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PENINSULA TOWNSHIP PLANNING COMMISSION 
REGULAR MEETING 

SEPTEMBER 19, 2016 
 
Meeting called to order at 7:00PM 
 
Present:  Peters; Hornberger; Leak-Chair; Couture; Serocki; Wunsch.   Also present were Michelle Reardon, Director of 
Zoning and Planning; Peter Wendling, Township Attorney and Mary Ann Abbott, Recording Secretary. 
 
Absent:  Rosi (excused) 
 
Approve Agenda 
MOTION: Hornberger/Peters to approve agenda. 
       PASSED UNAN 
Brief Citizen Comments – for items not on the Agenda 
None 
 
Conflict of Interest 
Serocki has a conflict of interest with SUP#127 and will recuse herself during that portion of the meeting. 
 
Consent Agenda 

1. Reports and Announcements (as provided)  
2. Correspondence (as provided)  
3. Meeting Minutes  

i. August 15, 2016 (5:30 PM Special & 7:00 PM Regular)  
ii. August 22, 2016 (5:30 PM Special & 7:00 PM Special)  

Typographical corrections to the minutes of August 15,2016 Regular meeting and August 22, 2016 Special meeting. 
 
Correction to August 15, 2015 Business item #1 should read:  Tonight by ordinance the staff has reviewed. Staff has reviewed 
the Ordinance and per the ordinance we are required to hold a public meeting.  
 
MOTION:  Hornberger/Serocki to approve the Consent Agenda with minutes corrected. 
        PASSED UNAN 
Business 
 
1. SUP#127 – Vineyard Ridge (discussion and potential recommendation) 
 
Serocki recuses herself from Business Item #1 and takes a seat in the audience. 
 
Reardon would like to note to the Planning Commission that the Engineer’s Report is included in their packets and that the 
Attorney has not had time to review this item. 
 
Dusty Christensen, Mansfield Land Use Consultants is present to answer questions of the Planning Commission.  He indicates 
that the applicant has complied with the request for more information on the following topics: Hammerhead turnarounds 
before roads are finished; final environmental study; correspondence from the Road Commission which states that plan is 
agreed upon and acceptable; proposal for individual mailboxes; grading summary and intent to comply. 
 
Couture states that he appreciates the work that has been done on this project but has a major concern with the traffic on 
Center road. Couture does not feel that this is a safe place to put a road and feels that it is a safety concern and dangerous 
without a turnaround or a bypass lane. 
 
Peters The Master Deed has a reference of Limited and General Common Elements.  We have raised concerns about this being 
clear to the buyers. Applicant will be defined when filed with the deed.  Reardon What is the difference between the site plan 
and the Map labeled exhibit B.  Is it a level of survey that is not completed yet? So we have not seen that map.  Reardon Judge 
Rodgers decision has impacted the level of detail that this Township requires in decision-making.  Wendling every standard of 
the PUD and SUP must be finished or completed prior to the decision of the Town Board.  Preferably since you are an advisory 
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body you will have it completed before you send it to the Town Board.  It is critical that all the elements are met and completed 
before it is passed to the Township Board. Applicant if the board would like to have this requested they could have it. 
 
Peters is interested if the Township Engineer thinks there are other things outstanding.  Brian Boals, Township Engineer 
would like more answers before recommending approval.  Still has some specific grading information that he would like to see 
as a framework for those building sites.  Same with water supply and sewer and would recommend gravity line.  Would like to 
see this information as soon as possible.  Applicant will work with Engineer. 
 
Wunsch would echo Couture.  Still hearing three concerns of curb cut onto Center Road, significant reshaping of the property, 
and the open space use especially between the houses.  Wonders what applicant has done to address these issues.  Applicant 
we are complying with comments from the Department of Transportation and the Road Commission. Slopes are not overly 
steep and they do currently do not know the floor plan that each home will select.  Intend to have all slopes stabilized and 
intend to make slopes not too steep.   Units are clustered in order to maintain the 90’ open area setback. 
 
Reardon In terms of the US Postal Service they are indicating one mail post for every two houses. Open space needs to be void 
of any structures. These will need to be in the building envelope.  This needs to be addressed prior to sending to the Town 
Board and should consider a condo mailbox.  Also keep in mind that open space can be used for recreation. 
 
Leak It would help the Township and the Planning Commission is the covenant has defined use of the open space.  This is a 
good looking project and you have gone to a lot of effort, but I feel it is necessary to provide turn lanes on Center Road so there 
will not be a danger to the citizens. 
 
Wendling Center Road is a State road and there is a question if they would allow these changes.  The County Road Commission 
and the Township have more say in the other roads.  If this is a concern of the Planning Commission then you could ask the 
applicant to open this dialog as far as traffic.  Applicant is this a traffic issue or a safety issue.  Couture our edict speaks to 
traffic and safety.  Do you think that this is a safe thing to do?  Applicant it is as safe as any other development along Center 
Road. 
 
Hornberger concerned that the reason to approve a PUD is because PUD gives you better open spaces than Use by Right.  She 
does not see this in this plan.  Seems that use by right gives you better use of the land.  Applicant in return to putting units 
closer together we have provided a 90’ buffer.  We are trying to comply and benefit surrounding neighbors. 
 
Reardon mailboxes need to be resolved and cannot be in the general common elements.  Open Space elements need to be free 
of structures and impact your calculations.  We should be able to figure something else. 
 
 Wunsch believes that we need to see more value to the community to justify granting this PUD. 
 
