
CHARTER TOWNSHIP OF GARFIELD 

PLANNING COMMISSION MEETING  

Wednesday, April 13, 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 – March 23, 2022

4. Correspondence

5. Reports

a. Township Board

b. Planning Commissioners

c. Staff Report

6. Unfinished Business

7. New Business

a. PD 2022-32 – Life Story Crematorium – Conditional Rezoning – Introduction

b. PD 2022-33 – Fox Motors Commercial Vehicle Service Center – Site Plan Review

c. PD 2022-34 – Cherryland Center Signs – Site Development Plan Amendment



8. Public Comment

9. Other Business

10. Items for Next Agenda – April 27, 2022 @ 5:30 PM

a. MSU Urban Planning Student Presentation – Non-Motorized Opportunities / Analysis

b. Updates – Master Plan and Zoning Ordinance Amendments

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 

March 23, 2022 

Call Meeting to Order:   Chair Racine called the March 23, 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, 
Robert Fudge and John Racine 

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

1. Public Comment (7:00)
Bill Chichester of Traverse City shared concerns with traffic near the Chick-fil-A
and said that one of his employees was a hit and run victim of a Chick-fil-A
customer.  Traffic is still an ongoing hazard.

2. Review and Approval of the Agenda – Conflict of Interest (7:02)
Agostinelli moved and Fudge seconded to approve the agenda as presented.

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

4. Minutes (7:03)
a. March 9, 2022 Regular Meeting

Fudge moved and Cline seconded to approve the March 9, 2022 Regular
Meeting minutes as presented.

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

4. Correspondence (7:04)
a. Green Lake Township – Notice of Public Hearing for Master Plan

Amendment

5. Reports (7:04)
Township Board Report
Agostinelli said that the Township Board approved the BATA/TCHC project and
removed the portion of an agreement between BATA and TCHC which
mentioned that BATA could obtain a certificate of occupancy before the housing
was built.

3.
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Planning Commissioners 
McManus shared his concerns with a crosswalk in the Chick-fil-A parking lot. 
Sych will review the matter and said there are other concerns about the site.  

Staff Report 
Sych said that the Planning Department continues to monitor the Chick-Fil-A 
situation.  On April 27th the MSU student practicum will have a presentation for 
the Planning Commission as a wrap-up of their work.   

McManus moved and Robertson seconded to change the time of the April 27th 
Planning Commission meeting to 5:30pm and notice the change through the 
proper channels.   

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

6. Unfinished Business
None

7. New Business
a. PD 2022-26 Proposed Master Plan Timeline (7:14)

Staff presented a draft timeline for the required Master Plan Update which
is coming up in 2023.  This year would be community engagement and
focus group interviews as well as some analysis of land uses and
demographics.  In 2023 the Master Plan would be developed in terms of
broader goals and implementation strategies.  Commissioners commented
and asked questions about the timeline.

DeGood moved and Robertson seconded TO ISSUE the Notice of Intent
to plan in accordance with Michigan Planning Enabling Act and as
indicated in Planning Department Report No. 2022-26 for an update of the
Master Plan.

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

b. PD 2022-27 Zoning Ordinance Amendments (7:25)
Hannon presented several proposed zoning amendment ideas that the
commission may want to discuss throughout the year including lot width
requirements in the R-3 Multi Family, Wetland Regulations, Changeable
Copy signage in Industrial Districts, and Drive-Through requirements.
Commissioners discussed the zoning ordinance and asked to review other
lot width requirements in other zoning district as well. Commissioners
brought forth some updates that could be added to the drive-through
language such as stacking and menu boards as well as traffic impact
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studies.  Discussion of having a traffic engineer who is hired by the 
township to review plans was reviewed. 

c. PD 2022-28 Proposed Service Drive – Chick-fil-A to Lowes (7:48)
Since the proposal of the new Chick-fil-A restaurant at 2700 N US-31
South, Staff has been looking at the feasibility of a shared drive from
Lowe’s at 3150 N US-31 South to the Grand Traverse Mall. Staff has been
in conversation with the property owners of 2700 N US-31 South, the
adjacent Williams auto dealerships, Lowe’s, and Brookfield Properties,
owners of the Grand Traverse Mall. With the exception of Brookfield
Properties, these property owners are interested in developing a new
shared drive in this area.  The Township Engineer has developed two
proposed concept drawings for the drive.  When the Lowe’s PUD was
approved in 2003, a condition of the approval was to construct a drive to
its southern boundary which abuts a parcel owned by Brookfield
Properties. The drive has not been built yet, but the condition of approval
remains valid and Lowe’s has agreed to construct the drive. Sych
reviewed the options with commissioners.  Commissioners discussed the
potential roadway and asked questions about the options.

8. Public Comment (8:25)

9. Other Business (8:25)
None

10. Items for Next Agenda – April 13, 2022 (8:25)
a. Life Story Crematorium – Proposed Conditional Rezoning - Introduction
b. Cherryland Center Signs – Site Development Plan Amendment
c. Fox Motors Proposed Commercial Vehicle Service Center – Site Plan

Review

Commissioners discussed the upcoming business.  

11. Adjournment
Fudge moved to adjourn the meeting at 8:48pm.

____________________________ 
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. 2022-32 

Prepared: April 6, 2022 Pages: 6 
Meeting: April 13, 2022 Planning Commission Attachments: 

Subject: Life Story Crematorium I-G Conditional Rezoning – Introduction 
File No. Z-2022-01 Parcel No. 05-024-019-30 
Owner: LeVon M. Seavolt “Vaughn” 
Applicant: LMS Property, LLC 

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. 

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.

7a.

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): 
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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. 

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.  Staff recommends the following to be 

considered by the Planning Commission in reviewing this Conditional Rezoning application: 

• The proposed conditional rezoning does not match the Future Land Use designation and Zoning

Plan of the Master Plan; however, the site is already part of a conditional rezoning agreement that

does not match the Master Plan.  The proposed Conditional Rezoning would more closely match

the character of the neighborhood since there are other industrial sites in the immediate vicinity

but no other commercial sites.

• According to Section 422.B. (3)(c) of the Zoning Ordinance, “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.
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• 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.

PRELIMINARY APPROVAL CRITERIA DISCUSSION: 

A conditional rezoning is subject to review of the same criteria as any other Map Amendment.  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: 

This item is placed on the agenda to introduce the conditional rezoning request and consider scheduling a 

public hearing for the Planning Commission Regular Meeting on May 11, 2022.  If, after the applicant’s 

presentation and following discussion, the Planning Commission is prepared to schedule the application 

for public hearing, then the following motion is suggested: 

MOTION THAT application Z-2022-01 BE SCHEDULED for public hearing for the 

May 11, 2022 Planning Commission Regular Meeting. 

Additional information should be added to the motion as deemed necessary by the Planning Commission. 

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.
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Charter Township of Garfield 
Planning Department Report No. 2022-33 

Prepared: April 6, 2022 Pages:  8 

Meeting: April 13, 2022 Planning Commission Attachments: 

Subject: Fox Motors Commercial Vehicle Service Center – Site Plan Review 

Applicant: Green Castle Properties, LLC 

Agent: David Hendershott 

Owner: East Paris Holdings, LLC 

File No. SPR-2022-03 

Parcel No. 05-016-016-15

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: 

Fox Motors is proposing a commercial vehicle service center for a site at 3536 N US 31 South, south of the 

intersection with Franke Road.  The site is currently vacant and was formerly the site of Wahlstrom Marine.  

Both “Vehicle Service Center, Minor” and “Vehicle Service Center, Major” are allowed by right within the 

C-H district; the Zoning Ordinance does not have a separate distinction for a commercial vehicle service

center.  The site is about 3.14 acres according to the application.

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, as 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 access to this site from US 31 is part of a shared ingress and egress drive shared between this site and 

Garden Goods immediately to the south.  This access is more than 50 feet away 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 parcel for Garden Goods wraps around the site to the south and east and is zoned as C-H 

Highway Commercial.  The parcels to the north are also zoned as C-H Highway Commercial.  The parcel 

to the west is zoned as R-1 One-Family Residential.  This parcel is across US 31 and the front yard of the 

subject site.  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…” 

 

Site access from US 31 is via a shared ingress and egress drive with Garden Goods as described above, and 

there are also existing cross-access connections to the neighboring parcels to the north.  No further access 

points onto US 31 are proposed.  Cross-access shall be maintained to the north for the site closer to US 31, 

and a cross-access easement shall be recorded with the Grand Traverse County Register of Deeds. 

 

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 sent a completeness review to the applicants on March 17, 2022 to ask for further information and for 

clarification on a few 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 

Township Engineer, Grand Traverse County Road Commission, 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 crosses US 31 in front of the site and occupies the northwest corner 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.  Storm water retention or detention ponds shall be set 

back at least 50 feet a natural lake or normal stream bank. 

 

There is an existing retaining wall which is not proposed to be changed which appears to be at least 75 feet 

from Kids Creek, based on how the creek is shown on the site plan.  The 75-foot setback from Kids Creek 

shall be depicted on the site plan to demonstrate that the building is out of the setback.  Another branch of 

Kids Creek runs along the back of the site near the proposed storm water detention basin; a 50-foot buffer 

is shown on the site plan.  The stormwater system will be reviewed by the Township Engineer. 
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Site Design 

According to the standards of Section 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 site design includes an outdoor storage area in the back for at least 51 large vehicles.  These 

vehicles would have a major impact on surrounding properties, especially the new hotel which is currently 

under construction to the north.  The site plan shows a proposed 6-foot-tall chain link fence with privacy 

slats.  This screening is not permitted per the following from Section 515.B (2) of the Zoning Ordinance: 

 

(2) Uses other than residential single family and two family lots are limited to the following types fencing 

material: 

(a) Wood, stone, rock, decorative concrete block, masonry brick, brick, decorative wrought iron, or 

other materials that are similar in durability. 

(b) Chain link may be acceptable when not in prominent view from a public street and provided a 

vegetative screen of living plant material is incorporated to provide screening and vegetative 

enhancement. Chain link fencing shall not incorporate “slats” for screening purposes. 

 

Staff recommends requiring a decorative wall to screen the vehicles, especially in the northeast corner near 

the hotel, to minimize adverse impacts of the vehicle storage. 

 

Also, to be consistent with the proposed use as a type of vehicle service center and to minimize any adverse 

effects upon neighboring properties, Staff recommends requiring all repair activities to take place indoors 

and all vehicle parts to be stored inside.  There is some concern that this type of use can potentially become 

a junk yard, which is not allowed in the C-H district.  The definition of “junk yard” includes “any premise 

upon which two (2) or more unlicensed used motor vehicles which cannot be operated under their own 

power are kept or stored for a period of fifteen (15) days or more shall be deemed to be a “junk yard” within 

the meaning of this Ordinance.” 

 

Orientation 

The main building entrance faces US 31, and the shared drive from US 31 provides access for both this site 

and Garden Goods to the south.  There is a proposed crosswalk connection from the existing trail in front 

of the site to the building entrance. 

 

Vehicle and Pedestrian Systems 

Vehicular access to the site from US 31 will be from the shared drive with Garden Goods to the south, and 

there will also be a cross-access connection to the north.  There is a proposed crosswalk connection from 

the existing trail in front of the site to the building entrance.  The proposed development is not anticipated 

to cause any undue burden on the overall vehicular or pedestrian systems in the area. 

