PENINSULA TOWNSHIP
13235 Center Road, Traverse City MI 49686
Ph: 231.223.7322 Fax: 231.223.7117
www.peninsulatownship.com
PENINSULA TOWNSHIP
PLANNING COMMISSION MEETING AGENDA
TOWNSHIP HALL
13235 Center Road
Traverse City, MI 49686
February 24, 2020
7:00 p.m.

1.
2.
3.
4.
5.
6.
7.
8.

9.

10.
11.
12.

Call to Order
Pledge
Roll Call
Review for Conflict of Interest
Brief Public Comments
Additions to Agenda/Approval
Consent Agenda
a. Approval of Meeting Minutes: Planning Commission Meeting, January 27, 2019
Reports
a. Zoning Board of Appeals (Couture)
b. Master Plan Update (Mielnik)
c. Winery Committee Update (Dloski)
Business Items
a. Public Hearing – Hawthorne Vineyards – Winery Chateau
b. Public Hearing – Special Open Space Use – Mapleton Farms
c. Discussion of PDR Viewshed Map and Agricultural Land Preservation Area Map
Public Comments
Other Matters or Comments by Planning Commission Members
Adjournment

Peninsula Township has several portable hearing devices available for audience members. If you would like to use one,
please ask the clerk.

Minutes
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PENINSULA TOWNSHIP
13235 Center Road, Traverse City MI 49686
Ph: 231.223.7322 Fax: 231.223.7117
www.peninsulatownship.com
PENINSULA TOWNSHIP
PLANNING COMMISSION MEETING
TOWNSHIP HALL
January 27, 2020, 7:00 p.m.
1. Call to Order: 7:15 p.m. by Oosterhouse
2. Pledge
3. Roll Call: Present: Oosterhouse, Dloski, Hall, Couture; also present: Mielnik, Deeren
Absent: Wunsch, Shipman, Hornberger
4. Review for Conflict of Interest: None
5. Brief Public Comments: None
6. Additions to Agenda/Approval:
Moved by Dloski to approve agenda, seconded by Couture
pass unan
7. Consent Agenda:
a. Approval of Meeting Minutes: Planning Commission Meeting, December 16, 2019
Moved by Dloski to approve consent agenda as presented, seconded by Couture
pass unan
8. Reports:
a. Zoning Board of Appeals (Couture)
Couture: The last meeting included a brief discussion of policies and procedures, with an
official change in the meeting time to 7:00 p.m.
b. Master Plan Update (Mielnik)
Mielnik: The Master Plan Steering Committee is planned for February 3rd to discuss
survey information and the next steps for community engagement.
c. Winery Committee Update (Dloski)
Dloski: The last subcommittee met last Thursday and the discussion was about proposed
amendments to the current ordinance regarding wineries and winery-chateaus. There will
be further revisions. The next meeting in February will result in revisions, which will be
included in the March packet.
9. Business Items:
a. Introduction – Hawthorne Vineyards – Winery Chateau
Mielnik: Hawthorne Vineyards has submitted an application, which is included in the
packet, requesting to change from a use by right winery/farm processing status to a winerychateau. This will be presented as an introduction. Consideration for a public hearing will
be given for February 24, 2020.
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Ann Pettyjohn, General Manager, Hawthorne Vineyards: Hawthorne Vineyards is
seeking a change from a 139 winery to a winery-chateau status. With reference to the
application, the winery meets the requirements for a winery-chateau. In summary, there are
88 acres, with 55.48 acres zoned agriculture; 41.77 acres are planted in agriculture. There
are 111 parking spaces, and there are no plans to build a guest or single-family residences
as part of the application. The only proposed structure is a 40’x60’ outdoor pavilion. The
fire chief has been to the property for a preliminary inspection, he is awaiting input.
Dloski: Why move from a winery as of right to a winery-chateau, where you will be
governed under the conditions of a special land use permit?
Pettyjohn: We have been looking to do this for a while, we want to be able to hold more
events on the property.
Mielnik: The normal practice of considering a special land use permit is to have a
scheduled public hearing with a fifteen day notice, and to notify the adjacent property
owners. This also gives the planning commission time to review the application.
Dloski: Poses a question for use area equivalents, can addition residential dwellings be
constructed on the property? The application is requesting a single family residence?
Pettyjohn: No
Mielnik: They can come back and amend the SUP and add the units at that time; a
manager’s residence and an additional five units can be added.
Moved by Couture to hold a public hearing for the Hawthorne Vineyards application
for a winery-chateau on February 24, 2020, seconded by Hall
pass unan
b. Introduction – Conditional Rezoning Request – Mapleton Farms
Mielnik: An application has been received from Mapleton Farms for a request for
conditional rezoning. There are some issues to explore to see if this is the correct path.
Doug Mansfield, Mansfield Land Use Consultants, 830 Cottage View Drive, Suite 201,
Traverse City: When the Mapleton Market property was developed many years ago, the
health department requirements were different from today’s requirements. The septic
systems currently serving the property were tested two years ago and are in working order.
There is a need for a reserve field (references the past history of attempts to find land for
the reserve field on the east side; the infrastructure needed to be in the zoning district). The
site conditions on the commercially zoned Mapleton Market property prevent the
construction of the reserve septic field. The site would not perc. The reserve field needs to
be in the same zoning district (Commercial) as the original property is located, but that
could not be met. A portion of the property to the west was tested, and an area was found
that would allow a septic field. The health department requires the restaurant septic to be
separate from the market. With Conditional Zoning, the property to the west, an area of
three acres with a fifty-foot boundary (isolation distance) would be rezoned from
Agricultural (A-1) to Commercial (C-1). This could serve as an area for the reserve septic
field. If rezoned, this property would be solely used for the installation and maintenance of
