VALLEY GUTTER
INVERTED CURB & GUTTER
STANDARD CURB & GUTTER

UNDERDRAIN

HEAVY DUTY BITUMINOUS

STANDARD DUTY BITUMINOUS

CONCRETE PAVEMENT

CONCRETE SIDEWALK

PROPOSED SPOT GRADE675.00 FG

BITUMINOUS GRADE

CONCRETE GRADE

SIDEWALK GRADE

STRUCTURE RIM ELEVATION

MATCH EXISTING ELEVATION

TOP OF CURB GRADE

FLOW LINE GRADEFL

TC

CON

MX

SW

BIT

RIM

FINISHED GROUNDFG

GRAVEL

BRICK / STAMPED CONCRETE

DS

BP

FDC

OUTLET HEADWALL

LANDING AREA SIDEWALK RAMP

EM WM GM

XFMR

WALL LIGHT

DOWNSPOUT

BUMP POST

BUMPER BLOCK

FIRE DEPARTMENT CONNECTION

THRUST BLOCKSLEEVE TRANSFORMER

WATER METERELECTRIC METER GAS METER

REDUCER

PROPERTY LINE

POND / BASIN

WATER MAIN

GRADING PLAN KEYNOTES:
1. STANDARD CURB AND GUTTER.

2. INVERTED CURB & GUTTER.

3. THICKENED EDGE SIDEWALK (6" REVEAL).

4. THICKENED EDGE SIDEWALK (FLUSH).

5. SIDEWALK RAMP.

6. 4" PAINT STRIPE, 3' O.C. (YELLOW).

7. BARRIER FREE SIGN.

8. STOP SIGN.

9. MATCH EXISTING PAVEMENT.

GRADING NOTES:
1. ALL SPOT ELEVATIONS ARE TO:

TOP OF PAVEMENT - (TP)
TOP OF SLAB - (TS)
TOP OF CURB - (TC)
TOP OF WALL - (TW)
GUTTER PAN - (GP)
STRUCTURE RIM - (RIM)
MATCH EXISTING - (MX)

UNLESS NOTED OTHERWISE.

2. CONTOURS SHOWN ARE FOR REFERENCE ONLY.

3. PROVIDE POSITIVE DRAINAGE AT ALL TIMES TO ENSURE NO STANDING WATER WITHIN PAVEMENT, BUILDING PAD, OR
GREEN AREAS.

4. FOR ALL CURB ISLANDS, CENTER OF ISLANDS TO BE A MINIMUM OF 6" HIGHER THAN TOP OF CURB.

5. SEE "TYPICAL PAVEMENT AT MH AND CB" DETAIL B3 / C700 FOR SPECIAL GRADING REQUIREMENTS AROUND
STRUCTURES.

6. RESTORE ALL STREET SURFACES, DRIVEWAYS, CULVERTS, ROADSIDE DRAINAGE DITCHES, AND OTHER PUBLIC OR
PRIVATE STRUCTURES THAT ARE DISTURBED OR DAMAGED AS A RESULT OF CONSTRUCTION ACTIVITIES TO MATCH
AT A MINIMUM EXISTING CONDITIONS.

7. CONTRACTOR'S MANNER AND METHOD OF INGRESS AND EGRESS WITH RESPECT TO THE PROJECT AREAS SHALL IN
NO WAY PROHIBIT OR DISTURB NORMAL PEDESTRIAN OR VEHICULAR TRAFFIC IN THE VICINITY AND IS SUBJECT TO
REGULATION AND WRITTEN APPROVAL OF APPROPRIATE GOVERNING AGENCIES.

8. FINISHED SUBGRADE SURFACE SHALL NOT BE MORE THAN 0.1 FEET ABOVE OR BELOW ESTABLISHED FINISHED
SUBGRADE ELEVATIONS AND ALL GROUND SURFACES SHALL VARY UNIFORMLY BETWEEN INDICATED ELEVATIONS.
FINISHED DITCHES SHALL BE GRADED TO ALLOW FOR PROPER DRAINAGE WITHOUT PONDING AND IN A MANNER
THAT WILL MINIMIZE EROSION.
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US 31 - DIVISION ST.

CP #200
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0 20' 40'SCALE: 1" = 20' 10'D1

0 20' 40'SCALE: 1" = 20' 10'A1

N

N

C401

BIKE PATH PLANS

05-04-22 SPA SUBMITTAL
05-26-22 TWP. REVIEW

THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.

NOT TO SCALE

BIKE PATH TYPICAL PROFILEC3

1:3 MAX SLOPE

1:3 MAX SLOPE
1.0% TRANSVERSE SLOPE

10' WIDE ASPHALT BIKE PATH 5'

EXIST GRADE

EXIST GRADE

EXISTING
US 31
CURBPROPOSED GRADE

PROPOSED GRADE

C3
C401

C3
C401

C3
C401

C3
C401

NOT TO SCALE

BIKE PATH W/BLOCK RETAINING
WALL TYPICAL PROFILEC5

1:3 MAX SLOPE
1.0% TRANSVERSE SLOPE

10' WIDE ASPHALT  BIKE PATH 5'

EXIST GRADE

EXIST GRADE

EXISTING
US 31
CURBPROPOSED GRADE

INTERLOCKING
DECORATIVE BLOCK

RETAINING WALL

100' LONG DECORATIVE INTERLOCKING BLOCK
RETAINING WALL

78' LONG DECORATIVE INTERLOCKING BLOCK

RETAINING WALL

C5
C401

C5
C401

DECORATIVE BLOCK
TOP UNIT

4" DIA PERFORATED
DRAIN TILE W/SOCK

TW-TOP OF WALL

BW-BOTTOM OF WALL

12" MIN THICKNESS MDOT
6AA CRUSHED BASE

13
'

12'

SAWCUT
BACK OF

CURB

11
' 11.2'

SAWCUT
BACK OF
CURB

SAWCUT
BACK OF
CURB

SAWCUT
BACK OF

CURB

RELOCATE STOP SIGN

NEW STOP SIGN
LOCATION
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TOE OF
PR. SLOPE

TOE OF
PR. SLOPETOE OF

PR. SLOPE
TOE OF

PR. SLOPE

TOE OF
PR. SLOPE

TOE OF
PR. SLOPE

TOE OF
PR. SLOPE

TOE OF
PR. SLOPE

ADJUST RIM
ELEVATIONS

ADJUST RIM
ELEVATIONS

ADJUST RIM
ELEVATION

10.5'

GRADING NOTES:
1. ALL SPOT ELEVATIONS ARE TO:

TOP OF PAVEMENT - (BIT)
BOTTOM OF WALL - (BW)
TOP OF CURB - (TC)
TOP OF WALL - (TW)
GUTTER PAN - (GP)
STRUCTURE RIM - (RIM)
MATCH EXISTING - (MX)

UNLESS NOTED OTHERWISE.

2. CONTOURS SHOWN ARE FOR REFERENCE ONLY.

3. PROVIDE POSITIVE DRAINAGE AT ALL TIMES TO ENSURE NO STANDING WATER WITHIN PAVEMENT, BUILDING PAD, OR
GREEN AREAS.

4. RESTORE ALL STREET SURFACES, DRIVEWAYS, CULVERTS, ROADSIDE DRAINAGE DITCHES, AND OTHER PUBLIC OR
PRIVATE STRUCTURES THAT ARE DISTURBED OR DAMAGED AS A RESULT OF CONSTRUCTION ACTIVITIES TO MATCH
AT A MINIMUM EXISTING CONDITIONS.

5. CONTRACTOR'S MANNER AND METHOD OF INGRESS AND EGRESS WITH RESPECT TO THE PROJECT AREAS SHALL IN
NO WAY PROHIBIT OR DISTURB NORMAL PEDESTRIAN OR VEHICULAR TRAFFIC IN THE VICINITY AND IS SUBJECT TO
REGULATION AND WRITTEN APPROVAL OF APPROPRIATE GOVERNING AGENCIES.

6. FINISHED SUBGRADE SURFACE SHALL NOT BE MORE THAN 0.1 FEET ABOVE OR BELOW ESTABLISHED FINISHED
SUBGRADE ELEVATIONS AND ALL GROUND SURFACES SHALL VARY UNIFORMLY BETWEEN INDICATED ELEVATIONS.
FINISHED DITCHES SHALL BE GRADED TO ALLOW FOR PROPER DRAINAGE WITHOUT PONDING AND IN A MANNER
THAT WILL MINIMIZE EROSION.

STRIPING KEYNOTES:
1. NOT USED

2. 12" STOP LINE, WHITE

3. NOT USED

4. CROSSWALK (A1 / C501) WHITE PAINT

APPROXIMATE NATURAL
FEATURES BUFFER

BOUNDARY

APPROXIMATE NATURAL
FEATURES BUFFER

BOUNDARY

APPROXIMATE NATURAL
FEATURES BUFFER

BOUNDARY APPROXIMATE NATURAL
FEATURES BUFFER

BOUNDARY

NOTE:
CONTRACTOR SHALL PROTECT NATURAL FEATURES BUFFER
AND AVOID WORKING OUTSIDE OF MOWED TURF GRASS AREAS

NOTE:
CONTRACTOR SHALL PROTECT NATURAL FEATURES BUFFER
AND AVOID WORKING OUTSIDE OF MOWED TURF GRASS AREAS

2

10'4

2

4 10
'

GENERAL KEYNOTES:
FV FIELD VERIFY SIZE, LOCATION, AND DEPTH OF UTILITY.

XP EXISTING ITEM TO REMAIN.  PROTECT FROM
CONSTRUCTION ACTIVITIES.

18" MAINTAIN 18" OF VERTICAL SEPARATION BETWEEN
WATER MAIN AND SOURCE OF CONTAMINATION.

CU CAUTION - CRITICAL UTILITY (WATER, FIBER, TELEPHONE)

HF HAZARDOUS OR FLAMMABLE MATERIAL (GAS, OIL, ELECTRIC)

XP
LIGHT POLE &

ELEC BOX

XP

STOP
SIGN

XP
LIGHT POLE &

ELEC BOX

XP
LIGHT POLE

XP
LIGHT POLE

XP
LIGHT POLE &

ELEC BOX

FV
HF

GAS

FV
HF

GAS
FV
HF

GAS

FV
HF

GAS
RELOCATE GAS MAIN

MARKER ADJACENT TO
BIKE PATH

FV

CU
CU

CU
FV

FV
FV

CU

FV
CU

XP
MDOT
SIGN

AutoCAD SHX Text
MDOT
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631.24
 SIGN

2430
631.37
HYDRANT

WV

2431
631.39
WATER VALVE

2432
631.48
 SIGN
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LIGHT POLE
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631.19
ELECTRIC HANDHOLE
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 SIGN
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PROPOSED BUILDING SIGNAGE
QTYSIGN AREA (SFT)

1PHARMACY DRIVE UP 63.0

1FRESH 74.2

1HOME 69.4

2WELCOME (6.8 SFT EA) 13.6

TOTAL AREA: 581.2 SFT

1MEIJER LOGO 321.0

(NEW)

(NEW)

(NEW)

(NEW)

(NEW)

4LICENSEE (10.0 SFT EA) 40.0(NEW)

SIGNAGE KEYNOTES:

1. STOP SIGN (C1 / C501)

2. ACCESSIBLE SIGN (C1 / C501)

3. VAN ACCESSIBLE SIGN (C1 / C501)

4. PHARMACY DRIVE-UP SIGN (C1 / C501)
- ARROW IN DIRECTION OF PHARMACY

5. NO PARKING - FIRE LANE SIGN (C1 / C501)

6. WRONG WAY SIGN (C1 / C501)

7. CURBSIDE SERVICE SIGN (C1 / C501)

STRIPING KEYNOTES:

1. 4" SINGLE SOLID LINE, YELLOW

2. 12" STOP LINE, WHITE

3. ACCESSIBLE PARKING SPACES (B1 / C501)

4. CROSSWALK (A1 / C501)

5. NO PARKING AREAS
- 4" YELLOW STRIPES AT 2' O.C. AT 45° 

TO PARKING SPACE

6. LANE ARROWS, WHITE (A2 / C501)

7. STOP, WHITE (A1 / C501)

8. 4" SINGLE SOLID LINE, WHITE

9. 4" DOUBLE SOLID LINE, YELLOW

C501

STRIPING & SIGNAGE
PLAN

04-05-22 SPA SUBMITTAL
05-26-22 TWP. REVIEW

N

THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY
PIPES, CONDUITS OR STRUCTURES SHOWN ON THESE PLANS WAS
OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY
MEASURES TO PROTECT THE UTILITY LINES SHOWN ON THESE
DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY
AND RESPONSIBILITY FOR THE UTILITY PIPES, CONDUITS OR
STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. THE
CONTRACTOR SHALL POTHOLE ALL EXISTING UTILITIES TO VERIFY
THE LOCATION AND ANY DISCREPANCY BETWEEN THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGN ENGINEER.
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NOT TO SCALE

PAVEMENT MARKINGSA2

THROUGH ARROW

10"

3'-8"

CENTER
OF LANE

9'-
6"

60
"

17"

NOTES:

1. MARKINGS SHALL BE WHITE WITH REFLECTIVE SURFACES.

2. PAINT MATERIALS PER SPECIFICATIONS
EXCEPT FOR WITHIN RIGHT-OF-WAY.
MARKINGS WITHIN HIGHWAY RIGHT-OF-WAY
SHALL BE PER LOCAL CRITERIA.

TURN ARROW

CENTER
OF LANE

20"15"

6'-7"

37
"

20
"

40"39"

8'-
0"

32"

R 52"

NOT TO SCALE

CROSSWALK STRIPINGA1

STOP

STOP

NOTE:
SEE SPECIFICATIONS FOR SLIP RESISTANT
ADDITIVE TO PAINT FOR CROSSWALKS.

DIMENSION VARIES
RE:  C501

PAINT 4" WIDE
STRIPES @ 24" O.C.
TRAFFIC YELLOW (TYPICAL)

3'3'

W
ID

TH
 V

AR
IE

S

STOP SIGN
RE: C4 / C501

3'-0" TALL x
6" SOLID

PAINT "STOP"
TRAFFIC YELLOW

(TYPICAL)

LAYOUT FOR STANDARD & ACCESSIBLE PARKING SPACES

19
'-0

"

63
'-0

"  
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TO
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AY

 

66'-6"

45°

2'-0" TYP.
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'-0

"
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'-0
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'-0

"  
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9'-6"

STANDARD
PARKING

SPACE

STANDARD
PARKING

SPACE

VAN
ACCESSIBLE

PARKING
SPACE

VAN
ACCESSIBLE

PARKING
SPACE

4" WIDE PARKING STRIPES,
YELLOW OR BLUE PER
MUNICIPAL STANDARDS

VAN
ACCESSIBLE

PARKING
SPACE

VAN
ACCESSIBLE

PARKING
SPACE

VAN
ACCESSIBLE

PARKING
SPACE

VAN
ACCESSIBLE

PARKING
SPACE

9'-6" 9'-6" 9'-6" 9'-6"9'-6"9'-6"

ACCESSIBLE
PARKING SIGNS
RE: B1/C701

INTERNATIONAL SYMBOL OF
ACCESSIBILITY TO BE BLUE
A3 / C501

9'-6"

NOT TO SCALE

STD & ACCESSIBLE PARKING SPACESB1

10'

22.11'

22.84'

21.14'

21.63'

22.26' 22.16'

21.09' 23.01'

21.26'

24.79'

19.34'

13'
13'

13
'

13
'

13
'

13
'

12
'

R4
3'

R4
3'

R5
6'

R3
0'

15'

30'30'

R182'
R195'

R113'
R126'

VAN
ACCESSIBLE

THIS DETAIL IS FOR ALL SITE REGULATORY
SIGNAGE (I.E. STOP SIGNS, ACCESSIBLE
SIGNS, FIRE LANE SIGNS, ETC.)

STOP SIGNS AT DRIVE ENTRANCES SHALL BE LOCATED 12'-0" FROM R.O.W. LINE.

NOTE: SIGN, POLE AND BASE FURNISHED AND INSTALLED BY CONTRACTOR.

ALL SIGN MATERIAL:
ALLSTATE SIGN AND PLAQUE CORP., 70 BURT DRIVE DEER PARK,
N.Y. 11729, 1-800-645-6330, OR APPROVED EQUAL

STOP SIGNS:
NO. 5-NYR2 REFLECTIVE 30", .080" ALUMINUM WITH
SCOTCHLITE, OR APPROVED EQUAL

NO PARKING - FIRE LANE SIGNS:
NO. W-GR-53, 12" X 18" SERIES 100, NON-REFLECTIVE,
OR APPROVED EQUAL

WRONG WAY SIGNS:
NO. 5-NYR53A 30"X18".  UV SCREEN PRINTED ALUMINUM.

ACCESSIBLE PARKING SIGNS:
NO. 5-HA7-8, REFLECTIVE 0.080: ALUMINUM WITH SCOTCHLITE,
OR APPROVED EQUAL.

SUPPLEMENTAL VAN ACCESSIBLE SIGNS:
NO. 5-PR127, REFLECTIVE 0.080: ALUMINUM WITH SCOTCHLITE,
OR APPROVED EQUAL.

UNPAINTED GALVANIZED
2-1/4" SQUARE TUBE
BASE POST SUPPORT
WITH 3/8" BOLT/NUT

UNPAINTED GALVANIZED
2" SQUARE TUBE POST

GRADE

30
"

7'-
0"

 M
IN

IM
UM

 F
OR

 A
LL

 V
AN
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CE

SS
IB

LE
 P

AR
KI

NG
 S

TA
LL

S
6'-

8"
 F

OR
 A

LL
 O

TH
ER

 S
IG

NA
GE

 1/
2"

3"

GREEN

WHITE

BLUE

SIGN: STATE MANUAL
ACCESSIBLE PARKING
SIGN 12" x 18"

SIGN: STATE MANUAL
SUPPLEMENTAL SIGN
6" x 12"
INSTALL ONLY AT VAN
ACCESSIBLE SPACES.

WHITE
GREEN

INSTALLATION IN PAVED AREAS:
POSTS ARE TO BE LOCATED AS SHOWN ON SIGNAGE PLAN AND SET IN
PRECAST REINFORCED CONCRETE SIGN POST BASE AS
MANUFACTURED BY BUSH CONCRETE PRODUCTS, MUSKEGON, MI., OR
APPROVED EQUAL. MOUNT SIGN TO POST PER MANUFACTURER'S
RECOMMENDATIONS.

PAVED AREASLAWN AREAS

UNPAINTED
GALVANIZED
STEEL
U-CHANNEL
POST

GRADE

6'-
8"

 (A
T 

R.
O.

W
.)

4'-
2"

 (A
T 

IN
TE

RI
OR

 R
OA

DS
)

3'-
0"

2'-
6"

1/2
"

18
"

INSTALLATION IN LAWN AREAS:
POSTS ARE TO BE LOCATED 5'-0" FROM EDGE OF CURB.  BURY POST
3'-0" DEEP AND AS SHOWN ON TRAFFIC CONTROL PLAN.  MOUNT SIGN
TO POST PER MANUFACTURER'S RECOMMENDATIONS.

NOT TO SCALE

TRAFFIC CONTROL SIGNAGEC1

PHARMACY
DRIVE-UP

SIGN

*

* ALL SPECIAL SIGNS TO BE WHITE BACKGROUND
WITH BLACK LETTERING AND BORDER.

84 SIGN

24"

30
"

6'-
8"

12"

18
"

6'-
8"

GRADE

UNPAINTED GALVANIZED
2-1/4" SQUARE TUBE
BASE POST SUPPORT
WITH 3/8" BOLT/NUT

UNPAINTED GALVANIZED
2" SQUARE TUBE POST
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5 5

5

5
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3

3

3

3

3

3

3

3

3

3

3

2

3

3

2

3

3

2

3

3

2

L PARKING STALLC

3 BOTTOM EDGE OF SYMBOL BOX SHALL MATCH
END OF STALL STRIPE AT DRIVE AISLE END OF
STALL.

2

1 PAINT BACKGROUND BENJAMIN MOORE M58
SAFETY & ZONE MARKING LATEX M58-30 - BLUE

PAINT SYMBOL BENJAMIN MOORE M58 SAFETY &
ZONE MARKING LATEX M58-01 - WHITE 4" WIDTH

KEYED NOTES

1

2

3

3'-0" BACKGROUND WIDTH
2'-0" SYMBOL WIDTH

3'-
0"

 B
AC

KG
RO

UN
D 

W
ID

TH

2'-
4"

 S
YM

BO
L 

W
ID

TH

NOT TO SCALE

BARRIER FREE SYMBOLA3

NOT TO SCALE

MEIJER LOGO SIGNB2

INTERNALLY ILLUMINATED "MEIJER" CHANNEL
LETTERS TO MATCH CORPORATE LOGO & COLORS.

SIDES OF LETTERS & RETAINERS TO BE PAINTED
TO MATCH RESPECTIVE FACE COLORS.

BLUE DOTS

RED LETTERS

AREA = 498.6 SQ. FT.

10
'-0

"

45'-33
4"

17
'-77 8"

NOT TO SCALE

FRESH / HOME SIGNSC2

5" DEEP INTERNALLY ILLUMINATED WITH WHITE LED'S.
SIDES OF LETTERS PAINTED WHITE.

AREA = 74.6 SQ. FT.

AREA = 66.5 SQ. FT.

5'-
0"

14'-11"

5'-
0"

13'-3 1/2"

NOT TO SCALE

WELCOME & LICENSEE SIGNSB3

4.1  SQ. FT. EACH
SURFACE APPLIED WHITE
WINDOW VINYL.

WHITE VINYL

4'-8"

1'-
1"

20.0 SQ. FT. EACH

ACTUAL GEOMETRY OF
LICENSEE SIGN TO MATCH
RETAILERS CORPORATE LOGO,
INTERNALLY ILLUMINATED

NOT TO SCALE

PHARMACY DRIVE UP
& BOTTLE RETURN SIGNSA4

27.8  SQ. FT.NON -ILLUMINATED 1" DEEP EXTERIOR QUALITY FOAM LETTERS.

17'-11"

2'-
6"

pharmacy drive up WALL LETTERS COLOR - WHITE OR BLUE

bottle return WALL LETTERS COLOR - TO MATCH LOYAL BLUE SW 6510

NON-ILLUMINATED 1" DEEP EXTERIOR QUALITY FOAM LETTERS. 6.1  SQ. FT.

7'-0"

1'-
1 1

/2"
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8
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1

PROPOSED LEGEND

SIGN WITH BASESIGN

HYDRANT

FENCE

HEAVY DUTY BITUMINOUS

CONCRETE PAVEMENT

BP LANDING AREA SIDEWALK RAMPBUMP POST

CART CORRAL

SIGN MOUNTED ON BUILDING

WATER VALVETEE

STANDARD CURB & GUTTER

COMANHOLE CLEAN OUT

INVERTED CURB & GUTTER

10'

15'

PAVEMENT STRIPING NOTES:
1. ALL DIMENSIONS MEASURED FROM FACE OF BUILDING.

2. ALL PAVEMENT MARKING SHALL BE YELLOW IN COLOR UNLESS NOTED OTHERWISE.

3. CROSSWALK STRIPING TO BE CENTERED ON THE BUILDING AND GARDEN CENTER ENTRANCES.

4. PAVEMENT STRIPING MUST COMPLY WITH THE CURRENT EDITION OF THE MICHIGAN MANUAL ON UNIFORM TRAFFIC
CONTROL DEVICES (MMUTCD)

BUILDING AND SITE SIGNAGE NOTES:
1. STOP SIGNS AND FIRE LANE SIGNS ALONG FRONT OF THE STORE TO BE ON MOVABLE CONCRETE BASES.

2. INSTALL CART CORRALS PROVIDED BY OWNER.

3. TRAFFIC CONTROL SIGNS MUST COMPLY WITH THE CURRENT EDITION OF THE MICHIGAN MANUAL ON UNIFORM
TRAFFIC CONTROL DEVICES (MMUTCD)
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NOT TO SCALE

BIKE RACK DETAILD6

NOTES:
1. INSTALL BIKE RACKS ACCORDING TO MANUFACTURER'S SPECIFICATIONS.
2. FINISH TO BE GALVANIZED UNLESS OTHERWISE DIRECTED BY OWNER.
3. SEE SITE PLAN FOR LOCATION OR CONSULT OWNER.

MADRAX BIKE RACK
PRODUCT: CHP-7-IG(SF)
DESCRIPTION: CHALLENGER PLUS BIKE RACK 7 BIKE,

SURFACE MOUNT

MADRAX DIVISION
GRABER MANUFACTURING, INC.
1080 UNIEK DRIVE WAUNAKEE, WI 53597
P(800) 448-7931, P(608) 849-1080, F(608) 849-1081
WWW.MADRAX.COM, E-MAIL: SALES@MADRAX.COM

2-3/8" OD STEEL TUBING

SURFACE FLANGE
MOUNT BIKE RACK

9/16"Ø HOLE IN FLANGE

3/8" STAINLESS STEEL
WEDGE ANCHOR BOLTS

CONCRETE PAVEMENT

100"±1"
22"±1/2"

36
"

7"Ø

97 1/2"±1"
5 LOOP - 7 BIKE

NOT TO SCALE

STANDARD CURB & GUTTERD2

1'-6"

6"
5/8

"

6"

6"
7"

1'-
0"

6 1
/8"

5 7
/8"

3"R 2"R

1'-6"

6"
5/8

" 6"

6"
7"

1'-
0"

3"R

2"R

6 1
/8"

5 7
/8"

NEGATIVE

POSITIVE

NOT TO SCALE

CONTRACTION JOINTD3 NOT TO SCALE

EXPANSION JOINTD4 NOT TO SCALE

CONCRETE PAVEMENT EDGED5

STRUCTURE

d
VA

RI
ES

CONCRETE PAVEMENT

SEALANT RESERVOIR AND SEAL

1/2" EXPANSION
JOINT FILLER

AGGREGATE
BASE COURSE

2" 2"

12" 12"

48" (MIN)
1 PANEL LENGTH (MAX)

48" (MIN)
1 PANEL LENGTH (MAX)

AGGREGATE BASE (C.I.P.)
COMPACTED SUBGRADE (C.I.P.)

