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Executive Summary 
This report chronicles existing conditions in the Barlow Garfield neighborhood, defined as a portion 

of the northeast corner of Garfield Township.  The area includes portions of Barlow Street, Garfield 

Avenue, South Airport Road, and surrounding sites.  This plan is intended to generate a community 

vision and sense of place for this part of the township and to encourage economic investment in the 

neighborhood. 

The following is an existing conditions report for the Barlow Garfield neighborhood describing the 

demographics, housing, economy, environment, and other information.  The key findings from this 

report include the following: 

• The neighborhood sits in a strategic location in the region along major roadways and is near 

the Cherry Capital Airport 

 

• The neighborhood has had economic challenges and lower average land values per acre, but 

the strengths of the neighborhood offer major opportunities for investment 

 

• Specifically, the Cherryland Center site represents a key opportunity for investment given its 

location at a major intersection and the overall size of the site 

 

• The investment and growth in nearby areas, including Traverse Heights to the north and on 

LaFranier Road to the south, bring additional potential demand to the neighborhood 

 

• The neighborhood may be ideal to help meet the demand for smaller footprint commercial 

businesses along with some larger commercial along the major roadways 

 

• The neighborhood may be ideal to help meet the demand in the Township and region for 

smaller, attached housing units, especially for young singles or retired people 

 

• The neighborhood would benefit from investments in new infrastructure such as sidewalks 

and improvements to existing infrastructure 

 

• Planning for this neighborhood will help meet the Garfield Township Strategic Plan goals 

of economic development, housing, and transportation and infrastructure 

 

• Additional investment can be potentially attracted to this neighborhood from the private 

sector (Opportunity Zone) and public sector (Tax Increment Financing) 

 





 

A-3 
 

1. Introduction 
The Barlow Garfield Neighborhood Plan is Garfield Township’s plan to help guide future land use 

and development for a portion of the east side of the township.  This neighborhood, the study area 

for the subplan, includes both sides of the street on portions of Barlow Street, South Airport Road, 

Garfield Avenue, and surrounding sites.  This subplan also analyzes an “area of influence” which is 

roughly defined as a five-minute drive from Cherryland Center. 

    
Barlow Garfield Neighborhood Plan study area 

In accordance with the Michigan Planning Enabling Act, a planning commission may, by a majority 

vote of its members, adopt a subplan for a geographic area less than the entire planning jurisdiction, 

if, because of unique physical characteristics of that area, more intensive planning is necessary.  The 

Barlow Garfield Neighborhood Plan will function as a subplan for this part of the township, and be 

adopted as an addendum to the Garfield Township Master Plan originally adopted in 2018. 
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Barlow Garfield Neighborhood Plan study area (yellow) in context with area of influence (blue) 
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Purpose of the Plan 
This plan is intended to generate a vision and sense of place for this part of the township.  The plan 

covers a neighborhood located generally in the northeast corner of the township, which presents an 

opportunity for new business investment and growth.  Several properties in this neighborhood have 

been underperforming economically, particularly Cherryland Center.  The plan is intended to guide 

infill development and redevelopment on these sites.  The plan is also intended to recognize unique 

strengths of the area such as the proximity of Cherry Capital Airport, a key regional travel hub, and 

the intersections of major roads including Garfield Avenue and South Airport Road. 

Forming a plan for this neighborhood will also guide the use of redevelopment tools and incentives.  

Financing programs, such as corridor improvement authorities or others, could be used to fund new 

infrastructure improvements or public amenities.  Parts of the neighborhood are also located within 

the only Opportunity Zone in Grand Traverse County.  The Opportunity Zone is a federal program 

designed to help spur private investment in economically distressed neighborhoods. 

 

Description of the Planning Process 
From June to September 2019, township planning staff gathered data and documented the existing 

conditions in the neighborhood in terms of the built environment, demographics, current land uses, 

transportation, and other aspects.  This information was compiled in an Existing Conditions Report 

prepared for the Planning Commission and the public as presented within this document.  The next 

step will be the neighborhood visioning session on October 21, 2019. 
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2. Existing Conditions and Context 
 

History of the Neighborhood 
The neighborhood was historically on the edge of the Traverse City urbanized area.  Aerial images 

from 1964 show major streets in place including Garfield Avenue, South Airport Road, LaFranier 

Road, Barlow Street, and Keystone Road which at the time connected to LaFranier.  The area did 

not have any large-scale developments at this time, with some active cherry orchards but primarily 

woodlands and undeveloped land with several scattered single-family homes.  The railroad in this 

area originated in the late 19th century as part of the Chicago and West Michigan Railway. 

 
Aerial image from 1964 showing portion of neighborhood 

The area began to change over the next few decades as growth from Traverse City moved outward 

from downtown.  New residential developments emerged including the Gladewood subdivision in 

1967.  Retail growth was catalyzed by Cherryland Mall, which opened in 1978 as the first enclosed 

shopping mall in Northern Michigan with Kmart, Sears, Prange’s department store, and Kroger as 

anchor stores.  Other retail and commercial uses sprang up on South Airport Road.  Barlow Street 

became home to industrial uses on the railroad, and car dealerships emerged on Garfield Avenue. 

The Cherryland Mall began to decline with the opening of the larger Grand Traverse Mall in 1992.  

