
 

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

p   231.946.9310 
f   231.946.8926 

February 1, 2021  VIA EMAIL & HAND DELIVERD 
 
 
Mr. John Sych, Director of Planning 
Charter Township of Garfield  
3848 Veterans Drive  
Traverse City, MI 49684 
 
Re:   BATA HQ Transit-Oriented Mixed-Use Development PUD 

Supplemental Information in advance of the Public Hearing 
 
 
Dear Mr. Sych, 

 
On behalf of the development partners, we are providing you with the enclosed supplemental 
information.  Responses to the questions generated during the introductory meeting at the 
Township Planning Commission and as provided to us by Township staff are answered in blue 
italicized font below and are in the same order as they were received.   

 
1) It was stated that the “Housing partnership is necessary for BATA” 

a. If this is the case, then provide evidence of required link between transit and housing. 
BATA and TCHC created a mutually beneficial partnership for this project.  Each piece 
hinges upon the other.   
 

For the transportation side, it is known and understood that the zoning of the parcel does 
not offer “use by right” for BATA’s operation, which is what led to the partnership idea 
and the concept of the transit oriented mixed-use development.  It is a way to provide a 
public benefit that outweighs the special use of the land, thus realizing the spirit of a 
PUD. The Transit Oriented Development partnership is included in the narrative which 
resulted in Federal Funding for the transit portion of the project. 
 

For the housing side, access to transportation is often a barrier to the funding sources 
needed to develop workforce housing.  Certain State funding sources require land use 
approval by the local municipality for application. 
 

Both partners have entered into an agreement for purchase of the land which is 
contingent on PUD approval.  

 

See attached Federal Transit Administration grant funding project description 
which states that the project is associated with housing. 

 
2) Phasing Plan for the Development 

a. This may include a phased approach for Residential Phase. Tony Lentych mentioned the 
idea of a Phase 1 consisting of 60-100 multi-family units. 
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The Traverse City Housing Commission has posted a request for qualifications for a 
housing development partner with which to implement this project. Responses to the RFQ 
are currently being reviewed. Based on resulting discussions and timing of available 
funding opportunities, Traverse City Housing Commission will provide a phasing 
schedule as soon as possible. 
 

A note indicating multi-family residential unit mix and density has been added to 
sheet C4.0-1 of the Civil Plan Set. 
 

3) Building Elevations 
a. Building heights for multi-family residential units and childcare center 
b. Building materials for buildings 
c. Clarification on dormers for multi-family residential units 
d. Façade elevations for single family residential units and childcare center. 

Please see updated building graphics and elevations. 
 

The applicant is asking for multi-family building height of 3-stories/40feet as is allowed 
in the high-density residential zoning district.   
 

See attached revised building elevations. Building heights have been noted on sheet 
C4.0-1 of the Civil Plan Set. 

 
4) Child Care Center Screening 

a. Screening between Transfer Station and Child Care Center 
Fencing and landscape screening has been added between the transit and daycare uses. 
A landscape plan for the Residential Phase is provided by Gibbs Planning Group. 
 

See attached landscape plan and sheet C4.0 of the civil plan set. 
 
5) Café 

a. Will the building only be used for a café? At 2,500 square feet, it could accommodate 
other uses. Any other uses potentially located in the building? 
The café building site will be conveyed as an out lot within the PUD. The applicant 
intended for the café use to be a possible amenity to the transit use as well as on-site and 
surrounding residential uses, but other commercial and/or office uses are welcome at this 
location.   
 

The civil plan set has been updated with the following note to reflect the possibility 
of various café/commercial/office uses allowed in the proposed structure.  
 

BATA/TCHC MUD PUD – List of Possible Permitted Uses for Café Building 
The following uses are permitted for the Café building. Drive-through, pick-up window 
or any auto- oriented feature are prohibited for any use of the building. 
• Financial Institution, without Drive-Through 
• Medical Office, Clinic 
• Office 
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• Restaurant, without Drive-Through 
• An establishment where food and drinks are prepared, served, and consumed, 

mostly within the principal building such as lunch counters, dairy bars, bars, 
taverns, night clubs, coffee shops, and other similar establishments. 

