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Project Team

Applicant:

The 81 Development Company, LLC
Kevin O'Grady, Owner
6978 Dixie Hwy, Suite A

Clarkston MI 48346
Phone:  (248) 575-3300
Fax: (248) 575-3301

Email:  Kevin@insightbuilding.com

Planning and Engineering Consultant:

Mansfield Land Use Consultants
Douglas Mansfield, President
830 Cottageview Drive, Suite 201
Traverse City, MI 49685

Phone: (231) 946-9310
Email: dougm@maaeps.com
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January 5, 2015

Peninsula Township

Michelle Reardon, Director of Planning and Zoning
13235 Center Road

Traverse City, MI 49686

Dear Planning Commissioners,

On behalf of Kevin O’Grady of The 81 Development Company, Mansfield Land Use
Consultants is pleased to present the Peninsula Township Planning Commission with the
following application for site plan review of a special use for the proposed 81 on East Bay
residential development. Mr. O’Grady is a Peninsula Township resident. He is also a
successful builder and developer having established residential communmities in Oakland
County, Michigan.

The proposed 81 on East Bay property is the largest remaining privately owned waterfront
parcel on the Old Mission Peninsula. The property is over 81 acres in size with over 180
vertical feet of elevation change and 2,500 lineal feet of shoreline frontage on East Grand
Traverse Bay. Mr. O’Grady purchased the project parcels in June of 2014 with the intent of
developing a residential neighborhood where residents can feel a part of the beautiful natural
character of the Old Mission Peninsula. The first few site plans developed for the property
were drawn as an R-1B use-by-right and resulted in a typical 68 lot subdivision. It was quickly
determined that a use-by-right subdivision plan would destroy the character of the property, and
therefore was not the direction to take. So in an effort to preserve the sites natural character
including the terraced topography, expansive valley meadow and wooded slopes, Mr. O’Grady
chose to develop these parcels as a Planned Unit Development. Pursuing a PUD special-use
process rather than the zoned use-by-right review will result in considerable expense of
additional time and monetary investment for Mr. O’Grady, but he is resolute in achieving his
vision of an open space residential community on this spectacular piece of land.

This PUD proposal is for a 36 lot single-family residential community, a 50% reduction in the
allowable density of 71 lots resulting in 65% of the site preserved as common open space
including 77% of the lake shore frontage.

I'look forward to the opportunity to present this project to you. Please feel free to contact me
with any comments or questions.

Doug $Mansfield, President

M an §fi e 1 d Towee Crv Ml s Page 1 Introduction and Intent
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PROJECT LOCATION

The proposed 81 on East Bay residential development is located on Boursaw Road, 1.5 miles
north of Mapleton and 3 miles south of Old Mission.
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1993 AR PHOTO
The oldest available air photo shows a vacant parcel with limited agricultural use,

Mansfield ==gs. Page 3 1993 Areal Photo
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2012 AR PHOTO
The most current available sir photo shows a vacant parcel with no agricultural uses.
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USDA SoILs MAp
Most of the site consists of sandy and gravely soils with some steep slopes and a wetland pocket.
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USDA SoOILS MAP LEDGEND

Soil Map—Grand Traverse County. Michigan

Map Unit Legend
- Grand Traverse County, Bichigan (MI055) -
Map Unit Symbol Map Unit Name - Acras in AOY Percent of AQI

EmA East Lake-Mancelona loamy 154 13.4%
sands, { to 2 percent slopes

EmB East Lake-Mancelona Joamy 11 1.0%
sands, 2 to 6 percent slopes

EyB Emmet sapdy loam, 2 ta € 14 1.2%
percent slopes

KaE2 Kalkaska lcerny send, 18 to 25 0.9 0.8%
percent slopes, moderatety
eroded

LkB Leelanau-Kaliaska joamy 43 3T%
sands, 2 to & percent sicpes

LkD2 Leeianau-Kalkaska loamy 8.0 7.0%
sands, 12 to 18 percent
slepes, moderately eroded

LkE2 [ Leelanau-Kalkaska loanmy 83 7.2%
sands, 18 to 25 percent
siopes, modamtely eroded

LkF Leelanau-Kalkaska ioamy 174 14.8%
sands, 25 to 45 percent
slopes

LkF2 Leelsnay-Kebkaska loamy 127 11.0%
sands, 25 to 45 percent
slopes, moderately eroded

MaA Mancelona gravelly sendy 75 6.9%
loam, O to 2 percent siopes

MaC Mancelona gravelly sandy 28 2.8%
loam, & to 12 percent slopes

MaC2 Mancelona gravelly sandy 8.2 8.0%
loam, 6 to 12 percent slopss,
moderately eroded

MK Adrian muck, 0to 1 percent 1.2 1.0%
slopes

ReB Richter toams, 2to § percent 9.6 8.3%
slopes, overwash

Subtotals for Soll Survey Area 99,7 868.4%

Totals for Area of Interest 115.5 106.0%

Natural Resources Web Sol Survey 6/4/2014
Conservation Service National Cooperative Scil Survey Page3 of3
Mansfield e T% "{*;,j;ﬁ;“; Page 6 USDA Soils Ledgend
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PENINSULA TOWNSHIP ZONING MAP

PENINSULA TOWNSHIP
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EX1STING CONDITIONS

Open Fields

The center of the site is an open meadow. The long, wide open space of the valley meadow is
the most striking feature of the landscape as viewed from the public view shed of Boursaw
Road. A small grove of beautifully matured maple trees is located in the southeast corer of
the meadow. A wooded wetland pocket is located along Boursaw Road. All of these natural
features will be preserved as common open space as part of the 81 on East Bay PUD.

Viewing north along the valley meadow with a maple grove at the right side.

Viewing south towards Boursaw Road with the maple grove at the right side and the wooded
wetland to the right of the two track in the distance.

p 2319469310
- f 2319468926
Land Use Consu]tants i www.maseps.com
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Viewing south towards Boursaw Road along the entire length of the meadow valley.

Stands of Trees
Tree cover is present along the western, northern and eastern perimeters of the site. There is
also a stand of trees in a wetland near Boursaw Road and a stand of maples in the meadow.

Trees along the perimeter of the site will be preserved to act as a buffer to the development.
The existing stand of trees in the wetland and the meadow will be preserved.

Cedar-Hemlock pocket perched at the top of the terraced ridge at the lakefront.

