
 
 

PENINSULA TOWNSHIP 
PLANNING COMMISSION AGENDA 

13235 Center Road 
Traverse City, MI 49686 

January 24, 2022 
7:00 p.m. 

 
 

1. Call to Order 
2. Pledge 
3. Roll Call 
4. Approve Agenda 
5. Brief Citizen Comments (For Agenda Items Only) 
6. Conflict of Interest 
7. Consent Agenda 

a. Approval of Meeting Minutes:   Planning Commission Regular Meeting December 20, 2021 
8. Reports and Updates 

a. Master Plan Committee (Shipman/Alexander) 
b. Zoning Ordinance Committee (Hall/Dloski/Hornberger) 
c. Project Updates/Project Committee Reports (Cram) 
d. Resolution for a Moratorium on Special Use Permits and Amendments to Special Use Permits (Cram) 
e. Citizen’s Agricultural Advisory Committee (Cram) 
f. Non-Motorized Committee (Cram/Shipman) 

9. Business  
a. Special Use Permit (SUP) – Peninsula Shores Planned Unit Development (PUD) #123 Amendment #3 – 

Updates from Introduction and Public Hearing  
b. Special Use Permit (SUP) #140 - Schroeder Bed & Breakfast – Updates from Introduction and Public 

Hearing 
10. Public Comments 
11. Other Matters or Comments by Planning Commission Members 
12. Adjournment 

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

 
 
 
 



 

                                  Minutes    
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PENINSULA TOWNSHIP 
13235 Center Road, Traverse City MI 49686 

Ph: 231.223.7322 Fax: 231.223.7117 
www.peninsulatownship.com 

PENINSULA TOWNSHIP PLANNING COMMISSION MEETING MINUTES 
December 20, 2021, 7:00 p.m. 

 
 

1. Call to Order: 7:00 p.m. by Hall 
2. Pledge 
3. Roll Call:  

Present: Hornberger, Hall, Dloski, Alexander, Couture; Absent: Shipman, Wunsch;  
              

4. Review for Conflict of Interest: None 
 
5. Brief Public Comments:  

Scott Howard, 420 E. Front Street, Traverse City, Attorney representing the Haddox family: Stated 
objection to the Peninsula Shores PUD #123-Amendment #2 Request, it was rejected by the planning 
commission twice, it is back and asked for denial. 

 
6. Additions to Agenda/Approval: 

Moved by Couture to approve agenda as presented, seconded by Dloski 
Roll Call:                                               pass unan 

 
7. Consent Agenda: 

a. Approval of Meeting Minutes: Planning Commission Regular Meeting, November 15, 2021, and 
Planning Commission Special Meeting, December 2, 2021 
b. Correspondence 
Moved by Hornberger to accept consent agenda, as presented, seconded by Dloski.  
Roll Call:                                                pass unan 

 
8. Reports: 

a. Committee Reports 
i. Master Plan Committee (Shipman/Alexander) 
Alexander: A meeting was not held. 
ii. Zoning Ordinance Committee (Hall/Dloski/Hornberger/alt. Wunsch) 
Hall: Met with Greg Meihn and the committee to discuss the wording change proposal from John 
Wunsch; it was tabled and decided to not send to the planning commission. 
Discussion 
iii. Projects Committee (Shipman/Hodges) 
Hodges, Gourdie-Fraiser: There are three projects under review in the business items. Brys Estate 
SUP #115, Amendment # 5 is under review. 
 

9. Business Items: 
a. Bonobo Winery SUP #118-Amendment Update (No action required) 
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Hodges: Bonobo Winery SUP #118 has been reviewed and an initial review letter has been sent 
listing outstanding items due. Looking at viewshed issues and waiting for updated guest activities 
response; currently waiting for information. 
 
b. Peninsula Shores PUD #123-Amendment #2 Request 
Hodges: Referred to the materials in the packet. There has been a detailed review specific to the 
general ordinance for stormwater, utilities, and open space in comparison to the original PUD; the 
information has been highlighted. The letter in the packet provides a summary. This is amendment 
number three. Overall, it is in compliance. The viewshed of the adjacent neighbor has been looked 
at and negligible concerns have been found. Looking at the original PUD to research the language 
and findings of fact. 
Dloski: The concern was the area where it is located, was that area to be left alone, were trees cut, 
and why? 
Hodges: Yes, trees were cut, it was not monitored, due to the location. 
Dloski: Was the master deed looked at? 
Hodges: Looking at the master deed to see if there was an intentional need to preserve the trees, 
not aware of that. Originally, the trees were kept for stabilization. 
Dloski: Wants to see what the documents say on this. 
Hodges: Public feedback is warranted; it is ready for a public hearing. 
Alexander: Pointed out that the zoning states R-1 A and B commercial. Asked for clarification. 
Hodges: Commercial is a typo. 
Moved by Dloski to approve the scheduling of a public hearing for Peninsula Shores PUD #123-
Amendment #2 Request for the January Planning Commission meeting, seconded by Couture     
Roll call                                    pass unan 

 
 c. Bed and Breakfast SUP Application-11594 Peninsula Drive 

Hodges: This has been reviewed, a letter has been given to the applicant with the items that need 
review. One point that needs clarity is the bedroom square footage; there is a sitting room with a 
hide-a-bed which could be a sleeping room. The total space could allow seven occupants; the space 
has two bedrooms and a sitting room. Legal counsel should clarify. 
Beth Schroeder, 11594 Peninsula Drive: The space has two bedrooms, a bath, and the third space 
has a television but does not have a kitchen.   
Dloski: The space has three sleeping areas. 
Schroeder: It can support seven occupants. 
Dloski: The seven occupants use one bathroom. 
Hornberger: The ordinance addressed bedrooms only. 
Hodges: The legal counsel may be needed to answer questions, the application is complete for 
public hearing. Stormwater and occupancy need clarification. 
Hornberger: The public hearing can be held; still need input from Christina Deeren. 
Discussion 
Moved by Hornberger to schedule a public hearing for Bed and Breakfast SUP Application-11594 
Peninsula Drive for the January Planning Commission meeting, seconded by Alexander. 
Roll call                                     pass unan 
                                    

10. Public Comments: None 
 
11. Other Matters by Planning Commission Members: None 
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12. Adjournment: 
 Moved by Couture to adjourn, seconded by  Dloski             passed by consensus 
 Adjournment at 7:25 p.m. 