• Retail, Low Volume 
• The sale or rental of goods or merchandise, including the rendering of services 

incidental to the sale of such goods, taking place in a building of less than five 
thousand (5,000) square feet. Low volume retail primarily serves residents of the 
surrounding neighborhood. 

• Service Establishment, Personal 
• Establishments primarily engaged in providing services involving the care of a 

person or their goods such as beauty shops, barber shops, laundry facility, 
jewelry repair shops, dry cleaning establishment (pickup only), and shoe repair, 
excluding the processing of physical materials. 
 

6) Wetlands 
a. Wetland delineation certification from EGLE. 

EGLE provides wetland certification during the summer months, between May and 
October.  The applicant will apply for EGLE certification of the wetland delineation 
performed by third party Voice Environmental for review by EGLE at the earliest 
opportunity. 
 

A pedestrian boardwalk wetland crossing between transit and residential phases has 
been added to the set civil plan.  It will be included in EGLE review/permitting. 

 
7) Environmental Assessment 

a. Response planned for existing environmental conditions. Extensive details are not 
needed. We just need indication that the contamination will be addressed. 
Exposures to the impacted soils will be considered in the environmental planning for the 
site. Soils impacted with residual agrochemicals in the historic orchard area will be 
managed in that area through development of the project grading plan. The project 
grading plan will be developed such that soils in the orchard area remain in that area. 
Potential unacceptable exposures to the soils will be managed or mitigated by covering 
the soils with unimpacted topsoil and vegetation or covering with hard surface parking, 
driveway or buildings. Any excess soils in this area will be characterized and disposed of 
at a licensed facility. It is also possible that site specific exposure criteria for the specific 
future use in this area can be developed which will demonstrate acceptable exposure for 
future uses. - Roger Mawby 

 

This note has been added to sheet C2.1 Demolition Plan of the civil site plan. 
 
8) Landscaping 

a. Landscaping Plan for Residential Phase 



 

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

p   231.946.9310 
f   231.946.8926 

A landscape plan for the Residential Phase is provided by Gibbs Planning Group. 
b. Inventory and credit for existing landscaping along Hammond Road 

The existing stand of trees to remain along Hammond Road is a dense stand of sugar 
maple trees with predominant sizes ranging from 3-inch to 10-inch. The stand of trees is 
approximately 250-feet long and 45-feet wide and contains to may trees to provide an 
inventory of individual trees. The quantity of existing trees more than exceeds the 
requirements of the buffer yard landscaping.   

 

Please see the attached photos for reference. 
 
9) East End of Site 

a. State no vehicular connection to Garfield Road on the site plan 
A note has been added to sheet C4.0 of the civil site plan. 

b. Will there be any non-motorized connection to Garfield Road? 
The applicant is not proposing any non-motorized connection to Garfield Road.  The 
applicant does intend to convey the wetland areas to a conservation agency.  The 
applicant is not aware if that agency would want to develop nature trails on the site. 

c. Identify use, management, and ownership for the east end of the site. 
The proposed conservation easement will include the entire east end of the PUD project 
boundary.  The applicant has reached out to the conservation agency and will share any 
documented interest as soon as it becomes available. 

 
10) Open Space 

a. Identified amenities and access – trails, benches, etc. 
The civil plan set has been updated to include recreational amenities such as a 
playground, benches, additional trails, and a dog park area. 

 
11) Access 

a. Alignment of driveway with proposed church site to the north. 
The applicant has provided the church group with plans for the proposed shared 
driveway for future collaboration and planning. 

b. Alignment of driveway intersection with LaFranier with Ridge45 entrance to the west. 
The northern driveway along LaFranier has been modified to align directly across 
the street from the existing Ridge45 entrance. 
 

The applicant is in contact with the Church developer to the north regarding the shared 
driveway. 
 

12) Traffic Impact Study 
Progressive AE has had discussions with Township staff regarding the scope of this task and 
is working towards providing a traffic impact study (estimated 6 weeks to complete).  