’ 830 Cotagevisw Drive P, 10 . e . .
Man §f1 eld e i, M1 0334 age Existing Conditions
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Topography - Steep Slopes
Steep slopes are present along the waterfront and along the hill in the northwest corner of the

site. The slopes along the waterfront will be preserved as part of the general common open
space waterfront.

1 TR
i JAA |
gk <:| Steep Slopes Map - 6
; Legend
% - weuscrs S £ State Highway SLOPE %
—— Locat Road [Tl
1 {3 Laemiver B 1825
[ Traverse ciy B s
] [_Jreninsuta Yovmshop

The site has two areas of steep slopes. A 70-90 vertical foot ridge along the northern west side
of the property, and a 60-80 vertical foot bluff along the northern shoreline frontage,

R 2yt 7
The bluff along the northern shoreline front- The top of the bluff along the southern shore-

age is extremely steep with a vertical drop of  line frontage is about 20 vertical Jfeet above
60 to 80 feet. the water level.

Mansfield sz, Page 11 Existing Conditions
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Lakeshore

The project site has 2,505 lineal feet of frontage on East Grand Traverse Bay. It is the longest
piece of privately owned undeveloped lakefront remaining on the peninsula.

The proposed PUD site plan will preserve 77% of the lake frontage as a common open space
element for the enjoyment of owners and residents.

Chiteau
The Cov Chantal
=, 1) 5
o Wit
subdivision . 3
=

Project Site

~.505 lineal feet of undeveloped Tromage

Sae

1

Existing stairs at the end of an existing access path to the lakeshore will be reconstructed and
provided as a common amenity for the owners and residents of the development.

Man g field ?’i’?&a’: l":ﬂéia Page 12 Existing Conditions
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Lakeshore continued...

- — - . : 3

The entire base of the lakeshore bluff is Old Mission Bay is visible from the shoreline.
armored with boulder rip rap and small

Jetties.

And existing staircase provides access to the ~ An existing two track trail provides access

lakefront 20 vertical feet below. Jrom the main meadow down the bluff to the
lakefront.
Mans field m=zoess Page 13 Existing Conditions
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THE PROPOSAL REGULATIONS SUMMARY

Proposed Land Use:
The 81 on East Bay, an Open Space Preservation Residential PUD

Site Acreage Computation:
Gross Parcel Acreage

15634 Smokey Hollow Road (Tax ID 28-11-114-001-00) 66.85 acres
15636 Bluff Road (Tax ID 28-11-114-002-00) 14.36 acres
Area above the Ordinary High Water Mark (below the survey traverse line) 1.42 acres

82.63 gross acres

Existing Boursaw Road Right-Of-Way (0.72 acres within property descrivtion)  -n/a
82.63 net acres

Underlying Zoning:

R-1A Rural Hillside Residential (78.79 acres at 1-acre lots)

Intent and Purpose: This section establishes the R-1A Rural and Hillside Residential District to
set standards for the continued development of: (1) rural arcas suited to very low density
residential development; (2) fragile hillside areas; and (3) interface areas between more
intensive residential uses and agricultural land uses. This district includes existing low density
residential developments as well as areas within which such development appears both likely
and desirable.

R-1B Coastal Zone Residential (3.84 acres at 25,000 square foot lots)
Intent and Purpose: This section establishes the R-1B Coastal Zone Residential District to set
standards for the development of residential properties of a semi-rural character along lake
shore drives and in areas of high scenic value where more intensive development would
deteriorate the Peninsula environment, and less intensive development is not essential to
maintenance of the established environment.

Schedule of Regulations:  Per Zoning Per PUD Proposed
Number of Lots 62 71 36
Lot size 1 acre varies 0.57 min. /0.79 average
Height 22 stories, 3511 22 stories, 351t 22 stories, 35ft
Front Yard Setback 30ft 30ft 30ft
Side Yard Setback 15ft | 15 15t
Rear Yard Setback 30ft sop romorwry  30ft 6o rom OHWMY 308t (608 from OHWMY
Street Trees: Per Zoning Per PUD Proposed
2 Trees per Lot 72 trees 72 trees 125 trees
- £30 Cultagevicw Drive Page 14 i
M ans f 1 el d o gt Regulations Summary

I 2319468926

Land Use‘aonsulta;lt_s | v nmapucom



e ] o

*'-I*’A‘irl HAY

.S'

Open Space (section 8.3.3.6):

Total project site net acres 82.63
Residential Units -24.37
Parking Lot (waterfront access grass parking) -0.21
Roads (roadbed +2/t shoulder) -3.86
Total remaining open space 54.19 acres =65.58% open space provided

65% open space required

Lot Coverage by Structures (Section 8.3.7.(1)):

Single-Family Homes (assuming 5,000sf footpring)  4.13 acres

Maintenance/Storage Barn 0.14 acres

Total Lot Coverage 4.27 acres + 82.63 acres = 5% lot coverage
15% lot coverage allowed

Lot Coverage by Structures (Section 8.3.7.(3)):
see chart on next page

M an S fi c 1 d Tasens oy 1 084 Page 15 Regulations Summary
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Lot Coverage by Structures (Section 8.3.7.(3)):

