project memorandum

i
initiative

B R i
Beckett&Raeder

Landscape Architecture
Planning, Engineering &
Environmental Services

Date: 05.20.2026

From: Sara Kopriva, AICP

To: Peninsula Township Board

Project: Zoning Ordinance Amendment 207- Conditional Rezoning

Possible Motion: Motion to schedule a public hearing on Zoning Ordinance Amendment
207, Conditional Rezoning for the June 9, 2026 Board Meeting.

The Township received a rezoning request for property located between Center Rd and
Bluff Rd, parcel number 28-11-009-029-10, to conditionally rezone the property from R-
1A/R-1C to R-1C. Conditional rezonings are allowed by the Michigan Zoning Enabling Act
and the Township Zoning Ordinance. A conditional rezoning allows for the applicant to
propose conditions on the rezoning during the rezoning process. The conditions need to
be voluntarily offered by the applicant, the Township cannot request conditions from the
applicant. These conditions are recorded with the Grand Traverse Register of Deeds on the

property.

The Planning Commission ultimately recommended approval of the rezoning with the
conditions that were proposed by the applicant. The applicant’s report goes in depth
regarding the proposed conditions. In summary, the conditions are:

1. No construction or clearing of the land that is 20% slope or steeper

2. No more than 4 parcels can be created

3. Structures must be setback 8 ft from the top of the 20% slope

4. Replanting plan should vegetation be removed
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May 19, 2026

Sara Kopriva, Zoning Administrator
Peninsula Township

13235 Center Road

Traverse City, M|l 49686

Re: Parcel No. 11-008-029-10 Conditional Rezoning
Dear Ms. Kopriva:

Thank you for coordinating with us as we went through the Planning Commission process to
evaluate our conditional rezoning request. We are grateful for the opportunity to collaborate with
the Planning Commission to find a comprehensive solution that provides lasting environmental
protections bound to the property in exchange for one additional lot. This thoughtful approach is
responsive to the aims of the township and its master plan.

This memo summarizes the months of discussion with the Planning Commission so that the
Township Board has a full understanding of the work that took place to arrive at a
recommendation in support of this conditional rezoning request.

Background

The property is currently split-zoned, with approximately 0.84
acres along Center Road zoned R-1C Suburban Residential
District, and the remaining approximately 2.48 acres zoned R-
1A Rural and Hillside Residential. The land is surrounded on
three sides by R-1C zoned properties and is identified in the
Future Land Use Map as “Suburban Residential”. Related
zoning districts for the “Suburban Residential” future land use
category are R-1B, R-71C, and R-1D.

The property owner is asking to rezone the property to unify the property under one zone
district. This is consistent with the recently adopted 2024 Master Plan, which recommends
correcting dual-zoned properties. Master Plan recommendations include supporting zoning
district boundary adjustments where odd-shaped parcels are involved and eliminating dual-
zoned properties.

Planning Commission Concerns

in presenting the rezoning request to the Planning Commission between November 2025 and
April 2026, a number of concerns were raised regarding site conditions on the land and potential
impacts to neighbors. These included:

1 “This master plan does, however, recognize that some “small scale” rezonings (i.e., involving only a few acres) may
prove to be necessary in the future in two specific ways. First, minor adjustments to zoning district boundaries might
be needed in instances where odd- shaped parcels are involved and impacted. Second, more than 1,100 acres of
property in Peninsula Township are “dual zoned,” which means a zoning district boundary divides a given parcel.
That said, dual-zoned properties are generally avoided with good planning and zoning practices that reduce
ambiguity and confusion over requirements.” (p.71)

Progressive Architecture Engineering, P.C.
weareprogressive.com
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e The number of parcels that could be created using a straight R-1C zone designation.
Using standard lot area calculations, the 3.32-acre site could potentially be divided into 7
parcels.

» The easterly-facing steep slope and its stability (where slopes greater than a 20% grade

are present), including the top of the slope and how far development might encroach.

The loss of trees and other vegetation on the slope.

Stormwater management and flooding.

Accessibility of the private drive and road grades.

Long-term commitment of future property owners to any environmental protection

requirements and a remedy should the commitment be violated.

While some of the concerns relate to engineering considerations typically addressed during the
permitting phase rather than for a rezoning request, the applicant’s state-licensed engineer had
conducted an extensive site review a few years prior for a different development request. We
were able to directly address Planning Commissioner concerns regarding feasibility and impact,
leveraging that information.

