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To: Suttons Bay Planning Commission 

From: Sara Kopriva, AICP, Village Planner 

Date: April 7, 2022 

 

RE: Introduction- Harbor Heights PUD Major Amendment 

 

Recommended Action:  Motion to schedule a public hearing on the PUD major amendment for Harbor 
Heights for May 11, 2022 at 5pm subject to applicant submitted plans with corrected legal description, 
zoning designations, entire project plan, narrative, and table of modifications as required by the 
Ordinance. 

 

 

The applicant has submitted an application to amend the existing PUD site plan.  This is considered a 
major amendment that requires the application to be processed like the original PUD application.  The 
applicant is requesting to change the dwelling units to duplexes from multi-family buildings. 6 building 
to 16 buildings with the same density overall.  A public hearing is required prior to a recommendation to 
Council for the PUD Plan. 

 

Section 8-7 states the requirements for the plan to be considered by the Planning Commission. 

Section 8-7  PUD Concept Plan Review 
 

A.  PUD Concept Plan Submittal. Collectively, the materials listed below constitute the PUD Concept 
Plan.  

1. Submittal. The Preliminary Site Plan shall be drawn to an engineer's scale of not less than one 
(1) inch = 50 feet for property less than three (3) acres, or one (1) inch = 100 feet for property 
three (3) acres or more in size. Provided 

a.  The Plan shall include all of the elements included PUD Concept Plan Checklist. 
Provided 

b.  For projects proposed to be developed in phases, the PUD Concept Plan for the entire 
site shall be submitted for PUD Concept Plan approval. A map showing boundaries of 
individual phases shall be submitted, along with a proposed timeline for development of 
each phase. Not Provided 

2.  Narrative. A narrative shall describe the proposed PUD, the proposed timeframe of 
development, any proposed phasing of the development, proposed land uses, the zoning 
district(s) upon which the proposed density and the area, height and placement requirements 



Page 2 of 5 
 

are based, and documentation indicating how the qualifying conditions in Section 8-2 and the 
standards of Section 8-9 are met. Partially Provided.   

3.  Table of Modification. The application shall include a table detailing all modifications from the 
use, density, area, height and placement requirements of the zoning district identified in the 
concept plan narrative. The table shall also detail all modifications from off-street parking 
regulations, general provisions, or subdivision regulations that would otherwise be applicable 
to the uses and development proposed in the absence of the proposed PUD. This table shall 
clearly identify the allowed regulation in comparison to the requested modification. Not 
Provided 

4.  Additional Information. Any additional information requested by the Planning Commission to 
better assist in the determination of PUD qualification such as, but not limited to market 
studies, fiscal impact analysis, utility studies, traffic impact studies, and environmental impact 
assessments. 

 
Section 8-2  Qualifying Conditions 
 

The following criteria shall apply to all planned unit developments (PUDs):  

A.  Unified Control. The planned unit development shall be under the control of one owner or group 
of owners and shall be capable of being planned and developed as an integral unit. Provided 

B.  Recognizable Benefit. The applicant shall demonstrate that the PUD provides at least four (4) of 
the following site design elements, which could not be attained through a project designed under 
conventional zoning:  

1.  Mixed-use development with residential, and non-residential uses or a variety of housing 
types.  

2.  Pedestrian/transit-oriented design with buildings oriented to the sidewalk and parking to the 
side or rear of the site.  

3.  High quality architectural design beyond the site plan requirements of this article. Applicant 
feels this is met. 

4.  Extensive landscaping beyond the site plan requirements of this ordinance. Applicant feels 
this is met. 

5.  Preservation, enhancement or restoration of natural resources (trees, slopes, wetland areas, 
views of the bay, etc.).  

6.  Preservation or restoration of significant or historic resources.  

7.  Provision of open space, public plazas, or similar features. Applicant feels this is met. 

8.  Efficient consolidation of poorly dimensioned parcels or property with difficult site conditions 
(e.g. topography, shape etc.).  

9.  Effective transition between higher and lower density uses, and/or between nonresidential 
and residential uses; or allowing incompatible adjacent land uses to be developed in a 
manner that is not possible using a conventional approach.  
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10.  Shared vehicular and pedestrian access between properties or uses.  

11.  Mitigation to offset impacts on public facilities (such as street improvements). Applicant 
feels this is met. 

12.  Significant use of sustainable building and site design features such as: water use reduction, 
water efficient landscaping, innovative wastewater technologies, low impact stormwater 
management, optimize energy performance, on-site renewable energy, passive solar 
heating, reuse/recycled/renewable materials, indoor air quality or other elements identified as 
sustainable by established groups such as the US Green Building Council (LEED) or ANSI 
National Green Building Standards. 