maximum allowabie lot area coverage by structures

total lot size buﬂdinvelope max allowable structure
Site 1 43,007.57 square feet 23,514.49 square feet 17.635.87 | square feet
Site 2 30,823.95 square fest 14,712.14 square feet 11,034.11 | square feet
Site 3 29,959.74 square feet 14,588.36 square feet 10,941.27 | square feet
Site 4 33,22285 square feet 16,809.45 square feet 12,607.09 | square feet
Slte 6 37.358.05 square feet 19,574.82 square feet 14,681.12 | square feet
Site 6 42,821.80 square feet 23,496.68 squcre feet 17,622.51 | squere feet
Site 7 27.666.57 square feet 14,731.82 square feet 11,048.87 | square feet
Site 8 28,654.88 square feet 15,400.91 square feet 11,650.68 | square feet
Site 9 30,110.12 square feet 16,749.92 square leet 12,562.44 | square foef
Site 10 27,727.83 square teet 14,624.55 square feet 10,268.41 | square feet
Site 11 28,627.40 square feot 15,274.12 square feet 11,455.59 | square feet
Site 12 27,39498 square feet 14,739.23 squcre feet 11,054.42 | square feet
Sie 18 26,334.83 square feet 14,077.10 square feet 10,557.83 | square feet
Site 14 26,602.52 square feet 14,663.83 square feet 10,997.87 | square feet
Site 15 26,62872 square leet 14,344.58 square feet 10,758.44 | square feet
Site 16 25,724.91 square feet 13.441.49 square feet 10,081.12 | square feet
Site 17 26,385.03 square jeet 14,146.05 square feet 10,609.54 | square feet
Site 18 28,090.56 square feet 15,153.89 square feet 11.365.42 | square feet
Site 19 28,359.48 square feet 15,160.64 square teet 11,370.48 | square feet
Site 20 29,402.60 square feet 15,841.31 square feet 11,880.98 | square fest
Site 21 31.076.42 square feet 16,883.70 square feet 12,662.78 | square feet
Site 22 32,002.58 square feet 17.540.93 squcre feet 13,155.70 | square feet
Site 23 32,971.52 square feet 18,359.34 square feet 13,762.51 | square feet
Site 24 35,883.20 square feet 20,464.08 square feet 15,349.56 | square fest
Site 25 26,157.74 square feet 16,307.45 squcre feet 12,230.59 | square feet
Site 26 23,826.96 square feet 13,702.00 square feet 10,281.75 | square feet
Site 27 25,187.98 square feet 14,412.91 square feet 10,809.48 | square feet
Site 28 25,465.94 square feet 14,540.78 square feet 10,905.59 | square fest
Site 29 25,564.51 square feet 14,611.19 square feet 10,958.39 | square feet
Site 30 25,683.08 square feet 14,681.59 square {eet 11,011.19 | square teet
Site 31 25,761.64 square feet 14,762.00 square feet 11,064.00 | square feet
Site 32 25,860.21 square feet 14,822.41 square feet 11,116.81 | square feet
Site 33 27,491.23 square feet 15,686.37 squcre foet 11,764.78 | square feet
Site 34 26,875.25 square feet 15,031.13 square feet 11,273.35 | square feet
Site 85 28,974.15 square feet 16,841.08 square feet 12,630.81 | square feet
She 36 29,785.99 square ieet 17,394.28 square feet 13,045.71 | square feet
Bam Parcel 30,728.14 square feet 15,938.05 square fest 11,953.54 | square feet
total square feet  1,084,180.93 squarefeet  593,023.47 square feet 444,767.75 square feet
total acres 24.89 acres 13.61 «acres 10.21 «eres
% of net tolal site 0.30 0.16 0.12

1 K30 Cottageviow Duito Fage 16
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SECTION 8.1.3 BASIS FOR DETERMINATIONS:

Before making recommendation on a special use permit application, the Town Board shall
establish that the following general standards, as well as the specific standards outlined in
each section of this Article, shall be satisfied.

(1) General Standards: The Town Board shall review each application for the purpose of
determining that each proposed use meets the following standards, and in addition,
shall find adequate evidence that each use on the proposed location will:

(a) Be designed, constructed, operated and maintained so as to be harmeonious and
appropriate in appearance with the existing or intended character of the general
vicinity and that such a use will not change the essential character of the area in which
it is proposed.

The character of the area surrounding the project site is residential in nature, similar to this

81 on East Bay PUD proposal.

\ “Preserved
= Shoreline

/" Preserved

i ¥
d 1 L. }
e wa L e = -

Y4 -~ Shoreline
i, T VA
Proposed \——: -
81 on East Bay P = E,,
Preserved =y

Mangfield Pt o

Section 8.1.3
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The project site is zoned R-14 and R-1B. Zoning surrounding the project parcel is also R-
14 and R-1B zoned single-family residential lots. The average lot size surrounding the
project site ranges from 1/3 acres to 1+ acres.

Section 8.3.5 of the ordinance regarding the allowable density within a PUD allows a
density of 71 single-family residential lots. The proposed 81 on East Bay PUD development
is proposing just 36 single-family residential lots with the remaining area of the project site
preserved as common open space, including 1,900 lineal feet of East Bay Jrontage.

(b) Not be hazardous or disturbing to existing or future uses in the same general
vicinity and will be a substantial improvement to property in the immediate vicinity
and to the community as a whole.

The proposed residential use is a use-by-right within the R-14 Rural Hillside Zoning
District and is surrounded by similarly zoned R-14 and more densely zoned residential R-
1B Coastal Zoning.

The 81 on East Bay development is being submitted to the Township as an open space
preservation community through a Planned Unit Development. The PUD allows for
Slexibility in design including smaller lots sizes and clustered lot layouts. Underlying
zoning allows a minimum 1-acre lot size with a development density of 71 lots.

This proposal is for a total of 36 reduced size, clustered residential lots (50% of the allowed
density) with 65% of the total site including 1,934 lineal feet of waterfront preserved as
open space. The proposed lot locations are located within the interior of the project site
and out of the public view shed.

(c) Be served adequately by essential facilities and services, such as highways, streets,
police, fire protection, drainage structures, refuse disposal, water and sewage facilities,
or schools.
Project plans will be submitted to public regulating agencies for a review of compliance to
published standards. Reviewing agencies include:

Grand Traverse County Road Commission

The local Sherriff

The Fire Department

The Township Engineer for Stormwater Control review

Grand Traverse County Soil Erosion and Sedimentation Control

Grand Traverse County Health Department
Letters of review from the regulating agencies will be provided to the Township.

(d) Not create excessive additional requirements at public cost for public facilities and
services.

The proposed low density residential development will be served by private roads, water
and sanitary facilities which will be maintained by the homeowners association. An
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underground water storage tank will be installed for the use of the Fire Department in the
event of a potential firefighting emergency on-site.

(¢) Not involve uses, activities, processes, materials, and equipment or conditions of
operation that will be detrimental to any persons, property, or the general welfare by
fumes, glare or odors.

The proposed low density residential development does not generate fumes, glare or odor
and will not be detrimental 10 property, persons or the general welfare.

(2) Conditions and Safeguards: The Town Board may impose such additional conditions

and safeguards deemed necessary for the general welfare, for the protection of
individual property rights, and for insuring that the intent and objectives of this
Ordinance will be observed. The breach of any condition, safeguard or requirement
shall automatically invalidate the permit granted.

(3) Specific Requirements: In reviewing an impact assessment and site plan, the Town

Board and the Planning Commission shall consider the following standards:

(a) That the applicant may legally apply for site plan review.
The applicant is the legal owner of the project site. A copy of the deed recorded in June,
2014 is included as part of this application document.

