
CHARTER TOWNSHIP OF GARFIELD 

PLANNING COMMISSION MEETING  

Wednesday, September 8, 2021 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 – August 25, 2021

4. Correspondence

5. Reports

a. Township Board

b. Planning Commissioners

c. Staff Report

6. Unfinished Business

a. PD 2021-118 – South 22 Special Use Permit – Public Hearing

b. PD 2021-116 – BATA / TCHC Mixed-Use Development PUD – Update



7. New Business 

a. PD 2021-115 – Marengo 31 – Special Use Permit – Introduction 

b. PD 2021-117 – Chick-fil-A SUP Major Amendment – Introduction 

c. PD 2021-114 – City of Traverse City LaFranier Water Reservoir SUP Minor Amendment 

 
8. Public Comment 

 
9. Other Business 

 
10. Items for Next Agenda – September 22, 2021 

a. Chick-fil-A SUP Major Amendment – Public Hearing 
b. Housing Discussion – Continued 
c. Gauthier Property – Conceptual Review 
d. Guide to Development 
 

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 

August 25, 2021 

Call Meeting to Order:  Chair Racine called the August 25, 2021 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:  Joe McManus, John Racine, Molly Agostinelli, Joe Robertson, Pat Cline, Chris 
DeGood, and Robert Fudge 

Staff Present: Deputy Planning Director Steve Hannon 

1. Public Comment (7:00)
None

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

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

3. Minutes (7:01)
a. August 11, 2021 Regular Meeting

Agostinelli moved and McManus seconded to approve the August 11,
2021  Regular Meeting minutes as amended adding the phrase “per
parcel” after the word “signs” in line five of item 7b.

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

4. Correspondence (7:03)
Correspondence included a copy of a letter that was sent to Serra Automotive
regarding their zooming amendment request; a letter from the Chick-fil-A
developers and a handout on housing.

5. Reports (7:04)
Township Board Report
Agostinelli reported that homeless camping near the Goodwill Inn is problematic
and zoning action may need to be taken.

Planning Commissioners
None

3.
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 Staff Report 
 Hannon said that the proposed text amendment for Serra Automotive cannot be 

accepted as submitted.  Serra owns one parcel, not four and the current signage 
is out of compliance.  Commissioners asked questions and discussed the issue.   

 Chick-fil-A asked to relocate a connection path to the southern edge of the parcel 
because of steep grade issues.  This would be a major amendment.  Hannon 
asked commissioners if they would consider an expedited timeline to hear the 
request.  Commissioners asked for a clear site plan, grading plan and impacts on 
proposed landscaping as well as an explanation as why the amendment is 
needed. 

 
 Agostinelli moved and McManus seconded to set the matter for Public Hearing 

on September 22 pending receipt of the materials requested.   
 
 Yeas:  Agostinelli, McManus, DeGood, Robertson, Fudge, Cline, Racine  
 Nays: None 
 
 Hannon stated that the planning department received updated plans from BATA 

and TCHC and if the plans were complete and sufficient, the final approval 
process could be heard by the Planning Commission.   

 
6. Unfinished Business  
 a. PD 2021-112 – Housing Discussion (7:40) 
  Hannon included information in packets regarding housing. A Housing 

 Ready Communities checklist, best practices in the Redevelopment 
 Ready Communities program, implementation goals of the Township 
 Master Plan land use regulations and an implementation matrix were 
 reviewed and discussed by commissioners.  Hannon presented a 
 Powerpoint on housing types and how they vary throughout the township 
 as well as what potential different types of such housing could look like. 
 Commissioners agreed to explore ADU’s as they relate to the ordinance to 
 encourage cheaper housing and asked staff to bring in a housing expert to 
 discuss how to draw in some low income housing.  Yarrow Brown, 
 Executive Director of Housing North, may be a good resource for 
 commissioners.  Commissioners discussed housing demand and 
 pondered what would work in the township.   

   
7. New Business  
 None 
    
8. Public Comment (8:35) 
 None 
 
9. Other Business (8:35) 
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10. Items for Next Agenda – September 8, 2021 (8:36) 
 a. South 22 – Special Use Permit – Public Hearing 
 b. Serra Automotive – Zoning Ordinance Text Amendment 
 c. Marengo 31 – Special Use Permit 
 d. City of Traverse City Water Tower –Special Use Permit – Minor   
  Amendment  
  
11. Adjournment 
 Fudge moved to adjourn the meeting at 8:40pm. 
   
  

 

 

 ____________________________ 
 Joe Robertson, Secretary 
 Garfield Township Planning 
 Commission 
 3848 Veterans Drive 
 Traverse City, MI  49684 
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Please join us for a FREE 

Risk Management Training for 
Local Officials 

 

Tuesday, September 28, 2021 

5:30 PM – 8:00 PM 

East Bay Charter Township Hall, South Conference Room (1965 N. Three Mile Road) 

Instructor: John Iacoangeli, FAICP, Principal at Becket & Raeder, Inc. 

 

Who should attend: All local officials, including planning commissioners, zoning board of 

appeals members, and elected officials in Grand Traverse County 

Equipping local officials with a comprehensive understanding of state statutes and best practices related to the 

land development approval process is critically important. As litigation poses a significant risk related to planning 

and zoning decisions, this is essential training for all elected officials, planning commissioners and zoning board 

of appeals members.  

This training will focus on minimizing litigation risk by understanding laws and applying standards. Topics include 

identifying a conflict of interest, applying discretionary standards during special land use reviews, reasonable 

expectations of a developer and how comprehensive plans can minimize risk.  

Social distancing will be maintained to the greatest extent possible. Attendees will also have the option of 

viewing the training from the comfort of your computer live on YouTube: TACM.tv/EastBayLive  

PIZZA WILL BE PROVIDED! 

If planning to attend, please R.S.V.P by September 17th to East Bay Township Planner,  

Claire Karner, at ckarner@eastbaytwp.org. 

 

 

 

 

GRAND TRAVERSE COUNTY CHAPTER 

Thank you to our sponsors: Training developed by: 
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Charter Township of Garfield 
Planning Department Report No. 2021-118 

Prepared: September 1, 2021 Pages:  5 

Meeting: September 8, 2021 Planning Commission Attachments: 

Subject: South22 Multi-Family Housing Special Use Permit-Public Hearing 

File No. SUP-2021-02 Parcel No. 05-023-026-50 

Applicant: Hammond Investment Properties, LLC 

Agent: Scott Jozwiak/Jozwiak Consulting, Inc. 

Owner: Hammond Investment Properties, LLC 

BRIEF OVERVIEW: 

• Location: 1532 W Hammond Rd, west of LaFranier Road

• Parcel area: 21.02 acres

• Existing land use: Two residences/undeveloped land

• Existing zoning: R-3 Multi Family Residential

PURPOSE OF APPLICATION: 

This application requests approval of a Special Use Permit for a proposed 216-unit multi-family housing 

development. Multiple family dwellings are permitted via Special Use Permit in the R-3 Multi Family 

Residential District. 

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

6a.

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

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW: 

In approving any special use permit pursuant to Section 423, the Planning Commission may impose such 

reasonable standards, conditions, or requirements, in addition to or that supersede any standard specified in 

this ordinance, as it may deem necessary to protect the public interest and welfare. Such additional standards 

may include, but need not be limited to: 

a) Financing;

b) Availability of adequate public facilities or services;

c) Dedication of land;

d) Reservation of land;

e) Creation of special assessment districts;

f) Creation of restrictive covenants or easements;

g) Special setbacks;

h) Yard requirements;

i) Increased screening or landscaping requirements;

j) Area requirements;

k) Development phasing; or

l) Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of

environmentally sensitive areas, and similar characteristics.

Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 

Boundary Adjustment and Density: 

The proposed development is being presented by the same developer as Ridge45; however, South22 and 

Ridge45 are two separate developments. With this proposal, the developer adjusted the boundary between 

Ridge45 (parcels 05-023-025-60 and 05-023-026-40) and South22 (parcel 05-023-026-50) to accommodate 

improvements and meet density requirements. 
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The boundary adjustment resulted in Ridge45 having a net acreage to 36.74 acres. With 400 units, this 

results in a density of 10.89 units per acre which meets the minimum lot area density of 4,000 square feet 

per multi-family unit. 

The boundary adjustment resulted in South22 having a net acreage to 19.92 acres. With 216 units, this 

results in a density of 10.85 units per acre which meets the minimum lot area density of 4,000 square feet 

per multi-family unit. 

Buildings: 

The three proposed 3-story apartment buildings have been reduced in area resulting in a lower square 

footage. The proposed buildings are as follows: 

Building Type 
Number of 

Units 

Number of 

Buildings 

Square Feet 

Each 

Total 

Number 

of Units 

Total 

Square 

Feet 

3-story apartment building 60 each 3 20,020 180 60,060 

1-story quadplex 4 each 9 8,682 36 78,138 

Maintenance building n/a 1 4,000 n/a 4,000 

Total 216 142,198 

Building elevations have been provided that illustrate building height and façade. Maximum building height 

in the R-3 District is 3 stories or 40 feet. The proposed buildings appear to meet height requirements. 

Maximum lot coverage or the part of percent of the lot, occupied by a building, including accessory 

buildings is 35%. Proposed lot coverage is 16.4%. 

Several amenities are proposed including a dog park, sidewalks, patio area, pavilions, grills, and cornhole 

court. 

Setbacks: 

The front setback is 25 feet in the R-3 District. Side and rear yards in the R-3 District shall be 20 feet. The 

proposed buildings and structures meet setback requirements.  

Ingress and Egress: 

Ingress and egress for the site will be provided from Lloyd Lane to the south and Parkside Boulevard in the 

Ridge45 development to the north. Lloyd Lane will provide access to Hammond Road. Parkside Boulevard 

will provide access to LaFranier Road. 

Lloyd Lane and its intersection with Hammond Road will be reconfigured to meet Road Commission 

requirements for a proper T-intersection. Access easements are proposed. Recorded easements and 

maintenance agreements for cross-access and shared drives will be necessary as part as a condition of 

approval. 

Traffic Impact Report: 

A traffic impact report shall be required for any major development, special use permit, or site plan.  The 

requirements for a traffic impact report may be waived in whole or in part by the Director of Planning, or 

by the Planning Commission, upon a determination that such report is not necessary to determine needed 

road improvements or that no unsafe or hazardous conditions will be created by the development as 

proposed. 
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The proposed development exceeds 5 acres and is a development expected to generate more than 500 trips 

per day. However, the proposed development is offering land for improvement of the Lloyd 

Lane/Hammond Road intersection. Furthermore, no new driveways are proposed for Hammond or 

LaFranier Roads. In light of these improvements and design, Staff recommends waiving the requirement 

for a traffic impact report. 

Parking and Drives: 

Parking for multiple family dwellings has a minimum parking requirement of 1.5 spaces per dwelling unit 

to a maximum of 2.0 spaces per dwelling unit. A minimum of 270 parking spaces is required for the three 

3-story apartment buildings while a maximum of 360 parking spaces are permitted. 306 surface and garage

parking spaces are proposed for the three buildings. The quadplexes include two-car garages and driveway

parking.

The apartment buildings and quadplexes have garages that will provide bicycle parking and storage. Bike 

parking will also be provided near the entrance of each apartment building for the convenience of residents 

and visitors.  

Sidewalks: 

Proposed sidewalks, bicycle paths, and other pedestrian circulation features within the site, including 

dimensions and type of construction materials, meet Township requirements. 

Wetlands: 

Approximately 0.12 acre of wetlands is located near LaFranier Road has been delineated and verified by 

EGLE. A 25-foot buffer has been provided as required by the Township. A pedestrian bridge is being 

proposed to provide an added amenity and feature for the development. Pursuant to the attached letter from 

EGLE, the bridge will require a permit from EGLE. 

Landscaping: 

A detailed landscaping plan has been provided. Because the South22 will adjoin Ridge45, the Planning 

Commission is willing to adjust landscaping requirements to reflect the prevailing development patterns as 

permitted by the Zoning Ordinance. The landscaping plan is also taking advantage of existing trees. 

The landscaping plan shall identify the size of landscape materials in accordance with Table 530.F 

Minimum Greenspace Planting Specifications. Existing vegetation may be credited as detailed in Table 

530.L of the Zoning Ordinance for the purpose of calculating landscaping compliance provided that the

plants are in healthy growing condition, are at least the minimum size, are the appropriate species, and are

located within (or will be relocated to) the required buffer area. Inventory of the existing vegetation is

needed on the landscaping plan.

Lighting: 

A lighting and photometric plan has been provided with 45 16-foot light poles and fixtures. The proposed 

lighting appears to meet the requirements of Section 517 of the Zoning Ordinance. 

Snow Storage: 

Snow storage is to be provided at the ratio of ten (10) square feet per one hundred (100) square feet of 

parking area. Snow storage areas have been identified and meet the minimum requirements.  

Dumpster Enclosures: 

Two centralized dumpster and trash compactor are to be located adjacent to the proposed Maintenance 

Building. Details of the screening have been noted on the site plan.  
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Other Reviews: 

The application is subject to additional reviews, including but not limited to the Township Engineer, Grand 

Traverse County Road Commission, and Metro Fire. Sewer and water utility improvements and stormwater 

improvements will be reviewed by the Township Engineer. Escrow for these reviews is needed as 

determined by the Township Engineer. Signs are reviewed by the Township Zoning Administrator. 

ACTION REQUESTED: 

The purpose of this agenda item is to hold a public hearing on the application.  If, following the applicant 

presentation and Planning Commission discussion, the Commission is prepared to direct Staff to prepare 

Findings of Fact, then the following motion is offered for consideration: 

MOTION TO direct staff to prepare Findings of Fact for application SUP-2021-02, 

submitted by Jozwiak Consulting, Inc., for a Special Use Permit for an apartment complex 

at Parcel 05-023-026-50. and that the applicant shall submit a revised set of plans to address 

the landscaping requirements noted in PD Report 2021-118. 

Any additional information that the Planning Commission determines to be necessary should be added to 

this motion. 

Attachments: 

1. Impact Statement and Basis of Determination dated August 30, 2021

2. Letter from EGLE dated July 1, 2021

3. 11” x 17” plan set provided by applicant dated August 30, 2021
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APPROVAL CRITERIA 

Indicate, on a separate sheet of paper, how the proposed special use will comply with, meet, or facilitate each of the following 

Approval Criteria from § 423.E of the Zoning Ordinance. The Planning Commission must determine that each of these 

criteria are satisfied in order to grant approval of a Special Use Permit. A special use is permitted only if the applicant 

demonstrates that: 

 

The proposed use will be consistent with the purpose and intent of the master plan and this ordinance, 

including all regulations of the applicable zoning district; 

• Both current Zoning Map and Future Land Use Map indicate this area as a multi-family/high density 

zoning designation.  Currently the R-3 District allows for Multi-family residential, allowing 1 unit / 

4,000 sf.  The Master Plan (Future Land Use Map) allows for High Density Residential, 6-10 units per 

acre. 