Cherryland Mall was revamped in 2000 as Cherryland Center, including an open-air “power center” 

format, in an attempt to revive the mall’s fortunes.  However, the mall continued a gradual decline 

over several years with national economic challenges facing their anchor tenants.  Kmart closed in 

2017 followed by Younkers and Sears in 2018. 
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Built Environment 

Traverse City Urbanized Area – Regional Context 

The Barlow Garfield neighborhood is in the northeast corner of Garfield Township and has several 

of the major commercial sites for the region.  It is located approximately 3.5 miles from Downtown 

Traverse City, and 2.5 miles from Grand Traverse Mall.  Garfield Avenue and South Airport Road 

connect the Barlow Garfield area to several other regional commercial corridors on US 31, both to 

the west (Division Street) and north (Front Street/Munson Avenue). 

 
Barlow Garfield neighborhood with regional context (Township boundary in pink) 

The neighborhood also has a mix of residential uses such as single-family homes, duplexes, mobile 

homes, and apartments.  The area easily connects to the Traverse Heights neighborhood in the city 

to the north, especially with a lack of natural barriers.  Barlow Garfield is otherwise separated from 

areas to the east by Cherry Capital Airport and to the west by the Boardman River. 

  

Downtown Traverse City 

Grand Traverse Mall 
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Existing Land Use and Neighborhood Development Patterns 

The following shows the existing land use for parcels in the study area, based on land use data from 

the Garfield Township Master Plan.  Some uses have changed since Master Plan was completed. 

 

 
2014 Existing Land Use data for study area 
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Existing Land Use Category Total Area (acres) Percentage of Total 

Residential – <6 per acre 99.81 21.2% 

Residential –  >15 per acre 1.15 0.2% 

Residential – Mobile Home 22.70 4.8% 

Commercial 160.38 34.1% 

Office 7.32 1.6% 

Industrial 139.48 29.7% 

Vacant 38.55 8.2% 

Total 469.84 100.0% 

 

South Airport Road contains a variety of commercial developments on its entire length through this 

neighborhood.  The largest is Cherryland Center at the northwest corner of South Airport Road and 

Garfield Avenue.  Cherryland Center has about 167,000 square feet of retail space on a site totaling 

37 acres.  All of the anchor spaces have been recently vacated and the largest store currently on the 

site is Big Lots.  Cherryland Center also has space for smaller retail stores and retains some tenants 

for these spaces.  Other uses on South Airport include strip malls, standalone retail, and mixed-use 

industrial and commercial sites. 

Garfield Avenue contains a variety of mostly commercial uses.  These include many standalone sites, 

and north of South Airport also includes several automobile dealerships.  South of this intersection, 

the commercial uses are mainly on the east side of the road, with a few commercial sites on the west 

side interspersed by entrances to mobile home parks and apartment complexes. 

Barlow Street has a mix of commercial and industrial near the intersection with South Airport Road, 

along with institutional uses such as the Postal Service and Secretary of State offices.  Further north 

from the intersection, the west side of Barlow has a mix of commercial and industrial, while the east 

side of Barlow is mostly residential. 



 

A-11 
 

 
Barlow Garfield neighborhood highlighting Cherryland Center 

 

  

Cherryland Center 
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Zoning 

The following map shows zoning information for the neighborhood. 

 

 
Zoning Map for Study Area 
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For parcels within the study area the zoning districts break down as follows: 

Zoning Category Total Area (acres) Percentage of Total 

R-1 One-Family Residential 29.77 6.5% 

R-3 Multi-Family Residential 67.74 14.8% 

C-G General Commercial 103.87 22.7% 

C-H Highway Commercial 9.52 2.0% 

C-L Local Commercial 14.53 3.2% 

C-P Planned Shopping 40.40 8.8% 

I-G General Industrial 192.62 42.0% 

Total 458.44 100.0% 

 

Roadways 

The major east-west corridor is South Airport Road.  Coming from the east, the road has one travel 

lane in each direction and a center turn lane.  As South Airport Road enters the township, it has two 

travel lanes for each direction and a center turn lane.  Between the Garfield Road and Barlow Street 

intersections, South Airport Road also has several right-turn only lanes for westbound traffic.  West 

of Barlow Street has right-turn only lanes for eastbound traffic at Barlow Street and Park Drive. 

The major north-south corridor is Garfield Avenue.  In general, this roadway has two travel lanes in 

each direction and a center turn lane for its entire length within the neighborhood.  The center turn 

lane is removed when the road crosses between the Cherry Capital Airport properties.  The road has 

two right-turn only lanes for southbound traffic to access Cherryland Center, and to turn right onto 

South Airport Road. 

Barlow Street/LaFranier Road comprises a major north-south corridor.  From the south, LaFranier 

has two lanes and a steep downhill grade as it approaches the intersection with South Airport Road.  