15634 Smokey Hollow Road (Tax ID 28-11-114-001-00)

15636 Bluff Road (Tax ID 28-11-114-002-00)

(b) That all required information has been provided.
The applicant believes that all required information is provided as part of this application.

(c) That the proposed development conforms to all regulations of the zoning district in
which it is located.

The proposed residential use is a use-by-right within the R-14 Rural Hillside Zoning
District.

Underlying zoning allows a minimum I acre and 25,000 square foot lot size with a
development density of 71 lots.

This proposal is for a total of 36 reduced size, clustered residential lots (50% of the allowed
density) with 65% of the total site including 1,934 lineal feet of waterfront preserved as
open space. The proposed lois are located within the project site and out of the public view
shed,

This proposed development exceeds the regulations of the zoning district in which it is
located.
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(d) That the plan meets the requirements of Peninsula Township for fire and police
protection, water supply, sewage disposal or treatment, storm drainage and other
public facilities and services.

The proposed residential development will be served by private wells, and both private and
community seplic systems meeting the requirements of the Grand Traverse County Health
Department. Proposed stormwater control measures will be engineered per the Peninsula
Township Stormwater Control Ordinance and reviewed for compliance by the Township
engineer. The plan will be reviewed by all required regulatory agencies and the resulting
documentation will be provided to the Township for review.

(e) That the plan meets the standards of other governmental agencies where
applicable, and that the approval of these agencies has been obtained or is assured.
The proposed residential development plans have been submitted to the required regulatory
agencies for their review. Resulting correspondence will be provided to the Township.

(f) That natural resources will be preserved to a maximum feasible extent, and that
areas to be left undisturbed during construction shall be so located on the site plan and
at the site per se.

54.20 acres (65%) of the project site is preserved as common open space by pursuing the
development as an open space preservation PUD rather than the R-1B zoned use-by-right.
Common open space areas are identified on the site plan, including 1,934 lineal feet of East
Grand Traverse Bay waterfront.

(g) That the proposed development property respects flood ways and flood plains on
or in the vicinity of the subject property.
There are no flood ways or flood plains in the vicinity of this site.

The development site plan meets or exceeds the required 60-foot building setback from the
Ordinary High Water Mark of East Grand Traverse Bay.

(h) That the soil conditions are suitable for excavation and site preparation, and that
organic, wet or other soils which are not suitable for development will either be
undisturbed or modified in an acceptable manner.

A USDA soils map has been provided as part of this submittal package. In addition,
numerous soil borings have been taken on-site.

Most of the project site consists of sandy and gravely soils suitable for residential lot
development and road construction.

A wooded wetland pocket along Boursaw Road near the entrance to the development will
remain undisturbed,

The community sanitary drain field and stormwater basins are located in areas where
existing soils will best accommodate the use.
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() That the proposed development will not cause soil erosion or sedimentation
problems.

Soil erosion prevention measures standard to the industry are included in this proposed site
design. No graded areas will exceed 1 on 4 slopes, and all disturbed areas will be seeded
prompily upon the completion of construction work.

The County Building inspectors will review the applicants compliance with standard
County Soil Erosion measures.

(i) That the drainage plan for the proposed development is adequate to handle
anticipated stormwater runoff, and will not cause undue runoff onto neighboring
property or overloading of water courses in the area.

The drainage facilities of the proposed site plan maintain the intent of the natural on-site
drainage patterns. Paved roadways are curbed with drain structures that convey
stormwater to a basin located in the valley meadow. The stormwater basin is sized to
standards of the Township Stormwater ordinance to ensure that neighboring properties will
not be impacted by additional runoff resulting from this development. The Township
engineer will review the applicants compliance with standard Township stormwater
drainage measures.

(k) That grading or filling will net destroy the character of the property or the
surrounding area, and will not adversely affect the adjacent or neighboring properties.
The proposed grading is what is minimally required in order construct the roadway,
buildable lake view residential lots and septic and stormwater infrastructure.

The proposed grading fits in with the existing character of the landscape and will not
impact neighboring properties.

(1) That structures, landscaping, landfills or other land uses will not disrupt air
drainage systems necessary for agricultural uses.

The existing flow of air drainage through the site is from north to south along the meadow
valley out letting at The Cove residential development to the south. Proposed grading as
part of this project will not change the general cold air drainage flow of the site, and there
is no agricultural use within the vicinity of the path of cold air drainage.

(m) That phases of development are in a logical sequence, so that any one phase will
not depend upon a subsequent phase for adequate access, public utility service,
drainage or erosion control.

This project is proposed for completion in one phase, including grading, road and utility
infrastructure installation.

(n) That the plan provides for the proper expansion of existing facilities such as public
streets, drainage systems and water sewage facilities.
There are no existing public facilities within the vicinity of this project site. Proposed
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sewer, water, stormwater and roadway infrastructure will be privately owned and
maintained by the homeowners association.

(0) That landscaping, fences or walls may be required by the Town Board and
Planning Commission in pursuance of the objectives of this Ordinance.

The plan meets the Section 6.9.3.5 Street Trees requirement of the ordinance providing two
street trees per residential condominium lot. Additional landscaping is provided at the site
entrance along Boursaw Road including a masonry entrance gateway Jeature/development
sign, fencing, and landscape planting.

A 30-foot PUD perimeter setback around the entire site provides a buffer to neighboring
properties.

(p) That parking layout will not adversely affect the flow of traffic within the site, or to
and from the adjacent streets.

The proposed residential development does not include any parking lot layouts. Private
residential parking will be accommodated on the individual residential lots. Informal turf
parking is provided along 81 Avenue at the lake front access per Section 7.4.2(3(c) and (d)
of the ordinance.

(q) That vehicular and pedestrian traffic within the site, and in relation to streets and

sidewalks serving the site, shall be safe and convenient,

The proposed development has a private dead end road to serve 36 residential lots. There

are no sidewalks proposed, but there is a trail to the lakefront access. It is anticipated that
such a small population on a private road will be a safe environment.

(r) That outdoor storage of garbage and refuse is contained, screened from view and
located so as not to be a nuisance to the subject property or neighboring properties.
Each individual lot owner is responsible for their own garbage disposal service.

(s) That the proposed site is in accord with the spirit and purpose of this Ordinance
and not inconsistent with, or contrary to, the objectives sought to be accomplished by
this Ordinance and the principles of sound planning.

The 81 on East Bay site is the last large privately owned waterfront parcel on the peninsula.