 



 

 

                      Reports and Updates 
 

All reports and updates will be verbal. 



 

                           Peninsula Shores PUD    



 
 
January 24th, 2022 
Peninsula Shores SUP 123 
Amendment #2  
 
 To whom this may concern, I’d like to provide some additional written content regarding 
our amendment request.  
 

We certainly believe that the neighboring property owner’s concerns relating to viewshed 
is a non-issue. Our home placement is entirely to the west of the home and does not impact any 
views whatsoever. No trees are being cut down to build the home as there were no trees in that 
location prior to starting the development as a whole. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(aerial image showing proposed Unit 1 was not wooded prior to development) 
 

The sewer easement on lot 6 is infringing on the building envelope for a home. As we 
began to work with our architect, we realized the easement was too far into the lot and 
cumbersome on the buildability. Therefore, we are proposing to slightly shorten so that we can 
build a home to the size standards of the lot as a whole. 

 
 
 
 
 
 

 



Similar to the rest of the homes in Peninsula Shores, Unit 1 will be serviced by an 
individual well. It will also be serviced by an individual septic system. We have completed soil 
testing in the area. The soils are suitable for a septic system.  

 
In regards to the storm water management, there will be no change in hard surface. Per 

GFA letter dated 1/17/21, page 3, ‘Previously proposed storm water provisions are sufficient for 
the existing site with the proposed amendment’. 

 
We appreciate your consideration towards this amendment. We’re confident that it will 

be an improvement to our development and all of its 41 residents, an improvement to the lasting 
landscape at the corner of Bluff Road and Boursaw Road (open space instead of a home), and an 
improvement to the neighbors that will be relieved of the traffic from existing Unit 1’s path to 
and from the water. It is an overall increase of utility in the subdivision. 

 
Thank you,  
Kyle O’Grady 
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December 17, 2021 

Susie Shipman, PC Chair 
Peninsula Township 
13235 Center Road 
Traverse City MI, 49686  
Phone - 231-223-7314 

RE: Engineer Record of Review  
Peninsula Shores, PUD #123 –Application for Amendment #2 
Peninsula Township, MI 
Parcel ID: 11-609-900-00; 11-609-040-00 to 11-609-001-00  

Dear Susie, 

We have reviewed the supporting documents for the Peninsula Shores – PUD #123 Application for 
Amendment #2, dated 10/26/21 as completed by Mansfield Land Use Consultants.  These include updated 
SUP Application, SUP Development Checklist, Proposed PUD Amendment Open Space Plan, and Survey 
Sketch of Parcel A. Our review which consisted of reviewing the modifications for their impacts to utilities, 
stormwater management, and the general compliance with the special Use permit and zoning ordinance 
criteria.  

Subject Site 
The subject parcel is located about 1100-ft east of the intersection of Smokey Hollow Rd and Boursaw 
Rd.    

• Subject parcel: 11-609-900-00; 11-609-040-00 to 11-609-001-00, frontage on Boursaw  Rd. @
82.44 acres

• Zoning Classification – R-1A Rural and Hillside Residential and R-1B Costal Zone Residential.

• SUP #123:  Existing forty-one (41) single family residential units (sites) shown on the site plan.

Essentially, construction for entire project was completed in previous years. This included

construction of the paved private road system and associated storm water drainage facilities,

on-site community drainfield and collection system services a majority of the units, and fire

suppression water tank.  The 41 units are served by individual private domestic water wells.

Current build-out shows a handful of the units have had homes constructed on them.

• Amendment #1 was approved in September 2019 reflecting modifications to the plan including:

~Snug Harbour Court was shifted west (approximately 25 ft) increasing lot depths for Units 5-9.
~Lot widths for Units 1-9 were adjusted to provide more uniform distribution of width.
~Units 11-28 were shortened along the easterly lot line to achieve the 65% PUD open space
requirement.
~The emergency access easement to Smokey Hollow Road through a neighboring property at
the northwest edge of the site was shifted south per request by the property owner.
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Purpose of Application 
Amendment # 2 submitted by The 81 Development Company, LLC makes modifications to the Site Plan 
to relocate Unit 1 and makes minor dimensional changes to Units 38-41.  

Procedure 
SUP applications are reviewed consistent to the process outlined in Article 8 of the ordinance. 

Zoning 
The zoning for the subject property is R-1A and R-1B Commercial classification.  

o The zoning allows for commercial use through Special Use Permit.   

o Surrounding zoning: north R-1A; south R-1B; West R-1A, R-1B, & A-1. 

Review and Approval Criteria 
 

Proposed Improvements:  
o Relocate Unit 1 from the SE part of the site to the NW corner, between Units 29 and 30, 
o Removal of Parcel A which served as water access for Unit 1 prior to this application. 
o Make minor lot dimension changes in Unit 38-41. 
o Provided Site plan also indicates a proposed sanitary easement to Unit 6.  