Conditional Rezoning Offer

A conditional rezoning request is an offer by the property owner to encumber their property with
certain conditions to facilitate a change in zoning designation. To address the Planning
Commission’s concerns, the applicant offered to address the property’s environmental
conditions through this regulatory mechanism. The property owner made an initial offer to the
Planning Commission, which was:

¢ Only one additional lot will be created, for a total of 4 lots.

e Any portion of the above-described property having a natural slope of twenty percent
(20%) or greater, measured as vertical rise over horizontal run and as depicted in the
attached site plan drawing, shall remain in its natural condition.

o No grading, filling, excavation, construction, clearing of vegetation, or other
disturbance shall occur within such areas.

e All existing trees, ground cover, and native vegetation within such areas shall be
preserved and maintained, except for removal of diseased or hazardous vegetation as
reasonably necessary for purposes of safety.

After additional discussion with the Planning Commission, the applicant offered the following
supplemental conditions as part of the rezoning request. The conditions were based on the
Taylor Tree Health Care study, which was previously done for the property, and include:
e A minimum 8’ setback for building foundations is required. The setback is defined as the
horizontal distance from the face of the foundation to the face of the 20% slope.
Existing stumps shall be left in place to maintain stable slope conditions.
Should native vegetation be removed for any reason, the property owner shall be
responsible for replacing the removed tree/s and/or shrub/s in equal quantity. Trees shall
be a minimum of 1.5” caliper, and shrubs of medium size, at the time of planting.
Acceptable plants shall align with recommendations from the NW Michigan Invasive
Species Network or comparable resource.

The site plan on the next page illustrates the 4 lots and steep slope protection area. Of
particular importance, and why this conditional rezoning offer is of value to Peninsula
Township, is that the current township Zoning Ordinance lacks protections for steep
slopes and vegetation. The Planning Commission considered the conditional rezoning offer to
provide a substantial benefit that could not be achieved under the present circumstances.

Progressive Architecture Engineering, P.C.
weareprogressive.com
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Responses to Planning Commission Questions

The following was provided to the Planning Commission at their April 7" meeting as a follow-up
to public comment and questions. These are provided here to supplement the Board's
knowledge.

Will the site be engineered to retain stormwater on site?

Yes, the revised steep-slope exhibit illustrates two retention basins on site that would provide
adequate stormwater retention. One basin is proposed just off of Center Road, and the other
would be located in the cul-de-sac. These two basins have been appropriately sited and sized to
meet the Township’s stormwater management requirements.

Soil erosion and sedimentation control plans, as well as final engineered drawings, must be
submitted to the township engineer for approval before initiating site changes. The township’s
engineer will review the drawings to ensure that stormwater storage is sufficient as part of the
permitting process.

Progressive Architecture Engineering, P.C.
weareprogressive.com



Page 4

Is the private drive buildable,

and is access to Center Road B
possible? LN
W
. /
~

Yes, a road with a reasonable
grade can be constructed on this
property. There is already an
access point on Center Road. The i / o
steep-slope exhibit shows the : . X I
site’s topography lines in 2’ > bt D)
increments. The site rises from
Center Road.

5 353971
4

This condition is typical of most
developments in the township,
oftentimes for many more home
sites than are proposed with this
request. The drive will be level
with Center Road for more than
80’, then it gradually rises and
rests between 640’ and 660’ in
elevation consistently through the
proposed parcels over the 500’ Y Py, - .
length of the private drive. The } Y 15 Pl
homes would sit above the road 9.4 ¢ 8 ; #3
grade, which makes a lower ;
garage level work well forthe L /i
units. The maximum grade for the /
private road is 10%. On the plan,
the likely driveway locations are
shown.
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Progressive Architecture Engineering, P.C.
weareprogressive.com
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Why was the vegetation removed?

Please find attached the Open Space and Vegetation Management Plan from Taylor Tree
Health Care, submitted as part of a previous application effort. This report has been included to
detail the poor condition of the trees removed from the site in 2022. The report details that
overcrowding and the negative impact of invasive insects led to the degradation and disease of
the trees. The report recommended removing damaged and diseased trees to mitigate further
degradation of surrounding forested areas. The conditional rezoning offer aligns with the
described area to remain undisturbed. Additional conditions were extracted from this document
(as shown below).

Steep Slope / Sensitive Vegetative Zone

Examination of the south-eastern slope area was challenging, but within limits of given
elevation / existing winter site conditions provided an overall healthy depiction of a
naturally vegetated area and one which was not disturbed by manmade practices. The
soils are intact and have typical under growth for the environment. Existing tree canopy
is comprised of various oaks, maples, limited pines, but overall seem to have normal
health. Currently, there is no presence of Oak Wilt. A total of fifteen (15) Oaks within this
area should be monitored vearly for infection: five (5) other Oak trees are at end stage of
their lifespan and should be removed. Through the removal process the existing stumps
should be left in place to maintain stable slope conditions.