The proposed development meets the objectives of the Ordinance and the principles of
sound planning by seeking approval through a Planned Unit Development. This PUD
offers a 50% reduced lot density and a 65% open space preservation including a wetland,
steep slopes, wooded acreage and 1,934 lineal feet of waterfront on a very scenic parcel of
land.
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SECTION 8.3 PLANNED UNIT DEVELOPMENTS:

It is the purpose of this Section to encourage more imaginative and livable housing
environments within the Planned Unit Development Districts and Residential Districts
and to encourage the retention of agricultural land in active production within the
Agricultural Zoning District through a planned reduction of the individual lot area
requirements for each district, providing the overall density requirements for each district
remain the same. Such reduction of lot area requirements shall only be permitted when a
land owner, or group of owners acting jointly, can plan and develop a project as an entity
and thereby qualify for regulation of that project as one land use unit, rather than an
aggregation of individual buildings located on separate, unrelated lots. Under these
conditions, a special use permit may be issued for the construction and occupancy of a
planned unit development providing the standard, procedures, and requirements set forth
in this Section can be complied with.

SECTION 8.3.2 OBJECTIVES:
The following objectives shall be considered in reviewing any application for a special use
permit for planned unit development.

1. To provide a more desirable living environment by preserving the natural character of
open fields, stand of trees, steep slopes, brooks, ponds, lake shore, hills, and similar
natural assets.

The proposed 36 lot PUD site plan provides an open space preservation living environment
which is much more desirable than the cookie-cutter 71 lot subdivision that is allowed as a

use-by-right. The project site contains five of the seven natural characteristics listed above
including open fields, stand of trees, steep slopes, lake shore and a hill.

OPEN FIELDS

The center of the site is an open meadow. The site access road will skirt the east edge of the
meadow and community infrastructure such as storm water control, an underground water
tank and community wastewater treatment will be located in the meadow, but aesthetically,
it will maintain its open appearance. Remaining common open space may be planted to an
agricuitural use in the future.

STANDS OF TREES

Tree cover is present along the western, northern and eastern perimeters of the site. There
is also a stand of trees in a wetland near Boursaw Road and a stand of maples in the
meadow. Approximately half of the existing tree cover will be removed to accommodate
grading and earthwork for the project. Trees along the perimeter of the site will be
preserved to act as a buffer to the development, The existing stand of trees in the wetland
and the meadow will be preserved.

STEEP SLOPES
Steep slopes are present along the waterfront and along the hill in the northwest corner of
the site. The slopes along the waterfront will be preserved as part of the general common
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open space waterfront. An existing trail will provide owners and residents access to the
waterfront.

The site access road will terminate with a cul-de-sac at the top of the hill providing walkout
lots along the hills east facing slopes.

LAKESHORE

The project site has 2,505 lineal feet of frontage on East Grand Traverse Bay. It is the
longest piece of privately owned undeveloped lakefiont remaining on the peninsula.

The proposed PUD site plan will preserve 77% of the lake frontage as a common open
space element for the enjoyment of owners and residents. The 6 lots along southernmost
571 lineal feet of shoreline are direct lakefront lots. The next 18 lots (lots 7-24) are
perched atop the lakefront bluff; set back 160-300 feet from the Ordinary High Water Mark.

HILL

A forested hill is located along the north half of the west side of the site. The remaining lots
25-36 are locared along the hilltop the northwest side of the site. The hill provides a
natural terrace for bay views over the home sites located along the lake bluff’ The twelve
lots proposed along the east side of the hill provide walkout home sites with views of East
Bay. Existing trees along the west side of the hill will be preserved as a vegetative buffer to
the neighboring home sites.

MO — = e e e ke —

e — - ——— -

A cross section of the proposed development on the ridge along the western boundary of the
project site.

2. To provide open space options.

As a PUD, the project is required to provide a minimum of 65% open space, which equates
to 53.71 acres of land preserved as common open space. The 81 on East Bay provides
34.20 acres, 65% open space in a variety of landforms including over 1,900 lineal Jeet of
waterfront and shoreline bluff, a wetland, a valley meadow, a stand of buffering evergreen
trees, and stands of maple trees.
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3. To encourage developers to us¢ a more creative and imaginative approach in the
development of residential areas.
A clustered residential lot layout provides for 65% of the site to be preserved in common
open space. Residential areas are clustered along the top of the shoreline ridge, preserving
the fragile ridge and lakefront in common open space, and along the hill top ridgeline fo
provide views of the water without impacting the valley which is preserved for potential
Jfuture agricultural uses.

4. To provide for more efficient and aesthetic use of open areas by allowing the developer
to reduce development costs through the by-passing of natural obstacles in the
residential project.

The underlying zoning would allow for carving up the entire site into 61 one-acre lots.
Developer is only asking for 36 lots along prime bay view locations, preserving most of the
waterfront and the valley meadow as open space, and also maintaining the open space
along Boursaw Road for minimal aesthetic change as viewed along the road corridor.

5. To encourage variety in the physical development pattern of the Township by
providing a mixture of housing types.
The 81 on East Bay PUD provides for a variety in lot types including lots with direct lake
frontage, shoreline bluff top view lots and ridge top view lots. All lot types are very
desirable while appealing o slightly different populations.

6. To provide for the retention of farmland by locating the allowed number of housing
units on the agricultural parcels of land in clusters which are suitable for residential
use and keep the remaining agricultural land in production or fallow and available for
production.

Based on available air photos, the project parcel has not been farmed in over 10 years. Due
to steep slopes and a natural wetland, only about half of the project site is suitable for
Jarming. Most of the proposed lot development is proposed around the perimeter of the site
where steep slopes are present, leaving the rolling meadow in the middle of the project site
to remain in common open space with potential for future agricultural uses,
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SECTION 8.3.3 QUALIFYING CONDITIONS:
Any application for a special use permit shall meet the following conditions to qualify for
consideration as planned unit development.

1. The planned unit development project shall not be less than twenty (20) acres in area,
shall be under the control of one owner or group of owners, and shall be capable of
being planned and developed as one integral unit. PROVIDED that the project
acreage requirement may be reduced by the Township Board if the Board determines
that the proposed use is a suitable and reasonable use of the land.

The project site is made up of two adjacent parcels of land totaling 82.63 acres, and is
solely owned by The 81 Development Company. See the attached deed.

2. The planned unit development project shall be located within a Residential or
Agricultural District, or a combination of the above Districts. Individual planned unit
developments may include land in more than one zone district in which event the total
density of the project may equal but not exceed the combined total allowed density for
each district calculated separately.