The proposed use will be designed, constructed, operated and maintained so as to be compatible, harmonious and 

appropriate with the existing or planned character and uses of the neighborhood, adjacent properties and the natural 

environment; 

• This proposed development is compatible to all the surrounding uses and characteristics of this area and is 

allowed by Special Land Use.  Surrounding neighborhoods include mobile home park, multi-family 

developments, and proposed BATA transfer station with additional multi-family house proposed. 

 

The proposed use will not be detrimental, hazardous or disturbing to existing or future adjacent uses or to the public 

welfare by reason of excessive traffic, noise, dust, gas, smoke, vibration, odor, glare, visual clutter, electrical or 

electromagnetic interference; 

• South22, a multi-family housing development will not create any detrimental impacts.  Traffic is handled 

by internal private drives and entrances onto public rights-of-way are limited to reduce congestion. 

 

Potential adverse effects arising from the proposed use on the neighborhood and adjacent properties will be 

minimized through the provision of adequate parking, the placement of buildings, structures and entrances, as well 

as the provision and location of screening, fencing, landscaping, buffers or setbacks; 

• This developments intent is to create a community within its property and has provided the layout, 

amenities, parking and landscaping to create the sense of neighborhood.  This layout benefits the area by 

eliminating adverse effects to adjacent properties.  Landscaping and screening create a buffer and internal 

drives and parking are shieled by the proposed structures. 

 

The proposed use will retain as many natural features of the property as practicable, particularly where the natural 
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features assist in preserving the general character of the neighborhood; 

• The parcel is generally vacant, open land.  The south end of the property has some established vegetations 

(both deciduous and coniferous trees) and a regulated wetland as identified and delineated by Environment, 

Great Lake and Energy (EGLE).  The proposed layout maintains the wetlands, with maintaining a 25’ setback 

from said wetlands.  Some vegetation will be necessary to be removed but the layout has addressed keeping 

as much as possible to provide the scenery and buffering.   

 

Adequate public and private infrastructure and services such as streets, water and sewage facilities, drainage 

structures, police and fire protection, and schools, already exist or will be provided without excessive additional 

requirements at public cost; 

• Owner/Applicant has been working with Garfield Township Engineers to determine the expanded use on 

public sewer and water.  Both utilities have the capacity for the proposed use.  Drainage will be contained 

on site and all drives and entrances, including the redesign and construction of Lloyd Lane will be the 

responsibility of the Owner/Applicant.  

 

The establishment, maintenance, or operation of the proposed use shall not be detrimental to or endanger the 

public health, safety, morals, comfort, or general welfare; 

• South22 is not detrimental or an endangerment but rather provides the community with much needed 

multi-family housing in an area that has been designated for such a development.   

 

The public interest and welfare supporting the proposed use shall be sufficient to outweigh individual interests that 

are adversely affected by the establishment of the proposed use; 

• The continual growth of the Grand Traverse region requires housing of all types, with a high demand in 

multi-family housing options.  South22 provides 216 dwelling units in both quad-plex and apartment style, 

which supports the growing region and helps fill the demand.  This use supports the public interest and 

welfare greatly. 

 

Adequate measures shall be taken to provide ingress and egress so designed as to minimize traffic hazards and to 

minimize traffic congestion on the public roads; 

• South22 has direct connection to Ridge45, with shared internal drives.  This networks allows for sharing the 

main entrances that are already constructed on LaFranier.  The south end of the development fronts on 

Lloyd Lane (public).  Working with Grand Traverse County Road Commission, a proposed relocation of the 

intersection of Lloyd Lane and Hammond Road provides a safer means of connectivity; the proposed 

South22 entrances are located on Lloyd Lane.    
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Adequate measures shall be taken to provide vehicular and pedestrian traffic within the site, and in relation to streets 

and sidewalks servicing the site in a safe and convenient manner; and 

• Vehicular drives are interconnected with Ridge45, sized for the amount of traffic and configured to traffic

calm within the development.  The pedestrian flow follows the same principle- providing connectivity

between developments and with the sidewalk along the public roads for use to surrounding areas, providing

safe passage for all users in, through and around the area.

The proposed use shall not impede the orderly development and improvement of surrounding property for uses 

permitted within the zoning district. 

• South22 completes the zoning district with creating a safe multi-family housing community that helps

meet the needs of the area AND fulfils the intent of the zoning district.

IMPACT ASSESSMENT 

South22, a proposed multi-family housing development located in Garfield Township is comprised of a mix of quad-plex 
units and apartment buildings.    Nine (9) quad-plexes for a total of 36 units and three (3) apartment buildings of 60 units 
each is a grand total of 216 units.  This equates to 10.85 units per acre density (using 19.92 acres net).  This site is adjacent 
to the Ridge 45 apartment complex and provides the ability for cross-access agreements, shared storm-water 
management, and amenities such as sidewalks and playgrounds.   

The plan is for a one phase development, with construction to commence Fall of 2021 with site grading followed by utilities 
and vertical construction commencing shortly thereafter.  

The land is currently vacant, except for two vacated residences on the south end.  The site has little topography and scrub 
brush on the northern end.  Closer to the south end is some established vegetation, a mix of deciduous and coniferous 
trees and rolling terrain.    The southeast corner of the site has a regulated wetland as identified and delineated by 
Environment, Great Lake and Energy (EGLE).    Site work will necessitate removing some of the vegetation to perform site 
grading but no work is proposed in or near the regulated wetlands. 

Working with Garfield Township Engineers, it has been determined that the public sanitary sewer and water system have 
capacity for the proposed development.  Details on the specifics are being worked out. 

The residents of South22 will utilize the extensive sidewalk network both within its development and within Ridge45.  
Amenities to the complex include a dog park, pedestrian sidewalks in and around the development.  Pocket parks are 
created by the sidewalk network for outside recreation by the residents and will be purposed over time as apartment 
communities continue to discover new opportunities for their residents.

August 30, 2021
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July 1, 2021 

VIA E-MAIL 

Mr. Scott Jozwiak 
Jozwiak Consulting 
13300 South West Bayshore Drive 
Traverse City, Michigan 49684 

Dear Mr. Jozwiak:

SUBJECT: Wetland Identification Report 
Wetland Identification Site Name:  
28-W Hammond Road and La Franier Road NW-Garfield Township 
MiWaters Submission Number: HP8-4Q5Q-67977 

The Department of Environment, Great Lakes, and Energy (EGLE) conducted a Level 2 
Wetland Identification Review of approximately two acres on property (Property Tax 
Identification Number 05-023-026-50) located in located in Town 27N, Range 11W, 
Section 23, Garfield Township, Grand Traverse County on June 22, 2021.  The wetland 
identification was conducted in accordance with Part 303, Wetlands Protection, of the 
Natural Resources and Environmental Protection Act, 1994 PA 451, as amended 
(NREPA), and Rule 4 (1), Wetland Identification and Assessment (R 281.924), of the 
Administrative Rules for Part 303.  This is a report of our findings in response to your 
Wetland Identification Program (WIP) application. 

Based on our on-site investigation, which included a review of plants, hydrology, and 
soils, EGLE finds that the WIP review area contains wetland.  Staff also reviewed other 
pertinent information such as aerial imagery, soils survey data, topographic mapping 
data, and surface hydrology data. 

During EGLE’s site review, staff flagged the approximate wetland boundaries with 
EGLE-labeled, blue/yellow survey flagging tape and documented the boundaries on the 
enclosed site map (Figure 2).  The site map identifies areas containing regulated 
wetland and non-wetland (upland).  

Approximately 0.12 acre [all] of the wetland within the review area is regulated by EGLE 
because of wetland size or proximity to a pond, lake, or stream.  For the wetland 
identified as regulated wetland on the site map, please be advised that any of the 
following activities require a permit under Part 303: 

a) Deposit or permit the placing of fill material in a regulated wetland. 
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b) Dredge, remove, or permit the removal of soil or minerals from regulated 
wetland. 

c) Construct, operate, or maintain any use or development in a regulated 
wetland. 

d) Drain surface water from a regulated wetland. 

For the areas identified as non-wetland (upland) on the site map, EGLE lacks 
jurisdiction under Part 303 for activities occurring in those areas. 

High-accuracy GPS equipment was utilized to map wetland boundary flags within the 
WIP review area.  The enclosed map depicts approximate boundary locations of 
regulated wetland and non-wetland (upland).  The GPS map data generated by EGLE 
may be compatible with site planning/survey software that your engineer or surveying 
firm uses and may be available upon request.     

This Wetland Identification Report is limited to findings pursuant to Part 303 and does 
not constitute a determination of jurisdiction under other EGLE administered programs.  
Any land use activities undertaken within the review area may be subject to regulation 
pursuant to the NREPA under Part 91, Soil Erosion and Sedimentation Control. 

Please be aware that this wetland identification report does not constitute a 
determination of the jurisdiction under local ordinances or federal law.  The U.S. Army 
Corps of Engineers (USACE) retains regulatory authority over certain wetlands pursuant 
to Section 404 of the Clean Water Act (CWA), and specifically those wetlands 
associated with traditionally navigable waters of the state.  Navigable waters are 
generally the Great Lakes, their connecting waters, and river systems and lakes 
connected to these waters.  In other areas of the state, EGLE is responsible for 
identification of wetland boundaries for purposes of compliance with the CWA under an 
agreement with the U.S. Environmental Protection Agency.  Your review area is unlikely 
to be within those areas also regulated by the USACE.  Additional information may be 
obtained by contacting the USACE at 313-226-2218. 

You may request EGLE reassess the wetland boundaries and regulatory status of 
wetlands within any portion of the review area, should you disagree with the findings, 
within 60 days of the date of this report.  A written request to reassess the Wetland 
Identification review area must be accompanied by supporting evidence with regard to 
wetland vegetation, soils or hydrology different from, or in addition to, the information 
relied upon by EGLE staff in preparing this report.  The request should be submitted to: 

Wetland Identification Program 
Department of Environment, Great Lakes, and Energy  
Water Resources Division 
P.O. Box 30458 
Lansing, Michigan 48909-7958 



Mr. Scott Jozwiak 
Page 3 
July 1, 2021 

Please use the EGLE MiWaters submission number assigned to this project if 
submitting a permit application or otherwise corresponding with our office. 

The findings contained in this report do not convey, provide, or otherwise imply approval 
of any governing act, ordinance, or regulation, nor does it waive the obligation to 
acquire any applicable federal, state, county, or local approvals.  This Wetland 
Identification Report is not a permit for any activity that requires a permit from EGLE. 

The findings contained in this report are binding on EGLE until July 1, 2024, a period of 
three years from the date of this Wetland Identification Report unless a reassessment 
has been conducted.  Please contact me at 517-243-5002; gyekisk@michigan.gov; or 
EGLE, P.O. Box 30458, Lansing, Michigan 48909-7958, if you have any questions 
regarding this report. 

Sincerely, 

Keto Gyekis 
Wetland Identification Program Coordinator 
Water Resources Division 

Enclosures 
cc: Grand Traverse County Health Department (via e-mail) 

Grand Traverse County Soil Erosion Enforcement Agent (CEA) (via e-mail) 
Garfield Township Clerk (via e-mail) 
Mr. Scott Knowlton, Hammond Investment Properties, LLC (via e-mail) 
Mr. Joe Haas, EGLE (via e-mail) 
Mr. Neil Schock, EGLE (via e-mail) 



Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China
(Hong Kong), Esri Korea, Esri (Thailand), NGCC, (c) OpenStreetMap contributors, and the GIS User
Community
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Garfield Township
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Option is approximately 1,525 SF. with 3 bedrooms, 2 baths and a 24'x24' garage.  
All Dimensions are measured to face of framing.
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Charter Township of Garfield 
Planning Department Report No. 2021-116 

Prepared: September 1, 2021 Pages:  5 

Meeting: September 8, 2021 Planning Commission Attachments: 

Subject: BATA/TCHC Transit-Oriented Mixed-Use PUD – Update 

Applicant: Bay Area Transportation Authority (BATA) – Kelly Dunham, Executive Director 

Owner: LaFranier Trust Properties, Dixie Roethlisberger 

File No. PUD 2020-02 

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

SUBJECT SITE: 

• Northeast corner of LaFranier Road and Hammond Road

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

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

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

• Currently undeveloped land

• Zoning District – A-Agricultural

• Master Plan – High Density Residential

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

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

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

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

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

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

the Planning Commission made a site visit to tour the proposed project location. On May 12, 2021, the 

Planning Commission approved findings of fact for preliminary approval of the PUD and recommended 

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

granted preliminary approval of the PUD subject to conditions. 

PURPOSE OF APPLICATION: 

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

that includes the following uses and structures: 

Use/Structure Developer 

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

100 studio units (400 sf) – 48% 

70 one-bedroom units (600 sf) – 33% 

40 two-bedroom units (800 sf) – 19% 

TCHC 

15 single-family residential lots TCHC 

Total: 225 residential units 

56,000-square-foot bus storage garage BATA 

16,000-square-foot bus maintenance facility BATA 

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

Total: 84,000 square feet 

Possible Future Additions: 26,875 square feet 

Total Possible Buildout: 110,875 square feet 

Transfer station with three 300-square-foot shelters BATA 

400-square-foot bathroom facility BATA 

4,000-square-foot childcare center Not identified 

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

PROCEDURE: 

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

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

On May 25, 2021, the preliminary approval of the PUD granted by the Township Board specified all the 

conditions that must be satisfied prior to submission of the PUD under Section 426.C. Applications for final 

review and decision shall not be considered until all conditions have been addressed. 

The Director of Planning is required to conduct a completeness review to determine that all conditions of 

the preliminary decision have been addressed.  No application shall be referred to the Planning Commission 

until this standard has been satisfied. At this time, all the conditions of the preliminary approval have not 

been met. However, it is an opportune time to provide an update to the Planning Commission on the status 

of the application. 

CONDITIONS OF PRELMINARY APPROVAL: 

The following review provides the status of each condition: 

1. A phasing plan that includes a private development agreement between the co-

applicants, a detailed outline of the representations, obligations, and trigging events
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for the conforming and timely development of the property; and a performance 

guarantee with financial assurance that ensures the development’s necessary 

infrastructure improvements are completed as promised in a timely manner. 

An agreement between BATA and TCHC has been provided. Executed on August 

12, 2021, the agreement states that should TCHC not receive necessary funding 

for its portion of the project by the end of 2022, then BATA may reassign the 

housing portion of the development to another developer. TCHC also has the 

option to reassign the housing portion of the development. The agreement further 

states that BATA shall not be responsible to develop the residential phase.  

Of particular importance in the Agreement is a Proposed Development Schedule 

(Exhibit C). This Schedule is predicated upon Township final approval of the PUD. 

The attached schedule notes that TCHC will apply for funding from MSHDA with 

a LIHTC application on October 1, 2021. The schedule then indicates that the 

“First Opportunity to Receive Reservation Letter from MSHDA” would be 

January 31, 2022. If that reservation letter (essentially a funding commitment by 

MSHDA) is received or not, BATA intends to start construction of its facility in 

February or March, 2022. 