 
13) Vehicular Parking 
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a. Justification for relief from parking requirements  
See attached Best Practices for Workforce Housing and TOD Parking 
memorandum provided by third party consultant McKenna.  The civil plan set has 
been modified to reflect 1 parking space provided per each multifamily unit.  210 
total multifamily units/210 total multifamily parking spaces. 
 

b. Documentation to support parking needs for multi-family residential. Documentation 
may include: 

i. Parking demand at other TCHC locations - What is the number of transit users at 
those locations? 

ii. Parking passes for tenants? 
TCH requires tenants to display a parking pass for vehicles in facility parking lots. 

iii. Unit type and size – floor plan 
Multifamily type, size and count has been added to the civil plans. 
Multi-Family Residential Unit Mix  
48% 100 Studios (400sf)  
33% 70 One-Bedroom (600sf) 
19% 40 Two-Bedroom (800sf) 
100% 210 TOTAL UNITS 

c. Documentation to support parking needs for bus facility. 
BATA representatives have provided a list of staff for the proposed Headquarters facility. 
Staff totals 85 persons on site.  A 100-space parking lot is provided.   
 

The proposed BATA facility is almost identical in physical scale of the buildings as the 
GT County Road Commission facility located across the street. The Road Commission 
parking lot has less than 100-parking spaces. 

 

See attached staff count and parking needs assessment. 
 
14) Park and Ride Lot 

a. Deferred parking may be considered for this lot. If this is proposed, then the location of 
such parking needs to be identified on the site plan per Section 551.C(9) 
Research of MDOT’s park-n-rides within the 10-county region indicate an average 25-30 
parking spaces per park-n-ride facility. Best-practices of peak usage of park-n-ride 
facilities from transit agencies indicates a maximum occupancy of 9am – 3pm on 
average. The occupancy averages combined with BATA’s average park-n-ride usage of 
less than 10 vehicles would indicate ample excess parking for patrons of the café and 
housing development after daytime working hours.  
-Tyler Bevier, BATA Transportation Planner 
 

15) Parking Surface 
a. Removed grass parking near fuel station. 

Grass parking has been removed. 
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16) Bicycle Parking 

a. Number of bike parking spaces in Residential Phase. 
The required number of bike parking spaces per the zoning ordinance has been 
added to the residential phase of the civil site plan. 

b. Number of bike parking spaces for childcare center, café, park and ride lot. 
The required number of bike parking spaces per the zoning ordinance has been 
added to the transit and commercial uses of the residential phase of the civil site 
plan.      

 
17) Non-Motorized Circulation 

a. Sidewalks from BATA headquarters to LaFranier Road and Hammond Road sidewalks. 
The sidewalk extensions have been added to the civil plan set. 

b. Sidewalk from the bus transfer station to LaFranier Road sidewalk 
The sidewalk extensions have been added to the civil plan set.    
  

18) Fueling Station 
a. The site plan shall state that the only fueling permitted is for LPG. 

BATA will have 75% of the fleet using propane within next 5 years.  The remaining 25% 
will be diesel and/or gasoline and will fuel off-site. 
 

A note has been added to sheet C4.0 of the civil plan set. 
 
19) Lighting 

a. Lighting and photometric plan for the Residential Phase. 
The photometric plan has been revised to include the entire PUD, Transit Phase and 
Residential Phase. 

 
20) Signs 

a. A complete sign plan, including multi-family residential buildings, childcare center, café, 
etc. 
Please see the attached, updated sign plan. 

 
21) Snow Storage 

a. Information on how the amount of snow storage was calculated included with these 
numbers, such as the total amount of impervious area proposed. 
Please see the attached snow storage calculation exhibit. 

 
22) Dumpsters 

a. Dumpster details should be provided on the site plan 
The dumpster detail was added to sheet C1.2 of the civil plan set. 

 
23) Other Bus Services 
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a. Only BATA bus services will be provided in the PUD. No other bus services will be 
provided at this location, including Indian Trails. BATA services only. This condition 
shall be noted on the site plan. 
BATA intends to continue to serve IndianTrails intercity bus riders via its Hall Street 
Transfer Station. Bus service at the proposed LaFranier transfer station is intended for 
primarily BATA bus services, but the applicant does not wish to limit any future 
additional regional transportation opportunities such as employer shuttle busses etc. 

 

The note above has been added to sheet C4.0 of the civil plan set. 
 
Please feel free to contact me should you have any questions or require any further clarification. 
 