Before the intersection, LaFranier widens to five lanes to allow access to several businesses near the 

intersection, having two travel lanes in each direction and a center turn lane.  Across South Airport, 

LaFranier Road becomes Barlow Street and the road has six lanes, with an extra right-turn only lane 

for southbound traffic turning onto South Airport Road.  Barlow Street then quickly narrows to the 

center turn lane and one travel lane in each direction, with wide shoulders on each side. 
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Roadway Network within the Study Area 

Traffic Counts 

The Michigan Department of Transportation (MDOT) collects traffic count data for its roads, also 

known as trunklines, and several non-trunkline federal aid highways, although the available years of 

the data varied.  Traffic counts are shown for Garfield Avenue, South Airport Road, Barlow Street, 

Premier Street, Woodmere Avenue, Keystone Road, and Park Drive. 
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Traffic counts map 

 

  

Trunklines and Non-Trunkline Federal-Aid Highways 

MDOT uses the term trunkline to describe all of the roads owned and/or maintained by the 

State including Interstates, U.S. Routes, and State Highways with an M- prefix, and which are 

the main recipients of federal funding.  Other key roads can be designated as non-trunkline 

federal-aid highways and become eligible for some federal funding.  Traffic counts are only 

available for these sets of roads and not for other local roads. 
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Road Segment Traffic Count 

Keystone Road South of Park Drive 4,611 

Park Drive Keystone Road to Premier Street 6,211 

Woodmere Avenue North of Premier Street 9,114 

Premier Street Woodmere Avenue to Barlow Street 8,790 

Barlow Street North of South Airport Road 10,675 

South Airport Road West of Garfield Avenue 33,505 

South Airport Road East of Garfield Avenue 12,602 

Garfield Avenue North of South Airport Road 26,371 

Garfield Avenue South of South Airport Road 23,620 

Traffic counts table; data generally from 2000 to 2010 

 

The two most heavily traveled roadway segments are Garfield Avenue north of South Airport, and 

South Airport west of Garfield Avenue.  These segments connect major commercial businesses in 

the township to the east side of Traverse City. 

Pedestrian and Bicycle Facilities 

Throughout the entire neighborhood, there is a general lack of non-motorized infrastructure such as 

sidewalks and pathways.  The Boardman Lake Trail, which links to other regional trails, connects to 

the neighborhood at South Airport Road and Park Drive, but there are no further connections with 

any other parts of the neighborhood. 
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Transit 

The Bay Area Transportation Authority (BATA) provides bus service to the Traverse City area.  The 

neighborhood is served by two of the BATA City Loop routes.  Route 2 begins at the Goodwill Inn 

and runs on Keystone and Hammond to Barlow.  The route has several stops on Barlow serving the 

neighborhood and connects to Eighth Street and Downtown Traverse City. 

   
BATA Route 2           BATA Route 5 

Route 5 begins at the Grand Traverse Mall and continues on South Airport to LaFranier.  The route 

then serves LaFranier, Hammond, and Garfield Roads.  Heading north on Garfield Road, this route 

connects the neighborhood to the County Civic Center and Northwestern Michigan College. 
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Utilities 

Sewer 

Municipal sewer and wastewater treatment services are available through an agreement with the City 

of Traverse City.  The neighborhood has several sewer mains running through it including a 12-inch 

main along Barlow Street and LaFranier Road; 10-inch mains on Garfield Avenue, Park Drive, and 

east-west on Forestlane Drive and Linwood Lane, and 8-inch mains on South Airport Road, Barlow 

Street, Woodmere Avenue, and Premier Street. 

 

Water 

Municipal water service is available through an agreement with the City of Traverse City.  There is a 

16-inch water main along South Airport Road, a 12-inch main on Barlow Street and parts of South 

Airport Road and Garfield Avenue, 10-inch mains on parts of Garfield Avenue and Park Drive, and 

8-inch mains throughout most of the rest of the neighborhood. 

 

Natural Gas and Electric 

Garfield Township is served in its entirety by DTE Energy for natural gas.  The Township has three 

different electric service providers including Traverse City Light and Power, Consumers Energy, and 

Cherryland Electric Cooperative.  The Barlow Garfield neighborhood primarily receives its services 

from Traverse City Light and Power. 

 

High-Speed Internet 

The Traverse City region has several different internet service providers from which customers can 

choose.  Three of the service providers are generally available in the Barlow Garfield neighborhood: 

AT&T, Spectrum, and EarthLink. 
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Demographics and Economic Trends 
The following is an analysis of demographics and economic trends in the study area, using data from 

many sources including the decennial Census, American Community Survey, and ESRI.  Specifically, 

ESRI Business Analyst was used to estimate demographic data for the neighborhood.  The Business 

Analyst tool allows for the analysis of custom geographic areas and can be used to compare different 

neighborhoods to each other. 

 

 

Community Profile 

According to ESRI estimates, the neighborhood has a population of 1,017 in 2019, an increase from 

813 in 2000 and 922 in 2010.  The 2024 projected population is 1,071.  The average household sizes 

have increased from 1.93 in 2000 and 2.12 in 2010 to 2.16 in 2019, with a projected increase to 2.17 

by 2024.  The increase in population and household size may indicate new families being formed or 

moving into the area, though the household size may indicate singles or couples without children. 

The estimated median household income is $34,909 in 2019 and projected as $39,092 in 2024.  The 

estimated median home value is $131,452 in 2019 and projected as $145,430 in 2024.  These points 

reflect the reality that the neighborhood is home to a lower-income population as compared to other 

neighborhoods of the township.  The median age has risen from 40.8 in 2010 to 43.6 in 2019, with a 

projected rise to 44.7 in 2024 reflecting a broader aging population trend. 