Of concern with this timeline is the development of the Transit Phase prior to any 

portion of the Residential Phase. It is important to remember that the primary 

permitted use on the project site is the Residential Phase. Construction of a transit 

development without the Residential Phase would circumvent the Zoning 

Ordinance. 

To be eligible for consideration as a PUD, a site must meet one or more of the 

eligibility criteria including mixed or varied uses, unusual topography or a unique 

setting, innovation and variety of design, additional amenities, and a substantial 

public benefit. Also, the Ordinance states that “Approval will not be granted when 

the planned unit development is determined to be sought primarily to avoid the 

imposition of standards and requirements of existing zoning classifications rather 

than to achieve the objectives of this ordinance.” 

The applicants proposed this development as a transit-oriented, mixed-use 

development. Through review of this proposal, it was found that the substantial 

public benefits are realized from providing workforce housing for the community 

and by locating a bus transfer station near housing in this neighborhood. Several 

times in the impact assessment within the application, in the statements as to how 

the application addresses the objectives and review criteria for PUDs, the 

applicants state: “The proposed transit-oriented PUD is innovative in the 

collaboration of BATA and the TC Housing Commission, working together to pair 

workforce housing adjacent to a new hub of public transportation.” 

This project is seen as one site with different components working together.  The 

combination of workforce housing and the transfer station provide substantial 

public benefits which achieve the objectives of the ordinance. Other types of 

housing on the project site would not provide a substantial public benefit based on 

the need for workforce housing.  The workforce housing also helps the efficacy of 

the bus transfer station, the other substantial public benefit, since there will likely 

be more transit users in workforce housing than market-rate housing.  If the BATA 
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facility were to be built without the housing, this would be seen as being “sought 

primarily to avoid the imposition of standards and requirements of existing zoning 

classifications rather than to achieve the objectives of this ordinance.”  

The agreement as presented does not meet the requirements of the Zoning 

Ordinance. This condition has not been met. 

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

Lakes, and Energy (EGLE).

Confirmation of the applicant’s wetland consultant has been made by EGLE in a 

letter dated July 14, 2021. This condition has been met. 

3. Description, including details of any walking paths or public access, and recording of

conservation easement for the eastern portion of the project site.

A declaration of conservation restriction has been provided for the eastern portion 

of the project site; however, the declaration does not contain a description of the 

restricted area and the document has not been recorded. This condition has not 

been met. 

4. Details of the proposed bus wash, including floor plan, location of equipment, and

hours of operation.

Details of the proposed bus wash have been provided; however, hours of operation 

have not been provided. This condition has not been met. 

5. Response to traffic impact study review and provision of any, if required,

improvements.

Response to the traffic impact study has been provided. While the response is 

acceptable, road improvements related to the project site may still be required by 

the Road Commission.  This condition has been met. 

6. Finalization of parking program, including the multi-family residential leasing

agreement and review of parking conditions prior to issuing a land use permit for

Phase II of the multi-family residential development.

Parking information has been satisfactorily provided. This condition has been met. 

7. For the final review, the applicant shall obtain any necessary reviews or approvals

from the Township Engineer, Grand Traverse Metro Fire Department, Grand Traverse

County Department of Public Works, Grand Traverse County Road Commission, and

Grand Traverse County Soil Erosion and Sedimentation Control.

Additional reviews are required to be conducted for the proposed project. These 

reviews include approval of water and sewer infrastructure, stormwater systems, 

fire access, and driveway locations. To date, no approval letters nor any review 

documentation have been provided. This condition has not been met. 
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8. Cross access connections will be provided to the Village of LaFranier Woods parcel

and the Prince of Peace parcel as necessary and/or required.

A letter and a draft defeasible easement agreement have been provided in 

anticipation of providing cross access between the project site and the Village of 

LaFranier Woods PUD and the Prince of Peace Church. The draft defeasible 

easement agreement will allow the parties (Village of LaFranier Woods and 

TCHC) to immediately discharge the easement in the event that the TCHC project 

does not come to fruition. The agreement has not been recorded. 

The letter states that both TCHC and the Prince of Peace Church agree upon a 

mutual easement for access to LaFranier Road. Such agreement is expected when 

TCHC acquires the subject parcel. The agreement for mutual access and associated 

maintenance will need to be submitted for Township review prior to recording by 

the applicant. This condition has not been met. 

As required by Section 426.C, Staff recommends that applicant submit the incomplete items prior to action 

by the Planning Commission. 

 Attachments: 

1. Letter with attachments submitted by Mansfield Land Use Consultants dated August 25, 2021

including 11” X 17” site plan set
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Charter Township of Garfield 
Planning Department Report No. 2021-115 

Prepared: September 1, 2021 Pages:  7 

Meeting: September 8, 2021 Planning Commission Attachments: 

Subject: Marengo 31 Special Use Permit – Introduction 

File No. SUP-2021-03 Parcel No. 05-021-065-00 

Applicant: M Brothers Northern LLC 

Agent: Mansfield Land Use Consultants 

Owner: M Brothers Northern LLC 

BRIEF OVERVIEW: 

Location: N US 31 South behind Baymont Inn @ 2326 N US 31 South 
Parcel area: 15.83 acres 

Existing land use: Undeveloped land behind Baymont Inn 

Existing zoning:  C-H Commercial Highway

PURPOSE OF APPLICATION: 

This application requests approval of a Special Use Permit for a commercial district housing development 

behind the Baymont Inn at 2326 N US 31 South (subject site has no address).  This development includes 
two 30-unit apartment buildings for 60 total dwelling units.  Commercial district housing developments are 

permitted via Special Use Permit in the C-H Commercial Highway district. 

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

7a.

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

 
 

PROJECT HISTORY: 

The applicants previously presented a conceptual review for apartment buildings on this site at the Planning 

Commission meeting on October 14, 2020.  The concept was further developed into the current Special Use 
Permit application being introduced at tonight’s Planning Commission meeting. 

 

SITE DESIGN AND ZONING COMPLIANCE OVERVIEW:  
In approving any special use permit pursuant to Section 423, the Planning Commission may impose such 

reasonable standards, conditions, or requirements, in addition to or that supersede any standard specified in 

this ordinance, as it may deem necessary to protect the public interest and welfare.  Such additional 
standards may include, but need not be limited to: 

 

a) Financing 

b) Availability of adequate public facilities or services 
c) Dedication of land 

d) Reservation of land 

e) Creation of special assessment districts 
f) Creation of restrictive covenants or easements 

g) Special setbacks 

h) Yard requirements 
i) Increased screening or landscaping requirements 

j) Area requirements 

k) Development phasing; or 

l) Standards pertaining to traffic, circulation, noise, lighting, hours of operation, protection of 
environmentally sensitive areas, and similar characteristics. 
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STAFF COMMENTS: 

Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 

 

Commercial District Housing Developments: 

Standards for commercial district housing developments are in Section 725 of the Zoning Ordinance and 
described by the following: 

 

1. Design 
a. Multiple-family residential uses built within commercial zoning districts shall be designed to 

cohesively integrate with the surrounding commercial uses. For the purpose of making this 

determination, the Planning Commission may rely on the site design requirements and general 
criteria as set forth in § 427, Planned Unit Residential Developments. 

 

The proposed Marengo 31 buildings will be located behind the Baymont Inn on US 31 and will use 

the same access drive from US 31.  The rest of the site is surrounded by wetlands and natural area. 
 

b. Multi-family structures shall be abutted by open space on at least one side per building. 

 
The site is surrounded on three sides by wetlands and natural area.  The proposed development will 

include useable open space areas on the south sides of each building. 

 
c. The baseline project density shall be as described in the R-3 Multiple Family Residential Zone. At 

its discretion, and based upon a determination that the project is designed to meet the intent of this 

Section, the Planning Commission may authorize increases in density over what is regularly 

allowable. 
 

The baseline minimum lot area for multiple family within the R-3 district is 4,000 square feet per 

dwelling unit which translates to 10.89 units per acre.  The site plan shows a size of 14.3 net acres 
for the site.  With 60 proposed dwelling units, this gives a density of about 4.2 units per acre.  The 

site is constrained by the buildable area with the surrounding wetlands. 

 

d. Parking requirements shall be as described in the R-3 Multiple Family District. Shared parking 
agreements as described in § 551 of this Ordinance are supported and encouraged. Parking areas 

shall not be located within any setback. 

 
For multiple family dwellings, the parking minimum is 1.5 spaces per dwelling unit and a maximum 

of 2.0 spaces per dwelling unit.  For the proposed development, this is a range of 90 to 120 spaces 

and 94 spaces are shown.  The parking area along the north side extends into the side yard setback 
and shall be moved out of this area. 

 

Wherever off-street parking is required, a minimum of two bicycle parking spaces are required.  

For parking areas with greater than twenty-five (25) motor vehicle spaces, bicycle parking shall be 
provided on a basis of two spaces per twenty-five motor vehicle parking spaces.  With 94 motor 

vehicle spaces proposed, 8 bicycle parking spaces are required.  The site plan shows two covered 

bike racks with 4 spaces each, one in front of each proposed building. 
 

e. Landscaping shall be as required in Article 5, Table 531.1. In the event that the multifamily project 

does not sit on its own parcel, the application shall indicate a project boundary area which shall 
be used for the purpose of landscaping placement. 
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The landscaping plan is described on Sheet L1.0.  A total of 21 trees and 8 shrubs are proposed for 
portions of the site mostly adjacent to parking areas.  The planting requirements from Table 531.1 

would require a Type “C” buffer between multi-family residential and commercial which would 

consist of 3 large trees, 3 medium or small trees, and 1 evergreen or coniferous tree per 100 linear 

feet of greenspace area. 
 

Given the surrounding wetlands and natural area, the applicants are proposing to count most of the 

existing vegetation towards their landscaping, which could be potentially considered based on the 
Zoning Ordinance.  The Planning Commission may waive or adjust landscaping requirements for 

this project based on certain criteria as described in the Zoning Ordinance. 

 
f. Pedestrian walkways shall be provided within the subject parcel or project boundary for the 

purpose of providing safe and convenient movement within the site and towards other walkable 

places of interest such as stores, restaurants, or entertainment. 

 
Pedestrian walkways proposed for the site are in front of the two buildings, along the access drive, 

and along US 31.  The pathway along US 31 is included in the Township Non-Motorized Plan as 

a future extension of the Mall Trail.  Providing for future connections from the proposed project to 
the Mall Trail will allow for access to a variety of places of interest. 

 

The site is also located directly to the west of the Township’s Miller Creek Nature Reserve.  The 
applicant has indicated in their letter that they would consider a formal pedestrian connection to 

the park.  A location for such connection may need to be determined on both the subject property 

and Township property. 

 
g. The residential areas of an overall commercial development site shall be adequately, but not overly, 

lit at night. Applications shall demonstrate that commercial lighting in the vicinity meets the dark 

sky requirements of this Ordinance in order to minimize impact on the residential area. Where 
lighting is to be installed for a residential area, average illumination levels of 0.5 to 1.0 foot candle 

shall be maintained. Existing commercial lighting which illuminates the residential area of the site 

to this level may be used in lieu of installing additional residential lighting. Common entryways 

shall be adequately illuminated by wall-pack style lighting fixtures. 
 

A lighting plan, including photometrics, was submitted along with the site plan set.  There are 13 

light fixtures proposed along the parking areas and the main access drive.  The highest illumination 
level shown is 5.7 foot-candles in the parking area between the two buildings, and an average level 

of 0.55 foot-candles is noted. 

 
Lighting standards of Section 517 also need to be met.  The plan includes a note that all proposed 

lamps shall emit light measuring between 0 K and 3,500 K on the Kelvin scale, to meet the color 

temperature standards of the Ordinance.  Lamp posts also have the same maximum height as any 

building in the zoning district, which is 35 feet; this shall also be noted on the lighting plan.  There 
is little illumination shown at the lot line, with the highest value being 0.4 foot-candles. 

 

2. Open Space Requirements 
a. A minimum of fifty square feet per unit of private outdoor space with a minimum dimension of four 

feet in any direction shall be provided. Private open space shall be accessible directly from the 

living area of the unit, in the form of a fenced yard, patio, deck, or balcony. 
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According to the application, each unit will have either a patio or balcony ranging from 57 square 
feet to 151 square feet.  These areas can be identified on the building elevation drawings, but there 

are no details included. 

 

b. A minimum of three hundred square feet per unit of common outdoor open space shall be provided. 
Required open space shall be consolidated to the extent reasonably possible to provide areas for 

the residents and/or to help buffer the residential structures from adjacent commercial uses. 

 
With 60 proposed units, a total of 18,000 square feet of common outdoor open space is required.  

The plan indicates over 20,000 square feet of common outdoor open space, although it is not quite 

clear how this number was calculated.  On the site plan, there appears to be large contiguous open 
spaces behind both buildings, next to the parking lot between both buildings, and further west along 

the access drive.  One of these open spaces will include a barbecue area as an amenity. 

 

c. Open space shall be designed to provide a rear yard along the longest building length of a given 
structure. 

 

Each building has a large contiguous open space behind it to function as a rear yard. 
 

d. Required setback areas shall not be included towards required open space areas; however, placing 

required open space areas adjacent to setbacks is supported. 
 

No common outdoor open spaces are indicated in the required setbacks. 

 

3. Compatibility 
Applications shall describe measures which will be taken to mitigate common commercial impacts such as 

noise, light, and nighttime operations on the multi-family project. 

 
The proposed project is to add a multifamily use in a commercial area.  The existing natural area provides 

extensive buffering from most surrounding commercial sites.  The Baymont Inn hotel is anticipated to have 

minimal impacts on the proposed development in terms of noise, light, and nighttime operations. 

 
Other Considerations: 

Buildings 

Two buildings are proposed, and each has a footprint of 10,658 square feet.  Building elevations have been 
provided to illustrate building height and façade.  Maximum building height in the C-H district is 35 feet 

and in any commercial or industrial district, building height may be increased by 1 foot for every 1 foot in 

additional setback.  Information on the building elevations indicate that these standards are met.  
 

Setbacks 

The setback requirements in the C-H district are 50 feet for the front yard, 20 feet for the side yards, and 30 

feet for the rear yard.  Also, in the Schedule of Regulations, there is a clause stating: “There shall be included 
as an integral part of any site development within the C-H District, a strip of land fifty (50) feet or more in 

width on all sides which abut a residential or agricultural district, except on the side fronting on a major 

street or highway.”  Further, only 30 feet of this transition strip may be used for a parking area, and the rest 
shall include landscaping, fences, walls, or combination thereof. 

 

The site borders residential or agricultural districts on the north, east, and south, though one is a PUD which 
is mostly commercial (Grand Traverse Commerce Center), one is parkland (Miller Creek Nature Reserve), 

and one is a mixed-residential PUD (Chelsea Park).  As noted previously, the parking area currently extends 
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into the 20-foot side yard setback on the north and needs to be moved out of this setback area, which would 
allow for additional landscaping.  No buildings are proposed within the 50-foot transition strip. 