Respectfully submitted, 
 
 
 
Douglas L. Mansfield 
President 
 
CC:   Kelly Dunham, Executive Director -Bay Area Transportation Authority  

Tony Lentych, Executive Director -Traverse City Housing Commission  
Douglas R. Luciani, Vice President of Strategy & Community Impact -Cunningham-Limp 
Jason Lipa, Director of Pre-Construction Services -Cunningham-Limp 
Seth Horton, P.E. Senior Project Manager -Progressive AE 
Robert Gibbs, FASLA, AICP, President -Gibbs Planning Group 
Petra Kuehnis, Landscape Architect -Mansfield Land Use Consultants 
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Grants for Buses and Bus
Facilities Program

Related Documents

FY 2020 Grants for Buses and
Bus Facilities Project
Selections Notice

Contact Us

O ce of Program
Management
Federal Transit
Administration
1200 New Jersey Avenue, S.E. 
Washington, DC 20590 
United States

Phone: 202-366-2053 
Fax: 202-366-7951 
Business Hours: 
8:30 a.m.-5 p.m. ET, M-F 

Fiscal Year 2020 Buses and Bus Facilities Projects

State
Project
Sponsor Project Description

Funding
Amount

AK Fairbanks
North Star
Borough

Fairbanks North Star Borough in Alaska will receive funding to
complete construction of the second phase of a project to replace
its current transit facility, which has exceeded its useful life. The
new facility will include warm storage, administrative o ces and
operations facilities as well as additional maintenance bays, which
will improve transit service and reliability in Fairbanks.

$10,403,343

AK Ketchikan
Indian
Community
(KIC)

Ketchikan Indian Community (KIC) in Alaska will receive funding to
purchase a new transit vehicle to expand transit service for tribal
residents within the Ketchikan Gateway Borough. This project will
improve safety, reliability and mobility for tribal residents in
southeastern Alaska.

$93,000

AL City of
Huntsville,
Alabama

The City of Huntsville, Alabama, will receive funding to construct a
multimodal transfer station and renovate its existing operating
facility. The project will improve safety and reliability, and
accommodate growing ridership for Huntsville Transit.

$12,541,782

AZ City of Phoenix
Public Transit
Department

The City of Phoenix Public Transit Department in Arizona will
receive funding to purchase new buses that will replace aging
buses that have exceeded their useful life. The new vehicles will
improve the safety and reliability of transit service for residents in
the Phoenix area.

$6,948,750

CA Butte County
Association of
Governments

The Butte County Association of Governments in California will
receive funding to purchase electric buses and related charging
equipment and infrastructure for B-Line (Butte Regional Transit).
This project will improve the safety and reliability of transit service
for residents in Chico, Oroville, Paradise, and communities
throughout Butte County.

$1,767,769

CA California
Department of
Transportation
on behalf of
Kern Regional
Transit

The California Department of Transportation will receive funding
on behalf of Kern Regional Transit to construct a bus maintenance
facility in Kern County. This project will improve the safety and
reliability of transit service for residents in the City of Bakers eld
and throughout Kern County.

$1,400,000

CA City of Davis The City of Davis in California will receive funding to purchase new
battery-electric buses to replace aging buses that have exceeded
their useful life. This project will improve the safety and reliability
of Unitrans public transit, which serves residents of the City of
Davis, including students and employees of the University of
California-Davis.

$3,760,000

 item 1
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State
Project
Sponsor Project Description

Funding
Amount

ME City of Bangor The City of Bangor, Maine, will receive funding to add passenger
shelters and bus boarding areas for its Community Connector
service, which has used a " ag stop" hailing model with no
designed bus stops. The project will produce a bus stop location
plan considering ridership, connectivity, transfer points,
accessibility, safety, streetscapes and rider amenities, creating
more e cient, better connections to jobs, schools and community
services.

$396,800

ME Greater
Portland
Transit District

The Greater Portland Transit District in Maine will receive funding
to replace aging buses that have exceeded their useful life. The
bus replacements will be ADA-compliant and improve safety and
e ciency for the eet, which serves a growing ridership in the City
of Portland.