 

Shared Drives 

Vehicular access to the site from US 31 will be from the shared drive with Garden Goods to the south, and 

there will also be a cross-access connection to the north.  No additional curb cuts to US 31 are proposed. 

 

Impervious Surfaces 

The proposed development would maintain a similar amount of impervious surface as is currently on site.  

Two buildings are proposed to be removed in the back of the site to make room for the vehicle storage area. 
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Master Plan 

The Future Land Use Map identifies the site as Commercial, and so 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 

The dumpster enclosure is proposed for the south edge of the site behind the building.  Section 516 indicates 

that the 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. 

 

Dumpster enclosure details are included with the architectural site plan.  The enclosure will have a height 

up to 6 feet and 8 inches, a width of 24 feet to accommodate two dumpsters, will be constructed of concrete 

block painted to match the building, and will include a wooden gate.  The dumpster enclosure requirements 

appear to be met. 

 

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 site plan includes a lighting and photometric 

plan and a cut sheet for the light fixtures.  The 

example pole and wall-mounted lights show the 

light to be directed downward.  The site lighting 

appears to be arranged to direct the light into the 

site, away from neighboring properties, and to 

minimize glare. 

 

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 photometric plan includes a summary of the 

illumination levels.  The maximum illumination 

anywhere on the site is in front of the building at 

6.9 FC.  The average illumination levels for the 

drives, parking areas, and spaces directly below 

light fixtures appear to be met.  There are some 

points along the outdoor vehicle storage area 

where illumination appears to be over 2.0 FC at 

the property lines.  These lights shall be adjusted 

to lower the illumination along property lines. 
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Zoning Ordinance Lighting Standard Subject Site 

D. Color Temperature – All proposed lamps shall 

emit light measuring 3,500 K or warmer. 

 

In their response to the completeness review, the 

applicants cited an attached cut sheet showing 

that this standard will be met.  It appears that the 

proposed light fixture has a color temperature of 

4,000 K.  All light fixtures shall have a color 

temperature of 3,500 or less. 

 

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 are shown as 22 feet, 6 inches. 

 

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 

(160 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 

12 large trees credit* 

5 med./small trees 

5 evergreen trees 

20+-foot width 

 

*3 existing, 8-10” caliper 

credited at 1:3 ratio + 3 

additional trees proposed 

 

North 

(580 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 

 

12 large trees 

6 med./small trees 

24 shrubs 

10-foot width 

 

12 large trees 

7 med./small trees 

33 shrubs 

5-foot width (narrowest) 

 

East 

(215 ft.) 

 

5 large trees 

3 med./small tree 

9 shrubs 

10-foot width 

 

7 large trees 

3 med./small trees 

9 shrubs 

10+-foot width 

 

South 

(590 ft.) 

 

12 large trees 

6 med./small trees 

24 shrubs 

10-foot width 

 

16 large trees 

7 med./small trees 

53 existing shrubs (cedar) 

10+-foot width 

 

 

Most of the landscaping provided is sufficient, although the buffer along the north is only 5 feet wide at its 

narrowest point near the building.  The north landscaping buffer needs to be widened to at least 10 feet. 
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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.  The creek is identified on the 

landscaping plan and a buffer area around it is identified as “Existing Vegetation to Remain.” 

 

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. 

 

None of the plant species proposed are prohibited by the Recommended Planting Guidelines for Garfield 

Township as referenced in Section 530.F (1), although many species are not listed at all.  The landscaping 

plan was forwarded to staff at the Grand Traverse Conservation District, and no issues were identified with 

the plant species proposed. 

 

Parking, Loading, and Snow Storage 

For purposes of determining parking requirements in Table 5-47, the closest use to what is proposed is the 

“Gasoline service station and automobile repair garages.”  Minimum required parking is one (1) space for 

each service and repair stall, plus one (1) space for each worker on the largest shift.  There is no maximum 

parking requirement.  The site plan indicates there are 4 service stalls and 10 employees on the largest shift 

for 14 required spaces.  There are 22 spaces proposed including 1 barrier-free.  Minimum dimensions for 

regular parking spaces are 9 feet by 20 feet for perpendicular spaces and 8 feet by 23 feet for parallel spaces, 

which have been met. 

 

A minimum of two (2) bicycle parking spaces are required per Section 522.C.  A bike rack is shown near 

the building which provides parking space for two 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.  A loading zone meeting these requirements shall 

be depicted on the site plan, which may be an off-hour loading zone. 

 

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 does not indicate the total parking area or the 

required snow storage area.  Snow storage requirements shall be calculated and indicated in an area on the 

site plan. 

 

Signs 

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

elevations show the proposed wall signage, and there is an existing freestanding sign on the site which will 

presumably be reused. 
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RECOMMENDATION:  

Following the applicant presentation and Planning Commission discussion, if the Commission is prepared 

to decide on the application, then the following motion in support of approval is offered: 

 

MOTION THAT application SPR-2022-03, submitted by Green Castle Properties, LLC, for 

a commercial vehicle service center on parcel 05-016-016-15 located at 3536 N US 31 South, 

BE APPROVED, subject to the following conditions: 

 

1. All repair activities shall take place indoors. 

2. All vehicle parts shall be stored inside. 

3. Install a decorative wall to screen the vehicles, especially in the northeast corner near the 

hotel, to minimize adverse impacts of the vehicle storage. 

4. Adjust the lighting and photometric plan to reduce the illumination levels below 2.0 foot-

candles at the property lines. 

5. The north landscaping buffer needs to be widened to at least 10 feet. 

6. A loading zone meeting all requirements shall be depicted on the site plan, which may be 

an off-hour loading zone. 

7. Snow storage requirements shall be calculated and indicated in an area on the site plan. 

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. Application for Site Plan Review – dated March 8, 2022. 

2. Project Narrative – dated March 9, 2022. 

3. Site Plan Set including Site Layout, Lighting, Landscaping, Floor Plan, and Architectural Elevations – 

latest revision March 30, 2022. 

4. Site Photos (date not indicated). 
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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:

1. The erection or enlargement of an accessory structure;

2. The enlargement of a principal building by less than 20 percent of its existing gross floor area, provided

such enlargement will not result in a requirement for additional off-street parking;

3. A change in principal use where such change would not result in an increase in impervious surface area,

additional off-street parking, site access, other external site characteristics or a violation of this ordinance.

Data Waiver:

1. 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.

2. The Director of Planning may waive a particular element of information or data otherwise required for a Site

Development Plan upon a finding that the information or data is not necessary to determine compliance

with this ordinance or that such information or data would not bear on the decision of the approval

authority.

SITE PLAN 

Check that your site plan includes all required elements for a Site Diagram (SD), Administrative Site Plan (ASP), or Site 

Development Plan (SDP). Please use the Required Site Plan Elements Checklist below. 

Submittal Waiver:
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1. Required Information. All required information shall be provided.

2. Outside Agencies. All applicable standards of outside agencies shall be met and all required permits and approvals

from outside agencies shall be secured, or be made a condition of approval.

3. Essential Facilities and Services. Adequate essential facilities and services, including highways, streets, police, fire

protection, drainage structures, refuse disposal, water and sewage facilities, and schools, shall be available.

4. Natural Features. Sensitive natural features, or existing natural features that provide a buffer between adjoining

properties, or assist in preserving the general appearance of the neighborhood, or help control soil erosion or

stormwater, shall be preserved to the greatest extent possible.

5. Site Design. All buildings and structures shall be designed, situated, constructed, operated and maintained so as to

be harmonious, compatible, and appropriate in appearance, with the existing or intended character of the general

vicinity. Site design shall minimize adverse effects upon owners and occupants of adjacent properties and the

neighborhood.

6. Orientation. Primary buildings or structures shall be oriented so that their main entrance faces the street upon which

the lot fronts. If the development is on a corner lot, the main entrance may be oriented to either street or to the

corner.

7. Vehicle and Pedestrian Systems. The development, where possible, shall provide vehicular and pedestrian

circulation systems which reflect and extend the pattern of streets, pedestrian and bicycle ways in the area. A proper

relationship between existing and proposed roadways and parking areas shall be demonstrated, and the safety and

convenience of pedestrian and vehicular traffic shall be assured. Travelways which connect and serve adjacent

development shall be designed appropriately to carry the projected traffic.

8. Shared Drives. Where the opportunity exists, developments shall use shared drives. Unnecessary curb cuts shall not

be permitted.

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

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

Plan.

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?

If yes, has a Utility Agreement been prepared?

2. Will a community wastewater system be installed?

If yes, has a Utility Agreement been prepared?

If yes, provide construction plans and specifications

3. Will on-site disposal be used?

If yes, is it depicted on plan?

An administrative site plan or site development plan shall conform to all provisions of the Zoning Ordinance and to the 

following site development standards which shall be reflected on the plan:

Page 4 of 7

APPROVAL CRITERIA
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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

review it for completeness and again forward a determination to the applicant within ten (10) working days. This

procedure shall be repeated until a complete submission is received.

• Once the application is deemed to be complete and submitted according to the application deadlines, it will be

forwarded to the Planning Commission for review.

• The Planning Commission may approve, approve with conditions, or deny the application.

dhendershott
Typewriter
Pending

dhendershott
Typewriter
Pending

dhendershott
Typewriter
Email from MDOT



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

SDP 

A. Basic Information
1. Applicant's name, address, telephone number and signature
2. Property owner's name, address, telephone number and signature
3. Proof of property ownership
4. Whether there are any options or liens on the property
5. A signed and notarized statement from the owner of the property that the applicant has the right to act as the owner's

agent
6. The address and/or parcel number of the property, complete legal description and dimensions of the property, setback

lines, gross and net acreages and frontage
7. A vicinity map showing the area and road network surrounding the property
8. Name, address and phone number of the preparer of the site plan
9. Project title or name of the proposed development
10. Statement of proposed use of land, project completion schedule, any proposed development phasing
11. Land uses and zoning classification on the subject parcel and adjoining parcels
12. Seal of the registered engineer, architect, landscape architect, surveyor, or planner who prepared the plan, as well as

their name, address and telephone number
B. Site Plan Information
1. North arrow, scale, and date of original submittal and last revision
2. Boundary dimensions of natural features
3. Natural features such as woodlots, water bodies, wetlands, high risk erosion areas, slopes over twenty-five percent (25%),

beach, drainage, and similar features
4. Proposed alterations to topography and other natural features
5. Existing topographic elevations at two-foot intervals except shown at five-foot intervals where slopes exceed 18%
6. Soil erosion and sediment control measures as required by the Grand Traverse County Soil Erosion Department.
7. The location, height and square footage of existing and proposed main and accessory buildings, and other existing

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

salts, flammable materials, or hazardous materials.  Include any containment structures or clear zones required by county,
state or federal government authorities

9. Proposed finish floor and grade line elevations of any structures
*Required only for habitable construction within the floodplain on site diagrams and administrative site plans.