SLOPE BASE 0.5% TO
PROVIDE POSITIVE DRAINAGE
(ONE SIDE OF JOINT MINIMUM)

CONCRETE PAVEMENT 1/2" WIDE EXPANSION JOINT WITH
SEALANT RESERVOIR AND SEAL 1/2" DEEP

CONCRETE PAVEMENT

SPACE 1/8" JOINTS IN ACCORDANCE
WITH B1 PLAN AND AS NOTED

d

AGGREGATE BASE (C.I.P.)
COMPACTED SUBGRADE (C.I.P.)

d/4 (MIN)

NOT TO SCALE

LIGHT DUTY / HEAVY DUTY PAVEMENT SECTIONC1

NOTES:

1. ALL ITEM NUMBERS REFER TO STATE OF MICHIGAN DEPARTMENT OF TRANSPORTATION
STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION.

2. THE SURFACE FOR BOTH TYPES CAN BE COMPLETED AT THE SAME TIME.  ALL
PAVEMENT JOINTS SHOULD BE SQUARE WITHOUT FEATHERING.

3. SEE SPECIFICATIONS FOR MODIFICATIONS TO STANDARD BITUMINOUS D.O.T. MIXES.

4. IF WEDGING IS REQUIRED. REDUCE LEVELING COURSE THICKNESS TO 1 1/2" AND ADD 1
1/2" MINIMUM BASE COURSE.

12" 12"

VA
RI

ES

HEAVY DUTYLIGHT DUTY
2" MDOT 36A -
ASPHALTIC CONCRETE WEARING COARSE

EXISTING SUBGRADE
EXISTING AGGREGATE BASE

2 1/2" MDOT 13A -
ASPHALTIC CONCRETE LEVELING COARSE
TACK COAT @ 0.10 GAL/SY

1.5" MDOT 36A -
ASPHALTIC CONCRETE WEARING COARSE

EXISTING SUBGRADE

EXISTING AGGREGATE BASE
2" MDOT 13A -

ASPHALTIC CONCRETE LEVELING COARSE
TACK COAT @ 0.10 GAL/SY

NOT TO SCALE

UNDERDRAIN AT CONCRETE SLABC3
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X X X XXXX

4"
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6"

12" MAX

24
"

12" WIDE x 8" DEEP BIT.

TURN DOWN CONCRETE SLAB.
PROVIDE THICKNESS &

REINFORCING PER PLAN.

COMPACTED AGGREGATE
WELL DRAINED MATERIAL

BASE LAYER MUST SLOPE
TOWARDS UNDERDRAINS (MIN 1%)

APPROVED COMPACTED
SITE SUBBASE

4" PERFORATED UNDERDRAIN AT 0% SLOPE
WITH FILTER SOCK AT PEDESTRIAN WALKS
AS SHOWN ON SITE DRAINAGE DRAWING.
CONNECT TO NEAREST CATCH BASIN.

COMPACTED AGGREGATE

COARSE AGGREGATE DRAIN STONE.
EXTEND TO BOTTOM OF ASPHALT PAVEMENT.

PAVING - REFER TO PAVEMENT
STRUCTURE LEGEND ON SITE
PAVING DRAWING

NO HOT BITUMINOUS ASPHALT
SEALANT TO BE APPLIED ALONG
WALKS IN FRONT OF STORE

6"
 M

IN
.

1'-
1"

6" 6"

8"

NOT TO SCALE

GUARD POST DETAILC5

NOTES:
1. SEAL BOTTOM OF SLEEVE TO CONCRETE WITH SONOLASTIC CLEAR 25

ADHESIVE AND WATERPROOF SEALANT.
2. FOR INFORMATION ON BOLLARDS LOCATED AT THE FUEL ISLANDS, REFER

TO FUEL PLANS BY DIAMOND Z.
3. CONCRETE BASE SHALL BE CROWNED WHEN LOCATED IN UNPAVED AREAS

FOR DRAINAGE PURPOSES.

BOLLARD TYPE* SLEEVE HEIGHT SLEEVE SIZE SLEEVE TYPE
GUARD POST

DECORATIVE

42" 6" IDEAL SHIELD 1/4" DOME TOP, YELLOW

48" 10" IDEAL SHIELD 10" DECORATIVE RIBBED, GRAY
* - BOLLARD TYPE AS NOTED ON PLANS

MODEL NO.
BPD-YL-6-42-S

RIBB-GY-10-48-S

FINISHED GRADE

SEALANT TOP OF
PAVEMENT

SLEEVE, PER
TABLE BELOW

REMOVE PAVEMENT AS
REQUIRED TO INSTALL BOLLARD

6" CONCRETE FILLED STEEL
PIPE BOLLARD, PRIMED.

CONCRETE BASE18"

3'-
0"

6"
SE

E 
TA

BL
E

BE
LO

W

EDGE OF DOOR OPENING

WALL THICKNESS
AND CONSTRUCTION
NOTED ELSEWHERE

1'-
2"

1"

℄
℄

1'-
2"

1'-2"

PIPE POST GUARD

LINE OF BUILDING OR
EDGE OF CONCRETE SLAB

PLAN VIEW

PLAN VIEW
AT CORNER OF BUILDING

NOT TO SCALE

SIDEWALK RAMP DETAILSB1

CI-049NO SCALE

A

A

RAMP SECTION            (AA)

RAMP
12:1 MAX

RAMP
12:1 MAX

SIDEWALK

SIDEWALK

NO SCALE
RAMP PLAN

NO SCALE
RAMP PLAN

DETECTABLE GROOVE DETAIL

CONCRETE PANEL TO BE
6" THICK WHERE DOMES
OR GROOVES ARE USED

SLOPE ADJOINING WALK
AS REQUIRED TO MAINTAIN
SPECIFIED SLOPE LIMITS

DETECTABLE WARNING FIELD
(ONLY IF REQUIRED BY LOCAL
ORDINANCE OR CODE)
FLARED RAMP SIDE SLOPE
1:10 MAX. SLOPE

6'-0" MIN.
1'-6" WHEN ADJACENT TO

LAWN OR LANDSCAPING AREA

5' MIN
6'-0" MIN.
1'-6" WHEN ADJACENT TO
LAWN OR LANDSCAPING AREA

6" 24"

RAMP
DISTANCE VARIES
12:1 MAX SLOPEDROP CURB & WALK TO

ACCOMMODATE RAMP.  MATCH
ADJACENT CURB PROFILE.

RAMP SURFACE
DETECTABLE WARNING FIELD
(ONLY IF REQUIRED BY LOCAL ORDINANCE OR CODE)
EXPANSION JOINT

1/4" WIDE x 1/4" DEEP TOOLED
GROOVES AT 2" O.C., 24" WIDE

6' 5' MIN 6'

24
"

6"

DETECTABLE WARNING FIELD
(ONLY IF REQUIRED BY LOCAL
ORDINANCE OR CODE)

CONCRETE PANEL TO BE
6" THICK WHERE DOMES
OR GROOVES ARE USED

ADD CONTROL JOINTS OFF
CORNERS OF ADA DOMES

NOT TO SCALE

TYPICAL PAVEMENT AT MH AND CBB3

FLAT TOP CATCH BASIN DETAIL

CONE TOP MANHOLE DETAIL

3'-0"
TRANSITION

TYP ALL AROUND FL
US

H

3'-0"
TRANSITION

TYP ALL AROUND FL
US

H

BITUMINOUS PAVEMENT

AGGREGATE BASE COURSEBOTTOM OF GRADE RINGS

BITUMINOUS PAVEMENT

AGGREGATE BASE COURSE

NOT TO SCALE

SECTIONB5NOT TO SCALE

SECTIONB4

2'-0" 6"

6" 6"

1'-
1"

BITUMINOUS OR
CONCRETE PAVING

1/4" WIDE x 1/4" DEEP TOOLED
GROOVES AT 2" OC, 24" WIDE

6"

6" 6"

1'-
1"

2" RADIUS WHERE BITUMINOUS DOES
NOT MATCH TOP OF CONCRETE

PAVING

1/4" WIDE x 1/4" DEEP TOOLED GROOVE

NOT TO SCALE

FIRE HYDRANT AND WATER VALVE LAYOUTA1

NOTES:

PROVIDE POSITIVE DRAINAGE AWAY FROM THE
FIRE HYDRANT AND CONCRETE PAD.

GUARD POSTS NOT REQUIRED WHERE FIRE HYDRANT IS BEHIND CURB.
FIRE HYDRANTS LOCATED IN LOADING DOCK AREAS WILL
REQUIRE 2 GUARD POSTS REGARDLESS IF THERE IS CURB.

WATER MAIN

WATER MAIN

VALVE

FIRE HYDRANT
OR P.I.V.

4" THICK CONCRETE
W/ 6x6W2.9xW2.9 WWF
PROVIDE CRACK
CONTROL JOINTS

GUARD POST,
4 REQUIRED

9'-0" TYP
5'-6" TYP

2'-9"
TYP WATER VALVE

18" DIA. x 4" THICK
CONCRETE PAD

FIRE HYDRANT
OR P.I.V.

GUARD POST,
2 REQUIRED

EDGE OF PAVEMENT
18" DIA. x 4" THICK

CONCRETE PAD

VALVE

2'

4'
2'

WATER VALVES IN
NON-PAVED AREAS

IN PAVED AREAS

IN NON-PAVED AREAS

FINISHED GRADE TOP OF CURB OR
EDGE OF BITUMINOUS

3'-0" MIN VARIES

20
"±

2"

3"

PUMPER NOZZLE
TO FACE STREET

TRAFFIC FLANGE

DE
PT

H 
OF
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Y-
SE
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NS

1 CYD PEASTONE
NO STONE REQUIRED IF

HYDRANT DRAIN IS PLUGGED
HYDRANT CONNECTING PIECE INTEGRALLY

CAST M.J. GLAND ON ONE END, D.I.
ROTATABLE M.J. GLAND ON OTHER END

18" DIA. x 4" THICK
CONCRETE PAD
VALVE BOX WITH LID

6" M.J. GATE VALVE

M.J. TEE

UNDISTURBED EARTH

COMPACTED SAND

(2) 3/4" DIA STAINLESS STEEL TIE
RODS OR MEGA-LUG RETAINER
GLAND BETWEEN VALVE AND TEE

NOT TO SCALE

HYDRANT ASSEMBLY DETAILA2 NOT TO SCALE

TYP. CLEANOUT DETAILA4

20" DIA. x 12" THICK CONCRETE PAD

CAST IRON CLEANOUT
ZURN Z-1402 OR

APPROVED EQUAL

GRADE OR PAVING

COMPACTED GRANULAR
MATERIAL

SEWER MAERIAL & SIZE
AS SPECIFIED

RE
: A

1/C
40

0

NOT TO SCALE

UTILITY TRENCHA5

 MAXIMUM TRENCH WIDTH
PIPE SIZE

30"
O.D. +16"
O.D. +24"

 6" - 12"
15" - 30"
36" - 60"

PAVED AREASUNPAVED AREAS

TRENCH WIDTH

PIPE EMBEDMENT
ZONE BACKFILL

4"

PIPE

12" MINIMUM

MINIMUM WIDTH OF TRENCH
PER MANUFACTURER'S

RECOMMENDATIONS

COMPACTED BACKFILL ABOVE PIPE EMBEDMENT
ZONE SHALL BE CLEAN SITE SUBSOIL IF OVER 10'

FROM ROAD SURFACES, DRIVES, PAVED AREAS, ETC.
USE APPROVED GRANULAR MATERIAL WHEN

EXCAVATED AREA IS WITHIN A 10' MIN. DISTANCE
FROM ROAD SURFACES, DRIVES, PAVED AREAS, ETC.

SURFACE RESTORATION TO
MATCH EXISTING CONDITIONS

MINIMUM WIDTH OF TRENCH
PER MANUFACTURER'S

RECOMMENDATIONS

PAVEMENT

BASE

BACKFILL

4" PERFORATED PIPE

PIPE

4"

APPROVED ALT:  MCCUE POST COVER, YELLOW 307 CSPC-6R-54

SEWER PIPE

* CONTRACTOR TO PROVIDE PROPERLY
SIZED STRUCTURE BASED UPON PIPE
SIZES, ANGLES, AND GRATES PER
MANUFACTURERS RECOMMENDATIONS.

4' MIN *

24" DIA. CASTING, SEE SPEC.
"STORM" CAST ON COVER

TOP AT FINISH GRADE UNLESS
NOTED OTHERWISE ON PLANS

PRECAST CONC. RISERS ADJUSTING
HEIGHT 4" MIN. TO 12" MAX. WITH
NON-HARDENING, PREFORMED,

BUTYL MASTIC MATERIAL.

PRECAST CONC. MANHOLE SECTIONS
ASTM C-478 W/ MODIFIED TONGUE

JOINTS AND RUBBER GASKET

GROUTED OR GASKETED SEAL

UNDISTURBED EARTH

SET INTEGRAL BASE ON 4" MIN.
COMPACTED AGGREGATE BASE

3" MIN. CLEARANCE
BETWEEN PIPE & BASE

CONC. FLOW CHANNEL FROM
PIPE INVERT TO TOP OF PIPE

MANHOLE STEPS 16" O.C.
BOTTOM STEP MAX. 2' ABOVE FLOOR

PRECAST CONC. CONE
OR FLAT TOP SECTION

NOT TO SCALE

TYPICAL STORM MANHOLED1
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Charter Township of Garfield 
Planning Department Report No. 2022-50 

Prepared: June 2, 2022 Pages:  9 
Meeting: June 8, 2022 Planning Commission Attachments: 
Subject: 3566 N US 31 South – Site Plan Review 
Applicant: Garfield Retail Management LLC 
Agent: Stonefield Engineering & Design LLC 
Owner: Garfield Retail Management LLC 
File No. SPR-2022-05 
Parcel No. 05-016-016-65

PURPOSE OF APPLICATION: 
The site is in the C-H Highway Commercial zoning district.  Applications for development within the C-H 
Highway Commercial district shall be reviewed by the Planning Commission for compliance with Article 
4, § 424 – Site Plans and Article 5 – Development Standards. 

BACKGROUND: 
The site is on US 31 near the intersection with Franke Road, just south of the proposed urgent care center 
approved by the Planning Commission in 2021.  The site is currently vacant and was formerly a part of the 
Bill Marsh automobile dealership.  The proposed development is for a multi-tenant building with spaces 
for a drive-through restaurant, retail store, and restaurant.  All these are uses permitted by right within the 
C-H district.  The parcel is approximately 2 acres.

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

7b.

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

 
 
SITE DEVELOPMENT REQUIREMENTS: 
All sites in the C-H district are subject to the site development requirements in Section 321.D of the Zoning 
Ordinance, summarized by the following: 
 
(1) General 
“Applications for development within the C-H district shall be reviewed by the Planning Commission for 
compliance with Article 4, § 424 - Site Plans and Article 5 – Development Standards.” 
 
Staff comments on these standards are included in the site design and zoning compliance overview within 
this report below. 
 
(2) External Access 
“All site plan proposals submitted under the requirements of the Highway Commercial District shall 
provide for the proper handling of traffic on the highway, frontage road, or street giving access to the 
district. No access by motor vehicles other than stated herein shall be permitted to a minor or residential 
street. All points of entrance or exit for motor vehicles shall be no closer than fifty (50) feet from the 
intersection of the right-of-way lines of two streets…” 
 
The main access drive to the site from US 31 is part of a system of two shared drives providing access for 
six parcels including Lake Michigan Credit Union, the Traverse Hospitality Two hotels, and the urgent care 
site directly adjacent to the north.  This access drive is more than 50 feet from the intersection of US 31 and 
Franke Road. 
 
(3) Transition Strips 
“A fifty (50) foot wide strip of land shall be provided on any side of a C-H District which abuts a residential 
or agricultural zone. This strip shall serve as a transition between the subject use and the adjacent property 
uses, both existing and future. No part of this transition strip shall be used for any of the site functions 
except that thirty (30) feet thereof may be used for parking area…” 
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The neighboring parcels to the north, east, and south are all zoned C-H Highway Commercial.  The parcel 
to the west is zoned R-1 One-Family Residential; this parcel is across US 31 and the front yard of the subject 
site and includes Kids Creek.  The front yard setback is 50 feet; no site functions are proposed for this area. 

(4) Service Roads
“In order to achieve a well-planned center, the Planning Commission may require access to the business
facilities from an interior service road at least twenty-four (24) feet wide which shall be established in
order to provide the major means of access to the planned commercial area. The site plan layout shall be
such that access to commercial center parking lots shall be from the interior road and not from the major
thoroughfare…”

This site is accessed from US 31 via a shared drive system as described above.  Access to the parking lot 
and building is from the access drive per the site layout.  No further access points onto US 31 are proposed. 

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW: 
Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 

Section 424.F(1) states an “administrative site plan or site development plan shall conform to all provisions 
of this ordinance and to the following site development standards which shall be reflected on the plan:” 

Required Information 
Staff provided a completeness review to the applicants on May 5, 2022 asking for further information and 
clarification on several items.  Comments on individual items are included throughout this staff report. 

Outside Agencies 
The application is subject to additional reviews from several outside agencies, including but not limited to 
the Township Engineer, Michigan Department of Transportation, and Metro Fire.  Sewer and water utility 
improvements and stormwater improvements are reviewed by the Township Engineer.  The escrow needed 
for these reviews is determined by the Township Engineer. 

Essential Facilities and Services 
The proposed project will redevelop an existing site.  No adverse impacts on highways, streets, police, fire 
protection, refuse disposal, or schools are anticipated compared with the prior use.  Stormwater, water, and 
sewer facilities are reviewed by the Township Engineer. 

Natural Features 
Kids Creek runs along the front of the site.  Section 535.A indicates that every commercial, industrial, or 
multi-family residential building shall be set back at least 75 feet from the watermark or the normal stream 
bank.  The site plan shows the 75-foot setback, and no buildings are proposed within it; there is an existing 
retaining wall from the prior development which is not proposed to be changed. 

Site Design 
According to 424.F(1)(e), “All buildings and structures shall be designed, situated, constructed, operated 
and maintained so as to be harmonious, compatible, and appropriate in appearance, with the existing or 
intended character of the general vicinity. Site design shall minimize adverse effects upon owners and 
occupants of adjacent properties and the neighborhood.”  The proposed drive-through includes 12 stacking 
spaces with the main entrance for the drive-through at the northeast corner of the site.  The design of this 
drive-through may interfere with the shared drive system for the neighboring properties if stacking were to 
ever go beyond 12 spaces.  Planning Commissioners should consider if a different design is warranted to 
reduce potential impacts on neighboring properties, or if a condition should be listed that stacking shall not 
back up into the shared drive. 
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Orientation 
Each of the three units in the building will face US 31 and have access from both the front (west side of the 
building) and the back (east side). 
 
Vehicle and Pedestrian Systems 
Access to the site will be from the shared drive system which serves this and five other neighboring parcels.   
The site is accessed from two points off the shared drive and there is also cross-access to the adjacent site 
to the south.  A cross-access easement to the adjacent site to the south shall be recorded subject to review 
by the Township. 
 
A proposed crosswalk would lead from the sidewalk along the north side of the shared drive to the back 
entrances to the building.  This crosswalk would cut through the middle of the drive-through lane, where a 
stacking space is shown, and which could potentially cause vehicle and pedestrian conflicts.  The crosswalk 
should be relocated to avoid conflicts with drive-through traffic, for example at the end of the drive-through 
lane at the proposed stop sign near the front entrances to the building. 
 
Shared Drives 
Access to the site will be from the shared drive system which serves this and five other neighboring parcels.  
No additional curb cuts to US 31 are proposed. 
 
Impervious Surfaces 
The site plan proposes a similar level of impervious surface to what is currently on the site from the prior 
development.  The redesigned site will allow for additional landscaping including around the parking lots. 
 
Master Plan 
The Future Land Use Map identifies the site as Commercial, thus the development does not conflict with 
future land use policies.  This development also helps fulfill an implementation goal of the Master Plan to 
encourage and incentivize new and infill development close to the core area of the Township. 
 
Article 5 – Development Standards 
Dumpster Enclosures 
A trash enclosure is proposed at the back of the parking lot in the southeast corner of the site.  Section 516 
indicates that enclosures shall be finished with the same materials and colors as the exterior finish of the 
principal structure or shall be concrete block or similar material.  The gate shall be wood or similar opaque 
material, but not chain link with plastic or vinyl slats.  The enclosure shall be at least 6 feet tall. 
 
Details for the proposed trash enclosure are included on Sheet PP-2.1.  The proposed enclosure area will be 
36 feet by 14 feet, 8 inches with space for three dumpsters and a compost area.  The wall will have a 4-inch 
brick façade on 8-inch concrete.  The gate will be chain link with cedar slats. 
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Lighting 
Lighting standards of Section 517 of the Zoning Ordinance are described by the following: 

Zoning Ordinance Lighting Standard Subject Site 
A. Applicability – All outdoor lighting shall be
installed in conformance with the provisions of
this section.  Certain light fixtures exempt from
this section include decorative lighting, public
streetlights, emergency lights, nonconforming
existing lights, neon, and flag lighting.

None of these exceptions apply to this site, so all 
lighting for this site is subject to the requirements 
of this section. 

B. Shielding and Filtration – Lighting fixtures
shall provide glare free area beyond the property
line and light shall be confined to the lot from
which it originates.  All fixtures shall have full
cut-off and shall not direct light upwards.  Light
sources shall be located, and light poles shall be
coated, to minimize glare.

The lighting plan shows a photometric plan and 
cuts sheet details of the proposed light fixtures, 
for both the wall lighting and pole lighting.  No 
proposed fixtures appear to direct light upwards.  
These fixtures do not appear to direct any glare 
beyond the lot lines and average illumination 
appears to be below the maximum of 2.0 foot-
candles, according to Table 5-8. 

C. Illumination – Average illumination levels
shall not exceed 3.0 foot-candles (FC) for the
main parking area, 2.0 FC for the peripheral
parking area, 5.0 FC for main drive areas, and
20.0 FC directly below the lighting fixture.  The
illumination levels shall also not exceed 1.0 FC
adjoining another nonresidential zoning district
along a property line, or 2.0 FC along an arterial.
Average lighting values of illuminated areas
ranging from 0.5 to 1.5 FC are recommended.

The lighting plan includes a table showing the 
lighting requirements and proposed lighting on 
the site.  The highest illumination levels shown 
on the photometric plan are under the wall light 
fixtures, as high as 11.9 foot-candles; the table 
indicates up to 19.8 foot-candles under a light 
fixture.  The average illumination levels for the 
parking areas, main drive areas, and below the 
fixture appear to be met.  The illumination levels 
at the lot lines appear to be below the maximum 
of 2.0 foot-candles, according to Table 5-8. 

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

All proposed fixtures will meet this standard. 

E. Prohibitions – Prohibitions include mercury-
vapor or metal halide fixture and lamps, laser
source lights, searchlights, or any light that does
not meet shielding and illumination standards.

No prohibited lighting elements are proposed. 

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

Maximum height in the C-H district is 35 feet. 
Pole heights shown on the site plan are 25 feet. 
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Landscaping 
Landscaping requirements are described by the following for each length of greenspace area (e.g., without 
including the ingress and egress drives) for each lot line and for the parking lot interior area: 

Lot Line 
(Length) 

Adjacent 
Land Use 

Buffer Planting 
Requirement 

Amount Required Amount Provided 

West 
(156 ft.) 

Arterial Road 
(US 31) 

Type “D” 
* Ground cover as specified
in Section 530.J, plus
* 4 large trees, 3 medium or
small trees, and 3 evergreen
or coniferous trees per 100
linear feet of greenspace area
* Minimum width: 20 feet

7 large trees 
5 med./small trees 
5 evergreen trees 
20-foot width

10 existing trees 
    (*credit for 23 trees) 
0 evergreen trees 
150-foot width + US 31
right-of-way
    (*includes Kids Creek) 

North 
(380 ft.) 

Commercial Type “B” 
* Ground cover as specified
in Section 530.J, plus
* 2 large trees, 1 medium or
small tree, and 4 shrubs per
100 linear feet of greenspace
area
* Minimum width: 10 feet

8 large trees 
4 med./small trees 
16 shrubs 
10-foot width

10 large trees 
0 med./small trees 
22 shrubs 
9-foot width

East 
(161 ft.) 

4 large trees 
2 med./small tree 
7 shrubs 
10-foot width

4 large trees 
2 med./small trees 
7 shrubs 
10-foot width

South 
(360 ft.) 

8 large trees 
4 med./small trees 
15 shrubs 
10-foot width

1 existing oak tree 
    (*credit for 3 trees) 
6 existing evergreen trees 
    (*credit for 12 trees) 
2 large trees (new) 
3 med./small trees 
24 shrubs 
10-foot width

There are some landscaping plan deficiencies including a narrow width for the north buffer, no evergreen 
trees on the west buffer, and deficiencies in the number of medium and small trees for the north and south 
buffers.  However, the applicants are proposing to preserve 17 trees on the site including several deciduous 
trees along US 31 and several evergreen trees along the south buffer. 

Kids Creek runs through this portion of the site.  According to Section 535.C, a vegetated buffer strip shall 
parallel and extend 35 feet inland from all points along the water mark of a lake-stream shoreline or normal 
stream bank which shall consist of native trees, shrubs, and other vegetation.  This buffer is identified on 
the landscaping plan and indicated to be maintained as natural buffer area. 

As the approval authority for this project, the Planning Commission may waive or adjust any landscaping 
requirement in whole or in part provided that one or more of the conditions of Section 530.H exist upon the 
site including the existing topography, walls or fences proposed, natural features, space limitations, safety 
considerations, or lack of practicable alternatives. 

It appears that minor modifications to the landscaping plan and details of the existing trees would help the 
landscaping plan comply with the landscaping standards of the Zoning Ordinance.  However, the Planning 
Commission may consider granting a waiver for the required trees on the south buffer as the applicant will 
be preserving the existing mature evergreen trees here. 
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None of the plant species proposed are prohibited by the Recommended Planting Guidelines for Garfield 
Township as referenced in Section 530.F (1), although several species are not listed at all.  Staff does not 
anticipate any issues with any of the proposed plant species on the landscaping plan. 