 

Ingress and Egress 

The existing ingress and egress drive is located on the subject site, providing access for the subject site and 
the adjacent Baymont Inn.  No additional ingress and egress drives are proposed. 

 

Traffic Impact Report 
A traffic impact report shall be required for any major development, special use permit, or site plan under 

the following described conditions: 

 
(1) A proposed rezoning that could generate 150 or more directional trips during the peak hour 

or at least 1,000 more trips per day than the most intensive use that could be developed 

under existing zoning 

(2) A proposed development that will generate 150 or more directional trips during the peak 
hour or at least 500 trips per day; or 

(3) A proposed development for a 5-acre or larger site; or 

(4) Upon determination by the Director of Planning, or by the Planning Commission, that a 
report is necessary to determine needed road improvements or to determine that unsafe or 

hazardous conditions will not be created by the development as proposed. 

 
The requirements of this section for a traffic impact report may be waived in whole or in part by the Director 

of Planning, or by the Planning Commission, upon a determination that such report is not necessary to 

determine needed road improvements or that no unsafe or hazardous conditions will be created by the 

development as proposed. 
 

The proposed development is on a 15.83-acre parcel but only 1.9 acres is proposed for development, with 

0.7 proposed for useable open space and 11.7 acres to remain in open space.  With only 60 dwelling units, 
the development would not likely exceed 500 trips per day.  Based on the information provided above, Staff 

recommends waiving the traffic impact report requirement. 

 

Wetlands 
The applicant’s letter dated August 26, 2021 indicated a pre-application letter from EGLE in 2020 and that 

during the onsite meeting with EGLE, the existing wetland delineation, which had been completed in July 

2013, was acceptable.  There is a small, isolated wetland area in the middle of the site, not connected to any 
other wetlands, and the applicant received a permit from EGLE to fill this approximately 830 square foot 

area.  Copies of this information are included as attachments to this report. 

 
A 25-foot buffer from the wetlands is required by the Zoning Ordinance.  This setback is indicated in some 

places on the site plan but needs to be labeled more consistently to determine compliance with this buffer. 

 

Snow Storage 
Snow storage is to be provided at the ratio of 10 square feet per 100 square feet of parking area.  The site 

plan shows 46,900 square feet of area for parking and maneuvering lanes which requires 4,690 square feet 

of snow storage.  The site plan shows 3 snow storage areas totaling 12,089 square feet which would meet 
this requirement. 

 

Dumpster Enclosure 
The dumpster and enclosure will be on the eastern edge of the proposed development and will be 10’x 20’ 

with room for two 6’-tall 10’ x 10’ dumpster pads.  Walls will match the construction materials of the main 
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structure and the gate will be made of pressure treated, 6’-tall, 2” x 6” boards.  The proposed dumpster and 
enclosure appear to meet the standards of Section 516. 

Other Reviews 

The application is subject to additional reviews, including but not limited to the Township Engineer, Grand 
Traverse County Road Commission, and Metro Fire.  Sewer and water utility improvements and stormwater 

improvements are reviewed by the Township Engineer.  Escrow for these reviews is needed as determined 

by the Township Engineer.  Signs are reviewed by the Township Zoning Administrator. 

ACTION REQUESTED: 

The purpose of the introductory meeting is to accept the application and to identify any concerns to address 
prior to holding a public hearing.  As such, following an opportunity for applicant presentation and Planning 

Commissioner discussion, the following motion is offered for consideration: 

MOTION THAT application SUP-2021-03, submitted by M Brothers Northern LLC, for a 
Special Use Permit for a commercial district housing development known as Marengo 31 

at parcel 05-021-065-00, BE ACCEPTED, and BE SCHEDULED for a public hearing for 

the October 13, 2021 regular Planning Commission meeting, subject to the following items 
being addressed by the applicant: 

1. The parking area along the north side shall be moved out of the side yard setback area.
2. Add a note to the lighting plan that lamp posts shall meet the maximum height of the

zoning district.

3. Typical details of the patio and balcony areas shall be included.

4. Clarify how the common outdoor open space area was calculated.
5. Indicate the 25-foot wetland setback consistently on the site plan.

6. The application shall be subject to additional reviews, including but not limited to the

Township Engineer, Grand Traverse County Road Commission, and Metro Fire.

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

Attachments: 

1. Special Use Permit application letter, project narrative, and impact assessment dated August 2, 2021

2. Letter from EGLE dated September 14, 2020 with wetland delineation dated July 24, 2013

3. Permit from EGLE dated August 23, 2021

4. 11” x 17” site plan set provided by applicant dated August 23, 2021

5. Conceptual floor plan and building elevation dated August 2, 2021

6. Outdoor use area plan, dated August 25, 2021



 

  

Submitted to 
The Charter Township of Garfield 

3848 Veterans Drive 
Traverse City, MI 49684 

231-941-1620 

 8/2/21 
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Project Team 
  

Property Owner: 
M Brothers Northern LLC 
PO Box 27573 
Scottsdale, AZ 85255 

 
Applicant: 

M Brothers Northern LLC 
Danny Mikhail 
PO Box 27573 
Scottsdale, AZ 85255 
Phone: 480-392-3100  
Email: danny@dendevelops.com 

  
Planning and Engineering Consultant: 

Mansfield Land Use Consultants 
Dusty Christensen, LLA 
PO Box 4015 
Traverse City, MI 49685 
Phone:  (231) 946-9310 x 1008 
Email: dusty@maaeps.com 
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 Regulations Summary 
  
Project Address:            
N. US-31 South (No Address) 
Traverse City, MI 49684 
  
Project Parcel:            
Part of Tax ID 28-05-021-065-00 
  
Project Size:         
15.9 acres 
 

 
Existing Parcel Descriptions:  
See Site Plans. 
  
Existing Zoning: 
C-H Highway Commercial 
  
Existing Land Use: 
Vacant 
  
Proposed Land Use: 
Multiple-Family Residential 
  
Use Permitted by Special Use Permit: 
Commercial District Housing Developments 
The proposed multiple-family residential use is permitted by special use permit by the Township 
Zoning Ordinance. All special conditions within Section 725 of the Zoning Ordinance have been 
satisfied by the proposed plan. 

Township Comprehensive Master Plan, Future Land Use: 
Commercial and Recreational 
Commercial – The developable, upland area of the subject site is designated as the Commercial 
Future Land Use category, which allows for commercial uses of varying intensity. The proposed 
multiple-family residential use complements this description and the existing commercial uses 
and character of the US-31 corridor in the subject portion of the Township. The proposed use is 
well-suited for the subject site, as it provides additional housing opportunities near jobs, 
entertainment, and shopping within the Township and is set off of the highway, behind an 
existing commercial (hotel) use. 

Recreational – This Future Land Use category is used to designate potential future recreation 
areas and typically is used for properties currently owned by the Township. The lower wetland 
areas on the subject site have been identified as recreational, and have been left in their natural 
state on the proposed site plans for the enjoyment and recreational use of the tenants of the 
proposed use. 
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Regulations Summary continued 

 
    C-H zoning   Proposed  
Minimum Lot Size:  10,000 sf   15.9 Acres 

  
Minimum Lot Width: 100 ft.    433.83 ft.  
Height:   35ft (may be increased 36’ to top of parapet  
    1’ for each additional 
    1’ of setback) 
Front Yard Setback:  50ft     See Plans     
Side Yard Setback:  20ft    See Plans 
Rear Yard Setback:  30ft    See Plans 
Maximum Lot Coverage: 25%    3.59% 
Min. Building X-Section: 24ft    63ft 
 
Parking:   90 Total   94 Total 
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MAP -Street Map Vicinity 

  

Project Site 
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MAP -Aerial Photo Vicinity 
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Project Narrative 
 
The applicant is proposing to construct two thirty-unit apartment buildings and associated site 
amenities on the subject parcel. The 15.9-acre project site is on the east side of N. US-31 South, 
between South Airport and Hartman Roads, and effectively surrounds the existing Baymont 
Hotel property. The surrounding area is an established highway corridor with public utilities and 
a mix of commercial and residential uses. Surrounding land uses include existing commercial 
uses to the north and west, and recreation uses, in the form of the Miller Creek Nature Reserve to 
the east. 

The project site is currently vacant, with a majority of the property covered by wooded wetlands. 
The proposed apartment buildings, driveway, parking lots, utilities, and open space for tenant use 
is located on an existing upland area that extends to the northeast from the terminus of the 
existing shared boulevard drive from US-31. The project will be served by municipal sewer and 
water. Stormwater will be managed on site per the standards of the Township’s stormwater 
ordinance, utilizing a storm water infiltrator system located under the proposed parking lots. 

Existing infrastructure within the US-31 corridor, including the major highway and public 
utilities, allows for the proposed apartments to be built without causing an undue impact on local 
public services. The proposed development will comply with all soil erosion, storm water, and 
environmental standards of the Township, County, and State. The significant existing buffers 
between the development site and surrounding properties, including roughly 9.5 acres of wooded 
wetland area, will be preserved as part of the project. 

Responses to Approval Standards in the Zoning Ordinance 
The following provides information related to each standard in the referenced Section(s) of the 
Township Zoning Ordinance. Ordinance language is shown in bold text and responses are shown 
in plain text. 
 
Section 423.E Approval Criteria (Special Use Permits) 

A special use is permitted only if the applicant demonstrates that:  
1. The proposed use will be consistent with the purpose and intent of the master plan 

and this ordinance, including all regulations of the applicable zoning district;  
The proposed use is consistent with the standards of the Zoning Ordinance, as a use 
allowed by Special Use Permit, and the Master Plan which defines the development area 
on the subject site as Commercial on the Future Land Use Map. The proposed use is also 
consistent with the Master Plan as it furthers the goals of providing development that 
provides a diversity of housing options and preserves a majority of the subject site as 
open space and wooded wetland area. 
 

2. The proposed use will be designed, constructed, operated and maintained so as to be 
compatible, harmonious and appropriate with the existing or planned character and 
uses of the neighborhood, adjacent properties and the natural environment;  
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The proposed use will be compatible and harmonious with the existing character of the 
nearly fully developed surrounding area, as the proposed apartment uses will supply 
additional housing opportunity near one of the main commercial areas within the 
Township and are similar in character to the existing multiple-family residential uses on 
adjacent properties. Additionally, the preserved wooded wetland open space on the 
property is compatible with the Township Reserve property, which is directly east of the 
subject site. 
 

3. The proposed use will not be detrimental, hazardous or disturbing to existing or 
future adjacent uses or to the public welfare by reason of excessive traffic, noise, 
dust, gas, smoke, vibration, odor, glare, visual clutter, electrical or electromagnetic 
interference;  
The proposed multiple-family residential uses will not be detrimental or disturbing to 
surrounding uses or the public welfare, as they will be constructed to comply with the 
regulations of the Township Zoning Ordinance and all applicable regulatory agencies. 
Additionally, large buffers between the proposed buildings and adjacent uses will be 
preserved, significantly reducing the potential for negative impacts on surrounding 
properties. The proposed use will generate additional traffic, but that traffic will access 
onto US-31, an MDOT highway designed and constructed to handle a large amount of 
traffic. The existing shared boulevard driveway that serves the subject site and the 
existing Baymont Hotel site has an existing, approved curb cut and approach onto the 
highway. Generally, residential uses do not create impacts due to noise, dust, gas, smoke, 
vibration, odor, glare, visual clutter, or electrical interference. 
 

4. Potential adverse effects arising from the proposed use on the neighborhood and 
adjacent properties will be minimized through the provision of adequate parking, 
the placement of buildings, structures and entrances, as well as the provision and 
location of screening, fencing, landscaping, buffers or setbacks; 
On-site parking is included on the site plans to serve the proposed use and meets the 
standards of the Zoning Ordinance for both parking space quantity and design. The 
proposed apartment buildings and other site improvements are significantly distanced and 
buffered from surrounding uses by the preserved wooded wetlands areas of the site, 
effectively eliminating any potential visual or proximity impacts that could arise from the 
proposed use. 
  

5. The proposed use will retain as many natural features of the property as 
practicable, particularly where the natural features assist in preserving the general 
character of the neighborhood;  
The proposed use utilizes the developable upland area of the subject site and preserves 
roughly 9.5 acres of existing wooded wetland. Due to the separation between the 
proposed development and the public thoroughfare of US-31 and the preserved vegetated 
buffers, the proposed buildings will have very little impact on the character 
neighborhood. 
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6. Adequate public and private infrastructure and services such as streets, water and 
sewage facilities, drainage structures, police and fire protection, and schools, 
already exist or will be provided without excessive additional requirements at public 
cost;  
The existing public and private infrastructure and services available to the subject site 
will be adequate for the proposed use and will not cause excessive additional 
requirements at public cost. The existing share drive provides access to US-31 and 
existing public sewer and water utilities are available at the subject site. Plans have been 
submitted to the applicable local regulatory agencies for comment and/or approval, and 
the proposed project will comply with all standards and regulations of such agencies, 
including the Grand Traverse Metro Fire Department. 
 

7. The establishment, maintenance, or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety, morals, comfort, or general 
welfare;  
The proposed use will not be detrimental to the health, safety, and welfare of the general 
public and will comply with all standards and regulations of the Township Zoning 
Ordinance and all applicable local agencies. Plans have been submitted to the applicable 
local agencies for comment and/or approval. 
 

8. The public interest and welfare supporting the proposed use shall be sufficient to 
outweigh individual interests that are adversely affected by the establishment of the 
proposed use;  
The proposed use provides an additional 60 residential units for the region, helping to 
satisfy an identified need in the community and will not significantly impact the 
surrounding area or community, as described in other portions of this narrative. 
 

9. Adequate measures shall be taken to provide ingress and egress so designed as to 
minimize traffic hazards and to minimize traffic congestion on the public roads; 
The proposed project utilizes an existing shared driveway onto US-31 that meets MDOT 
driveway standards. In this location, US-31 has an existing center left-turn lane that 
allows for left turn stacking outside of the north and south travel lanes, reducing potential 
vehicular conflicts and congestion. The existing driveway is of sufficient width to allow 
for a lane for entering traffic and two lanes of exiting traffic making both right and left 
turns with plenty of space for vehicle stacking. 
  

10. Adequate measures shall be taken to provide vehicular and pedestrian traffic within 
the site, and in relation to streets and sidewalks servicing the site in a safe and 
convenient manner; and  
The proposed extension of the existing drive, along with the addition of pedestrian walks 
connecting the proposed site elements with each other and the public right-of-way, create 
a safe and convenient circulation system within the proposed development. Additionally, 
the proposed driveway has been designed to accommodate the standards of the fire 
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department, allowing for adequate access to the site for fire trucks and emergency 
vehicles. 
 

