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
November 16, 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, October 19, 2020
Reports
a. Zoning Board of Appeals (Couture), Master Plan Update (Mielnik)
Business Items
a. Zoning Ordinance Update – Public Hearing (continued from 10-19-20)
b. Lavender on Old Mission Peninsula – SUP
c. Peninsula Farms Condo Subdivision
d. Bella Vue PUD/SUP – Concept Plan - SUP 137
e. SUP Introduction – 13795 Seven Hills Road
f. Discussion regarding amending zoning regulations for solar panels
Public Comments
Other Matters or Comments by Planning Commission Members
Adjournment

This meeting will take place in person at the township hall. However, for those who wish to participate in the public hearing
on the zoning ordinance update (item 9a), a zoom option is available for this agenda item only. Beginning at about 7:00 PM,
people will be able to join the zoom meeting. However, participants will be muted until item 9a is considered and the public
hearing is opened. At that time, participants will be individually unmuted to offer comments. When all zoom participants
have had the chance to express their opinions, the zoom session will conclude and people present in the township hall will
be given their opportunity to offer comments. Written comments are also welcome. After all comments have been received,
the public hearing will close and subsequent business items on the agenda will be taken up. No action on the Zoning Ordinance
Update is expected at this meeting. The entire meeting may be viewed on-line at www.peninsulatownship.com (StreamSpot)
How to offer comment on agenda item 9a via Zoom:
On a computer or smartphone, click this link: https://us02web.zoom.us/j/83510149965
To dial in by phone, call: (312) 626-6799 followed by the Webinar ID: 835 1014 9965
For those attending the meeting in person, social distancing will be strictly enforced. Given the heavy agenda, this could
include the need for people to wait outside the building in order to maintain 6-foot distances inside the building. Masks are
required at all times.
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 MINUTES
TOWNSHIP HALL
13235 Center Road
Traverse City, MI 49686
October 19, 2020
7:00 p.m.
1. Call to Order: 7:00 p.m. by Hornberger
2. Pledge
3. Roll Call: present: Dloski, Couture, Shipman, Hornberger, Oosterhouse, Hall, Wunsch; also
present: Mielnik, Deeren, Attorney Miehn (via phone)
4. Review for Conflict of Interest: none
5. Brief Public Comments:
Nancy R. Heller, 3091 Blue Water Road, Traverse City: In reference to business item b., the
zoning update public hearing: concerned that residents do not understand that it is a zoning ordinance
public hearing.
Kurt Peterson, 1356 Buchan Drive, Traverse City: Agrees with Heller’s comments. The packet that
was sent out on October 14, 2020, was only sent to 200 people on an e-mail list. There are significant
changes to the zoning ordinance. Peterson states the legal requirement of the Michigan Zoning
Enforcement Act. There is a legal issue to inform the public. Peterson reads the Record Eagle notice
and states it is unclear about making significant changes. The packet additions are against meeting
notifications and ask that they be removed.
Lou Santucci, 12602 Center Road, Traverse City: The citizens did not know there was a public
hearing on the zoning ordinance. Requests that the hearing is tabled and the township does a better job
advertising the nature of the hearing.
Mielnik: The township attorney approved the legal ad of the public hearing. The ordinance update has
been ongoing and it has been on the township website since January. The notice requirements have
been satisfied. It is possible to continue the hearing to the next meeting.
Miehn: The legal requirements have been satisfied and you are fine to move forward.
Hornberger: The language is correct for a hearing? It says zoning update versus zoning ordinance.
Miehn: The language is correct for a hearing. You can continue the meeting (hearing) to the next
month if needed.
Wunsch: We are doing the first run-through, if the public has concerns with language inserted in the
draft, there is an opportunity to comment.
Mielnik: Dave Sanger and Christina Deeren weighed in recently with edits on the ordinance. There
were additional comments included in the packet. The draft has been on the website since January and
subsequently updated.
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Hornberger: We are at item six, to approve the agenda, as presented. If anyone feels uncomfortable
with a public hearing, now is the time to request that it be postponed until next month.
6. Additions to Agenda/Approval:
Moved by Dloski to approve the agenda as is, including the zoning update, seconded by Wunsch,
open to pulling any items that the public has problems with to reevaluate at a subsequent
meeting.
No action, discussion
Hornberger: Can the public pull an item from the agenda? I don’t think they can pull it.
Dloski: No
Shipman: We can have the hearing tonight, and continue to the next meeting.
Discussion on the public hearing.
Mielnik: The planning commission bylaws indicate that typically no action is taken the night of the
public hearing.
Hornberger: We will leave the agenda the way it is, start the public hearing tonight, and likely
continue the public hearing next month at the November meeting.
Moved by Dloski to approve the agenda as presented, seconded by Wunsch.
pass unan
7. Consent Agenda:
a. Approval of Meeting Minutes: Planning Commission Meeting, September 21, 2020
Hornberger: Pointed out three minor changes to the minutes: on page one, add “seconded,” on page
three, page three, sentence correction to “troublesome without. Without,” and remove the motion that
is redundant on the middle of page three.
Moved by Wunsch to approve the consent agenda, as amended, seconded by Shipman.
pass unan
8. Reports:
a. Zoning Board of Appeals (Couture): No meeting, no report. Next meeting October 20, 2020.
b. Master Plan Update (Mielnik)
Mielnik: On October 5, 2020, the steering committee previewed the online engagement tool that
will be rolled out to the community. Expecting some refinement before it is rolled out.
9. Business Items:
a. Lavender on Old Mission Peninsula - SUP #138 Public Hearing
Hornberger closes the regular meeting and opens the public hearing.
Mielnik: Lavender on Old Mission was introduced last month, this meeting was advertised, and
the notices were sent. This is an application for a lavender operation that will grow and sell
lavender products under a farm stand designation. A special use permit for a nursery and
greenhouse is being requested.
Amy Parker, 4133 Old Mission Road: We currently grow about 8,000 lavender plants and have
an agricultural building which is twenty-four by twenty-four. Would like to use the entire square
footage of our building.
Deeren: A roadside stand is 150 square feet and can be used for retail, so they can only use the 150
square feet for retail out of the twenty-four by twenty-four building now under construction.
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Mielnik: The building proposed is larger will be used for processing and more retail sales. What is
not permitted without and SUP is the larger sales area, processing of lavender, packaging of
lavender, and making products.
Tom Menzel: 9704 Edgewood Avenue, Traverse City: Owns the property at 11654 Center Road
and supports the project.
Lou Santucci, 12602 Center Road, Traverse City: Present on behalf of his brother, who owns
the farm across the street from Lavender on Old Mission. He, along with his brother, expresses
support for the operation and encourages farm operations on the peninsula.
Josh Schexnaildre, 11553 Center Road, Traverse City: Owns the property close to the Carrol
Road property. He fears the added traffic will impact his property on the south end of his field, due
to parking issues. Secondly, he was approved for a 150 square foot farm stand, and unclear why
Parker has a larger building.
Parker: Will provide a copy of the deed restriction and her attorney’s research.
Mielnik: The packet contains e-mails and letters (from Arnold and Allison Moomart and Paul
Conlin) that have come in concerning the deed restriction. Also, there are letters in the packet
concerning the deed restriction.
Parker: Reads a portion of the letter from the packet from Ruzak. Points out the deed restriction
and reads item number one. We do comply with agricultural zoning. It does not restrict us to 150
square feet. It is not an accessory building.
Dloski: The building was built larger than what was required by the zoning ordinance?
Mielnik: There is an existing farm stand, now under construction, that is going to be incorporated
into the larger building if approved as a SUP. The building under construction is (24x24) includes
a farm stand with 150 square feet being used for retail space. The balance is used for processing
and agricultural uses. If approved, a larger building will allow for more retail space and mores
space for processing of lavender.
Wunsch: There is not much of an allowance in the zoning ordinance between a 150 square foot
building and a larger building (i.e. a winery). The 150 square foot retail space would be separate or
in the larger building.
Hornberger: How many acres?
Parker: 10.75 acres
Mielnik: If it were forty, it could be a farm processing facility, but it is not. It would be a use by
right which would not require a special use approval.
Hornberger: Right now, the small building is approved and being built as we speak. Now we are
talking about the larger building that will be built in the future.
Parker: Right now, we are looking at using the entire 24 by 24 space.
Mielnik: The approval is for the larger building. What products are coming in for processing?
Parker: We make culinary and body care products. Everything we sell contains our lavender in
some form and are value-added products.
Mielnik: What other raw materials will be brought in?
Parker: Distilled water. The soap is made off-site. Everything is natural and non-toxic.
Hornberger: You are currently growing the lavender and the value-added products are made offsite.
Parker: They are created at our home.
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Hornberger: So, you will be going from creating the lavender products in your home to then
creating the products in your building.
Parker: Yes, currently in our detached garage.
Dloski: What type of public interaction would you expect if this is approved?
Parker: A fundraiser event for veterans. On a daily basis, if you use Harbor View as an example,
there are a dozen cars there on average. Brys Estate is a different story with their tasting room.
Hornberger: Is the product line to include other plants?
Parker: During the time period May to October, there is a need to add plants, pumpkins, and “upick” flowers. This will extend the season. The lavender is limited to two weeks.
Couture: What is the parking situation?
Parker: There is ample space.
Mielnik: The site plan illustrates six parking spaces.
Dloski: Do the products that are sold here have to be grown on-site?
Mielnik: That can be a condition of the SUP that the retail activities are limited to what is grown
on-site. We are putting it under a nursery/greenhouse, which is the closest category.
Wunsch: Historically have allowed some flexibility.
Wunsch: The finished agricultural products should be grown on-site, lavender plugs could be
brought in.
Hall: Should the retail stand have soap produced off-site and sold at the stand with the lavender
grown on-site? Does the soap have other ingredients that are not grown on-site? There should be
flexibility
Mielnik: Is there outside storage of raw materials such as containers or bottles?
Parker: They will be contained inside the building.
Wunsch: It makes sense when looking at the nursery items and should meet the specifications of
items sold at a farm stand or roadside stand.
Mielnik: There is concern that material would be brought in from elsewhere.
Parker: This is not my business model.
Wunsch: Want to keep alignment between this and the ordinance language.
Dloski: It is a little amorphous and hard to define a farm product.
Wunsch: With value-added products in a farm stand, the principal ingredient, or branded
ingredient should be grown on-site.
Mielnik: Affiliate farm language could be connected.
Wunsch: If we imposed those limitations, products could not be imported.
Josh Schexnaildre: Is there a requirement of what percentage is grown, in your product, since it is
being made off-site?
Parker: When you create a product, it has to have an accurate label.
Discussion of ingredients in products and other operations on the peninsula.
Deeren: An example is Brys Secret Garden Lavender Fields and Store.
Hornberger: Brys Secret Garden Lavender Fields and Store and Harbor View Lavender Farm.
Hornberger closes the public hearing and opens the regular meeting.
Couture: In favor of the project as presented.
Mielnik: There are issues to navigate with what is grown on-site, will put language to that.
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Wunsch: Comfortable moving this forward as long as there is alignment with protecting local
product requirements.
Hornberger: It works with two lavender farms already. We are directing the planner to come up
with verbiage to look at for the November planning commission meeting. If we are comfortable, it
will be approved at that meeting to pass onto the town board. The township board will have a
public hearing and a vote.
Mielnik: An actual document will be prepared.
Moved by Dloski to table the Lavender on Old Mission Peninsula - SUP #138 to the next
meeting and direct Mielnik to prepare finding of fact and conclusions consistent with what
was discussed tonight, seconded by Oosterhouse.
Roll call:
pass unan
Shipman: Will legal counsel look at the deed restriction?
Hornberger: Yes
Hall: Concerned about the traffic at the corner and the potential for accidents. It is a state road,
there are dangers in these types of intersections.
Discussion of the intersection and status of Center Road.
b. Zoning Update – Public Hearing
Hornberger closes the regular meeting and opens the public hearing.
Mielnik: The zoning ordinance dates back to 1972 and it has been amended many times. It has