 
A summary of our review is contained below:  
 
Utility Review 
 
Per the submitted application, 8.1.3.10e shows change in drain field locations. It is presumed this is 
noted as relocation of Unit 1 was to an area served by the community drain fields and the previous 
proposed individual drain field location will no longer be needed.  Applicant to confirm if the planned 
sanitary service for Unit 1 is accounted for in the community system or if new drain fields will be 
provided on-site.  
 
Storm Water Review 
 
According to the revised plans, no revisions to the storm water control design were required. According 
to the revised plans, no revisions to the storm water control design were required.  In comparison to the 
originally approved plans and Ordinance #33, our review finds this to be accurate and conforms.  There 
is no change in the amount of impervious surfaces.  The previously proposed storm water provisions can 
are sufficient for the existing site with the propose amendment.   
 
 
Private Road Review 
 
According to the description of the modifications the revisions do not change the private road system. 
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Overall Ordinance Compliance Review 
 
According to revised plans, a comparison to the original approved PUD Open Space Calculations along 
with confirmation of values was performed by GFA with the following results provided:    
 

 Open Space Non-Open Space 

Approved P.U.D.   65.42% (54.06 AC.) 34.58% (28.57 AC.) 

Approved P.U.D.  
Amendment 1 

65.65% (54.05 AC.) 34.35% (28.28 AC.) 

Proposed (Unit Shift and 
Dimensional changes) 

65.84% (54.28 AC.) 34.16% (28.17 AC.) 

 
Additionally, the revised plans indicate that Unit 1 are to be relocated to the north end of the Project. 
The provided information shows the relocation of Unit 1 creates marginal change in the calculated 
constraints to number of units.  Unit 1 appears to meet the dimensional requirements of the Township 
and the P.U.D. Project. The application indicates that legal documents reflecting open space will be 
updated pending approval. 
 
Assuming no other changes have been made to the project plans as previously reviewed, our 
recommendation for engineering plan approval remains in place in accordance with our previous review 
letters and the Township SUP Conditions.  The following general items are noted: 

1. The same approved Findings of Fact and SUP conditions apply including but not limited site-
specific Storm Water Reviews for each lot. 

2. Applicable revisions to the Master Deed to reflect the site changes are to be completed and a 
new document shall be signed and recorded with the Register of Deeds.  A copy of this 
document shall be provided to the Township for their files. 

3. An updated drawing shall be provided to account the water front strip known as Parcel “A” as it 
is our understanding this parcel is to be removed from the PUD and purchased by and adjacent 
property owner. 

 
Detailed Ordinance Compliance Review: 
 
Reviewed for general compliance with zoning ordinances.  
 
-Section 6.2 R-1A District: Rural and Hillside Residential. 6.3 R-1B District Coastal Zone Residential 
District. 

o Proposed amendment makes no change to the use previously approved -Single Family 
Dwelling PUD.  

-Section 6.8 Schedule of Regulations 

o Setbacks are maintained with relocation of Unit 1.  

o Lot coverage requirements are maintained with relocation of Unit 1. 

o Applicant shall coordinate with Township regarding transfer of properties and obtain 

property permits and approvals (specifically Parcel A).   

-Section 7.2 Supplementary Use Regulations 

o 7.2.6 Supplementary Setbacks for PUD’s are met with the relocation of Unit 1. 
-Section 7.4 Supplemental Great Lakes Shoreland Regulations 
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o No changes necessary due to the relocation of Unit 1. 
-Section 7.7 Developments Abutting Agricultural Lands 

o No changes necessary due to the relocation of Unit 1. 100-ft setback is met.  
o Consideration of impact to adjacent neighbor viewshed impact was noted with the 

relocating of Unit 1.  Township staff (including engineering and legal) have visited the site 
and confirmed impact is negligible.  In addition, PC members were provided the opportunity 
to conduct site visit to make individual determinations.   

-Section 7.10 Road Standards 

o Relocation of Unit 1 accessible from the existing approved private road systems and is 
acceptable. 

-Section 8 Uses Authorized by Special Use Permit 
o The application packet generally addresses each point and shows no changes from previous 

amendment except as noted below. 
o 8.1.3.10e shows change in drain field locations. It is presumed this is noted as relocation of 

Unit 1 was to an area served by the community drain fields and the previous proposed 
individual drainfield location will no longer be needed.  

o 8.3.4 Uses that May be Permitted  
▪ Provided packet indicates open space minimum of 65% is met. This is verified on the 

Proposed PUD Amendment- Open Space Plan and found acceptable.  
o 8.3.5 Lot Size Variation Procedure  

▪ Updated calcs that indicate relocation of Unit 1 causes no change in the calculated 
constraints to number of units. The application indicates that legal documents 
reflecting open space will be updated pending approval.  

 
 

We request the applicant to reply with addition information or plans to address the storm water 
management requirements.  There is sufficient information on the current set of plans to indicate the 
intent and ability to comply with the Ordinances.  Overall, we feel the application is administratively 
complete and ready for public comment while the applicant reviews the above and provides additional 
information.    We appreciate the opportunity to assist the Township during the review 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:    Kyle O’Grady 
 Mansfield Land Use Consultants  















































 

                           Peninsula Shores PUD 
Public Comments    



















 

                           Schroeder B&B SUP    



Peninsula Township Application for Special Use/Bed and Breakfast 

 

Property Address:  11594 Peninsula Dr., Traverse City, MI  49686 

Applicant Address:  11594 Peninsula Dr., Traverse City, MI  49686 

 

Requirements for documents and information filled out in full by the applicant: 

(a) A statement of supporting evidence showing compliance with the requirements of Section 8.1.3 
 
We intend to offer two bedrooms, one bathroom and a sitting space for short-term rentals.  The 
space is fully integrated into our home and will not change the current appearance in any way.  
Guests will be limited to a maximum of 8 5 persons and parking will be available in our current 
driveway space. Therefore, we do not believe there will be any impact to the character of the 
house or the general vicinity in any way.  