Parking, Loading, and Snow Storage 
Parking requirements for restaurants and retail stores are as follows: 
• Restaurant: Minimum 1 per 150 sq. ft. floor area  Maximum 1 per 75 sq. ft. floor area  
• Retail: Minimum 1 per 250 sq. ft. floor area  Maximum 1 per 150 sq. ft. floor area 

The proposed building has 3 units: a restaurant with drive-through (2,784 sq. ft.), a retail space (1,713 sq. 
ft.), and another restaurant space (1,833 sq. ft.).  The total minimum number of parking spaces is 39 and 
the maximum is 75 for the combined parking lot.  The site plan lists 70 spaces but only shows 64 spaces; 
any discrepancies on the site plan should be corrected.  The parking includes 3 barrier-free spaces near the 
front building entrances.  Minimum dimensions for regular parking spaces are 9 feet by 20 feet, which have 
been met. 

Bicycle parking shall be provided at the rate of 2 bicycle spaces per 25 motor vehicle spaces.  Bicycle racks 
are proposed with space for 6 bicycles. 

For buildings at least 2,000 square feet up to 12,500 square feet of gross floor area, the site shall have one 
small loading space at least 10 feet wide by 20 feet long.  An 11-foot by 31-foot loading zone is shown in 
the southeast corner of the site next to the dumpster enclosure. 

As required by Section 551 of the Ordinance, a ratio of ten (10) square feet of snow storage is required per 
one hundred (100) square feet of parking area.  The site plan indicates 28,822 square feet of parking space 
and maneuvering lane area and 2,882 square feet of snow storage required.  The plan indicates 3,408 square 
feet of snow storage will be provided.  Snow storage areas are shown along the front parking lot within the 
existing retaining wall and next to the drive-through lane and back parking lot.  Also required per Section 
551, snow storage shall be located so as to prevent damage to landscaping required by this Ordinance.  The 
proposed snow storage is located where 5 trees are proposed.  The applicant shall ensure snow storage will 
not damage any on-site landscaping. 

Signs 
Signs require sign permit review and are not approved under the site plan review process.  Proposed signs 
are shown on Sheet PP-2.1 including a ground sign with space for 3 tenants.  A note on Sheet C-3 indicates 
that “proposed signs are subject to sign permit review.”  In conjunction with the shared drive, the parcels 
behind the site to the east retained the ability to have signage on US 31.  These provisions shall be reviewed 
during as part of the sign permit review process, including any provisions for multi-tenant signage. 

USE STANDARDS – DRIVE-THROUGH: 
Section 730 of the Zoning Ordinance outlines several specific regulations and conditions for drive-in and 
drive-through uses, including the following: 

1. Service and dining may be in automobiles or outdoors, but all other activities shall be carried on
within a building.

The site plan shows the building, drive-through, and parking area.  No outdoor dining is proposed.

2. A setback of at least sixty (60) feet from the right-of-way line of any existing or proposed street
shall be maintained.
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The building measures approximately 240 feet from the right-of-way line of US 31. 

3. Ingress and egress points shall be located at least fifty (50) feet from the nearest edge of the traveled
portion of any intersecting streets.

The main access drive to the site from US 31 is part of a system of two shared drives providing
access for six parcels including Lake Michigan Credit Union, the Traverse Hospitality Two hotels,
and the urgent care site directly adjacent to the north.  This access drive is more than 50 feet from
the intersection of US 31 and Franke Road.

4. Pedestrian areas shall be clearly marked and maintained.

A proposed crosswalk would lead from the sidewalk along the north side of the shared drive to the
back entrances to the building.  This crosswalk would cut through the middle of the drive-through
lane, where a stacking space is shown, and which could potentially cause vehicle and pedestrian
conflicts.  The crosswalk should be relocated to avoid conflicts with drive-through traffic, for
example at the end of the drive-through lane at the proposed stop sign near the front entrances to
the building.

5. Only one (1) ingress-egress drive shall be allowed per major thoroughfare.

The main access drive to the site from US 31, a major thoroughfare, is part of the system of two
shared drives as described above.  No additional ingress-egress drives from US 31 are proposed.

6. All parking requirements shall comply with Article 5 of this Ordinance.

Parking requirements are described in a previous section of this letter.

7. Notwithstanding the dimensional standards of this Ordinance, lots used for drive-in businesses and
drive-in or drive-through restaurants shall have a minimum width of one hundred (100) feet.

The parcel is approximately 155 feet wide at its narrowest.

8. Queuing requirements, drive-in and drive-through businesses shall be designed to accommodate
the maximum number of queuing vehicles that may be expected to seek service at any one time
without queuing onto an adjacent thoroughfare, including service drives. The determination as to
the required queuing spaces shall be established by the Planning Commission based upon the
anticipated number of vehicles likely to queue while waiting for service. The Planning Commission
may require more than twelve (12) queuing spaces based upon evidence presented to it, but in no
event shall the required number of queuing spaces be reduced below twelve (12).

The site plan shows the drive-through lanes will accommodate at least 12 queuing spaces.  The
design of this drive-through may interfere with the shared drive system for the neighboring
properties if stacking were to ever go beyond 12 spaces.  Planning Commissioners should consider
if a different design is warranted to reduce potential impacts on neighboring properties, or if a
condition should be listed that stacking shall not back up into the shared drive.
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9. Notwithstanding the provisions of this section, the queuing of vehicles onto the traveled portion of
a public roadway providing access to the business establishment such that queuing interferes to an
extent with the free flow of traffic on the traveled portion of that roadway shall subject the Special
Use Permit holder to enforcement action, including fines, injunctive relief and/or revocation of the
Special Use Permit.

This requirement shall be enforced as needed as part of the operation of the site. 

10. The site shall have been found to be a suitable site for a drive-in or drive-through establishment,
with regard to traffic safety, by a registered engineer with an educational specialization in traffic
engineering.

The applicant shall provide information demonstrating that this requirement is met. 

RECOMMENDATION: 
The Planning Commission may consider if any changes to the proposed design are warranted and could 
potentially table this application to allow the applicant to address any concerns.  However, if the Planning 
Commission is prepared to decide on the application, then the following motion in support of approval is 
offered for consideration: 

MOTION THAT application SPR-2022-05, submitted by Garfield Retail Management LLC, for a 
multi-tenant building including restaurant with drive-through, retail space, and restaurant on parcel 
05-016-016-65, BE APPROVED, subject to the following conditions:

1. As per the requirements of Section 730, if the queuing of vehicles interferes with the free flow
of traffic on the public roadway, then the Special Use Permit holder is subject to enforcement
such as fines, injunctive relief and/or revocation of the Special Use Permit.  Queueing shall
also not interfere with traffic on the shared drive.

2. A cross-access easement to the adjacent site to the south shall be recorded subject to review by
the Township.

3. The crosswalk shall be relocated to avoid conflicts with drive-through traffic.
4. Any landscaping plan deficiencies shall be addressed including a narrow width for the north

buffer, no evergreen trees on the west buffer, and deficiencies in the number of medium and
small trees for the north and south buffers.

5. Any discrepancies regarding number of parking spaces provided should be corrected.
6. The applicant shall ensure snow storage will not damage any on-site landscaping.
7. The applicant shall provide information demonstrating that the site is suitable for a drive-in or

drive-through establishment, with regard to traffic safety, by a registered engineer with an
educational specialization in traffic engineering.

8. All agency reviews, including stormwater and utility review by the Township Engineer, shall
be received, and deemed compliant prior to issuing a Land Use Permit or Building Permit.

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

Attachments: 
1. Site Plan Review Application – dated April 14, 2022.
2. Site Plan Set – latest revision May 24, 2022.
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ASSISTANCE

This application must be completed in full. An incomplete or improperly prepared application will not be accepted 

and will result in processing delays. Before submitting an application, it is recommended that you contact the 

Planning Department to arrange an appointment to discuss your proposed application. Time is often 

saved by these preliminary discussions. For additional information or assistance in completing this development 

application, please contact the Planning Department at (231) 941-1620. 

ACTION REQUESTED

PROJECT / DEVELOPMENT NAME

APPLICANT INFORMATION

AGENT INFORMATION

OWNER INFORMATION

✔

3566 North US-31 South 

Garfield Retail Management LLC
30200 Telegraph Rd., Suite 205, Bingham Farms, MI 48025

248-646-9999
heather@alrigusa.com

Stonefield Engineering & Design LLC
607 Shelby St., Suite 200, Detroit, MI 48226

248-247-1115
ewilliams@stonefieldeng.com

Garfield Retail Management LLC
30200 Telegraph Rd., Suite 205, Bingham Farms, MI 48025

48-646-9999
heather@alrigusa.com
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CONTACT PERSON 
Please select one person to be contact person for all correspondence and questions: 

PROJECT TIMELINE 

Estimated Start Date: 

Estimated Completion Date: 

REQUIRED SUBMITTAL ITEMS 

A complete application for a Site Plan Review consists of the following: 

Application Form: 

One original signed application 

One digital copy of the application (PDF only) 

Application Fee: 

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

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

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

Fee 

Escrow Fee: 

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

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

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

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

form. 

PROPERTY INFORMATION 

Site Diagram Review: 

Two complete stapled 11”x17” paper sets 

One digital set (PDF only) 

Heather Henika
Eric Williams
Heather Henika

3566 North US-31 South
05-016-016-65
Attached
Commercial Highway (C-H)

Commercial
2.06 AC

Auto Dealership
Mixed Use

11/1/2022

6/1/2023

✔

✔
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Administrative Site Plan: 

Two complete stapled 11”x17” paper sets 

Two complete bound 24”x36” paper sets 

One digital set (PDF only) 

Site Development Plan:

Ten complete stapled 11"x17" paper sets

Two complete bound 24"x36" paper sets  

One digital set (PDF only) 

Digital items to be delivered via email or USB flash drive 

SUBMITTAL DEADLINE 

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

twp.com).  Please note that the listed dates are the deadlines after which submittals will not be considered for the 

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

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

WAIVERS 

At the discretion of the Zoning Administrator in the case of a Site Diagram, or the Director of Planning in the 

case of an Administrative Site Plan or a Site Development Plan, the requirement to submit a Site Diagram, an 

Administrative Site Plan or a Site Development Plan may be waived in any of the following cases when it is 

determined that the submission would serve no useful purpose:

The erection or enlargement of an accessory structure;

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

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

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

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

Data Waiver:

The Zoning Administrator may waive a particular element of information or data otherwise required for a

Site Diagram upon a finding that the information is not necessary to determine compliance with this

ordinance.

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

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

with this ordinance or that such information or data would not bear on the decision of the approval

SITE PLAN 

Check that your site plan includes all required elements for a Site Diagram (SD), Administrative Site Plan (ASP), or Site 

Development Plan (SDP). Please use the Required Site Plan Elements Checklist below. 

 Waiver:

✔
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Not 
Yes No Applicable 

ADDITIONAL INFORMATION 

If applicable, provide the following further information: 

A. Sanitary Sewer Service

1. Does project require extension of public sewer line?
✔

✔

✔

✔

✔
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B. Water Service

1. Does project require extension of public water main?

If yes, has a Utility Agreement been prepared? 

2. Will a community water supply be installed?

If yes, has a Utility Agreement been prepared?  

If yes, provide construction plans and specifications 

C. Public utility easements required?

If yes, show on plan. 

D. Stormwater Review/Soil Erosion

1. Soil Erosion Plans approved by Soil Erosion Office?

If so, attach approval letter. 

If no, are alternate measures shown? 

2. Stormwater Plans approved by Township Engineer?

If so, attach approval letter. 

If no, are alternate measures shown? 

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

E. Roads and Circulation

1. Are interior public streets proposed?

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

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

3. Are private roads or interior drives proposed?

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

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

If yes, attach approved permit. 

OTHER INFORMATION 

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

application or explain it on a separate page. 

REVIEW PROCESS

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

forward a determination of completeness to the applicant. If the submission is incomplete or noncompliant with the

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

a

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔



Page 6 of 7 Form Date:

PERMISSION TO ENTER SUBJECT PROPERTY

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

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

hours.

Owner Signature: 

Applicant Signature: 

Agent Signature: 

Date: 

OWNER’S AUTHORIZATION

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

the authorization set out below. 

I/We __________________________________________________ authorize to make this application on my/our behalf 

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

your good and sufficient authorization for so doing. 

Owner Signature: 

Date: 

AFFIDAVIT

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

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

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

application and any permit associated with this document. 

Owner Signature: 

Date: 

Applicant Signature: 

Date: 

Signature: 

ant Signature: 

Signature: 

R’S AUTHORIZATION

pplicant is not the registered owner of the lands that is the subject of this appl

horization set out below. 

_________________________________________________ authorize to mak

provide any of my/our personal information necessary forf the processing of this

ood and sufficient authorization for so doing. 

Signature: 

AVIT

dersigned affirmsff that he/she or they is (are) the owner, or authorized agent of th

of the information submitted in this application, including any supplemental inf

. The undersigned further acknowledges that willful misrepresentation of in

tion and any permit associated with this document. 

Signature: 



Required Site Plan Elements Checklist (See § 956 of the Zoning Ordinance) SD ASP/ 
SDP 

A. Basic Information

B. Site Plan Information

*
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PLANS PREPARED BY:

PLAN REFERENCE MATERIALS:
1. THIS PLAN SET REFERENCES THE FOLLOWING DOCUMENTS

INCLUDING, BUT NOT LIMITED TO:
· SURVEY PREPARED BY KEM-TEC, DATED 12/06/2021
· ARCHITECTURAL PLANS
· GEOTECHNICAL REPORT PREPARED BY TESTING

ENGINEERS & CONSULTANTS, INC., DATED 05/04/2022
· AERIAL MAP OBTAINED FROM GOOGLE EARTH PRO
· LOCATION MAP OBTAINED FROM USGS NATIONAL

MAPPER
2. ALL REFERENCE MATERIAL LISTED ABOVE SHALL BE

CONSIDERED A PART OF THIS PLAN SET AND ALL INFORMATION
CONTAINED WITHIN THESE MATERIALS SHALL BE UTILIZED IN
CONJUNCTION WITH THIS PLAN SET. THE CONTRACTOR IS
RESPONSIBLE TO OBTAIN A COPY OF EACH REFERENCE AND
REVIEW IT THOROUGHLY PRIOR TO THE START OF
CONSTRUCTION.

AS SHOWN

COVER SHEET

C-1

R

Know what's below
Call before you dig.

SITE DEVELOPMENT PLAN
FOR

3566 NORTH US-31
PROPOSED COMMERCIAL MULTI-USE

DEVELOPMENT WITH DRIVE-THROUGH

APPLICANT
GARFIELD RETAIL MANAGEMENT

30200 TELEGRAPH ROAD, SUITE 205
BINGHAM FARMS, MICHIGAN 48205

248.646.9999
GABE@ALRIGUSA.COM

SHEET INDEX
DRAWING TITLE SHEET #
COVER SHEET C-1

DEMOLITION PLAN C-2

SITE PLAN C-3

GRADING PLAN C-4

STORMWATER MANAGEMENT PLAN C-5

UTILITY PLAN C-6

LIGHTING PLAN C-7

SOIL EROSION & SEDIMENT CONTROL PLAN C-8

LANDSCAPING PLAN C-9 & C-10

CONSTRUCTION DETAILS C-11 & C-12

Detroit, MI ·   Rutherford, NJ · New York, NY
Princeton, NJ · Tampa, FL ·  Boston, MA

www.stonefieldeng.com

607 Shelby Suite 200, Detroit, MI 48226

Phone 248.247.1115

PARCEL ID: 05-016-016-65
3566 US-31

CHARTER TOWNSHIP OF GARFIELD, GRAND TRAVERSE COUNTY, MICHIGAN

AERIAL MAP
SCALE: 1" = 200'±

SOURCE: GOOGLE EARTH PRO 

PROJECT
SITE

US
 -3

1 (
DI

VI
SI

ON
 ST

RE
ET

)

LOCATION / KEY MAP
SCALE: 1" = 2,000'±

SOURCE: USGS TOPO MAP

ZONING MAP
SOURCE: CHARTER TOWNSHIP OF GARFIELD ZONING MAP 

ZONE
R-1

SITE

ZONE
C-G

ZONE
C-H

ZONE
R-1

ZONE
C-G

FRANKE ROAD

PROJECT
SITE

US
 -3

1 (
DI

VI
SI

ON
 ST
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ET

)FRANKE ROAD

SCALE: 1" = 200'±

ADDITIONAL SHEETS
DRAWING TITLE SHEET #
TOPOGRAPHIC SURVEY 1 OF 1

ARCHITECTURAL FLOOR PLAN AND
ELEVATION 2 OF 2
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LO
D EXISTING BOLLARDS TO

BE REMOVED (TYPICAL)

EXISTING BUILDING
TO BE DEMOLISHED

EXISTING LIGHT POLE TO
BE REMOVED (TYPICAL)

EXISTING LANDSCAPE ISLAND
BE REMOVED (TYPICAL)

LIMIT OF CURB REMOVAL

LIMIT OF CURB REMOVAL

EXISTING CONCRETE
TO BE REMOVED

EXISTING RETAINING
WALL TO BE REMOVED

LIMIT OF CURB REMOVAL

EXISTING GAS METER TO BE REMOVED AND
SERVICE TO BE STUBBED FOR FUTURE

CONNECTION CONTRACTOR TO
COORDINATE WITH UTILITY PROVIDER

EXISTING TRANSFORMER TO BE
REMOVED. CONTRACTOR TO
COORDINATE WITH UTILITY PROVIDER

EXISTING DATA LINES TO BE
REMOVED. CONTRACTOR TO
COORDINATE WITH UTILITY

PROVIDER

EXISTING TREE TO
BE REMOVED (TYP)

EXISTING TREE TO
BE REMOVED (TYP)

EXISTING RETAINING WALL
AND CONCRETE PATIO TO

BE REMOVED

EXISTING FENCE
TO BE REMOVED

EXISTING WATER LEAD
TO REMAIN AND BE

PROTECTED IN PLACE

EXISTING RETAINING
WALL TO REMAIN AND

BE PROTECTED IN PLACE

EXISTING ASPHALT
PAVEMENT TO BE

REMOVED (TYPICAL)

EXISTING ASPHALT
PAVEMENT TO BE
REMOVED (TYPICAL)

EXISTING GREASE TRAP TO BE
REMOVED AND REPLACES.
CONTRACTOR TO TELEVISE AND
CLEAN SANITARY SEWER FOR
REUSE

EXISTING UTILITY STRUCTURES
TO BE REMOVED

EXISTING CATCH
BASIN TO BE REMOVED

EXISTING ELECTRIC
MANHOLE TO BE REMOVED

EXISTING UTILITY STRUCTURES
TO BE REMOVED

LIMITS OF DISTURBANCE
(58,656 SF OR 1.34 AC)

EXISTING LIGHT POLE TO
BE REMOVED (TYPICAL)

DEMOLITION NOTES

1. THE WORK REFLECTED ON THE DEMOLITION PLAN IS TO PROVIDE
GENERAL INFORMATION TOWARDS THE EXISTING ITEMS TO BE
DEMOLISHED AND/OR REMOVED. THE CONTRACTOR IS RESPONSIBLE
TO REVIEW THE ENTIRE PLAN SET AND ASSOCIATED
REPORTS/REFERENCE DOCUMENTS  INCLUDING ALL DEMOLITION
ACTIVITIES AND INCIDENTAL TASKS NECESSARY TO COMPLETE THE
SITE IMPROVEMENTS.

2. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF DEMOLITION ACTIVITIES.

3. EXPLOSIVES SHALL NOT BE USED UNLESS WRITTEN CONSENT FROM
BOTH THE OWNER AND ANY APPLICABLE GOVERNING AGENCY IS
OBTAINED. BEFORE THE START OF ANY EXPLOSIVE PROGRAM, THE
CONTRACTOR IS RESPONSIBLE TO OBTAIN ALL LOCAL, STATE, AND
FEDERAL PERMITS. ADDITIONALLY, THE CONTRACTOR WILL BE
RESPONSIBLE FOR ALL SEISMIC TESTING AS REQUIRED AND ANY
DAMAGES AS THE RESULT OF SAID DEMOLITION PRACTICES.

4. ALL DEMOLITION ACTIVITIES SHALL BE PERFORMED IN ACCORDANCE
WITH LOCAL, STATE, AND FEDERAL CODES.  THE CONTRACTOR IS
RESPONSIBLE FOR ENSURING ALL UTILITIES ARE DISCONNECTED IN
ACCORDANCE WITH THE UTILITY AUTHORITY'S REQUIREMENTS
PRIOR TO STARTING THE DEMOLITION OF ANY STRUCTURE.  ALL
EXCAVATIONS ASSOCIATED WITH DEMOLISHED STRUCTURES OR
REMOVED TANKS SHALL BE BACKFILLED WITH SUITABLE MATERIAL
AND COMPACTED TO SUPPORT SITE AND BUILDING IMPROVEMENTS.
A GEOTECHNICAL ENGINEER SHOULD BE PRESENT DURING
BACKFILLING ACTIVITIES TO OBSERVE AND CERTIFY THAT BACKFILL
MATERIAL WAS COMPACTED TO A SUITABLE CONDITION.

5. DEMOLISHED DEBRIS SHALL NOT BE BURIED ON SITE. ALL
WASTE/DEBRIS GENERATED FROM DEMOLITION ACTIVITIES SHALL BE
DISPOSED OF IN ACCORDANCE WITH ALL LOCAL, STATE AND
FEDERAL REQUIREMENTS. THE CONTRACTOR IS RESPONSIBLE TO
MAINTAIN ALL RECORDS OF THE DISPOSAL TO DEMONSTRATE
COMPLIANCE WITH THE ABOVE REGULATIONS.
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DEMOLITION PLAN

C-2

1" = 30'

SYMBOL DESCRIPTION

FEATURE TO BE REMOVED / DEMOLISHED

LOD LIMIT OF DISTURBANCE

R

Know what's below
Call before you dig.

ALL SITE FEATURES WITHIN THE LIMIT OF
DISTURBANCE INDICATED ON THIS PLAN ARE TO
BE REMOVED / DEMOLISHED UNLESS OTHERWISE
NOTED. THE CONTRACTOR SHALL NOTIFY
STONEFIELD ENGINEERING & DESIGN, LLC. IF
SIGNIFICANT DISCREPANCIES ARE DISCERNED

BETWEEN THIS PLAN AND FIELD CONDITIONS

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'
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GENERAL NOTES

1. THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES
WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE
OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC.) PRIOR TO
INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN THESE
DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE
EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE
CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,
LLC. PRIOR TO THE START OF CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND
ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED
PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED
PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES
DURING CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY
LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &
DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY
DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING
OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION
TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT
CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,
LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL
LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED
IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN,
LLC.

5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE
DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
PROPERTY.

7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO
REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW
THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
REFLECTED WITHIN THE PLAN SET.

9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES, LATEST EDITION.

10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE
GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE
PROCUREMENT OF STREET OPENING PERMITS.

11. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING
CONSTRUCTION & DEMOLITION ACTIVITIES.

12. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.
BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES
NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES
AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.
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GRAPHIC SCALE IN FEET
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1" = 30'

SITE PLAN

C-3

1" = 30'

OFF-STREET PARKING REQUIREMENTS
CODE SECTION REQUIRED PROPOSED

§ 551.C DRIVE-THROUGH RESTAURANT 70 SPACES

MINIMUM: 1 SPACE PER 150 SF OF 12 STACKING

FLOOR AREA

(4,617 SF)(1/150 SF) = 31 SPACES

MAXIMUM:1 SPACE PER 75 SF OF

FLOOR AREA

(4,617 SF)(1/75 SF) = 62 SPACES

RETAIL STORE

MINIMUM: 1 SPACE PER 250 SF OF

FLOOR AREA

(1,713 SF)(1/250 SF) = 7 SPACES

MAXIMUM: 1 SPACE PER 150 SF OF

FLOOR AREA

(1,713 SF)(1/150 SF) = 11 SPACES

TOTAL (MINIMUM): 31+7 = 38 SPACES

TOTAL (MAXIMUM): 62+11 = 73 SPACE

§ 551.B 90° PARKING: 9 FT X 20 FT

9 FT X 20 FT W/ 20 FT AISLE W/ 24 FT AISLE

§ 522.C.(1) BICYCLE PARKING: 6 SPACES

2 SPACES PER 25 PARKING SPACES

(2 BIKE)(70/25 SPACES) = 6 SPACES

§ 522.C.(3) BICYCLE PARKING DIMENSIONS: 2 FT X 6 FT

2 FT X 6 FT W/ 5 FT AISLE W/ 8 FT AISLE

§ 552.C.(5-49) REQUIRED LOADING: 10 FT X 20 FT

1 SPACE 10 FT X 20 FT

§ 532.B.4 MINIMUM REQUIRED ISLAND WIDTH 10 FT

10 FT

§ 551.F SNOW STORAGE: 3,408 SF

10 SF PER 100 SF OF PARKING AREA

(28,822 SF)(10 SF/100 SF) = 2,882 SF

SYMBOL DESCRIPTION

SAWCUT LINE

PROPOSED CURB

PROPOSED FLUSH CURB

PROPOSED EXTENDED CURB

PROPOSED BUILDING

PROPOSED CONCRETE

SETBACK LINE

PROPOSED HANDRAIL

PROPOSED BUILDING DOORS

PROPOSED SIGNS / BOLLARDS

PROPERTY LINE

LAND USE AND ZONING
PARCEL ID : 05-016-016-65

HIGHWAY COMMERCIAL (C-H)

PROPOSED USE

RESTAURANT WITH DRIVE-THRU PERMITTED USE

RETAIL STORE PERMITTED USE

ZONING REQUIREMENT REQUIRED PROPOSED

MINIMUM LOT AREA 10,000 SF (0.23 AC) 89,823 SF (2.06 AC)

MINIMUM LOT WIDTH 100 FT 161.5 FT

MAXIMUM BUILDING HEIGHT 35 FT <35 FT

MINIMUM FRONT YARD SETBACK 150 FT* 233.9 FT

MINIMUM SIDE YARD SETBACK (ONE) 20 FT 37.3 FT

MINIMUM SIDE YARD SETBACK (BOTH) 40 FT 78.8 FT

MINIMUM REAR YARD SETBACK 30 FT 223.9 FT

MINIMUM BUILDING CROSS SECTION 24 FT 25.3 FT

MINIMUM NO-BUILD SETBACK 10 FT 36.9 FT

MINIMUM BUILDING WATERMARK SETBACK 75 FT 155.5 FT

MINIMUM PROPERTY LINE SIGN SETBACK 10 FT 10.0 FT

MINIMUM FRONT YARD LANDSCAPING BUFFER 20 FT 152.6 FT (NC)

MINIMUM SIDE YARD LANDSCAPING BUFFER 10 FT 10.0 FT

MINIMUM REAR YARD LANDSCAPING BUFFER 10 FT 10.0 FT

(NC)
(*)

NO CHANGE
SUPPLEMENTAL HIGHWAY SETBACK OF 100 FT TO BE APPLIED TO
PARCELS PARALLEL TO US-31

PROPOSED SIGNS ARE SUBJECT TO SIGN
PERMIT REVIEW

(1) § 551.C.(5) -  IF MEASUREMENT FOR REQUIRED PARKING IS FRACTIONAL,
ANY FRACTION GREATER OR EQUAL THAN 0.5 SHALL REQUIRE A FULL
OFF-STREET PARKING SPACE.