The project site is predominantly zoned R-14 Rural and Hillside with a small piece zoned R
-1B Costal Zone in the southwest corner. The total possible density of the site is 66 one-
acre lots and five 25,000 square foot lots, equaling a total of 71 lots allowed on the site.

The proposed PUD is requesting only 36 lots ranging in size from 23,827sf to 43, 008sf-
The result is a 50% reduction in allowable density, while preserving 65% of the site as
common open space including over 77% of the 2,503 lineal feet of East Bay water front.

3. Water and waste disposal shall comply with the Township Master Plan and be
approved by Grand Traverse County or State of Michigan requirements, It is
recognized that joining water and sewer ventures with contiguous or nearby land
owners may prove to be expedient.

Each of the 36 home lots will have a private well. Lots 1-6, will have individual sanitary
systems, and lots 7-36 will be serviced by an on-site community wastewater treatment
system to meet State and Local Health Department requirements.

4. The proposed density of the planned unit development shall be no greater than if the
project were developed with the lot area requirements of the particular zone district or
districts in which it is located subject to the provisions of Section 8.1. except as
provided by Section 8.3.5 (1).

The project site is zoned R-14 and R-AB with a total possible density of 71 lots allowed,
The proposed PUD is requesting 36 lots, a 50% reduction in allowable density, while
preserving 65% of the site as common open space including over 77% of the shoreline

Jrontage.
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5. Open space shall be provided according to Section 8.3.6.
Open space is provided per Section 8.3.6 (1) Open Space Preserved for Private Use. 65%
of the sites net acreage will be kept in open space owned by the Home Owners Association
Jor the sole use and enjoyment of owners and residents within the PUD. Common elements
within the community open space include a maintenance and storage barn, and boat docks.

6. For purposes of this Section 8.3, Open Space does not include building envelopes,
parking lots and roads (roadbed width plus two (2) foot shoulders on each side).

Toral project site net acres 82.63
Residential Units/Lots -24.37
Parking Lot (waterfront access grass parking) -0.21
Roads (roadbed +21t shoulder) -3.86
Total remaining open space 34,19 acres =65.58% open space provided

65% apen space required

7. The proposed planned unit development shall meet all of the standards and
requirements outlined in this Section 8.3 and also Section 8.1. and Article VII.
Please refer to the parts of this submittal relating to Section 8.3 and Section 8.1.
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SECTION 8.3.4 USES THAT MAY BE PERMITTED:
The following uses of land and structures may be permitted within planned unit
developments:

1. Single family dwellings.
36 single-family home sites are proposed. (71 single-family lots are allowed per the PUD
calculation for density based on the underlying zoning districts)

2. Two-family dwellings.
Nore proposed

3. Group housing, row houses, garden apartments, or other similar housing types which

i 2

can be defined as single-family dwelling with no side yards between adjacent dwelling

units, Provided that there shall be no more than eight (8) dwelling units in any
contiguous group.
None proposed.

4. Open space according to Section 8.3.6 Provided that only the following land uses may

be set aside as common land for open space or recreation use under the provisions of
this Section:

(a) Private recreational facilities (but not golf courses) such as pools, or other

recreational facilities which are limited to the use of the owners or occupants of the lots

located within the planned unit development.
Private recreational facilities for owners and residents located within the community
common open space area includes a shared waterfront dock,

The shared waterfront dock will provide one boat hoist per residential lot. Shared
waterfront dock allowance calculations are as follows:
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Section 7.4.2.3(b)
Regquired: 55 lineal feet of shoreline for the first two families plus another 5 lineal

Jfeet for each additional family, shoreline measured at O.H.W.M

First two families: 35 lineal feet
34 additional families: 170 lineal feet
225 lineal feet of shoreline required

1,990 lineal feet of shoreline at OHWM provided

Section 7.4.2.3(c)
Required: One parking space for each boat hoist shall be provided.

36 boat hoists are proposed.

36 parking turf spaces are provided along the shoulder of 81 Avenue at the location of
the trailhead to the beach access. Personal golf carts or small ATV may drive on the
beach access trail as far as the picnic pavilion. No unauthorized motorized vehicles are
allowed on the beach.

Section 7.4.2.4

Required: Group docking, hoist and other related facilities and boat hoists shall not
exceed one dock per parcel and one boat hoist per fifty (50) feet of
shoreline, measured at the ordinary high water mark, and shall be
located as near as possible to the center of the parcel.

1,990 If of common shoreline at the OHWM + 50 If per hoist = 39 hoists allowed

36 hoists proposed
One dock allowed per parcel x 36 parcels = 39 docks allowed
1 dock proposed
1 £ Commperion ey Page 29 Section 8.3.4
sfield s a
1\@9« d sy Uses That May Be Permitted

Land Use COTS_UH:EHE i wwwikeps com



L

.

EAST BAY

Should a lot owner with private waier frontage (lots 1-6) choose to install a private dock
system on their own lakefront, the number of hoists on the community dock will be adjusted
to subtract that lots allowed hoist on the community dock.

Approval of the community dock system will be subject to obtaining US Army Corps of
Engineers permitting.

(b) Historic building sites or historical sites, parks and parkway areas, ornamental
parks, extensive areas with tree cover, low lands along streams or areas of rough
terrain when such areas have natural features worthy of scenic preservation.

There are no historic structures on the site. An old storage barn on the western property
line will be removed as part of this project. . ‘

Scenic natural features such as a wetland pocket, valley meadow, wooded areas, a steep
blyff and most of the shoreline along East Bay will remain as community open space.

(¢) Commonly owned agricultural lands.
No agricultural lands are proposed.

. Signs as allowed by Section 7.11.

Stone entrance monuments with compass rose sculptures create a gateway fo the
development's entrance landscape. Sign lettering identifying the development is mounted to
the eastern entrance monument. The total sign face is 6-square feet as allowed per the
ordinance Section 7.11.6(3)(d) entrance way signage.

LETTERING/SIGN TO BE
MOUNTED ON STONE FACE

—— LETTERS TO BEMOUNTED -——
ON STONE FACE

INMER RADIUS 125 - -

6. Deed restricted Agricultural Iands.

There are not deed restricted agricultural lands on site.
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7. Garages and accessory buildings and uses exclusively for the use of residents of the
planned unit development and for the proper maintenance thereof.
A maintenance and storage barn is located in the community common open space. It is
tucked in behind the wooded wetland with trees planted along the north side of the
structure to provide additional screening.