Demographic Information 
(current estimate) 

Barlow Garfield 
Neighborhood 

Garfield Township Grand Traverse 
County 

Population 1,017 17,436 91,807 

Average household size 2.16 2.34 2.51 

Median household income $34,909 $44,226 $58,229 

Median age 43.6 38.6 42.8 

Demographic comparison between the neighborhood, Township, and County 

What is ESRI? 

Founded as the Environmental Systems Research Institute, ESRI is a software company that 

supplies geographic information system (GIS) mapping products primarily under the banner 

of ArcGIS.  ESRI also compiles demographic and market data from several sources, and has 

GIS analysis tools available to analyze this data for custom geographic areas. 

Data from the US Census Bureau 

The decennial Census is an actual enumeration of the U.S. population every ten years.  The 

American Community Survey (ACS) is an ongoing, recurring survey and gathers additional 

demographic information such as housing, income, educational attainment, employment, and 

more.  The ACS is not an actual enumeration, but rather uses sampling techniques to provide 

more frequent data about communities. 
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The economic profile also includes consumer spending information including the spending potential 

index (SPI).  The SPI measures how much a group of people spend money in different industries as 

compared to the national average.  An SPI of 100 indicates spending levels near the national average 

for that industry.  For each industry, the neighborhood ranges from an SPI of 63 to 77, meaning the 

people in the neighborhood only have 63-77% of national average spending power. 

ESRI Retail MarketPlace Profile 

ESRI uses data about consumer spending and retail sales to create an estimated market profile for a 

defined geographic area.  This profile includes information on demand, the amount of money spent 

by people living in the area, with supply, the amount of money earned by businesses located within 

the area.  These two numbers are used to calculate the retail gap.  A positive gap means that there is 

potential for a new business in that industry to open in the area, but currently people leave this area 

to spend money in that industry.  A negative gap means that businesses earn much of their revenues 

from people outside the area, but may experience economic hardship if people outside the area stop 

coming to their business. 

A Retail MarketPlace Profile was analyzed for the study area and an “influence area” roughly defined 

as a 5-minute drive from Cherryland Center.  The retail data was from 2017 when Sears, Kmart, and 

Younkers were all still operating, and therefore the data is skewed to show many negative retail gaps.  

However, both the study area and the influence area indicated a strong positive retail gap for grocery 

stores, indicating that there may be potential for a grocery store to thrive in the area by serving those 

people living within the area.  A more detailed market study would provide a clearer indication of an 

opportunity to develop a grocery store in this neighborhood. 

Industry (sample) Demand Supply Retail Gap 
Automobile Dealers (study area) $1,744,328 $13,185,561 -$11,441,233 

Automobile Dealers (influence area) $12,710,427 $118,887,567 -$106,177,140 

Home Furnishings Stores (study area) $124,104 $2,324,153 -$2,200,049 

Home Furnishings Stores (influence area) $880,035 $8,866,007 -$7,985,972 

Grocery Stores (study area) $1,653,999 $509,736 $1,144,263 

Grocery Stores (influence area) $12,072,500 $4,925,184 $7,147,316 

Department Stores (study area) $1,109,583 $51,609,455 -$50,499,872 

Department Stores (influence area) $8,048,235 $63,073,000 -$55,024,765 

Sample of industries from Retail MarketPlace Profile analysis 
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Housing Market Analyses 
Target markets are identified to distinguish between different groups of people with similar lifestyles 

and preferences.  These markets can be used to analyze specific demographic groups in terms of the 

preferences they exhibit for housing and other consumer choices.  Examples of these target markets 

include the ESRI Tapestry Segmentation and Experian Mosaic USA consumer lifestyle groups.  The 

full Housing Market Analyses are included in Chapter 3 of this Existing Conditions Report. 

LandUse USA completed target housing market analyses in 2014 for the ten counties in Northwest 

Michigan.  These analyses focused on twelve target demographic markets that show preferences for 

attached housing units in an urban format and estimated the demand for “missing middle” housing 

to meet these preferences. 

 

 
Example of missing middle housing 

Part of the LandUse USA analysis focused on Garfield Township as a whole.  It concluded that of 

the twelve target demographic markets showing preferences for attached housing units in an urban 

format, the Township could potentially absorb 482 new housing units in a conservative scenario or 

1,150 annual new units in an aggressive scenario. 

 

Upon reviewing new residential building permits issued since the start of 2014, Garfield Township 

has added about 1,000 new residential units over the last five years.  This is about 40% of what the 

study predicted the Township could absorb in a conservative scenario, suggesting that there is still 

unmet demand for housing especially within these demographic groups. 

“Missing Middle” Housing 

The term “missing middle” describes housing that has a higher density per unit than single 

family homes, but a lower density per unit than apartments.  Examples include duplexes and 

triplexes, bungalows, townhomes, and live/work homes (see graphic below).  Missing middle 

housing can provide a variety of housing options for a neighborhood, and can be built to be 

compatible with surrounding development patterns.  
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The ESRI Tapestry Segmentation allows for an analysis of custom geographic areas and was used in 

this report to analyze the Barlow Garfield neighborhood.  The ESRI data describes the “life mode” 

groups in terms of socioeconomic traits and “urbanization” groups in terms the type of community 

whether urban, suburban, or rural. 

Almost all people in the Barlow Garfield neighborhood were identified as part of one demographic 

life mode group characterized by singles, renters, people at the beginning of their career, or retirees.  