10. Existing and proposed driveways, including parking areas
11. Neighboring driveways and other vehicular circulation features adjacent to the site
12. A dimensional plan indicating the location, size and number of parking spaces of the on-site parking areas, and shared

parking areas
13. Identification and dimensions of service lanes and service parking, snow storage areas, loading and unloading and docks
14. Proposed roads, access easements, sidewalks, bicycle paths, and other vehicular and pedestrian circulation features

within and adjacent to the site
15. Location of and dimensions of curb cuts, acceleration, deceleration and passing lanes
16. Location of neighboring structures that are close to the parcel line or pertinent to the proposal
17. Location of water supply lines and/or wells
18. Location of sanitary sewer lines and/or sanitary sewer disposal systems
19. Location, specifications, and access to a water supply in the event of a fire emergency
20. Sealed (2) stormwater plans including the location and design of storm sewers, retention or detention ponds, swales,

wastewater lines, clean out locations, connection points and treatment systems
21. A utility plan including the location of all other utilities on the site including but not limited to natural gas, electric, cable TV,

telephone and steam
22. A sign plan indicating the location, size and specifications of all signs and advertising features, including cross sections
23. A lighting plan including exterior lighting locations with area of illumination illustrated by point values on a photometric

plan, Kelvin rating, as well as the type of fixtures and shielding to be used
24. Proposed location of any open spaces, landscaping and buffering features such as buffer areas, vegetation belts, fences,

walls, trash receptacle screening, and other screening features with cross sections shown
25. A Landscape plan and table identifying the species, size of landscape materials, and number proposed, compared to what

is required by the Ordinance. All vegetation to be retained on site must also be indicated, as well as, its typical size by
general location or range of sizes as appropriate

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

27. Changes or modifications required for any applicable regulatory agencies’ approvals
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March 9, 2022 
 
 
Garfield Township Planning Commission 
3848 Veterans Drive  
Traverse City, MI  49684 
 
Re: Fox Motors – Commercial Vehicle Center 
Location 3536 North US-31 South 
Project # 2109074 
 
   

Project Narrative 
 
Fox Motors, through their agent, Green Castle Properties, is proposing to redevelop the 
site at 3536 North US-31 South as a commercial vehicle center.  With this Commercial 
Vehicle Center, Fox Motors is aiming to provide our fleet and commercial customers with 
outstanding service at the dealership level. This facility will provide a dedicated service center 
for commercial vans, cab chassis, Super Duty trucks, various work trucks, dump trucks, 
snowplow trucks, and truck equipment. The existing property is being modified to provide a 4-
bay service garage that will suit the repair needs for these commercial vehicles and a rear 
parking lot for the short-term storage of vehicles that are scheduled for service. The overall 
renovation and site improvements are scheduled to begin in May with the overall completion 
targeted for November 2022. 
 
This project is expected to have very little impact on existing infrastructure.  The previous use of 
the site, Marine Sales and Service and prior to that, automobile sales are a very similar use to 
the commercial vehicle center.  Traffic impacts will be negligible.  We have provided an email 
from the Michigan Department of Transportation (MDOT) that they have not objections to the 
project as proposed.  With respect to sewer and water, there are existing facilities in the public 
road right-of-way are more than adequate to serve the site and similar to above, will be very 
similar to previous uses.   
 
With respect to the natural environment, the owner has hired GEI consultants to delineate 
existing wetlands and environmental features.  There are wetlands along the Kid’s Creek 
system that are shown on the site plan.  Impacts to Kid’s Creek will be mitigated using a 
detention/water quality basin.  This basin will attenuate flows from the additional pavement and 
will provide water quality treatment in accordance with Garfield Township’s Stormwater 
Ordinance.   
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CR
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E
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RETAINING
WALL

EXISTING SANITARY SEWER

MH-A, RIM: 652.79
10" (S) INV: 641.29
10" (NE) INV: 641.61

MH-B, RIM: 646.78
10" (SW) INV: 638.38
10" (N) INV: 638.29

MH-C (IPP), RIM: 646.82
6" (SE) INV: 642.52
8" (N) INV: 641.72

EXISTING STORM SEWER

EX CB-2, RIM: 649.00
BEEHIVE GRATE
8" (W) INV: 645.08
8" (E) INV: 645.08

EX CB-3, RIM: 647.12
BEEHIVE GRATE
8" (W) INV: 643.78
8" (E) INV: 643.78

EX LB-1, RIM: 649.64
POSSIBLE LEACH BASIN
FULL OF SEDIMENT

EX LB-4, RIM: 650.83
POSSIBLE LEACH BASIN
4" (N) INV: 647.50

EX LB-5, RIM: 650.69
POSSIBLE LEACH BASIN
4" (S) INV: 647.32

C-101

CIVIL EXISTING
CONDITIONS PLAN

03-09-22 SITE PLAN REVIEW
03-30-22 PER STAFF COMMENTS

DEMOLITION LEGEND

(R)

REMOVE CURB & GUTTER

REMOVE THESE ITEMS

REMOVE THESE ITEMS

REMOVE BUILDING AND APPURTENANCES

REMOVE BITUMINOUS

REMOVE CONCRETE & SIDEWALK
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340 E State Street, Suite 1C
Traverse City, MI 49684

(231) 346-3030

ARCHITECTS ENGINEERS

2109074GR

FOX MOTORS
COMMERCIAL
VEHICLE
CENTER

REMODEL

3536 N US-31 SOUTH
TRAVERSE CITY, MI 49684

APPLICANT

GREEN CASTLE
PROPERTIES
(DP FOX)

200 OTTAWA AVE NW
GRAND RAPIDS, MI 49503

NOT TO SCALE
SITE LOCATION MAP

3536 US 31 SOUTH
TRAVERSE CITY
GRAND TRAVERSE COUNTY, MICHIGAN

SECTION 16, TOWN 27 N, RANGE 11 W
44°44'06" N, 85°38'43" W

PARCEL #: 05-016-016-15

N

BO
AR

DM
AN

 LA
KE

CA
SS

RO
AD

S AIRPORT ROAD

LONG LAKE RD SITE
LOCATION

LEGAL DESCRIPTION:

LEGAL DESCRIPTIONS(PER ALTA SURVEY PERFORMED BY GOZLING-CZUBAK):  PER FIRST AMERICAN TITLE INSURANCE
COMPANY FILE NO. 20-8057 -  SITUATED IN THE TOWNSHIP OF GARFIELD, COUNTY OF GRAND TRAVERSE AND STATE OF
MICHIGAN, TO WIT:

PARCEL 1
PART OF THE EAST 1/2 OF SECTION 16, T27N, R11W, GARFIELD TOWNSHIP, GRAND TRAVERSE COUNTY, MICHIGAN MORE
FULLY DESCRIBED AS: COMMENCING AT THE NORTHEAST CORNER OF SAID SECTION 16; THENCE SOUTH 89°31'53" WEST
1029.59 FEET ALONG THE NORTH LINE OF SAID SECTION 16 TO THE EAST RIGHT-OF-WAY LINE OF US. 31; THENCE SOUTH
38°52'53" WEST 475.87 FEET ALONG SAID RIGHT-OF-WAY LINE TO THE EAST 1/8 LINE OF SAID SECTION 16; THENCE SOUTH
01°39'23" WEST 1998.65 FEET (PREVIOUSLY RECORDED AS SOUTH 01°43' WEST) ALONG SAID EAST 1/8 LINE; THENCE WEST
241.94 FEET PARALLEL WITH THE NORTH 1/8 LINE OF SAID SECTION 16 TO THE POINT OF BEGINNING; THENCE SOUTH
35°00'00" WEST 213.64 FEET ALONG KID'S CREEK; THENCE WEST 743.76 FEET PARALLEL WITH SAID NORTH 1/8 LINE TO A
POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF SAID US-31; THENCE NORTHEASTERLY 182.58 FEET ALONG SAID
RIGHT-OF-WAY LINE AND THE ARC OF A 5604.65 FOOT RADIUS CURVE TO THE RIGHT, THE CENTRAL ANGLE OF WHICH IS
01°51'59" AND THE LONG CHORD OF WHICH BEARS NORTH 16°33'48" EAST 182.57 FEET; THENCE EAST 814.25 FEET PARALLEL
WITH SAID NORTH 1/8 LINE TO THE POINT OF BEGINNING.

SURVEY PROVIDED BY:
TOPOGRAPHIC SURVEY PROVIDED BY SIMMER LAND SURVEYING ON A DRAWING TITLED DESIGN SURVEY,
DATED MARCH 25, 2021.

BENCHMARKS:
BM #1: "X" ON NORTHEASTERLY BOLT OF FIRE HYDRANT

ELEVATION: 651.03 (NAVD 88).

COORDINATE SYSTEM:
COORDINATES & BEARINGS ARE BASED ON MICHIGAN STATE PLANE CENTRAL ZONE, NAD83(HARN), INTERNATIONAL FEET.

FLOODPLAIN DATA:
THE ENTIRE SITE IS DESIGNATED "ZONE X, AREA OF MINIMAL FLOOD HAZARD" ACCORDING TO FEMA FLOOD INSURANCE
RATE MAP NUMBER 26055C0207C, EFFECTIVE DATE: AUGUST 28, 2018.

WETLAND DATA:
BASED ON A FIELD DELINEATION PERFORMED BY GEI CONSULTANTS.

N

0 40' 80'

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 LEGEND
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XFMR
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BENCHMARK

MAILBOX

BUMP POST

SIGN

VALVE UTILITY POLE

HYDRANT GUY WIRE

LIGHT POLE WITH BASE

METER

TRANSFORMER
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WATER ELECTRICAL NATURAL GAS
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MANHOLE

CLEAN OUT

ROUND CATCH BASIN

SANITARY SEWER

STORM SEWER

TELEPHONE

CABLE TV

PROPERTY LINE
DITCH

CONTOUR LINE
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TREE LINE
WATER MAINWTR WTR

SANITARY SEWERSAN SAN

STORM SEWERSTM STM

NATURAL GASG G

OVERHEAD ELECTRICOH-E OH-E

UNDERGROUND ELECTRICUG-E UG-E

UNDERGROUND CABLEUG-C UG-C

CENTER LINE
CURB & GUTTER

BITUMINOUS

CONCRETE

POND / EDGE OF WATER
650 651

WETLAND FLAG

UNKNOWN MANHOLEMH
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W "811" FLAG

"811" FLAG

"811" FLAG

"811" FLAG

"811" FLAG

WETLANDS

AC

DEMOLITION NOTES:
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.

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.

BP

(R)
(R)

SAWCUT AND REMOVE 13.8' OF
EXISTING SIDEWALK

SAWCUT AND REMOVE 30.1' OF
EXISTING CURB ADJACENT TO BUILDING

SAWCUT DRIVE ENTRANCE AT PROPERTY LINE
(MAINTAIN CLEAN EDGE)

REMOVE EXISTING POLE BARN, FOUNDATION
AND ALL RELATED APPURTENANCES.