the septic system and associated structures. This allowance would be good for three years
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and incorporated into the documents for the Mapleton Market and restaurant. If nothing is
done during this time, it will revert back to agricultural zoning.
Dloski: Would anything be constructed above ground?
Mansfield: Retaining walls, transformers and an electric panel. There will be two separate
systems.
Mielnik: In conversation with the township attorney about conditional rezoning,
alternatives were discussed to avoid a rezoning to commercial, even on a conditional basis.
In the zoning ordinance, sewage treatment and disposal facilities, as well as special open
space uses are a special uses in the agricultural district. It is a viable alternative to consider
a special use permit, as opposed to conditional rezoning. There is reservation to use
conditional zoning for this parcel.
Dloski: Conditional rezoning can be problematic. It could also be spot zoning. It should
go to special land use.
Board discussion about infrastructure in the same zoning district, as well as,
conditional zoning, spot zoning, verses a special land use permit. Discussion on the
mechanism to make it work. No action was taken, but a preference for an SUP was
expressed by several planning commission members.
c. Introduction – Belle View (Coldwater Development)
Mielnik: This is a proposed development near Center Road and Bluff Road, brought
before the planning commission several months ago.
Dan Leonard, representing Coldwater Development: The site, just south of Eagle’s
Landing, is vacant and is on a bluff. It is densely forested and there is a drop of 110 feet
from the top of the site to the base. The slope with vegetation will remain. In the new site
design, the six homes are reconfigured so there is less impact on the soils and the stability
of the terrain. The roundabout and the private road off Center Road will meet the
guidelines of the private road ordinance. Storm water management will be maintained on
site. There is a common septic field and there will be a reserve septic field. Also, the
revised plan has removed the stairway to the water. The homeowners using the bay front
will drive to a small parking lot and it will be maintained as a grassy area with vegetative
buffers. Currently, the two parcels are a mix of zoning; R1-A/R1-C zoning. There will be
six clustered homes and this will be going through the PUD process. All of the sites meet
the code, any vegetation removed will be put back. The hillside is composed of red pines,
which will be removed, and the area will be replanted with deciduous trees and evergreens.
The powerlines will be realigned, as they are connectors, and the power poles will be
relocated to fall along the roadway. Requesting a public hearing next month.
Dloski: How will the storm water management and the on-site septic be maintained after
the build is complete?
Leonard: A homeowners association will have a master deed and each home will connect
to the common septic field.
Deeren: How many floors will the homes have?
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Leonard: Two and a half stories with the garages built into the hillsides.
Deeren: The lower level will be exposed, how are you going to take the storm water runoff
from the structures?
Leonard: Gutters, going into the storm water system.
Dloski: What is the dockage on the lake?
Leonard: There are no plans at this time, there is 110 feet of frontage. There can be two
shore stations and a dock. It will be left up to the residents.
Mielnik: To review, the turning radius on the cul-de-sac meets the township requirements.
The number of homes is unchanged from the last request. The common area is maintained
by the homeowners.
Deeren: Will the homes have the same character?
Leonard: The homes will have the same character. The developer has spoken with
MDOT, and is in conversation with the soil erosion department and the health department.
There are plans to sit down with the fire department and EMS. The neighbors have been
contacted and in an informal discovery, there was concern about the headlights from the
traffic to the north. In addition, there was talk of screening the waterfront areas.
Mielnik: The township engineer has seen the plans and will give an estimate of the time it
will require to review the plans to verify the private road ordinance and the storm water
review. The public hearing can be scheduled for next month with necessary fees and
application materials provided.
Moved by Dloski to hold a public hearing for Belle View (Coldwater Development),
on February 24, 2020, seconded by Couture.
pass unan
d. Complete Survey Report – posted on township website.
Mielnik: The survey results are contained in a more in-depth report found on the township
website.
e. Zoning Ordinance Update – process forward
Mielnik: A draft zoning ordinance is ready for review. There is a memo in the packet that
summarizes the process of updating the zoning ordinance. Presented a Power Point titled
“Why Update Zoning?” found in the packet. The zoning update will be made available to
the public and written comments will be collected.
Moved by Hall to make the draft zoning ordinance available to the public for
comment, seconded by Couture.
pass unan
f. Planning Commission Annual Report – Draft for review/comment
Mielnik: The planning commission draft annual report is in the packet, it is a requirement
of the state planning act to present a report to the township board.
Moved by Dloski to approve the Peninsula Township Planning Commission Annual
Report and recommend to the township board, seconded by Couture. pass unan
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g. 2020-2021 Meeting Dates
The schedule is now available for the meetings.
h. Michigan APA Training
Mielnik: Information is included in the packet for upcoming training opportunities.
10. Public Comments: None
11. Other Matters or Comments by Planning Commission Members: None
12. Adjournment:
Moved by Dloski to adjourn, seconded by Couture
Meeting adjourned at 8:28 p.m.
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Hawthorn Vineyards
SUP # 135 Hearing