$821,526

ME Maine
Department of
Transportation

The Maine Department of Transportation will receive funding to
build an intermodal welcome center at the Acadia Gateway Center
in Trenton, Maine, near the entrance to Acadia National Park. The
center will serve as the headquarters for Downeast
Transportation, Inc.'s popular Island Explorer bus system, which
serves the National Park and surrounding communities.

$9,000,000

MI City of Battle
Creek (Battle
Creek Transit)

The City of Battle Creek (Battle Creek Transit) will receive funding
to purchase buses to replace aging vehicles that have exceeded
their useful life. The new buses, which will feature modern safety
technology for drivers and riders, will allow Battle Creek Transit to
improve reliability and reduce maintenance costs.

$5,340,000

MI Capital Area
Transportation
Authority
(CATA)

The Capital Area Transportation Authority (CATA) in Michigan will
receive funding to rehabilitate its bus terminal in downtown
Lansing. The project will allow CATA, which serves Lansing, Ingham
County and surrounding areas, to improve safety and accessibility
for passengers and keep the terminal in a state of good repair.

$1,824,416

MI Michigan
Department of
Transportation

The Michigan Department of Transportation will receive funding
for bus facility rehabilitation and expansion projects for four rural
transit providers. The project will allow the City of Big Rapids,
Gladwin County, Ogemaw County and the Roscommon County
Transportation Authority to enhance transit safety and access and
improve service reliability.

$2,365,600

MI Michigan
Department of
Transportation

The Michigan Department of Transportation will receive funding to
purchase transit vehicles for rural transit agencies across the
state. The new vehicles will allow the agencies to replace aging
vehicles and expand their eets, resulting in enhanced safety and
service reliability for riders.

$4,924,382

MI Michigan
Department of
Transportation

The Michigan Department of Transportation will receive funding
for the construction of a new headquarters and transfer station
for Bay Area Transportation Authority (BATA). BATA, which
provides transit service in Leelanau and Grand Traverse counties,
is constructing the project in tandem with the Traverse City
Housing Commission which is developing a ordable workforce
housing on an adjacent site.

$13,380,000

MN Metropolitan
Council on
behalf of
Minnesota
Valley Transit
Authority
(MVTA)

The Metropolitan Council will receive funding on behalf of the
Minnesota Valley Transit Authority (MVTA) to improve and
modernize the Burnsville Bus Garage. The project will allow MVTA,
which provides transit service to Twin Cities suburbs in Dakota and
Scott counties, to improve safety and e ciency and accommodate
future eet and service expansions.

$2,800,000

MI Michigan The Michigan Department of Transportation will receive funding $13,380,000
Department of for the construction of a new headquarters and transfer station
Transportation for Bay Area Transportation Authority (BATA). BATA, which

provides transit service in Leelanau and Grand Traverse counties,
is constructing the project in tandem with the Traverse City
Housing Commission which is developing a ordable workforce
housing on an adjacent site.

BATA  
Transit Oriented 
Development
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State
Project
Sponsor Project Description

Funding
Amount

WI City of Madison The City of Madison, Wisconsin, will receive funding to purchase
new 60-foot articulated buses and upgrade a maintenance facility
to accommodate the larger buses. This project will reduce
overcrowding on Metro Transit's high demand bus routes, and
improve transit service and reliability for residents of Madison and
the surrounding communities.

$4,676,760

WI Milwaukee
County

Milwaukee County in Wisconsin will receive funding to replace an
aging roof that is 35 years old and has exceeded its useful life at
the Milwaukee County Transit System Fleet Maintenance Facility.
The new roof will improve maintenance activities and ensure a
state of good repair so the transit system can continue to provide
safe and reliable transit service for residents throughout
Milwaukee County.

$3,003,628

WY Wyoming
Department of
Transportation
on behalf of
the University
of Wyoming

The Wyoming Department of Transportation on behalf of the
University of Wyoming will receive funding to construct a new
transit maintenance and storage facility in Laramie, Wyoming. The
new facility will replace an obsolete facility that is over 70 years
old, improve maintenance activities and ensure a state of good
repair for University of Wyoming Transit Services.