DISCONNECT AND ABANDON IN PLACE,
EXISTING UTILITY SERVICE(S)

REMOVE EXISTING PORTION OF BUILDING
(SEE ARCHITECTURAL DRAWINGS)

35'

REMOVE EXISTING CURB ISLAND
(MAINTAIN CLEAN EDGES)

HAZARDOUS OR
FLAMMABLE MATERIAL

CAUTION - CRITICAL
UTILITY

SHRUB

SAWCUT AND REMOVE
EXISTING BITUMINOUS
(MAINTAIN CLEAN EDGE)

EXIST MECH EQUIPMENT &
METER TO BE RELOCATED

(SEE MEP DRAWINGS)

WETLANDS ADJACENT TO KID'S
CREEK AS DELINEATED BY GEI
AS DOCUMENTED IN THE
DELINEATION REPORT DATED
JANUARY 10, 2022

BRICK / STAMPED CONCRETE

(R)

(R)

(R)

GM

REMOVE STORM SEWERSTM STM

(R)

SAWCUT DRIVE ENTRANCE AT PROPERTY LINE
(MAINTAIN CLEAN EDGE)

DAVID E. HENDERSHOTT
MI - REGISTRATION #6201038725

EXP. DATE 10/31/2023

CGAC

EXISTING CATCH BASIN (EX CB-3) TO REMAIN.
PROTECT DURING DEMOLITION

AC

CIVIL SHEET INDEX
SHEET NUMBER SHEET TITLE

C-101 CIVIL EXISTING CONDITIONS PLAN
C-102 CIVIL LAYOUT AND UTILITY PLAN
C-103 CIVIL FIRE ACCESS PLAN
C-104 CIVIL GRADING AND SWPP PLAN
C-501 CIVIL DETAILS
C-502 CIVIL DETAILS
C-800 SITE LIGHTING
AS100 ARCHITECTURAL SITE PLAN
L-101 LANDSCAPE PLAN
A-100 OVERALL FLOOR PLAN
A-200 ARCHITECTURAL ELEVATIONS
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CONNECT TO ADJACENT SITE. NO

RECIPROCAL EASEMENTS PROVIDED.
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CB-10

80 FT - STORM SEWER, 12 INCH @ 0.40%

178 FT - STORM SEWER, 8 INCH @ 1.57%

CB-11

63 FT - STORM SEWER, 15 INCH @ 0.46%

37 FT - STORM SEWER, 15 INCH @ 1.16%

FE-14

FE-13

FE-12

OC-15

68 FT - STORM SEWER, 8 INCH @ 0.29%
15" INV: 640.43

15" INV: 640.00

15" INV: 640.00

PROPOSED STORM SEWER STRUCTURE TABLE
STRUCTURE

NUMBER

10

11

15

STRUCTURE
TYPE & SIZE

CB
4' Ø

CB
4' Ø

OC
4' Ø

RIM ELEV.
CASTING TYPE

RIM = 643.93
EJ 7045-M1-T1

RIM = 643.88
EJ 7045-M1-T1

RIM = 643.00
SEE DETAIL

INVERT

8" (W) = 641.00
12" (N) = 640.83

12" (S) = 640.51
15" (E) = 640.29

8" (E) = 640.00

EXISTING SANITARY SEWER

MH-A, RIM: 652.79
10" (S) INV: 641.29
10" (NE) INV: 641.61

MH-B, RIM: 646.78
10" (SW) INV: 638.38
10" (N) INV: 638.29

MH-C (IPP), RIM: 646.82
6" (SE) INV: 642.52
8" (N) INV: 641.72

EXISTING STORM SEWER

EX CB-2, RIM: 649.00
BEEHIVE GRATE
8" (W) INV: 645.08
8" (E) INV: 645.08

EX CB-3, RIM: 647.12
BEEHIVE GRATE
8" (W) INV: 643.78
8" (E) INV: 643.78

EX LB-1, RIM: 649.64
POSSIBLE LEACH BASIN
FULL OF SEDIMENT

EX LB-4, RIM: 650.83
POSSIBLE LEACH BASIN
4" (N) INV: 647.50

EX LB-5, RIM: 650.69
POSSIBLE LEACH BASIN
4" (S) INV: 647.32
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340 E State Street, Suite 1C
Traverse City, MI 49684

(231) 346-3030

ARCHITECTS ENGINEERS

2109074GR

FOX MOTORS
COMMERCIAL
VEHICLE
CENTER

REMODEL

3536 N US-31 SOUTH
TRAVERSE CITY, MI 49684

APPLICANT

GREEN CASTLE
PROPERTIES
(DP FOX)

200 OTTAWA AVE NW
GRAND RAPIDS, MI 49503

SITE DATA:
SITE: 3.14 ACRES
ZONED: C-H (HIGHWAY COMMERCIAL)
USE:  AUTOMOBILE SALES & SERVICE

MINIMUM LOT AREA: 10,000 SFT
MINIMUM LOT WIDTH: 100'
MAXIMUM BUILDING HEIGHT: 35'

FRONT BUILDING SETBACK: 50'
SIDE BUILDING SETBACK: 20'
REAR BUILDING SETBACK: 50'

STREAM BUFFER: 50'

PARKING DATA:
REQUIRED PARKING: 14 SPACES

USE: AUTOMOBILE REPAIR GARAGE - 1 FOR EACH REPAIR STALL PLUS ON FOR EACH WORKER ON MAX SHIFT
- THERE ARE 4 SERVICE STALLS
- MAX # OF EMPLOYEES IS 10

PROPOSED PARKING: 16 SPACES
(INCLUDES 1 BARRIER FREE SPACES)

PARKING SPACE: 9' x 20'
DRIVE AISLE: 20'(MIN), SEE PLAN

THE SPACES SHOWN EAST OF THE FRONT ENTRANCE ARE VEHICLE STORAGE AREA FOR SERVICE FACILITY.
VEHICLES TO BE SERVICED WILL BE QUEUED IN THIS AREA.

BUILDING DATA:
THERE ARE THREE EXISTING BUILDINGS ON THE SITE.  TWO OF THE BUILDINGS WILL BE REMOVED TO PROVIDE FOR
VEHICLE STORAGE.  A PORTION OF THE MAIN BUILDING WILL BE REMOVED AND A BUILDING ADDITION ADDED TO
PROVIDE FOR THE SERVICE BAYS.  OTHER IMPROVEMENTS WILL BE MADE TO THE INTERIOR TO FACILITY THE NEW
BUSINESS.

BUILDING 1 - EXISTING AREA = 8,200 SFT
AREA TO BE REMOVED = 2,825 SFT
AREA OF BUILDING ADDITION = 5,030 SFT
NET BUILDING 1 AREA = 10,405 SFT

BUILDING 2- AREA TO BE REMOVED = 5,610 SFT

BUILDING 3- AREA TO BE REMOVE = 6,085 SFT

SITE AND BUIILDING SIGNAGE :
ALL NEW SIGNAGE IS SUBJECT TO SIGN PERMIT REVIEW.

STANDARD DUTY BITUMINOUS  (DETAIL #9 / C-501)

CONCRETE PAVEMENT (DETAIL #6 / C-501)

GENERAL NOTES:
REFER TO ARCHITECTURAL PLANS FOR DETAILS OF CONCRETE DOOR STOOPS.

REFER TO ARCHITECTURAL FOUNDATION PLAN FOR DETAILING OF BUILDING AND EXACT BUILDING DIMENSIONS

OWNER HAS SUBMITTED FOR AND IS IN THE PROCESS OF OBTAINING THE FOLLOWING SITE RELATED PERMITS:
AGENCY PERMIT #

GARFIELD TOWNSHIP                  LAND USE PERMIT
GRAND TRAVERSE COUNTY HEALTH DEPT SOIL EROSION CONTROL PERMIT

UPON AWARD OF CONTRACT, CONTRACTOR WILL BE RESPONSIBLE TO CHECK WITH ENGINEER AND JURISDICTION ON
STATUS OF THE PERMIT(S) LISTED ABOVE.

CONTRACTOR IS RESPONSIBLE TO OBTAIN ALL SITE RELATED PERMITS NOT BEING OBTAINED BY THE OWNER.
CONTRACTOR IS REQUIRED TO COMPLETE THE APPLICATION, AND SUBMIT NECESSARY DRAWINGS, FEES, ETC. TO THE
APPROPRIATE JURISDICTION.  CONTRACTOR SHALL PAY ALL FEES RELATED TO PERMIT(S) AND SECURE PERMIT(S) IN HIS
NAME.

CONTRACTOR IS RESPONSIBLE TO COORDINATE ALL SITE UTILITY CONNECTIONS AND INSPECTIONS WITH THE PROPER
JURISDICTION AND PAY ALL ASSOCIATED FEES.

THE CONTRACTOR SHALL FIELD VERIFY LOCATION AND ELEVATION OF EXISTING WATER, SANITARY SEWER, AND STORM
SEWER CROSSINGS AND CONNECTION POINTS PRIOR TO CONSTRUCTION.  CONTACT ENGINEER WITH ANY
DISCREPANCIES.

ALL DIMENSIONS SHOWN TO CONCRETE CURB AND GUTTER ARE TO FACE OF CURB UNLESS OTHERWISE NOTED.

CONCRETE GUTTER PAN TO TIP IN THE SAME DIRECTION AS THE ADJACENT PAVEMENT.

THE LAST THREE FEET OF ALL CURBS SHALL BE DUBBED DOWN UNLESS OTHERWISE NOTED.

ALL PAVEMENT MARKINGS SHALL BE 4" WIDE.  STANDARD PARKING SPACES SHALL BE MARKED IN YELLOW AND BARRIER
FREE SPACES IN BLUE.  EACH BARRIER FREE SPACE SHALL BE PROVIDED WITH A PAINTED PAVEMENT SYMBOL, A PRECAST
CONCRETE BUMPER BLOCK, AND A SIGN PER THE MANUAL OF UNIFORM TRAFFIC CONTROLS.

REFERENCE SOILS REPORT FOR BORING LOGS AND PREPARATION AND CONSTRUCTION PROCEDURES FOR SUBBASE AND
DESIGN SECTION OF ALL PAVED AREAS.

ALL MDOT REFERENCES ARE TO THE 2012 EDITION.

GENERAL PRIVATE UTILITY NOTES:
PROPOSED PRIVATE UTILITY SERVICE AS SHOWN IS SCHEMATIC ONLY.  ACTUAL LOCATION TO BE COORDINATED WITH
INDIVIDUAL UTILITY COMPANY AND APPROVED BY OWNER.

CONTRACTOR SHALL COORDINATE LOCATION OF ALL PRIVATE UTILITIES (GAS, ELECTRIC, PHONE, CABLE, ETC.) WITH THE
LOCAL UTILITY COMPANIES AND THE MECHANICAL DRAWINGS.  COORDINATE ALL PRIVATE UTILITY LOCATIONS WITH ALL
SUB-SURFACE SITE UTILITIES SHOWN ON THIS PLAN.

GENERAL STORM SEWER NOTES:
SITE CONTRACTOR TO END STORM CONNECTION 5' FROM BUILDING WITH A TEMPORARY CAP.  COORDINATE CONNECTION
WITH BUILDING PLUMBING CONTRACTOR.

ROOF DRAIN PIPE OR PIPE INDICATED TO BE PVC SHALL MEET THE REQUIREMENTS OF ASTM D3034, SDR 35.  JOINTS TO BE
ELASTOMERIC SEALS IN ACCORDANCE WITH ASTM F477.

MATERIALS, INSTALLATION, AND TESTING OF THE STORM SEWER SYSTEM SHALL CONFORM TO GARFIELD TOWNSHIP
STANDARDS.

40
'

79
'

35
'

POSSIBLE VEHICLE DISPLAY
(NOT MARKED IN FIELD)

22 VEHICLE STORAGE SPACE @10' = 220'

22 VEHICLE STORAGE SPACE @10' = 220'
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PROPOSED
ENCLOSED DUMPSTER
(SEE DWG AS-101 FOR DETAILS)

PROPOSED
ADDITION
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8 SPACES @25' =200'

8' 8
22

22

7

R5'

R5'

STORM WATER
DETENTION BASIN

9'
5'

20'

5'

PROPOSED
OVERHAND

10
'

HAZARDOUS OR
FLAMMABLE MATERIAL4'

9'
13

.6'

8 6

5'

3'

25
.8'

17
.5'

PROPOSED 6' TALL CHAIN LINK
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PEDESTRIAN PATH

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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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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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.