PROPOSED SNOW STORAGE
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NO. D-106
TOP OF CURB: 646.75
RIM: 646.25

PROPOSED STORMWATER
CURB INLET

NO. D-104
RIM: 646.00

PROPOSED STORMWATER
CATCH BASIN

NO. D-105
TOP OF CURB: 646.00
RIM: 645.50

PROPOSED STORMWATER
CURB INLET

NO. D-103
RIM: 646.00

PROPOSED STORMWATER
CATCH BASIN

NO. D-102
TOP OF CURB: 646.25
RIM: 645.75

PROPOSED STORMWATER
CATCH BASIN

NO.WQ-1
TOP OF CURB: 645.50
RIM: 645.00

PROPOSED WATER
QUALITY UNIT

NO. D-101
TOP OF CURB: 645.88
RIM: 645.38

PROPOSED STORMWATER
CATCH BASIN
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647.90
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BC

647.00
646.50

TC
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BC

647.25
646.75

TC
BC

647.40
646.90

TC
BC

647.40
646.90

TC (EX)
BC (EX)

645.45
645.10

TC 649.75
BC 649.25(EX)

TC 650.55
BC 650.05(EX)

TC 645.15
BC 644.65(EX)

TC 645.50
BC 645.00(EX) TC 646.00

BC 645.50(EX)

TC 645.70
BC 645.20(EX)

TC 645.50
BC 645.00(EX)

TC 645.05(EX)
BC 645.07(EX)TC

BC
647.50
647.00

TC
BC

647.50
647.00

TC
BC

647.20
646.70

TC
BC

647.20
646.70

TC
BC

647.25
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BC
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BC

646.75
646.20
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646.50
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646.95
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TC
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646.80
646.30

TC
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646.85

G 646.60

TC
BC

646.60
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TC
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646.50
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BC

647.10
646.60

TC
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FF 647.50

FF 647.50

FF 647.50

FF 647.50

G 647.40

FC 647.50

FC 647.40

TC
BC

647.00
646.50

FC 647.40

FF 647.50

G (EX)645.50

G 645.90
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FC 647.09

TC
BC

647.59
647.09

G 646.65

FC 646.10

FC 645.90
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GRADING NOTES

1. ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE
DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS.  ANY GROUNDWATER DE-WATERING PRACTICES
SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED
PROFESSIONAL.  THE CONTRACTOR IS REQUIRED TO OBTAIN ALL
NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED
GROUNDWATER.  ALL SOIL IMPORTED TO THE SITE SHALL BE
CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF
ALL FILL MATERIALS BROUGHT TO THE SITE.

2. THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR
PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION
ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO
ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND
STABILITY OF THE SURROUNDING SOILS.

3. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7
INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE
CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO
STONEFIELD ENGINEERING & DESIGN, LLC. FOR REVIEW AND
APPROVAL PRIOR TO POURING CURBS.

4. THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY
COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE
PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY
APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY
AUTHORITY REGULATIONS.

5. MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS
FOLLOWS:
· CURB GUTTER: 0.50%
· CONCRETE SURFACES: 1.00%
· ASPHALT SURFACES: 1.00%

5. A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL
BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE
FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.

6. FOR PROJECTS WHERE BASEMENTS ARE PROPOSED, THE DEVELOPER IS
RESPONSIBLE TO DETERMINE THE DEPTH TO GROUNDWATER AT THE
LOCATION OF THE PROPOSED STRUCTURE. IF GROUNDWATER IS
ENCOUNTERED WITHIN THE BASEMENT AREA, SPECIAL
CONSTRUCTION METHODS SHALL BE UTILIZED AND
REVIEWED/APPROVED BY THE CONSTRUCTION CODE OFFICIAL. IF
SUMP PUMPS ARE UTILIZED, ALL DISCHARGES SHALL BE CONNECTED
DIRECTLY TO THE PUBLIC STORM SEWER SYSTEM WITH APPROVAL
FROM THE GOVERNING STORM SEWER SYSTEM AUTHORITY.

ADA NOTES

1. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS
AISLES.

2. THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL
ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

3. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING
SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS
WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR
THE LOCATION OF THE ACCESSIBLE PATH).  THE CONTRACTOR IS
RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36
INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN
THE PLAN SET.

4. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION AT ALL LANDINGS.  LANDINGS INCLUDE, BUT ARE
NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,
AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A
WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE
PATH OF TRAVEL.  THE LANDING AREA SHALL HAVE A MINIMUM
CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED
OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING
SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS
ALONG THE ACCESSIBLE PATH OF TRAVEL.  WHERE PROVIDED, CURB
RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A
LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR
ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE
GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE
TOP OF THE RAMP.  CURBS RAMPS SHALL NOT RISE MORE THAN 6
INCHES IN ELEVATION WITHOUT A HANDRAIL.  THE CLEAR WIDTH
OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.

6. ACCESSIBLE RAMPS WITH A RISE GREATER THAN 6 INCHES SHALL
CONTAIN COMPLIANT HANDRAILS ON BOTH SIDES OF THE RAMP
AND SHALL NOT RISE MORE THAN 30” IN ELEVATION WITHOUT A
LANDING AREA IN BETWEEN RAMP RUNS.  LANDING AREAS SHALL
ALSO BE PROVIDED AT THE TOP AND BOTTOM OF THE RAMP.

7. A SLIP RESISTANT SURFACE SHALL BE CONSTRUCTED ALONG THE
ACCESSIBLE PATH AND WITHIN ADA PARKING AREAS.

8. THE CONTRACTOR SHALL ENSURE A MAXIMUM OF ¼ INCHES
VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH.  WHERE
A CHANGE IN LEVEL BETWEEN ¼ INCHES AND ½ INCHES EXISTS,
CONTRACTOR SHALL ENSURE THAT THE TOP ¼ INCH CHANGE IN
LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN 1 UNIT
VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

9. THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR
HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL
NOT ALLOW PASSAGE OF A SPHERE GREATER THAN ½ INCH.
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GRADING PLAN

C-4

RIDGELINE

PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

PROPOSED DIRECTION OF DRAINAGE FLOW

PROPOSED GRADE SPOT SHOT

PROPOSED TOP OF CURB /
BOTTOM OF CURB SPOT SHOT

PROPOSED FLUSH CURB SPOT SHOT

TC 100.50
BC 100.00

G 100.00

FC 100.00

PROPOSED DEPRESSED CURB /
BOTTOM OF CURB SPOT SHOT

DC 100.12
BC 100.00

PROPOSED TOP OF WALL /
BOTTOM OF WALL SPOT SHOT

TW 102.00
BW 100.00

100

1" = 30'

GRAPHIC SCALE IN FEET
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G
ELIN

E

PROPOSED 85 LF 12"
HDPE @ 0.50% SLOPE

PROPOSED 64 LF 12"
HDPE @ 0.50% SLOPE

PROPOSED 83 LF 12"
HDPE @ 0.50% SLOPE

PROPOSED 164 LF 12"
HDPE @ 0.50% SLOPE

PROPOSED 20 LF 6"
ROOF CONDUCTOR

PROPOSED 42 LF 12"
HDPE @ 1.00% SLOPE

PROPOSED 25 LF 15"
HDPE @ 1.00% SLOPE

PROPOSED 23 LF 4"
HDPE @ 1.00% SLOPE

PROPOSED 4" OVERFLOW
OUTLET PIPE
INVERT: 643.50

PROPOSED 4" OVERFLOW OUTLET.
CONTRACTOR TO DAYLIGHT PIPE

THROUGH EXISTING WALL
INVERT: 643.27

NO. D-106
TOP OF CURB: 646.75
RIM: 646.25
12" INVERT (W): 643.25
SUMP: 641.25

PROPOSED STORMWATER
CURB INLET

NO. D-104
RIM: 646.00
12" INVERT (E): 642.08
12" INVERT (W): 642.08
SUMP: 640.08

PROPOSED STORMWATER
CATCH BASIN

NO. D-105
TOP OF CURB: 646.00
RIM: 645.50
12" INVERT (W): 642.50
SUMP 640.50

PROPOSED STORMWATER
CURB INLET

NO. D-103
RIM: 646.00
12" INVERT (SW): 642.12
12" INVERT (E): 641.76
12" INVERT (N): 641.76
SUMP: 639.76

PROPOSED STORMWATER
CATCH BASIN

NO. D-102
TOP OF CURB: 646.25
RIM: 645.75
12" INVERT (S): 641.35
12" INVERT (W): 641.32
SUMP: 639.32

PROPOSED STORMWATER
CATCH BASIN

NO.WQ-1
TOP OF CURB: 645.50
RIM: 645.00
12" INVERT (W): 643.33
12" INVERT (E): 640.50
15" INVERT (SW): 640.50
SUMP: 638.50

PROPOSED WATER
QUALITY UNIT

NO. D-101
TOP OF CURB: 645.88
RIM: 645.38
12" INVERT (W): 643.25
SUMP: 631.25

PROPOSED STORMWATER
CATCH BASIN

PROPOSED CONNECTION
TO RETENTION TANK

INVERT: 642.25

PROPOSED RIP RAP PAD

648

PROPOSED 113 LF 12"
HDPE @ 1.00% SLOPE

647

DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR STORMWATER IMPROVEMENTS.
SHOULD A CONFLICT EXIST, THE CONTRACTOR SHALL IMMEDIATELY
NOTIFY STONEFIELD ENGINEERING & DESIGN, LLC. IN WRITING.

2. CONTRACTOR SHALL START CONSTRUCTION OF STORM LINES AT
THE LOWEST INVERT AND WORK UP-GRADIENT.

3. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

4. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.

EXCAVATION, SOIL PREPARATION, AND DEWATERING NOTES

1. THE CONTRACTOR IS REQUIRED TO REVIEW THE REFERENCED
GEOTECHNICAL DOCUMENTS PRIOR TO CONSTRUCTION, THESE
DOCUMENTS SHALL BE CONSIDERED A PART OF THE PLAN SET.

2. THE CONTRACTOR IS REQUIRED TO PREPARE SUBGRADE SOILS
BENEATH ALL PROPOSED IMPROVEMENTS AND BACKFILL ALL
EXCAVATIONS IN ACCORDANCE WITH RECOMMENDATIONS BY THE
GEOTECHNICAL ENGINEER OF RECORD.

3. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING SHORING FOR
ALL EXCAVATIONS AS REQUIRED.  CONTRACTOR SHALL HAVE THE
SHORING DESIGN PREPARED BY A QUALIFIED PROFESSIONAL.
SHORING DESIGNS SHALL BE SUBMITTED TO STONEFIELD
ENGINEERING & DESIGN, LLC. AND THE OWNER PRIOR TO THE START
OF CONSTRUCTION.

4. THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT ALL OPEN
EXCAVATIONS ARE PERFORMED AND PROTECTED IN ACCORDANCE
WITH THE LATEST OSHA REGULATIONS.

5. THE CONTRACTOR IS RESPONSIBLE FOR ANY DEWATERING DESIGN
AND OPERATIONS, AS REQUIRED, TO CONSTRUCT THE PROPOSED
IMPROVEMENTS. THE CONTRACTOR SHALL OBTAIN ANY REQUIRED
PERMITS FOR DEWATERING OPERATIONS AND GROUNDWATER
DISPOSAL.

STORMWATER INFILTRATION BMP CONSTRUCTION NOTES

1. PRIOR TO THE START OF CONSTRUCTION, ANY AREA DESIGNATED
TO BE USED FOR AN INFILTRATION BMP (E.G. BASIN, BIORETENTION
AREA, ETC.) SHALL BE FENCED OFF AND SHALL NOT BE UTILIZED AS
STORAGE FOR CONSTRUCTION EQUIPMENT OR AS A STOCKPILE
AREA FOR CONSTRUCTION MATERIALS. NO ACTIVITY SHALL BE
PERMITTED WITHIN THE INFILTRATION BASIN AREA UNLESS RELATED
TO THE CONSTRUCTION OF THE INFILTRATION BASIN. IT IS THE
RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY ALL
SUBCONTRACTORS OF BASIN AREA RESTRICTIONS.

2. THE CONTRACTOR SHALL MAKE EVERY EFFORT, WHERE PRACTICAL,
TO AVOID SUBGRADE SOIL COMPACTION  IN THE AREAS
DESIGNATED TO BE USED FOR AN INFILTRATION BMP.

3. ALL EXCAVATION WITHIN THE LIMITS OF ANY INFILTRATION BMP
SHALL BE PERFORMED WITH THE LIGHTEST PRACTICAL EXCAVATION
EQUIPMENT. ALL EXCAVATION EQUIPMENT SHALL BE PLACED
OUTSIDE THE LIMITS OF THE BASIN WHERE FEASIBLE. THE USE OF
LIGHT-WEIGHT, RUBBER-TIRED EQUIPMENT (LESS THAN 8 PSI APPLIED
TO THE GROUND SURFACE) IS RECOMMENDED WITHIN THE BASIN
LIMITS.

4. THE SEQUENCE OF SITE CONSTRUCTION SHALL BE COORDINATED
WITH BASIN CONSTRUCTION TO ADHERE TO SEQUENCING
LIMITATIONS.

5. DURING THE FINAL GRADING OF AN INFILTRATION BASIN, THE
BOTTOM OF THE BASIN SHALL BE DEEPLY TILLED WITH A ROTARY
TILLER OR DISC HARROW AND THEN SMOOTHED OUT WITH A
LEVELING DRAW OR EQUIVALENT GRADING EQUIPMENT. ALL
GRADING EQUIPMENT SHALL BE LOCATED OUTSIDE OF THE BASIN
BOTTOM WHERE FEASIBLE.

6. FOLLOWING CONSTRUCTION OF AN INFILTRATION BASIN, SOIL
INFILTRATION TESTING BY A LICENSED GEOTECHNICAL ENGINEER IS
REQUIRED TO CERTIFY COMPLIANCE WITH THE DESIGN
INFILTRATION RATES IN ACCORDANCE WITH APPENDIX E OF THE
NEW JERSEY DEPARTMENT OF ENVIRONMENTAL PROTECTION'S  BEST
MANAGEMENT PRACTICES MANUAL, LATEST EDITION. IF THE FIELD
INFILTRATION RATES ARE LOWER THAN THE RATE USED DURING
DESIGN, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IN WRITING IMMEDIATELY TO
DETERMINE THE APPROPRIATE COURSE OF ACTION.

7. THE CONTRACTOR SHALL NOTIFY THE MUNICIPALITY TO DETERMINE
IF WITNESS TESTING IS REQUIRED DURING INFILTRATION BASIN
EXCAVATION AND/OR SOIL INFILTRATION TESTING.

STORMWATER UNDERGROUND BMP CONSTRUCTION NOTES

1. THE CONTRACTOR SHALL INSTALL AND BACKFILL THE
UNDERGROUND BMP IN ACCORDANCE WITH THE MANUFACTURER'S
SPECIFICATIONS.

2. UNDERGROUND BASINS SHALL UTILIZE A STONE BACKFILL WITH A
MINIMUM VOID RATIO OF 40%.

3. NO CONSTRUCTION LOADING OVER UNDERGROUND BASINS IS
PERMITTED UNTIL BACKFILL IS COMPLETE PER THE MANUFACTURER'S
SPECIFICATIONS. NO VEHICLES SHALL BE STAGED OR OPERATE FROM
A FIXED POSITION OVER THE BASIN.

STORMWATER
MANAGEMENT PLAN

C-5

RIDGELINE

PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

100

PROPOSED STORMWATER STRUCTURES

PROPOSED STORMWATER PIPING
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MH PROPOSED UNDERGROUND
OUTLET STRUCTURE

1" = 30'

GRAPHIC SCALE IN FEET
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W
W PROPOSED EXTENSION OF EXISTING

DOMESTIC WATER LEAD. EXISTING VALVE TO
BE REUSED. CONTRACTOR TO CONFIRM
FEASIBILITY OF REUSE WITH PROPER UTILITY
PROVIDER PRIOR TO CONSTRUCTION

PROPOSED 140 LF 2"
K-COPPER PIPE

EXISTING SANITARY SEWER TO
BE CLEANED, TELEVISED AND

REUSED

PROPOSED 207 LF OF
ELECTRICAL/DATA CONDUIT

PROPOSED ELECTRICAL CONNECTION TO
EXISTING TRANSFORMER. CONTRACTOR TO

CONFIRM FEASIBILITY OF REUSE WITH PROPER
UTILITY PROVIDER PRIOR TO CONSTRUCTION

G

G
G

G
G G G G

PROPOSED 51 LF OF
ELECTRICAL/DATA CONDUIT

PROPOSED EXTENSION OF EXISTING GAS
SERVICE LEAD. CONTRACTOR TO CONFIRM
FEASIBILITY OF REUSE WITH PROPER UTILITY
PROVIDER PRIOR TO CONSTRUCTION

CONTRACTOR TO MAINTAIN
MINIMUM 18" CLEARANCE AT
UTILITY CROSSING (TYPICAL)

PROPOSED 18 LF OF 6" SDR 23.5
SANITARY SEWER W/ DUAL

DIRECTION CLEANOUT @ 1.00%
SLOPE

BUILDING INVERT: 643.50

NO. G-101
RIM(W): 646.80
RIM(E): 646.80
6" INV (IN-W): 643.32
6" INV (OUT-E): 643.07

PROPOSED 1,500 GAL.
GREASE TRAP

PROPOSED 18 LF OF 6" SDR 23.5
SANITARY SEWER W/ DUAL

DIRECTION CLEANOUT @ 2.40%
SLOPE

BUILDING INVERT: 643.50

DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

2. THE CONTRACTOR IS RESPONSIBLE TO PROTECT AND MAINTAIN IN
OPERATION ALL UTILITIES NOT DESIGNATED TO BE REMOVED.

3. THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY DAMAGE TO
ANY EXISTING UTILITY IDENTIFIED TO REMAIN WITHIN THE LIMITS OF
THE PROPOSED WORK DURING CONSTRUCTION.

4. A MINIMUM HORIZONTAL SEPARATION OF 10 FEET IS REQUIRED
BETWEEN ANY SANITARY SEWER SERVICE AND ANY WATER LINES. IF
THIS SEPARATION CANNOT BE PROVIDED, A CONCRETE
ENCASEMENT SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE
AS APPROVED BY STONEFIELD ENGINEERING & DESIGN, LLC.

5. ALL WATER LINES SHALL BE VERTICALLY SEPARATED ABOVE SANITARY
SEWER LINES BY A MINIMUM DISTANCE OF 18 INCHES. IF THIS
SEPARATION CANNOT BE PROVIDED, A CONCRETE ENCASEMENT
SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE AS APPROVED
BY STONEFIELD ENGINEERING & DESIGN, LLC.

6. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR WATER AND SANITARY SEWER
CONNECTION IMPROVEMENTS.  SHOULD A CONFLICT EXIST, THE
CONTRACTOR SHALL IMMEDIATELY NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IN WRITING.

7. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING GAS,
ELECTRIC AND TELECOMMUNICATION CONNECTIONS WITH THE
APPROPRIATE GOVERNING AUTHORITY.

8. CONTRACTOR SHALL START CONSTRUCTION OF ANY GRAVITY
SEWER AT THE LOWEST INVERT AND WORK UP-GRADIENT.

9. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD SET OF
PLANS REFLECTING THE LOCATION OF EXISTING UTILITIES THAT
HAVE BEEN CAPPED, ABANDONED, OR RELOCATED BASED ON THE
DEMOLITION/REMOVAL ACTIVITIES REQUIRED IN THIS PLAN SET. THIS
DOCUMENT SHALL BE PROVIDED TO THE OWNER FOLLOWING
COMPLETION OF WORK.

10. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.
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UTILITY PLAN
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SYMBOL DESCRIPTION

SAN

W

E

G

S

PROPOSED SANITARY LATERAL

PROPERTY LINE

PROPOSED DOMESTIC WATER SERVICE

PROPOSED ELECTRIC CONDUITS

PROPOSED GAS LINE

PROPOSED VALVE

PROPOSED SANITARY MANHOLE /
CLEANOUT

T PROPOSED TRANSFORMER ON
CONCRETE PAD WITH BOLLARDS

1" = 30'

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'
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B  (25') C  (25')

GENERAL LIGHTING NOTES

1. THE LIGHTING LEVELS DEPICTED WITHIN THE PLAN SET ARE
CALCULATED UTILIZING DATA OBTAINED FROM THE LISTED
MANUFACTURER. ACTUAL ILLUMINATION LEVELS AND PERFORMANCE
OF ANY PROPOSED LIGHTING FIXTURE MAY VARY DUE TO
UNCONTROLLABLE VARIABLES SUCH ARE WEATHER, VOLTAGE
SUPPLY, LAMP TOLERANCE, EQUIPMENT SERVICE LIFE AND OTHER
VARIABLE FIELD CONDITIONS.

2. WHERE APPLICABLE, THE EXISTING LIGHT LEVELS DEPICTED WITHIN
THE PLAN SET SHALL BE CONSIDERED APPROXIMATE. THE EXISTING
LIGHT LEVELS ARE BASED ON FIELD OBSERVATIONS AND THE
MANUFACTURER'S DATA OF THE ASSUMED OR MOST SIMILAR
LIGHTING FIXTURE MODEL.

3. UNLESS NOTED ELSEWHERE WITHIN THIS PLAN SET, THE LIGHT LOSS
FACTORS USED IN THE LIGHTING ANALYSIS ARE AS FOLLOWS:
· LIGHT EMITTING DIODES (LED): 0.90
· HIGH PRESSURE SODIUM: 0.72
· METAL HALIDE: 0.72

4. THE CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING &
DESIGN, LLC. IN WRITING, PRIOR TO THE START OF CONSTRUCTION,
OF ANY PROPOSED LIGHTING LOCATIONS THAT CONFLICT WITH
EXISTING/ PROPOSED DRAINAGE, UTILITY, OR OTHER IMPROVEMENTS.

5. THE CONTRACTOR IS RESPONSIBLE TO PREPARE A WIRING PLAN AND
PROVIDE ELECTRIC SERVICE TO ALL PROPOSED LIGHTING FIXTURES.
THE CONTRACTOR IS REQUIRED TO PREPARE AN AS-BUILT PLAN OF
WIRING AND PROVIDE COPIES TO THE OWNER AND STONEFIELD
ENGINEERING & DESIGN, LLC.
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LIGHTING PLAN

C-7

A  (XX')

X.X

SYMBOL DESCRIPTION

PROPOSED LIGHTING FIXTURE
(MOUNTING HEIGHT)

PROPOSED LIGHTING INTENSITY
(FOOTCANDLES)

PROPOSED AREA LIGHT

PROPOSED BUILDING MOUNTED  LIGHT

PROPOSED LUMINAIRE SCHEDULE

MANUFACTURERLLFDISTRIBUTIONSECURITY LIGHTINGQUANTITYLABELSYMBOL IES FILE

1" = 30'

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

LIGHTING REQUIREMENTS

CODE SECTION REQUIRED PROPOSED

§ 517.C.(1) AVERAGE ILLUMINATED AREA LEVEL:

0.5 - 1.5 FC 1.3 FC

§ 517.C.(2)(a) MAXIMUM AVERAGE ILLUMINATION LEVELS:

MAIN PARKING AREA: 3.0 FC 3.0 FC

PERIPHERAL PARKING AREA: 2.0 FC 1.8 FC

MAIN DRIVE AREA: 5.0 FC 3.0 FC

BELOW LIGHTING FIXTURE: 20 FC 19.8 FC

§ 517.C.(2)(b) MAXIMUM PROPERTY LINE ILLUMINATION LEVEL:

2.0 FC 1.3 FC

§ 517.D. MAXIMUM COLOR TEMPERATURE:

3,500 K PROVIDED

§ 517.F. MAXIMUM POLE HEIGHT:

35 FT 25 FT

A 2 TYPE FT 0.9MIRADA MEDIUM OUTDOOR LED AREA LIGHT - 3,000 K LSI MRM-LED-24L-SIL-FT-30-70CRI-IH.IES

B 1 TYPE V 0.9MIRADA MEDIUM OUTDOOR LED AREA LIGHT - 3,000 K LSI MRM-LED-18L-SIL-FT-30-70CRI.IES

C 1 TYPE V 0.9MIRADA MEDIUM OUTDOOR LED AREA LIGHT - 3,000 K LSI MRM-LED-18L-SIL-FT-30-70CRI.IES

D 6 TYPE IV 0.9
LUMARK XTOR CROSSTOUR MAXX LED WALLPACK
FIXTURE - 3,000 K EATON XTOR8B-Y

FIXTURE 'A, B & C' SPECIFICATION

FIXTURE 'D' SPECIFICATION
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SOIL EROSION &
SEDIMENT CONTROL

PLAN

C-8

SYMBOL DESCRIPTION

PROPERTY BOUNDARY

ADJACENT PROPERTY BOUNDARY

PROPOSED LIMIT OF DISTURBANCELOD

PROPOSED SILT FENCESF

PROPOSED STOCKPILE &
EQUIPMENT STORAGE

PROPOSED STABILIZED
CONSTRUCTION ENTRANCE

PROPOSED INLET PROTECTION FILTER

SOIL EROSION AND SEDIMENT CONTROL NOTES REVISED 3/18/2015

1. THE CONTRACTOR IS RESPONSIBLE FOR SOIL EROSION AND SEDIMENT
CONTROL IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS.