(b)  Our driveway and the entrance to the proposed rental space are on the north and northwest 
side of our home.  The nearest residence to the north is ??? feet away.  All parking and rental 
guest activity would primarily occur on the north and northwest side of the home.  Therefore, 
there would be little to no impact to the neighbors to the south (that house is currently under 
construction).   

(c) As mentioned above, this space is already fully integrated into the home.  Therefore, essential 
facilities and services are already available and this plan is expected to have no impact to those 
services.  In addition, we will meet the requirement to file a floor plan with the fire department. 

(d) There will be no additional requirements at public cost. 
(e) This request will not be detrimental to any persons, property or general welfare in any way. 

Bed and Breakfast Requirements: 

1.  Minimum lot size shall be one (1) acre. 
a. Our lost size it 1.28 acres 

2. Off-street parking 
a. As mentioned above our current driveway will accommodate the additional vehicle(s) 

3. The residence shall be the principal dwelling unit on the property and shall be owner-occupied 
at all times. 

a. There is only one dwelling on the property and we intend to be in the residence during 
all of the rental periods. 

4. The residence shall have at least two (2) exits to the outdoors. 
a. There are two doors and 3 windows in the proposed rental space that would allow exit 

to the outdoors. 
5. No more than three sleeping rooms may be used for rental purposes.   

a. As mentioned, we intend to rent 2 bedrooms and a sitting space. 
6. Not more than eight (8) overnight guests may be accommodated at any time.   

a. We confirm, not more than 8 5 persons would be allowed at one time. 



7. The rooms utilized for sleeping shall be a part of the primary residential use and not specifically 
constructed for rental purposes. 

a. These rooms are already integrated into our home.  They were not built for rental 
purposes.  Rather we have found that we do not use them as often as originally 
intended.  

8. The rental sleeping rooms shall have a minimum size of one hundred (100) square feet for each 
two occupants with an additional thirty (30) square feet for each occupant to a maximum of 
four (4) occupants per room. 

a. Bedroom 2 is 156 sq ft, Bedroom 3 is 100 sq ft, sitting area is 115 sq ft (designations 
noted align with descriptions in the accompanying floorplan) 

9. Proof of evaluation of the well and septic system by the Health Department and conformance to 
that agency’s requirements shall be supplied. 

a. Attached with this application 
10. The Township Board shall require that a floor plan drawn to an architectural scale of not less 

than 1/8” = 1 foot be on file with the Fire Department 
a. Completed 

11. Each owner/operator of a Bed and Breakfast Establishment shall keep a guest registry which 
shall be available for inspecting by the Zoning Administrator, and fire and police officials at any 
time. 

a. Understood and will implement upon approval 
12. The length of stay for each guest shall not exceed seven (7) days within any thirty (30) day 

period. 
a. Understood and will comply 

13. In the event that the Township Board determines that noise generation may be disturbing to 
neighbors, or that the location of the establishment is in an area where trespass onto adjacent 
properties is likely to occur, then the Township Board may require fencing and/or planting 
buffer be constructed and maintained. 

a. Understood 
14. Rental of snowmobiles, ATBV’s or similar vehicles, boats and other marine equipment, in 

conjunction with the operation of the establishment is prohibited, 
a. Understood 

15. A Special Use Permit shall not be granted if the essential character of a lot or structure within a 
residential or agricultural district, in terms of use, traffic generation or appearance will be 
changed substantially by the occurrence of the bed and breakfast use. 

a. Understood.  As mentioned earlier there will be no change in character to our home.   
16. Breakfasts shall be the only meals served to transient tenants. 

a. Understood 



Peninsula Township Fire Department 
   14247 Center Rd. 

Traverse City, Michigan 49686 
PH: 231-223-4443 

fire@peninsulatownship.com 

______________________________________________ 
 

Re: Jim & Beth Schroeder      December 17, 2021 

  

Dear Township Planner and Planning Commission, 

 At the request of Beth Schroeder, I have inspected her home for the proposed application to use 

it as a bed and breakfast. The proposed space is above her current garage.  After inspection, the following 

requirements are needed- 

• Prepare an approved emergency plan for the entire space. 

• Mount a 2A10 BC fire extinguisher in the common space near the stairwell exit. 

• Mark the door into the garage as NOT AN EXIT. 

• Provide emergency lighting in the common space, hallway and both bedrooms. 

• Have an annual inspection of the area by the fire department. 

• Limit amounts of combustible and flammable material in the garage space below the sleeping 

rooms. 

• Preform regular checks of the smoke alarms and carbon monoxide alarm.  Replace if over ten 

years old.  

• Provide rescue ladders for emergency exiting from windows for the bedrooms.  

Once all the above conditions are met, the fire department will re-inspect.  Any questions, please feel free 

to contact us.  