Slope reshaping near the southern steep slope area should leave this area undisturbed
and, if possible, isolate from earth change activity with a well-designed vegetative
sediment filter (or filter strip). Blanketing is a screening process recommended for those
disturbed areas within sloped areas to stabilize newly shaped landscapes and could be a
mechanism utilized to further protect the buffering areas between the build zones of each
structure and the “steep slope” area as defined by the Bella-Vue landscaping plan.

Steep Slope Management

Construction efforts should be managed appropriately in compliance with Grand
Traverse County Soil Erosion Department requirements as to avoid destabilization of
this sensitive area.

» Silt fencing should be utilized for visual recognition and general awareness. This
protects both the existing vegetation as well as liability for onsite operators of heavy
equipment.

» As defined by the recommendations from the Soils and Structures report dated

11/30/21, “the required setback for foundations in respect to new fill embankments
with slopes 2:1, horizontal to vertical is 8.0 feet. The setback is defined as the

Progressive Architecture Engineering, P.C.
weareprogressive.com



Rezoning Standards

1. Is the proposed rezoning reasonably consistent
with surrounding uses? '

e Yes, the subject parcel is surrounded on three
sides by property zoned R-1C. Rezoning the R-1A
portion to R-1C will be consistent with surrounding
zoning.

e Uses will be limited to those permitted in the R-1C
district.

e Only one additional lot will result from this rezoning,
for a total of 4 lots on 3.32 acres.

2. Will there be an adverse physical impact on
surrounding properties?

¢ No, steep slopes and existing vegetation will be
protected in perpetuity. If vegetation is
removed, the applicant and/or successors will
be required to replace it.

e Homes on all sides of the parcel face away

Page 6

from the property (facing Center and Bluff R

Roads). Additionally, the required setback

from the top of the slope ensures that homes
will be stepped back resuiting in limitedtono
visibility from Bluff Road.

¢ The change in elevation provides additional
separation from homes on Bluff Road.

o When property is developed, landscaping,
setbacks, and all other zoning requirements
will be met to ensure harmonious relationship
with surrounding properties.

¢ The majority of homes in the same zone
district are located on much smaller lots than
those proposed with this development.

3. Will there be an adverse effect on property
values in the adjacent area?

L

D

e The majority of homes in the same zone district are located on much smaller lots than

what is proposed with this development.

e No, proposed development will be residential, similar to all surrounding uses.

o This location does not affect protected farmland but does provide the opportunity for
some limited additional development which will provide additional taxable value to the

Township.

Progressive Architecture Engineering, P.C.

weareprogressive.com
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4. Have there been changes in the land use or other conditions in the immediate area or
in the community in general which justify rezoning?

¢ There was a new Township Master Plan adopted in 2024, which supports the request.
(See Standard #5)

» The lack of requirements for steep slopes and the preservation of vegetation on those
slopes is of concern to the Planning Commission and neighbors. There are currently no
zoning requirements for either. This rezoning achieves the township’s aims for sensitive
development.

5. Is the rezoning consistent with the Township Master Plan?

e Yes, it is consistent with the Future Land Use Map, Master Plan Goals, and
recommended zoning for the parcel.

e This is consistent with the recently adopted 2024 Master Plan, which recommends
zoning district boundary adjustments where odd-shaped parcels are involved and
eliminating dual-zoned properties.

Related

Agricultural- Land primarily used for production agriculture A-1 37.2%
Commercial- Land primarily used for commercial uses f C-1 0.5%

industrial- Land primarily used for industrial uses Varies 0.1%

Suburban Residential- Land prir;larily used for residential uses on less than 5 R1-B, R1-C, 17.4%

acres R1-D | 4%
Rural Residential- Land primarily used for residential uses on more than 5 acres A-1,R1-A 34.2%
Pu_bl!c / Institutional- Land primarily used for parks, library, fire stations, public Varies 10.6%
buildings, etc. |

Total 100.0%

= 8. Is the site served by adequate
~  public facilities or is the petitioner
able to provide them?

¢ Yes, owner will provide adequate
water and septic facilities for future
homes.

+ Parcels will have access from
existing public road, which is a state
trunkline (Center Road / M-37).