1791 Hillandale Rd
Benton Harbor, MI 49022
February 7, 2020
To: Peninsula Township Planning Commission
Peninsula Township
13235 Center Rd
Traverse City, MI 49686
To the Peninsula Township Planning Commission,
I am writing in support of the need for cold air drainage areas for successful winegrape
production in northwest Michigan.
Cold air drainage is necessary for production of Vitis vinifera winegrapes, especially in
cool climate viticulural regions. This includes the growing areas of northwest Michigan.
As V. vinifera is relatively cold sensitive, during periods of radiative frost, pooling of
cold air at low spots in vineyards can result in damage to buds and wood. This can
result in loss of crop, or in extreme cases, vine death. This is often why we recommend
planting vines on sloped ground, as it allows the coldest air to flow downhill. The
difference in temperature from the top of a hill to adjacent depression can be as large
as 6 to 8°C, depending on slope. Having an adjacent area not planted to wine grapes at
the lowest part of the slope allows for the movement of cold air out of the vineyard
and functions as a reservoir. Impediments to air movement may reduce the
effectiveness of a cold air drainage area, and should be managed accordingly.
I can be contacted with any questions at eastkath@msu.edu or at 269-944-1477 ext
206.
MSU EXTENSION
Regards,

Southwest Michigan
Research and
Extension Center
1791 Hillandale Rd
Benton Harbor, MI
49022
269-944-1477 ext 206
eastkath@msu.edu

Katherine East, PhD
Viticulture Production Specialist
Michigan State University Extension

Mapleton Farms, LLC
SUP # 136 Hearing

6.
Specific Requirements: In reviewing an impact assessment and site plan, the Town Board
and the Planning Commission shall consider the following standards:
Ordinance Reference - Section 8.1.3
Include a statement of HOW the proposed project meets the standards:
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 harmonious 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.
(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.

(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.

(d)

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

(e)

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.

(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.

(b)

That all required information has been provided.

(c)

That the proposed development conforms to all 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.

(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.

(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.

(g)

That the proposed development property respects floodways and flood plains on or
in the vicinity of the subject property.

(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.

(i)

That the proposed development will not cause soil erosion or sedimentation
problems.

(j)

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.