Respectfully, 

 

Fire Chief Fred Gilstorff 







T:\Projects\21355\Documents\Communication\11594 Peninsula Drive - Bed and Breakfast Application _121721.docx

December 17, 2021 

Susie Shipman, Planning Commission Chair 
Peninsula Township 
13235 Center Road 
Traverse City, MI  49686 
231-223-4484

RE: 11594 Peninsula Drive – Bed and Breakfast Application 
Proposed Special Use Permit– Ordinance Plan Review Escrow 

Dear Susie, 

We have reviewed the supporting documents for the 11594 Peninsula Drive – Bed and Breakfast 
Application, dated 11/3/21 as completed the owner/applicant, Ms. Beth Schroeder.  The applicant 
provided a packet that was deemed complete, including response to the Bed and Breakfast Application, 
SUP application form, Storm Water Application Form, Health Department well and septic information, 
and architectural floor plans for staff review.  Our review consisted of examining the application for their 
impacts to utilities, stormwater management, and the general compliance with the Special Use permit 
and zoning ordinance criteria.   

Subject Site 

11594 Peninsula Drive is located 900-ft north the intersection Peninsula Dr. and Chimney Ridge Dr. The 
subject property has an existing use of single-family residence.  

• Subject parcel: 11-005-025-03, frontage on Peninsula Rd. @ 1.21 acres

• Zoning Classification – R-1B Coastal Zone Residential

• Existing single-family use consists of 2-Story single-family residence that remodeled and

expanded with a garage addition in 2019. The site currently has gravel driveway access

Peninsula Road. The site is served by on-site private water well and septic system. Drainage of

the existing site general slopes towards Peninsula Drive.



Purpose of Application 
The application from Ms. Elizabeth Schroeder proposes a Special Use Permit for Bed and Breakfast 
Establishment. 

Procedure 
SUP applications are reviewed consistent to the process outlined in Article 8 of the ordinance. 

Zoning 
The zoning for the subject property – R-1B Coastal Zone Residential classification. 

• The zoning allows for Bed and Breakfast Establishment use through Special Use Permit.

• North and south neighboring parcels have the same zoning. The neighboring parcel to the east is 
zoned A-1.

11-005-025-03 
Prop B&B  (1.21 ac) 



 

 

Review and Approval Criteria 

Proposed Improvements:  
According to the information in the application, work was completed in 2019 included remolding and an 
addition to the existing single-family residence as well as some exterior work to accommodate the septic 
and storm water needs. The relevant modifications are listed below according to the above documents 
noted:  

• Applicants Response to the Bed and Breakfast Application Form 
o Proposed 2-bedroom, 1 bath, 1 sitting space B&B located above the residence. 

Comprised of 156 sf + 100 SF bedrooms, 115 SF sitting room.  
o Parking provided in the current driveway. 

• Architectural Floor Plans 
o Addition of a new attached garage with second floor office and bathroom 
o Remodeling existing home necessary second floor two bed rooms and bath.  
o Total building coverage scaled from PDF drawings equates to about 2,900 SF (1,100 SF 

Original Structure + 1,800 SF Garage addition) 

• Health Department Well and Septic Info – Permit 38976 
o Addition of second septic tank. Constructed per as-built.  
o Planned Basin 1 near driveway for storm water handling. Not constructed per as-built 

and site visit.  
 
Below are the noted sections of the ordinance as part of our general review and includes GFA’s 
corresponding comments noting any deficiencies (underlined) lacking in the application that are needed 
to facilitate approval.   
 

Overall Ordinance Compliance Review: 
- Section 6.3 R-1B Coastal Zone Residential 

o 6.3.2 Uses Permitted – All uses permitted by “Special Use Permit” in R-1A  

o => 6.2.4 (A)Bed and Breakfast Establishments allowed.  

- Section 6.8 Schedule of Regulations 

o Building requirements meet sizing/height constraints. 

▪ Building height not shown. Site visit shows similar to original structure height. 

Complies. 

▪ Building size scaled from plans complies with coverage constraints. 

o Setbacks not shown on plans 

▪ Front and Side setbacks comply per GT county mapper.  

▪ Rear setback is unclear for the garage addition. However, the proposed B&B utilized 

the structure previous approved and constructed in 2019.  In addition, the B&B use 

is outside the 30’ setback per the GT County Mapper.  Therefore complies.  

- Section 7.2 Supplementary Use Regulations 

o Stormwater Detention – Reviewed in section below. 

- Section 7.6 Off-street parking  

o Gravel driveway was redone in 2019. Parking spaces are not shown on plans. 4 spaces are 

required for a 2-bedroom B&B. Three stall garage was installed in 2019. Therefore, 

adequate parking is apparent considering 2 outside the garage and 2 within. The gravel 

driveway improvements provided are more than enough area for this. 



 

 

- 8.1.3 Basis of Determination 

o 8.1.3.(1) – General standards response by applicant appears to meet the standards. 

o 8.1.3.(3) – Specific Requirements 

▪ (d) - A letter from the Fire Department is required to be included with this 
application attesting to emergency access and overall acceptance. It is noted that an 
occupancy certificate was provided with the application packet.   

▪ (J) – Regarding drainage- See comments detailed comments in next section. 

▪ (k) – Regarding grading – See comments detailed comments in next section. 

- Section 8.7.3. (6)  Miscellaneous Special Uses Bed and Breakfast Establishments.  

o (a) The applicant did not provide a direct response Statement of intent.  However, we feel 
the applicant’s response to 8.1.3 suffices.   

o (b) 8. Regarding bedroom square footage and maximum occupancy, the application lists the 
maximum of 8 is applied for. The bedrooms square footage alone can only provide 
occupancy for 5.   A modification to the application should be provided to address this.  

 

Engineering Review of Site Improvements 

Storm Water Review: 
GFA reviewed the Storm Water Permit App SW2019-06 provided from the 2019 project.  Stone drains 
under the drip edges and a large basin, Basin 1, were designated to be installed. However, the as-built 
and our site visit indicate Basin 1 was not constructed. No information on the size/depth of the stone 
drains was provided.  
 