Future Land Use L

LRS-
W indintral Value Addud Agicultuse
B Commercia PublicAnstiutonat Land with Conservation Eassment
B Lilshe Rl 3 agr cunrai Protecion 4sca
Wi Waieinfiil

Progressive Architecture Engineering, P.C.
weareprogressive.com
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If you have any questions, please do not hesitate to contact me via email at
sschulz@weareprogressive.com or via phone at 616.822.1020.

Sincerely,

Sy S

Suzanne Schulz, FAICP
Practice Leader
Progressive Companies

Progressive Architecture Engineering, P.C.
weareprogressive.com
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April 24, 2026

Sara Kopriva, Zoning Administrator
Peninsula Township

13235 Center Road

Traverse City, MI 49686

Re:  Parcel No. 11-009-029-10 Rezoning

Dear Ms. Kopriva:

In response to questions posed at the March 5, 2026, Peninsula Township Planning
Commission meeting, additional documentation regarding the buildability of the site has been
provided for your consideration.

Planning Commissioners discussed concerns regarding steep slopes, stormwater management,
and vegetation at the rezoning public hearing on March 5. While these engineering
considerations are typically addressed during the permitting phase, and not a rezoning request,
the applicant’s state-licensed engineer had conducted an extensive site review for a prior
development request for these properties a few years ago. We were able to work with him to
update an earlier drawing (see attached). Based on the benefit of that information, we can
directly address the Commissioner’s concerns regarding feasibility and impact.

Will the site be engineered to retain stormwater on site?

Yes, the revised steep-slope exhibit illustrates two retention basins on site that would provide
adequate stormwater retention. One basin is proposed just off of Center Road, and the other
would be located in the cul-de-sac. These two basins have been appropriately sited and sized to
meet the Township’s stormwater management requirements.

Soil erosion and sedimentation control plans, as well as final engineered drawings, must be
submitted to the township engineer for approval before initiating site changes. The township’s
engineer will review the drawings to ensure that stormwater storage is sufficient as part of the
permitting process.

Is the private drive buildable, and is access to Center Road possible?

Yes, a road with a reasonable grade can be constructed on this property. There is already an
access point on Center Road. The steep-slope exhibit shows the site’'s topography lines in 2’
increments. The site rises from Center Road. This condition is typical of most developments in
the township, oftentimes for many more home sites than are proposed with this request. The
drive will be level with Center Road for more than 80, then it gradually rises and rests between
640’ and 660’ in elevation consistently through the proposed parcels over the 500’ length of the
private drive. The homes would sit above the road grade, which makes a lower garage level
work well for the units. On the plan, the likely driveway locations are shown.

Progressive Architecture Engineering, P.C.
weareprogressive.com
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Why was the vegetation removed?

Please find attached the Open Space and Vegetation Management Plan from Taylor Tree
Health Care, submitted as part of a previous application effort. This report has been included to
detail the poor condition of the trees removed from the site in 2022. The report details that
overcrowding and the negative impact of invasive insects led to the degradation and disease of
the trees. The report recommended removing damaged and diseased trees to mitigate further
degradation of surrounding forested areas. The conditional rezoning offer aligns with the
described area to remain undisturbed.

Conditional Rezoning Offer

As stated in the conditional rezoning offer letter dated February 23, 2026, steep slopes
measuring 20 percent grade or more will not be disturbed, and existing vegetation in those
areas will remain. Additionally, steep slope management recommendations from the Open
Space and Vegetation Management Plan will be executed during construction and afterwards.
These include the use of silt fencing to demarcate steep slopes on site, a setback of 8 feet from
any building foundations to steep slopes, and the use of a blanketed filter strip in the setback
area to provide additional stabilization. These commitments align with the Planning
Commission’s intent to provide protections for neighbors and the natural environment.

Submittal List
The following items have been included for your consideration:

Previously Submitted:

e Rezoning Application Form
Conditional Rezoning Letter
Copy of Deed
Topographic Survey
Rezoning Exhibit

New Submittal:
e Steep Slopes and Stormwater Exhibit
* Vegetative Management Plan (Taylor Tree Health Care)

For the new materials, nine hardcopies— eight 11x17” copies and one 24x36” copy plotted at
1":60’ — have been submitted, in additional to an electronic submittal.

If you have any questions, please do not hesitate to contact me via email at
jtschirhart@weareprogressive.com or via phone at 616.323.2617.