GENERAL SOIL EROSION AND SEDIMENTATION CONTROL NOTES:
IT IS THE OWNER'S RESPONSIBILITY TO OBTAIN THE SOIL EROSION PERMIT FROM THE PROPER GOVERNING AUTHORITY.

A CONTRACTOR / INSPECTOR SHALL INSPECT THE SOIL EROSION/SEDIMENT CONTROL DEVICES ONCE EACH WEEK AND/OR
WITHIN 24 HOURS OF A PRECIPITATION EVENT WHICH RESULTS IN A STORM DISCHARGE FROM THE SITE.

ALL DISTURBED NON-PAVEMENT AREAS MUST BE RESTORED WITH TOPSOIL, SEED, FERTILIZER, AND MULCH UNLESS
SODDED.  (SEE LANDSCAPE PLAN)

ALL SLOPES STEEPER THAN 1V:3H SHALL USE AN EROSION CONTROL BLANKET (NORTH AMERICAN GREEN S150BN OR
EQUAL).  ALL SLOPES BETWEEN 1V:4H AND 1V:3H SHALL USE AN EROSION CONTROL BLANKET (NORTH AMERICAN GREEN
DS75 OR EQUAL).  UNLESS INDICATED OTHERWISE ON PLANS.

SEEDING SHOULD BE PREPARED ACCORDING TO THE MANUFACTURER'S RECOMMENDATIONS.  THE  CONTRACTOR /
INSPECTOR SHALL INSPECT THE AREA AFTER SEEDING IS COMPLETED.  AREAS THAT ARE BARE OR NOT MULCHED
PROPERLY WILL NEED TO BE SPOT SEEDED AND/OR RE-MULCHED.

SILT FENCE SHOULD BE TRENCHED IN, BACKFILLED, AND STAPLED OR STAKED ACCORDING TO THE MANUFACTURER'S
SPECIFICATIONS.  MAINTENANCE INCLUDES THE REMOVAL OF BUILT-UP SEDIMENT WHEN THE SEDIMENT ACCUMULATES
TO 1/3 TO 1/2 THE HEIGHT OF THE FENCE.  CONTRACTOR SHALL REMOVE, REPLACE, RETRENCH, OR REBACKFILL THE
FENCE IF IT FAILS.  CONTRACTOR SHALL REINSTALL IF ANY PORTION OF THE FENCING IS DAMAGED BY CONSTRUCTION
MACHINERY.

INLET FILTERS SHALL BE SILT SACKS, DANDY BAGS, OR APPROVED EQUAL.  INLET FILTERS SHALL BE INSPECTED FOR
BUILDUP OF SILT AND OTHER DEBRIS.  THIS IS EVIDENT IF STRUCTURE IS CAUSING FLOODING.  MAINTENANCE SHALL
CONSIST OF REMOVING OF SEDIMENTS OR REPLACING FILTER AS NECESSARY.

SOIL EROSION CONTROL METHODS SHOWN ARE A GUIDELINE AND DO NOT RELIEVE THE CONTRACTOR FROM ADDITIONAL
METHODS THAT MAY BE REQUIRED BY THE SOIL EROSION CONTROL PERMIT.

DETENTION BASIN(S) SHALL BE ONE OF THE FIRST ITEMS CONSTRUCTED AND SHALL BE USED AS A TEMPORARY
SEDIMENTATION BASIN UNTIL THE SITE IS STABILIZED.  THE CONTRACTOR IS RESPONSIBLE FOR REMOVING ALL
ACCUMULATED SEDIMENT AND RESTORATION OF THE BASIN PRIOR TO ACCEPTANCE BY THE OWNER.

THE CONTRACTOR WILL ENGAGE A CERTIFIED STORM WATER OPERATOR IN ACCORDANCE WITH EPA PHASE II RULES TO
MEET REQUIREMENTS OF THE PERMIT.  THIS OPERATOR WILL INSPECT THE JOB SITE AS REQUIRED BY RULE, NOTIFY JOB
SITE SUPERINTENDENT OF ANY DEFICIENCIES, AND ENTER FINDINGS IN THE JOB SITE INSPECTION JOB BOOK.

DISTURBED SITE SOILS CONSIST OF ALPENA-EAST LAKE GRAVELLY LOAMY SANDS, KALKASKA LOAMY SAND AND POSSIBLY
EDWARDS MUCK NEAR KIDS CREEK PER USDA NRCS MAPS].  A SITE GEOTECHNICAL REPORT IS PENDING.

TOTAL DISTURBED AREA = 1.80 ACRES.

HYDRO-SEED UNDER EROSION

6 CONTROL BLANKET

HYDRO-SEEDING
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GENERAL CONTRACTOR SHALL COMPLETE CONSTRUCTION SEQUENCE SCHEDULE
WHEN MAKING APPLICATION FOR SOIL EROSION CONTROL PERMIT.
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CASTING & GRATE AS SPECIFIED

PIPE CONNECTOR
SEALS AT ALL PIPES
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PRECAST
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STORM SEWER
(SIZE PER PLAN)

NON-SHRINK
GROUT (TYP.)
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TRENCH WIDTH
AT UTILITY PIPE CROWN
PER SPECIFICATIONS

CROWN

UTILITY PIPE

SPRING LINE

INVERT

UNDISTURBED
GROUND

UTILITY TRENCH BACKFILL MATERIALS:
TRENCH AREA:  FROM 12" ABOVE CROWN OF PIPE TO BOTTOM OF PAVEMENT SECTION

OR TO BOTTOM OF TOPSOIL LAYER.

BEDDING AREA:  FROM 12" ABOVE CROWN OF PIPE TO 12" BELOW INVERT OF PIPE.

SPECIAL FOUNDATION AREA:  FROM 12" BELOW INVERT OF PIPE TO SATISFACTORY
FOUNDATION SOILS.

TRENCH AREA BACKFILL:  MDOT 902.07; GRANULAR MATERIAL CLASS II.

BEDDING AREA BACKFILL:  MDOT 902.07; GRANULAR MATERIAL CLASS II LIMITED TO 1 INCH
MAXIMUM SIZE.

SPECIAL FOUNDATION AREA BACKFILL:  MDOT 902.07, GRANULAR MATERIAL CLASS II
LIMITED TO 1 INCH MAXIMUM SIZE.

DRAINAGE MATERIAL:  MDOT 902.06, 34R.

DRAINAGE FABRIC:  NON-WOVEN; MDOT 910.03C.

NOTE:  SUITABLE ON SITE GRANULAR MATERIAL MAY BE SUBSTITUTED FOR MDOT 902.07,
GRANULAR MATERIAL CLASS II, IF APPROVED BY ENGINEER.

TABLE  A
INTERNAL
PIPE DIA.

TRENCH
WIDTH "W"

6" - 10" 2.5'
12" 3.0'
18" 3.5'
24" 4.0'
30" 4.5'
36" 5.5'
42" 6.0'
48" 6.5'

UTILITY TRENCH EXCAVATION AND BACKFILL METHODS:
(REFERENCE SOILS REPORT)

EXCAVATION:  SURPLUS MATERIAL SHALL BECOME PROPERTY OF CONTRACTOR FOR DISPOSAL.

SPECIAL FOUNDATION AREA BACKFILL:  NOTIFY ENGINEER WHEN SOIL UNDER BEDDING AREA IS MUCK, SILT, ORGANIC
CONTENT SOIL, OR HIGHLY SATURATED PLASTIC SOIL TO DETERMINE REQUIRED DEPTH OF SPECIAL FOUNDATION
AREA.  COMPACT TO 95% OF MAXIMUM DENSITY PER ASTM D1557 (MODIFIED PROCTOR) IN LAYERS NOT EXCEEDING 6
INCHES.

BEDDING AREA AND TRENCH AREA BACKFILL:  COMPACT TO 95% OF MAXIMUM DENSITY PER ASTM D1557 (MODIFIED
PROCTOR) IN LAYERS NOT EXCEEDING 6 INCHES.

NOT TO SCALE

CONCRETE
PAVEMENT SECTION6

1 1
/2"

GRANULAR FILL OR
SUITABLE SUBGRADE

__" SUBBASE

__" THICK CONCRETE PAVEMENT

6 X 6 - W1.4 X W1.4 WWM

STORM STRUCTURE CONSTRUCTION METHODS:
TRENCH AREA BACKFILL:  DO NOT BACKFILL UNTIL CONCRETE HAS REACHED 75% OF DESIGN STRENGTH. COMPACT TO

95% OF MAXIMUM DENSITY PER ASTM D1557 (MODIFIED PROCTOR) IN LAYERS NOT EXCEEDING 6 INCHES.

BEDDING AREA BACKFILL:  COMPACT TO 95% OF MAXIMUM DENSITY PER ASTM D1557 (MODIFIED PROCTOR).

SPECIAL FOUNDATION AREA BACKFILL:  NOTIFY ENGINEER WHEN SOIL UNDER BEDDING AREA IS MUCK, SILT, ORGANIC
CONTENT SOIL, OR HIGHLY SATURATED PLASTIC SOIL TO DETERMINE REQUIRED DEPTH OF SPECIAL FOUNDATION
AREA. COMPACT TO 95% OF MAXIMUM DENSITY PER ASTM D1557 (MODIFIED PROCTOR) IN LAYERS NOT EXCEEDING 6
INCHES.

PRECAST CONCRETE WALL SECTION:  FILL JOINTS COMPLETELY WITH MORTAR AND TROWEL.

GRADE RINGS:  SET IN FULL BED OF MORTAR AND COAT EXTERIOR WITH 1/2 INCH OF MORTAR.

CASTING SETTING:  SET IN FULL BED OF MORTAR AT ELEVATION SPECIFIED ON PLANS.

STORM STRUCTURE MATERIALS:
TRENCH AREA:  FROM BOTTOM OF STRUCTURE TO BOTTOM OF PAVEMENT SECTION OR TO BOTTOM OF TOPSOIL LAYER.

BEDDING AREA:  FROM BOTTOM OF STRUCTURE TO 12" BELOW BOTTOM OF STRUCTURE.

SPECIAL FOUNDATION AREA:  FROM 12" BELOW BOTTOM OF STRUCTURE TO SATISFACTORY FOUNDATION SOILS.

TRENCH AREA BACKFILL:  MDOT 902.07 CLASS II FOR CATCH BASINS & MANHOLES. MDOT 902.06, 34R FOR LEACHING
BASINS.

BEDDING AREA BACKFILL:  MDOT 902.07 CLASS II FOR CATCH BASINS & MANHOLES. MDOT 902.06, 34R FOR LEACHING
BASINS.

SPECIAL FOUNDATION AREA BACKFILL:  MDOT 902.07 CLASS II.

DRAINAGE MATERIAL:  MDOT 902.06, 34R.  MDOT 902.03, 6A FOR LEACHING BASINS.

CONCRETE:  MDOT 7.01, S3.

MORTAR:  ASTM C270, TYPE S.

BASE SLAB:  ASTM C478.

PRECAST REINFORCED CONCRETE WALL SECTION:  ASTM C478; RUBBER O-RING PER ASTM C443.

CATCH BASIN FLAT TOP:  ASTM C478.

GRADE RINGS:  ASTM C478.