Leak would applicant be willing to post a bond to put in turn lanes on Center Road.  Applicant would have to ask.  Reardon 
would you be willing to sit down with MDOT, PC member and staff to see if an option can be figured out.  Applicant Certainly. 
Couture would like to be in on this meeting. 
 
Reardon suggests that applicant may have a different vision of the open space that what the Planning Commission is seeing 
and suggests that perhaps a better depiction of this vision would be helpful.   
 
Reardon Hearing that the commission would like to see a Map B and they have some other concerns. Gordon Hayward will get 
that list to you.  Also would like to see in the restrictions language about those areas of concern so that buyers sitting down at 
the closing table will be aware of them also. Wendling is willing to draft the language on that. 
 
Hornberger we are looking for a plan that has substantial improvements over use by right.  Reardon is there a way to show 
the aerial photo with the landscaping plan so that each group’s vision may focus on those items rather than the clear cutting. 
 
Reardon also a reminder that this property is zoned in its entirety R 1-C. 
 
Discussion to continue at the next meeting. 
 
Gordon Hayward, Interim Planning & Zoning Director spoke to his concerns about the proposed private roads connecting to 
public roads and the developer may want serpentine roads to discourage through traffic.   
 
Commissioner Serocki returns to her seat on the Planning Commission at 8:11 PM 
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2. Zoning Ordinance Amendment #191 (public hearing) 
 
Reardon this is the language that will prevent two permits for a single piece of land as requested by the Planning Commission.  
Tonight is Public Hearing on this language.  We will then send it to the County for a comment period and then to the Township 
Board for final action. 
 
Serocki questions the language and suggests the following changes to the first paragraph.  Couture requested deletion of (1): 
 

Order of Processing Permits for Use of Land: Any parcel or parcels under the same ownership shall only be 
allowed to have one (1) application pending at any time for any permit for the use of any that parcel or those parcels 
which requires the application of the regulations under this Zoning Ordinance.  For the purposed purposes of this 
provision, a single application that is pending would include, but not be limited to the following: 

 
Leak opens up the Public Hearing. 
 
Britt Eaton 1465 Neahtawanta Road felt offended at the meeting for the Vineyard Ridge where the applicant pulled out an 
alternate plan.  He felt as if he was being threatened. Found it offensive for this project as well as for the “81”.  
 
Gordon Hayward, 17777 Shitake Trail had a couple of considerations.  There are times when people may need multiple permits 
from other agency.  Wendling Zoning Ordinance only - does not pertain to other departments.  Hayward asked for a 
clarification on the email from Consumers Energy.   
 
Reardon the intent is not to impend but to preserve resources of the Township.  We are talking about a single piece of land 
can have only one permit at any time.  Consumers Energy with several easements over multiple parcels is not impacted by this 
change. 
 
Hornberger thinks this is necessary for our Township so that we are not using up our Township staff and resources. 
 
Leak asks for any other comments.  Leak closes Public Hearing at 8.22 PM 
 
MOTION:  Wunsch/Hornberger to recommend the passage of the Amendment No 191 with the changes as noted to the 
Township Board.  
        PASSED UNAN  
Citizen Comments 
 
Laura Serocki, 6924 Center Road regarding SUP 127 curious about the difference in the sewer and the gravity feed to Huron 
Hills or the pump up to Matheson Road.  Is the Township responsible for all maintenance and repairs.  Does the Township 
need to accept that?  Brian Boals, Township engineer says they are with in the public sewer district and if they put in a new 
pump station will be turned over to the Township and maintained to the DPW.  Recommendation is for a gravity feed. Paid 
through user fees. 
 
Serocki was reading about disturbing soil with arsenic.  What about dust during construction and the health of workers and 
neighbors?  Wendling There would be dust control regulations as part of the construction code 
 
            
Board Comments 
 
Peters Has some items that are still pending: 
 -Approval of 7/13/16 Joint Meeting Minutes 
 -Bed and Breakfast back from the Town Board 
 -Attorney Language on Land Division and Ordinary High Water.   
Reardon Attorney is only authorized to look at this in regards to working with regulating Docks and Hoists as part of the 
Zoning Ordinance rewrite.  If the Town Board wants the attorney to look at the Land Division Ordinance that direction needs 
to come from the Town Board.  That request can come from the Planning Commission or any resident. 
 
Peters would like to formally request as a Planning Commission Member and an individual citizen that the Town Board look 
at the Land Division Ordinance and the Ordinary High Water Mark. 
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Peters inquired on the Zoning Ordinance rewrite and the Master Plan work plans.  Reardon There is a lot of change at the 
Township.  Did not want to waste our time with the consultant.  The Town Board will now need to decide how they want to 
proceed with this process.  Gordon Hayward is appointed for a 60-day period not to exceed 90 days. 
 
Serocki Per diems due on 9/28 at 9:00 AM. 
 
Peter would like to get going on the work plans for the Master Plan.  Leak thinks choice should be with the planner.   
Hornberger would like to get participation from the residents and should be in the Newsletter as to what we will be doing. 
Wunsch thinks it would be useful to have a general goals and objectives for the Planning Commission and what resources the 
Town Board should be allocating for that. He is happy to sit on the committee. Suggests that Peters, Hayward and Wunsch 
meet in the next week to look at direction.  Hayward Planning Commission should tell the Town Board what they would like to 
see. 
 
Couture Thank you to Michelle Reardon for all her hard work. 
 
MOTION: Hornberger/Wunsch to adjourn at 8:47 PM. 
 
Respectfully submitted by Mary Ann Abbott, Recording Secretary. 