As this is a smaller project, GFA ran a quick assessment of the storm water requirements. It appears the 
addition is approximately 1,800 SF. The driveway is gravel and can be considered negligible change from 
existing conditions.  A simplified method would account for the 25-year design rainfall of 3.89” over the 
additions, which equates to 523 CF of runoff needing to be managed.    
 

• The applicant should provide information on what was constructed and its capacity to manage 
the storm water.  Additional details for Basin 1 should be provided if needed.  

• A stormwater maintenance plan shall be recorded and copy provided to the Township.   
 

Grading Review: 
1. No details were provided for the grading proposed Basin 1 

2. 1:3 maximum slopes restored with a proper vegetation cover is recommended.  

Erosion Control Review: 
Plans to satisfy the requirements of Ordinance 25 and to obtain a SESC permit should be provided if 
additional work to construct Basin 1 is necessary. These requirements would generally match those 
shown in the Storm Water Permit App SW2019-06 and should show the location of silt fencing and plans 
for maintenance and restoration of the work.  
 

Utility Review: 
The applicant provided adequate information to show the new use is served by the on-site septic and 
well facilities. No impacts to public utilities are imposed by this project.  Please provide a letter received 
from the Health Department confirming this.   
 



 

 

 
We request the applicant to reply with addition information or plans to address the storm water 
management requirements and confirmations from the Fire Department and Health Department.  While 
detailed plans were not provided, there is sufficient information on the current set of plans to indicate 
the intent and ability to comply with the Ordinances.  Overall, we feel the application is administratively 
complete and ready for public comment while the applicant reviews the above and provides additional 
information.   
 
Please do not hesitate to contact me with any questions regarding this review. 
 
Respectfully Submitted, 
GOURDIE-FRASER 
 

    
Mark Maguire, PE     Jennifer Hodges, PE 
Project Engineer     Sr. Project Manager    
  
 
cc:   Ms. Elizabeth Schroeder 



Peninsula Township Application for Special Use/Bed and Breakfast 

 

Property Address:  11594 Peninsula Dr., Traverse City, MI  49686 

Applicant Address:  11594 Peninsula Dr., Traverse City, MI  49686 

 

Requirements for documents and information filled out in full by the applicant: 

(a) A statement of supporting evidence showing compliance with the requirements of Section 8.1.3 
 
We intend to offer two bedrooms, one bathroom and a sitting space for short-term rentals.  The 
space is fully integrated into our home and will not change the current appearance in any way.  
Guests will be limited to a maximum of 8 persons and parking will be available in our current 
driveway space. Therefore, we do not believe there will be any impact to the character of the 
house or the general vicinity in any way.  

(b)  Our driveway and the entrance to the proposed rental space are on the north and northwest 
side of our home.  The nearest residence to the north is ??? feet away.  All parking and rental 
guest activity would primarily occur on the north and northwest side of the home.  Therefore, 
there would be little to no impact to the neighbors to the south (that house is currently under 
construction).   

(c) As mentioned above, this space is already fully integrated into the home.  Therefore, essential 
facilities and services are already available and this plan is expected to have no impact to those 
services.  In addition, we will meet the requirement to file a floor plan with the fire department. 

(d) There will be no additional requirements at public cost. 
(e) This request will not be detrimental to any persons, property or general welfare in any way. 

Bed and Breakfast Requirements: 

1.  Minimum lot size shall be one (1) acre. 
a. Our lost size it 1.28 acres 

2. Off-street parking 
a. As mentioned above our current driveway will accommodate the additional vehicle(s) 

3. The residence shall be the principal dwelling unit on the property and shall be owner-occupied 
at all times. 

a. There is only one dwelling on the property and we intend to be in the residence during 
all of the rental periods. 

4. The residence shall have at least two (2) exits to the outdoors. 
a. There are two doors and 3 windows in the proposed rental space that would allow exit 

to the outdoors. 
5. No more than three sleeping rooms may be used for rental purposes.   

a. As mentioned, we intend to rent 2 bedrooms and a sitting space. 
6. Not more than eight (8) overnight guests may be accommodated at any time.   

a. We confirm, not more than 8 persons would be allowed at one time. 



7. The rooms utilized for sleeping shall be a part of the primary residential use and not specifically 
constructed for rental purposes. 

a. These rooms are already integrated into our home.  They were not built for rental 
purposes.  Rather we have found that we do not use them as often as originally 
intended.  

8. The rental sleeping rooms shall have a minimum size of one hundred (100) square feet for each 
two occupants with an additional thirty (30) square feet for each occupant to a maximum of 
four (4) occupants per room. 

a. Bedroom 2 is 156 sq ft, Bedroom 3 is 100 sq ft, sitting area is 115 sq ft (designations 
noted align with descriptions in the accompanying floorplan) 

9. Proof of evaluation of the well and septic system by the Health Department and conformance to 
that agency’s requirements shall be supplied. 

a. Attached with this application 
10. The Township Board shall require that a floor plan drawn to an architectural scale of not less 

than 1/8” = 1 foot be on file with the Fire Department 
a. Completed 

11. Each owner/operator of a Bed and Breakfast Establishment shall keep a guest registry which 
shall be available for inspecting by the Zoning Administrator, and fire and police officials at any 
time. 

a. Understood and will implement upon approval 
12. The length of stay for each guest shall not exceed seven (7) days within any thirty (30) day 

period. 
a. Understood and will comply 

13. In the event that the Township Board determines that noise generation may be disturbing to 
neighbors, or that the location of the establishment is in an area where trespass onto adjacent 
properties is likely to occur, then the Township Board may require fencing and/or planting 
buffer be constructed and maintained. 