11. The proposed use shall not impede the orderly development and improvement of 
surrounding property for uses permitted within the zoning district.  
The proposed use will not impede the development or improvement of surrounding 
properties for permitted uses as it complements the surrounding commercial, residential, 
and recreational uses and will not create undue impacts on existing infrastructure in the 
general vicinity or the Township as a whole. 

 

Section 725 Commercial District Housing Developments 

A. Regulations and Conditions 
1. Design 

a. Multiple-family residential uses built within commercial zoning districts 
shall be designed to cohesively integrate with the surrounding 
commercial uses. For the purpose of making this determination, the 
Planning Commission may rely on the site design requirements and 
general criteria as set forth in § 427, Planned Unit Residential 
Developments.  
The proposed residential uses are designed to integrate with the existing 
surrounding commercial uses as the proposed buildings are similar in scale to 
the existing adjacent hotel and utilize the planned extensions of the existing 
driveway and utilities, which were dead-ended at the property line in 
anticipation of future development on the subject site. Additionally, the 
preservation of a large majority of the subject site as open space provides 
significant buffering between the proposed project and surrounding properties, 
significantly limiting potential conflicts and effectively screening the 
proposed use from view. 
 

b. Multi-family structures shall be abutted by open space on at least one side 
per building.  
The proposed multiple-family residential buildings are provided with abutting 
open space on the south sides of the buildings. This open space is of sufficient 
size to comply with Township Ordinance standards and consists of usable, 
upland area adjacent to the buildings. This usable open space area is directly 
adjacent to the preserved wooded wetlands on the southern portion of the site, 
further increasing the benefits that the open space provides to future tenants. 
 

c. The baseline project density shall be as described in the R-3 Multiple 
Family Residential Zone. At its discretion, and based upon a 
determination that the project is designed to meet the intent of this 
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Section, the Planning Commission may authorize increases in density 
over what is regularly allowable. 
The R-3 zoning district allows for a residential density of 1 unit per 4,000 s.f. 
of lot area. Given the 15.9-acre size of the subject site, a total of 173 
residential units would be allowed by the Ordinance. Based on market demand 
and site limitations, 60 residential units are proposed as part of this project. 
  

d. Parking requirements shall be as described in the R-3 Multiple Family 
District. Shared parking agreements as described in § 551 of this 
Ordinance are supported and encouraged. Parking areas shall not be 
located within any setback.  
Parking for multiple-family residential uses is to be provided at a rate of 1.5 
spaces per residential unit, according to the Zoning Ordinance. The 60 
proposed units require 90 parking spaces and the proposed plans include 94 
total parking spaces on the site. 
 

e. Landscaping shall be as required in Article 5, Table 531.1. In the event 
that the multi-family project does not sit on its own parcel, the 
application shall indicate a project boundary area which shall be used for 
the purpose of landscaping placement.  
Landscape buffers in accordance with Table 531.1 have been provided as part 
of the proposed plans, primarily utilizing the preservation of existing wooded 
area to satisfy the buffer requirements. 
 

f. Pedestrian walkways shall be provided within the subject parcel or 
project boundary for the purpose of providing safe and convenient 
movement within the site and towards other walkable places of interest 
such as stores, restaurants, or entertainment. 
Proposed pedestrian sidewalks are proposed to provide safe and convenient 
access from the proposed buildings to the parking areas and along the shared 
drive to the public right-of-way and other walkable places of interest in the 
general vicinity. 
  

g. The residential areas of an overall commercial development site shall be 
adequately, but not overly, lit at night. Applications shall demonstrate 
that commercial lighting in the vicinity meets the dark sky requirements 
of this Ordinance in order to minimize impact on the residential area. 
Where lighting is to be installed for a residential area, average 
illumination levels of 0.5 to 1.0 foot candle shall be maintained. Existing 
commercial lighting which illuminates the residential area of the site to 
this level may be used in lieu of installing additional residential lighting. 
Common entryways shall be adequately illuminated by wall-pack style 
lighting fixtures.  
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The proposed development will be lit adequately for safety purposes and 
comply with all dark-sky requirements of the Zoning Ordinance. A lighting 
plan depicting the proposed site lighting has been provided as part of the 
submission for this project. The common entries to the residential buildings 
will be lit with wall-mounted lighting that complies with the standards of the 
Ordinance and Building Code. Generally, the project site is situated far 
enough from existing commercial uses that light from these commercial uses 
will not impact the residents of the proposed buildings. Due to its secluded 
location, the project site will be lit only by the proposed project site lighting. 
 

2. Open Space Requirements 
a. A minimum of fifty square feet per unit of private outdoor space with a 

minimum dimension of four feet in any direction shall be provided. 
Private open space shall be accessible directly from the living area of the 
unit, in the form of a fenced yard, patio, deck, or balcony.  
Each proposed residential unit is provided with private outdoor open space in 
the form of a patio or balcony. These spaces range from 57 square feet to 151 
square feet, providing compliance with this standard. 
 

b. A minimum of three hundred square feet per unit of common outdoor 
open space shall be provided. Required open space shall be consolidated 
to the extent reasonably possible to provide areas for the residents 
and/or to help buffer the residential structures from adjacent 
commercial uses.  
The 60 proposed residential units require 18,000 square feet of common 
outdoor open space and 20,008 square feet of such outdoor open space is 
proposed adjacent to the south sides of the proposed buildings. This provided 
usable open space, in conjunction with the large preserved wetland open 
spaces on the site, buffer the proposed structures from adjacent uses and 
potential impacts. 
 

c. Open space shall be designed to provide a rear yard along the longest 
building length of a given structure.  
The proposed outdoor open space provides a rear yard for residents along the 
longest sides of the proposed structures. 
 

d. Required setback areas shall not be included towards required open 
space areas; however, placing required open space areas adjacent to 
setbacks is supported.  
Setback areas are not included within the proposed outdoor open space. 
 

3. Compatibility. Applications shall describe measures which will be taken to 
mitigate common commercial impacts such as noise, light, and nighttime 
operations on the multi-family project. 
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The most significant measure preventing common commercial impacts on the 
proposed project is the location of the proposed structures on the subject site. The 
proposed structures are located well off of the highway and a significant distance 
from most surrounding commercial uses. The closest of these is the Baymont 
Hotel, which creates little noise, light, and nighttime operation impact compared 
to other commercial uses. Additionally, a large portion of the subject site will be 
preserved as wooded wetland buffers between the proposed uses and surrounding 
properties. 

Impact Assessment 
The following provides information related to the impact assessment criteria listed on the 
Township Special Use Permit Application. Criteria language is shown in bold text and responses 
are shown in plain text. 
 

• A written illustrative description of the environmental characteristics of the site 
prior to development, i.e., topography, soils, vegetative cover, drainage, streams, 
creeks or ponds. 
The subject site is 15.9 acres in size and primarily consists of wooded wetlands, which 
will be preserved as part of this project. An existing developable upland area is located in 
the northeast potion of the property and will serve as the location for the proposed 
residential buildings, driveways, parking areas, and other amenities. The site is generally 
flat in nature with a gentle slope running west to east across the upland area, which is 
primarily open meadow with scattered shrubs and brush. The wooded wetland areas of 
the property contain a mix of evergreen and deciduous plants, including large swaths of 
mature trees, especially on the east and south potions of the site. Two existing creeks run 
from west to east across the property, but are a significant distance from the buildable 
upland area and will be protected by maintaining significant buffers of wooded wetland 
between them and any disturbed soils. Soils present in the buildable upland area are 
suitable for construction and storm water infiltration. The property owner has completed 
a number of soil borings to ensure that this is the case. A copy of the geotechnical report 
performed for this project has been included with this submission. 

• Types of uses and other man-made facilities. 
The proposed project consists of two 30-unit apartment buildings, a paved driveway, 94 
paved parking spaces, 8 bicycle racks, a concrete pedestrian sidewalk, a common seating 
pavilion in the usable open space, and a dumpster enclosure. Great care has been taken to 
incorporate the required site development elements within the existing upland area of the 
site, allowing for a majority of the site to be preserved in its natural state. 

• The number of people to be housed, employed, visitors or patrons and vehicular and 
pedestrian traffic. 
Assuming a rate of two residents per unit, the proposed project will house approximately 
120 people. Vehicular access to the site is accomplished through an extension of the 
existing shared drive to the northeast corner of the site, where a fire truck turnaround that 
complies with fire department standards has been provided. A proposed concrete 
pedestrian sidewalk is located along the proposed driveway, extending along the existing 
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drive to connect to the public right-of-way to accommodate pedestrian access to nearby 
commercial and entertainment establishments.  

• Phasing of the project including ultimate development proposals. 
It is proposed that the entire project be completed in one phase, with utility and rough site 
work occurring first, followed by building construction, paving, site restoration, and 
landscaping. 

• Natural features which will be retained, removed and/or modified including 
vegetation, drainage, hillsides, streams wetlands, woodlands, wildlife and water. The 
description of the areas to be changed shall include their effect on the site and 
adjacent properties. An aerial photo may be used to delineate the areas of change. 
As previously mentioned in this document, a majority of the subject site will be preserved 
in its natural state. These areas primarily consist of wooded wetlands. All earth work will 
occur outside of the wetland areas and Township wetland setbacks will be maintained. A 
small wetland pocket within the upland area of the site is proposed to be disturbed for the 
construction of the project and a MEGLE permit for this work has been submitted to the 
State. 

• The method to be used to serve the development with water and sanitary sewer 
facilities. 
It is proposed that connections to the existing public water and sewer systems adjacent to 
the site be made for this project. Existing sewer and water mains terminate at the end of 
the existing shared drive and it is proposed that the water main be extended into the 
subject site to allow for water service to the proposed buildings and for the construction 
of the required fire hydrants to ensure safety. Sewer pump chambers located at each 
proposed building will pump sewage up to an existing sewer structure and sewer main at 
the end of the existing drive, where the main gravity flows out to the sewer system in 
place at US-31. 

• The method to be used to control drainage on the site and from the site. This shall 
include runoff control during periods of construction. 
The proposed project will comply with all standards of the Township Storm Water 
Control Ordinance and the County Soil Erosion Control Ordinance both during and 
following construction. It is proposed that storm water from proposed impervious 
surfaces be collected in catch basins and piped to infiltrator systems located under the 
proposed parking lots. There, storm water will be held in volumes complying with 
Township standards and allowed to infiltrate into the ground. Any overflow from the 
proposed storm water control system will be captured by the surrounding wetlands, 
which are low in nature and will not allow storm water to flow off site or towards 
surrounding properties. During construction, industry standard erosion control methods, 
including silt fencing and seeding and mulching exposed soils, will be used to prevent 
sediment from being washed off site or into the on-site wetland areas. 

• If the public sewers are not available to the site, the Applicant shall submit a current 
approval from the Health Department or other responsible public agency indicating 
approval of plans for sewage treatment. 
Public sewers are available to the site and are proposed to be utilized for this project. 
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• The method to be used to control any increase in effluent discharge to the air or any 
increase in noise level emanating from the site. Consideration of any nuisance that 
would be created within the site or external to the site whether by reason of dust, 
noise, fumes vibration, smoke or lights. 
As is the case with all development projects, the construction process will result in the 
creation of some noise and there are no controls proposed to limit construction noise. 
Following the completion of the project, there will be no, or very few, potential noise, 
fume, vibration, smoke, or light impacts on surrounding properties. Any impacts that may 
be created are greatly controlled and mitigated by the preservation of the wooded buffers 
previously described in this document. 

• An indication of how the proposed use conforms with existing and potential 
development patterns and any adverse effects. 
The proposed use complements the existing development patterns in the general vicinity 
by continuing the existing pattern of development in the area. In this area, commercial 
uses line the US-31 and South Airport Road corridors and multiple-family residential 
uses are set back from these corridors, creating a buffer between the commercial uses and 
lower-density residential development, agricultural areas, and recreation areas to the 
south and east. The addition of the proposed apartments creates additional housing 
opportunities within the Township and complements the existing multiple-family 
residential uses located to the south of the subject site. Additionally, the subject site is 
served by existing road, sewer, and water infrastructure, eliminating the need to extend 
such facilities into undeveloped areas. 

• The proposed density in units per acre for residential developments. 
The 60 proposed units on the 15.9-acre site result in a proposed residential density of 
3.77 units per acre. 

• Name(s) and address(es) of person(s) responsible for preparation of statement. 
This statement was created, in conjunction with the property owner, by Mansfield Land 
Use Consultants. 

• Description of measures to control soil erosion and sedimentation during grading 
and construction operations and until a permanent ground cover is established. 
Recommendations for such measures may be obtained from the County Soil Erosion 
and Sedimentation office. 
The proposed project will utilize industry standard erosion control measures during 
construction that comply with all requirements of the County Soil Erosion Control 
Ordinance. Chief among these measures will be the installation of silt fence prior to 
construction to prevent the transport of sediment out of the construction area. 

• Type, direction, and intensity of outside lighting. 
All proposed exterior lighting will comply with the standards of the Zoning Ordinance 
and by dark-sky compliant. A lighting plan detailing the proposed lighting has been 
provided with this submission. 

• General description of deed restrictions, if any. 
No deed restriction are proposed. 

 



 

 

STATE OF MICHIGAN 

DEPARTMENT OF 
ENVIRONMENT, GREAT LAKES, AND ENERGY 

CADILLAC 
 

 
September 14, 2020 

 
 
 
VIA EMAIL 
 
 
Mr. Danny Mikhail 
P.O. Box 27573 
Scottsdale, Arizona 85255 
 
Dear Mr. Mikhail: 
 
SUBJECT: Preapplication Meeting 
 Michigan Department of Environment, Great Lakes, and Energy (EGLE)  

Submission Number HP1-QV07-G7W9M 
 
This letter is a follow-up to our August 12, 2020, preapplication meeting regarding the proposed 
project in Traverse City, Michigan, Grand Traverse County.  The purpose of a preapplication 
meeting is to provide you with information that will clarify the permit process, answer preliminary 
questions about your specific project in order to avoid delays at a later date, and to determine, if 
possible, the need for wetland or inland lakes and streams permits. 
 
During this meeting we reviewed the need to obtain a permit under Part 301, Inland Lakes and 
Streams; and Part 303, Wetlands Protection, of the Natural Resources and Environmental 
Protection Act, 1994 PA 451, as amended (NREPA).  The review was based on discussion of 
the proposed project and/or draft permit application, the proposed site, and potential 
modifications to the project discussed during our meeting. 
 
During the review of the project site, EGLE’s Water Resources Division (WRD) made the 
following findings regarding the need for a permit under Part 301 and Part 303 of the NREPA: 
 

 A permit is required for the project as proposed. 

 A permit is not required for the project as proposed. 

 It cannot be determined whether a permit is required given the information presented 
at this time. 

 
This determination is based on the enclosed project plan prepared by August 3, 2020 and dated 
[insert date of plan] along with other enclosed information provided at the time of this meeting 
only.  Provided that the proposed project and location are not altered, this determination is 
binding on EGLE for a period of two years from the date of this meeting. 
 