The intent of the structure is to provide storage to the owners and residents of the
community.
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SECTION 8.3.5 LOT SIZE VARIATION PROCEDURE:

The lot area for Planned Unit Developments within Residential and Agricultural Districts
may be reduced from those sizes required by the applicable zoning district within which
said development is located by compliance with the following procedures:

1. Site Acreage Computation: The net acreage proposed for a planned unit development
shall be computed to determinc the total land area available for development into lots
under the minimum lot size requirements of the applicable zoning district in which the
proposed planned unit development is located.

(a) Lands below the Ordinary High Water Mark shall not be considered as part of the
net acreage.
The most recent topographic and boundary survey computes the gross acreage of the
project site to be 80.62 acres. This calculation does not include the 2.01 acres of land
between the eastern traverse line and the Ordinary High Water Mark. The traverse line
is approximately 25 feet west of, and 20 feet above the Ordinary High Water Mark.
Therefore the total gross and net site acreage including land above the OHWM is 82.63
acres.

(b) Street rights-of-way shall be included in net acreage provided the property legal
description includes the right-of-way. (REVISED BY ARTICLE VIII 112
AMENDMENT 158)

The existing Boursaw Road ROW is included in the property’s legal description, and
therefore included in the total gross and net site acreage is 82.63 acres.

2. Maximum Number of Lots and Dwelling Units: After the net acreage has been
determined by the above procedure, the maximum number of lots and/or dwelling
units that may be approved within a planned unit development shall be computed by
subtracting from the net acreage a fixed percentage of said total for street right-of-way
purposes, and dividing the remainder by the minimum lot area requirement of the
zoning district in which the planned unit development is located.

(a) The fixed percentages for street right-of-way purposes to be subtracted from the
net acreage shall be fifteen (15) percent for the R-1A and R-1B residential districts,
twenty (20)percent for the R-1C district and thirty (30) percent for multiple family
development in the R-1D district. These percentages shall apply regardless of the
amount of land actually required for street right-of-way.

78.79 acers net zoned R-14
3.84 acres net zoned R-1B
82.63 total net acres

82.63 net acres x 0.15 = 12.39 acres calculated for future street ROW
82.63 net acres - 12.39 acres future ROW = 70.24 total acres remaining

70.24 total acres remaining (66.40 zoned R-1A / 3.84 zoned R-1B)
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66.40 acres zoned R-14
66.40 acres / 1 acre lots allowed = 66 lots allowed

3.84 acres zoned R-1B
3.84 acres / 25,000 square foot lots allowed = 5 lots allowed

A total of 71 lots are allowed on the project site.
36 lots are being requested as part of this PUD application, that’s only 50% of the
allowed density.

(b) Under this procedure, individual lots may be reduced in area below the minimum
lot size required by the zone district in which the planned unit development is located,
PROVIDED that the total number of dwelling units and/or lots created within the
development is not more than the maximum number that would be allowed if the
project were developed under the minimum lot area requirements of the applicable
zone district or districts in which it is located. Units may be distributed without regard
to district boundaries.

Proposed lot sizes within the proposed PUD range from 43,000 square feet (about one
acre) to 23,800 square feet (about ¥: acre).

The average lot size is 28,800 square feet (about % acre).

. Permissive Building Envelope: Building Envelope shall be as shown on the Site Plan

and not included as open space,

Building envelopes are identified by the building setbacks from the individual lot lines.
4 total of 13.61 acres of the 82.63 acre site is designated building envelope (16% of the
Dproject site).

The average size building envelope is 15,800 square feet. The proposed home, any
accessary structures, well and individual septic system will be located within the building
envelope.

. Permissive Minimum Lot Area; Minimum Lot Area shall be as determined by the

Township Board and shown on the Site Plan.
The smallest (minimum) proposed lot size is 23,800 square feet.
The average lot size is 28,800 square feet (about % acre).

Lots 1-6 are slightly larger to accommodate on-site well and septic per the standards of the
Grand Traverse County Health Department.

Lots 30-36 will be serviced by a community waste water treatment system per the standards
of the Grand Traverse County Health Department and State permitting,

- Maximum Permissive Building Height: 2.5 stories but not exceeding 35 feet.

Accessory buildings shall not exceed a height of 15 feet. Provided that the height of
agricultural buildings may be increased pursuant to Section 7.3.3 Permitted
Exceptions, Agricultural Districts.

: I Page 33 Section 8.3.5
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All proposed structures on the site will comply with the 2"story/35-foot maximum height
restriction. Accessory structures will not exceed the 15-foot height restriction.
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SECTION 8.3.6 OPEN SPACE:
The Township Board shall utilize one of the following four options for dedication of the
provided open space:

1. Open Space Dedicated for Private Use: A residential planned unit development with a
minimum of 65% of the net acreage kept as open space and owned by the Home
Owners Association or Condominium Association. That open space land shall be set
aside as common land for the sole benefit, use and enjoyment of present and future lot
or home owners within the development. ARTICLE VIII 113
a) Such open space shall be conveyed by proper legal procedures from the project

owner or owners to 2 home owners association or other similar non-profit
organization. (REVISED BY AMENDMENT 170)
Refer to the attached draft condominium master deed and bylaws.

b) Documents providing for the maintenance of said land and any buildings thereon to
assure that open space land remains open shall be provided to the Township Board

for its approval.
Refer to the attached draft condominium master deed and bylaws.

c) The access and characteristics of the open space land are such that it will be readily
available and desirable for the use intended.
Open space elements include:
* the common lake frontage,
e gravel path to the lakefront,
* dock,
* PUD perimeter byffer open space to the north and west,
¢ the valley meadow,
« and a storage barn.

Mansfle Id et Page 35 Section 8.3.6
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SECTION 8.3.7 MAXIMUM PERCENTAGE OF LOT AREA COVERED BY ALL
STRUCTURES:
(1) The maximum percent of lot area covered by all structures shall not exceed fifteen (15)
percent of net acreage.
A total of 13.61 acres of the 82.63 acre site is designated building envelope.
The proposed building envelopes make up 16% of the sites total net acreage.

Let’s presume that 5,000 square feet of the typical 15,000 square foot building envelope is
covered in structures on all 36 lots. This would result in 180,000 square feet (4.13 acres) of
total lot coverage by structures. That equals 5% total net lot coverage by structures of the
entire site, or 1/3" of the allowable 15% coverage per the PUD.