now been updated. This began in 2015 when a consultant was selected. Then, from 2016-2017, a
diagnostic review was done, and from 2016-2018, drafts were created. A committee was in place
and did a lot of work. Recently, from 2019–present, planning, the attorney, the township engineer,
and other departments have reviewed the zoning ordinance. A new zoning map has been created,
and informal public comments have been taken since January. COVID has discouraged large
gatherings to discuss the update. Presents a PowerPoint presentation on the ten reasons to update a
zoning ordinance.
Planning Commission members discuss the new, restructured, and updated definitions and
aspects of the updated zoning ordinance. Discussion of how to proceed.
Monnie Peters, 1425 Neahtawanta Road, Traverse City: It is unclear what you are asking this
evening. If it is the whole document and the additions, it should have been stated. The
additions/corrections are excellent. It should have been better advertised.
Discussion of a larger space for the continuation of public input and the possibility of a
virtual discussion.
Terri McDermott, 12372 Center Road: This is a huge undertaking and there are bigger changes.
If the (citizens of the) township know of the changes, there would be more involvement. Suggests
listing every change and send to the township residents. Pull out the changes and send them to the
citizens.
Dloski: What are some of the drastic changes you are concerned about?
McDermott: This is huge and should be supported by the citizens of the township, unaware until
recently.
Hornberger: Has read it and has not seen radical changes and would like to know specifically
what is wrong and what is changed. The purpose was to make it clearer.
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Kurt Peterson: 6.2 was changed. Discusses how it was changed. States that the packet additions
contain three substantive changes. Cites 6.2.2 E on page 29, the short-term rental, and the R1-A
zoning district. It now applies to all zoning districts, not just R1-A. Peterson does “home share”
through Airbnb and now will be wiped out. Explains how he does business.
Hornberger: What in the previous ordinance permitted you to do this and have paying guests?
Peterson: A house designed for or used by one family. The ordinance did not disallow this.
Hornberger: If the ordinance permits it, it will say it.
Peterson: Reference the last meeting of the zoning ordinance committee: I asked how it looks like
short-term rentals won't be allowed in all zoning districts. It applied to R1-A. Refers to the
discussion of the group at the time.
Miehn: Will give a legal opinion on this topic.
Peterson: Gives an example of Susan Reaume v Township of Spring Lake. Recites MCL
125.3207. Since 2015, there are over twenty-two new Airbnb listings in the township, there is a
demonstrated use for Airbnb.
Couture: The intent of the rewrite was not to change what the ordinance says.
Peterson: Suggests a short-term rental discussion between the township and a citizen group.
Hornberger: There are different opinions on this issue. This is not a change for 6.20.
Miehn: An opinion will be prepared for the next meeting.
Peterson: No complaints from neighbors with home-sharing.
Mielnik: For context, there was an expectation that state laws would change in the near future
regarding short-term rentals. That did not happen. The township was on pause (in conversation)
waiting for this.
Deeren: The opinions that I have received, says these are dwelling units. We do not have a way for
a room rental by a SUP, B and B for less than thirty days. It says dwelling, and even on agricultural
property, it is a dwelling unit. Believes it applies to all districts of the ordinance.
Miehn: It does apply to all districts, case law in Michigan indicates that. Meihn will provide clarity
before the next meeting. The legislature on the AirBandB issue has been frozen in committee due
to COVID-19 and executive orders. It is not appropriate to pick out sections of the ordinance in a
meeting like this. Meihn would rather address it in a more organized manner.
Lou Santucci: Reads a statement from his brother Mark who lives on Center Road: These last
few years have been a trying time for tart cherry farmers. It appears that the problems farmers face
will continue into the foreseeable future. Those who have been paying attention can see the results,
more farms being sold and turned into housing developments. Short-term rentals are partial
solutions to the financial problems of cherry farmers. Peninsula township officials do not seem to
recognize the financial pain these farmers have faced. Instead of promoting ways these farmers can
hold onto their farms, they seem to be doing everything they can do to push the farmers out. This
proposal to eliminate short-term rentals is just another case in point. When I first bought my farm
in Peninsula Township it was a farming community with a few retirement homes for the wealthy.
Now we are a wealthy retirement community with a few farms. Farms in the rural landscape are
what brought these people here. If you want more five-acre housing and fewer farms, then keep
doing what you are doing. One of these days a farmer will sell his or her land to someone who
wants to build an apartment complex and then your abuse of zoning rules will come back to bite
you.
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Lou Santucci: I totally disagree with the township attorney, there are two different viewpoints on
legal issues and the courts decide the issue. For example, the zoning ordinance does not say
anything about me inviting someone to stay overnight at my house. Does that mean I can’t have
someone stay at my house because the zoning ordinance doesn’t allow it? No. His point that
basically that the short-term rentals are limited to the ag area and the counter-argument as well.
Anything that is not in the zoning ordinance is not allowed. That is not true. Here are my reasons
why I am against the proposal that is brought forth for Airbandbs. It is a substantive change. The
provision is in there that this has not been in the zoning ordinance and says something to the effect
that you advertise it is an admission that you are in violation of the ordinance. That is a substantive
change. There has not been a discussion on this proposal. There was an informal meeting, two
years ago, and there was not a follow-up. At that time, there were three people against Airbandbs,
and several people were in favor. The problems highlighted by the people opposed, related to
whole-house rentals, and that was solved by the township. In our situation, let people have an
owner-operator situation. There does not seem to be a need to discontinue this. Santucci does not
understand the opposition to Airbandbs. We should offer accommodations to visitors. We receive
referrals from those who can't afford hotels in the area. The description of the website says this is
an update and it is a major change. Santucci views this peninsula as anti-everything. Wineries were
not allowed to serve food and you were putting people in danger. The wine was free at the time.
The township changed its rule and food could be served. The township bans things as a selfish
view. The language of the proposal can be struck down because the language is vague. Table this
aspect of the zoning changes.
Nancy Heller: Likes the setup of the zoning ordinance. This packet should be available for
residents to pick up a copy. The revisions have been on since January. Heller attended meetings,
about seventy meetings, with the ordinance reaching this stage, it gets confusing until you see the
draft. I have not gone through the whole ordinance. For example, on page one, 2-13, roadside
stands, does this have to be an agricultural zone or anywhere?
Hornberger: Must be operated as an accessory use of a farm.
Heller: It was not incorporated in the last one under roadside stands.
Mielnik: On p. 213, you can find the definition, the change was to move the requirements out of
the definition.
Heller: On p. 3, 3-15, what is the definition of a registered engineer?
Mielnik: Typically, a PE, a professional engineer that is registered in the state of Michigan.
Heller: Referring to p. 4, 4-1, reference the A-1 agriculture under the maximum lot coverage by all
structures, 25%, this is a drastic change Also, minimum building width twenty-four feet. That is a
big change.
Deeren: That is currently in the ordinance, twenty-four feet minimum width is now consistent to
all zones.
Heller: On page five, having a hard time with the phrase private party sales.
Heller: On p. 6, 6-15, define primary road and it is more restrictive or not from the current draft?
Mielnik: There is no definition in the ordinance.
Shipman: Number 110 in the definitions. Reads definition in the ordinance.
Heller: What is a prohibitive sign?
Deeren: One found in the road right away.
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Heller: On p. 9, 11-1, questions non-conforming parcels? What happens if you have meets and
bounds but a continuous parcel that is not conforming?
Mielnik: You cannot build on non-conforming land if you have an adjacent parcel that you could
add land to make it continuous.
Heller: On p. 13, 2-11, a non-conforming building/structure. What happens to the PDR contracts?
People sold their development rights, signed a contract, are they now, if this passes, going to be
prohibited?
Deeren: This is not PDR. Those have specific regulations within those easements that they have to
adhere to. They gave up residential building rights.
Mielnik: Referring to p. 4, footnote H, which is an existing provision in the existing ordinance.
That deals with a reduced lot size if it is in your agreement.
Heller: If it is not in your agreement, the concern is if the township asks for additional millage.
Concerned about the future. If you sell your development rights, then your position has changed.
Hall: Researched 3-15, registered engineers, some states use licensed engineers (in Michigan),
which is the better term.
Shipman: Looking at the roadside stand definition, the description remains in the text. Operates as
an accessory use to a farm.
Heller: Her concern is that someone coming in “from the cold” will not go to the text.
Hornberger: We might consider expanding roadside stand definitions.
Deeren: Currently, some definitions are in multiple zoning ordinances.
Mielnik: You do not want zoning standards in your definitions.
Hornberger: Tables the public hearing and will “untable” it in November.
Moved by Shipman to continue the Zoning Ordinance Update public hearing until the
November planning commission meeting, seconded by Hall.
pass unan
c. Peninsula Shores (81 on East Bay) SUP #123 (Amend. #2) - Application Withdrawn
Mielnik: There is a letter in the packet stating that the application for amendment number two has
been withdrawn.
d. Discussion regarding amending zoning regulations for solar panels
Mielnik: At the last meeting we had a discussion about solar panels on PDR land. It went to the
township board and the board approved it, adding in the requirement that it is not permitted in a
viewshed. A solar panel as a structure can be considered an agricultural structure and that is what
matters for the PDR unless it is in a viewshed. The viewsheds were designated. There is a need to
look at larger solar panels in the future to serve agricultural operations. Refers to the memo in the
packet: There are five points to consider. The attachments about solar panels from Consumer's
Energy is. It should also be noted that the use of solar panels relates to the net metering program
offered by Consumers Energy, the program can be used if not using more than demand.
Hornberger: The amendment to Chateau Chantel was for a larger solar array.
Discussion of solar array size.
Wunsch: Substantial setbacks would work better for agriculture. That is better than a SUP process,
especially for the production agricultural people.
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Dloski: One of the members of the audience last meeting had a deadline. It is a long time for a
SUP.
Deeren: There should be a maximum limit on what we are going to allow.
Mielnik: The administrative review was for the A-1 zone up to 10KWh, that number could be
thirty unless it is located in a viewshed, then it would be a SUP permit. Parcels could be placed
strategically. Now we have a better viewshed map to reference for evaluation.
Oosterhouse: We can gage usage over a year from Consumers for the size of their system, and
consider viewshed. A year's use should be considered.
Planning commission discussion of needs, efficiency, caps, and limiting ground size.
Hornberger: Direct Mielnik to create language for the November meeting.
Mielnik: The process involves a public hearing.
Moved by Dloski to authorize Mielnik to draft an ordinance on solar panels on agricultural
land, seconded by Couture.
pass unan
10. Public Comments:
Monnie Peters: Comments on the use of solar and the use of Consumers for historic use on a farm.
Can see solar increase in the years to come. Does not want to force people to use net metering.
Comments on viewshed in terms of a swale, and it could not be seen. That is a more important
standard.
Discussion of viewshed and the varied topography for the placement of solar arrays.
Nancy Heller: Concerns brought forward in the town board meeting. The township is concerned with
their viewsheds, what about private property?
Couture: Typically, a private property owner does not have a say in viewsheds.
Heller: Expressed concerns about farming.
11. Other Matters or Comments by Planning Commission Members:
Shipman: Does not see the old (current) ordinance on the website.
Deeren: The website is not ADA compliant.
Miehn: Explains ADA compliant websites lawsuits that have become very common. A disclaimer
may be used for the website.
Planning commission discussion on the website; adding comments on the process on the current
situation, and letting the public know of progress and opportunities on the zoning ordinance.
12. Adjournment:
Moved by Wunsch to adjourn, seconded by Dloski
pass unan
Meeting adjourned at 9:38 p.m.
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Lavender on Old Mission Peninsula
SUP #138