(k)

That grading or filling will not destroy the character of the property or the surrounding
area, and will not adversely affect the adjacent or neighboring properties.

(l)

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

(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.

(n)

That the plan provides for the proper expansion of existing facilities such as public
streets, drainage systems and water sewage facilities.

(o)

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

(p)

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

(q)

That vehicular and pedestrian traffic within the site, and in relation to streets and
sidewalks serving the site, shall be safe and convenient.
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7.

(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.

(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.

A public hearing on a special land use request is held by the Township Board if:
a.
A public hearing is requested by the Township Board, the applicant for special land
use authorization, a property owner, or the occupant of a structure located within
three hundred (300) feet of the boundary of the property being considered for a
special land use.
b.

8.

The decision on the special land use request is based on discretionary grounds.

Complies with Section 7.7 Developments Abutting Agricultural Lands.
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Mapleton Farms, LLC
Proposed Reserve Septic System Area
Special Use Permit Application

Submitted to

Peninsula Township
as
a Special Open Space Use in the
Agricultural Zoning District

February 3, 2020

Mapleton Farms, LLC SUP Application

February 3, 2020
Peninsula Township Planning Commission
c/o Randy Mielnik, Director of Planning and Zoning
13235 Center Road
Traverse City, MI 49686
Dear Planning Commissioners,
Mansfield Land Use Consultants is pleased to present the following submission for site plan review of a
proposed special open space use in the agricultural zoning district.
It is proposed that a portion of the subject property (see attached information) be utilized for future septic
fields that serve the existing commercial development on the parcel adjacent to the east side of the subject
parcel which is home to existing market and restaurant uses. The SUP application proposes that the
portion of subject property in question be used solely for: the installation and maintenance of septic
system(s) and inclusive appurtenances; installation and maintenance of public and private utilities,
Installation and maintenance of vehicular and non-vehicular, ingress/egress and parking (paved and
unpaved as allowed), retaining walls, land manipulation and restoration, as well as crop, forest and field
maintenance. Should the SUP be approved, the portion of the subject property where the proposed uses lie
will be transferred to the parcel to the east (PID: 28-11-112-025-00).
The subject property lies adjacent to the west of the property at 14111 Center Road with the PID of 2811-122-025-00, which is better known as the Mapleton Market property. This property is also owned by
the applicant. The existing site conditions (soils, topography, etc.) on the Mapleton Market property
prevent the construction of septic drain fields for the continued use of the existing market and restaurant
uses. The most logical and practical resolution to this situation is to locate future primary and reserve
drain fields for these uses on the adjacent property (the subject property) owned by the applicant.
Preliminary site investigations and designs for the primary and reserve drain fields was used to determine
the necessary size of the proposed area to be rezoned. The proposed request ensures that future use of the
subject property will only involve the construction, maintenance, access to, and use of septic systems,
leaving the property as open space and complying with the intent and goals of the Township Master
Plan’s Rural Agriculture future land use designation that encompasses the subject property.
We look forward to the opportunity to present this project to you. Please feel free to contact us with any
comments or questions.
Sincerely,

Dusty Christensen, LLA
Mansfield Land Use Consultants

Mapleton Farms, LLC SUP Application

SPECIAL USE PERMIT NARRATIVE

The following is the special use permit basis for determination language from the Township
Zoning Ordinance (shown in bold text) and statements related to the proposed use’s compliance
with relevant standards (shown in italic text).

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 harmonious 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 generally agricultural in nature,
with commercial (market and restaurant) uses located to the east of the subject parcel..
The subject parcel is currently vacant with existing open fields and scattered trees. The
proposed future septic field uses are harmonious in appearance with the existing and
intended character of the general vicinity as the character of the site will not change
substantially following the construction of the proposed improvements. The proposed septic
fields will result in vacant open space on the subject parcel – no change from the current
conditions.
(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 septic field uses on the subject parcel will not be hazardous or disturbing to
existing or future uses in the vicinity as very little physical change on the site will be
noticeable following construction. The proposed future septic field uses provide a substantial
improvement to property in the vicinity and community as a whole by providing the
necessary space for the continued use and improvement of the commercial properties located
to the east of the subject parcel in compliance with County Health Department regulations.
(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.
The proposed uses will be served adequately by essential services as the proposed uses do
not place any additional burden on adjacent roadways, public emergency services, public
utilities, or schools.