This life mode group is also part of the Metro Cities urbanization group, which reflects the location 

of the neighborhood between the core city of Traverse City and the suburban and rural portions of 

Garfield and other townships. 

The Metro Cities urbanization group contains several other life mode groups, many of whom might 

want to live in a neighborhood like Barlow Garfield.  Most of these life mode groups contain similar 

demographics to those people who are already living in the neighborhood, especially singles, seniors, 

and smaller households, suggesting that the neighborhood has strengths from which to build on for 

future housing development. 
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Indicators of Economic Stability 
Some data can help indicate the economic stability of a neighborhood.  Stability, in this case, means 

that the neighborhood can weather the ups and downs of the economy and that property values are 

stable, vacancy rates remain low, and neighborhood residents have a sense of community.  Some of 

the most stable neighborhoods often have traditional development patterns and a community focal 

point like a shared public gathering space.  This report looks at two indicators of economic stability: 

land value per acre and walkability. 

Land Value per Acre 

One measure used to estimate the economic strength and potential opportunities in a neighborhood 

is through an analysis of the land value per acre.   Determining the land value per acre allows for the 

comparison of properties with different uses and parcel sizes.  Assessed value per acre describes the 

actual value of the properties in a neighborhood.  The taxable value per acre describes the impact of 

properties on the tax base. 

Looking at Township assessing data, the parcels within the Barlow Garfield neighborhood averaged 

the following in per acre value in 2006, 2010, 2014, and 2018: 

Year Approximate Land Value per Acre 

2006 $197,000 

2010 $184,000 

2014 $100,000 

2018 $110,000 

Land Value per Acre in study area 

Between 2006 and 2010, the neighborhood saw a slight decrease in the average land value per acre as 

the U.S. recession began, a trend which had accelerated by 2014.  Land values had slightly recovered 

by 2018, but were still far below the 2006 values.  The neighborhood includes the Cherryland Center 

properties which have been underperforming and include several vacant spaces, thus contributing to 

the lower average land value per acre. 

Maps describing taxable value per acre and assessed value per acre for the neighborhood in 2018 are 

shown on the following pages, with darker colors representing higher values. 
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Taxable Value per Acre 

 

Values of individual properties may vary widely and a range of values may indicate different levels of 

land affordability in a neighborhood.  Large parcels with low values per acre may indicate significant 

development opportunities or potential site development constraints such as wetlands. 

 



 

A-25 
 

  
Assessed Value per Acre 

The most valuable land per acre includes the commercial entities on South Airport and the industrial 

properties on Robinwood Court.  Larger sites such as the vacant portions of Cherryland Center may 

represent key investment opportunities. 
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Walkability 

The walkability of a neighborhood refers generally to how well the infrastructure, land uses, and the 

design of the neighborhood accommodate walking as an activity.  Places where walking is common 

have a strong neighborhood character, allow people to accomplish many common errands on foot, 

and often have well-used public amenities.  One indicator of walkability, Walk Score, is analyzed for 

the Barlow Garfield neighborhood in the following section. 

 

Walk Score 

Walk Score is an online service that provides data on the accessibility of walking, biking, and transit 

for a neighborhood.  These data sets include indices from 0 to 100 for each mode of transportation, 

with scores closer to 100 being more accessible.  The walkability index for any particular place takes 

into account how close that location is to common destinations including businesses, entertainment 

venues, parks, and schools.  Despite its name, the Walk Score index does not account for sidewalks 

and roads or other infrastructure conditions, or availability of specific housing types.  Walk Score is 

generally available by address, and the following table shows several different locations in the study 

area and locations from around the region for comparison: 

 

 

Walk Score 

Walk Score is an index measuring the walkability of an address or neighborhood, and based 

on the proximity of specific amenities such as stores, parks, and schools.  Amenities within a 

quarter mile of an address are awarded maximum points, with the points decreasing between 

a quarter mile and one mile.  No points are awarded for amenities more than one mile away.  

The quarter mile distance represents a common short walking distance, although Walk Score 

does not account for the condition or availability of sidewalks or other infrastructure. 

Walkability as an Indicator of Economic Stability 

Walkability describes how well a neighborhood allows for walking as an activity.  Walking is 

seen as a highly desirable activity and many of the best-performing real estate markets around 

the U.S. include neighborhoods with excellent walkability.  According to a recent study from 

the Center for Real Estate and Urban Analysis, Foot Traffic Ahead 2019, showed that there is a 

high demand for walkability in neighborhoods, including both urban and suburban places. 
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Sample Walk Score heat map for Cherryland Center (darker color indicates higher Walk Score) 

 

Sample Walk Score data for sites within neighborhood and around the region 

 

South Airport Road and Barlow Street have many different businesses and destinations in proximity.  

However, these corridors lack a complete sidewalk system, and most nearby housing is further away 

from these roads.  Improving the neighborhood infrastructure would let residents take advantage of 

their proximity to businesses and destinations.  Redevelopment may also bring additional businesses 

and destinations as well as new housing units to the area.  