Sincerely,

Qoo bebid

Julie Tschirhart, AICP
Senior Planner
Progressive Companies

Progressive Architecture Engineering, P.C.
weareprogressive.com
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February 23, 2026

Ms. Sara Kopriva, Planner
Peninsula Township
13235 Center Road
Traverse City, MI 49686

Re:

Parcel No. 11-009-029-10
Conditional Rezoning Offer

Dear Ms. Kopriva:

This firmrepresents COLDPEN ONE, LLC (“Applicant”), the owner of the above-referenced

Parcel No. 11-009-029-10 (the “Property”). As you are aware, the Property is currently split-zoned,
with approximately 0.84 acres along Center Road zoned R-1C Suburban Residential District, and
the remaining approximately 2.48 acres the Property zoned R-1A Rural and Hillside Residential
District. Applicant has submitted an application for rezoning of the portion of the Property currently
zoned R-1A, requesting that the entire Property be zoned R-1C. In furtherance of the pending
application for rezoning, Applicant voluntarily tenders a conditional rezoning offer as set forth in
this letter.

Applicant voluntarily proposes to accept and comply with the following conditions to be
imposed with respect to the use and development of the Property in exchange for Peninsula
Township's approval of the application for rezoning of a portion of the Property from zoning
classification R-1A to zoning classification R-1C, so that the entire Property is zoned R-1C:

(a) Notwithstanding the change in zoning classification to R-1C, and notwithstanding
any other uses or development activities that may be permitted in zoning districts
classified under zoning classification R-1C, Applicant agrees that all areas on the site
measuring 20 percent grade or more, as depicted on the attached site plan drawing,
will not be disturbed, and existing vegetation will remain; and



Ms. Sara Kopriva, Planner
Peninsula Township
February 23, 2026

Page 2

(b)  Notwithstanding the change in zoning classification to R-1C, and notwithstanding
the number of parcels that could otherwise be created within the Property under the
standards and requirements applicable to zoning districts classified under zoning
classification R-1C, Applicant agrees that no more than four (4) parcels will be
created from the Property for development, as depicted on the attached site plan
drawing.

With regard to item (a) above, the following is the specific language that we would propose
to include in the deeds for the lots which include a portion of the area on the site measuring 20
percent grade or more: “Subject to easements, restrictions, and building and use limitations of record.
Further subject to the restriction that any portion of the above-described property having a natural
slope of twenty percent (20%) or greater, measured as vertical rise over horizontal run and as
depicted in the attached site plan drawing, shall remain in its natural condition. No grading, filling,
excavation, construction, clearing of vegetation, or other disturbance shall occur within such areas.
All existing trees, ground cover, and native vegetation within such areas shall be preserved and
maintained, except for removal of diseased or hazardous vegetation as reasonably necessary for
purposes of safety.”

As a condition of approval of the pending application for rezoning of the Property, the terms
of the conditional rezoning offer set forth above would be incorporated into a Zoning Agreement
between the Applicant and Peninsula Township, which would be subject to review and approval by
the parties and their respective legal counsel. The terms of this conditional rezoning offer have been
proposed voluntarily by the Applicant, and the Applicant intends that Peninsula Township may rely
upon this conditional rezoning offer in granting the application for rezoning of the Property. No part
of this conditional rezoning offer or the associated zoning agreement shall be interpreted to permit
any activity, use, or condition that would otherwise be prohibited in the zoning district to which the
subject portion of the Property would be rezoned (i.e., Zoning District R-1C).

If you have any questions regarding this conditional rezoning offer, or if you need anything
further from the Applicant with regard to this conditional rezoning offer, please do not hesitate to
contact me. Thank you for your consideration of these matters.

Very truly yours,

S

Gregory M. Luyt
GML/
Enclosure (1)
cc: COLDPEN ONE, LLC

1-022326-13409-helton

ing offer letter 022326-draft 1



PENINSULA TOWNSHIP
APPLICATION FOR ZONING CHANGE No.

Application Fee Check No. Date:
PARCEL CODE NUMBER 28-11-009-029-10

PROPERTY ADDRESS N/A

OWNERS NAME COLDOPEN ONE LLC

ADDRESS 5168 US-31 N. Mailbox 8 Williamsburg, MI 49680 231-645-4428

Presently zoned: R-1A & R-1C Proposed zoning: R-1C

A. PROPERTY INFORMATION REQUIRED
1. Legal description of the property.
2. Proof of ownership of the property.

3. Copies of deed restrictions (if any) which affect the use on the property, or statement
that no deed restrictions exist.
4, Nine (9) copies of a plot plan drawn to scale of the property showing: a) both existing

zone boundaries and those proposed; b) existing structures on the property; c)
existing land use (state the use on the property and the use on adjacent properties);
and d) roads serving and those adjacent to the property.