Mapleton Farms, LLC SUP Application

(d) Not create excessive additional requirements at public cost for public facilities and
services.
The proposed uses do not create excessive additional requirements at public cost as all uses
are private and do not increase the need for public facilities or services.
(e) 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 uses will not generate fumes, glare or odor and will not be detrimental to
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 owns, and has paid all property taxes on, the subject parcel.
(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 septic system area uses are allowed as a special use within the Agricultural
zoning district and conform to all relevant regulations within the Zoning Ordinance.
(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 special use meets the relevant requirements of the Township and other local
and state permitting agencies.
(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 uses, along with plans and relevant information, have been supplied to the
necessary governmental agencies for review and approval. Proposed improvements will be
permitted by the relevant agencies prior to issuance of any land use permit and construction.
(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
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at the site per se.
The natural, open space character of the subject site will remain, as the proposed uses will
result in little change to the aesthetic of the parcel, which is currently open fields.
(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.
(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.
The project site consists of soils suitable for septic system construction and use.
(i) 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. All disturbed areas will be seeded promptly upon the completion of construction
work.
The County Soil Erosion Control Office will review and permit the site plans for compliance
with the applicable erosion control standards prior to construction.
(j) 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 proposed uses will not cause any increase in storm water runoff on, or adjacent to, the
site as the proposed uses do not increase on site impervious surface quantities.
(k) That grading or filling will not 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 required in order construct the proposed septic systems.
The proposed grading fits in with the existing character of the landscape and will not impact
neighboring properties, as the general character of the site will remain essentially
unchanged.
(l) That structures, landscaping, landfills or other land uses will not disrupt air
drainage systems necessary for agricultural uses.
Proposed grading as part of this project will not change the general cold air drainage flow
of the site.
(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 intended to provide primary and reserve septic system areas for the adjacent
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commercial uses to the east of the site. Septic system components will be permitted and
installed as they are needed and none of the proposed site improvements are reliant upon
any other improvement for construction or future use.
(n) That the plan provides for the proper expansion of existing facilities such as public
streets, drainage systems and water sewage facilities.
No expansion of public streets, drainage systems, or utility systems is proposed.
(o) That landscaping, fences or walls may be required by the Town Board and Planning
Commission in pursuance of the objectives of this Ordinance.
As the site will remain relatively unchanged due to the proposed uses, it is not anticipated
that any landscaping, fencing, or other screening will be required by the Township.
(p) That parking layout will not adversely affect the flow of traffic within the site, or to
and from the adjacent streets.
No on-site parking is proposed, as the proposed uses do not require such facilities.
(q) That vehicular and pedestrian traffic within the site, and in relation to streets and
sidewalks serving the site, shall be safe and convenient.
No public vehicular or pedestrian traffic is proposed on the site, as proposed uses are limited
to future septic system areas.
(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.
No outdoor storage of garbage or refuse is proposed as part of this application.
(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 proposed development meets the objectives of the Ordinance and the principles of sound
planning by maintaining the existing character of the subject parcel while providing
necessary infrastructure for the continued use of the existing commercial uses on the
adjacent property.

Special Use Permit - Planned Unit Development Checklist
Mapleton Reserve Septic Areas
Project Name ______________________________________________________________
136
Special Use Permit Number ______.

122-020-30

Parcel Code/s #28-11-___-___-__

3177 Bowers Harbor Road, Traverse City, MI 49686 (Portion of parcel)
Property Address: ___________________________________________________________
Mapleton Farms, LLC
121 E. Front St., Traverse City, MI 49684 231-649-3409
Applicant: _________________________________________________________________
Name
Address
Phone

ARTICLE VIII
Ordinance Reference - Section 8.1.2 Permit Procedures:
Submission of Application:
a.

_____ Fee

No part of any fee shall be re fundable.