Peninsula Township Planning & Zoning Department
13235 Center Road
Traverse City, MI 49686
SPECIAL USE PERMIT (SUP)
FINDINGS OF FACT AND CONCLUSIONS
SUP #138_Old Mission Lavender Farm
November 16, 2020

PENINSULA TOWNSHIP BOARD
Applicant:

Mike and Amy Parker
4133 Old Mission Road
Traverse City, Michigan 49684

Hearing Date(s):

October 19, 2020 - Planning Commission
TBD – Township Board

PROPERTY DESCRIPTION
Parcel ID#:
Property Address:
Zoning:

28-11-004-012-00
2150 Carroll Road
A-1

GENERAL INTRODUCTION AND BACKGROUND
Mike and Amy Parker propose to establish a business known as Lavender on Old Mission Peninsula and utilize the subject property
as a place to grow, process, and sell lavender, lavender-related goods, and associated agricultural products. They plan to add to a
building now under construction to provide space for retail sales and agricultural processing. This building under construction at the
time of this application (24x24 in size) was given a land use permit as a roadside stand, and up to 150 square feet of space within
that structure may be used for retail sales. Approval of this SUP allows for construction of a connected 40X60 building to expand
space for retail sales and processing. Approval also includes construction of a six-space parking lot on the west side of the building
and a driveway to Carroll Road.
The land use most closely associated with the proposed use of this property is a greenhouse and nursery, with retail sales on the
premises (6.7.3.6). This use is a special use in the A-1 zone. The submitted application is provided in EXHIBIT 1.

DRAFT _ PLANNING COMMISSION MEETING – NOVEMBER 16, 2020
Page 1

SECTION 8.1.3 BASIS FOR DETERMINATIONS
FINDINGS - SECTION 8.1.3 (1) GENERAL STANDARDS
General Standards. The Peninsula Township Board of Trustees 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. The Grey Hare Inn is located about a quarter mile to the west and
homes are located to the east along Center Road.

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 building is relatively small in comparison with the 10-acre site. The architectural design
of the proposed building has a rural-agricultural feel.
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. The fire department has
provided a preliminary review and defined specific requirements for final approval (EXHIBIT 2).

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 use includes the distillation of lavender, which would occur with equipment located outside the
building. This includes a propane burner and distillation equipment. The extent of this activity is not expected to
be detrimental to any persons, property, or the general welfare in terms of fumes, glare, or odors.

FINDINGS - SECTION 8.1.3(3) SPECIFIC REQUIREMENTS:
Specific Requirements. In reviewing an impact assessment and site plan, the town board and the planning commission
shall consider the following standards:
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(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. All required information is provided as part of this
application. (EXHIBIT 1).
(c) That the proposed development conforms to all regulations of the zoning district in which it is located. TA
Nursery/Greenhouse is a special use within the agricultural zoning district and conforms 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, or will meet 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.
Communication with the Grand Traverse County Health Department is provided.
(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. The natural, open space
character of the subject site will remain as the proposed uses will result in minimal change to the
existing open fields, apart from adding lavender and other plant material to the site.
(g) That the proposed development property respects floodways and floodplains 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
that are not suitable for development will either be undisturbed or modified in an acceptable manner. These
soils are suitable for construction activities. Wetlands or other wet soils are not known to be present
on this site.
(i)

That the proposed development will not cause soil erosion or sedimentation problems. The maximum
disturbance area in total is less than one acre and therefore a stormwater and erosion review is not
required. All disturbed areas will be seeded promptly upon the completion of construction work.

(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 off-site storm water runoff. The site plan illustrates a
stormwater detention basin to retain stormwater onsite, then release it into the road ditch.

(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. 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.
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(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 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. No 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. The on-site parking is proposed with a gravel surface and six spaces.
(q) That vehicular and pedestrian traffic within the site, and in relation to streets and sidewalks serving the site,
shall be safe and convenient. Vehicular traffic will enter the property on Carroll Rd. Any necessary
overflow parking would occur along the driveway.
(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. Only garbage cans will be stored at the back
of the building, which is south facing. 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 limited
commercial uses on the property.
The subject parcel is an existing open field with lavender plantings. The building will provide a place
to house equipment to process and store lavender and other plant-based materials grown on site and
elsewhere in Grand Traverse County.

COMPLIANCE WITH GOVERNMENTAL REGULATIONS:
The petitioner shall comply with all state, county, township, and other governmental regulations relative to the
establishment of the special use for a parcel zoned A-1, which includes meeting the requirements of the Michigan
Department of Transportation (MDOT), the Grand Traverse County Drain Commissioner (GTCDC), the Grand Traverse
County Road Commission (GTCRC), and the Grand Traverse County Health Department (GTCHD). Zoning compliance
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is based on the governing special land use document, approved site plan, and Articles 6 and 8 of the Peninsula
Township Zoning Ordinance.

APPROVAL CONDITIONS AND SAFEGUARDS:
Pursuant to Section 8.1.3 (2), the board may require such additional conditions and safeguards deemed necessary for
the general welfare, for the protection of individual property rights, and for ensuring that the intent and objectives of
the ordinance will be observed. The breach of any condition, safeguard, or requirement shall automatically invalidate
the permit granted. Specific conditions and requirements for a land use permit include:
1) Continued compliance with permitting necessary with the Grand Traverse County Health Department.
2) Retail sales and related commercial activity are allowed provided not less than 50 percent of the inventory of
items offered for sale include items wherein lavender and/or other ingredients grown on site is a constituent
element of the product. Goods produced and sold will generally include products such as flower
arrangements, lotions, creams, candles, bath and body products, culinary products, air fresheners,
handcrafted items, cleaning supplies, etc. Retail sales and related commercial activity may also include
agricultural products commonly associated with a plant nursery such as, pots, potting soil, seeds,
prepackaged agri-chemicals, potted plants, mulch, etc.
3) Only plant material and food products that are offered for sale may be displayed outside. All other
merchandise offered for sale must be inside the building.
4) All production activities will occur inside the building and no raw materials, or partially completed products
shall be stored outside. The proposed use does include the distillation of lavender, which would occur with
equipment outside the building. This includes a propane burner and distillation equipment.
5) Signage is limited to the following:
a. One non-illuminated free-standing sign no larger than nine square feet in size or more than six feet
in height.
b. One wall-mounted non-illuminated sign that does not cover more than 5% of the total exterior
building wall facing Carroll Road (inclusive of windows and areas above the soffits).
c. Incidental directional signage for vehicular movement, parking, and safety.
d. A sign related to the Michigan Agriculture Environmental Assurance Program (as applicable).
6) No external illumination to the building is allowed other than fixtures attached to the exterior of the building
and compliant with Section 7.14.
7) All production activities (processing lavender into soaps, lotions, food, etc.) will occur inside the building and
no raw materials or partially completed products shall be stored outside.
8) If instructional classes are offered, such classes are limited to activities related to lavender production and use,
such as education, making flower arrangements, tours of lavender fields, processing lavender into products,
etc.
9) No public or private scheduled events such as instructional classes, weddings, reunions, meetings, or similar
activities are allowed on the site if 25 or more participants are involved.
10) Final approval from the fire department is required before a land use permit is issued.
11) Expansion of any activities beyond those listed above may be approved as an amendment to this SUP.
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COMMENCEMENT AND COMPLETION
The commencement and completion of special land uses are governed by Section 8.1.2(5) of the Peninsula Township
Zoning Ordinance. Violations of the special land use permit and accompanying site plan are enforceable, and remedies
are available under Section 3.2 of the zoning ordinance.