(2) A Building Envelope within which structures may be located shall be shown on the site
plan for all existing or future structures.
Building envelopes are identified by the building setbacks from the individual lot lines.

(3) The maximum number of square feet to be covered by all structures for each building
envelope shall be shown on the site plan or attached to it.
Each building envelope will not exceed a maximum of % lot coverage by structures.
The maximum number of square feet to be covered by structures for each lot/building
envelope is provided on page 16 of this submittal package.

Man&ﬁe ld ooy i 4 Page 37 Section 8.3.7

: S oot Maximum Percentage of Lot Area Covered By all Structures
Land Use Consultants i wwwmsepsoom




SECTION 8.3.8 AFFIDAVIT:

The applicant shall record an affidavit with the register of deeds containing the legal
description of the entire project, specifying the date of approval of the special use permit,
and declaring that all future development of the planned unit development property has
been authorized and required to be carried out in accordance with the approved special
use permit unless an amendment thereto is duly adopted by the Township upon the
request and/or approval of the applicant, or applicant's transferee and/or assigns.

M B30 Cotingeview Drive P 38 .
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RAND TRAVERSE COUNTY SHERIFF'S OFFICE
Thomas J. Bensley, Sheriff « Nathan Alger, Undersheriff

Administration
851 Wocdmere Avenue, Traverse City, MI 49686-3349 = {231} 995-5000 » FAX (231)995-5010

Corrections
320 Washington Street, Traverse City, MI 49684-2583 » (231) $22-4530  FAX (231) 922-4415

January 22, 2015

Peninsula Township Planning Commission
13235 Center Road
Traverse City, M1 49686

On January 12, 2015 the Grand Traverse County Sheriff's Office received site plan copies and a
description for a proposed 81 +/- parce] development to be located at the intersection of Boursaw
Road and Bluff Road in Peninsula Township. The documents were received from Mansfield
Land Use Consultants of 830 Cottageview Drive, Suite 201, TC, M1 49685. After reviewing the
site plans and the site itself for traffic, safety and security concerns this department finds the
following:

X _ We see nothing objectionable in the submitted site plans within the areas of the
responsibility of the Sheriff's Department.

Nothing in the site plan appears pertinent to the responsibilities of the Sheriff's
Department.

There is insufficient information for our agency to comment.

The following deficiencies or recommendations in the site plan are noted:

iy

Referred to the Peninsula Township Planning Commission on:
January 22, 2015

Sincerely,

Thomas Bensley, SHERIFF
by;

(7 fPeite

Lt. Chris Barsheff

R

www.gtsheriff.org

e i it = - i Iy 7 —_——



February 10, 2015

Michelle L. Reardon

Director of Planning & Zoning
13235 Center Road

Traverse City, M1 49686
planner@ peninsulatownship.com

RE: The 81 on East Bay
Site review

Dear Michelle:
After reviewing the site plan for the above referenced project, | have no concerns at this time. The site

is in compliance with all applicable fire department requirements. Please make me aware of any new
plan changes. If you have any further questions or concerns feel free to contact me.

Randy Rittenhouse Fire Chief
Peninsula Township Fire Department
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|Witeh comtrients Tagating
Townslii gla’ﬂ Ing & Zoning:
: pglphlgahpnasssg ngt later than 12:00

| |May-2,2015-17 Rl 399895




1 ] “{EGALNOTIGE ~
NOTICE OF PUBLIC HEARING

- ' " |PLEASE TAKE NOTICE that the Peninsula Township Board will hold a public hear-

" |ing at their regular meeting on July 14; 2015 at 7:00 PM at the Peninsula Town-.

- |ship Hall, 13235 Center Road, Traverse City, M 49686, (231) 223-7322 on the

follome application for a speclal use permit for property owned by Peninsula
Township/Lighthouse; R

SUP #111 1st Amendment has been siusbmitted for review by the Peninsula Town-
ship. Board for a special use permit amendment of the Mission Point Lighthouse
and Lighttiousg, Park within the agriculfural (A-1) zoning district.

-|PROPERTY LOGATION; 20500 Center Road, Traverse City, Mi 49686
' Section 23, Peninsilla Township

|PARGEL ID # 28-11-223-004-10

A cogy of the_prd[}osad Special Use Permit Application may be examined at
13235 Center Rd., Traverse City, Michigan, between the hours of 8:00 AM and
|4:00 PM Monday through Thursday.

Written comments regarding this item can be submitted to the Peninsula Town-
ship Planning & Zoning Departmient, 13235 Center Rd. Traverse City, Michigan
49686 not later than 12:00 PM on July 14, 2015.

_|June 29, 2015-1T ‘405781

LEGAL NOTICE _
-NOTICE OF PUBLIC HEARING

PLEASE TAKE NOTICE that the Peninsula Township Board will hold a public hear-
) |_ng.a1,a,[§gu1§_r§m eting on-July 14, 2015 at 7:00 PM ai the Peninsula Township
“{ Hat, 13235 Center<oad; Traverse City, M1 49686, {£31) 223-7322 an the follow-
ling application for a condominium subdivision and special.use parmit for proper-
g as a planned unit dev_elormant-(EUD). under the Peninsula Township Zoning

~|Ordinance, owned by The 81 Development Company; LLC: - |

. }{SUP #1238 has bgen submitted for review by the Peninsula- Township Board for
_!|the developmentof af&ny-one-(ﬂ unit condomiriium subdivision planned unit
;|development {PUD) within the Rurg| & Hillside {R~1A) and the Coastal Zone Sin-

;| ole and Two-Family (R-1B) zoning districts. :

o ' PROPERTY LOCATION: 15534,smokequow’ad. and.15636 Boursaw Rd.,
o ‘ , M1 49686 - S

Traverse Clty, B6 -
i Section 29, Peninsula Township
+}|PARGEL D #: 28-11-114-001-00, 28-11-114-002-00

. . I copy of the proposed Special Use Permit (PUD) Application may. be examined N
' -../|4:00 PM Monday through Thursday. )
| Written comments regarding this item cari-be submitted to the Peninsula Town- -

e '|ship Planning & Zoning Department, 13235 Genter Rd. Traverse Gity, Michigan;
- |49686 ot fa rthan}Z?OglﬂﬁonJl_le14,2015._ S "y..

FAE .

June 29, 2015-1T 405778

. %i|at 13935 Genter Rd:, Traverse Clty, Michigan, between the hours o_f-&oo AMand- - -