B.  AFFIDAVIT: The undersigned affirms that they are the owner of the property, involved in this
request for rezoning, and that the foregoing answers, statements and information herein
submitted are in ? Qacts true, and to the best of their knowledge, correct.

Signed Date go/25/2025

C: OFFICIAL ACTION

Township Planning Commission
Date of meeting when request was presented:
Date of determination of compliance with Comprehensive Plan:

Date of Planning Commission public hearing: Dates of Public
Hearing Notice:(1) , (2)
Type of Action Taken:

County Planning Commission
Date of County Planning Commission Review:
Type of Action Taken:

Township Board
Date of Township Board Public Hearing:
Date of Public Hearing Notice: (1) , (2)
Type of Action Taken:
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28 ) 00702910 4 RV 05/17/2013 3:26 PM PAGE 1 OF 2
PEGGY HAINES REGISTER OF DEEDS

WARRANTY DEED

CHeRI L. JULIEN, 420 Monroe Street, Traverse City, Ml 49684,
Grantor, conveys and warrants to:

CoLDPEN ONE, LLC, 9755 Montague Road, Traverse City, M|
49686, Grantee, the following premises situated in the
Township of Peninsula, County of Grand Traverse, State of
Michigan:

Part of the Southwest 1/4 of the Northwest 1/4 of Section 9, Town 28 North, Range 10
West, described as: Commencing at the West 1/4 corner of said Section 9, South along
the West Section line 260.7 feet; thence North 35deg03' East, along centerline of M-37,
1162.40 feet, to the Point of Beginning; thence North 35deg03’ East, along said centerline,
150.00 feet; thence South 54deg57' East, 250.00 feet; thence South 35deg03' West,
150.00 feet; thence North 54deg57' West, 250.00 feet to the Point of Beginning.

ALSO, Commencing at the West 1/4 corner of said Section 9; thence South 01deg00'14"
East, 260.70 feet, along the West line of said Section 9; thence North 35deg03'00" East,
1412.40 feet, along the centeriine of Highway M-37; ihence Soutl 54deg56'35" East,
250.00 feet (previously described as South 54deg57' East); thence South 34deg56'51"
West, 102.38 feet, to the Point of Beginning; thence South 25deg14'22" East, 308.86 feet;
thence South 51deg20'29" West, 154.87 feet (previously recorded as South 51deg27’
West), along the Northerly line the recorded plat of "Ridgewater Subdivision"; thence South
45deg07'49" West, 286.71 feet (previously recorded as South 46deg09' West, 286.48
feet), along said plat line; thence North 34deg06'01" West, 185.88 feet; thence North
34deg56'51" East, 517.86 feet (previously recorded as North 34'03' East), to the Point of
Beginning.

Valuation Affidavit filed.

Subject to easements, building and use restrictions and reservations of record, and further
subject to taxes and assessments not yet due and payable.

This property may be located within the vicinity of farmland or farm operations. Generally
accepted agricultural and management practices which may generate noise, dust, odors
and other associated conditions may be used and are protected by the Michigan Right to
Farm Act.

The Grantor grants to the Grantee the right to make &1 i division(s) under section 108 of
the Land Division Act, Act No. 288 of the Public Acts of 1967. If no number is inserted, the
right to make divisions stays with the portion of the parent tract retained by the Grantor; if
all of the parent tract is conveyed, then all division rights are granted.

Dated this / (0 _fﬁﬁay of May, 2013.

Signed by: 7/@ U & ét« /f AN

CHER! L. JULIEN ,




Warranty Deed
Julien/Coldpen

Page 2
STATE OF MICHIGAN )

’ ) ss
COUNTY OF GRAND TRAVERSE )

The foregoing instrument was acknowledged before me this / éﬂlgay of May, 2013, by

K [ mtn@@\/ (L

SABRINA GAYLORD
I i R
tary Public,| County, Michigan " mstfmmg&mﬁm
Acting in — County, Michigan MY COMMISSION EXPIRES; MARCH 11, 2014
My commission expires: ACTING IN THE COUNTY OF GRAND TRAVEASE

When recorded return & send subsequent tax bills to:
Coldpen One, LLC

Drafted by: James M. Leibenguth
Attorney at Law
LEIBENGUTH, BOOS & ASSOCIATES, P.C.
3220 Racquet Club Drive
Traverse City, Ml 49684
#26815

The drafter of this document has not examined title to the lands described and renders no
opinion as to marketability of title or whether the conveyance complies with the Land
Division Act, 1996, P.A. 591, as amended. Furthermore, the drafter renders no opinion as
to those matters which have been excluded from the covenants of title as set out herein.
Tax Parcel # 28-11-009-029-10

Recording Fee: Transfer Tax:
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BELLA VUE - OPEN SPACE MANAGEMENT PLAN

The intent of this plan is to effectively manage onsite soil stabilization, maintenance of
community character, and both existing and new vegetation planted throughout the
development. Measures described below will provide an evaluation of the existing site’s
vegetation via species identification, condition of existing vegetation, and overall
recommendations to successfully replant / revegetate future open-space areas disturbed
throughout the development process. Evaluation of the site was conducted as of Winter
2021/2022 with the goal of implementation of the subject proposal in the warmer
months of 2022.