EFFECTIVE DATE OF SPECIAL LAND USE:
The special land use shall be effective when the application has been approved by the Peninsula Township Board of
Trustees, subject to the above conditions. The board approves by a vote of:

AYES
NAYS
ABSTAINING
ABSENT
The undersigned hereby certifies that she is the clerk for the township of Peninsula, Grand Traverse County, Michigan,
and that the foregoing special use permit was approved by the Peninsula Township Board of Trustees on
___________________________.
The undersigned further certifies that a quorum was present at said meeting and that said meeting complied with all
applicable laws and regulations.
Rebecca Chown, Peninsula Township Clerk

Approved by the Peninsula Township Board on ____________________

Rob Manigold, Peninsula Township Supervisor

THIS PERMIT SHALL BE ATTACHED TO THE SITE PLAN AND BECOME A PART THEREOF.
I hereby acknowledge that I have received a true copy of the special land use permit and I have been informed of
said requirements of this special land use permit and of the requirements of the Peninsula Township Zoning
Ordinance.

Mapleton Farms, LLC
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Exhibit 1
Application

Collier

Cardinal
Drafting & Design

Residential and Commercial
184 Island View Dr.
Traverse City, Michigan
Ph: (231) 933-9970
49696
email: stevehaver2415@gmail.com

Exhibit 2
Fire Chief Letter

Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
PH: 231-223-4443
firechief@peninsulatownship.com

______________________________________________
PRELIMINARY SITE PLAN REVIEW
Permit Number: _2020-002______________
Date: November 6, 2020
Site: Lavender Farm
Location: Carroll Road
Township: Peninsula
Use Group:
Construction Type: Ordinary
Applicable Codes: International Fire Code (2015)
Reviewer: Fred Gilstorff -Fire Chief
This preliminary review is based on preliminary plans submitted for review and does not reflect
any changes made without submittal of update information. Final approval is based on submitted
sealed plans. Compliance with all applicable codes and standards is the responsibility of the
applicant, and items not listed within the review do not negate any requirements of the code or
it's referenced standards. Please notify the fire department within 48 hours in advance for request
of inspections. This plan review is based on current Peninsula Township Fire Ordinance and the
International Fire Code (2015).
SITE ACCESS:
Fire access roads shall be designed to support the imposed load of a fire apparatus weighing
75,000 lb. gross vehicle weight. (503.2.3)
Access roads shall have a minimum of 13 feet 6 Inches of vertical clearance and 20 feet
unobstructed width. (503.2.1) Additional road width of (26 feet) may be required for buildings
that require aerial apparatus access. Required access roads should not travel through parking
stalls, stacking lanes, loading areas or other designated use areas.
Fire access roads shall be constructed of an all-weather driving surface such as asphalt, concrete,
chip-seal (oil matting) or similar surface along an approved route around the exterior of all
buildings. Grass pavers may be permitted for secondary access roads no longer than 200 feet in

Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
PH: 231-223-4443
firechief@peninsulatownship.com

______________________________________________
length with a low 6-inch concrete curb provided along the edges to outline and identify the
driving area along with fire lane signage. (503.2.3)
All portions of the building's exterior walls shall be within 150 feet of the fire access road.
(503.1.1) Access roads may be extended to 200 feet for buildings equipped with an approved
automatic sprinkler system installed. When fire apparatus access roads cannot be installed
because of location on property, topography, waterways, nonnegotiable grades or other similar
conditions, an approved alternative means of fire protection may be approved.
Turnarounds shall be provided for any dead-end road in excess of 150 feet in length. (503.2.5)
Dead-end roads in excess of 150 feet resulting from a phased project are required to be provided
with temporary approved turnarounds.
Additional access road(s) may be required by the fire official based on the potential for
impairment of a single road by vehicle congestion, condition of terrain, climate condition or
other factors that could limit access. (503.1.2) Commercial buildings may require additional
access depending on design.
Fire apparatus access road(s) maximum grade shall not exceed 9 percent unless otherwise
approved by township ordinance office. See township ordinance for direction.
The turning radius for the emergency apparatus road(s) shall be in accordance with Peninsula
Township Fire Department Turning radius for all apparatus. Overlays of the template shall be
shown on the plans with turning in both directions. (503.2.4) Final approval for all turning radii
shall be field verified by the fire department prior to construction of street. Currently, the longest
length Peninsula Twp. apparatus is approx. 33 feet with a turning radius of 78 feet.
The angles of approach and departure for fire apparatus access shall be within the limits
established by the fire code official based on the fire department apparatus. (503.2.8)
A plan for fire access during construction shall be provided. (501.4)
Details for No Parking Fire Lane signage including road striping (cross-hatching) area shall be
indicated on the plans. (503.3)
Additional:
Please provide sealed drawings for all site and building plans to the fire department for review
prior to any construction stating.

Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
PH: 231-223-4443
firechief@peninsulatownship.com

______________________________________________
Please provide more information on any processes that may take place in the structure or near the
structure.
NOTE: All codes references in this document are preliminary and are subject to change
once sealed plans are received by the Peninsula Township Fire Department and reviewed.

Yours in Life Safety,
Fire Chief Fred Gilstorff
Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
firechief@peninsulatownship.com
Ph. 231-223-4443
Cell- 231-463-0330
Fax- 231-223-4697

Peninsula Farm
Condominium
Subdivision

Peninsula Farms
Condominium
Subdivision
Plan Review,
Findings, and
Determinations
Attachements:
•

Application

•

GFA Review Letter

•

Fire Department Review Letter

Findings
Section 6.9.3.1 Condominium Lots
The Peninsula Farms Condominium Subdivision Plan shall indicate specific parcel dimensions
with front, rear, and side condominium lot lines allocated to each condominium dwelling
unit. For the purpose of this section and to assure compliance with the provision herein,
these parcels shall be referred to as condominium lots. The description, size, location, and
arrangement of the condominium lots shall conform to the requirements of a conventional
platted subdivision. All condominium subdivision lots shall be deeded as limited common
elements for the exclusive use of the owners of the condominium subdivision units.
•

Parcel dimensions with front, rear, and side condominium lot lines allocated to
each condominium dwelling unit are shown.

•

The description, size, location, and arrangement of the condominium lots
conforms to the requirements of a conventional platted subdivision.

Section 6.9.3.2 Area and Bulk Requirements
Each condominium dwelling unit shall be located within a condominium lot.
(1) The minimum size condominium lot per dwelling unit, maximum dwelling unit height,
minimum yard setbacks, minimum elevational width of principal structure, and maximum
percentage of condominium lot area covered by all structures shall conform with the
requirements of the zoning district in which it is located and with Section 6.8 SCHEDULE
OF REGULATIONS.
(2) The condominium lot size and the required setbacks shall be measured from the
designated front, rear, and side condominium lot lines.
(3) Side condominium lot lines shall be essentially at right angles to straight roads and radial
to curved roads.
(4) Narrow deep condominium lots shall be avoided. The depth of a condominium lot
generally shall not exceed two and one-half (2 1/2) times the width as measured at the
building line.
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(5) Corner condominium lots shall have extra width to permit appropriate building setbacks
from both roads or orientation to both roads.
(6) Condominium lots shall back into such features as primary roads, except where there is
a marginal access road, unless a secondary access is provided. Such condominium lots shall
contain a landscaped easement along the rear at least twenty (20) feet wide to restrict
access to the primary road, to minimize noise, and to protect outdoor living areas.
(7) Condominium lots extending through a block and having frontage on two local roads
shall be prohibited.
(8) Unless the circumstances are such that the land area is not of sufficient size to develop
secondary roads, all condominium lots shall front on secondary roads and condominium
lots along M-37, Center Road, Peninsula Drive, Bluff Road, Montague Road, and East Shore
Drive shall be back up lots.
(9) All condominium lots shall front upon a public road, private road, or frontage road.
Variances may be permitted in an approved planned unit development.
•

The proposed lot sizes conform to the applicable zoning districts. Other
applicable development standards (lot coverage, building height, etc.) will be
enforced when home construction is pending and land use permits are applied
for.

•

Lot lines are at right angles to straight roads and radial to curved roads.

•

Corner condominium lots have two front yards and appropriate building setbacks
from both roads.

•

All condominium lots front on secondary roads (internal roads)

•

Units 5 and 6 are long and narrow. The width of these two lots exceeds the ratio
of two and a half times the depth. The zoning ordinance indicates that narrow
deep condominium lots shall be avoided, and the width to depth ratio should not
generally exceed two and a half times. The ordinance stops short of making this a
requirement by using terms such as “avoided” and “generally.” In this instance,
the long-narrow lot configuration is considered acceptable since these lots are
located at the end of the cul-de-sac and the only way to improve the width to
depth ratios would be to add additional lots to the east, which would disturb the
natural area that is identified as an area that may be subject to a future
conservation easement.
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Section 6.9.3.3 Streets
If a condominium subdivision is proposed to have private streets, they shall be designed to
at least the minimum design, construction, inspection, approval, and maintenance
requirements of this ordinance. All public streets within a condominium subdivision shall be
constructed as required by the Grand Traverse County Road Commission.
•

Peninsula Farm Road is proposed to be a private road. Road design has
preliminary approval from GFA (See Letter). Peninsula Farm Road would
intersect Center Rd. (a state highway), and therefore MDOT was provided with a
copy of the plans for review. Apart from the fact that a separate permit will be
needed for the 12-inch water line crossing, MDOT indicated that remaining issues
can be addressed as part of the final design and permitting process.

•

The Wildwood Subdivision to the north was approved as a PUD. Approval of this
PUD (SUP 90) occurred in 2004 and the approved plan included a 40-foot access
easement from Wildwood Meadows Drive south between units 26 and 27 toward
the southern property line. The intent of this easement was to create a road
connecting future development to the south so that curb cuts could be reduced
on Center Road and traffic could be funneled to fewer intersections. Essentially, a
parallel road was envisioned in response to the expectation that land to the south
could likely be fully developed with residential subdivisions. However, as Pelizzari
Natural Area was subsequently created, the need for this parallel road greatly
diminished.

•

Plans show a 20-foot-wide pedestrian easement from the south end of the cul-desac to the south lot line of Unit 6. This easement is included (without trailhead
signage or any other indication of a pathway) for long-term planning purposes to
support potential and future pedestrian access to Pelizzari Natural Area to the
south if and when the property to the south (Serocki Parcel) allows for such a
connection in the future. The existence of this pedestrian easement in Peninsula
Farms as shown in no way compels Peninsula Township or any private property
owner to permit, facilitate, or otherwise enable a pedestrian connection to
Pelizzari Natural Area.

•

The Peninsula Township Fire Chief has reviewed the proposed plans with respect
to fire apparatus access. Finalized plans will be submitted for final review.