Location Walk Score 

Cherryland Center  32 

Secretary of State Office 55 

South Airport and Woodward 54 

Grand Traverse Athletic Club 38 

Cherry Capital Foods 46 

Grand Traverse County Health Department 19 

Serra Toyota 56 

Walgreens (South Airport and Garfield) 45 

  

Grand Traverse Mall 43 

Walgreens (US 31) 37 

Family Fare Supermarket (Rose and Eighth) 73 

Union and Eighth 86 

Downtown Traverse City 83 
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Environmental Conditions 

Wetlands 

There are relatively few wetlands in the neighborhood.  The area is uphill from the Boardman River 

and Boardman Lake, and most of the wetlands and wetland soils are contained to lands immediately 

surrounding these water features.  The only other wetland areas in the neighborhood along Garfield 

Road south of South Airport Road, behind and downhill from buildings along the road. 

 
Wetlands (shown in green) as indicated by National Wetlands Inventory 

Parks and Open Space 
The neighborhood lacks any significant parks or open space areas.  The nearest parks and recreation 

areas are all west of the neighborhood.  These include Medalie Park, a county park on the shores of 

Boardman Lake, and the Boardman Valley Nature Preserve, a township park and natural area south 

of South Airport Road along the Boardman River.  The Grand Traverse Bay YMCA, South Branch 

building is located next to Boardman Valley Nature Preserve. 
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Consistency with Existing Plans and Policy 

Garfield Township Master Plan 

Garfield Township adopted the Five-Year Master Plan on September 25, 2018.  The master plan is 

intended to be a road map for land use decisions over the next five years and beyond.  The master 

plan includes an overview of existing land use and an inventory of housing, transportation, natural 

resources, parks, and other characteristics of the community.  This data, along with input from the 

public, influenced the future land use, zoning, and implementation plans. 

The following map shows the future land use plan for the study area.  Most of the study area west of 

Barlow is categorized as Industrial future land use.  Parcels fronting South Airport, Garfield, and the 

east side of Barlow are categorized as Commercial.  The rest of the study area is generally classified 

as either Low Density Residential (1-3 units/acre) or Moderate Density Residential (3-6 units/acre). 

    
Future Land Use Map 

The zoning plan explains how each future land use category corresponds to the zoning districts on 

the township’s Zoning Map.  The following table describes the zoning plan for the future land use 

categories in the study area. 
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Master Plan Designation Current Zoning Other Potentially Compatible Districts 

Low Density Residential 
(1-3 units/acre) 
 

R-1 Single-Family Residential R-R Rural Residential 
A Agricultural 
 

Moderate Density 
Residential (3-6 units/acre) 
 

R-2 Two-Family Residential R-1 Single-Family Residential 
R-3 Multi-Family Residential 
 

Commercial 
 

C-L Local Commercial C-O Office Commercial 
 

C-G General Commercial C-H Highway Commercial 
C-P Planned Shopping 
 

C-H Highway Commercial C-G General Commercial 
C-O Office Commercial 
 

C-P Planned Shopping C-H Highway Commercial 
 

C-O Office Commercial R-1 Single-Family Residential 
A Agricultural 
 

Industrial 
 

I-G General Industrial R-M Mobile Home Residential 
I-L Limited Industrial 
 

I-L Limited Industrial I-G General Industrial 
 

Zoning Plan for Study Area 

The Master Plan also acknowledges the need to study several roadway corridors in greater detail, to 

outline opportunities for improving motorized and non-motorized efficiency and the built form of 

the roadway environment.  Three of these corridors are in the study area. 

West South Airport Road between Park Drive and Garfield Road 

This entire corridor is located within the study area.  As described in the master plan, the roadway is 

characterized by four travel lanes, a center turn lane, and many additional right-turn lanes.  There are 

generally no non-motorized pathways along this section of the road.  Some sites have a landscaping 

buffer between the parking lots and streets, but in many cases the parking lot paved area will extend 

into the right-of-way which reduces green space. 

Garfield Road between Boon Street and Hammond Road 

Most of this corridor is located within the study area, excluding the section from Hemingway Lane 

south to Hammond Road.  This section of Garfield Road has a mix of uses including high-density 

housing, offices, retail, industry, and the Cherry Capital Airport.  It is a regional arterial road which 

connects Traverse City to Kingsley and other locations further south.  This section of the roadway 

has two travel lanes in each direction and a center turn lane.  Challenges for this corridor include a 

lack of non-motorized facilities, access management, wetlands and streams, and property vacancies.  

Strengths include a variety of land uses and strong redevelopment opportunities. 
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Barlow Road between Boon Street and West South Airport Road 

This entire corridor is located within the study area.  This is a mixed-use corridor in close proximity 

to southeastern neighborhoods of Traverse City.  On the west side of Barlow Road, there are many 

different mixed-use mostly industrial uses, and the east side of Barlow Road has mostly commercial 

and office uses.  The corridor exhibits a high demand for non-motorized facilities, but currently the 

corridor does not have sidewalks or pathways.  The north end of this segment also includes several 

residential areas, and encouraging affordable housing in this area is identified as a priority. 

Master Plan – Non-Motorized Plan 

The Non-Motorized Plan for the Township is included within the Master Plan.  The non-motorized 

facilities prioritized for this neighborhood include sidewalks along Park Drive, Woodmere Avenue, 

Barlow Street, LaFranier Road, South Airport Road, and Garfield Avenue.  Bike lanes or bike routes 

are also identified for Barlow Street, Woodmere Avenue, Premier Street, Park Drive, and Keystone 

Road.  These facilities will connect the neighborhood with the regional non-motorized system. 