C.  Compatibility with Adjacent Uses. The proposed location of uses or structures that are of a 
significantly different scale or character than the abutting residential districts, such as access 
drives, parking areas, waste receptacles, swimming pools, tennis courts and facilities of a similar 
nature, shall not be located near the perimeter of the PUD or so as to negatively impact the 
residential use of adjacent lands. Applicant feels this is met. 

D. Public Utilities. All uses within the PUD shall be within the capacity of public water and sewer 
systems or will upgrade systems to necessary municipal standards. Private community-wide 
wastewater systems may be allowed if permitted by the Leelenau County Health Department 
and the Village. Provided 

E.  Master Plan. The proposed PUD shall be consistent with the Village Master Plan. 

 

Section 8-4  Zoning Requirements 
 

A.  Residential Density. For projects that include single-family dwellings, the PUD concept plan 
narrative shall state minimum spatial requirements for single-family lots based on the minimums 
for single-family dwellings in Article 4.  

For projects that include multiple-family dwellings, the density of the development shall be based 
on the requirements of Section 9-7. Any deviation from these minimums shall be included in the 
Table of Modifications, as outlined in Section 8-7. 

Section 9-7  Multi-Family Development 
 

A. Maximum Units. Eight (8) units per structure maximum and 18 units per acre gross density. 
B. Open Space. Open spaces comprising at least 10 percent of the total gross area of the project 

shall be planned and built as a common area. 

 

B.  Dimensional Requirements. The area, height and placement requirements for each portion of the 
PUD shall be based upon a stated zoning district, as provided in Article 4. The PUD concept plan 
narrative shall state the area, height and placement requirements for each portion of the PUD, 
based upon the appropriate zoning district and the residential density determined.  

1.  Residential developments shall meet the area, height and placement requirements of the 
Residential Districts, depending upon the type and character of the development.  
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2.  Non-residential developments shall meet the area, height and placement requirements of the 
Mixed Use and Commercial and Industrial Districts.  

3.  Each use in a mixed-use development (containing both residential and commercial 
development) shall meet the height, area and placement requirements of the zoning district 
that corresponds to each element of the proposed development.  

4.  Deviations from the minimums set forth above shall be included in the Table of Modifications 
as required in Section 8-7. 

C.  Variations from Minimum Requirements. District regulations applicable to a land use in a PUD 
may be altered from those of the district(s) in effect immediately prior to the PUD rezoning, which 
shall be limited to, modification from the lot area and width, density, building setbacks, height, lot 
coverage, minimum floor area, landscaping, lighting, signs and parking. The applicant for a PUD 
shall identify, in writing, all intended variations from the prior zoning being proposed. Variations 
may be approved during the PUD Concept Plan review by the Village Council after the Planning 
Commission recommendation. These adjustments may be permitted only if they will result in a 
higher quality of development or better integration of the proposed use(s) with surrounding uses. 
The variations shall also satisfy one or more of the following criteria:  

1.  Preserves the best natural features of the site.  

2.  Creates, maintains or improves habitat for wildlife.  

3.  Creates, improves or maintains open space for the residents.  

4.  Enhances the views into the site as well as the view from dwellings to be built on site.  

5.  Results in a better development, consistent with the purposes of PUD expressed in Section 
8-1 and the recommendations of the master plan. 

 

These standards will be considered following the public hearing and not addressed for the introduction 
meeting.  The Planning Commission should review to determine if any additional information is needed 
from the applicant to help them make a decision based on these requirements. 

Section 8-9  PUD Concept Plan and Rezoning Standards of Approval 
 

A PUD shall only be approved if it complies with each of the following standards as well as 
applicable standards established elsewhere in this article 

A. The proposed PUD complies with the Intent and all Qualifying Conditions of Sections 8-1 and 
8-2 of this article, respectively. 

B. The uses conducted within the proposed PUD, the PUD's impact on the community, and 
other aspects of the PUD are consistent with the master plan. 

C. The proposed PUD shall be designed, constructed, operated, and maintained in a manner 
harmonious with the character of adjacent property, the surrounding uses of land, the natural 
environment, and the capacity of public services and facilities affected by the development. 

D. The PUD shall not negatively affect the character of the surrounding area. 
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E. The PUD shall not be hazardous to adjacent property or involve uses, activities, materials, or 
equipment that will be detrimental to the health, safety, or welfare of persons or property 
through the excessive production of traffic, noise, smoke, fumes, or glare. 