Section 6.9.3.4 Water Supply and Sewage Disposal Systems
Water Supply and Sewage Disposal Systems shall comply with the requirements of Section
5.4 REQUIRED IMPROVEMENTS: Section 5.4.4 WATER SUPPLY, and Section 5.4.5
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SANITATION SEWER SYSTEM: of the Peninsula Township Subdivision Control Ordinance
No. 8.
•

GFA has reviewed the preliminary water and sewer plans and finds them to be
acceptable. Final plans will be developed and reviewed by GFA.

•

The Grand Traverse County Health Department requires that the existing home
(Unit 5) will be hooked up to the new sanitary sewer system.

•

The Peninsula Township Fire Chief has reviewed the proposed plans with respect
to fire apparatus access. Finalized plans will be submitted for final review.

Section 6.9.3.5 Street Trees
There shall be a minimum of one (1) tree per interior condominium lot with a frontage of
seventy (70) feet or less, or a minimum of two (2) trees per condominium lot with a
frontage of more than seventy (70) feet. At least three (3) trees shall be provided for a
corner condominium lot.
The species and location of street trees shall comply with the requirements of Section 5.4.8
STREET TREES: of the Peninsula Township Subdivision Control Ordinance No. 8.
•

Lots #2,3,4,5,8,9 have 2 trees, Lots #1,7,10 have 3 trees. Trees are Sugar Maples,
2 ½” (B&B)

Section 6.9.3.6 Accessory Structures (ADDED BY AMENDMENT 163)
Accessory structures to serve all unit owners in a condominium shall be allowed within the
general common elements provided the accessory structure is shown on the site plan and
further provided that:
(1) Each structure is no more than 200 square feet in area provided the total percent of the
condominium parcel covered by all structures does not exceed the maximum amount
allowed in the zoning district;
(2) The site plan includes the maximum area to be covered by all structures for each
condominium unit and for the general and the limited common elements;
(3) The structure height is no greater than 15 feet;
(4) The structure meets the underlying zoning district setbacks from the property lines of
the condominium project.;
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(5) The structure is located within the General Common Elements of the Condominium;
(6) The structure and its proposed use(s) is shown on the site plan approved or amended
by the Township Board and receives a Land Use Permit from the Zoning Administrator
prior to construction;
(7) The use of the structure shall be for one or more of the following uses:
(a) Recreational – deck, gazebo, bus shelter, or picnic shelter;
(b) Utility – Storage of maintenance or recreation equipment or trash enclosures.
•

No accessory structures serving all unit owners in a condominium are included in
the site plan.

Section 6.9.3.7 Wetland and Floodplain Restrictions
Lands subject to high organic content soils, high water table, flooding, or otherwise deemed
by the planning commission to be uninhabitable shall not be used for residential or
commercial purposes or for uses that may in the judgment of the ZBA increase the flood
hazard or the danger to health, life, or property. See Section 7.4.7 Flood Plain and Wetland
Controls. Such land within a condominium subdivision shall be set aside for uses such as
parks or other open space. (REVISED BY AMENDMENT 195)
•

The application states that wetland issues are not applicable and there are no
regulatory floodplains on the site.

Section 6.9.3.8 Removal of Fruit Trees
When an area having existing fruit-producing trees, vines, or shrubs is approved for a
condominium subdivision, the owner of the property shall remove and destroy all such
trees, shrubs, and vines before final approval of the condominium subdivision plan.
•

The application states that wetland issues are not applicable and there are no
regulatory floodplains on the site.

Section 6.9.3.9 Plans required for the Control of Erosion and Sedimentation
ln the event that any developer shall intend to make changes in the contour of any land
proposed to be developed or changed in use by grading, excavating, or the removal or
destruction of the natural topsoil, trees, or other vegetative covering thereon, the same
shall only be accomplished after the owner of said land or his or her agent has submitted to
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the planning commission for approval a plan for erosion and sedimentation controls, unless
there has been a prior determination by the planning commission that such plans are not
necessary. Such plans shall contain adequate measures for control of erosion and siltation,
where necessary, using the guidelines and policies contained in Section 5.4.13 PLANS
REQUIRED FOR THE CONTROL OF EROSION AND SEDIMENTATION: of the
Peninsula Township Subdivision Control Ordinance No. 8.
•

The township engineer has reviewed the plans (see attached letter) with the
finding that there is sufficient information on the current set of plans to indicate
the intent and ability to comply with the ordinances and that the township should
provide “preliminary site plan approval” to allow for consideration of the use-byright permit. The applicant is required to submit finalized plans, calculations,
maintenance agreement, easements, and condominium documents for a more indepth review by GFA.

Action
The Peninsula Township Planning Commission determines that the proposed plan meets all
requirements of this ordinance, subject to:
•

Submission and approval of final plans to GFA as indicated in the attached letter.

•

Securing a Soil Erosion and Sedimentation Control Permit from the Grand
Traverse County Health Department.

•

Approval of final plans by the Peninsula Township Fire Chief per the current
Peninsula Township Fire Ordinance and the International Fire Code (2015).
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Peninsula Farms

Application for Site Plan Review
Use-by-Right Condominium Subdivision

APPLICATION REQUIREMENTS
Section 6.9.4 Plan Application - Data and Information Required

The proprietor shall submit a written application to the Township Zoning Administrator for
approval of the Condominium Subdivision Plan and also the fee established by the Township
Board for review of such plans.
$1,380.00
$________

Site Plan Review fee
Escrow fee for Township engineer review

Section 6.9.4.1 Condominium Plan, Protective Covenants and Deed Restrictions:
The condominium subdivision developer shall submit to the Township Zoning Administrator
eleven (11) copies of the condominium subdivision plan and proposed protective covenants
and deed restrictions which would meet the requirements of Section 112(1} and 113 to 119 of
the Subdivision Control Act. The name of the proposed project shall be subject to the approval
of the Township to eliminate duplicate names or names that are similar to existing
developments.
•
•
•
•

5 full sized plan sets for regulatory agencies
11 reduced size (11x17) plan sets for the Planning Commission
Draft condominium documents (master deeds/by-laws) from the attorney
Grand Traverse County Equalization Department, confirmation of uniqueness of name
“Peninsula Farms”

(1)

Size and Scale: The condominium subdivision plan may be on paper and shall be not less
than 24 inches by 36 inches, at a scale of at least 1 inch to 100 feet showing the date and
north arrow.

(2)

Information Required: The following shall be shown on the condominium subdivision plan
or submitted with it.
a) The name of the proposed condominium subdivision.
b) Names, addresses and telephone numbers of the proprietor and the surveyor
preparing the plan.
c) Location of the condominium subdivision, giving the name of the township and
county.
d) Legal description of the property
e) The names of property owners, zoning, and use of abutting lands
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Application for Site Plan Review
Use-by-Right Condominium Subdivision

f) Statement of intended use of the proposed condominium, such as, residential single
family, two-family and multiple housing. Also, any sites proposed for parks,
playgrounds, schools, or other public uses.
g) A map of the entire area scheduled for development and all contiguous land owned by
the proprietor, if the proposed plan is a portion of a larger holding intended for
subsequent development.
h) A location map showing the relationship of the proposed plan to the surrounding area.
i) The land use and existing zoning of the proposed condominium subdivision
j) Location, type, dimensions, and proposed use of all existing structures.
k) Condominium lot lines and the total number of condominium lots by block
l) Contours shall be shown on the condominium subdivision plan at 5-foot intervals
where slope is greater than 10%, and 2-foot intervals where slope is 10% or less.
N/A m) A site report as described in the rules of the State Department of Public Health. The
site report is required if the proposed condominium subdivision is not to be served by
public sewer and water.
n) Proposed and existing storm and sanitary sewers, water mains and their respective
profiles, or indicate alternative methods.
o) Right-of-way easements, showing location, width, and purpose.
p) The location and types of all significant existing vegetation, water courses and bodies,
flood plains and water retention areas, and soil types.
N/A q) In the event soils or vegetation types indicate wetlands may be present, a wetlands
determination by Michigan Department of Natural Resources as to the existence of
any wetlands on the property.
r) A statement of deed restrictions and by-laws as applicable.

Section 6.9.4.2 Preliminary Engineering Plans:

The proprietor shall submit nine (9) sets of preliminary engineering plans for streets, water,
sewers, and other required public improvements. The engineering plans shall contain enough
information and detail to enable the Planning Commission to make a determination as to
conformance of the proposed improvements to applicable township regulations and standards.
N/A Section 6.9.4.3 LIGHTING STANDARDS:
All lighting shall conform to the requirements of Section 7 .14. (REVISED BY AMENDMENT 1758)
No street lighting is proposed as part of this development.
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Application for Site Plan Review
Use-by-Right Condominium Subdivision

PROJECT DATA
Applicant/Developer: Sean McCardel Construction, Inc.
Sean McCardel
310 Water Watch Lane
Traverse City, MI 49686
sean.smccardel@gmail.com
(231) 631-7111
Property Owner:

Sean McCardel Construction has an option to purchase from:
James and Carolyn Carroll
6960 Center Road
Traverse City, MI 49686

Planning and Civil:

Mansfield Land Use Consulting
Doug Mansfield, President
830 Cottageview Drive, Suite 201
Traverse City, MI 49684
dougm@maaeps.com
(231) 218-5560

Parcel ID:

28-11-031-002-00

Location:

6960 Center Road
Traverse City, MI 49686

Parcel Size:

8.78 acres gross
8.57 acres net

Parcel Zoning:

R1A, Rural and Hillside Residential
R1C, Suburban Residential

Existing Use:

Carroll family residence
The existing home is incorporated into the new development

Proposed Use:

Use-by-Right, 10-unit single-family residential condominium subdivision
with municipal sewer and water services.

(1 acre min. lot)
(20,000sf min. lot)
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Application for Site Plan Review
Use-by-Right Condominium Subdivision

PROJECT NARITIVE
Proposed Use:
Use-by-Right, 10-unit single-family residential condominium subdivision lots with municipal
sewer and water services.
Existing Use
The proposed Peninsula Farms project parcel is the long-time homestead of James and Carolyn
Carroll. Sean McCardel Construction has entered into a purchase agreement for the property
with the Carrolls pending Township zoning review. The existing Carroll home is incorporated
into the development plan and the Carrolls would continue to reside in their home on the
newly created unit #5.