2. THE CONTRACTOR IS RESPONSIBLE FOR DUST CONTROL IN
COMPLIANCE WITH LOCAL, STATE, AND FEDERAL AIR QUALITY
STANDARDS.

3. THE CONTRACTOR IS RESPONSIBLE TO INSPECT ALL SOIL EROSION
AND SEDIMENT CONTROL MEASURES WEEKLY AND AFTER A
PRECIPITATION EVENT GREATER THAN 1 INCH. THE CONTRACTOR
SHALL MAINTAIN AN INSPECTION LOG ON SITE AND DOCUMENT
CORRECTIVE ACTION TAKEN THROUGHOUT THE COURSE OF
CONSTRUCTION AS REQUIRED.

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

1" = 30'

SOIL CHARACTERISTICS CHART
TYPE OF SOIL EDWARDS MUCK (ES)

PERCENT OF SITE COVERAGE 31.9%

HYDROLOGIC SOIL GROUP C/D

DEPTH TO RESTRICTIVE LAYER > 80 INCHES

SOIL PERMEABILITY 0.01 TO 0.14 IN / HR

DEPTH TO WATER TABLE 0 INCHES

SOIL CHARACTERISTICS CHART

TYPE OF SOIL
ALPENA-EAST LAKE GRAVELLY
LOAMY SANDS (AeB

PERCENT OF SITE COVERAGE 57.8%

HYDROLOGIC SOIL GROUP A

DEPTH TO RESTRICTIVE LAYER > 80 INCHES

SOIL PERMEABILITY 1.9 TO 19.8 IN / HR

DEPTH TO WATER TABLE >80 INCHES

SOIL CHARACTERISTICS CHART
TYPE OF SOIL CARLISLE MUCH (LU)

PERCENT OF SITE COVERAGE 10.3%

HYDROLOGIC SOIL GROUP A/D

DEPTH TO RESTRICTIVE LAYER > 80 INCHES

SOIL PERMEABILITY 0.14 TO 14.17 IN / HR

DEPTH TO WATER TABLE 0 INCHES

LOCATION MAP
SCALE: 1" = 2,000'±

SOURCE: USGS ONLINE MAPS

SITE

SEQUENCE OF CONSTRUCTION

1. INSTALLATION OF SOIL EROSION MEASURES (1 DAYS).
2. DEMOLITION OF EXISTING BUILDINGS (30 DAYS)
3. STORMWATER DRAINAGE CONSTRUCTION (10 DAYS)
4. SITE GRADING (10 DAYS).
5. BUILDING CONSTRUCTION (90 DAYS).
6. SITE PAVING AND STRIPING (5 DAYS).
7. REMOVE SOIL EROSION MEASURES (1 DAY).

NOTE: TIME DURATIONS ARE APPROXIMATE AND ARE INTENDED TO ACT
AS A GENERAL GUIDE TO THE CONSTRUCTION TIMELINE. ALL
DURATIONS ARE SUBJECT TO CHANGE BY CONTRACTOR.
CONTRACTOR SHALL SUBMIT CONSTRUCTION SCHEDULE TO
TOWNSHIP AND ENGINEER. CONTRACTOR SHALL PHASE
CONSTRUCTION ACCORDINGLY
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COMMERCIAL TO
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537 LF

(4) TWO EXISTING TREES TO
REMAIN AND BE COUNTED
TOWARD FRONTAGE
BUFFER(TYPICAL)

(3) THREE EXISTING TREES TO
REMAIN AND BE COUNTED

TOWARD FRONTAGE BUFFER

(3) THREE EXISTING TREES TO
REMAIN AND BE COUNTED

TOWARD FRONTAGE BUFFER

(7) SEVEN EXISTING TREES TO
REMAIN AND BE COUNTED

TOWARD FRONTAGE BUFFER
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7 ICO
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GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

LANDSCAPING PLAN

C-9

1" = 30'

R

Know what's below
Call before you dig.

LANDSCAPING NOTES

1. THE CONTRACTOR SHALL RESTORE ALL DISTURBED GRASS AND
LANDSCAPED AREAS TO MATCH EXISTING CONDITIONS UNLESS
INDICATED OTHERWISE WITHIN THE PLAN SET.

2. THE CONTRACTOR SHALL RESTORE ALL DISTURBED LAWN AREAS
WITH A MINIMUM 4 INCH LAYER OF TOPSOIL AND SEED.

3. THE CONTRACTOR SHALL RESTORE MULCH AREAS WITH A MINIMUM
3 INCH LAYER OF MULCH .

4. THE MAXIMUM SLOPE ALLOWABLE IN LANDSCAPE RESTORATION
AREAS SHALL BE 3 FEET HORIZONTAL TO 1 FOOT VERTICAL (3:1
SLOPE) UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR IS REQUIRED TO LOCATE ALL SPRINKLER HEADS
IN AREA OF LANDSCAPING DISTURBANCE PRIOR TO
CONSTRUCTION. THE CONTRACTOR SHALL RELOCATE SPRINKLER
HEADS AND LINES IN ACCORDANCE WITH OWNER'S DIRECTION
WITHIN AREAS OF DISTURBANCE.

6. THE CONTRACTOR SHALL ENSURE THAT ALL DISTURBED
LANDSCAPED AREAS ARE GRADED TO MEET FLUSH AT THE
ELEVATION OF WALKWAYS AND TOP OF CURB ELEVATIONS EXCEPT
UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET. NO ABRUPT
CHANGES IN GRADE ARE PERMITTED IN DISTURBED LANDSCAPING
AREAS.

IRRIGATION NOTE:

IRRIGATION CONTRACTOR TO PROVIDE A DESIGN FOR AN IRRIGATION
SYSTEM SEPARATING PLANTING BEDS FROM LAWN AREA. PRIOR TO
CONSTRUCTION, DESIGN IS TO BE SUBMITTED TO THE PROJECT
LANDSCAPE DESIGNER FOR REVIEW AND APPROVAL. WHERE POSSIBLE,
DRIP IRRIGATION AND OTHER WATER CONSERVATION TECHNIQUES
SUCH AS RAIN SENSORS SHALL BE IMPLEMENTED. CONTRACTOR TO
VERIFY MAXIMUM ON SITE DYNAMIC WATER PRESSURE AVAILABLE
MEASURED IN PSI. PRESSURE REDUCING DEVICES OR BOOSTER PUMPS
SHALL BE PROVIDED TO MEET SYSTEM PRESSURE REQUIREMENTS. DESIGN
TO SHOW ALL VALVES, PIPING, HEADS, BACKFLOW PREVENTION, METERS,
CONTROLLERS, AND SLEEVES WITHIN HARDSCAPE AREAS.

LANDSCAPING AND BUFFER REQUIREMENTS

CODE SECTION REQUIRED PROPOSED

§ 530.F(2) LANDSCAPE PLAN SHALL NOT CONTAIN MORE THAN 25%
OF ANY SINGLE PLANT FEATURE

COMPLIES

§ 531.E NORTH COMMERCIAL TO COMMERCIAL BUFFER: TYPE B

MINIMUM BUFFER WIDTH: 10 FT PROVIDED

(2) LARGE TREES, (1) MEDIUM/SMALL TREE, & (4) SHRUBS PER
100 LF: 537 TOTAL LF
2 LARGE TREES FOR EVERY 100 LF OF SHARED BORDER

(537 FT)*(2 TREE / 100 FT FRONTAGE) = 11 TREES 7 TREE CREDITS***
4 PROPOSED TREES

1 MEDIUM TREES FOR EVERY 100 LF OF SHARED BORDER

(537 FT)*(1 TREE / 100 FT FRONTAGE) = 6 TREES 6 TREES

4 SHRUBS FOR EVERY 100 LF OF SHARED BORDER

(537 FT)*(4 SHRUBS / 100 FT FRONTAGE) = 22 SHRUBS 22 SHRUBS

EAST COMMERCIAL TO COMMERCIAL BUFFER: TYPE B

MINIMUM BUFFER WIDTH: 10 FT PROVIDED

(2) LARGE TREES, (1) MEDIUM/SMALL TREE, & (4) SHRUBS PER
100 LF: 161 TOTAL LF
2 LARGE TREES FOR EVERY 100 LF OF SHARED BORDER

(161FT)*(2 TREE / 100 FT FRONTAGE) = 4 TREES 4 TREES

1 MEDIUM TREES FOR EVERY 100 LF OF SHARED BORDER

(161 FT)*(1 TREE / 100 FT FRONTAGE) = 2 TREES 2 TREES

4 SHRUBS FOR EVERY 100 LF OF SHARED BORDER

(161 FT)*(4 SHRUBS / 100 FT FRONTAGE) = 7 SHRUBS 7 SHRUBS

SOUTH COMMERCIAL TO COMMERCIAL BUFFER: TYPE B

MINIMUM BUFFER WIDTH: 10 FT PROVIDED

(2) LARGE TREES, (1) MEDIUM/SMALL TREE, & (4) SHRUBS PER
100 LF: 585 TOTAL LF
2 LARGE TREES FOR EVERY 100 LF OF SHARED BORDER

(585 FT)*(2 TREE / 100 FT FRONTAGE) = 12 TREES 12 TREE CREDITS**

1 MEDIUM TREES FOR EVERY 100 LF OF SHARED BORDER

(585 FT)*(1 TREE / 100 FT FRONTAGE) = 6 TREES 2 TREE CREDITS**
4 PROPOSED TREES

4 SHRUBS FOR EVERY 100 LF OF SHARED BORDER

(585 FT)*(4 SHRUBS / 100 FT FRONTAGE) = 24 SHRUBS 24 SHRUBS

§ 531.G WEST COMMERCIAL TO ARTERIAL ROAD: TYPE D

MINIMUM BUFFER WIDTH: 20 FT PROVIDED

(4) LARGE TREES, (3) MEDIUM/SMALL TREES, & (3) EVERGREEN
TREES PER 100 LF: 156 TOTAL LF
4 LARGE TREES FOR EVERY 100 LF OF FRONTAGE

(156 FT)*(4 TREE / 100 FT FRONTAGE) = 7 TREES 7 TREE CREDITS*

3 MEDIUM TREES FOR EVERY 100 LF OF FRONTAGE

(156 FT)*(3 TREE / 100 FT FRONTAGE) = 5 TREES 5 TREE CREDITS*

3 EVERGREEN TREES FOR EVERY 100 LF OF FRONTAGE

(156 FT)*(3 EVERGREEN TREES / 100 FT FRONTAGE) = 5 TREES 5 TREE CREDITS*

INTERIOR LANDSCAPING AREAS

§ 532.B(4) 10 SF PER PARKING SPACE

(62 SPACES)(10 SF) = 620 SF 3,363 SF

§ 532.B(4)(c) EACH INTERIOR LANDSCAPE AREA SHALL INCLUDE (1)
CANOPY TREE PER 100 SF OF LANDSCAPE AREA
(620 SF REQUIRED INTERIOR ISLANDS)/(100 SF) = 6 TREES 6 TREES

§ 532.B(4)(e) PLANTING STRIPS SHALL BE MINIMUM 10 FT WIDE PROVIDED

§ 532.B(4)(f) TREES SHALL BE PLANTED WITHIN AN ISLAND AT LEAST
10 FT WIDE x 18 FT DEEP

8 FT WIDE (W)

(*)

(**)

(***)

TEN (10) EXISTING FRONTAGE TREES, FOR A TOTAL OF 24 TREE CREDITS, TO REMAIN. 17 CREDITS
TO BE COUNTED TOWARDS BUFFER REQUIREMENTS.
SEVEN (7) EXISTING TREES FOR A TOTAL OF 14 TREE CREDITS, ALONG SOUTHERN BUFFER TO
REMAIN AND BE COUNTED TOWARD REQUIREMENT.
TEN (10) EXISTING FRONTAGE TREES, FOR A TOTAL OF 24 TREE CREDITS, TO REMAIN. 7 CREDITS TO
BE COUNTED TOWARDS BUFFER REQUIREMENTS.

STREET VIEW OF EXISTING 3" TREES TO REMAIN WITHIN THE RIGHT-OF-WAY.
SOURCE: GOOGLE STREET VIEW.

LANDSCAPE CREDIT CALCULATIONS

§ 530.J WEST BUFFER LANDSCAPING CREDIT CALCULATION TREES TO REMAIN TOTAL CREDITS

EXISTING CANOPY TREE 3" TO 6" CALIPER: 1:2 CREDIT 7 TREES 14 TOTAL CREDITS*

EXISTING CANOPY TREE 6" TO 9" CALIPER: 1:3 CREDIT 2 TREES 6 TOTAL CREDITS*

EXISTING CANOPY TREE 9" TO 12" CALIPER: 1:4 CREDIT 1 TREE 4 TOTAL CREDITS*

14 + 6 + 4 = 24 TOTAL TREE CREDITS

SOUTH BUFFER LANDSCAPING CREDIT CALCULATION TREES TO REMAIN TOTAL CREDITS

EXISTING CANOPY TREE 3" TO 6" CALIPER: 1:2 CREDIT 1 TREES 2 TOTAL CREDITS**

EXISTING EVERGREEN TREE 8' - 12' HT: 1:2 CREDIT 6 TREES 12 TOTAL CREDITS**

2 + 12 = 14 TOTAL TREE CREDITS

PLANT SCHEDULE
DECIDUOUS TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

ACE 4 ACER RUBRUM `OCTOBER GLORY` OCTOBER GLORY RED MAPLE 2" - 2.5" CAL B&B

CER 2 CERCIS CANADENSIS EASTERN REDBUD MULTI-TRUNK 6` - 7` HT B&B

CFL 5 CORNUS FLORIDA FLOWERING DOGWOOD 1.5" - 2" CAL B&B

GIN 4 GINKGO BILOBA `PRINCETON SENTRY` PRINCETON SENTRY GINGKO 2" - 2.5" CAL B&B

GLE 6 GLEDITSIA TRIACANTHOS INERMIS 'SHADEMASTER' SHADEMASTER HONEY LOCUST 2" - 2.5" CAL B&B

QUE 2 QUERCUS PHELLOS WILLOW OAK 2" - 2.5" CAL B&B

SHRUBS CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

CEA 14 CEANOTHUS AMERICANUS NEW JERSEY TEA 24" - 30" POT

VIB 11 VIBURNUM ACERIFOLIUM MAPLELEAF VIBURNUM 24" - 30" POT

EVERGREEN SHRUBS CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

ICO 31 ILEX GLABRA `COMPACTA` COMPACT INKBERRY 18" - 24" POT

NOTE: IF ANY DISCREPANCIES OCCUR BETWEEN AMOUNTS SHOWN ON THE LANDSCAPE PLAN AND WITHIN THE PLANT LIST, THE PLAN SHALL DICTATE.

TREE PRESERVATION SCHEDULE

ALONG WEST BUFFER

EXISTING TREE
KEY SIZE SPECIES

01 4" D.B.H. OAK

02 3" D.B.H. OAK

03 4" D.B.H. OAK

04 4" D.B.H. OAK

05 4" D.B.H. HORNBEAM

06 4" D.B.H. HORNBEAM

07 4" D.B.H. HORNBEAM

08 8" D.B.H. HORNBEAM

09 8" D.B.H. HORNBEAM

10 10" D.B.H. HORNBEAM

ALONG SOUTH BUFFER

11 8'-12' HT THUJA OCCIDENTALIS

12 8'-12' HT THUJA OCCIDENTALIS

13 8" D.B.H. OAK

14 8'-12' HT THUJA OCCIDENTALIS

15 8'-12' HT THUJA OCCIDENTALIS

16 8'-12' HT THUJA OCCIDENTALIS

17 8'-12' HT THUJA OCCIDENTALIS
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LANDSCAPING DETAILS

C-10

AS SHOWN

GENERAL LANDSCAPING NOTES:

1. THE LANDSCAPE CONTRACTOR SHALL FURNISH ALL MATERIALS AND PERFORM ALL WORK IN ACCORDANCE WITH THESE
SPECIFICATIONS, APPROVED OR FINAL DRAWINGS, AND INSTRUCTIONS PROVIDED BY THE PROJECT LANDSCAPE DESIGNER,
MUNICIPAL OFFICIALS, OR OWNER/OWNER'S REPRESENTATIVE.  ALL WORK COMPLETED AND MATERIALS FURNISHED AND
INSTALLED SHALL BE IN STRICT ACCORDANCE WITH THE INTENTION OF THE SPECIFICATIONS, DRAWINGS, AND
INSTRUCTIONS AND EXECUTED WITH THE STANDARD LEVEL OF CARE FOR THE LANDSCAPE INDUSTRY.

2. WORK MUST BE CARRIED OUT ONLY DURING WEATHER CONDITIONS FAVORABLE TO LANDSCAPE CONSTRUCTION AND TO
THE HEALTH AND WELFARE OF PLANTS.  THE SUITABILITY OF SUCH WEATHER CONDITIONS SHALL BE DETERMINED BY THE
PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL.

3. IT IS THE RESPONSIBILITY OF THE LANDSCAPE CONTRACTOR, BEFORE ORDERING OR PURCHASING MATERIALS, TO PROVIDE
SAMPLES OF THOSE MATERIALS TO THE PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL FOR APPROVAL,
IF SO REQUESTED.

4. IF SAMPLES ARE REQUESTED, THE LANDSCAPE CONTRACTOR IS TO SUBMIT CERTIFICATION TAGS FROM TREES, SHRUBS AND
SEED VERIFYING TYPE AND PURITY.

5. UNLESS OTHERWISE AUTHORIZED BY THE PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL, THE
LANDSCAPE CONTRACTOR SHALL PROVIDE NOTICE AT LEAST FORTY-EIGHT HOURS (48 HRS.) IN ADVANCE OF THE
ANTICIPATED DELIVERY DATE OF ANY PLANT MATERIALS TO THE PROJECT SITE.  A LEGIBLE COPY OF THE INVOICE, SHOWING
VARIETIES AND SIZES OF MATERIALS INCLUDED FOR EACH SHIPMENT SHALL BE FURNISHED TO THE PROJECT LANDSCAPE
DESIGNER, OR GOVERNING MUNICIPAL OFFICIAL.

6. THE PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL RESERVES THE RIGHT TO INSPECT AND REJECT
PLANTS AT ANY TIME AND AT ANY PLACE.

PROTECTION OF EXISTING VEGETATION NOTES:

1. BEFORE COMMENCING WORK, ALL EXISTING VEGETATION WHICH COULD BE IMPACTED AS A RESULT OF THE PROPOSED
CONSTRUCTION ACTIVITIES MUST BE PROTECTED FROM DAMAGE BY THE INSTALLATION OF TREE PROTECTION FENCING.
FENCING SHALL BE LOCATED AT THE DRIP-LINE OR LIMIT OF DISTURBANCE AS DEPICTED WITHIN THE APPROVED OR FINAL
PLAN SET, ESTABLISHING THE TREE PROTECTION ZONE.  FENCE INSTALLATION SHALL BE IN ACCORDANCE WITH THE
PROVIDED “TREE PROTECTION FENCE DETAIL.”  NO WORK MAY BEGIN UNTIL THIS REQUIREMENT IS FULFILLED.  THE FENCING
SHALL BE INSPECTED REGULARLY BY THE LANDSCAPE CONTRACTOR AND MAINTAINED UNTIL ALL CONSTRUCTION
ACTIVITIES HAVE BEEN COMPLETED.

2. IN ORDER TO AVOID DAMAGE TO ROOTS, BARK OR LOWER BRANCHES, NO VEHICLE, EQUIPMENT, DEBRIS, OR OTHER
MATERIALS SHALL BE DRIVEN, PARKED OR PLACED WITHIN THE TREE PROTECTION ZONE.  ALL ON-SITE CONTRACTORS SHALL
USE ANY AND ALL PRECAUTIONARY MEASURES WHEN PERFORMING WORK AROUND TREES, WALKS, PAVEMENTS, UTILITIES,
AND ANY OTHER FEATURES EITHER EXISTING OR PREVIOUSLY INSTALLED UNDER THIS CONTRACT.

3. IN RARE INSTANCES WHERE EXCAVATING, FILL, OR GRADING IS REQUIRED WITHIN THE DRIP-LINE OF TREES TO REMAIN, THE
WORK SHALL BE PERFORMED AS FOLLOWS:
· TRENCHING: WHEN TRENCHING OCCURS AROUND TREES TO REMAIN, THE TREE ROOTS SHALL NOT BE CUT, BUT THE

TRENCH SHALL BE TUNNELED UNDER OR AROUND THE ROOTS BY CAREFUL HAND DIGGING AND WITHOUT INJURY TO
THE ROOTS.  NO ROOTS, LIMBS, OR WOODS ARE TO HAVE ANY PAINT OR MATERIAL APPLIED TO ANY SURFACE.

· RAISING GRADES: WHEN THE GRADE AT AN EXISTING TREE IS BELOW THE NEW FINISHED GRADE, AND FILL NOT
EXCEEDING 6 INCHES (6") IS REQUIRED, CLEAN, WASHED GRAVEL FROM ONE TO TWO INCHES (1" - 2") IN SIZE SHALL BE
PLACED DIRECTLY AROUND THE TREE TRUNK.  THE GRAVEL SHALL EXTEND OUT FROM THE TRUNK ON ALL SIDES A
MINIMUM OF 18 INCHES (18") AND FINISH APPROXIMATELY TWO INCHES (2") ABOVE THE FINISH GRADE AT TREE.  INSTALL
GRAVEL BEFORE ANY EARTH FILL IS PLACED.  NEW EARTH FILL SHALL NOT BE LEFT IN CONTACT WITH THE TRUNK OF ANY
TREE REQUIRING FILL.  WHERE FILL EXCEEDING 6 INCHES (6") IS REQUIRED, A DRY LAID TREE WELL SHALL BE CONSTRUCTED.
IF APPLICABLE, TREE WELL INSTALLATION SHALL BE IN ACCORDANCE WITH THE PROVIDED “TREE WELL DETAIL.”

· LOWERING GRADES: EXISTING TREES LOCATED IN AREAS WHERE THE NEW FINISHED GRADE IS TO BE LOWERED, SHALL
HAVE RE-GRADING WORK DONE BY HAND TO THE INDICATED ELEVATION, NO GREATER THAN SIX INCHES (6”).  ROOTS
SHALL BE CUT CLEANLY THREE INCHES (3") BELOW FINISHED GRADE UNDER THE DIRECTION OF A LICENSED ARBORIST.
WHERE CUT EXCEEDING 6 INCHES (6") IS REQUIRED, A DRY LAID RETAINING WALL SHALL BE CONSTRUCTED.  IF APPLICABLE,
THE RETAINING WALL INSTALLATION SHALL BE IN ACCORDANCE WITH THE PROVIDED “TREE RETAINING WALL DETAIL.”

SOIL PREPARATION AND MULCH NOTES:

1. LANDSCAPE CONTRACTOR SHALL OBTAIN A SOIL TEST OF THE IN-SITU TOPSOIL BY A CERTIFIED SOIL LABORATORY PRIOR TO
PLANTING.  LANDSCAPE CONTRACTOR SHALL ALLOW FOR A TWO WEEK TURNAROUND TIME FROM SUBMITTAL OF SAMPLE
TO NOTIFICATION OF RESULTS.

2. BASED ON SOIL TEST RESULTS, ADJUST THE RATES OF LIME AND FERTILIZER THAT SHALL BE MIXED INTO THE TOP SIX INCHES
(6”) OF TOPSOIL.  THE LIME AND FERTILIZER RATES PROVIDED WITHIN THE “SEED SPECIFICATION” OR “SOD SPECIFICATION” IS
APPROXIMATE AND FOR BIDDING PURPOSES ONLY.  IF ADDITIONAL AMENDMENTS ARE NECESSARY, ADJUST THE TOPSOIL AS
FOLLOWS:
· MODIFY HEAVY CLAY OR SILT SOILS (MORE THAN 40% CLAY OR SILT) BY ADDING COMPOSTED PINE BARK (UP TO 30% BY

VOLUME) OR GYPSUM.
· MODIFY EXTREMELY SANDY SOILS (MORE THAN 85%) BY ADDING ORGANIC MATTER AND/OR DRY, SHREDDED CLAY LOAM

UP TO 30% OF THE TOTAL MIX.
3. TOPSOIL SHALL BE FERTILE, FRIABLE, NATURAL TOPSOIL OF LOAMING CHARACTER, WITHOUT ADMIXTURE OF SUBSOIL

MATERIAL OBTAINED FROM A WELL-DRAINED ARABLE SITE, FREE FROM ALL CLAY, LUMPS, COARSE SANDS, STONES, PLANTS,
ROOTS, STICKS, AND OTHER FOREIGN MATERIAL GREATER THAN ONE INCH (1”).

4. TOPSOIL SHALL HAVE A PH RANGE OF 5.0-7.0 AND SHALL NOT CONTAIN LESS THAN 6% ORGANIC MATTER BY WEIGHT.
5. OBTAIN TOPSOIL ONLY FROM LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL CHARACTERISTICS TO THAT FOUND AT

THE PROJECT SITE.
6. CONTRACTOR SHALL PROVIDE A SIX INCH (6") DEEP LAYER OF TOPSOIL IN ALL PLANTING AREAS.  TOPSOIL SHALL BE SPREAD

OVER A PREPARED SURFACE IN A UNIFORM LAYER TO ACHIEVE THE DESIRED COMPACTED THICKNESS.  THE SPREADING OF
TOPSOIL SHALL NOT BE CONDUCTED UNDER MUDDY OR FROZEN SOIL CONDITIONS.

7. UNLESS OTHERWISE NOTED IN THE CONTRACT, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE
INSTALLATION OF TOPSOIL AND THE ESTABLISHMENT OF FINE-GRADING WITHIN THE DISTURBED AREA OF THE SITE.

8. LANDSCAPE CONTRACTOR SHALL VERIFY THAT THE SUB-GRADE ELEVATION MEETS THE FINISHED GRADE ELEVATION (LESS THE
REQUIRED TOPSOIL), IN ACCORDANCE WITH THE APPROVED OR FINAL GRADING PLAN.