During the meeting, we also discussed a number of issues related to the project, including the 
following: 
 

• Information on completing an application form. 

• Possible alternative design options to minimize project effects on aquatic resources, 
specifically utilizing the available upland to the greatest degree possible. 

GRETCHEN WHITMER 
GOVERNOR 

LIESL EICHLER CLARK  
 DIRECTOR 
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• Needed clarification in the project plans, specifically the grading and filling limits relative 
to the wetland boundaries. 

• Potential adverse effects to aquatic resources on the site that may result from the 
proposed project, specifically soil erosion and stormwater management. 

• The potential presence of state or federally listed threatened or endangered species on 
the site.  We recommend review of the material available on the Michigan Department of 
Natural Resources’ (MDNR) Website: https://www.michigan.gov/dnr/0,4570,7-350-
79134_82777-230551--,00.html 

 
Please note that this is not a permit.  The WRD cannot indicate during a preapplication meeting 
whether or not a permit will be issued.  The WRD cannot make a decision regarding a permit 
until it has considered all of the information provided in the final permit application, and, in some 
instances, has also considered comments received in response to a public notice of the project.  
Therefore, the WRD cannot legally tell you whether the project will be permitted in advance of a 
permit application being submitted and reviewed. 
 
The EGLE submission number assigned to this project is HP1-QV07-G7W9M.  Please keep a 
record of this submission number and use it when submitting a final application or otherwise 
corresponding with our office on this project. 
 
We appreciate the opportunity to meet with you or your representative to address these 
concerns.  We have established a submission for this project, and the information submitted to 
date will be used to facilitate processing of the final application.  If you should have follow-up 
questions before then, please contact me at 231-429-5244; SchockN@michigan.gov; or EGLE, 
WRD, Cadillac District Office, 120 West Chapin Street, Cadillac, Michigan 49601-2158. 
  

Sincerely, 
 
 
 
Neil Schock 
Water Resources Division 
Cadillac District Office 

 
ns:sh 
Attachments 
cc:  Mr. Doug Mansfield, Contractor 

 

https://www.michigan.gov/dnr/0,4570,7-350-79134_82777-230551--,00.html
https://www.michigan.gov/dnr/0,4570,7-350-79134_82777-230551--,00.html
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This notice must be displayed at the site of work. 
Laminating this notice or utilizing sheet protectors is recommended. 

Please refer to the above permit number with any questions or concerns. 

 

 

NOTICE OF AUTHORIZATION 
 

 
Permit Number:  WRP030420 v. 1   Date Issued:  8/23/2021 
Site Name: 28-M Brothers Site - US 31 South-Traverse City       Expiration Date:  8/23/2026 
 
The Michigan Department of Environment, Great Lakes, and Energy (EGLE), Water Resources Division, 
P.O. Box 30458, Lansing, Michigan 48909-7958, under provisions of the Natural Resources and Environmental 
Protection Act, 1994 PA 451, as amended; specifically: 
 

 Part 31, Floodplain Regulatory Authority of the Water Resources Protection. 

 Part 301, Inland Lakes and Streams. 

 Part 303, Wetlands Protection. 

 Part 315, Dam Safety. 

 Part 323, Shorelands Protection and Management. 

 Part 325, Great Lakes Submerged Lands. 

 Part 353, Sand Dunes Protection and Management. 
 

Authorized activity: 

Within an isolated unnamed wetland area, fill an approximately 830 square foot wetland area as 
part of a project to develop and construct a commercial building on the property.  The proposed 
wetland fill activity will be completed with the use of approximately 24 cubic yard of clean fill 
material.  Prior to the start of construction, all adjacent non-work wetland areas shall be protected 
by properly trenched sedimentation barrier to prevent sediment from entering the wetland.  No fill, 
excess soil, or other material shall be placed in the 100-year floodplain, any wetland or surface 
water area not specifically authorized by this permit, its plans, and specifications. All work shall be 
completed in accordance with the attached plans and specifications of this permit.  

 
To be conducted at property located in: Grand Traverse County, Waterbody:  Unnamed Wetland 
Section 21, Town 27N, Range 11W, Garfield Township 
 
Permittee:  
Mr. Danny Mikhail 
M Brothers Northern, LLC 

PO Box 27573 

Scottsdale, Arizona 85255 

 
 

Issued By:  
Neil Schock 
Cadillac District Office 
Water Resources Division 
 

 



 

 

 
MICHIGAN DEPARTMENT OF ENVIRONMENT, GREAT LAKES, AND ENERGY 

WATER RESOURCES DIVISION 

PERMIT 
 

Issued To: 
 
Mr. Danny Mikhail 
M Brothers Northern, LLC 

PO Box 27573 
Scottsdale, Arizona 85255 
 

Permit No: WRP030420 v.1  
Submission No.: HP9-V1BT-821HK 
Site Name: 28-M Brothers Site - US 31 South-Traverse City 
Issued: 8/23/2021 
Expires: 8/23/2026  
 
This permit is being issued by the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE), Water Resources Division (WRD), under the provisions of the Natural Resources and 
Environmental Protection Act, 1994 PA 451, as amended (NREPA); specifically: 
 

 Part 301, Inland Lakes and Streams  Part 323, Shorelands Protection and Management 

 Part 303, Wetlands Protection  Part 325, Great Lakes Submerged Lands 

 Part 315, Dam Safety  Part 353, Sand Dunes Protection and Management 

 Part 31, Water Resources Protection (Floodplain Regulatory Authority) 

 
Permission is hereby granted, based on permittee assurance of adherence to State of Michigan 
requirements and permit conditions, to: 
 
Authorized Activity: 

Within an isolated unnamed wetland area, fill an approximately 830 square foot wetland area as part 
of a project to develop and construct a commercial building on the property.  The proposed wetland fill 
activity will be completed with the use of approximately 24 cubic yard of clean fill material.  Prior to the 
start of construction, all adjacent non-work wetland areas shall be protected by properly trenched 
sedimentation barrier to prevent sediment from entering the wetland.  No fill, excess soil, or other 
material shall be placed in the 100-year floodplain, any wetland or surface water area not specifically 
authorized by this permit, its plans, and specifications. All work shall be completed in accordance 
with the attached plans and specifications of this permit.  

 
Waterbody Affected: Unnamed Wetland 
Property Location: Grand Traverse County, Garfield Township, Town/Range/Section 27N11W21 
 
Authority granted by this permit is subject to the following limitations: 
A. Initiation of any work on the permitted project confirms the permittee's acceptance and agreement to 

comply with all terms and conditions of this permit. 
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B. The permittee, in exercising the authority granted by this permit, shall not cause unlawful pollution as 
defined by Part 31 of the NREPA. 

C. This permit shall be kept at the site of the work and available for inspection at all times during the duration 
of the project or until its date of expiration. 

D. All work shall be completed in accordance with the approved plans and specifications submitted with the 
application and/or plans and specifications attached to this permit. 

E. No attempt shall be made by the permittee to forbid the full and free use by the public of public waters at or 
adjacent to the structure or work approved. 

F. It is made a requirement of this permit that the permittee give notice to public utilities in accordance with 
2013 PA 174 (Act 174) and comply with each of the requirements of Act 174. 

G. This permit does not convey property rights in either real estate or material, nor does it authorize any injury 
to private property or invasion of public or private rights, nor does it waive the necessity of seeking federal 
assent, all local permits, or complying with other state statutes. 

H. This permit does not prejudice or limit the right of a riparian owner or other person to institute proceedings 
in any circuit court of this state when necessary to protect his rights. 

I. This permit shall not be assigned or transferred without the written approval of EGLE. 
J. Failure to comply with conditions of this permit may subject the permittee to revocation of permit and 

criminal and/or civil action as cited by the specific state act, federal act, and/or rule under which this permit 
is granted. 

K. All dredged or excavated materials shall be disposed of in an upland site (outside of floodplains, unless 
exempt under Part 31 of the NREPA, and wetlands). 

L. In issuing this permit, EGLE has relied on the information and data that the permittee has provided in 
connection with the submitted application for permit.  If, subsequent to the issuance of a permit, such 
information and data prove to be false, incomplete, or inaccurate, EGLE may modify, revoke, or suspend 
the permit, in whole or in part, in accordance with the new information. 

M. The permittee shall indemnify and hold harmless the State of Michigan and its departments, agencies, 
officials, employees, agents, and representatives for any and all claims or causes of action arising from 
acts or omissions of the permittee, or employees, agents, or representative of the permittee, undertaken in 
connection with this permit.  The permittee's obligation to indemnify the State of Michigan applies only if the 
state: (1) provides the permittee or its designated representative written notice of the claim or cause of 
action within 30 days after it is received by the state, and (2) consents to the permittee's participation in the 
proceeding on the claim or cause of action.  It does not apply to contested case proceedings under the 
Administrative Procedures Act, 1969 PA 306, as amended, challenging the permit.  This permit shall not be 
construed as an indemnity by the State of Michigan for the benefit of the permittee or any other person. 

N. Noncompliance with these terms and conditions and/or the initiation of other regulated activities not 
specifically authorized shall be cause for the modification, suspension, or revocation of this permit, in whole 
or in part.  Further, EGLE may initiate criminal and/or civil proceedings as may be deemed necessary to 
correct project deficiencies, protect natural resource values, and secure compliance with statutes. 

O. If any change or deviation from the permitted activity becomes necessary, the permittee shall request, in 
writing, a revision of the permitted activity from EGLE.  Such revision request shall include complete 
documentation supporting the modification and revised plans detailing the proposed modification.  
Proposed modifications must be approved, in writing, by EGLE prior to being implemented. 

P. This permit may be transferred to another person upon written approval of EGLE.  The permittee must 
submit a written request to EGLE to transfer the permit to the new owner.  The new owner must also 
submit a written request to EGLE to accept transfer.  The new owner must agree, in writing, to accept all 
conditions of the permit.  A single letter signed by both parties that includes all the above information may 
be provided to EGLE.  EGLE will review the request and, if approved, will provide written notification to the 
new owner. 

Q. Prior to initiating permitted construction, the permittee is required to provide a copy of the permit to the 
contractor(s) for review.  The property owner, contractor(s), and any agent involved in exercising the permit 
are held responsible to ensure that the project is constructed in accordance with all drawings and 
specifications.  The contractor is required to provide a copy of the permit to all subcontractors doing work 
authorized by the permit. 
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R. Construction must be undertaken and completed during the dry period of the wetland.  If the area does not 
dry out, construction shall be done on equipment mats to prevent compaction of the soil. 

S. Authority granted by this permit does not waive permit requirements under the authority of Part 305, 
Natural Rivers, of the NREPA.  A Natural Rivers Zoning Permit may be required for construction, land 
alteration, streambank stabilization, or vegetation removal along or near a natural river. 

T. The permittee is cautioned that grade changes resulting in increased runoff onto adjacent property is 
subject to civil damage litigation. 

U. Unless specifically stated in this permit, construction pads, haul roads, temporary structures, or other 
structural appurtenances to be placed in a wetland or on bottomland of the water body are not authorized 
and shall not be constructed unless authorized by a separate permit or permit revision granted in 
accordance with the applicable law. 

V. For projects with potential impacts to fish spawning or migration, no work shall occur within fish spawning 
or migration timelines (i.e., windows) unless otherwise approved in writing by the Michigan Department of 
Natural Resources, Fisheries Division. 

W. Work to be done under authority of this permit is further subject to the following special instructions and 
specifications: 
1. Authority granted by this permit does not waive permit or program requirements under Part 91 of the 

NREPA or the need to acquire applicable permits from the CEA.  To locate the Soil Erosion Program 
Administrator for your county, visit www.mi.gov/eglestormwater and select "Soil Erosion and 
Sedimentation Control Program" under "Related Links." 

2. The authority to conduct the activity as authorized by this permit is granted solely under the provisions 
of the governing act as identified above.  This permit does not convey, provide, or otherwise imply 
approval of any other governing act, ordinance, or regulation, nor does it waive the permittee's 
obligation to acquire any local, county, state, or federal approval or authorization necessary to conduct 
the activity. 

3. Fill an approximately 830 square foot wetland area as part of a project to develop and construct a 
commercial building on the property.  The proposed wetland fill activity will be completed with the use of 
approximately 24 cubic yard of clean fill material.  All work shall be completed in accordance with the 
approved plans and specifications of this permit. 

4.    Prior to the start of construction, all adjacent non-work wetland areas shall be protected by properly 
trenched sedimentation barrier to prevent sediment from entering the wetland.  Orange construction 
fencing may be installed as needed to prohibit construction personnel from entering or performing work 
in these areas.  Sedimentation barrier shall be maintained daily throughout the construction process.  
Upon project completion, the accumulated materials shall be removed and disposed of at an upland 
site.  The sedimentation barrier shall then be removed in its entirety and the area restored to its original 
configuration and cover. 

5. No fill, excess soil, or other material shall be placed in the 100-year floodplain, any wetland or surface 
water area not specifically authorized by this permit, its plans, and specifications. 

6. Prior to the initiation of any permitted construction activity, a sedimentation barrier shall be installed 
along the entire route of the disturbed wetland area and maintained in good working order until 
permanent stabilization and re-vegetation of all disturbed areas has occurred.  The sedimentation 
barrier shall be removed after re-vegetation.   

7. This permit is limited to authorizing the construction as specified above and carries with it no 
assurances or implications that associated wetland or floodplain areas can be developed and serviced 
by the structures authorized by this permit. 

8. This permit does not authorize or sanction work that has been completed in violation of applicable 
federal, state, or local statutes. 

9. The permit placard shall be kept posted at the work site in a prominent location at all times for the 
duration of the project or until permit expiration. 

10. This permit is being issued for the maximum time allowed and no extensions of this permit will be 
granted.  Initiation of the construction work authorized by this permit indicates the permittee's 
acceptance of this condition.  The permit, when signed by EGLE, will be for a five-year period beginning 

file:///C:/Users/Hudsons/Downloads/www.mi.gov/eglestormwater
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on the date of issuance.  If the project is not completed by the expiration date, a new permit must be 
sought. 

 
 
 

Issued By:  
Neil Schock 
Cadillac District Office 
Water Resources Division 
 

ns:sh 
Attachments 
cc: Garfield Township Clerk 

Grand Traverse CEA 
 Dusty Christensen, Agent/Consultant 
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Charter Township of Garfield 
Planning Department Report No. 2021-117 

Prepared: September 1, 2021 Pages:  3 
Meeting: September 8, 2021 Planning Commission Attachments: 
Subject: Chick-fil-A Restaurant Special Use Permit-Major Amendment – Introduction 
File No. SUP-2021-01-A Parcel No. 05-021-011-00 
Applicant: Chick-fil-A, Inc. 
Agent: Progressive AE, Inc. 
Owner: 2700 N US 31 LLC 

BRIEF OVERVIEW: 

• Location: 2700 N US-31 South, north of South Airport Road

• Parcel area: 2.113 acres development site (4.38 acres total parcel)

• Existing land use: Single family residential

• Existing zoning: C-G General Commercial District

PURPOSE OF APPLICATION: 

A Special Use Permit for a drive-through restaurant at the subject location was approved by the Planning 

Commission on May 12, 2021. The approved site plan has a proposed pedestrian sidewalk at the front of 

the site extending from the existing Mall Trail to the front of the proposed restaurant. This area has a steep 

slope that required design of the sidewalk to be extended along the slope and to provide handrails in 

accordance with Americans with Disabilities Act (ADA) standards. This design was further complicated 

by MDOT requirements for permitting stormwater detention in the MDOT right-of-way. As an alternative, 

the applicant is making a request to relocate the proposed sidewalk along the south property line. Such 

location would impede on the required 10-foot buffer that is proposed along the south property line. 