Air Photo of project location
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Use-by-Right Condominium Subdivision

Natural Features
The project site consists of approximately 75% woodlot and 25% open meadow and turf lawn.
The west half of the site consists of flat gentle grades and the east half contains moderate
undulating topography falling off to the east. Soils are comprised of sandy soils suitable for
construction and stormwater infiltration.
The project team together with representatives from the Land Conservancy recently toured the
site to investigate the potential for conveying a portion of the east end of the site for natural
resource preservation. Land Conservancy representatives were pleased with the quality of the
forested area on the east end of the site. They also identified some less desirable, invasive tree
species in the center of the site where development is proposed.
Agricultural History
A review of historical aerial photography dating back 25 years shows no indication of orchards
on the property.
Zoning
There are two zoning designations on the project parcel. The west end of the parcel located
along Center Road is zoned R1-C, and the east end of the parcel is zoned R1-A. Proposed
residential lots (units) 1-4 and 7-10 are zoned R1-C and meet the minimum 20,000sf size
requirement. Units 5 and 6 are two acre lots located in the R1-A zoning and meet the minimum
1-acre minimum lot size. There are a total of 10 lots (units) proposed as part of this
development.
Site Access
The development will be accessed via a new private road called Peninsula Farm. The road is
designed to the published standards of the Peninsula Township private road ordinance and the
Peninsula Township Fire Department.
An area for pedestrian connection to Pelizzari Natural Area will be preserved between units 6
and 7 for potential future development to provide safe pedestrian access to the park in the
event that a connection becomes available in the future.
Utilities
The development will be serviced by municipal water and sewer service, natural gas, phone,
cable, and electric utilities. Two fire hydrants are planned within the development.

5

Peninsula Farms

Application for Site Plan Review
Use-by-Right Condominium Subdivision

SCHEDULE OF REGULATION
R1-A Rural & Hillside Res:

R1-C Suburban Res:

1-acre

20,000 square feet

30 feet
15 feet
30 feet

25 feet
15 feet
30 feet

Building Height:

2.5 story / 35 feet

2.5 story / 35 feet

Lot Coverage:

15% max.

25% max.

Min. Structure Width:

24 feet

24 feet

Lot Size:
Building Setbacks:

Front:
Side:
Rear:

TAX DESCRIPTION
28-11-031-002-00
N 1/2 OF NW 1/4 OF NW 1/4 EXC N 297' AND EXC S 66' THEREOF & EXC COM 574 FT S OF NW
COR SD SEC, TH E 400 FT, TH S 27.96 FT, TH W 400' TH N 27.96 FT TO POB. SEC 31 T28N R10W.
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Proposed Road Name

Sean McCardel
Applicant Name: ___________________________________________

Location of Road:
31
Section: ___

28 N; R ___
10 W
T ___

Proposed Road Name:
__________
Directional

PENINSULA FARMS
_____________________________________
Street Name

____________
Street Type

_____________________________________
Street Name

____________
Street Type

Existing Road Name:
(If change is requested)
__________
Directional
Approval:
__ Approved
__ Denied

5/28/2020
by Grand Traverse Equalization on _____________.

Comments: ___________________________________________________________
Signature: __________________________________________
This notice attests to the uniqueness of the proposed road name within Grand Traverse County and
its uniqueness against any other proposed road names in the last ninety (90) days since the above
approval date.
This form does NOT constitute final acceptance of the proposed road name. The local
governing unit must ultimately approve a proposed name in accordance with the Grand
Traverse County Street and Road Naming Ordinance as amended. Following local unit
approval, Grand Traverse Equalization will require notice and or minutes to prompt the
naming of the road.

If this form appears blank or is missing information:
Please check your email filters, security settings, or the
compatibility of your PDF reader application.

July 27, 2020
Randy A. Mielnik, AICP
Director of Planning
Peninsula Township
13235 Center Road
Traverse City MI, 49686
Phone - 231-223-7314
planner@peninsulatownship.com
RE:

Engineer’s Initial Review
Peninsula Farms – Ordinance and Utility Plans Review
Peninsula Township, MI
Parcel ID: 28-11-031-002-00

Dear Randy,
We have reviewed the submitted Preview Set intended for Use by Right Permit Site Condominium
Development Application for the proposed Peninsula Farms Residential Development. The Plans were
prepared by Mansfield and dated 06-29-2020. We have examined the plans for preliminary compliance
with Township and County standards.
Existing Conditions:
The subject parcel is located about 300-ft south of the intersection of Center Rd and Mathison
Rd./Wildwood Meadow Dr. The property consists of 8.78 acres with frontage on Center Rd. The
property extends east approximately 1,290-ft. There is currently one (1) single family home and one (1)
pole barn located midway on the property. About 2.5 acres is cleared surrounding the existing structures
and driveway. The remaining areas, located along the south property line and east of the existing home,
are densely wooded. The terrain is moderately sloped in the frontage half of the property and sheds
south. The terrain of the eastern half of the property is steeper and shows concentrated flow draining
easterly. There are no public utilities available to this property except for an existing water service.
Proposed Improvements:
The project proposes a use-by-right site condominium consisting of ten (10) single-family units. The
proposed Unit No. 5 intends to retain the existing home and add a new detached garage. Removals and
clearing are scheduled for the front 2/3’s of the site to allow for the site grading, utility extensions, and
proposed private road with cul-de-sac which extends east from Center Road. The development is
intended to be serviced with proposed public utility extensions to provide both water and sanitary
service to each unit.
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General Review of Site Improvements:
The submitted Plans show condominium layout, grading, and utilities, overlaying the existing
topography. Also provided are the details for the road and landscape plan.
Preliminary Storm Water Review:
Reviewed for general compliance with Ordinance #33 and County SESC Requirements.
1. The plans show proposed grading for the private road and Units No. 1-10. It is assumed that lot
coverage will be reviewed with each unit application for Land Use permit. SW permit for each
lot will be required if larger than 1 acre or within 500’ of the water. Please clarify. However, it is
noted that final grading should drain positive away from structures.
o Please clarify if drainage of proposed structures can be with development of Unit 6.
2. The roadway grading follows the general contours of the existing land and maintains the grade
break located at the east edge of Unit No. 2 and 9.
3. Storm water management is provided in five (5) retention basins. It is noted on the plans the
final design volume will store the back-to-back 100-year in compliance with the Ordinance. No
storm water calculations were provided and final submittal shall include calculations for review.
The facilities can be generally described as follows:
o The west half of the site, Units No. 1,2,9, and 10, drains to four (4) retention basins
distributed on the western lot lines. Road drainage along the frontage of each unit is
collected with rolled asphalt curbing and directed to the basins with spillways.
o The eastern half of the site, Unit No. 3-8, are shown to drain to the low point in the
road, just before the cul-de-sac. Drainage is collected with two catch basins which lead
to the fifth retention area located along the south property line of Unit No. 6 and 7.
o Overflow routes are not indicated on the plans as back-to-back 100-year storage is to be
attained. In any event, it appears that if the basins are breached, no existing or
proposed structures would be directly impacted.
4. Maximum slopes appear to be 1:3 and proper stabilization methods noted.
5. The plans indicate general care to leave the trees and vegetation as much as possible.
6. County soils data is shown and indicates sandy soils. No geotechnical report was provided and is
recommended to define a design infiltration rate for the retention areas.
Preliminary Road:
Reviewed for general compliance with Section 7.10 and GTCRC requirements.
1.
2.
3.
4.
5.
6.

Private road access is provided with connection from Center Rd and a cul-de-sac terminus.
Road width, pavement section and easements generally match Township and County standards.
Road slopes are acceptable
Vertical curves appear meet Ordinance/ASHTO guidelines for SSD at 25-mph.
A review of the layout should be provided for to the Fire Department for review.
The road intersection details appear to comply with Township and GTCRC standards. Final
review and acceptance from GTRC is required for permitting.
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Preliminary Utility Compliance Review:
Public utility extensions for water and sanitary are shown and reviewed for general compliance with
Grand Travers County DPW standards.
Water Main
1. An 8” water main extension is shown to serve the proposed project and extends east from the
existing 12” water main on Center Rd. This service area is part of the Huron Hills District / Port
of Old Mission Reduced Pressure Zone and receives its water from the 300,000-gallon ground
reserve just north of the development on Center Road. Pressures at the mainline connection
are around 50 psi with an available fire flow of 2,000 psi based upon hydraulic data from 2016.
Confirmation (hydrant testing) will need to be conducted by the design consultant to confirm
sufficient pressures. There is concern with areas that have higher topography there will be a
reduced pressure at the dwellings specifically during irrigation and 2nd story service.
2. The water main is located along the north line of the proposed 33’ right-of-way. A 20’ easement
will need to be provided for the dedicated utility.
3. Two fire hydrant assemblies are shown, adequately spaced to serve the development.
4. 1” service lines are indicated. Curb stop boxes should be shown at the right-of-way line.
5. The watermain is not shown in profile to verify depth. It is assumed final plans will show this.
Crossings of other utilities should be shown to verify adequate separation. However, it is noted
on the plans to maintain proper separate.
6. All design and construction standards shall comply with the Current Grand Traverse County
Specifications and Details for Sewer and Water System. The 2015 standard reverence on C1.1
should be updated to 2017.
7. It appears current GTC DPW water main details are included in the plan set.
8. An escrow will need to be established to allow GFA to provide a full comprehensive review
including EGLE permit assistance, full time construction observation and project closeout
assistance. As the comments noted above are preliminary and the application will need to
provide additional information including finish floor elevations design consumption rates and
fire flow demands to ensure there is sufficient volume and pressure.
Sanitary Force Main
1. The plans call for a low-pressure system to serve the development.
2. The system indicates construction of a 2-inch force main that outlets to the existing sanitary
manhole No. 194, located at the north side of Wildwood Meadow Dr.
9. The force main is located along the south line of the proposed 33’ right-of-way then runs north
within the Center Road right-of-way to its discharge point.
3. 1.25-inch services lines for Units No. 1-10 are outfitted with a grinder-pump station to send
flows through the force main. Check valves and curb stops are indicated. It appears the selected
system would be adequately sized for the development however additional information will
need to be provided to confirm. It is unclear whom will have ownership and control of the lowpressure sewer system including grinder pumps. Additional information will need to be
provided related to ownership.
4. The sanitary force main is not shown in profile to verify depth. It is assumed final plans will show
this. Crossings of other utilities should be shown to verify adequate separation. However, it is
noted on the plans to maintain proper separation.
5. All design and construction standards shall comply with the Current Grand Traverse County
Specifications and Details for Sewer and Water System.
Page 3 of 4