$4,237,262

Funding Total:
$463,848,929

Last updated: Tuesday, August 11, 2020
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BATA North Landscape Details    
Garfield Township, Michigan   22 December 2020

REFER TO SHEET L1.0 FOR TREE PLANTING AND SHRUB 
PLANTING DETAILS  
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34



BATA Headquarters 
Transit-Oriented Mixed-Use Development 

Application for Planned Unit Development 
 
 

 
 

1-25-2021 
 
Landscaping 

8) Landscaping 
b. Inventory and credit for existing landscaping along Hammond Road 
The existing stand of trees to remain along Hammond Road is a dense stand of sugar maple 
trees with predominant sizes ranging from 3-inch to 10-inch. The stand of trees is 
approximately 250-feet long and 45-feet wide and contains to may trees to provide an 
inventory of individual trees. The quantity of existing trees more than exceeds the 
requirements of the buffer yard landscaping.   
 

 
West end of the existing trees. Existing trees facing north from Hammond. 
 

 
East end of the existing trees. Size and spacing of existing sugar maple. 
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Memorandum 
 

TO: 

 

CC: 

Bob Gibbs, FASLA, AICP, President, Gibbs Planning Group 

 

John Jackson, AICP, President, McKenna 

FROM: Paul Lippens, AICP, Vice President, McKenna 

SUBJECT: Garfield Township: Best Practices for Workforce Housing and TOD Parking  

DATE: January 25, 2021 

 

Mr. Gibbs,  

This letter is in response to your request for an independent planner opinion on best practices for residential 
development parking standards as applied to the pending proposal for a Transit Oriented Development (TOD) 
with workforce housing in Garfield Township. Per our discussion, the subject site is located northeast corner 
Lafranier Road & Hammond Road, south of airport. We understand the development will be pursued in 
partnership with the Traverse City Housing Authority and will include new affordable housing, a regional transit 
station, a daycare, and cafe. We understand that this development will propose 250 residential units with 325 
bedrooms, made up of 50 studio units, 125 one-bedroom units, 75 two-bedroom units. The site includes 15 
cottage homes.  

 

TOD Subject Site: Northeast Corner of Lafranier Rd. and Hammond Rd. in Garfield Township. 
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GARDFIELD TOWNSHIP TOD PROPOSED PARKING MIX 
The site plan for the Garfield Township TOD proposed constructing 250 parking spaces, with an area reserved for 
an additional 31 deferred spaces. These spaces could be constructed at a later date if shared visitor spaces with 
the transit park & ride results in a need for more spaces. 

Workforce Housing Parking: 

• 179 paved surface spaces in parking lots adjacent to the multi-family buildings 

• 25 on-street parallel parking spaces 

• 46 spaces in the transit parking lot for visitors, available weekends and after business hours 

Cottages, Daycare, and Deferred Parking: 

• The 15 cottages will self-park, with minimum of 2.5 spaces per cottage 

• 11 spaces are planned for the daycare 

• 31 differed parking spaces, held in reserve on grass areas if the need arises. 

 
BATA North Site Master Plan, January 11, 2020. 
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BEST PRACTICES FOR WORKFIRCE RESIDENTIAL PARKING STANDARDS 
The most widely accepted industry source for estimating parking demand is the Parking Generation Manual, 
published by the Institute of Transportation Engineers. Applying the recommendations of this resources to the 
Garfield Township TOD, yields the following results. 

Institute of Transportation Engineers - Parking Generation Manual 
The 5th edition of ITE’s Parking Generation Manual is the publication most commonly used by transportation 
professionals for parking analysis. Parking Generation defines Land Use 221: Multi-Family Housing (Mid-Rise).  
as developments averaging 261 units, with a mix of apartments, townhomes and condos, and ranging 3 to 10 
stories in height. This seems to be the most appropriate corresponding land use code to the proposed Garfield 
Township development. For General Urban / Suburban sites, within ½ mile of transit, the parking supply ratio 
for Mid-Rise Housing is 1.5 spaces per unit or 0.8 space per bedroom. Using the 85th percentile of demand is 
considered an industry best practice for supply recommendations. This yields a parking space requirement of 
1.275 spaces per unit, or 0.68 spaces per bedroom. 