MANHOLE STEPS:  EJIW 8500 OR EQUAL.

GRATE AND CASTING:
1. CURB AND GUTTER SECTION:

A. STANDARD:  EJIW 7045, TYPE M1 GRATE, TYPE T1 BACK, OR EQUAL.
B. WIDE:  EJIW 7030, TYPE M2 GRATE, TYPE T1 BACK, OR EQUAL.
C. DOUBLE:  EJIW 7031, TYPE M2 GRATE, TYPE T1 BACK, OR EQUAL.
D. GUTTER PAN:  EJIW 5105, TYPE M1 GRATE, OR EQUAL.

2. VALLEY GUTTER SECTION:
A. STANDARD:  EJIW 7065, TYPE M1 GRATE, TYPE T1 BACK, OR EQUAL.
B. WIDE:  EJIW 7030, TYPE M2 GRATE, TYPE T3 BACK, OR EQUAL.
C. DOUBLE:  EJIW 7031, TYPE M2 GRATE, TYPE T3 BACK, OR EQUAL.

3. IN PAVEMENT SECTION:
A. STANDARD:  EJIW 1040, TYPE M1 GRATE, OR EQUAL.
B. STANDARD:  EJIW 5105, TYPE M1 GRATE, OR EQUAL.

4. DITCH SECTION:
A. STANDARD:  EJIW 1040, TYPE O2 BEEHIVE GRATE, OR EQUAL.
B. LARGE: EJIW 6488, OR EQUAL.

5. STORM MANHOLE:
A. STANDARD:  EJIW 1040, TYPE "B" COVER, OR EQUAL, IMPRINTED WITH LETTERING "STORM SEWER".

PIPE CONNECTION SEALS:  ALL PIPE CONNECTION OPENINGS SHALL BE PRECAST WITH RESILIENT RUBBER WATER TIGHT
PIPE TO MANHOLE SLEEVES OR SEALS WITH S.S. STRAPS, PER ASTM C923.

NOTE:  SUITABLE ON SITE GRANULAR MATERIAL MAY BE SUBSTITUTED FOR MDOT CLASS II IF APPROVED BY ENGINEER.

PAVEMENT CONSTRUCTION METHODS:
SITE PREPARATION AND EARTHWORK:  MDOT 205.03.A., 205.03E (SUBGRADE UNDERCUTTING TYPE II), AND

205.03.F.-205.03.H.

BASE COURSE:  MDOT 302.03.

BOND COAT:  MDOT 501.03.D.

BITUMINOUS LEVELING AND TOP COURSES:  MDOT 501.03A., 501.03.C., 501.03.E-501.03.K.  VIBRATORY ROLLERS PROHIBITED.

CONCRETE PAVEMENT:  MDOT 602.

CONCRETE CURB AND GUTTER:  MDOT 802.03.  PLACE EXPANSION JOINTS AT SPRING LINE OF PAVEMENT, AT JUNCTION
WITH EXISTING CURB, AT JUNCTION WITH ADJACENT CONCRETE PAVEMENT, AND EVERY 100 FEET.  PLACE PLANE OF
WEAKNESS JOINT EVERY 10 FEET.

CONCRETE PAVEMENT JOINTS:  PLACE EXPANSION JOINTS ALONG WALLS, AROUND DRAINAGE STRUCTURES, AND WHERE
SHOWN ON PLANS.  SPACE CONTROL JOINTS AT DISTANCES EQUAL TO 24 TO 30 TIMES THE THICKNESS OF THE SLAB.

PAVEMENT MATERIALS:
SUBGRADE UNDERCUTTING BACKFILL:  MDOT 902.07, GRANULAR MATERIAL CLASS II, OR SUITABLE ON SITE GRANULAR

MATERIAL APPROVED BY ENGINEER.

SUBBASE:  MDOT 902.07, GRANULAR MATERIAL CLASS II, OR SUITABLE ON SITE GRANULAR MATERIAL APPROVED BY
ENGINEER.

BASE COURSE:  MDOT 902.05, 22A OR 21AA AGGREGATE.

BOND COAT:  MDOT 904.03, SS-1h OR CSS-1h.

BITUMINOUS BASE COURSE:  MDOT BITUMINOUS MIXTURE [13A] [4E1] [3C], PERFORMANCE GRADE 58-28 ASPHALT CEMENT.

BITUMINOUS SURFACE COURSE:  MDOT BITUMINOUS MIXTURE [13A] [5E1] [4C], PERFORMANCE GRADE 58-28 ASPHALT
CEMENT.

CONCRETE:  MDOT 601, GRADE P1 [OR P-NC].

WELDED WIRE FABRIC:  MDOT 905.06.

CONCRETE JOINT FILLER:  MDOT 914.03.

CONCRETE JOINT SEALANT:  MDOT 914.04.

1V:4H SIDE SLOPES

1
4

NOT TO SCALE

BASIN OVERFLOW SPILLWAY3

4' 10' BOTTOM WIDTH
ELEV = 643.00

12
"

EROSION CONTROL BLANKET
NORTH AMERICAN GREEN VMAX C350

TOE IN 18" (ALL SIDES)

4'

TOP OF BERM ELEV = 644.00

SECTION A-A

12
"

BOTTOM OF BASIN

1V:4H SIDE SLOPES

EXTEND 5' BEYOND TOE OF BERM

TOE IN 18" (ALL SIDES)

5' WIDE
TOP OF BERM

A
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NOT TO SCALE

CONCRETE
CONTROL JOINT7

ANTICIPATED
BREAK

1/8" INITIAL CUT,
T/3" DEPTH

T

NOT TO SCALE

CONCRETE
EXPANSION JOINT8

1/4" R
PRE FORMED
JOINT FILLER

JOINT SEALANT

NOT TO SCALE

SPECIAL DUTY BITUMINOUS
PAVEMENT SECTION9

GRANULAR FILL OR
SUITABLE SUBGRADE

12" SUBBASE

8" BASE COURSE

2.5" BITUMINOUS BASE COURSE

1.5" BITUMINOUS SURFACE COURSE

BOND COAT

DAVID E. HENDERSHOTT
MI - REGISTRATION #6201038725
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CONCRETE FLARED END SECTION DETAIL4
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SECTION B-B
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CONCRETE SIDEWALK5

1V:48H CROSS-SLOPE (OR FLATTER)

4" SUBBASE
6" THRU DRIVE APPROACH

4" CONCRETE PAVEMENT
6" THRU DRIVE APPROACH
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340 E State Street, Suite 1C
Traverse City, MI 49684

(231) 346-3030

ARCHITECTS ENGINEERS

2109074GR

FOX MOTORS
COMMERCIAL
VEHICLE
CENTER

REMODEL

3536 N US-31 SOUTH
TRAVERSE CITY, MI 49684

APPLICANT

GREEN CASTLE
PROPERTIES
(DP FOX)

200 OTTAWA AVE NW
GRAND RAPIDS, MI 49503

RESERVED PARKING SIGN

SIGN MATERIALS:

GENERAL: SIGNS SHALL CONFORM WITH THE
MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES.

MOUNTING HARDWARE: STAINLESS STEEL.

PANEL MATERIAL: ALUMINUM SHEET.

SIGN FACE: REFLECTORIZED BACKGROUND,   REFLECTORIZED LEGEND.

RESERVED

VAN ACCESSIBLE RESERVED
PARKING SIGN

ACCESSIBLE

PARKING
PARKING

ONLY

RESERVED

VAN

NOT TO SCALE

BARRIER FREE SIGNS5

12" X 18" SIGN 12" X 18" SIGN MODIFIED FOR VAN
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NOT TO SCALE

SIGN MOUNTING6

SIGN

4 LB/FT GALVANIZED
STEEL SIGN POST
PROPOSED SURFACE

MOUNT SIGN TO POST
PER MANUFACTURER'S

RECOMMENDATIONS.

6'-
8"

 1/
2"

UNPAINTED GALVANIZED 2-1/4"
SQUARE TUBE BASE POST

SUPPORT WITH 3/8" BOLT/NUT

UNPAINTED GALVANIZED 2"
SQUARE TUBE

SIGN

18"

5'-
0"

6"

2'-0"

3'-
0"

6" DIA. X 8'-0" LONG CONCRETE
FILLED BUMP POST

PAINT ONE COAT RUST PREVENTATIVE
AND TWO COATS YELLOW

1% SLOPE TO GRADE

EXISTING GRADE

NOT TO SCALE

BUMP POST1 NOT TO SCALE

24" CURB & GUTTER3

STANDARD

INVERTED

5 1/2"
1 3/4"

6"
1 3

/8"
6"

2'-0"

2'-0"

5 1/2"
1 3/4"

6" 1 3
/8"

6"

2" RADIUS, TYP

12" SUB BASE

CONCRETE OR
BITUMINOUS PAVING

CONCRETE OR
BITUMINOUS PAVING

12" SUB BASE

2" RADIUS, TYP

1" / FT SLOPE

1" / FT SLOPE

6"

1'-
6"

NOT TO SCALE

DELIVERY SLAB EDGE4

1" RADIUS EDGES

6" CONC. SLAB INTEGRAL
POUR W/ TURN DOWN

EDGE W/ 6x6, W2.9xW2.9

PAVING PER DRAWING

COMPACTED SAND
FILL AS REQUIRED

PLAN VIEW

UNDISTURBED VEGETATION

SPACING 6' MAX.

SECTION A-A

SECTION B-B

SILT FENCE B

SILT FENCE JOINT

SILT FENCE A

1'-
0"

 M
IN

.

FRONT VIEW

A

A

SHEET FLOW

SILT FENCE
B

SILT FENCE
A

GEOTEXTILE FILTER FABRIC

2'-
0"

 M
IN

.

NOT TO SCALE

SILT FENCE11

6" ANCHOR TRENCH

1'-
0"

 M
IN

.

GEOTEXTILE FILTER FABRIC
FASTENED ON UPHILL SIDE,

TOWARDS EARTH DISRUPTION

RIDGE COMPACTED EARTH ON
UPHILL SIDE OF FILTER FABRIC

6" x 6" ANCHOR TRENCH

UNDISTURBED
VEGETATION

COUPLER

FABRIC TO BE WRAPPED
AROUND FENCE POST

SUPPORT
FENCE

FENCE POSTS DRIVEN INTO
GROUND 1' MIN.

GEOTEXTILE FILTER
FABRICSUPPORT FENCE

SILT FENCE JOINT
SECTION B-B

SHEET
FLOW

SHEET
FLOW

COMPACTED EARTH

FENCE POSTS

1.  STONE SIZE - TWO INCH STONE SHALL BE USED, OR RECYCLED CONCRETE EQUIVALENT.

2.  LENGTH - THE CONSTRUCTION ENTRANCE SHALL BE AS LONG AS REQUIRED TO STABILIZE
HIGH TRAFFIC AREAS BUT NOT LESS THAN 50 FT. (EXCEPT ON SINGLE RESIDENCE LOT WHERE
A 30 FT. MINIMUM LENGTH APPLIES).

3.  THICKNESS - THE STONE LAYER SHALL BE AT LEAST 6 IN. THICK.

4.  WIDTH - THE ENTRANCE SHALL BE AT LEAST 10 FT. WIDE, BUT NOT LESS THAN THE FULL
WIDTH AT POINTS WHERE INGRESS OR EGRESS OCCURS.