6. It appears that GTC DPW current sanitary details are provided on the plans.
a. There are two details for the force main discharge to gravity sewer. Please remove the
unused detail.
7. An escrow will need to be established to allow GFA to provide a full comprehensive review
including EGLE permit assistance, full time construction observation and project closeout
assistance. As the comments noted above are preliminary and the applicant will need to
provide additional information including design sewer demands and finish floor elevations.
Preliminary Ordinance Compliance Review:
Reviewed for general compliance with zoning ordinances.
1. The proposed site condominium for single family homes is a use by right for the underlying
zoning of R1C and R1A.
2. The unit density provided on the plans complies with the underlying zoning.
3. Lot coverage is noted to comply with the underlying zoning.
4. The unit setbacks, width, and areas comply with the Ordinance. It is noted Units 5 and 6 exceed
the L/W ratio of 2.5, however, this does not appear to cause any issues. In addition, the plans
indicate the option to grant a conservation easement for this portion, to coincide with
neighboring properties, to allow access for Pelizzari Natural Area use.
5. The unit density provided on the plans complies with the underlying zoning of R1C and R1A.
6. The number of street trees comply with the amount required in the Ordinance.
7. No lighting is proposed.
8. An apparent access easement extends to the north property line within the Wildwood
development. It is disclosed in the condominium documents for Wildwood and will be further
discussed / researched with the Township for an interpretation.
At this point we recommend the Township use this letter as a “preliminary site plan approval” to allow
for consideration of the use-by-right Permit. There is sufficient information on the current set of plans
to indicate the intent and ability to comply with the Ordinances. Upon approval as noted in the Findings
of Fact, the applicant would be required to submit finalized plans, calculations, maintenance agreement,
easements, condominium documents for a more in-depth review by GFA.
We appreciate the opportunity to assist the Township during the approval of this project. If you have any
questions, please don’t hesitate to contact me at (231) 946-5874.
Respectfully Submitted,
GOURDIE-FRASER

Jennifer Hodges, P.E.
Sr. Project Manager
cc:

Mark Maguire, P.E.
Project Engineer

Doug Mansfield, PE – Mansfield Land Use Consultants
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Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
PH: 231-223-4443
firechief@peninsulatownship.com

______________________________________________
PRELIMINARY SITE PLAN REVIEW
Permit Number: _2020-002______________
Date: July 21, 2020
Site: Peninsula Farms Residential Development
Location: Center Road
Township: Peninsula
Use Group: Residential
Construction Type: Ordinary
Applicable Codes: International Fire Code (2015)
Reviewer: Fred Gilstorff -Fire Chief
This preliminary review is based on preliminary plans submitted for review and does not reflect
any changes made without submittal of update information. Final approval is based on submitted
sealed plans. Compliance with all applicable codes and standards is the responsibility of the
applicant, and items not listed within the review do not negate any requirements of the code or
it's referenced standards. Please notify the fire department within 48 hours in advance for request
of inspections. This plan review is based on current Peninsula Township Fire Ordinance and the
International Fire Code (2015).
SITE ACCESS:
Fire access roads shall be designed to support the imposed load of a fire apparatus weighing
75,000 lb. gross vehicle weight. (503.2.3)
Access roads shall have a minimum of 13 feet 6 Inches of vertical clearance and 20 feet
unobstructed width. (503.2.1) Additional road width of (26 feet) may be required for buildings
that require aerial apparatus access. Required access roads should not travel through parking
stalls, stacking lanes, loading areas or other designated use areas.
Fire access roads shall be constructed of an all-weather driving surface such as asphalt, concrete,
chip-seal (oil matting) or similar surface along an approved route around the exterior of all
buildings. Grass pavers may be permitted for secondary access roads no longer than 200 feet in

Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
PH: 231-223-4443
firechief@peninsulatownship.com

______________________________________________
length with a low 6-inch concrete curb provided along the edges to outline and identify the
driving area along with fire lane signage. (503.2.3)
All portions of the building's exterior walls shall be within 150 feet of the fire access road.
(503.1.1) Access roads may be extended to 200 feet for buildings equipped with an approved
automatic sprinkler system installed. When fire apparatus access roads cannot be installed
because of location on property, topography, waterways, nonnegotiable grades or other similar
conditions, an approved alternative means of fire protection may be approved.
Turnarounds shall be provided for any dead-end road in excess of 150 feet in length. (503.2.5)
Dead-end roads in excess of 150 feet resulting from a phased project are required to be provided
with temporary approved turnarounds.
Additional access road(s) may be required by the fire official based on the potential for
impairment of a single road by vehicle congestion, condition of terrain, climate condition or
other factors that could limit access. (503.1.2) Commercial buildings may require additional
access depending on design.
Fire apparatus access road(s) maximum grade shall not exceed 9 percent unless otherwise
approved by township ordinance office. See township ordinance for direction.
The turning radius for the emergency apparatus road(s) shall be in accordance with Peninsula
Township Fire Department Turning radius for all apparatus. Overlays of the template shall be
shown on the plans with turning in both directions. (503.2.4) Final approval for all turning radii
shall be field verified by the fire department prior to construction of street. Currently, the longest
length Peninsula Twp. apparatus is approx. 33 feet with a turning radius of 78 feet.
The angles of approach and departure for fire apparatus access shall be within the limits
established by the fire code official based on the fire department apparatus. (503.2.8)
A plan for fire access during construction shall be provided. (501.4)
Details for No Parking Fire Lane signage including road striping (cross-hatching) area shall be
indicated on the plans. (503.3)
Security gate(s) across fire access roads shall be electronically operated by siren and are
provided with fire department Knox Box key switch override and optical sensors and comply
with ASTM F2200. Gate openers shall be listed in accordance with UL 325 (503.6). Please see
Peninsula Township Ordinance for further direction.

Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
PH: 231-223-4443
firechief@peninsulatownship.com

______________________________________________
Where a bridge or elevated surface is designed in a Fire Apparatus Access Road, then the bridge
shall be constructed and maintained to AASHTO HB-17 and designed for a live load sufficient
to carry a 75,000 lbs. fire apparatus. Vehicle load limits shall be posted at each entrance to the
bridge (503.2.6).
Traffic calming devices shall be prohibited except when approved by the Fire Code Official
(503.4.1)

Site Water and Fire Protection:
Fire flow calculations have been determined using the current (ISO Guide for Determination of
Needed Fire Flow) and report submitted with the plan. (507.3). Note: The minimum required
flow shall not be less than 1500 GPM. for commercial and 1000 GPM. for residential
developments.
The most remote exterior portion of a non-sprinklered building shall be within 400 feet of a fire
hydrant. (507.5.1) Existing fire hydrants along approved routes may be considered if the
locations meet the public safety objectives of the fire department. Spacing between fire hydrants
shall not exceed 400 feet.
All existing and proposed water mains and fire hydrant locations and size(s) are indicated on
plans. *Position of hydrants to be moved - #1 hydrant to southeast corner of unit 1 and #2 – 400
feet from hydrant #1. Hydrant signage shall be provided according to local requirements.
A 3-foot clear space shall be maintained around the circumference of fire hydrants, FDC and
other fire protection equipment. (507.5.5)
All hydrants shall meet Grand Traverse County DPW and Peninsula Township requirements and
shall have two 4-inch outlets with 5-inch Stortz adaptors with caps.
Water supply test shall be completed and all data forwarded to the Peninsula Twp. Fire
Department. The fire department shall be notified when the test is being done.
NOTE: All codes references in this document are preliminary and are subject to change
once sealed plans are received by the Peninsula Township Fire Department and reviewed.

Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
PH: 231-223-4443
firechief@peninsulatownship.com

______________________________________________
Yours in Life Safety,
Fire Chief Fred Gilstorff
Peninsula Township Fire Department
14247 Center Rd.
Traverse City, Michigan 49686
firechief@peninsulatownship.com
Ph. 231-223-4443
Cell- 231-463-0330
Fax- 231-223-4697

memo
To:

Planning Commission

From:

Randy Mielnik, AICP

Date:

November 11, 2020

Re:

Bella Vue - A PUD less than 20 acres

A few months ago, the consideration of Bella Vue as a PUD with less than 20 acres was discussed.
This matter subsequently went to the Township Board. The Township Board acknowledged its
ability to decide that a PUD on less than 20 acres could be “suitable and reasonable,” but also found
that reaching a such a decision without seeing a concept plan is impractical. It was requested that
the Planning Commission should review a concept plan provided by the developer and offer a
recommendation to allow a PUD on this site.
The developer has provided the attached concept plan. It has changed from before with respect to
layout, and the fact that there are now 5 proposed units, rather than 6. This concept plan has been
reviewed by staff and GFA and there is concurrence that the permitted density and amount of
required open space calculations meet thresholds in the ordinance. The developer is also consulting
with a professional forester to evaluate the health of existing vegetation and to obtain
recommendations regarding tree removal and new planting.
The only decision at this point is the issue of allowing a PUD on this site (less than 20 acres). From
a planning perspective it seems that although the site is small, the PUD development approach is
superior to conventional subdivision design, as it allows for more design flexibility and control on a
challenging site. With a favorable recommendation from the planning commission, and approval
from the township board for a PUD on this site, this project would return to the planning
commission for future complete review. This future review may include the need for some 3D site
modeling to fully understand the proposed grading and slopes, in addition to related engineering
considerations. It is also expected that substantial attention will be focused on the functionality of
the open space system, slope stabilization and erosion control.
The possible motion is to recommend to the township board that a PUD on this site is “suitable
and reasonable” based on the conceptual design provided.
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Project:
Task:
Date:
Eng:

Parcels Per
Sheet C.01
SF

187139 4.30

Total
Acres
40075 0.92
105166 2.41
41898 0.96
Zoning
R‐1C
R‐1A
R‐1C

3 GFA analysis of 2020 Preview Set areas w/ Fixed ROW

Bella Vue
Check Minimum Lot #s
11/6/2020
MWM

4.30

Component
Zoning Acres
0.92
2.41
0.96

Fixed ROW
per zone, %
20.00%
15.00%
20.00%
0.74

Fixed ROW
per zone, ac
0.18
0.36
0.19

Allowed Density

Net Ac
0.74
2.05
0.77

Maximum
Units Per
Acre
2.18
1.00
2.18

5.33

Allowed
Units
1.60
2.05
1.68

Project:
Task:
Date:
Eng:

Bella Vue
Check Open Space Calcs
11/6/2020
MWM

Areas Per Shceet C.01 received on 11/5/20

sf
Area Gross
Parcels*
Prop HMA
Bluff Rd
M‐37**
Grass Parking
Non Openspace sub total
% Openspace

Non‐Open
space

ac
187139
29813.00
23887.00
2934
3600
3333

4.30
0.68
0.55
0.07
0.08
0.08

0.68

0.77
1.46
66.03%

*The lot size is unconventional as setbacks nor lot lines are not present
between individual units. Not used to seeing developments presented this
way.
**M‐37 Pavt was not included in applicants calculation. However site should
work.