a. Understood 
14. Rental of snowmobiles, ATBV’s or similar vehicles, boats and other marine equipment, in 

conjunction with the operation of the establishment is prohibited, 
a. Understood 

15. A Special Use Permit shall not be granted if the essential character of a lot or structure within a 
residential or agricultural district, in terms of use, traffic generation or appearance will be 
changed substantially by the occurrence of the bed and breakfast use. 

a. Understood.  As mentioned earlier there will be no change in character to our home.   
16. Breakfasts shall be the only meals served to transient tenants. 

a. Understood 



PENINSULA TOWNSHIP APPLICATION FOR SPECIAL USE PERMIT NO.

parcet Code/s #28-11-oo-5: -o1{- a 3
Property Address:

Applicant Address:

t 5q4 &nur'tg,L^ Dr. h,tt

Review r*# tffi \E'Lz- '' \\lIltt
Check No. Date

APPLICATION REQUI REMENTS

Each application is submitted through the Zoning Administrator, and shall be accompanied

t'Signature

by a fee as established by the Peninsula Township Board.

2. The applicant will assume direct costs for any additional professional review determined
necessary bythe Planning Commission orthe Township Board, subjectto prior review and approval
of the applicant.

3. No part of any fee is be refu ndable and no portion of the fee covers the cost of any individual
land use permit that may be issued on any of the building sites located in a Planned Unit
Development.

4. Requirements for documents and information filled out in full by the applicant:
(a) A statement of supporting evidence showing compliance with the requirements of

Section 8.1.3.

(b) Site plan, plot plan, development plan, drawn to scale (preferable 1"=50'), of total
property involved showing the location of all abutting streets, the location of all
existing and proposed structures and their uses, and the location and extent of all
above ground development, both existing and proposed.

(c) Preliminary plans and specifications of the proposed development.

5. This application, along with all required data shall be submitted to the Zoning Administrator.
(a) Upon receipt of a completed applicatioh and the required data by the Zoning

Administrator, it is transmitted to the Township Planning Commission for review.

(b) The Planning Commission may hold a public hearing on the application.

(c) Following a study bythe Planning Commission it is transmitted to the Township Board
for consideration.

(d) The Township Board may deny, approve, or approve with conditions, a request for
special land use approval.
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6. Specific Requirements: ln reviewing an impact assessment and site plan, the Town Board
and the Planning commission shall consider the following standards:

Ordinance Reference - Section 8.1.3
Include a staterhent of HoW the proposed project meets the standards:

Section 8.1.3 Basis for Determinations: Before making recommendation on a special use permit
application, the Town Board shall establish that the following general standards, as well as the
specific standards outlined in each section of this Article, shall be satisfied.

(1) General Standards: The Town Board shall review each application for the purpose of
determining that each proposed use meets the following standards, and in addition, shallfind
adequate evidence that each use on the proposed location will:
(a) Be designed, constructed, operated and maintained so as to be harmonious and

apgropriate in appearance with the existing or intended character of the general
viclnity and that such a use will not change the essential character of the area ih
which it is proposed.

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

Be served adequately by essentialfacilities and services, such as highways, streets,
police, fire protection, drainage structures, refuse disposal, water and sewage
facilities, or schools.

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

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

(2) Conditions and Safequards: The Town Board may impose such additional conditions and
safeguards deemed necessary for the general welfare, for the protection of individual
property rights, and for insuring that the intent and objectives of this Ordinance will be
observed, The breach of any condition, safdguard or requirement shall automatically
invalidate the permit granted.

(3) Specific Requirements: ln reviewing an impact assessment and site plan, the Town Board
and the Planning Commission shall consider the following standards:

(a) That the applicant may legally apply for site plan review.

(b) That all required information has been provided,

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

Page 2 of 4

(c)

(d)

(e)



(d)

(e)

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.

That the plan meets the standards of other governmentalagencies where applicable,
and that the approval of these agencies has been obtained or is assured.

(f) That natural resources will be preserued 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.

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

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

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

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.

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.

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

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.

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

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

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

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

(g)

(h)

(i)

fi)

(k)

(l)

(m)

(n)

(o)

(p)

(q)
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(r) That outdoor storage of garbage and refuse is contained, screened from view and
located so as not to be a nuisance to the subject property or neighboring properties.

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

7. A public hearing on a special land use request is held by the Township Board if:
a. A public hearing is requested by the Township Board, the applicant for special land

use authorization, a property owner, or the occupant of a structure located within
three hundred (300) feet of the boundary of the property being considered for a
special land use.

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

8. Complieslruith Section 7.7 Developments Abutting Agricultural Lands.

Page 4 of4
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STORM WATER APPLICATION PROCESSING
Peninsula Township Storm Water Control Ordinance No. 33

Peninsula Township
i3235 Center Road, Traverse City MI 49686

Ph: 231.223.7322 Fax: 231.223.7 ll7
www.oeninsulatownship. com

Permit No. SW20l9-06
Parcel No. 11-005-025-03

Storm Water Facilities Retention Systems:

Design Criteria: t

The subject site is located within 500 feet of West Bay. The property was originally improved with a one and a
quarter story skucture in 1920. A one story 14 ftby 32 ft addition that was added to the existing building in
l974has been demolished and the rernainder of the structure will be renovated with trvo story addition to be
added along with an attached garage to the northerly and easterly portions of the property.
The properties soil conditions are a heavy gravel which will help aid in storm water drainage &om the new
construction. The installation of gutters with a downward spout with stone drains under roof drip edges is
recolnmended to help prevent erosion from water runoff fromtherooftops and will beiseluded in the owners
landscaping plans. Grass is to be re-established on the site to stabilize lands from erosion.
The subject site decreases in elevation from the structure east of Peninsula Drive westerly towards West Bay.
The site changes in elevation from the existing structure west towards the water from an elevation of 597 feet to
591 feet.
The storm water pattern follows along the natural gravity of the landscape from east to west as the elevation of
the site decreases from 597 ft above elevation to 591 ft above elevation in the westerly direction towards West
Bay. There are natural basins between these elevation patterns and a large basin is designated between
Peninsula Drive and the structure. Grand Traverse County Soil Erosion and Sedimentation Control have
outlined specific requirements during the construction of the proposed addition which include and are not
limited to the installation of silt fences to be placed in compliance with the site plan provided in the approved
permit. All spoil and debris piles shall be stored behind the silt fence to prohibit sediment or debris from
entering the flood plain or lake. Installation of erosion conhol.blankets should be used and staked down
properly on any slopes with 3:1 or greater in order to control erosion and storm water runoff. Grading and
sloping of the site to properly manage flow for surface water which is not collected by other control measures is
required.

Conveyance Controls:

The placement of seeding and skaw mulch shall be provided as soon as possible to establish vegetation to aid in
mitigation of erosion created by the disturbance of soils from the excavation of the site for preparation the
proposed addition. This shall be completed within five days of the completion of the final grading of the site.
Silt fencing shall be in place and in tack throughout the process of the construction until final grading, straw
mulch and seeding are properly placed on the site. There is to be no work within the ordinary high water. Any
work below the ordinary high water mark requires a permit form the Michigan Department of Environmental
Quality to be obtained first.

DATE DESCRIPTION: 11594 Peninsula Drive, Traverse City, MI 49686
Owner: James and Elizabeth Schroeder

0612712019 Check # 1148 $500.00 J:orlre27,2019 Diamondwood Inc.
RE: Storm Water Application Fee $500.00 - Minor Review
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trCURRENT
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WATER SAMPLING REQUIREMENT
(1 ) Before placing a new, repaired, or reconditioned water supply systern itlto service,

and after all baces ofchlorine have been flushed out, I or more water samples shall be
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responsibility for oollecting the water sample.

AGREEMENT
I HERE BY AGREE TO COMPLY WITH REQUIREMENTS OF THE SANITARY CODE FOR THE
COUNTY OF GRAND TRAVERSE, AND THE APPLICABLE LAWS OF THE STATE OF
MICHIGAN IN THE INSTALLATION OF A SEPTIC TANK SEWAGE DISPOSAL SYSTEM &
IOR WELL INSTALLATION ON THE ABOVE DESCRIBED PROPERTY, AND TO CONSTRUCT
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sTGNED R. tg,* @* DArE & ^ ett-t7
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PHoNE: 231,995.6051 FAX 231.995.6033 EtvlAlL: eh@grandtraverse'org

GRATUD TRAVERSE COUNTV ENVIRONMENTAL h{EALTH

sEPTlc AND/OR WELL PERMIT APPLICATION

N NEW CONSTRUCTION

EI REPLACE EXISTING

I noru-ratlunr
tr FAILURE (slow drainage, ponding, back-up' etc')

pRopERTyADDRESS: //Sa/ F* <'u " ffi, ruxr,,Z R * // -M* OZSL-B

ctw- ?€,o&trp e'r* ,rr, {?i'&€& ,owt:tstttp:. Fea.*cs't}* sECnoN: .5

SUBDIVISION:

p aorn
tr
tr

SEPTIC PERMIT

WELL PERMIT

fi Rrstoenrnt
BEDROOMS: 3

tr coMMERCWT', ffi
MAX EMPLOYEES/DAY: 

-

TYPE OF FACILTTY:

MAX PEOPLE SERVED PER DAY:

BUILDING SQUARE FOOTAGE:
BATHROOMS Ll

DISHWASHER:

LAUNDRY:

GARBAGE DISPOSAI: Q ves

BATHROOMS:

{ruo trNO
trNO
trNO
trNO
trNO
trNO
trNO trN/A

GEOTHERMAL:

FUEL OILTANKS:

WATER SOFTENER:

WALKOUT BASEMENT:

WHIRPOOVHOTTUB:

SHARED WELL:

tr YES

tr YES

tr YES

tr YES

tr YES

tr YES

BYes

Elvrs Fuo
EYES tr No

BASEMENT PLUMBINGT tr YES E NO

SEWAGE EJECTOR: EI YES EI I'IO

HVAC HUMIDIFIER: tr YES Eruo
oLD WELL TO BE RETAINED FOR USE (tequires health departr4ent approval) :

I

7
owNERNAME: 3-a*tt 4 *:/, JE,

ADDRESS: /3f raa, rt *.4ne /e r&f .

APPLICANT NAME (if other than owner): 8a/"./ D. .8"doi,r

ADDRESS:

I hereby authorize 6rand Traverse County Health Department to evaluate the dbove describ

development plans indicated, and to conduct such tests as may be necessary in order to obtb,,, .,,= rrrormatron requlreo-ror this evaluation' I ilso

agree to comply with the Environmental Health Regulatioris for Grand Traverse counfi, and with the applicable laws of the state of Michigan'

SIGNATURE (owneroragentl F **/ d ' '8'* DATE:

K:\EH\FORMS AND LOGS\WELL AND SEPTIC APPttCATION'doot

e- 7*/7

ALt APPUAITIONS MUST BE ACCOMPANIED BY AN ACCUR/ITE SITE PUIN

NECESSARY OR YOU MAY USE THE BACK OF THIS PAGE TO DRAW A DI
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