 

 

 
Non-Motorized Plan from Master Plan; study area outlined in black 
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Master Plan – Implementation 

The implementation chapter of the Master Plan describes the township’s priorities for achieving the 

goals and objectives outlined in the plan.  Relevant priorities for this subplan include the following: 

 

• Using zoning incentives, including density bonuses, to allow high demand housing types 

• Encouraging a variety of housing types and densities, and mixed-use where compatible 

• Collaborating with BATA to provide public transit service in densely populated areas 

• Considering zoning regulations to require bus stops or bus shelters in new developments 

• Advancing the Township’s complete streets initiative and non-motorized infrastructure 

• Incentivizing new and infill development close to the core areas of the Township 

• Researching the creation of specific redevelopment districts 

• Creating subarea plans to focus on major corridors identified in the Master Plan 

• Guiding the analysis and review of proposed zoning map and text amendments 

Garfield Township Strategic Plan 

From June to August 2019, the Township Board developed a strategic plan, overall vision, and goals 

for the township.  This strategic planning process included an analysis of the strengths, weaknesses, 

opportunities, and threats (SWOT analysis) facing the township, which then led to the development 

of a vision statement, mission statement, and goals.  This plan is meant to help fulfill the township’s 

long-term vision, carry out its mission, and meet the goals for the Township Board and staff. 

Vision Statement 

The Charter Township of Garfield is… 

• a vibrant, thriving, safe community served by a fiscally stable, efficient government 

• a place where the Boardman River and Silver Lake are testimonies to the local value of clean 

water 

• a livable and memorable community interspersed by beautiful parks and connecting trails 

• a regional economic center where interconnected transportation and infrastructure systems 

allow for smooth traveling and flow of commerce 

• a leader in meeting regional challenges 

Mission Statement 

As neighbors, we work together to create a community where our residents and businesses thrive, 

our natural resources are protected and enjoyed, our visitors are welcomed and appreciated, and our 

high quality of life is promoted 
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Goals 

1. Identity 

Develop a strong identity that conveys the character and values of the community to the 

region and beyond 

2. Economic Development 

As part of a regional hub in Northern Michigan, promote Garfield Township as a great place 

for business development and job opportunities 

3. Public Safety 

Support collaborations which promote public safety including police and fire services 

4. Parks and Trails 

Foster a system of high-quality active and passive parks connected by trails 

5. Water Quality 

Make water system improvements and support environmental conservation efforts to 

protect water quality 

6. Housing 

Provide for a balance of housing choices with a variety of housing types 

7. Transportation and Infrastructure 

Invest in transportation and infrastructure which support high-quality development 

8. Partnerships 

Participate in local and regional partnerships to advance community interests 

9. Fiscal Responsibility 

Deliver effective public services to the community and operate with fiscal efficiency 
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Inventory of Resources 

Opportunity Zone 

The Opportunity Zone is a national program designed to spur investment in economically distressed 

neighborhoods using private funding.  Investors in a property in an Opportunity Zone are eligible to 

benefit from incentives allowing them to reinvest taxable gains on a sale (the “rollover gain”) into an 

Opportunity Fund and defer counting the gain as income through the end of 2026. 

 

 
Opportunity Zone highlighted in green; study area outlined in black 
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The Opportunity Zone in Garfield Township consists of Census Tract 5513.  Within the study area, 

the Opportunity Zone includes the entire area defined by Boon Street, Barlow Street, South Airport 

Road, and Garfield Avenue, and also all of the land south of South Airport Road.  This zone has an 

average lower median household income, higher unemployment rate, higher poverty rate, and higher 

rate of renter-occupied housing units than Garfield Township overall or Grand Traverse County. 

Tax Increment Financing 

Communities can use Tax Increment Financing (TIF) as a tool to help fund public improvements in 

redeveloping neighborhoods.  TIF captures the increase in taxes from development activities to help 

fund public improvements in the near-term, and uses the ensuing tax revenue to pay for these public 

improvements over the long-term.  Two TIF resources that may be helpful in this neighborhood are 

the Corridor Improvement Authority (CIA) and Brownfield Redevelopment Authority (BRA). 

The CIA is designed to help facilitate development and investment in establish commercial districts 

by using TIF to make capital improvements.  These improvements may include sidewalks and other 

public amenities, water and sewer infrastructure, building rehabilitation and construction, and other 

improvements to the land.  To qualify, the district must be adjacent to a road classified as an arterial 

or collector road, have been in existence for at least 30 years, have at least 51% of existing first floor 

space classified as commercial, and other factors. 

The BRA uses TIF to fund the cleanup of properties for redevelopment including properties which 

are contaminated, blighted, historic, functionally obsolete, or owned by a land bank.  The local BRA 

is run by Grand Traverse County, which works to qualify the eligible environmental activities for tax 

recapture benefits while developers are ultimately responsible for the projects.  The BRA helps guide 

developers through a seven-step Brownfield Redevelopment Process. 
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3. Housing Market Analyses 
Several target markets are identified in this section to distinguish groups of people who have similar 

lifestyle characteristics and preferences. Examples of these include the ESRI Tapestry Segmentation 

and the Experian Mosaic USA consumer lifestyle segmentation. 