9. ALL LAWN AND PLANTING AREAS SHALL BE GRADED TO A SMOOTH, EVEN AND UNIFORM PLANE WITH NO ABRUPT CHANGE
OF SURFACE AS DEPICTED WITHIN THE APPROVED OR FINAL CONSTRUCTION SET UNLESS OTHERWISE DIRECTED BY THE
PROJECT LANDSCAPE DESIGNER OR MUNICIPAL OFFICIAL.

10. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER SURFACE AND SUBSURFACE PLANT BED DRAINAGE PRIOR TO THE
INSTALLATION OF PLANTINGS.  IF POOR DRAINAGE CONDITIONS EXIST, CORRECTIVE ACTION SHALL BE TAKEN PRIOR TO
INSTALLATION. ALL PLANTING AND LAWN AREAS SHALL BE GRADED AND MAINTAINED TO ALLOW A FREE FLOW OF SURFACE
WATER.

11. DOUBLE SHREDDED HARDWOOD MULCH OR APPROVED EQUAL SHALL BE USED AS A THREE INCH (3") TOP DRESSING IN ALL
SHRUB PLANTING BEDS AND AROUND ALL TREES PLANTED BY LANDSCAPE CONTRACTOR. GROUND COVER, PERENNIAL, AND
ANNUAL PLANTING BEDS SHALL BE MULCHED WITH A TWO INCH (2”) TOP DRESSING.  SINGLE TREES OR SHRUBS SHALL BE
MULCHED TO AVOID CONTACT WITH TRUNK OR PLANT STEM.  MULCH SHALL BE OF SUFFICIENT CHARACTER AS NOT TO BE
EASILY DISPLACED BY WIND OR WATER RUNOFF.

12. WHENEVER POSSIBLE, THE SOIL PREPARATION AREA SHALL BE CONNECTED FROM PLANTING TO PLANTING.
13. SOIL SHALL BE LOOSENED WITH A BACKHOE OR OTHER LARGE COARSE-TILING EQUIPMENT UNLESS THE SOIL IS FROZEN OR

EXCESSIVELY WET.  TILING THAT PRODUCES LARGE, COARSE CHUNKS OF SOIL IS PREFERABLE TO TILING THAT RESULTS IN FINE
GRAINS UNIFORM IN TEXTURE.  AFTER THE AREA IS LOOSENED IT SHALL NOT BE DRIVEN OVER BY ANY VEHICLE.

14. APPLY PRE-EMERGENT WEED CONTROL TO ALL PLANT BEDS PRIOR TO MULCHING.  ENSURE COMPATIBILITY BETWEEN
PRODUCT AND PLANT MATERIAL.

15. ALL PLANTING SOIL SHALL BE AMENDED WITH THE FOLLOWING: 

MYCRO® TREE SAVER - A DRY GRANULAR MYCORRHIZAL FUNGI INOCULANT THAT IS MIXED IN THE BACKFILL WHEN
PLANTING TREES AND SHRUBS.  IT CONTAINS SPORES OF BOTH ECTOMYCORRHIZAL AND VA MYCORRHIZAL FUNGI (VAM),
BENEFICIAL RHIZOSPHERE BACTERIA, TERRA-SORB SUPERABSORBENT HYDROGEL TO REDUCE WATER LEACHING, AND
SELECTED ORGANIC MICROBIAL NUTRIENTS.
· DIRECTIONS FOR USE: USE 3-OZ PER EACH FOOT DIAMETER OF THE ROOT BALL, OR 3-OZ PER INCH CALIPER.  MIX INTO THE

BACKFILL WHEN TRANSPLANTING TREES AND SHRUBS. MIX PRODUCT IN A RING-SHAPED VOLUME OF SOIL AROUND THE
UPPER PORTION OF THE ROOT BALL, EXTENDING FROM THE SOIL SURFACE TO A DEPTH OF ABOUT 8 INCHES, AND
EXTENDING OUT FROM THE  ROOT BALL ABOUT 8 INCHES INTO THE BACKFILL. APPLY WATER TO SOIL SATURATION.

· MYCOR® TREE SAVER® IS EFFECTIVE FOR ALL TREE AND SHRUB SPECIES EXCEPT RHODODENDRONS, AZALEAS, AND
MOUNTAIN LAUREL, WHICH REQUIRE ERICOID MYCORRHIZAE.

· SOIL PH: THE FUNGI IN THIS PRODUCT WERE CHOSEN BASED ON THEIR ABILITY TO SURVIVE AND COLONIZE PLANT ROOTS
IN A PH RANGE OF 3 TO 9.

· FUNGICIDES: THE USE OF CERTAIN FUNGICIDES CAN HAVE A DETRIMENTAL EFFECT ON THE INOCULATION PROGRAM. SOIL
APPLICATION OF ANY FUNGICIDE IS NOT RECOMMENDED FOR TWO WEEKS AFTER APPLICATION.

· OTHER PESTICIDES: HERBICIDES AND INSECTICIDES DO NOT NORMALLY INTERFERE WITH MYCORRHIZAL FUNGAL
DEVELOPMENT, BUT MAY INHIBIT THE GROWTH OF SOME TREE AND SHRUB SPECIES IF NOT USED PROPERLY.

HEALTHY START MACRO TABS 12-8-8
· FERTILIZER TABLETS ARE PLACED IN THE UPPER 4 INCHES OF BACKFILL SOIL WHEN PLANTING TREES AND SHRUBS.
· TABLETS ARE  FORMULATED FOR LONG-TERM RELEASE BY SLOW BIODEGRADATION, AND LAST UP TO 2 YEARS AFTER

PLANTING. TABLETS CONTAIN 12-8-8 NPK FERTILIZER, AS WELL AS A MINIMUM OF SEVEN PERCENT (7%) HUMIC ACID BY
WEIGHT, MICROBIAL NUTRIENTS DERIVED FROM SEA KELP, PROTEIN BYPRODUCTS, AND YUCCA SCHIDIGERA, AND A
COMPLEMENT OF BENEFICIAL RHIZOSPHERE BACTERIA. THE STANDARD 21 GRAM TABLET IS SPECIFIED HERE. DIRECTIONS
FOR USE: FOR PLANTING BALLED & BURLAPPED (B&B) TREES AND SHRUBS, MEASURE THE THICKNESS OF THE TRUNK, AND
USE ABOUT 1 TABLET (21-G) PER HALF-INCH. PLACE THE TABLETS DIRECTLY NEXT TO THE ROOT BALL, EVENLY DISTRIBUTED
AROUND ITS PERIMETER, AT A DEPTH OF ABOUT 4 INCHES.

PLANT QUALITY AND HANDLING NOTES:

1. ALL PLANT MATERIAL SHALL CONFORM TO THE AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1-2004) OR LATEST
REVISION AS PUBLISHED BY THE AMERICAN NURSERY AND LANDSCAPE ASSOCIATION.

2. IN ALL CASES, BOTANICAL NAMES LISTED WITHIN THE APPROVED OR FINAL PLANT LIST SHALL TAKE PRECEDENCE OVER
COMMON NAMES.

3. ALL PLANTS SHALL BE OF SELECTED SPECIMEN QUALITY, EXCEPTIONALLY HEAVY, TIGHTLY KNIT, SO TRAINED OR FAVORED IN
THEIR DEVELOPMENT AND APPEARANCE AS TO BE SUPERIOR IN FORM, NUMBER OF BRANCHES, COMPACTNESS AND SYMMETRY.
ALL PLANTS SHALL HAVE A NORMAL HABIT OR SOUND, HEALTHY, VIGOROUS PLANTS WITH WELL DEVELOPED ROOT SYSTEM.
PLANTS SHALL BE FREE OF DISEASE, INSECT PESTS, EGGS OR LARVAE.

4. PLANTS SHALL NOT BE PRUNED BEFORE DELIVERY.  TREES WITH ABRASION OF THE BARK, SUNSCALDS, DISFIGURING KNOTS OR
FRESH CUTS OF LIMBS OVER ONE AND ONE-FOURTH INCHES (1-1/4") WHICH HAVE NOT COMPLETELY CALLOUSED SHALL BE
REJECTED.

5. ALL PLANTS SHALL BE TYPICAL OF THEIR SPECIES OR VARIETY AND SHALL HAVE A NORMAL HABIT OF GROWTH AND BE LEGIBLY
TAGGED WITH THE PROPER NAME AND SIZE.

6. THE ROOT SYSTEM OF EACH PLANT SHALL BE WELL PROVIDED WITH FIBROUS ROOTS.  ALL PARTS SHALL BE SOUND, HEALTHY,
VIGOROUS, WELL-BRANCHED AND DENSELY FOLIATED WHEN IN LEAF.

7. ALL PLANTS DESIGNATED BALL AND BURLAP (B&B) MUST BE MOVED WITH THE ROOT SYSTEM AS SOLID UNITS WITH BALLS OF
EARTH FIRMLY WRAPPED WITH BURLAP.  THE DIAMETER AND DEPTH OF THE BALLS OF EARTH MUST BE SUFFICIENT TO
ENCOMPASS THE FIBROUS ROOT FEEDING SYSTEMS NECESSARY FOR THE HEALTHY DEVELOPMENT OF THE PLANT.  NO PLANT
SHALL BE ACCEPTED WHEN THE BALL OF EARTH SURROUNDING ITS ROOTS HAS BEEN BADLY CRACKED OR BROKEN
PREPARATORY TO OR DURING THE PROCESS OF PLANTING.  THE BALLS SHALL REMAIN INTACT DURING ALL OPERATIONS.  ALL
PLANTS THAT CANNOT BE PLANTED AT ONCE MUST BE HEELED-IN BY SETTING IN THE GROUND AND COVERING THE BALLS
WITH SOIL OR MULCH AND THEN WATERING.  HEMP BURLAP AND TWINE IS PREFERABLE TO TREATED.  IF TREATED BURLAP IS
USED, ALL TWINE IS TO BE CUT FROM AROUND THE TRUNK AND ALL BURLAP IS TO BE REMOVED.

8. PLANTS TRANSPORTED TO THE PROJECT IN OPEN VEHICLES SHALL BE COVERED WITH TARPS OR OTHER SUITABLE COVERS
SECURELY FASTENED TO THE BODY OF THE VEHICLE TO PREVENT INJURY TO THE PLANTS.  CLOSED VEHICLES SHALL BE
ADEQUATELY VENTILATED TO PREVENT OVERHEATING OF THE PLANTS. EVIDENCE OF INADEQUATE PROTECTION FOLLOWING
DIGGING, CARELESSNESS WHILE IN TRANSIT, OR IMPROPER HANDLING OR STORAGE SHALL BE CAUSE FOR REJECTION OF
PLANT MATERIAL.  ALL PLANTS SHALL BE KEPT MOIST, FRESH, AND PROTECTED.  SUCH PROTECTION SHALL ENCOMPASS THE
ENTIRE PERIOD DURING WHICH THE PLANTS ARE IN TRANSIT, BEING HANDLED, OR ARE IN TEMPORARY STORAGE.

9. ALL PLANT MATERIAL SHALL BE INSTALLED IN ACCORDANCE WITH THE CORRESPONDING LANDSCAPE PLAN AND PLANTING
DETAILS.

10. LANDSCAPE CONTRACTOR SHALL MAKE BEST EFFORT TO INSTALL PLANTINGS ON THE SAME DAY AS DELIVERY.  IF PLANTS ARE
NOT PLANTED IMMEDIATELY ON SITE, PROPER CARE SHALL BE TAKEN TO PLACE THE PLANTINGS IN PARTIAL SHADE WHEN
POSSIBLE. THE ROOT BALL SHALL BE KEPT MOIST AT ALL TIME AND COVERED WITH MOISTENED MULCH OR AGED
WOODCHIPS. PROPER IRRIGATION SHALL BE SUPPLIED SO AS TO NOT ALLOW THE ROOT BALL TO DRY OUT. PLANTINGS
SHALL BE UNTIED AND  PROPER SPACING SHALL BE ALLOTTED FOR AIR CIRCULATION AND TO PREVENT DISEASE, WILTING,
AND LEAF LOSS. PLANTS THAT REMAIN UNPLANTED FOR A PERIOD OF TIME GREATER THAN THREE (3) DAYS SHALL BE HEALED
IN WITH TOPSOIL OR MULCH AND WATERED AS REQUIRED TO PRESERVE ROOT MOISTURE.

11. NO PLANT MATERIAL SHALL BE PLANTED IN MUDDY OR FROZEN SOIL.
12. PLANTS WITH INJURED ROOTS OR BRANCHES SHALL BE PRUNED PRIOR TO PLANTING UTILIZING CLEAN, SHARP TOOLS.  ONLY

DISEASED OR INJURED PLANTS SHALL BE REMOVED.
13. IF ROCK OR OTHER UNDERGROUND OBSTRUCTION IS ENCOUNTERED, THE LANDSCAPE DESIGNER RESERVES THE RIGHT TO

RELOCATE OR ENLARGE PLANTING PITS OR DELETE PLANT MATERIAL FROM THE CONTRACT.
14. IF PLANTS ARE PROPOSED WITHIN SIGHT TRIANGLES, TREES SHALL BE LIMBED AND MAINTAINED TO A HEIGHT OF EIGHT FEET

(8') ABOVE GRADE, AND SHRUBS, GROUND COVER, PERENNIALS, AND ANNUALS SHALL BE MAINTAINED TO A HEIGHT NOT TO
EXCEED TWO FEET (2') ABOVE GRADE UNLESS OTHERWISE NOTED OR SPECIFIED BY THE GOVERNING MUNICIPALITY OR
AGENCY.

15. INSTALLATION SHALL OCCUR DURING THE FOLLOWING SEASONS:
PLANTS (MARCH 15 - DECEMBER 15)
LAWNS (MARCH 15 - JUNE 15 OR SEPTEMBER 1 - DECEMBER 1)

16. THE FOLLOWING TREES ARE SUSCEPTIBLE TO TRANSPLANT SHOCK AND SHALL NOT BE PLANTED DURING THE FALL SEASON
(STARTING SEPTEMBER 15):
ABIES CONCOLOR CORNUS VARIETIES OSTRYA VIRGINIANA
ACER BUERGERIANUM CRATAEGUS VARIETIES PINUS NIGRA
ACER FREEMANII CUPRESSOCYPARIS LEYLANDII PLATANUS VARIETIES
ACER RUBRUM FAGUS VARIETIES POPULUS VARIETIES
ACER SACCHARINUM HALESIA VARIETIES PRUNUS VARIETIES
BETULA VARIETIES ILEX X FOSTERII PYRUS VARIETIES
CARPINUS VARIETIES ILEX NELLIE STEVENS QUERCUS VARIETIES (NOT Q. PALUSTRIS)
CEDRUS DEODARA ILEX OPACA SALIX WEEPING VARIETIES
CELTIS VARIETIES JUNIPERUS VIRGINIANA SORBUS VARIETIES
CERCIDIPHYLLUM VARIETIES KOELREUTERIA PANICULATA TAXODIUM VARIETIES
CERCIS CANADENSIS LIQUIDAMBAR VARIETIES TAXUX B REPANDENS
CORNUS VARIETIES LIRIODENDRON VARIETIES TILIA TOMENTOSA VARIETIES
CRATAEGUS VARIETIES MALUS IN LEAF ULMUS PARVIFOLIA VARIETIES

NYSSA SYLVATICA ZELKOVA VARIETIES
17. IF A PROPOSED PLANT IS UNATTAINABLE OR ON THE FALL DIGGING HAZARD LIST, AN EQUIVALENT SPECIES OF THE SAME SIZE

MAY BE REQUESTED FOR SUBSTITUTION OF THE ORIGINAL PLANT. ALL SUBSTITUTIONS SHALL BE APPROVED BY THE PROJECT
LANDSCAPE DESIGNER OR MUNICIPAL OFFICIAL PRIOR TO ORDERING AND INSTALLATION.

18. DURING THE COURSE OF CONSTRUCTION/PLANT INSTALLATION, EXCESS AND WASTE MATERIALS SHALL BE CONTINUOUSLY
AND PROMPTLY REMOVED AT THE END OF EACH WORK DAY.  ALL DEBRIS, MATERIALS, AND TOOLS SHALL BE PROPERLY
STORED, STOCKPILED OR DISPOSED OF AND ALL PAVED AREAS SHALL BE CLEANED.

19. THE LANDSCAPE CONTRACTOR SHALL DISPOSE OF ALL RUBBISH AND EXCESS SOIL AT HIS EXPENSE TO AN OFF-SITE LOCATION
AS APPROVED BY THE LOCAL MUNICIPALITY.

20. A 90-DAY MAINTENANCE PERIOD SHALL BEGIN IMMEDIATELY AFTER ALL PLANTS HAVE BEEN SATISFACTORILY INSTALLED.
21. MAINTENANCE SHALL INCLUDE, BUT NOT BE LIMITED TO, REPLACING MULCH THAT HAS BEEN DISPLACED BY EROSION OR

OTHER MEANS, REPAIRING AND RESHAPING WATER RINGS OR SAUCERS, MAINTAINING STAKES AND GUYS IF ORIGINALLY
REQUIRED, WATERING WHEN NEEDED OR DIRECTED, WEEDING, PRUNING, SPRAYING, FERTILIZING, MOWING THE LAWN, AND
PERFORMING ANY OTHER WORK REQUIRED TO KEEP THE PLANTS IN A HEALTHY CONDITION.

22. MOW ALL GRASS AREAS AT REGULAR INTERVALS TO KEEP THE GRASS HEIGHT FROM EXCEEDING THREE INCHES (3").  MOWING
SHALL BE PERFORMED ONLY WHEN GRASS IS DRY.  MOWER BLADE SHALL BE SET TO REMOVE NO MORE THAN ONE THIRD (1/3)
OF THE GRASS LENGTH.  WHEN THE AMOUNT OF GRASS IS HEAVY, IT SHALL BE REMOVED TO PREVENT DESTRUCTION OF THE
UNDERLYING TURF.  MOW GRASS AREAS IN SUCH A MANNER AS TO PREVENT CLIPPINGS FROM BLOWING ON PAVED AREAS,
AND SIDEWALKS.  CLEANUP AFTER MOWING SHALL INCLUDE SWEEPING OR BLOWING OF PAVED AREAS AND SIDEWALKS TO
CLEAR THEM FROM MOWING DEBRIS.

23. GRASSED AREAS DAMAGED DURING THE PROCESS OF THE WORK SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR, WHO
SHALL RESTORE THE DISTURBED AREAS TO A CONDITION SATISFACTORY TO THE PROJECT LANDSCAPE DESIGNER, MUNICIPAL
OFFICIAL, OR OWNER/OWNER'S REPRESENTATIVE.  THIS MAY INCLUDE FILLING TO GRADE, FERTILIZING, SEEDING, AND
MULCHING.

24. SHOULD THE OWNER REQUIRE MAINTENANCE BEYOND THE STANDARD 90-DAY MAINTENANCE PERIOD, A SEPARATE
CONTRACT SHALL BE ESTABLISHED.

25. LANDSCAPE CONTRACTOR SHALL WATER NEW PLANTINGS FROM TIME OF INSTALL AND THROUGHOUT REQUIRED 90-DAY
MAINTENANCE PERIOD UNTIL PLANTS ARE ESTABLISHED.  IF ON-SITE WATER IS NOT AVAILABLE AT THE PROJECT LOCATION,
THE LANDSCAPE CONTRACTOR SHALL FURNISH IT BY MEANS OR A WATERING TRUCK OR OTHER ACCEPTABLE MANNER.

26. THE QUANTITY OF WATER APPLIED AT ONE TIME SHALL BE SUFFICIENT TO PENETRATE THE SOIL TO A MINIMUM OF EIGHT
INCHES (8") IN SHRUB BEDS AND SIX INCHES (6") IN TURF AREAS AT A RATE WHICH WILL PREVENT SATURATION OF THE SOIL.

27. IF AN AUTOMATIC IRRIGATION SYSTEM HAS BEEN INSTALLED, IT CAN BE USED FOR WATERING PLANT MATERIAL.  HOWEVER,
FAILURE OF THE SYSTEM DOES NOT ELIMINATE THE LANDSCAPE CONTRACTOR'S RESPONSIBILITY OF PLANT HEALTH AND
ESTABLISHMENT.

PLANT MATERIAL GUARANTEE NOTES:

1. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF ONE YEAR (1 YR.) FROM APPROVAL
OF LANDSCAPE INSTALLATION BY THE PROJECT LANDSCAPE DESIGNER, MUNICIPAL OFFICIAL, OR OWNER/OWNER'S
REPRESENTATIVE.

2. THE LANDSCAPE CONTRACTOR SHALL REMOVE AND REPLACE DYING, DEAD, OR DEFECTIVE PLANT MATERIAL AT HIS EXPENSE.
THE LANDSCAPE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR ANY DAMAGES CAUSED BY HIS COMPANY'S OPERATIONS.

3. ALL REPLACEMENT PLANTS SHALL BE OF THE SAME SPECIES AND SIZE AS SPECIFIED ON THE APPROVED OR FINAL PLANT LIST.
REPLACEMENTS RESULTING FROM REMOVAL, LOSS, OR DAMAGE DUE TO OCCUPANCY OF THE PROJECT IN ANY PART,
VANDALISM, PHYSICAL DAMAGE BY ANIMALS, VEHICLES, ETC., AND LOSSES DUE TO CURTAILMENT OF WATER BY LOCAL
AUTHORITIES SHALL BE APPROVED AND PAID FOR BY THE OWNER.

4. THE CONTRACTOR SHALL INSTRUCT THE OWNER AS TO THE PROPER CARE AND MAINTENANCE OF ALL PLANTINGS.

LAWN (SEED OR SOD) NOTES:

1. SEED MIXTURE SHALL BE FRESH, CLEAN, NEW CROP SEED.  SOD SHALL BE STRONGLY ROOTED, UNIFORM IN THICKNESS, AND
FREE OF WEEDS, DISEASE, AND PESTS.

2. SEED OR SOD SHALL BE PURCHASED FROM A RECOGNIZED DISTRIBUTOR AND SHALL BE COMPOSED OF THE MIX OR BLEND
WITHIN THE PROVIDED “SEED SPECIFICATION” OR “SOD SPECIFICATION.”

3. REFERENCE LANDSCAPE PLAN FOR AREAS TO BE SEEDED OR LAID WITH SOD.
4. SEEDING SHALL NOT BE PERFORMED IN WINDY WEATHER.  IF THE SEASON OF THE PROJECT COMPLETION PROHIBITS

PERMANENT STABILIZATION, TEMPORARY STABILIZATION SHALL BE PROVIDED IN ACCORDANCE WITH THE “TEMPORARY
SEEDING SPECIFICATION.”

5. PROTECT NEW LAWN AREAS AGAINST TRESPASSING WHILE THE SEED IS GERMINATING.  FURNISH AND INSTALL FENCES, SIGNS,
BARRIERS OR ANY OTHER NECESSARY TEMPORARY PROTECTIVE DEVICES.  DAMAGE RESULTING FROM TRESPASS, EROSION,
WASHOUT, SETTLEMENT OR OTHER CAUSES SHALL BE REPAIRED BY THE LANDSCAPE CONTRACTOR AT HIS EXPENSE.  REMOVE
ALL FENCES, SIGNS, BARRIERS OR OTHER TEMPORARY PROTECTIVE DEVICES ONCE LAWN HAS BEEN ESTABLISHED.

NOTES:

1. FOR CONTAINER-GROWN TREES, USE FINGERS OR SMALL HAND TOOLS TO PULL THE ROOTS OUT OF THE OUTER LAYER OF
POTTING SOIL; THEN CUT OR PULL APART ANY ROOTS CIRCLING THE PERIMETER OF THE CONTAINER

2. THOROUGHLY SOAK THE TREE ROOT BALL AND ADJACENT PREPARED SOIL SEVERAL TIMES DURING THE FIRST MONTH AFTER
PLANTING AND REGULARLY THROUGHOUT THE FOLLOWING TWO SUMMERS.

3. SOIL AMENDMENTS:
· MODIFY HEAVY CLAY OR SILT SOILS (MORE THAN 40% CLAY OR SILT) BY ADDING COMPOSTED PINE BARK (UP TO 30% BY

VOLUME) OR GYPSUM
· MODIFY EXTREMELY SANDY SOILDS (MORE THAN 85% SAND) BY ADDING ORGANIC MATTER AND/OR DRY, SHREDDED CLAY

LOAM UP TO 30% OF THE TOTAL MIX

NOTES:

1.  FOR CONTAINER-GROWN TREES, USE FINGERS OR SMALL HAND TOOLS TO PULL THE ROOTS OUT OF THE OUTER LAYER OF
POTTING SOIL; THEN CUT OR PULL APART ANY ROOTS CIRCLING THE PERIMETER OF THE CONTAINER.
2. THOROUGHLY SOAK THE TREE ROOT BALL AND ADJACENT PREPARED SOIL SEVERAL TIMES DURING THE FIRST MONTH AFTER
PLANTING AND REGULARLY THROUGHOUT THE FOLLOWING TWO SUMMERS.
3.  SOIL AMENDMENTS:

· MODIFY HEAVY CLAY OR SILT SOILS (MORE THAN 40% CLAY OR SILT) BY ADDING COMPOSTED PINE BARK (UP TO 30% BY
VOLUME) OR GYPSUM

· MODIFY EXTREMELY SANDY SOILS (MORE THAN 85% SAND) BY ADDING ORGANIC MATTER AND/OR DRY, SHREDDED CLAY
LOAM UP TO 30% OF THE TOTAL MIX

SPACING CHART

A

ROW "A"SPACING "D"

PLANTED ON CENTER (SEE SPACING CHART)

36" O.C.

6" O.C.
8" O.C.
10" O.C.
12" O.C.
15" O.C
18" O.C.
24" O.C.
30" O.C.

30.00"

5.20"
6.93"
8.66"
10.40"
13.00"
15.60"
20.80"
26.00"

DD

D

NOT TO SCALE

NOTES:

1. THOROUGHLY SOAK THE GROUND COVER ROOT BALL AND ADJACENT PREPARED SOIL SEVERAL TIMES DURING THE FIRST MONTH
AFTER PLANTING AND REGULARLY THROUGHOUT THE FOLLOWING TWO SUMMERS.