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

7b.

http://www.garfield-twp.com/default.aspx
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Zoomed-in aerial image of the subject property (property lines in blue, development site in red): 

 
 
ORIGINAL APPROVED SITE PLAN: 

The approved location of the pedestrian sidewalk is shown on the below site plan excerpt: 
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MAJOR AMENDMENT:  

In this case, the applicant is requesting “a decrease in buffer or transition areas.” Such request is classified 

as a Major Amendment to a Special Use Permit under Section 423.G(6). A Major Amendment shall be 

approved in the same manner and under the same procedures as are applicable to the issuance of the original 

special use permit approval. 

 

STAFF COMMENTS: 

Staff offers the following comments regarding site design and compliance with the Zoning Ordinance: 

 

Landscaping 

In the revised landscaping plan, the proposed landscaping has been altered slightly and is more elongated 

in its layout. However, there will be no reduction in the required landscaping plantings.  

 

The required landscaped buffer is not to be covered by any pavement, including sidewalks. As proposed, 

the new sidewalk will be located in a part of the buffer where typically grass would be planted. As the 

approval authority, the Planning Commission has the ability to adjust the proposed buffer, including 

allowing non-vegetative cover. 

 

Shared Access 

Due to the proposed new location of the sidewalk, the new sidewalk could provide pedestrian access to 

both the restaurant and the Williams Honda automobile dealership located to the south. Currently, Williams 

Honda does not have a sidewalk between their building and the Mall Trail. A shared access easement would 

have to be placed on the sidewalk to allow for joint pedestrian access. 

 

Signage 

Pedestrian crosswalk signs shall be provided at both the driveway crossings for the sidewalk. 

 

ACTION REQUESTED: 

The purpose of the introductory meeting is to accept the application and to identify any concerns that should 

be addressed prior to holding a public hearing on the application. In anticipation of this application, a public 

hearing has been previously scheduled for the September 22, 2021 Planning Commission meeting. 

Following an opportunity for applicant presentation and Commissioner discussion, the following motion is 

offered for consideration:  

 
MOTION THAT application SUP-2021-01-A, submitted by Progressive AE, for a Major 

Amendment to a Special Use Permit for a drive-through restaurant at Parcel 05-021-011-

00, BE ACCEPTED. 

 

Any additional information that the Planning Commission determines to be necessary should be added to 

this motion. 

 

Attachments: 

1. Applicant Narrative dated August 30, 2021 

2. 11” X 17” site plan excerpt (Sheets C-2.0, C-3.0, L-1.0, and S1 of 1) provided by applicant dated 

August 4, 2021 



Chick-fil-A Special Land Use Application: Major Amendment 
2700 US 31 South, Traverse City, MI 
Garfield Township 
08/30/2021 
 
 
Prepared by:   Cheryl Scales, PE 
  Progressive AE 
  1811 4 Mile Road, NE 
  Grand Rapids, MI 
 
 
Chick-fil-A is applying for a Special Land Use Major Amendment permit to move the pedestrian 
connection from the front yard as approved in our Special Land Use Plan to the south property line 
within the 10-foot green space buffer. 
 
Project Background 
 
Chick-fil-A was approved for a Special Land Use to construct a restaurant with a drive thru on May 12, 
2021.   The Chick-fil A will be constructed in one phase, with construction will begin in August of 2021 
and be complete in the first quarter of 2022.  The construction will be coordinated with a future Hotel 
development. 
 
Major Amendment Request 
 
The approved site plan has a pedestrian sidewalk located in the front yard of the site.  This area has a 
steep hill that required the sidewalk to be stretched out along the hill to allow it to meet Barrier Free 
slopes. 
 
We applied to MDOT for stormwater approval, and through many iterations of design, we were required 
to have a small stormwater storage area located in the ROW to handle existing storm water and storm 
water from our drive.  MDOT would not allow us to place underground detention in the ROW so we had 
to place a small detention area between the road and the bike path.  This resulted in a smaller, steeper 
area for us to place the sidewalk.  When re designing the sidewalk, we had less length to work with, and 
the only way to make the sidewalk meet Barrier Free ADA Standards would be to have a series of ramps 
with handrails on each side of the sidewalk. 
 
We are asking for a site plan amendment to allow us to place this sidewalk along our south property line 
within the 10-foot green space.  We have a landscape buffer between the curb of the drive and the 
sidewalk that will remain as approved, and the sidewalk would replace the grass buffer strip.  This 
location is a better location for the sidewalk for many reasons: 
 

1. The slopes are flatter and will allow for a standard sidewalk that meets ADA requirements and is 
not a ramp. 

2. The location of the sidewalk connection to the building is right at the door and allows better 
access to the bike racks. 

3. This location is adjacent to the car dealership parking area and will allow a connection for the 
car dealership staff and customers to access our restaurant. 



4. This sidewalk will be easer to clean snow from. 
5. Moving the sidewalk to the south property line will allow for a larger green space in front of the 

building. 
 
Below is our property Legal Description and an overall aerial map of the site and adjacent uses for your 
reference. 
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GENERAL SITE LAYOUT NOTES

1. ALL WORKMANSHIP AND MATERIALS SHALL BE ACCORDING TO THE
CURRENT MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT)
STANDARD SPECIFICATIONS FOR CONSTRUCTION.

2. CONTACT "811" THREE (3) DAYS PRIOR TO THE START OF CONSTRUCTION,
EXCLUDING SATURDAYS, SUNDAYS, AND HOLIDAYS.

3. NO DIMENSION MAY BE SCALED. REFER UNCLEAR ITEMS TO THE ENGINEER
FOR INTERPRETATION.

4. DIMENSIONS SHOWN ARE TO FACE OF CURB.

5. CONTRACTOR IS RESPONSIBLE FOR PAVEMENT STRIPING.

6. UPON REQUEST, ELECTRONIC INFORMATION WILL BE PROVIDED FOR SITE
LAYOUT PURPOSES.  CONTRACTOR SHALL REQUEST ALL INFORMATION IN
WRITING THROUGH PROGRESSIVE AE. LAYOUT OF ALL NEW
CONSTRUCTION SHALL BE DONE BY A LICENSED SURVEYOR.

7. ALL CONCRETE JOINTS SHALL BE TOOLED PER SPECIFICATIONS.

8. CONTRACTOR MUST RESTORE AND REPAIR ANY EXISTING CONDITIONS
DISTURBED BY CONSTRUCTION, INCLUDING BURIED UTILITIES, LIGHTING,
LANDSCAPING, SPRINKLING, ETC., TO CONDITION EQUAL TO OR BETTER
THAN BEFORE CONSTRUCTION BEGAN.

9. ALL PAVEMENT, CURB & GUTTER, SIDEWALK AND UTILITIES WITHIN PUBLIC
RIGHT OF WAY SHALL MEET MDOT STANDARDS.
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FINISH FLOOR EL = 735.0

734.30

1. STORM SEWER PIPE 10" DIA. OR LARGER SHALL BE ASTM C-76 CL IV
REINFORCED CONCRETE PIPE OR ASTM F2306, HIGH DENSITY
POLYETHHYLENE PIPE. STORM SEWER PIPE SMALLER THAN 12" SHALL BE
SDR 35 PVC.

2. YARD DRAINS (YD) TO BE 12" SQUARE DRAINTECH CATCH BASIN BY NDS
WITH SQUARE POLYPROPYLENE GRATE OR APPROVED EQUAL.

3. CATCH BASINS (CB) TO BE 4' DIA. UNLESS NOTED OTHERWISE.

4. CONNECT ALL ROOF DRAINS TO PROVIDED STORM SEWER UNLESS
OTHERWISE NOTED.

5. WATER QUALITY UNIT TO BE 6' DIAMETER DOWNSTREAM DEFENDER BY
HYDRO INTERNATIONAL.

6. UNDERDRAIN TO BE INSTALLED AT ALL CATCH BASINS PER DETAIL ON
SHEET C501.

7. ALL FLARED END SECTIONS TO BE CONCRETE UNLESS NOTED OTHERWISE.

FLOW ARROW

TP TOP OF PAVEMENT

TC TOP OF CURB

TW TOP OF WALL

BW BOTTOM OF WALL

GR GROUND

GP GUTTER PAN

FF FINISH FLOOR ELEVATION

EX EXISTING ELEVATION

HP HIGH POINT

LP LOW POINT

L LANDING

R RAMP

EXISTING MAJOR CONTOUR - 5 FT. INTERVAL

EXISTING MINOR CONTOUR - 1 FT. INTERVAL

000

001

PROPOSED MAJOR CONTOUR - 5 FT. INTERVAL

PROPOSED MINOR CONTOUR - 1 FT. INTERVAL
000

001

PROPOSED STORM SEWER

PROPOSED 4" UNDERDRAIN

EARTHWORK & GRADING NOTES

1. EARTHWORK AND PAVEMENT CONSTRUCTION ARE TO BE PERFORMED IN ACCORDANCE
WITH THE 2012 EDITION OF THE MDOT STANDARD SPECIFICATIONS FOR CONSTRUCTION
UNLESS OTHERWISE NOTED IN THE FOLLOWING ITEMS.

2. THE SUBGRADE  SHALL BE THOROUGHLY PROOFROLLED USING THE EQUIVALENT OF A
FULLY LOADED TANDEM AXLE TRUCK HAVING A MINIMUM AXLE WEIGHT OF 10 TONS.  SOFT
OR YIELDING AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD BE REMOVED
AND REPLACED WITH ENGINEERED FILL.

3. PROOFROLLING SHALL BE PERFORMED UNDER THE OBSERVATION OF A
GEOTECHNICAL/PAVEMENT ENGINEER.

4. FINISHED SUBGRADE SURFACE SHALL NOT BE MORE THAN O.1 FEET ABOVE OR BELOW
ESTABLISHED FINISHED SUBGRADE ELEVATIONS AND ALL GROUND SURFACES SHALL
VARY UNIFORMLY BETWEEN INDICATED ELEVATIONS.

5. GRADE THE AGGREGATE BASE MATERIAL TO PROVIDE POSITIVE DRAINAGE.

6. THE AGGREGATE BASE AND SUBBASE SHALL EXTEND 12 INCHES BEYOND THE PAVED
EDGE / BACK OF CURB.

7. THE EXISTING SANDY SOIL MAY BE UTILIZED AS ENGINEERED FILL PROVIDED ALL
DELETERIOUS OR ORGANIC MATERIALS ARE REMOVED FROM THE SOILS AND IT IS
APPROVED BY THE GEOTECHNICAL ENGINEER.  ANY ON-SITE SOILS USED FOR
ENGINEERED FILL SHALL BE EVALUATED BY A GEOTECHNICAL ENGINEER PRIOR TO
PLACEMENT.

8. ENGINEERED FILL LOCATED WITHIN PAVEMENT AND BUILDING AREAS SHALL BE PLACED IN
8 INCH MAXIMUM LOOSE THICKNESS AND MOISTURE CONDITIONED TO WITHIN 2 PERCENT
OF OPTIMUM MOISTURE CONTENT.  COMPACT TO MINIMUM OF 98 PERCENT OF THE
MAXIMUM DRY DENSITY PER ASTM D698, STANDARD PROCTOR COMPACTION TEST.

9. ALL FILL OPERATIONS SHALL BE OBSERVED BY A QUALIFIED SOIL TECHNICIAN.  A MINIMUM
OF ONE COMPACTION TEST SHALL BE CONDUCTED PER 2,500 SFT AREA AT EACH LIFT.
WITHIN TRENCH EXCAVATIONS, ONE TEST SHALL BE CONDUCTED FOR EACH 100 LINEAR
FEET PER LIFT.

10. SIDE SLOPES SHALL NOT EXCEED 1 VERTICAL OVER 3 HORIZONTAL SLOPE.

11. PARKING LOT CURBS SHALL BE BUILT WITH REVERSE SLOPE ON THE DOWNHILL SIDE OF
THE ISLAND TO ASSURE POSITIVE STORM WATER RUNOFF TO CATCH BASINS.

12. UNLESS SHOWN OTHERWISE, FINISH GRADES OF LAWN/LANDSCAPE ADJACENT TO
BUILDING WALLS SHALL BE 3" BELOW FINISH FLOOR ELEVATION.

13. PLACE 6" MINIMUM TOPSOIL IN ALL LANDSCAPE AREAS TO BE SEEDED. PROVIDE POSITIVE
DRAINAGE AT ALL TIMES TO ENSURE NO STANDING WATER WITHIN PAVEMENT, BUILDING
PAD, OR GREEN AREAS.

ADA NOTES

1. A MINIMUM OF ONE ACCESSIBLE ROUTE MUST BE PROVIDED FROM
AN ACCESSIBLE ENTRANCE TO THE PUBLIC WAY WHERE FEASIBLE
AND WHERE PUBLIC TRAVEL PATH EXISTS.

2. GENERAL DESIGN PARAMETERS OF THE ENTIRE ACCESSIBLE
PATH ARE AS FOLLOWS (SEE STANDARD DETAILS FOR ADDITIONAL
INFORMATION):

2.1. RUNNING SLOPE OF PATH = 5% (1:20) OR LESS.
2.2. CROSS-SLOPE OF PATH = 2.0% (1:50) OR LESS.
2.3. RUNNING SLOPE OF RAMPS = 8.3% (1:12) OR LESS.
2.4. SLOPE IN ALL DIRECTIONS OF ACCESSIBLE PARKING STALLS

AND LOADING AREAS = 2.0% (1:50) OR LESS
3.      SEE SHEET C-3.1 FOR DETAILED SPOT ELEVATIONS.
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Charter Township of Garfield 
Planning Department Report No. 2021-114 

Prepared: September 1, 2021 Pages:  5 
Meeting: September 8, 2021 Attachments: 

Subject: City of Traverse City LaFranier Water Reservoir – SUP Minor Amendment 
File No. SUP 2017-02-A Parcel No. 05-023-011-00 
Applicant / Owner: City of Traverse City 
Agent: Arthur Krueger 

BACKGROUND: 

The City of Traverse City operates two water storage reservoir tanks on a parcel at 2930 LaFranier Road, 

with the first tank being installed in 1972.  The City received Special Use Permit (SUP) approval in 2017 
to add the second tank and to meet Township Zoning Ordinance requirements.  Water reservoirs are treated 

as major essential service facilities, which are permitted by SUP in any zoning district.  In addition to the 

water reservoirs, there is a booster station in the southwest corner of the site on a permanent easement which 
is owned by Garfield Township and operated by Grand Traverse County Department of Public Works. 