ITE Per Unit Calculation for Garfield Township TOD:  
1.5 Spaces Per Unit * .85 (85th percentile of demand) * 250 Units = 319 Spaces 

ITE Per Bedroom Calculation for Garfield Township TOD:  
1 Spaces Per Bedroom * .85 (85th percentile of demand) * 325 Bedrooms = 221 Spaces 

The above calculation shows that a per bedroom calculation is more appropriate for this development given that 
the unit mix leans heavily to studio and one-bedroom units. 

Best Practices For Workforce Residential Parking Summary Table 

  Source   Unit Rate 
  

Total # of Spaces for       
Garfield Township TOD 

  ITE Trip Generation Manual 5th edition1 

   Spaces per Unit Calculation, 250 Units 

 

 
1.275 per Unit 

 
319 

  ITE Trip Generation Manual 5th edition1 

Spaces per Bedroom Calculation, 325   
Bedrooms 

 

 
0.68 per Bedroom 

 
221 

 

1Based on Land Use 221: Multifamily Housing (Mid-Rise), General Urban/Suburban (within ½ mile to rail 
transit)  
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JUSTIFICATION FOR 1-SPACE PER UNIT FOR WORKFORCE HOUSING 
Workforce housing, is often comprised of smaller unit sizes, including studios and 1-bedrooms. The Garfield 
Township TOD proposes “right-sized” units, which are desirable for smaller family sizes, aging population, and 
“ride by choice” residents that are looking housing options that support a car-free lifestyle. Following table 
illustrates that using a adjusting the per unit calculation, to 1-space per unit (B2), is a more practical parking 
solution for the site than the alternative, which would be to create larger units without reducing the number of 
bedrooms (B1). 

 

Parking per unit 
scenarios 

A1 

Per Bedroom 
Calculation 

 
0.68 per Bedroom 

A2 

Per Unit 
Calculation  

 
1.27 per Unit 

B1 

Larger Units  
Per Unit Calculation  

 
1.27 per Unit 

B2 

Adjusted Per Unit 
Calculation  

 
1 per Unit 

Total Units 250 250 197 250 

Total Bedrooms 325 325 325 325 

Studio  50 50 50 50 

1-bedroom 125 125 72 125 

2-Bedroom 75 75 128 75 

Total Spaces 221 319 250 250 

 
Both Scenario B1 and B2 maintain 325 bedrooms, but B2 adjusts the per-unit calculation to 1-space per unit, to 
accommodate the desirable unit sizes for workforce housing. All four scenarios above reflect the same number of 
bedrooms, but A1 and B2 reflect a parking scenario that best achieves the desired unit and parking mix for the 
Garfield TOD. This analysis provides reasonable justification to use a parking requirement of 1-space per unit for 
the development. 

PARKING SPACE DIMENSIONS 
Parking space dimensions are another controlling factor for providing efficient vehicular access through site 
design. Many zoning ordinances default to a minimum dimension of 10 ft. by 20 ft. for perpendicular parking 
spaces with minimum aisles of 20 to 24 feet for a double loaded module. While these dimensions make 
calculations easy, they result in overbuilt parking areas. Based on the geometric factors of vehicle speed, vehicle 
size, and turning radii, the vast majority of vehicles could park comfortably in a 9 ft. by 18. ft. space with an 18 ft. 
to 20. ft. two-way aisle. 

The Urban Land Institute’s “The Dimensions of Parking,” 5th Edition, breaks down the contributing factors to 
parking geometrics. Vehicle size, or design vehicle, is perhaps the most significant of the control factors. 
According to ULI’s research, since 1999, the 85th percentile of vehicle size has remained relatively constant. ULI, 
and the National Parking Council, recommend using a design vehicle width of 6.58 ft. and a length of 17.25 ft. 
This translates to a recommendation for stall with of 8.25 ft. to 8.75 ft. for low turnover spaces, like employee lots 
or student lots, and 8.75 ft. to 9 ft. for high turnover lots, like community retail or medical facilities. The 
recommended length of 18 ft. for vehicle spaces does not change based on turnover. ULI recommends 9 inches 
over the design vehicle length to account for the distance from the bumpers to the edge of the stalls. 
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RECOMMENDATION 
Based on our application of industry best practices, using a 1-space per unit parking rate will be most 
appropriate for the Garfield TOD. We would recommend a parking rate of 1-space per unit as a maximum to 
encourage transit and multimodal trips as a primary method for user access.  