2. SOIL AMENDMENTS:
· MODIFY HEAVY CLAY OR SILT SOILDS (MORE THAN 40% CLAY OR SILT) BY ADDING COMPOSTED PINE BARK (UP TO 30% BY VOLUME) OR

GYPSUM
· MODIFY EXTREMELY SANDY SOILDS (MORE THAN 85% SAND) BY ADDING ORGANIC MATTER AND/OR DRY, SHREDDED CLAY LOAM UP

TO 30% OF THE TOTAL MIX
3.     ALL GROUND COVER AREAS SHALL BE TREATED WITH A PRE-EMERGENT PER MANUFACTURER'S SPECIFICATIONS

2" DOUBLE
SHREDDED
HARDWOOD MULCH
(DO NOT PLACE
MULCH AGAINST
THE BASE OF THE
PLANT)

GENTLY PULL ROOTS AWAY
FROM TOPSOIL MASS WITH
FINGERS

BACKFILL SOIL
· 1 PART SOIL AMENDMENT

(BASED ON SOIL TEST)
· 3 PARTS NATIVE TOPSOIL

UNDISTURBED SUBGRADE

GROUND COVER/PERENNIAL/ANNUAL
PLANTING DETAIL

NOT TO SCALE

DECIDUOUS AND EVERGREEN SHRUB PLANTING DETAIL
3

4

4" TO 6" DEEPER
THAN ROOT BALL

X = MINIMUM DIAMETER
OF PREPARED SOIL FOR

TREES. SEE TABLE

DECIDUOUS TREE PLANTING DETAIL
NOT TO SCALE

CONIFEROUS TREE PLANTING DETAIL
NOT TO SCALE

12" TO 18" (FOR
LARGER SHRUB
ROOT BALLS
MAKE DEPTH
MIN. 4" DEEPER
THAN BALL)

BALLED AND BURLAPPED PLANT

PREPARE SOIL IN THE ENTIRE BED USING PROCEDURES OUTLINED IN TABLE (X)

8" TO 12"

CONTAINER PLANT

NOT TO SCALE

PROVIDE A (48") INCH RIGID TREE
BARK PROTECTOR AROUND THE

TRUNK OF CANOPY TREES AND
UNDERSTORY TREES FOR DEER

PROTECTION.
"TREE BARK PROTECTORS - BG48"
(A.M. LEONARD HORTICULTURAL

SUPPLY) AT 800-433-0633 OR
APPROVED EQUAL

MARK NORTH SIDE OF TREE IN
THE NURSERY AND LOCATE

TO THE NORTH IN THE FIELD.

WHEN IRRIGATION IS NOT
PROVIDED SPECIFICALLY FOR
THE TREE, TREEGATOR BAGS

ARE RECOMMENDED TO HELP
FACILITATE PROPER WATERING
DURING THE FIRST TWO YEARS.

WIRE BASKET TO REMOVED

CUT OFF TWINE, OPEN
BURLAP, CUT AS LOW AS

POSSIBLE AND REMOVE.

DIG WIDE SHALLOW HOLE
WITH TAPERED SIDES

TAMP SOIL SOLIDLY AROUND
BASE OF ROOT BALL

SET ROOT BALL ON UNDISTURBED
SOIL PAD IN BOTTOM OF HOLE.

SOIL TO BE PREPARED
PER TABLE PRIOR TO
PLANTING TREE.

MAXIMUM 3" OF SHREDDED
BARK MULCH. DO NOT
PLACE MULCH WITHIN 6"
OF TREE TRUNK.

FORM EARTH WATERING
SAUCER AROUND TREE
AT EDGE OF ROOT BALL.

SET TOP OF TRUE ROOT
BALL 1" TO 2" ABOVE
FINISHED GRADE OR
SEVERAL INCHES HIGHER IN
POORLY DRAINING SOILS.

SECURE STAKES TO TREE
USING 2 ARBORTIES.

INSTALL (2)  3" dia. 8' LONG
CEDAR POST IN TO
UNDISTURBED SOIL, THEN
BACKFILL.  STAKES SHALL
KEEP TREE VERTICAL AND
PLUMB.

AVOID PURCHASING TREES WITH TWO
LEADERS OR REMOVE ONE AT PLANTING.
OTHERWISE DO NOT PRUNE TREE AT
PLANTING EXCEPT FOR SPECIFIC
STRUCTURAL CORRECTIONS.

MARK NORTH SIDE OF TREE IN
THE NURSERY AND LOCATE TO

THE NORTH IN THE FIELD.

WIRE BASKET TO REMOVED

CUT OFF TWINE, OPEN BURLAP,
CUT AS LOW AS POSSIBLE AND

REMOVE.

X = MINIMUM WIDTH
OF PREPARED SOIL

FOR TREES. SEE TABLE

DIG WIDE SHALLOW HOLE
WITH TAPERED SIDES

TAMP SOIL SOLIDLY AROUND
BASE OF ROOT BALL

SET ROOT BALL ON UNDISTURBED
SOIL PAD IN BOTTOM OF HOLE.

AVOID PURCHASING TREES WITH
TWO LEADERS OR REMOVE ONE

AT PLANTING. OTHERWISE DO
NOT PRUNE TREE AT PLANTING

EXCEPT FOR SPECIFIC
STRUCTURAL CORRECTIONS.

INSTALL (2)  3" dia. 8' LONG CEDAR
POST IN TO UNDISTURBED SOIL,
THEN BACKFILL.  STAKES SHALL
KEEP TREE VERTICAL AND PLUMB.

SECURE STAKES TO TREE USING
2 ARBORTIES.

SET TOP OF TRUE ROOT BALL 1"
TO 2" ABOVE FINISHED GRADE
OR SEVERAL INCHES HIGHER IN
POORLY DRAINING SOILS.

FORM EARTH WATERING
SAUCER AROUND TREE AT EDGE
OF ROOT BALL.

MAXIMUM 3" OF SHREDDED BARK
MULCH. DO NOT PLACE MULCH
WITHIN 6" OF TREE TRUNK.

SOIL TO BE PREPARED PER TABLE
PRIOR TO PLANTING TREE.

4" TO 6" DEEPER
THAN ROOT BALL

PLACE SHRUB IN HOLE REMOVE AS MUCH BURLAP
AS POSSIBLE FROM ROOT BALL.  COMPLETELY
REMOVE ALL PLASTIC OR NYLON STRING. SET

ROOT BALL FLUSH WITH FINISHED GRADE

MAXIMUM 2" MULCH, DO NOT PUT
MULCH WITHIN 4" OF BASE OF PLANT.

SOIL SURFACE ROUGHENED
TO BIND WITH NEW SOILS

SOIL TO BE PREPARED PER
TABLE PRIOR TO PLANTING
TREE.

LAWN OR
PAVING

EXISTING
SUBGRADE

SOIL TO BE PREPARED PER TABLE
PRIOR TO PLANTING TREE.

USE FINGERS OR SMALL
HAND TOOL TO PULL
ROOTS OUT OF BALL.

ARBORTIE DETAIL
NOT TO SCALE

ARBOR TIE
NAILED TO

STAKE

ARBOR TIE

STAKES

TREE

TREE

INSTALLATION GUIDELINES:
1. LOOP TIE AROUND TREE AND NAIL TO CEDAR

STAKE.

2. REMOVE ALL STAKING AND TIES AT END OF FIRST
GROWING SEASON.

3. FOLD ENDS OF ARBORTIE BACK. SECURE TO STAKES
WITH 1" GALVANIZED ROOFING NAIL OR USE A
KNOT.

4. CONSULT LANDSCAPE ARCHITECT FOR STAKING
OF TREES LARGER THAN 6".

5. SOURCES INCLUDE:
GEMPLERS 1-800-332-6744 or GEMPLERS.COM
CSP OUTDOORS 1-800-592-6940 or 

CSPOUTDOORS.COM

WHEN IRRIGATION IS NOT
PROVIDED SPECIFICALLY FOR

THE TREE, TREEGATOR JR. BAGS
ARE RECOMMENDED TO HELP

FACILITATE PROPER WATERING
DURING THE FIRST TWO YEARS.

21

NOTES:

1. FOR THE CONTAINER-GROWN SHRUBS,
USE FINGERS OR SMALL HAND TOOL TO
PULL THE ROOTS OUT OF THE OUTER
LAYER OF POTTING SOIL; THEN CUT OR
PULL APART ANY ROOTS CIRCLING THE
PERIMETER OF THE CONTAINER.

2. THOROUGHLY SOAK THE SHRUB ROOT
BALL AND ADJACENT PREPARED SOIL
SEVERAL TIMES DURING THE FIRST
MONTH AFTER PLANTING AND
REGULARLY THROUGHOUT THE
FOLLOWING TWO SUMMERS.
· MODIFY HEAVY CLAY OR SILT SOILS

(MORE THAN 40% CLAY OR SILT) BY
ADDING COMPOSTED PINE BARK (UP
TO 30% BY VOLUME) OR GYPSUM

·. MODIFY EXTREMELY SANDY SOILS
(MORE THAN 85% SAND) BY ADDING
ORGANIC MATTER AND/OR DRY, SHREDDED
CLAY LOAM UP TO 30% OF THE TOTAL

5 IRRIGATION DURING ESTABLISHMENT
SIZE AT
PLANTING IRRIGATION FOR VITALITY IRRIGATION FOR SURVIVAL

< 2" CALIPER DAILY FOR TWO WEEKS, EVERY OTHER DAY FOR
TWO MONTHS, WEEKLY UNTIL ESTABLISHED

TWO TO THREE TIMES WEEKLY
FOR TWO TO THREE MONTHS

2"-4 CALIPER DAILY FOR ONE MONTH, EVERY OTHER DAY FOR
THREE MONTHS, WEEKLY UNTIL ESTABLISHED

TWO TO THREE TIMES WEEKLY
FOR THREE TO FOUR MONTHS

4 >" CALIPER DAILY FOR SIX WEEKS, EVERY OTHER DAY FOR FIVE
MONTHS, WEEKLY UNTIL ESTABLISHED

TWICE WEEKLY FOR FOUR TO FIVE
MONTHS

TABLE NOTES:
1. AT EACH IRRIGATION, APPLY TWO TO THREE GALLONS PER INCH TRUNK CALIPER TO THE ROOT BALL
SURFACE. APPLY IT IN A MANNER SO ALL WATER SOAKS THE ENTIRE ROOT BALL. DO NOT WATER IF ROOT
BALL IS WET/SATURATED ON THE IRRIGATION DAY.

2. WHEN IRRIGATING FOR VITALITY, DELETE DAILY IRRIGATION WHEN PLANTING IN WINTER OR WHEN
PLANTING IN COOL CLIMATES. ESTABLISHMENT TAKES THREE TO FOUR MONTHS PER INCH TRUNK CALIPER.
NEVER APPLY IRRIGATION IF THE SOIL IS SATURATED.

3. WHEN IRRIGATION FOR SURVIVAL, TREES TAKE MUCH LONGER TO ESTABLISH THAN REGULARLY IRRIGATED
TREES. IRRIGATION MAY BE REQUIRED IN THE NORMAL HOT, DRY PORTIONS OF THE FOLLOWING YEAR.
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6" Ø STEEL PIPE FILLED
WITH CONCRETE &
PAINTED TRAFFIC YELLOW

ACCESSIBLE PARKING SIGN WITH
BOLLARD DETAIL

NOT TO SCALE

U-CHANNEL

60"
(MIN.)

PENALTY

RESERVED
PARKING

GREEN LETTERS

52"
(MIN.)

COMMUNITY SERVICE

$250 MIN. AND/OR

TOW-AWAY ZONE

SUBSEQUENT OFFENSES
$250  1   OFFENSEST

UP TO 90 DAYS

VAN
ACCESSIBLE

VAN ACCESSIBLE SIGN
(R7-8P) WHERE INDICATED
ON PLANS

MICHIGAN SUPPLEMENTAL
PENALTY SIGN

MICHIGAN ACCESSIBLE
PARKING SIGN
12" X 18" (R7-8)

WHITE BACKGROUND

AZURE BLUE

WHITE SYMBOL

80"

3' - 6"

3000 PSI CONCRETE
FOOTING

6"

12"

BACKFILL WITH SUITABLE
MATERIAL AND COMPACT
THOROUGHLY

NOT TO SCALE

3000 PSI CONCRETE
FOOTING

36"

U-CHANNEL

72"

SIGN POST DETAIL

MUTCD STANDARD SIGN
(SIZE, SHAPE AND
COLORS). SEE SIGN CHART.

STOP SIGN
(R1-1) RED WHITE 36"x36" GROUND

M.U.T.C.D.
NUMBER TEXT

COLOR

LEGEND BACKGROUND

SIZE OF SIGN
(WIDTH X
HEIGHT)

TYPE OF
MOUNT

NOTE:
1. ALL SIGNS SHALL BE IN ACCORDANCE WITH THE FEDERAL HIGHWAY ADMINISTRATION

(FHWA) MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD), EXCEPT AS NOTED.
2. ALL SIGNS SHALL BE MOUNTED AS TO NOT OBSTRUCT THE SHAPE OF "STOP" (R1-1) AND

"YIELD" (R1-2) SIGNS.

SIGN DATA TABLE
NOT TO SCALE

ACCESSIBLE PARKING STALL MARKINGS

20
'

8'8' 8'

NOT TO SCALE

ADA ACCESSIBLE
PARKING SIGN AND
VAN ACCESSIBLE
SUPPLEMENTAL SIGN

ADA ACCESSIBLE
PARKING SIGN

4" WIDE, AZURE
BLUE STRIPING

AT 36" SPACING

4" WIDE, AZURE
BLUE PAINT STRIPE

NOTE:  SEE SITE PLAN FOR EXACT SIGN LOCATIONS.

PAINTED 4"
AZURE BLUE
SYMBOL OF

ACCESSIBILITY
36" W X 36" H

NO
PARKING

12" HIGH PAINTED
'NO PARKING'
LETTERING

FACE AND TOP OF CURB AT ADA SPACES
AND AISLES TO BE PAINTED YELLOW

PARKING STALL MARKINGS

20
'

9'

NOT TO SCALE

4" WIDE
WHITE STRIPE

CURB OR EDGE OF PAVEMENT
(SEE SITE PLAN)

EXISTING ASPHALTNEW ASPHALT

FULL DEPTH ASPHALT PAVEMENT DETAIL
NOT TO SCALE

 APPROVED COMPACTED
SUBGRADE

MILLED ASPHALT KEY
1" DEEP X 12" WIDE

HOT TAR SEAL

SAW CUT AND HOT
TAR SEAL

8" THICK, 21AA
AGGREGATE COMPACTED

TO 95% MAXIMUM DENSITY

NOTE:
1. MIX DESIGN 13A WITH PG58-22 PER MDOT STANDARDS SHALL BE USED FOR THE SURFACE AND BASE

COURSE.
2. CONTRACTOR TO REFER TO GEOTECHNICAL REPORT FOR PAVEMENT CROSS SECTION.

FLUSH CURB DETAIL
NOT TO SCALE

ELEVATION SECTION
A-A

C

B (MAXIMUM)

18" CURB
BELOW

PAVEMENT

A A

6"

18"

0"
(FLUSH)

TOP OF CURB

FINAL PAVEMENT GRADESEE PLAN

FLUSH CURB DIMENSIONS

A B C

72" 6" 12"

60" 5" 13"

48" 4" 14"

36" 3" 15"

TOP OF
PAVEMENT

A

A

X X X X X X X X X

6" X 6" GRID, W2.9 X W2.9
WELDED WIRE MESH

REINFORCED 6"

NOT TO SCALENOTES:
1. 1

2" EXPANSION JOINTS WITH WATER SEAL SHALL BE PROVIDED AT 12' INTERVALS WITH PRE-MOLDED,
BITUMINOUS JOINT FILLER, RECESSED 14" FROM THE SURFACE.  LONGITUDINAL REBAR TO BE CUT AT
EXPANSION JOINTS.

2. 1" DEEP BY  14" WIDE, TOOLED CONTRACTION JOINTS SHALL BE PROVIDED AT MID-POINT BETWEEN
EXPANSION JOINTS OR 6' INTERVALS MAX.

3. CONCRETE SHALL RECEIVE  BROOM FINISH.
4. ALL EXPOSED CORNERS TO HAVE 12" CHAMFER.

WIDTH (SEE PLAN)

SECTION

MEET GRADE AT PERIMETER
OF CONCRETE MAT

APPROVED COMPACTED
SUBGRADE

6" THICK, APPROVED CLEAN
CRUSHED STONE

CONCRETE MAT

1

NOT TO SCALE

CONCRETE CURB AND GUTTER DETAIL

NOTES:
1. CONCRETE SHALL BE 3500 PSI AT 28 DAYS, AIR-ENTRAINED.
2. TRANSVERSE EXPANSION JOINTS SHALL BE PROVIDED AT 20 FOOT INTERVALS WITH PRE-MOLDED,

BITUMINOUS JOINT FILLER, RECESSED 14" FROM SURFACE.
3. HALF DEPTH CONTRACTION JOINTS SHALL BE PROVIDED AT 10 FOOT INTERVALS.
4. 14" CURB DEPTH SHALL BE MAINTAINED AT DEPRESSED OR FLUSH CURBED AREAS.

PITCH-IN CURB PITCH-OUT CURB

R=2"

R=2"

R=2"

R=2" 14"

5 1/2"

SEE
PLAN

14"

SEE
PLAN

EXPANSION JOINT WHERE ABUTTING
CONCRETE SIDEWALK.  GRADE OF

SIDEWALK OR ADJACENT LANDSCAPE
AREA SHALL MEET TOP OF CURB.

5 1/2"

5"

4"

5"

4"

4"

4"

APPROVED
COMPACTED
SUBGRADE

APPROVED
COMPACTED
SUBGRADE

24" 24"

#4 BARS
#4 BARS

1.5" MDOT 5E1

1.5" MDOT 4E1

STOP BAR & ARROW DETAILS
NOT TO SCALE

36"

36"

36"

24"

24"

PAINTED 24" WHITE LINE

PAINTED WHITE LETTERING PAINTED WHITE SYMBOL CONCRETE WALKWAY DETAIL
NOT TO SCALE

NOTES:
1. MAXIMUM CROSS SLOPE SHALL BE  14" PER FOOT.
2. 1

4" EXPANSION JOINTS SHALL BE PROVIDED AT 12' INTERVALS WITH PRE-MOLDED,
BITUMINOUS JOINT FILLER, RECESSED 14" FROM THE SURFACE.

3. 1" DEEP BY  14" WIDE, TOOLED CONTRACTION JOINTS SHALL BE PROVIDED AT 4'  INTERVALS.
4. EXPANSION JOIN SHALL BE PROVIDED WHERE ADJACENT TO A BUILDING.

WIDTH (SEE PLAN)

SECTION

PLAN

4' BETWEEN
 CONTRACTION

JOINTS

12' BETWEEN EXPANSION JOINTS

WIDTH
SEE

PLAN

FINISHED GRADE SHALL BE
FLUSH WITH ABUTTING
SIDEWALK

MEET GRADE AT PERIMETER
OF SIDEWALK

APPROVED COMPACTED
SUBGRADE

4" THICK, AIR ENTRAINED
CONCRETE 4,000 PSI AT 28
DAYS

4" THICK, MDOT 21A
CRUSHED LIMESTONE

FO
U

N
D

A
T

IO
N

 D
EP

T
H

M
O

U
N

T
IN

G
 H

EI
G

H
T

2' MIN.

3" CLEAR COVER
FOR ALL REBAR

LIGHT POLE INSTALLATION DETAIL
NOT TO SCALE

NOTES:
1. MINIMUM SOIL BEARING PRESSURE OF 1500 PSF, SOIL FRICTION ANGLE OF 30 DEGREES, AND SOIL DRY UNIT WEIGHT OF

120 PCF SHALL BE CONFIRMED IN THE FIELD BY A QUALIFIED PROFESSIONAL.
2. CAST-IN-PLACE CONCRETE SHALL BE CONSOLIDATED USING VIBRATOR.
3. ALL REBAR TO BE NEW GRADE 60 STEEL.
4. PRE-CAST PIERS ACCEPTABLE UPON WRITTEN APPROVAL OF SHOP DRAWING BY ENGINEER.
5. CONCRETE TO BE INSTALLED A MINIMUM OF 7 DAYS PRIOR TO INSTALLING LIGHT POLE.  POURED CONCRETE MIX

REQUIRED TO OBTAIN 80% OF DESIGN STRENGTH PRIOR TO INSTALLING LIGHT POLE.
6. CONCRETE SHALL HAVE A MAXIMUM SLUMP OF 4" (WITHIN 1" TOLERANCE).
7. POLE SHALL BE RATED FOR 10 MPH HIGHER THAN MAXIMUM WIND SPEED 33FT ABOVE GROUND FOR THE AREA BASED

ON ANSI/ASCE 7-93.
8. POUR TO BE TERMINATED AT A FORM.
9. WORK SHALL CONFORM TO ACI BEST PRACTICES FOR APPROPRIATE TEMPERATURE AND WEATHER CONDITIONS.
10. CONTRACTOR TO TEMPORARILY SUPPORT ADJACENT SOIL AND STRUCTURES DURING EXCAVATION IF REQUIRED.

MOUNTING ARM BY
LIGHTING MANUFACTURER

SEE PLAN FOR NUMBER
AND ORIENTATION

 OF FIXTURES

HANDHOLE WITH
COVER

LIGHT POLE BY LIGHTING
MANUFACTURER

(SEE NOTE 7)

ELECTRIC CONDUIT
STUB UP MINIMUM 12"

ANCHOR BOLTS AND
BASE PLATE BY LIGHTING

MANUFACTURER

1" CHAMFER

HIGH-STRENGTH
NON-SHRINK
GROUT

36"

3 TIES AT
4" C-C

REINFORCEMENT
TIES SPACING
(12" OVERLAP)

VERTICAL
REINFORCEMENT BARS

EQUALLY SPACED

CAST-IN-PLACE
CONCRETE ROUND PIER

FOUNDATION, 3000 PSI
AIR-ENTRAINED

CONCRETE AT 28 DAYS

COMPACTED SUITABLE
BACKFILL TO 95% OPTIMUM
DRY PROCTOR DENSITY IN
LIFTS OF LESS THAN 9" OF
UNCOMPACTED SOIL

FOUNDATION
DIAMETER

LIGHTNING GROUND ROD AND ALL
ELECTRICAL COMPONENTS TO COMPLY
WITH NATIONAL ELECTRIC CODE

LANDSCAPING

36"

CURB OR EDGE
OF PAVEMENT

8" ASSUMED POLE DIAMETER
24" FOUNDATION DIAMETER

6'-6" FOUNDATION DEPTH
#3 REINFORCING TIES AT 12" C-C

(6) #5 VERTICAL REINFORCEMENT BARS

22' LIGHT POLE

25' MOUNTING HEIGHT

13

BIKE RACK LAYOUT
NOT TO SCALE

11'

EDGE OF PAVEMENT

2.0'

5'

6'
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HOOP RACK HD IN GROUND
MOUNTED BIKE RACK DETAIL

NOT TO SCALE

22.5"

36"

2.375" OD

NOTES:
1. BIKE RACK TO BE MANUFACTURED BY DERO BIKE RACKS OR APPROVED EQUAL.
2. INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURERS SPECIFICATIONS

10"

EMBED BIKE RACK
INTO CONCRETE

WALKWAY (SEE
PLAN FOR EXACT

LOCATION)

STEEL SLEEVE
THROUGH

CONCRETE

PA
R

K
IN

G
 S

PA
C

E

2.0'2.0'2.0'

9

12

DO NOT ENTER
(R5-1) RED WHITE 30"x30" GROUND
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2

5

PROPOSED UTILITY LINE

6" THICK, APPROVED CLEAN
CRUSHED STONE (WATER AND
SEWER SERVICE ONLY)

3' PLUS UTILITY DIAMETER

SEE NOTE

UTILITY TRENCH DETAIL
NOT TO SCALE

PROPOSED/EXISTING
PAVEMENT

PROPOSED FULL DEPTH
ASPHALT

NOTE:

MINIMUM PIPE COVER SHALL BE AS FOLLOW:
· ELECTRIC SERVICE - PER APPLICABLE UTILITY AUTHORITY
· GAS SERVICE - PER APPLICABLE UTILITY AUTHORITY
· SEWER SERVICE - 36" MINIMUM
· WATER SERVICE - 48" MINIMUM

TOP SOIL

EXISTING GRADE

WARNING TAPE WITH METALLIC LOCATOR
STRIP TO BE INSTALLED WITH ELECTRIC
CONDUIT ONLY

BACKFILL WITH SUITABLE EXCAVATED
MATERIAL. MATERIAL TO BE COMPACTED
THOROUGHLY. COMPACTION AND
MATERIAL SHALL MEET ALL APPLICABLE
REGULATIONS.

NOTES:
1.  SECURELY FASTEN GEOTEXTILE TO FENCE POST BY USE OF WIRE TIES, HOG

RINGS, STAPLES OR POCKETS.  FOUR TO SIX FASTENERS PER POST.
2.  GEOTEXTILE FABRIC TO BE EMBEDDED 6" (MIN.) AND TAMP IN PLACE.
3.  SECURELY FASTEN ENDS OF INDIVIDUAL ROLLS OF GEOTEXTILE  TO A POST

BY WRAPPING EACH END OF THE GEOTEXTILE AROUND THE POST TWICE
AND ATTACHING AS SPECIFIED IN NOTE 1  ABOVE.  SPLICING OF
INDIVIDUAL ROLLS SHALL NOT OCCUR AT LOW POINTS.

4.  SET SILT FENCE WITHIN PROJECT LIMITS.  10'-0" IS DESIRABLE.

SILT FENCE DETAIL
NOT TO SCALE

6"

6"

2' - 0"

2' - 0"
(MIN.)

10' DESIRABLE

FLOW

DRAWSTRING RUNNING THROUGH
FABRIC ALONG TOP OF FENCE2" x 2" FENCE POST

2' - 0"

2' - 0"
(MIN.)