SITE EVALUATION

General Open Space Zone

The site is primarily a hillside vegetated with both red and white pine. Unfortunately, the
trees onsite were planted in an overall dense manner, to which the site is overcrowded.
These conditions generally cause significant stress to the existing tree stands resulting in
high mortality rates across all existing trees. Additionally, the historical lack of
management practices onsite has exposed all existing vegetation to a high susceptibility
of negative insect impacts. Site evaluations unveiled the negative impacts of various
invasive non-native insects, bark beetles, pine borers, etc., which have caused significant
damage to existing pines and eventually will kil the trees remaining onsite and likely
surrounding the subject site. Further evidence provided includes the multiple stands of
pines broken, delimbed and standing dead timber from degradation and disease. The
majority of the white pine trees onsite appear to have been affected by white pine weevil
causing unnatural growth patterns and multi-stemmed limbs, which are significantly
prone to wind damage. Overall quality of the site’s existing vegetation is low.

Staff recommends removal of existing damaged and diseased trees to mitigate further
degradation of surrounding forested areas. If tree removal is to take place within the
2022 calendar year, then site removal should be conducted during months when
temperatures are at / below 45 degrees F to protect against further spread of disease and
frozen ground to mitigate soil degradation and rutting.

Per recommendations from Soils and Structures report dated 11/30/21, the following site
preparation activities should also take place readying the site for development and
reforestation.

o Trees and vegetation in the construction area should be cleared and removed as
part of subgrade preparation.

e The topsoil should be removed to the extent that all soil with an organic content
of 3.0 percent or greater is removed. Soil containing roots should be removed to
the extent that the root content by volume is 5.0 percent or less. All roots over 0.5
inches in diameter should be removed.



e The anticipated thickness of topsoil to be removed is 4.0 inches or less.
Replanting & Reforestation

Throughout each of the build sites / residential building envelopes the following are tree
and shrub species that should be replanted to reforest the property. Native based
landscaping will not only provide the property with a vegetative landscape identifiable
throughout the Grand Traverse region, but also provide the greatest longevity and
bolster local character for the project. The following are suggested species with general
height descriptions.

e Canopy Tree examples: maple, black - Acer nigrum large>40' maple, striped Acer
pensylvanicum small<30' maple, red - Acer rubrum large>40' maple, sugar Acer
saccharum large>40', oak, white Quercus alba large>40' oak, northern pin Quercus
ellipsoidalis large>40' oak, northern red Quercus rubra large>40'

e Evergreen Tree examples: pine, jack Pinus banksiana large>40' pine, red Pinus
resinosa large>40' pine, white Pinus strobus large>40', cedar, northern white / Thuja
occidentalis medium 30-40', hemlock, eastern Tsuga canadensis large>40'

¢ Medium Deciduous Shrub examples: alder, speckled / Alnus rugosa serviceberry,
round-leaved Amelanchier sanguinea leadplant Amorpha canescens bearberry
Arctostaphylos uva-ursi, dogwood, alternate-leaf Cornus alternifolia dogwood, silky \
Cornus amomum dogwood, roundleaf Cornus rugosa dogwood, red-osier / Cornus
sericea, witch-hazel Hamamelis virginiana, sumac, staghorn Rhus typhina, etc.

Additional planting recommendations can be found at the link below as a reference to
the regional planning documentation from the Northwest Michigan Invasive Species
Network:

https://www habitatmatters.org/uploads/g/5/0/6/05066352 /recommended native pl

1. LLCLEL,

Suggested plantings have been implemented upon the Landscaping Plan as depicted
upon the Bella Vue’s page L1.1.