This recommendation is based on transit access being provided in a manner comparable to how ITE defines “rail 
transit” in the general urban / suburban land use types. We note that within the context of Northern Michigan, 
there would likely be little operational differences between a bus or BRT system operated by BATA and a Light 
Rail system. However; we did not review operational details of the proposed transit service in preparing this 
analysis. 

Finally, we find that parking stall dimensions of 9 ft. by 18 ft. will support comfortable vehicle access given the 
proposed uses of the Garfield Township TOD. 

We have not at this time conducted an analysis of Garfield Township parking requirements, or other zoning 
requirements that apply to the proposed Garfield Township development; however, we can confidently 
recommend using the ITE Parking Generation Manual to inform the Township’s decision-making process.  

Please feel free to contact me with any questions about our analysis. 

Sincerely, 

McKENNA   

 
Paul Lippens, AICP 
Vice President, McKenna 



BATA Headquarters -Transit Oriented Development

Parking Counts 10 AM Weekday 85 Estimated Parking Count 1/25/2021

Administration 16 Mechanics 4
Executive Director 1 Bus Operators 53

Director of Admin. Services 0.5 Customer Service 4
Director of Development 1 Facilities 3

Operations Manager 1 1 Visitor Parking 5
Operations Manager 2 1 69

Controller 0.5
Fleet & Facilities Manager 1
Fleet Service Coordinator 1

Human Resources Generalist 1
Planner 1

Mobility Manager 1
I.T. Coordinator 1

Advertising Coordinator 1
Administrative Assistant 1

Payroll & Benefits 1
Proposed (Procurement) 1

Proposed (     ) 1
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19) 	Lighting	PUD Photometric Plan
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20) 	Signs	PUD Sign Plan



A

D D

B

C

MONUMNET SIGN:
80 SF MONUMENT SIGN, (2) TWO SIDED
INTERNALLY ILLUMINATED

E

F

BULIDING MOUNTED SIGN:
UP TO 80 SF WALL MOUNTED SIGN
(2) TWO LOCATIONS

WALL MOUNTED SIGN:
LOCAITON "E" 40 SF 2' x 20' AREA

WALL MOUNTED SIGN:
LOCAITON "F" 40 SF 2' x 20' AREAGROUND MOUNTED SIGN:

6 SF, MOUNTED ON 2" X 2" ALUMINUM POSTS

(2) TWO SIDED

"A" MONUMENT SIGN "D" BUILDING SIGN
"C" DIRECTIONAL SIGN"B" DIRECTIONAL SIGN

GROUND MOUNTED SIGN:
6 SF, MOUNTED ON 2" X 2" ALUMINUM POSTS

(2) TWO SIDED
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21) 	Snow Storage	Snow storage calculation exhibit
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NOTE:
SOME SNOW CALCULATION AREAS WERE NOT REVISED WHEN THE SITE PLAN
CHANGED AS THE CHANGES WERE SO MINOR AS TO NOT AFFECT THE
AMOUNT OF SNOW STORAGE REQUIRED.  SUCH AS THE PARKING LOT FOR THE
PROPOSED DAY CARE.

5,590 S.F. SNOW STORAGE REQUIRED
5,795 S.F. SNOW STORAGE PROVIDED

3,665 S.F. SNOW STORAGE REQUIRED
6,513 S.F. SNOW STORAGE PROVIDED

349 S.F. SNOW STORAGE REQUIRED
1,105 S.F. SNOW STORAGE PROVIDED

2,135 S.F. SNOW STORAGE REQUIRED
2,149 S.F. SNOW STORAGE PROVIDED

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

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

1,980 S.F. SNOW STORAGE REQUIRED
2,079 S.F. SNOW STORAGE PROVIDED

3,628 S.F. SNOW STORAGE REQUIRED
4,627 S.F. SNOW STORAGE PROVIDED
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Civil Plan Set update to reflect:2)	Residential unit density and mix4)	Child care center screening6) 	Boardwalk Wetland crossing7) 	Environmental mitigation9)	East end of project site10)	Open space amenities11)	Shared access along LaFranier15)	Parking surface16)	Bicycle parking17)	Non-motorized circulation18)	Fueling station22)	Dumpsters
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