Solar Panel Zoning
Amendment

Amendment 200
Amend Section as follows (Section 7.2.8 is new per Amendment 199)
Section 7.2.8

On-site Solar Energy Systems

It is the purpose of this sub-section to promote the safe, effective, and efficient use of on-site solar energy
systems to generate electricity. Further, it is the purpose of this sub-section to standardize and streamline
the review and permitting process for solar energy systems designed to meet on-site energy needs.
Roof-Mounted Solar Energy Systems. Roof-mounted solar energy systems for on-site use are
allowed in all zoning districts, subject to the following regulations:
Height. Roof-mounted systems shall not extend more than 3 feet above the roofline and shall
not exceed the required permitted building height.
Location. Roof-mounted solar energy systems may be located anywhere on a roof, but shall
not protrude beyond the edge of the roof.
Ground-Mounted Solar Energy Systems (10 kW or less). Ground mounted, freestanding solar
energy systems of 10kW or less for on-site use are permitted accessory structures in all zoning
districts, subject to the following regulations:
Location and Setbacks. In the A-1 Zoning District, ground-mounted solar energy systems
(10kW or less) must be setback at least 50 feet from any property line. In other zoning
districts, ground-mounted solar energy systems (10kW or less) may not be located closer to
the front lot line than the principal structure, and shall be setback from all property lines at
least 15 feet when the system produces 1kW or less. For larger systems, an additional 2 feet
of setback is required for each 1kW above 1kW to the maximum of 10kW (a 10kW system
would require a 33-foot setback). All setbacks are measured from the outermost points of the
nearly horizontal plane of the solar panel itself at its static position or at maximum horizontal
tilt if mechanized to move with the sun (not from support structures).
Height. The height of the solar energy system, including all structural support elements, shall
not exceed 10 feet when oriented at maximum tilt.
Area. Ground-mounted solar energy systems shall be subject to the maximum lot coverage
standards of the applicable zoning district (measured from the outermost points of the nearly
horizontal plane of the solar panel itself at its static position, or at maximum horizontal tilt if
mechanized to move with the sun).
Ground-Mounted Solar Energy Systems (More than 10 kW, but Less than 30kW). Ground
mounted, freestanding solar energy systems (More than 10kW, but less than 30kW) are permitted
accessory structures only in the A-1 Zoning District, and subject to the following regulations:
Location and Setbacks. Ground-mounted solar energy systems must be setback at least 50
feet from any property line. All setbacks are measured from the outermost points of the
nearly horizontal plane of the solar panel itself at its static position or at maximum horizontal
tilt if mechanized to move with the sun (not from support structures).
Height. The height of the solar energy system, including all structural support elements, shall
not exceed 10 feet when oriented at maximum tilt.
Area. Ground-mounted solar energy systems shall be subject to the maximum lot coverage
standards (measured from the outermost points of the nearly horizontal plane of the solar
panel itself at its static position, or at maximum horizontal tilt if mechanized to move with the
sun).
Viewsheds. A defined viewshed is identified on a Map titled _______ separately adopted by
the Peninsula Township Planning Commission and Township Board which identifies
prominent views of exceptional landscapes. When the subject parcel is in a viewshed, special
use approval pursuant to Section 8.7 is necessary.
General Standards. The following requirements are applicable to all roof-mounted or groundmounted solar energy systems.

Permits. A land use permit is required for any ground-mounted solar energy system. A
special use permit is required (pursuant to Section 8.7) when a ground-mounted solar energy
system (more than 10 kW, but Less than 30kW) is included in an identified viewshed.
Batteries. When solar storage batteries are included as part of the solar collector system,
they must be placed in a secure container or enclosure when in use, and when no longer used
shall be disposed of in accordance with applicable laws and regulations.
Removal. If any solar energy system ceases to operate for more than 12 consecutive months,
it shall be considered junk, removed from the premises and subject to Ordinance No. 41
(Peninsula Township Junk Ordinance).

Correspondence

TO: The township Planning Commission
From: David Merrell 1454 Buchan Dr.
Re: Proposed Changes in ordinance.

The proposed language of the new ordinance, 7.4.4 € (2) (e), would allow one homeowner in any sub
division that has a common dock, block that subdivision from having a dock.

I have been told that officials in the township offices interrupt the proposed language only pertains to
individual property owners only and not a sub division with shared frontage. If that is the intent of the
ordinance then it needs to be reworded as our shared frontage meets the definition of shared frontage
under the proposed ordinance.

With the proposed language it would open up a Pandora’s Box of litigation. It would override the bylaws
of a subdivision on the ability to use the water frontage in ways that have been implied thru the
township ordinance. We have detrimental relied on the current ordinance to have a dock. The subs that
have docks have invested a lot of money in a dock. The dock has resulted in enjoyment of the water
frontage by all. I also paid more for a lot to have water frontage to have a dock and boat hoist. If one
person in a sub can block me from having a boat hoist, it would devalue my lot.

The proposed ordinance would pit neighbor and result in unnecessary legal cost.
The new ordinance needs to have the additional language, “This provision shall not apply to property
owned by, controlled by or managed by an association of property owners pursuant to a governing
document which provides rights of the owners to the waterfront.”

Sincerely,
David M Merrell
1-231-631-4309

From:
To:
Cc:
Subject:
Date:

Jim Raphael
Donna Hornberger
Carol Raphael; planner@peninsulatownship.com
Re: Proposed Ordinance Changes
Monday, November 9, 2020 11:44:01 AM

Dear Donna,
I am responding to your exchange of email below with Carol. The following is part of a note I
sent, as Secretary, to the Mission Hills Board of Directors several weeks ago. It reflects my
views and concerns about the proposal. I agree with your comment that it is over-reach. It also
is vague, unnecessary make-work for private property owners and ordinance administrators
alike, and a legally questionable intrusion by the Township into private property matters.
Here’s but one example: If a shared waterfront ownership parcel is organized as a LLC or
some other legal entity with its own rules/regulations governing the decisions of the
organization (e.g., whether or not to put in a dock each year), is the expectation of the
proposed ordinance that it will supersede said legally binding rules/regulations? Given the
blanket nature of the proposed ordinance change, it would seem so. Here is what I wrote the
other week:
(Original email) I have been alerted to a proposed revision in the current zoning ordinances
for Peninsula Township. It reads:
"3-13 (e) Shared Waterfront Ownership Property Docks. Docks and hoists on shared
waterfront properties are allowed provided that each property owner provides to the zoning
administrator such owner’s written consent to the sharing arrangement and provided that such
arrangement does not result in any more docks or hoists than would otherwise be allowed."
This is a mess. For openers, it is vague and poorly written. How often do waterfront owners
have to provide written consent to the Township? Every year? The ordinance doesn’t say.
What if one of several property owners is not available to file a consent letter at the time the
dock is to go in? No dock that summer for everyone else? In the case of private road
maintenance agreements, it takes a majority vote of the parties to the agreement to take action,
such as repaving, etc. Why in the case of joint private ownership of waterfront would a single
individual have veto power, instead of honoring the majority rule principle applied to private
roads? The stringent nature of the consent requirement makes no sense. More fundamentally,
why is the Township interjecting itself into private property matters that should be resolved by
the owners themselves?
It does not appear this ordinance would apply to Mission Hills waterfront, in any event, since
it is owned by the HOA and is not a shared individual ownership arrangement. But given the
thoughtless nature of what is proposed, who knows how our situation and that of other similar
HOAs would be treated, if someone were to complain that we aren’t adhering to the
ordinance? (end quote)
Donna, a broader observation: When the Township hired the Northville-based consulting firm
a few years ago to go through the Zoning Ordinance it was explicitly sold to Peninsula
Township residents as an exercise to clean-up the language of the existing document, making
it clearer and less ambiguous where needed, but was NOT going make substantive changes to
the existing ordinance. Somewhere along the line the original intent was abandoned and we

are now seeing a number of substantive changes being proposed. I don’t feel, as a voting
property owner in the Township, that the changed intent and focus of the ordinance re-write,
now making substantive changes to certain sections, has been adequately advertised or vetted
with the community. This new focus needs to be actively, not passively, advertised to the
public. Just posting the new document to the website and expecting folks to find out proposed
changes on their own is not adequate.
Sincerely,
Jim Raphael

Comments for Peninsula Township Planning Commission Public Hearing
Monday Nov. 16th on draft of zoning ordinance
From Curt Peterson
1356 Buchan Dr.
Traverse City, Mi. 49686
Having sat in on some zoning rewrite committee meetings and planning
commission meetings since the process started, we were regularly told that the
rewrite was intended to not make changes in content but was intended to make
it more user friendly with illustrations, graphs, and amendments included in the
ordinance instead of at the end of the ordinance. No substantive changes were
supposed to be made. We were told this over and over.
Well it appears that without being requested by the Planning Commission ( no
record in minutes) members of staff at the last minute added a packet on Oct
14th, seen by only the persons on Robin Novals meetings packet list that
changed how home sharing would be legislated. Specifically added language
under Oct 14th packet addition is the wording that now under 6-20:

“Section 6.26 Rental of Dwellings The minimum length of time that a
dwelling (or portion of a dwelling) may be rented or occupied by persons
who are not members of a family (as defined in Article 2) is 30 days, unless
such dwelling is included within an approved bed and breakfast or winerychateau. Whenever a property owner advertises a dwelling (or portion of a
dwelling) for rent for less than 30 days to persons who are not members of
a family, sufficient intent to violate this section of the Ordinance will be
deemed to exist.” Previously there was no mention of “(or portion of a
dwelling)”. This is definitely a substantive change. This would make
home share (renting room or rooms in an owner occupied dwelling illegal)
(which is not STR Short Term Rental which is the whole house rental).
Additionally another huge change was moving the 30 day limit on short
term rentals from the R1A section (Rural and Hillside zoning district) to be
applied to all zoning districts. Again the rewrite was not to make zoning
law change.
A suggestion which was partially addressed at the Township Board
meeting of Nov. 10th 2020 is to work on these sections separately at a later
date with citizen input. That is what should be done. We can solve this

issue and protect our neighborhood, water, and environment. So leave the
30 day rule as is for R1A (put it back in R1A), get rid of the packet addition
of Oct 14th on 6-20 altogether and work on this next year when our
wintering residents return. After all at times during the summer the draft
zoning ordinance rewrite actually did say that the STR issue would be
considered separately.
Thanks for your consideration.
Curt Peterson
1356 Buchan Dr.
Traverse City, Mi. 49686