General Open Space Zone Maintenance & Plantings

» During recommended seeding periods, either spring or fall, seedbed preparation
shall immediately follow construction activities. If seeding is delayed due to the
season or other factors, then temporary erosion control measures such as anchored
mulch or erosion control blankets shall be installed and maintained until seedbed
preparation and seeding can commence. These best practices should align with
suggestions from the Soils & Structures report dated 11/30/21.

e Seed should be applied as soon as possible, and no longer than five days after final
grade has been established.

e Once vegetation is established, a long-term inspection routine should be established.
Periodic maintenance is undertaken as necessary to maintain a complete and robust
vegetative cover. Inspect the site regularly to ensure that germination is adequate,
coverage is complete, and erosion has not damaged the substrate, seed, or mulch.



Materials planted in the spring should be inspected during the summer or early fall
so that corrective action can be taken during the fall planting season. Areas planted
in the fall should be inspected early in the spring so that maintenance can be
performed during the spring planting season.

» The relocation of the powerline and access for right-of-way should provide a good
non-compaction buffer zone as construction occurs. Within the relocated and new
power line right-of-way a “3 rye mixture” should be used after building of roadway
and power line efforts are completed. Once established, tilled in and then replanted,
this method of re-establishment of natural soil condition combines nutrient-rich
compost mixed with high-quality seed to create the perfect environment for quick
vegetation establishment and slope stabilization.

» Common building zone soils will be disrupted by the new setting of grade and
building of homes. After construction soil stabilization can be solved by using the
same “3 rye” type grass mixture that is known to grow in challenging soils. These
recommendations are supported by a local landscaper knowledgeable of the local
soils and three different local suppliers of the seed / landscape materials.

Steep Slope / Sensitive Vegetative Zone

Examination of the south-eastern slope area was challenging, but within limits of given
elevation / existing winter site conditions provided an overall healthy depiction of a
naturally vegetated area and one which was not disturbed by manmade practices. The
soils are intact and have typical under growth for the environment. Existing tree canopy
is comprised of various oaks, maples, limited pines, but overall seem to have normal
health. Currently, there is no presence of Oak Wilt. A total of fifteen (15) Oaks within this
area should be monitored yearly for infection; five (5) other Oak trees are at end stage of
their lifespan and should be removed. Through the removal process the existing stumps
should be left in place to maintain stable slope conditions.

Slope reshaping near the southern steep slope area should leave this area undisturbed
and, if possible, isolate from earth change activity with a well-designed vegetative
sediment filter (or filter strip). Blanketing is a screening process recommended for those
disturbed areas within sloped areas to stabilize newly shaped landscapes and could be a
mechanism utilized to further protect the buffering areas between the build zones of each
structure and the “steep slope” area as defined by the Bella-Vue landscaping plan.

Steep Slope Management

Construction efforts should be managed appropriately in compliance with Grand
Traverse County Soil Erosion Department requirements as to avoid destabilization of
this sensitive area.

» Silt fencing should be utilized for visual recognition and general awareness. This
protects both the existing vegetation as well as liability for onsite operators of heavy
equipment.

» Asdefined by the recommendations from the Soils and Structures report dated

11/30/21, “the required setback for foundations in respect to new fill embankments
with slopes 2:1, horizontal to vertical is 8.0 feet. The setback is defined as the



horizontal distance from the face of the foundation to the face of the slope. A setback
is not required for foundations built on slopes 3:1, horizontal to vertical or flatter.”

e Within the 8.0 setback a blanketed filter strip should be implemented to stabilize this
area if disturbed by regrading / reshaping efforts across build sites.

¢ Consistent with last year's assessment there are thirty-two (32) trees that are very
questionable from a health standpoint which include the following species: 7 Maples,
4 Poplar, 6 White Pine, 3 Basswood ,1 Ironwood, 1 Red Pine, 5 Beech trees and 5 Oak
trees as they have structural issues. The subject trees are identified upon the attached
landscape plan and have been marked onsite with blue ribbon to delineate which
shall be addressed.

e Performance of any work shall take place during the dormant season usually with
frozen ground. Most of the slope cannot be accessed by machinery. Hand cutting and
rigging smaller sections of the trees up or down the slope would be required to
minimize disruption.

e This area should be monitored by an arborist or certified forester at a semiannual
rate.

If further services and/or recommendations are needed I'm happy to schedule, and/or
refer you to the appropriate parties for implementation and/or management. I
appreciate the time to visit and review the Bella Vue site and look forward to future
assistance for the project if necessary.

TAYLOR TREE HEALTH CARE

1/14/2021
Tim Taylor — ISA Certified Arborist MI 4036
Licensed and Insured



	207 Amendment Memo.pdf
	From: Sara Kopriva, AICP
	Project: Zoning Ordinance Amendment 207- Conditional Rezoning