DRIVE POSTS PLUMB OR
SLIGHTLY UPHILL

EMBED FABRIC 6"
MINIMUM AND
TAMP IN PLACE

SPACE 8'-0" O.C.
SECURELY FASTEN
FABRIC TO POSTS

TOE OF SLOPE

EMBED FABRIC 6" MINIMUM
AND TAMP IN PLACE

LENGTH=L
WIDTH=W

DEPTH=D

DUMP STRAP
1" REBAR FOR BAG
REMOVAL FROM INLET

DUMP STRAP
FOAM

CURB OPENING

DUMP STRAPS

1" REBAR FOR BAG
REMOVAL FROM INLET

EXPANSION
RESTRAINT (1/4"
NYLON ROPE, 2"
FLAT WASHERS)

INLET FILTER
BAG

DUMP STRAPS
(2 EACH)

FOAM

BAG DETAIL
INSTALLATION DETAIL

INLET
GRATE

INLET FILTER BAG DETAIL
NOT TO SCALE

NOTES:
1. THE FILTER BAG SHALL SAFELY PASS

FLOWS GREATER THAN THE 1-YEAR
24-HOUR STORM EVENT.

2. SEDIMENT REMOVAL AND
MAINTENANCE SHALL BE PERFORMED
FREQUENTLY AND AFTER EVERY
STORM EVENT.

EMERGENCY
OVERFLOW

PORT

NOT TO SCALE

STABILIZED CONSTRUCTION ACCESS DETAIL

50' MINIMUM
(SEE CHART)

6" MIN.

GEOTEXTILE FABRIC

EXISTING
GROUND

PUBLIC
ROADWAY

6"

6"

15' MINIMUM
(SEE NOTE 2)

NOTES:
1. STONE SHALL BE ASTM C-33, SIZE No. 2 (2.5" TO 1.5") OR

No. 3 (2" TO 1") CLEAN CRUSHED ANGULAR STONE.
2. WIDTH SHALL BE 15' MINIMUM OR THE FULL WIDTH OF

THE ACCESS POINT, WHICHEVER IS GREATER.
3. STORMWATER FROM UP-SLOPE AREAS SHALL BE DIVERTED

AWAY FROM THE STABILIZED PAD, WHERE POSSIBLE.  AT
POORLY DRAINED LOCATIONS, SUBSURFACE DRAINAGE
GRAVEL FILTER OR GEOTEXTILE SHALL BE INSTALLED
BEFORE THE STABILIZED CONSTRUCTION ENTRANCE.

4. WHERE THE SLOPE OF THE ROADWAY EXCEEDS 5%, A
STABILIZED BASE OF HOT MIX ASPHALT BASE COURSE
SHALL BE INSTALLED.  THE TYPE AND THICKNESS OF THE
BASE COURSE AND USE OF DENSE GRADED AGGREGATE
SUB-BASE SHALL BE AS PRESCRIBED BY LOCAL MUNICIPAL
ORDINANCE OR GOVERNING AUTHORITY.

5. CONTRACTOR SHALL PROVIDE A SMOOTH TRANSITION
BETWEEN THE STABILIZED CONSTRUCTION ACCESS AND
THE PUBLIC ROADWAY.

CRUSHED STONE PAD (SEE NOTE 1)

50' MINIMUM
(SEE CHART)

CRUSHED STONE PAD
(SEE NOTE 1)

PU
BL

IC
R

O
A

D
W

A
Y

PLAN VIEW

PROFILE VIEW

0% TO 2% 100 FEET50 FEET

2% TO 5% 200 FEET100 FEET

> 5% SEE NOTE 4

LENGTH OF STONE REQ'D
PUBLIC

FINECOARSE
GRAINED SOILSGRAINED SOILSROADWAY

SLOPE OF

3

1

SOIL STOCKPILE DETAIL
NOT TO SCALE

STOCKPILE SHALL NOT
EXCEED MAXIMUM 3 : 1

SIDE SLOPE

MAINTAIN SOIL STOCKPILE STABILIZATION
THROUGHOUT CONSTRUCTION

INSTALL SILT FENCE
AROUND SOIL STOCKPILE

(SEE DETAIL)

NOTES:
1. STOCKPILES SHALL BE SITUATED SO AS NOT TO OBSTRUCT NATURAL

DRAINAGE OR CAUSE OFF-SITE ENVIRONMENTAL DAMAGE.
2. STOCKPILES SHALL BE STABILIZED IN ACCORDANCE WITH THE

STANDARDS FOR PERMANENT OR TEMPORARY VEGETATIVE COVER
FOR SOIL STABILIZATION, AS APPROPRIATE (SEE SOIL EROSION NOTES).

35' MAXIMUM
HEIGHT

4'-0"

NOTES:

1. SNOW FENCING IS TO BE 4'-0" HIGH AND SELF SUPPORTED.
2. DO NOT STOCKPILE MATERIALS OR STORE EQUIPMENT WITHIN THE TREE PROTECTION FENCING.
3. SNOW FENCE TO BE INSTALLED AT DRIP LINE OF EXISTING TREE OR TREE CLUSTER TO BE

PROTECTED OR NO CLOSER THAN 6' FROM TREE TRUNK IF NECESSARY.
4. IF THE PROJECT AREA ENCOMPASSES A PORTION OF THE DRIP LINE OF THE TREE, NO MORE THAN

ONE THIRD OF THE OF THE TOTAL AREA OF WITHIN THE DRIP LINE SHOULD BE DISTURBED BY
CONSTRUCTION OR REGRADING AND A 3" THICK LAYER OF MULCH SHALL BE INSTALLED OVER THE
AREA OF THE DRIP LINE WHICH IS NOT PROTECTED BY FENCING TO PROVIDE A CUSHION.

TREE PROTECTION DETAIL
NOT TO SCALE

3

7

4

8

ADS STORMTECH SC-740 RETENTION TANK
NOT TO SCALE

1

36"

1 14" TO 1 12" HOT-DIPPED
GALVANIZED STEEL FINISH
HANDRAIL

1:12 MAXIMUM
RUNNING SLOPE

STEEL SLEEVE THROUGH
CONCRETE

LANDING (2%
MAXIMUM SLOPE)

4" THICK, REINFORCED
CONCRETE WALKWAY

(SEE DETAIL)

12"

NOTES:
1. SEE PLAN FOR RAMP DIMENSIONS
2. GRIND ALL WELDS SMOOTH
3. HANDRAIL TO BE INSET 6" FROM EDGE OF CONCRETE
4. 30" MAXIMUM RISE IN ELEVATION BETWEEN LANDINGS
5. RAMPS SHALL HAVE RAILINGS ON BOTH SIDES WITH 36" MINIMUM CLEARANCE BETWEEN RAILS.

NOT TO SCALE

HANDRAIL DETAIL ON RAMP

LANDING (2%
MAXIMUM SLOPE)

12" BEYOND
END OF RAMP

1 14" TO 1 12" HOT-DIPPED
GALVANIZED STEEL FINISH RAIL

1" SQUARE VERTICAL
RAILS AT 4" SPACING
(CENTER-TO-CENTER)

SECTION

60" MAXIMUM
BETWEEN VERTICAL

MEMBERS
12" BEYOND

END OF RAMP

36"

4"

1 14" TO 1 12" HOT-DIPPED
GALVANIZED STEEL FINISH RAIL

24"
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Charter Township of Garfield 
Planning Department Report No. 2022-51 

Prepared: June 1, 2022 Pages:  5 
Meeting: June 8, 2022 Planning Commission Attachments: 
Subject: Hammond Road Apartments R-3 Rezoning – Introduction 
File No: Z-2022-02 Parcel No. 05-023-042-01 
Owner / Applicant: Louis LaFranier Trust & Marvel LaFranier Trust / Outlook Development LLC 

PURPOSE OF APPLICATION: 
This application requests the rezoning of land at the northwest of the intersection of Garfield and Hammond 
Roads, totaling 23.86 acres, from its current zoning of A-Agricultural to the R-3 Multi-Family Residential 
zoning district via the zoning Map Amendment process, without restriction. The land is further described 
as the remainder of 05-023-042-01. Previously portions of 05-023-042-01 were approved as a Planned Unit 
Development (PUD) for the BATA/Traverse City Housing Commission Transit-Oriented Mixed-Use 
Development. 

SUBJECT PROPERTY: 
Historically, the subject property has been used for agricultural purposes. More recently, the property has 
not been actively farmed. There are extensive wetlands on the north and west sides of the property.   

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

7c.

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

MASTER PLAN CONSIDERATIONS: 
A key factor in considering rezoning requests is whether the request is consistent with the Master Plan.  In 
this case, the Future Land Use Map shows the subject parcel with the designation of “High Density 
Residential.”  This designation is intended to “provide areas for medium- to high-density single and two-
family residential dwelling units mixed with a variety of multi-family residential dwelling types, including 
apartments where adequate public facilities and services exist with capacity to serve such development.” 
Furthermore, the designation is “intended to encourage more intensive development in and near the core 
areas of the Township.” 

Looking at surrounding properties shows the following Future Land Use designations: 
• High Density Residential to the north along Garfield Road
• High Density Residential to the west along Hammond Road
• Agricultural / Rural Land is along the creek/wetland area along the north and west edges of the site
• Commercial at the immediate northwest corner of Garfield and Hammond Roads
• Industrial to the south across Hammond Road
• Commercial and High Density Residential to the east across Garfield Road

The most compatible zoning district for the “High Density Residential” designation is the R-3 Multi-Family 
Residential zoning district.  R-R Rural Residential and R-1 One-Family Residential are both identified as 
potentially compatible districts.  The proposed zoning of R-3 Multi-Family Residential is compatible with 
the Future Land Use for the subject site.  An excerpt from the Zoning Plan for the R-3 zoning designation 
is provided below. 
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Location and classification of subject property on Future Land Use Map (“FLUM”): 

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

• (Master Plan designation for the subject site is Agricultural / Rural Land)
[Requested] Zoning R-3 Multi-Family Residential

Zoning Ordinance District 
Intent 

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

Potentially Compatible 
District 

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

Considerations for 
Downzoning (Less Density) 

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

Considerations for 
Upzoning (More Density) 

The R-3 district allows the greatest density possible. 

Industrial 

High Density Residential 

Agricultural / Rural Land 

Commercial 

High Density 
Residential 

High Density Residential 
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The Future Land Use Map designation for the site is High Density Residential (6-10 units per acre) and the 
proposed R-3 Multi-Family Residential zoning district is considered the most compatible zoning district 
for this designation. 

ZONING FOR SUBJECT SITE AND SURROUNDING SITES: 
The subject property is currently zoned A-Agricultural (shown below in green).  Zoning for surrounding 
sites is as follows: 

• North: A – Agricultural 
• West: A – Agricultural 
• Southeast: C-L – Local Commercial (at northwest corner of Garfield and Hammond Roads)
• South: I-G – General Industrial
• East: R-3 – Multi-Family Residential

Zoning classifications for subject site and surrounding sites: 

USES OF SUBJECT SITE AND SURROUNDING SITES: 
The subject property has historically been used by the LaFranier family for agricultural use and has more 
recently been fallow.  Uses of the surrounding sites are as follows: 

• North: Undeveloped/wetland 
• West: Undeveloped/wetland (approved for BATA/TCHC PUD) 
• Southeast: Marathon gasoline service station/undeveloped (at northwest corner of Garfield 

and Hammond Roads) 
• South: Industrial, including UPS 
• East: Shell gasoline service station/Hammond Place condominiums 

STAFF COMMENT: 
The following factors indicate that multi-family residential may be a good fit on the site: 

• The Future Land Use Map shows High Density Residential (6-10 units per acre) for this site.
• The adjacent land to the north and west which was recently approved for the BATA/Traverse City

Housing Commission Transit-Oriented Mixed-Use Development. The development includes a
significant amount of multi-family residential.

A - Agricultural 

C-L - Local Commercial

I-G - General Industrial

R-3 - Multi-
Family

Residential 
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• Given the small area of the subject site and the noticeable amount of development in its vicinity,
this site is unlikely to be used for farmland or farming operations.

• Multi-family residential provides an acceptable transitional land use from the commercial uses at
the intersection of Hammond and Garfield Roads and the industrial uses south of Hammond Road
to the single-family residential in the Carriage Hill subdivision to the north.

• Access will be managed by the Access Management requirements of the Zoning Ordinance which
will limit driveways for the subject site to one on Garfield Road and one on Hammond Road
regardless of property being divided.

• The Master Plan includes a goal to encourage housing options near jobs, services, and shopping.
This site could offer such opportunity as water and sewer service is available.

Upon preliminary review of the Master Plan and Future Land Use designation for the subject site and based 
on factors identified above, Staff is of the opinion that this proposed Map Amendment is justifiable. 

PRELIMINARY APPROVAL CRITERIA DISCUSSION: 
To focus the discussion on the factors relevant to approving a Map Amendment, the following approval 
criteria are included below for reference:  

Section 421.E Approval Criteria of Zoning Map Amendment 
In its review of an application for rezoning, the Township should consider, but is not necessarily limited to, 
the criteria as defined in § 421.E (1) Master Plan Consistency through § 421.E (8) Other Factors.  No single 
factor is controlling; instead, each must be weighed in relation to the other standards. 

The applicant shall have the burden of justifying the amendment, including identifying specific reasons 
warranting the amendment, and providing any supporting data and information to address the following:  

1. Master Plan Consistency
2. Adverse Impacts on Neighboring Lands
3. Suitability as Presently Zoned
4. Changed Conditions
5. Health, Safety, and Welfare
6. Public Policy
7. Size of Tract
8. Other Factors

ACTION REQUESTED: 
The item is placed on tonight’s agenda to introduce the rezoning application and consider scheduling it for 
public hearing at the Planning Commission Regular Meeting on July 13, 2022.  If, after the applicant’s 
presentation and following discussion, the Planning Commission is prepared to schedule the application for 
a public hearing, then the following motion is suggested: 

MOTION THAT application Z-2022-02 BE SCHEDULED for public hearing for the July 
13, 2022 Planning Commission Regular Meeting. 

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

Attachments: 
1. Application for Zoning Ordinance Map Amendment dated May 4, 2022, including the following:

a. Boundary Survey of Subject Site
b. Impact Statement for Zoning Ordinance Map Amendment
c. Conceptual Site Plan





























SPAC[ RESERVED FOR REO\SlrR Of DEEDS 

DESCRIPTION 

DESCRIPTION: A parcel of land situated in the Township of Garfield, County of Grand Traverse, State of Michigan and 
described as follows to-wit: 

PARCEL"E" * 
Part of the Soulh one-half of the Southeast One-Quarter of Secllon 23, Town 27 North, Range 11 Wesl, more fully described 
as: Commencing at the South one-quarter corner of said Section 23; thence Soulh 88°13'41" East, along lhe Soulli llne of 
said Section 23, 1129.00 feet; thence Norlh 00°07'20" Easl, 630.22 feet; lhence South 89"12'14" East, 680,10 feet, to the 
Point of Beginning; thence North 57'30'46" East, 512.06 feet: !hence Morth 82"34'42" East, 409.62 feet, to the East line of 
said section; lhence South 01°03'09" West, along said East section line, 381.38 feet; thence North 88°13'49" West, 587.39 
feet; thence North 81 '54'14" West, 247.13 feet, to the Point of Beginning. Said parcel contains 4.85 acres, more or less. 

SUBJECT TO AND TOGETHER WITH blanket road and ulility connecllon easements as required by township, during 
Slteplan approval. Said easement agreements are to be recorded in the R.O,D. post Slteplan approval prior to construction 
of Infrastructure. 

SUBJECT TO all agreements, covenants, easements, right-of-ways, reservations and restrictions of record, if any. 

PARCEL"F" * 
Part of the· SCJulh one-1,alf of the Southeast One-Quarter of Secllon 23, Town 27 North, Range 11 West, more fully described 
as: Commencing at the South one-quarter corner of said Section 23; thence South 88'13'41" East, along the South line of 
said Section 23, 2136.60 feet: thence North 01 '03'00" East, 233.00 feet, to the Point of Beginning; thence Norlh 01 '03'09" 
East, 381.36 feet; thence South 88'13'49" East, 495.00 feet, to the East line of said section; thence South 01'03'09" West, 
along said East section llne, 381.38 feet; thence North 88'13'41" West, 495.00 feet, to lhe Point of Beginning. Said parcel 
contains 4.33 acres, more or less. 

SUBJECT TO AND TOGETHER WITH blanket road and uli\lty connection easements as required by township, during 
Slteplan approval. Said easement agreements are to be recorded in the R.O.D. post Siteplan approval prior lo construction 
of Infrastructure. 

SUBJECT TO all agreemenls, covenants, easements, right-of-ways, reservations and restrictions of record, if any. 
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Charter Township of Garfield 
Grand Traverse County 

3848 VETERANS DRIVE 
TRAVERSE CITY, MICHIGAN 49684 

PH: (231) 941-1620  •  FAX:  (231) 941-1588 

MEMORANDUM 

TO: Planning Commission  

FROM:  John Sych, AICP, Planning Director 

DATE: June 1, 2022 

SUBJECT: Brookside Commons Planned Unit Development (PUD) 

For the June 8th meeting, we will be discussing possible new commercial uses for the undeveloped 
commercial areas of the Brookside Commons PUD. A list of the currently approved commercial uses is 
attached along with a site plan that highlights the locations of the undeveloped commercial areas. 

Note the following three conditions of approval for the undeveloped commercial areas: 

l. At such a time as any one or more of the commercial parcels designated in the approved
Development Plan are to be developed for commercial uses, the proposed land use(s) and
site plan(s) shall be presented to the Township Planning Commission for full Special Use
Permit review and approval.

m. To aid in buffering the existing single-family homes on Coors Drive from the Brookside
Commons PUD, the existing vegetation on the commercial site to the east of the future
Zimmerman Road extension shall be preserved insofar as possible until site plan approval
and a Special Use Permit has been issued for the premises. This requirement shall not apply
to the removal of trees as necessary for the construction of the eastern access drive to the
Brookside Commons development.

n. The Township Board recognizes the existing single-family character of the area
surrounding the commercial site east of Zimmerman Road. At such time as a Special Use
Permit application is submitted for a commercial use of this site, the Planning Commission,
in its review of the application, shall consider only uses that are compatible with the single-
family nature of the neighborhood. The architecture of any commercial building on this
site shall be of a residential architectural character, i.e. pitched roofs, reverse gables,
windows that are not in long straight rows, and siding and roofing materials that are
consistent with the architecture of a single family home. Landscaping shall be designed in
a manner to create a substantial buffer between the commercial site and the Coors Drive
neighborhood, particularly along the north and east lines of this site. The vegetative buffer
shall grow to be visually impermeable within a reasonable amount of time, and work to
block the view of a parking lot from the residences on Coors Drive.

9b.
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Master Plan – 2022 Draft Community Survey Questionnaire – June 8, 2022 – Planning Commission 

K:\Plan\Master Plan\PD Reports\PD Report 2022-52 Master Plan – Draft Community Survey Questionnaire.docx

Charter Township of Garfield 
Planning Department Report No. 2022-52 

Prepared: June 1, 2022 Pages:           1 
Meeting: June 8, 2022 Attachments: 
Subject: Master Plan – 2022 Draft Community Survey Questionnaire 

BACKGROUND: 
In 2015, Garfield Township conducted a community survey by mailing a questionnaire to a random sample 
of residents within the Township.  

MASTER PLAN: 
In preparation for the update of the Master Plan, Staff has drafted a new questionnaire to be used in a 
community survey conducted in a similar manner. Some of the questions from the 2015 survey were used 
and some new questions were added. The questionnaire was developed to be most effective in providing 
guidance towards the development of the Master Plan. At its meetings on April 27 and May 25, the Planning 
Commission reviewed the questionnaire and provided feedback. 

Attached is a final draft of the questionnaire. 

ACTION REQUESTED:  
Staff recommends that questionnaire be forwarded to the Township Board for review and approval. For 
consideration, the following motion is provided: 

THAT the draft questionnaire be FORWARDED to the Township Board for its 
review and approval. 

Attachments: 
1. Master Plan – 2022 Draft Community Survey Questionnaire
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You’ve been selected for the 

2022 CHARTER TOWNSHIP OF GARFIELD COMMUNITY SURVEY 

The Charter Township of Garfield Planning Commission is working to develop a new master plan that 
establishes long-term goals, policies, and strategies for growth of the Township. 

You have been randomly selected to complete this survey so that the Planning Commission can understand 
the interests of our residents. Thank you for your willingness to complete this brief questionnaire. 

It should be completed by an adult in your household and will only take a few minutes of your time. 
If you prefer, please take this survey online by using the following QR code:  

 

<Insert QR code here> 
 

 

 

If you have any questions, feel free to contact the Planning Department at 941-1620. 

i. I wish there was a park closer to my home. 

Strongly Agree Agree Disagree Strongly Disagree 

j. Garfield should purchase more parkland. 

Strongly Agree Agree Disagree Strongly Disagree 

k. Garfield should permit winery tasting rooms. 

Strongly Agree Agree Disagree Strongly Disagree 

l. Garfield should permit marijuana dispensaries. 

Strongly Agree Agree Disagree Strongly Disagree 

m. Garfield should permit short term rentals. 

Strongly Agree Agree Disagree Strongly Disagree 

n. Garfield should permit accessory dwelling units (i.e., 
granny flats). 

Strongly Agree Agree Disagree Strongly Disagree 

p. A new state law allows townships to change their 
names. Garfield should change its name. 

Strongly Agree Agree Disagree Strongly Disagree 

Any other comments? Provide them here: 

THAT’S IT! 

THANK YOU FOR YOUR TIME & INPUT 

Please fold this survey and send it back 

in the enclosed return envelope. 

No stamp is necessary!  

Charter Township of Garfield 

Planning Commission 

3848 Veterans Drive  

Traverse City, MI 49685 

 

www.garfield-twp.com 

(231) 941-1620  

o. Garfield should permit buildings taller than four stories. 

Strongly Agree Agree Disagree Strongly Disagree 



12.  Please indicate whether you agree or disagree with the 

following statements:  

a. Garfield should incentivize redevelopment of outdated 
commercial and industrial areas. 

Strongly Agree Agree Disagree Strongly Disagree 

b. Outer edges of Garfield should stay mostly residential 
and agricultural in character. 

Strongly Agree Agree Disagree Strongly Disagree 

c. Large, new housing developments should include a 
variety of housing types (i.e., single family homes, 
duplexes, apartments, etc.) 

Strongly Agree Agree Disagree Strongly Disagree 

d. Efforts should be made to retain agricultural land in 
Garfield. 

Strongly Agree Agree Disagree Strongly Disagree 

e. I want more paved bicycle paths and sidewalks in the 
area where I live. 

Strongly Agree Agree Disagree Strongly Disagree 

g. Garfield should fund the improvement of commercial 
corridors, such as South Airport Road, through limiting 
signs, building sidewalks, reducing driveways, adding 
trees, etc. 

Strongly Agree Agree Disagree Strongly Disagree 

h. Garfield should direct dense, multifamily residential 
development to places which are closer to Traverse City. 

Strongly Agree Agree Disagree Strongly Disagree 

f. Garfield should fund the construction of bike paths and 
sidewalks in the form of a millage, grants, general fund, or 
other funding source. 

Strongly Agree Agree Disagree Strongly Disagree 

11.  Do you think Garfield Township is developing... 

Too quickly About right Too slowly No opinion 

7.  The items I feel most satisfied with related to quality 

of life in Garfield are: (Check all that apply) 

8.  For the future, I would like Garfield to focus on the 

following:  (Check your top three) 

9.  Do you think Garfield should have more housing? If so, 

what types of housing should be encouraged in Garfield? 

Single Family Subdivisions  
Single Family Rural Lots  
Townhouses/Condos for Single Family Homeowners 
Duplexes 
Triplexes, Quadplexes 
Apartments for Renters 
Mobile Home Subdivisions 

10.  What types of housing should be encouraged in the 

area where you live? 

1.  Looking at the map below, check the box that corresponds to 

the area where you live. Note: this is your voting precinct. 
  

         Area:  1 2 3 4 5 6 

2.  What is the approximate age of yourself and of all other 

members of your household?  (Check all that apply) 

1 2 3 4 <6       years 

Number of persons:  Age:  

1 2 3 4 7-12    years 

1 2 3 4 13-17  years 

1 2 3 4 18-25  years 

1 2 3 4 26-35  years 

1 2 3 4 36-45  years 

1 2 3 4 46-55  years 

1 2 3 4 56-65  years 

1 2 3 4 >66     years 

3.  How long have you lived in Garfield? 

0 to 1 years 

4.  How likely are you to move within the next year? 

Very likely 

Somewhat likely 

Not at all likely 
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2 to 5 years 
6 to 10 years 
11 to 15 years 

5.  If you are at least somewhat likely to move next year, 

why are you moving? (If you are not likely to move, please 

skip this question. Check all that apply.) 

Into a newer / larger home 
Into a smaller home (downsizing) 
Into a condominium development  

To be closer to an existing job in the TC area 
 

We are moving away from the TC area for other 
reasons (job relocation, to be closer to family, etc.) 

For other reasons. Please specify: 

Into a barrier-free or retirement home 

Affordability  
Tax rate  
Safe neighborhood 

Open space / nice views 

6.  Why did you choose where you live today? (Check all 

that apply) 

Sidewalks / trails are nearby 
Close to work / school  
Close to shopping / restaurants 
Close to parks / recreation 

For other reasons. Please specify: 

Availability 

Proximity to family and friends 

Affordability / Cost of living 
A strong, stable economy 
Relationship to nature 
Feeling of safety and security 
Educational opportunities 
Access to public services 
Feeling of community 

Housing choices and affordability 
Employment opportunities 
Quality and quantity of parks and open space 
Improve transportation options 
Protect the natural environment 
Increase entertainment and food choices 
Increase shopping opportunities 
Improve image and character of Garfield 

Almost there! → 

16 to 20 years 
21+ years 

Senior Living/Independent Living 
Accessory Dwelling Units (i.e., granny flats) 

Single Family Subdivisions  
Single Family Rural Lots  
Townhouses/Condos for Single Family Homeowners 
Duplexes 
Triplexes, Quadplexes 
Apartments for Renters 
Mobile Home Subdivisions 
Senior Living/Independent Living 
Accessory Dwelling Units (i.e., granny flats) 
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