5.  BEDDING - A GEOTEXTILE SHALL BE PLACED OVER THE ENTIRE AREA PRIOR TO PLACING
STONE.  IT SHALL HAVE A GRAB TENSILE STRENGTH OF AT LEAST 200 LB. AND A MULLEN
BURST STRENGTH OF AT LEAST 190 LB.

6.  CULVERT - A PIPE OR CULVERT SHALL BE CONSTRUCTED UNDER THE ENTRANCE IF
NEEDED TO PREVENT SURFACE WATER FLOWING ACROSS THE ENTRANCE FROM BEING
DIRECTED OUT ONTO PAVED SURFACES.

7.  WATER BAR - A WATER BAR SHALL BE CONSTRUCTED AS PART OF THE CONSTRUCTION
ENTRANCE IF NEEDED TO PREVENT SURFACE RUNOFF FROM FLOWING THE LENGTH OF THE
CONSTRUCTION ENTRANCE AND OUT ONTO PAVED SURFACES.

8.  MAINTENANCE - TOP DRESSING OF ADDITIONAL STONE SHALL BE APPLIED AS CONDITIONS
DEMAND.  MUD SPILLED, DROPPED, WASHED OR TRACKED ONTO PUBLIC ROADS, OR ANY
SURFACE WHERE RUNOFF IS NOT CHECKED BY SEDIMENT CONTROLS, SHALL BE REMOVED
IMMEDIATELY.  REMOVAL SHALL BE ACCOMPLISHED BY SCRAPING OR SWEEPING.

9.  CONSTRUCTION ENTRANCES SHALL NOT BE RELIED UPON TO REMOVE MUD FROM
VEHICLES AND PREVENT OFF-SITE TRACKING.  VEHICLES THAT ENTER AND LEAVE THE
CONSTRUCTION SITE SHALL BE RESTRICTED FROM MUDDY AREAS.

10 FT. MIN. AND NOT
LESS THAN WIDTH
OF INGRESS/EGRESS

PROFILE

50 FT. (OR 30 FT. FOR ACCESS
TO INDIVIDUAL HOUSE LOTS)

PLAN VIEW
18" OR SUFFICIENT TO

DIVERT RUNOFF RIGHT OF WAY
DIVERSION AS
NEEDED

ROAD OR OTHER
EXISTING PAVED
SURFACE

CULVERT AS NEEDED

NOT TO SCALE

SPECIFICATIONS FOR CONSTRUCTION ENTRANCE10
8' 

MI
N

8' MIN

STAKE (TYP)

10 MIL PLASTIC LINING

STRAW BALE (TYP)

INSPECTION & MAINTENANCE:
1. CLEAN OUT WASHOUT AREA WHEN IT IS 75% FULL
2. REPLACE ANY DAMAGED OR MISSING HAY BALES OR OTHER FILTERING DEVICES
3. PROPERLY DISPOSE OF ANY HARDENED CONCRETE

15
" M

IN

A A

SECTION A-A

NOT TO SCALE

CONCRETE WASHOUT AREA8 NOT TO SCALE

INLET FILTER9

SUPPORT SYSTEM
WITH LIFT HANDLES

OVERFLOW AREA

FINISHED GRADE
GRATECASTING

SEDIMENT
BAG / FILTER

INLET STRUCTURE

6' LONG PRECAST WHEEL GUARD
CENTERED IN PARKING STALL

(MIN. 6" HIGH) SECURE BUMPER WITH 3 -
3/4" X 16" ANCHORING PINS

6'-0"

3'-
0"

NOT TO SCALE

BUMPER BLOCK DETAIL2

NOT TO SCALE

BIKE RACK DETAIL7

DAVID E. HENDERSHOTT
MI - REGISTRATION #6201038725

EXP. DATE 10/31/2023

C-502

CIVIL DETAILS

03-09-22 SITE PLAN REVIEW
03-30-22 PER STAFF COMMENTS

MADRAX DIVISION

36"

97 1/2"±1"

100"±1"
22"±1/2"

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

CONCRETE
PAVEMENT

2-3/8" OD STEEL
TUBING

3/8" STAINLESS STEEL
WEDGE ANCHOR BOLTS

SURFACE FLANGE
MOUNT BIKE RACK

7.0000Ø

9/16"Ø HOLE IN
FLANGE

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

5 LOOP - 7 BIKE
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"BB"
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"BB"

"BB"

"BB"
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"BB"

EXISTING INTERNALLY LIT

SIGN SHALL REMAIN AND BE

UPDATED FOR NEW USE
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(SHOWN FOR REFERENCE)
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EXISTING POLE MOUNTED LIGHTING SHALL BE REMOVED, CONCRETE BASE SHALL

REMAIN WITH WIRING CAPPED IN WP JUNCTION BOX ON TOP OF BASE COVERING

THREADED STUDS. PAINT BASE AND BOX BLACK.

ELECTRICAL SITE PLAN NOTES

5/8" DIA X 10'-0"

COPPERWELD

GROUND ROD

"CADWELD" OR USE 

GROUND ROD CLAMP

#6 COND., 3/4"C (PVC)

POLE.

HOOKED ANCHOR

BOLTS SUPPLIED W/

PHASE & GROUND

FINISHED GRADE OR PAVING

#3 TIES 12" O.C.

CHAMFER 1" @ 45°

ALL AROUND TOP

CONDUCTOR CONDUITS

EXTEND 3" ABOVE

ANCHOR BASE TOP

RUN CONDUCTORS UP POLE

SHAFT, "TY-WRAP" @ 24" O.C.

2'-0" DIA. (TYPICAL)

(4)- #6 BARS 6' LONG 

5'-6" BELOW GRADE (TYPICAL)

FUSE BEHIND POLE

2'-6" ABOVE FIN. GRADE (TYPICAL)

BASE COVER

HANDHOLE.

FUSEHOLDER &

LOCATE IN-LINE

PAINT SAFETY YELLOW

24" DIAMETER CONCRETE PIER FORM

UPPER 4' MIN. WITH SONO TUBE TO

PREVENT SOIL COLLAPSE.

COMPACT FIRST 2' OF SOIL

TO 90% MPMDD.

NOTES:

1. CONCRETE TO HAVE 3000 PSI MIN. COMPRESSIVE STRENGTH.

2. REBAR TO BE GR60. WELDING OF BAR IS NOT PERMITTED.

3. AIR-ENTRAINED CONCRETE PER ACI.

4. USE OF CHLORIDE ACCELERATORS IS NOT PERMITTED.

3" CLR.

2

C800

 POLE BASE DETAIL (TYPES "AA" & "BB")

N.T.S.

SITE LIGHTING POLE:

ROUND STRAIGHT STEEL

5. REFER TO MANUFACTURER INSTALLATION GUIDELINES FOR BASE DETAIL AND BOLT PATTERN REQUIREMENTS.

1"C (PVC)

SEE NOTE #6.

6. REFER TO ELECTRICAL SITE PLAN FOR QUANTITY OF RACEWAYS REQUIRED PER LOCATION.

ARRANGE IN 12" SQUARE.

7. TOP OF LIGHT POLE SHALL NOT EXCEED 15'.

1

22

4" 4" 

2'-0"

2'-0"

CLEAN FILL SAND

GRASS/LANDSCAPED AREAS PAVED AREAS

TOP SOIL OR

LANDSCAPE MATERIAL

ELECTRICAL WARNING

TAPE 6"-12" ABOVE

CONDUIT

PAVING

BASE

CLEAN FILL SAND

ELECTRICAL WARNING

TAPE 6"-12" ABOVE

CONDUIT

CONDUIT

CONDUIT

1

C800

CONDUIT TRENCHING DETAIL          

3

4

3

C800

POLE LIGHTNG HEAD

PHOTOMETRIC NOTES

VALUES ON PLAN ARE IN FOOT CANDLES AND CALCULATED AT GRADE LEVEL.

DISCONNECT AND REMOVE EXISTING POLE MOUNTED LIGHTING, POLE AND BASE.

NEW POLE AND LIGHTING ON EXISTING CONCRETE POLE BASE. PROVIDE ADAPTOR

PLATE OR HILTI INSERT TO ALLOW FOR NEW BOLT PATTERN AS REQUIRED. CLEAN

AND PAINT EXISTING CONCRETE BASE COLOR DIRECTED BY CIVIL ENGINEER.

NEW POLE, LIGHTING AND BASE, REFER TO POLE BASE DETAIL.

3

C800

WALL MOUNT LIGHTING

10' OVER PROPERTY LINE SIDES-BACK

Average               0.3   fc

Maximum               2.2   fc

Minimum               0.0   fc

Max/Min               N/A

Average/Min           N/A

FRONT US-31 OFF PROPERTY

Average               0.2   fc

Maximum               3.2   fc

Minimum               0.0   fc

Max/Min               N/A

Average/Min           N/A

LANDSCAPE ON PROPERTY

Average               0.5   fc

Maximum               4.5   fc

Minimum               0.0   fc

Max/Min               N/A

Average/Min           N/A

LANDSCAPE ON PROPERTY FRONT

Average               0.4   fc

Maximum               4.4   fc

Minimum               0.0   fc

Max/Min               N/A

Average/Min           N/A

MAIN DRIVE ON PROPERTY

Average               2.6   fc

Maximum               6.9   fc

Minimum               0.4   fc

Max/Min              17.3:1

Average/Min           6.5:1

MAIN PARKING

Average               2.4   fc

Maximum               6.3   fc

Minimum               0.3   fc

Max/Min              21.0:1

Average/Min           8.0:1

PHOTOMETRIC SUMMARY
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340 E State Street, Suite 1C

Traverse City, MI 49684

(231) 346-3030

ARCHITECTS ENGINEERS

2109074GR

FOX MOTORS

COMMERCIAL

VEHICLE

CENTER

REMODEL

3536 N US-31 SOUTH

TRAVERSE CITY, MI 49684

APPLICANT

GREEN CASTLE

PROPERTIES

(DP FOX)

200 OTTAWA AVE NW

GRAND RAPIDS, MI 49503

C-800

SITE LIGHTING

03-09-22 SITE PLAN REVIEW

SCALE: 1" = 30'-0" 

ELECTRICAL SITE PLAN - OVERALL
N

dhendershott
Typewriter
03-30-22    PER STAFF COMMENTS



V
A
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?

?

?

AS101
1

24'-0"

9'-0"
12'-0"

EQ. 3'-8 1/2" 3'-8 1/2" 3'-8 1/2" 3'-8 1/2" EQ.

2
AS101

6
AS101

.                            .

BUMP POST TYPICAL OF (5) 
AT BACK OF ENCLOSURE -
SEE DETAILS 4/AS101

BUMP POST TYPICAL 
OF (2) AT FRONT OF 
ENCLOSURE -SEE 
DETAIL 4/AS101

DUMPSTER GATE -
SEE DETAIL 5/AS101

6" CURB, TYP.

DUMPSTER 
ENCLOSURE 
WALL -SEE 
DETAIL 
6/AS101 (TYP)

2
AS101

6"
6"

CONCRETE 
APRON -SEE CIVIL

TOP VIEW

FRONT VIEW
SIDE VIEW SIDE VIEW

1x6 FENCE COMPOSITE 
DECK BOARDS

SLOTTED SLEEVE

1 DIA. SCHED. 40 PIPE

TS 2 1/2 x 2 1/2 x 3/16, TYP.