2014 Housing Market Analysis 

LandUse USA completed target housing market analyses in 2014 for the ten counties in Northwest 

Michigan.  These analyses focused on twelve target demographic markets that show preferences for 

attached housing units in an urban format, estimated demand for “missing middle” housing to meet 

these preferences, and considered other factors including migration into and out of the region.  The 

twelve target markets are described as follows: 

Target Market Description 

C12 – Golf Carts, Gourmets 
 

Upscale retirees and empty-nesters in comfortable communities 

K40 – Bohemian Groove 
 

Older, unattached individuals enjoying settled urban lives 

L41 – Booming, Consuming 
 

Older empty-nesting couples and singles enjoying relaxed lives in 
small towns 

L42 – Rooted Flower Power Mid-scale baby boomer singles and couples rooted in established 
suburban communities and approaching retirement 

M45 – Infants, Debit Cards 
 

Young, working-class families and single parent households 
living in small established, city residences 

N46 – True Grit Americans 
 

Middle-aged, lower middle-class households in town and country 
communities located in the nation’s midsection 

O51 – Digital Dependents 
 

Mix of Generation Y and X singles who live digital-driven, urban 
lifestyles 

O55 – Family Troopers 
 

Families and single-parent households living near military bases 

Q62 – Reaping Rewards 
 

Relaxed, retired couples and widowed individuals in suburban 
homes living quiet lives 

Q65 – Senior Discounts 
 

Retirees settled in metro apartment communities living frugal, 
sensible lives 

S68 – Small Town Shallow Pockets 
 

Older, down-scale singles and empty-nesters living in modest, 
exurban small towns 

S70 – Tight Money 
 

Middle-aged, lower-income couples and divorced individuals in 
transitional small town and exurban apartments 

 

For Garfield Township, this analysis showed an annual market potential of adding 482 new housing 

units in a conservative scenario and 1,150 annual new units for these target markets in an aggressive 

scenario.  The potential annual demand was primarily for the renter-occupied units, with 394 in the 

conservative and 972 in the aggressive scenario.  Potential demand for new owner-occupied units is 

88 in the conservative and 178 in the aggressive scenario.  The following shows the potential annual 

demand for these target markets for the Township in an aggressive scenario: 
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Target Market Existing Potential Annual: 
Conservative 

Potential Annual: 
Aggressive 

C12 – Golf Carts, Gourmets 0 0 0 

K40 – Bohemian Groove 937 190 466 

L41 – Booming, Consuming 43 6 12 

L42 – Rooted Flower Power 248 4 10 

M45 – Infants, Debit Cards 18 4 10 

N46 – True Grit Americans 430 16 36 

O51 – Digital Dependents 278 134 308 

O55 – Family Troopers 171 60 150 

Q62 – Reaping Rewards 206 6 12 

Q65 – Senior Discounts 504 34 82 

S68 – Small Town Shallow Pockets 99 6 12 

S70 – Tight Money 63 22 52 

Total 2,997 482 1,150 

 

The above analysis shows that of the twelve target markets analyzed for the entire region, Garfield 

has about 3,000 households that fit their description, and could potentially absorb 482 to 1,150 of 

these household types annually.  Specifically, the target markets which are the strongest in Garfield 

Township include singles and smaller households such as Bohemian Groove, Digital Dependents, 

Family Troopers, and Senior Discounts. 

Upon reviewing new residential building permits issued since the start of 2014, Garfield Township 

has added about 1,000 new residential units over the last five years.  This includes 356 single-family 

homes, 32 multifamily homes, 441 apartments, and 190 mobile homes.  This is about 40% of what 

the study predicted the Township could absorb in a conservative scenario, suggesting there is still a 

large unmet demand for housing especially within these demographic groups. 
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ESRI Tapestry Segmentation 

The ESRI Tapestry Segmentation was used explicitly to analyze the Barlow Garfield neighborhood.  

The Tapestry Segmentation data from ESRI describes neighborhoods using both demographic data 

and socioeconomic traits.  The life mode groups correspond roughly to socioeconomic groups and 

the urbanization groups correspond roughly to the type of community whether urban, suburban, or 

rural.  The Tapestry Segmentation for the neighborhood contains three segments: 

Segment Percent Life Mode Group Urbanization Group 

Old and Newcomers (8F) 98.1% Middle Ground Metro Cities 

(Singles’ lifestyles, on a budget, neighborhoods in transition, renters, people just beginning their careers or retiring) 

Set to Impress (11D) 1.7% Midtown Singles Metro Cities 

(Young, working class, living in large multiunit apartment complexes, majority single person or nonfamily households) 

Heartland Communities (6F) 0.2% Cozy Country Living Semirural 

(Semirural, semiretired, older householders, primarily homeowners, embrace the slower pace of life) 

 

The neighborhood is almost all composed of clusters in the Metro Cities urbanization group, which 

reflects the location of this neighborhood in this region, between the core city of Traverse City and 

the suburban and rural portions of Garfield and other townships.  Metro Cities also contains several 

other Life Mode groups that may want to live in a neighborhood like Barlow Garfield, and many of 

these match the characteristics of the target markets from the regional housing study, including: 

• Singles and smaller households (ESRI groups In Style (5B), Emerald City (8B), Front 

Porches (8E), Young and Restless (11B), and City Commons (11E)) 

• Senior living (ESRI groups Retirement Communities (9E) and Social Security Set (9F)) 

 