Part of the landscaping for this site had been the then-existing landscaping on the DTE easement.  As DTE 
has been working on upgrading their infrastructure, this landscaping has been removed.  The landscaping 

was part of the approval for the SUP, so it was determined a Minor Amendment was needed to approve a 

new landscaping plan.  Upon review, other issues with the project were discovered including the following: 

• A Report and Decision Order (RDO) was not recorded at the County Register of Deeds.

• The sidewalks are not built to the property lines.

• The access drive into the site is gravel instead of paved.

SUBJECT PROPERTY: 

The site is located on LaFranier Road south of the intersection with South Airport Road.  The site is zoned 
as A-Agricultural and is 4.95 acres. 

Aerial image of site, with north facing up (Source: ESRI) 

7c.

http://www.garfield-twp.com/default.aspx
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Street view image of site, August 2018 (Source: Google Maps Street View) 

Street view image of site, December 2020 (Source: Google Maps Street View) 

PURPOSE OF APPLICATION: 

The applicant proposes new landscaping for the affected areas of the site.  The submitted landscaping plan 

shows that 30 new trees are proposed to be added.  The remainder of the existing landscaping on the site is 
proposed to remain unchanged and no other changes are proposed. 

MINOR AMENDMENT: 

Following a determination that the review criteria of Section 423.G(4)(b) are met, the Planning Commission 

may authorize the following amendments to an approved development plan without a public hearing: 
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(a) Changes to the timing or phasing of the proposed development, provided that the use and overall
geographic land area remains the same and that required public improvements are not delayed.

(b) Increases in total building height of greater than five (5) feet provided that maximum height

regulations are complied with.

(c) Any other proposed amendment which is determined by the Planning Commission to have no
detrimental impact on any adjacent property and is not considered or classified a Major Amendment

under Section 423(6) Major Amendments.

DETERMINATION: 

A review of the criteria in Section 423.G(4)(b) offers the following findings: 

(i) No previous amendments have been granted that, together with the proposed amendment, would

exceed the standards of this section

This is the first amendment to SUP-2017-02 which was originally approved on November 8, 2017.
The proposed Minor Amendment does not exceed the standards of this section.

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

The proposed project would only adjust landscaping on the site including by providing additional
landscaping which was lost as DTE has upgraded their infrastructure.  This project will not cause

detrimental impacts on any adjacent property.

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

The proposed project would only adjust landscaping on the site and does not include any expansion
or enlargement of the water reservoirs, so this criterion does not apply.

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

plan; and

The site is an existing major essential service facility, which are permitted by SUP in any zoning

district.  The master plan does not discuss this type of essential service facility specifically and the
Future Land Use Map designation is High Density Residential.  The proposed project conforms to

the Zoning Ordinance and does not interfere with the spirit and intent of the Master Plan.

(v) The amendment proposes no increase in density

This criterion does not apply to this project since there are no residential uses on this site.

STAFF COMMENTS: 

The landscaping requirements for major essential services are the same for any adjacent land use and are 

described by the following: 

• Type “D” Buffer – Ground cover as specified in Section 530.J, plus four large trees, three medium

or small trees, and three evergreen or coniferous trees per 100 linear feet of greenspace area, and a

minimum width of 20 feet.
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There is extensive existing landscaping along the northern, southern, and eastern property lines which was 
unaffected by DTE upgrading their gas lines and provides general screening for surrounding sites.  The site 

has about 200 feet of frontage which necessitates 8 large trees, 6 medium or small trees, and 6 evergreen or 

coniferous trees.  The landscaping plan includes 30 trees with 8 different species, in different parts of the 

front yard both near the road and closer to the water reservoirs, and including the following: 

Tree # Proposed Class (from Twp. Recommended 

Planting Guidelines) 

Basswood 4 Large > 40’ 

White Oak 5 Large > 40’ 

Dotted Hawthorn 4 Small < 30’ 

American Hornbeam 4 Not listed 

Red Maple 4 Large > 40’ 

Black Spruce 3 Medium 30’ – 40’ 

Jack Pine 3 Large > 40’ 

Balsam Fir 3 Large > 40’ 

All but one of these species is listed in the Recommended Planting Guidelines for Garfield Township.  Only 
the “American hornbeam” is not listed, but correspondence from the Grand Traverse Conservation District 

indicate no issues with this species. 

There are 7 medium or small trees indicated in the table above and at least 6 evergreen or coniferous trees 

with the jack pine and balsam fir, along with the 13 large trees and 4 American Hornbeam.  Based on the 

information provided, the landscaping standards have been met. 

Section 512.5 of the Zoning Ordinance describes the standards for service drive design.  Subsection c. states 

the “access drive shall be constructed of a hard surface such as asphalt, concrete, permeable pavement or 

pavers, or similar materials approved by the Township, but not including gravel.”  The current access drive 
is gravel except for the concrete sidewalk.  Paving the access drive should be a condition of approval of the 

SUP minor amendment. 

Existing sidewalks do not extend to the property lines.  To extend this sidewalk to the north, the applicant 

should coordinate with the adjacent property owner, DTE, to ensure the sidewalk will be installed in a way 

that can easily be extended further north.  The sidewalk going to the south ends in the easement area for the 
booster station, and future extension of this sidewalk should be coordinated with the Township and Grand 

Traverse County Department of Public Works. 

ACTION REQUESTED: 

For this application for a Minor Amendment of an SUP, the Planning Commission is the final approval 

authority.  Following an opportunity for applicant presentation and Planning Commission discussion, if the 

Commission is prepared to make their decision, the following separate motions in support of approval are 
offered for consideration: 

THAT Findings of Fact for application SUP 2017-02-A, included in PD Report 2021-114 

and forming part of this motion, BE APPROVED. 

THAT application SUP 2017-02-A, submitted by the City of Traverse City for an amended 

landscaping plan for the parcel 05-023-011-00, BE APPROVED subject to the following 
conditions: 
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1. Additional sidewalk shall be constructed up to the north lot line.
2. The main entrance shall be paved with a hard surface material in accordance with

Section 512.

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

amendment to such order with the Grand Traverse County Register of Deeds in the
chain of title for each parcel or portion thereof to which the RDO pertains. A copy

of each recorded document shall be filed with the Director of Planning within thirty

(30) days of final approval by the Township or the approval shall be considered to
have expired.

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

Attachments: 

1. Application for Special Use Permit (SUP) Minor Amendment, dated August 17, 2021

2. Landscaping Plan, dated July 20, 2021
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Charter Township of Garfield 
Grand Traverse County 

3848 VETERANS DRIVE 
TRAVERSE CITY, MICHIGAN 49684 

PH: (231) 941-1620  •  FAX:  (231) 941-1588 

SPECIAL USE PERMIT (SUP) APPLICATION 

ASSISTANCE 

This application must be completed in full. An incomplete or improperly prepared application will not be accepted 

and will result in processing delays. Before submitting an application, it is recommended that you contact the 

Planning and/or Zoning Department to arrange an appointment to discuss your proposed application. Time is often 

saved by these preliminary discussions. For additional information or assistance in completing this development 

application, please contact the Planning Department at (231) 941-1620. 

ACTION REQUESTED 

New Special Use Permit 

Major Amendment 

Minor Amendment 

Administrative Amendment 

PROJECT / DEVELOPMENT NAME 

APPLICANT INFORMATION 

AGENT INFORMATION 

OWNER INFORMATION 

Name: 
Address: 

Phone Number: 
Email:

Name: 
Address: 

Phone Number: 
Email:

Name: 
Address: 

Phone Number: 
Email:
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CONTACT PERSON 
Please select one person to be contact person for all correspondence and questions: 

Existing Use(s): 

Proposed Use(s): 

PROJECT TIMELINE 

Estimated Start Date: 

Estimated Completion Date: 

REQUIRED SUBMITTAL ITEMS 

A complete application for a Special Use Permit consists of the following: 

Application Form: 

One original signed application 

One digital copy of the application (PDF only) 

Application Fee: 

Fees are established by resolution of the Garfield Township Board and are set out in the current Fee 

Schedule as listed on the Planning Department page of the Township website (http://www.garfield-

twp.com). Please make check out to Charter Township of Garfield.  

Fee 

Escrow Fee: 

Additional fees may be required if a review by independent professional help is deemed necessary by the 

Township. If required, such additional fees must be placed in escrow by the applicant in accordance with 

the escrow policies of the Township and prior to any further processing of this application. Any unused 

escrow funds shall be returned to the applicant. Please complete an Escrow and Review (ER) Application 

form. 

Applicant:

Agent:

Owner: 

PROPERTY INFORMATION 

Property Address: 

Property Identification Number: 

Legal Description: 

Zoning District: 

Master Plan Future Land Use Designation: 

Area of Property (acres or square feet):  

Site Development Plan: 

Ten complete stapled 11”x17” paper sets (Administrative Amendments require one copy)

Two complete bound 24”x36” paper sets 

One digital set (PDF only) 
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Written Information: 
Ten paper copies of the Approval Criteria (Administrative Amendments require one copy)

One digital copy of the Approval Criteria (PDF only) 

Ten paper copies of the Impact Assessment (Administrative Amendments require one copy)

One digital copy of the Impact Assessment (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 

Submittal Waiver: 

At the discretion of the Director of Planning, 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: 

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 Development Plan (SDP). Please use the Required Site 

Plan Elements Checklist below. 

APPROVAL CRITERIA

Indicate, on a separate sheet of paper, how the proposed special use will comply with, meet, or facilitate each of the following 

Approval Criteria from § 423.E of the Zoning Ordinance.  The Planning Commission must determine that each of these 

criteria are satisfied in order to grant approval of a Special Use Permit. A special use is permitted only if the applicant 

demonstates that:ecial use is permitted only if the applicant demonstrates that: 

The proposed use will be consistent with the purpose and intent of the master plan and this ordinance, 

including all regulations of the applicable zoning district;
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The proposed use will be designed, constructed, operated and maintained so as to be compatible, harmonious and 

appropriate with the existing or planned character and uses of the neighborhood, adjacent properties and the natural 

environment; 

The proposed use will not be detrimental, hazardous or disturbing to existing or future adjacent uses or to the public 

welfare by reason of excessive traffic, noise, dust, gas, smoke, vibration, odor, glare, visual clutter, electrical or 

electromagnetic interference; 

Potential adverse effects arising from the proposed use on the neighborhood and adjacent properties will be 

minimized through the provision of adequate parking, the placement of buildings, structures and entrances, as well 

as the provision and location of screening, fencing, landscaping, buffers or setbacks; 

The proposed use will retain as many natural features of the property as practicable, particularly where the natural 

features assist in preserving the general character of the neighborhood; 

Adequate public and private infrastructure and services such as streets, water and sewage facilities, drainage 

structures, police and fire protection, and schools, already exist or will be provided without excessive additional 

requirements at public cost; 

The establishment, maintenance, or operation of the proposed use shall not be detrimental to or endanger the 

public health, safety, morals, comfort, or general welfare; 

The public interest and welfare supporting the proposed use shall be sufficient to outweigh individual interests that 

are adversely affected by the establishment of the proposed use; 

Adequate measures shall be taken to provide ingress and egress so designed as to minimize traffic hazards and to 

minimize traffic congestion on the public roads; 

Adequate measures shall be taken to provide vehicular and pedestrian traffic within the site, and in relation to streets 

and sidewalks servicing the site in a safe and convenient manner; and 

The proposed use shall not impede the orderly development and improvement of surrounding property for uses 

permitted within the zoning district. 

IMPACT ASSESSMENT 

A written illustrative description of the environmental characteristics of the site prior to development, i.e., 

topography, soils, vegetative cover, drainage, streams, creeks or ponds.

Types of uses and other man-made facilities.

The number of people to be housed, employed, visitors or patrons and vehicular and pedestrian traffic.

Phasing of the project including ultimate development proposals.

Natural features which will be retained, removed and/or modified including vegetation, drainage, hillsides, streams 

wetlands, woodlands, wildlife and water. The description of the areas to be changed shall include their effect on 

the site and adjacent properties. An aerial photo may be used to delineate the areas of change.

The method to be used to serve the development with water and sanitary sewer facilities.

The method to be used to control drainage on the site and from the site. This shall include runoff control during 

periods of construction.

If the public sewers are not available to the site, the Applicant shall submit a current approval from the Health 

Department or other responsible public agency indicating approval of plans for sewage treatment.

A written impact statement to include the following information:

Page 4 of 8
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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? 

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. 

ADDITIONAL INFORMATION 

If applicable, provide the following further information: 

A. Sanitary Sewer Service

1. Does project require extension of public sewer line?

Not 
Yes No Applicable 

The method to be used to control any increase in effluent discharge to the air or any increase in noise level 

emanating from the site. Consideration of any nuisance that would be created within the site or external to the site 

whether by reason of dust, noise, fumes vibration, smoke or lights.

An indication of how the proposed use conforms with existing and potential development patterns and any 

adverse effects.

The proposed density in units per acre for residential developments.

Name(s) and address(es) of person(s) responsible for preparation of statement.

Description of measures to control soil erosion and sedimentation during grading and construction operations 

and until a permanent ground cover is established. Recommendations for such measures may be obtained from 

the County Soil Erosion and Sedimentation office.

Type, direction, and intensity of outside lighting.

General description of deed restrictions, if any.
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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 will determine if the application is

complete and schedule a public hearing.

• Upon holding a public hearing, the Planning Commission may approve, approve with conditions, or deny the

proposed special use.

• If approved or approved with conditions, the decision of the Planning Commission shall be incorporated into a

written report and decision order.

PERMISSION TO ENTER SUBJECT PROPERTY 

Permission is hereby granted to Garfield Township staff and Planning Commissioners to enter the premises subject to this 

application for the purposes of making inspections associated with this application, during normal and reasonable working 

hours. 

Owner Signature: 

Applicant Signature: 

Agent Signature: 

Date: 
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OWNER’S AUTHORIZATION 

If the applicant is not the registered owner of the lands that is the subject of this application, the owner(s) must complete 

the authorization set out below. 

I/We __________________________________________________ authorize to make this application on my/our behalf 

and to provide any of my/our personal information necessary for the processing of this application. Moreover, this shall be 

your good and sufficient authorization for so doing. 

Owner Signature: 

Date: 

AFFIDAVIT 

The undersigned affirms that he/she or they is (are) the owner, or authorized agent of the owner, involved in the application 

and all of the information submitted in this application, including any supplemental information, is in all respects true and 

correct.  The undersigned further acknowledges that willful misrepresentation of information will terminate this permit 

application and any permit associated with this document. 

Owner Signature: 

Date: 

Applicant Signature: 

Date: 
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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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