CONCRETE SLAB

HANDLE

LIFT LUG

3/4" DIA. ROD

STEEL TUBE
GATE FRAME

FIELD WELDED
PLATE HINGE

STEEL TUBE
GATE FRAME

CONTINUOUS 
PRESSURE 
TREATED 2x4, TYP.

FENCE COMPOSITE
DECK BOARDSFENCE COMPOSITE

DECK BOARDS, ON GATE
FENCE POST

23'-0" - CENTERLINE OF BUMP POSTS

TS 2 x 2 x 3/16

CONTINUOUS PRESSURE 
TREATED 2x4, TYP.

6 1
/4"

4"
4" 8"

2 1/2"

6" DIA. BUMP POST

2"

10'-6" - GATE WIDTH

FIELD WELDED 
PLATE HINGE, TYP.

6" DIA. BUMP POST

FENCE COMPOSITE 
DECK BOARDS

6 1/4"

6'-
6"

6'-
2"

4"
4'-

4"
4"

4" 8" 2 1/2"

2"

6"
5'-

0"
6"

MI
N.6"

6'-
0"

CONCRETE SLAB

STEEL TUBE GATE FRAME

FENCE COMPOSITE 
DECK BAORDS

CONTINUOUS PRESSURE 
TREATED 2x4, TYP. -
PERIMETER OF GATE

FASTEN CONTINUOUS PRESSURE TREATED 2x4
TO STEEL TUBE GATE FRAME WITH GALVANIZED 
THRU BOLTS, TOP AND BOTTOM RAIL, TYP.

NOTES:
1. ALL STEEL SHALL BE HOT-DIPPED GALVANIZED.
2. FULL PERIMETER WELD ALL STEEL CONNECTIONS.
3. REFER TO DETAIL 6/AS101 FOR DUMPSTER ENCLOSURE 

WALLS AND FENCE POST INFORMATION.
4. REFER TO DETAIL 4/AS101 FOR BUMP POST DETAIL.

DROP-ROD - EACH GATE

AS101
3

TOP VIEW

FRONT VIEW SIDE VIEW

2 1/2" -
TO EDGE OF STEEL
TUBE GATE FRAME

6 1/4" -
TO CENTERLINE
OF BUMP POST

3/4" DIA. BOLT

PL. 8 x 4 1/2 x 3/4

1 DIA. SCH. 80 STEEL PIPE

PL. 2 1/2 x 4 1/2 x 1/2-
TOP AND BOTTOM

PL. 2 1/2 x 4 1/2 x 1/2

NOTES:
1. ALL STEEL AND FASTENERS SHALL 

BE HOT-DIPPED GALVANIZED.
2. WELD ALL STEEL CONNECTIONS.2 1/2"

8"

2 1
/2"

1 1
/4"3 1
/4"

4 1
/2"

PL. 8 x 4 1/2 x 3/4

1 1/4" 3 1/4"

4 1/2"

PL. 2 1/2 x 5 1/2 x 1/2

5 1
/2"

5 1
/2"

4 1
/2"

8"

GREASE ZERK - DRILL 
AND TAP 1" STEEL PIPE

2 1/2"

2 1/2"

6'-
0"

3'-
0"

6"

2'-0" DIA.

CONCRETE FILLED STEEL PIPE -
REFER TO PLAN FOR SIZE

PAINT - (1) COAT RUST 
PREVENTIVE AND (2) COATS 
TRAFFIC YELLOW

CONCRETE SLAB -
REFER TO PLAN

POURED CONC. 
FOOTING

NOTES:
1. IN LIEU OF PAINT, PROVIDE 

YELLOW DECORATIVE HDPE 
SLEEVE AT FRONT ENTRY 
BUMP POSTS.

2. GALVANIZE STEEL PIPE AT 
EXTERIOR LOCATIONS.

CONCRETE DOME

FRONT ELEVATION SIDE ELEVATION

BUMP POST, TYP.

CMU ENCLOSURE 
WALL

FENCE COMPOSITE 
DECK ON BOARDS 
ON GATE

21'-9" TO C.L. OF BUMP BOSTS

6
AS101

.                            .

6'-
8" 8" CONCRETE BLOCK WITH 

INTEGRAL WATER REPELLANT -
REFER TO STRUCTURAL FOR 
REINFORCING -PAINT TO MATCH 
BUILDING

REFER TO STRUCTURAL 
FOR FOUNDATION

CONT. 2x PRESSURE TREATED 
WOOD TOP PLATE - ANCHOR 
TO WALL CONSTRUCTION

24 GA METAL COPING WITH 
CONT. CLEAT BOTH SIDES

4"

1' 
- 5

 3/
4"

2 "2" ASPHALT

3/
29

/2
02

2 
4:

03
:1

9 
PM
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REMODEL
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RELEASE DATE

SHEET

PROJECT

PROJECT

NN

PLANACTUAL

SCALE:  3/64" = 1'-0"
ARCHITECTURAL SITE PLAN

SCALE:  1/4" = 1'-0"AS101
DUMPSTER ENCLOSURE PLAN1

SCALE:  1/2" = 1'-0"
DUMPSTER ENCLOSURE GATE5

SCALE:  1 1/2" = 1'-0"AS101
DUMPSTER ENCLOSURE GATE HINGE3

SCALE:  1/2" = 1'-0"
BUMP POST AT DUMPSTER4

SCALE:  1/4" = 1'-0"AS101
DUMPSTER ENCLOSURE ELEVATIONS2

SCALE:  3/4" = 1'-0"AS101
DUMPSTER SCREEN WALL6

03-30-22 PER STAFF
COMMENTS
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REFG.

HAS1---SLP-22-TH---HAWHAS1-SLP-22-THHAS1---SLP-22-TH---HAWHAS1-SLP-22-TH

HAF1---JPAH-18-S1---HAWHAF1-JPAH-18-S1

HAS 1---S7S-24-1H

---HAWHAS 1-S7S-24-1H

HSV1---SCT-20-7111---HAWHSV1-SCT-20-7111

HAS 1---S7S-24-1H ---HAWHAS 1-S7S-24-1H

HAN1---WURA-1854-LJSA---HAWHAN1-WURA-1854-LJSA

HAF1---JPAH-18-S1---HAWHAF1-JPAH-18-S1

HAS1---S7S-2
4-1 H

---HAWHAS1-S7S-2
4-1 H

HSV1---SCT-20-7111---HAWHSV1-SCT-20-7111

HAS1---S7S-24-1H---HAWHAS1-S7S-24-1H

HAN1---WURA-1854-LJSA ---HAWHAN1-WURA-1854-LJSA

HAS 1---S7S-24-1H ---HAWHAS 1-S7S-24-1H

HSV1---SCT-20-7111---HAWHSV1-SCT-20-7111

HAS1---S7S-24-1H---HAWHA
S1-S7S-24-1H

HHM1---XLWF-1990-JSNN---HAWHHM1-XLWF-1990-JSNNHHM1---X5FA-1836-NSBSSNLL---HAWHHM1-X5FA-1836-NSBSSNLL HHM1---MTW
D-2290

---HAWHHM1-MTW
D-2290

HHM1---ULOL-1790-NSN---HAWHHM1-ULOL-1790-NSN

HAS 1---S7S-24-1H ---HAWHAS 1-S7S-24-1H

HAS1---S7S-24-1H---HAWHAS1-S7S-24-1H

HHM1---XLSF-3672-JSS5NBLF---HAWHHM1-XLSF-3672-JSS5NBLF

HSV1---SCT-20-7111---HAWHSV1-SCT-20-7111

HHM1---X5W5-1930-FSSNLL---HAWHHM1-X5W5-1930-FSSNLL

HHM1---XLBF-2448-JSNNN---HAWHHM1-XLBF-2448-JSNNN

1 2 3 4
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GGGG

FFFF

1.1 2.1 3.1
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-
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57'-7 7/8"

84
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"

65'-4 1/2" +/- 2"

PARTS
DEPT. &
TIRE
STRG.

SALES
FLOOR

I.T. LOCKERS

SPECIAL
TOOLS

PARTS
OFFICE

4760 SF

SERVICE
CENTER

RISER RM

(E)
DETAIL
BAY

(E) MEN'S
(E)
WOMEN'S

(E)
TOILET

BREAK
RM.

OFFICESTORAGE

ENTRY

SALES DESK

SALES DESK

PRINTER/
COPIER

LOUNGE

WRITE-UP CANOPY

SERVICE EQUIPMENT

SERVICE EQUIPMENT

PARTS COUNTER

15
'-0

" T
YP

. B
AY

48'-0" TYP. BAY4'-0" 5'-8"

7'-
6"

11
'-6

"

EXISTING ADDITION

BEVERAGE 
COUNTER
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DD
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5
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PLAN

SCALE:  1/8" = 1'-0"
OVERALL FLOOR PLANN

PLAN

SCALE:  1/8" = 1'-0"
EX. MEZZANINE

PROJECT INFO

EXISTING BUILDING AREA =   8,222 SF
BUILDING DEMO AREA =   2,849 SF
BUILDING ADDITION AREA =   5,031 SF
EXISTING MEZZANINE AREA =      394 SF
TOTAL BUILDING = 10,811 SF

03-09-22 SITE PLAN REVIEW



T.O.WALL
124'-0"

F.F.
100'-0"

HIGH SPEED COINLING DOORROOF ACCESS LADDER W/ 
LOCKABLE SECURITY CAGE 

PRECAST WALLS TO 
BE PAINTED

F.F.
100'-0"

T.O.(E) ROOF
118'-6" +/-

T.O.WALL
124'-0"

TUBE STEEL 
WRITE-UP CANOPY -PAINTED

EXISTING ADDITIONEXISTING EIFS TO BE 
PAINTED

PRECAST WALLS TO 
BE PAINTED

EXISTING METAL 
SIDING TO BE PAINTED

EXISTING METAL 
PANEL TO BE PAINTED

EXISTING DOORS AND WINDOWS

B.O.CANOPY
113'-11 1/4"

T.O.(E) WALL
126'-0"

F.F.
100'-0"

BUILDING SIGNAGE
40 SF TOTAL

TUBE STEEL WRITE-UP 
CANOPY -PAINTED

EXISTING EIFS TO BE 
PAINTED

EXISTING METAL PANEL TO BE PAINTEDCORRUGATED METAL TO MATCH 
ADJACENT PAINT FINISH

EXISTING STOREFRONT & ENTRYEXISTING DOORS

3'-
4"

4'-1"

8'-0"

3'-
4"

F.F.
100'-0"

T.O.(E) WALL
118'-6"

T.O.WALL
124'-0"

T.O.(E) WALL
126-0"

EXISTINGADDITION EXISTING EIFS TO 
BE PAINTED

PRECAST WALLS TO 
BE PAINTED

EXISTING METAL 
SIDING TO BE PAINTED

EXISTING OVERHEAD DOOR AND WINDOWS

3/
9/

2 0
22
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1:

32
:5

2 
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SCALE:  1/8" = 1'-0"
EAST ELEVATION3

SCALE:  1/8" = 1'-0"
SOUTH ELEVATION2

SCALE:  1/8" = 1'-0"
WEST ELEVATION1

SCALE:  1/8" = 1'-0"
NORTH ELEVATION4

03-09-22 SITE PLAN REVIEW
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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: 

7c.

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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Of Counsel
James R. Brown
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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
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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

Grand Traverse County Register of Deeds 2021R-06183 Pg# 3



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

Page 8 of 15

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

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



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
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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
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