Ordinance Reference - Section 8.1.3

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.
Section 8.1.3 (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:
General Standards - Include a statement of HOW the proposed project meets the
standards::
b.

x
_____

c.

x
_____

d.

x
_____

e.

x
_____

f.

x
_____

Be designed, constructed, operated and maintained so as to be harmonious
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.
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.
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.
Not create excessive additional requirements at public cost for public
facilities and services.
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.
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Section 8.1.3 (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.
Section 8.1.3 (3) Specific Requirements: In reviewing an impact assessment and site plan,
the Town Board and the Planning Commission shall consider the following standards:
Include a statement of HOW the proposed project meets the standard:
x
a.
_____
That the applicant may legally apply for site plan review.
x
b.
_____
That all required information has been provided.
x
c.
_____
That the proposed development conforms to all regulations of the zoning
district in which it is located.
x
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.
x
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.
x
i.
_____ Grand Traverse County Road Commission
x
ii.
_____
Grand Traverse County Drain Commissioner
x
iii. ____
County DPW standards for sewer and water if public.
x
iv. _____
Grand Traverse County Health Department for private systems
v.
_____ State and Federal Agencies for wetlands, public sewer and water.
x That natural resources will be preserved to a maximum feasible extent, and
x
f.
_____
that areas to be left undisturbed during construction shall be so located on
the site plan and at the site per se.
x
g.
_____
That the proposed development property respects floodways and flood
plains on or in the vicinity of the subject property.
x
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.
x
i.
_____
That the proposed development will not cause soil erosion or sedimentation
problems.
x
j.
_____
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.
x
k.
_____
That grading or filling will not destroy the character of the property or the
surrounding area, and will not adversely affect the adjacent or neighboring
properties.
x
l.
_____
That structures, landscaping, landfills or other land uses will not disrupt air
drainage systems necessary for agricultural uses.
x
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.
x
n.
_____
That the plan provides for the proper expansion of existing facilities such as
public streets, drainage systems and water sewage facilities.
x
o.
_____
That landscaping, fences or walls may be required by the Town Board and
Planning Commission in pursuance of the objectives of this Ordinance.
x
p.
_____
That parking layout will not adversely affect the flow of traffic within the site,
SUP CHECKLIST
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q.

x
_____

r.

x
_____

s.

x
_____

4.
a.
b.
c.
d.

or to and from the adjacent streets.
That vehicular and pedestrian traffic within the site, and in relation to streets
and sidewalks serving the site, shall be safe and convenient.
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.
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.

Present 8 copies of Site plan, plot plan, development plan
Drawn to scale (preferable 1"=50'), of total property involved showing:
x
_____
the location of all abutting streets,
x
_____
the location of all existing and proposed structures and their uses
x
_____
the location and extent of all above ground development, both existing and
proposed.
Preliminary plans and specifications of the proposed development. This preliminary
plan shall be in a form that can be easily reproduced on transparencies that can be
used for public presentation.

x No.
Is the project to be developed in Phases? ___ Yes; ___
5.
If the project is to be phased, provide documentation that:
a.
_____Upon completion, each phase will be capable of standing on its own in terms of
the presence of services, facilities, and open space, and contains the necessary
components to insure protection of natural resources and the health, safety, and
welfare of the users of the project and the residents of the surrounding area.
b.
_____Shows a proposed commencement date for each phase of the project.

Revised August 29/2005
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memo
To:

Planning Commission

From:

Randy Mielnik

Date:

February 12, 2020

Re:

PDR Program - Scenic Views and Agricultural Preservation Area Maps

In anticipation of future steps to create a new round of the Purchase of Development Rights (PDR)
Program, work is underway to update the existing PDR ordinance. This work is being undertaken
by a group of individuals with past program experience and insight. Donna Hornberger is
participating in this group to provide planning commission perspectives.
Work is focusing largely on improvements to the PDR ordinance language (clarifying procedures,
updating program requirements and priorities). However, one specific area that requires planning
commission attention relates to two important maps included in the PDR ordinance. One map is
the Agricultural Preservation Area (APA) Map and the other is the Scenic View Map. The APA Map
essentially represents the boundaries of the PDR program eligibility. As written, a parcel must be
located within the APA to be eligible for PDR. Areas in the APA are largely zoned agricultural and
many areas are already protected by existing PDR easements held by Peninsula Township or other
entities. The APA covers a large portion of Peninsula Township, at just less than 10,000 acres.
The Scenic View Map shows the locations of significant views of the township landscape and bays.
Proposed program priorities award additional points to projects that are included in areas
designated on this map. In this way, projects that would protect scenic views will be ranked higher.
Only discussion of this issue is anticipated at the February 24, 2020 meeting. No action is needed
at this time. However, the Planning Commission will eventually be asked to approve both maps as
the PDR ordinance update moves toward completion in the coming months. Changes to these
maps would also have implications for the new Master Plan.
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