F. The PUD shall not place demands on public services and facilities in excess of current or 
anticipated future capacity. 
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PUD Concept Plan Checklist Submitted

Plan 

Site plan, professionally prepared by a licensed engineer, architect or landscape 
architect.

Name and firm address of the professional individual responsible for preparing site 
plan and professional seal.

Name and address of the property owner or petitioner.

Boundary survey lines and required setbacks.

Name and address of the property owner or petitioner.

Location sketch showing site, adjacent streets and properties within 200 feet.

The property, identified by parcel lines and location and size.

Scale, north arrow and date.

Zoning of adjacent properties.

Location, width and purpose of all existing easements.

Abutting street right-of-way width.

Current topographical map clearly showing existing topographic conditions, including 
contour intervals of no more than two (2) feet, based on field survey or photo-
grammetric methods.

Natural features such as wooded areas, surface water feature, high risk erosion areas, 
slopes over 18% beach, sand dunes, drainage ways, and other significant site 
features.

Existing buildings, structure, paved surfaces, installed landscaping and other 
significant physical infrastructure.

Size and location of existing utilities.

Proposed Development

Conceptual layout and type of uses proposed within the PUD, including proposed 
principal and accessory structures, driveways, streets, parking lots, landscaped areas 
and other physical infrastructure, as applicable.

Recreation areas, common use areas, dedicated open space and areas to be 
conveyed for public use.

Layout and typical dimensions of proposed parcels and lots.

Engineering

Proposed method of handling sanitary sewage and providing potable water

Utility concept plans.

Stormwater concept plan.

Building Details

Building type concepts.
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Supplemental Information

Name and address of the property owner(s), developer(s), and designer(s), and their 
interest in said properties.

Project description and detailed narrative description of the project including proposed 
use, existing floor area (square feet), size of proposed expansion (square feet), and 
any change in the number of parking spaces.

Zoning Designation.

Legal description.

Size of property in acres (square feet, if less than one acres).

Any other information required by the Administrator or Planning Commission to 
demonstrate compliance with other applicable provisions of this ordinance.



  
  420 N Front St., PO Box 395 
  Suttons Bay, Michigan 49682 
 
Phone (231) 271-3051 Office of 
Zoning@suttonsbayvillage.org Planning & Zoning 

 
APPLICATION FOR PLANNED UNIT DEVELOPMENT (PUD) 

AND MAJOR AMENDMENT 
 

(As Amended 1/01/2021) 
 

Section 1. Applicant Information 
 

Applicant/Authorized Agent’s Name   
 
Address                                                                                              Phone No. (       )        -        
 
Nature of Applicant’s Relationship to Property:  
 
Applicant/Authorized Agent’s Signature 
I hereby depose and say, under the penalties of perjury, that all the statements and/or information contained herein or 
submitted with this application are true. 
 

    
 Signature Date 

 
Owner's Name   
 
Address                                                                                          Phone No. (       )          -    
 
Owner’s Signature (application cannot be processed without owner’s signature) 
I hereby depose and say, under the penalties of perjury, that all of the statements and/or information contained herein or 
submitted with this application are true. 
 

    
 Signature Date 

 
Designer's Name   
 
Address                                                                                          Phone No. (         )         -  
 

 

Section 2. Property Information 
 
Property Identification Numbers (PIN), list all parcels affected:   

  

Legal Description and if any new property divisions are proposed (may be attached):    

  

Address of subject parcel   

Existing Use(s)   

  

Zoning District_________Area of Property  _____ Acres_____ Sq. feet 
                       For properties of less than one acre, use square feet. 

 

 

 

Northporte Development LLC/Michael Niedzielski

12283 S West Bayshore Dr, Traverse City, MI 49684 218-6061231

Owner - Developer

Northporte Development LLC

12283 S West Bayshore Dr, Traverse City, MI 49684 231 218-6061

Hanawalt Architectual

255 Brookside Dr, Suite M, Angwin, CA 94508 707 564-8000

28-043-821-005-15

see attached

750 Waypoint Circle Drive, Suttons Bay, MI 49682
vacant

6.27PUD

Michael Niedzielski (Jan 11, 2022 12:04 EST)

Michael Niedzielski (Jan 11, 2022 12:04 EST)
Jan 11, 2022

Jan 11, 2022



Additional material necessary to consider the impact of the project upon adjacent properties and the general public 
as required by the Village of Suttons Bay. 

Check if Attached Section No. Description 

     

     

     

     

     

     

 

Section 3.  Planned Unit Development Information 
 
Project Description.  Attach a written description of your proposed project.  Detailed narrative description of the project 
including proposed use, existing floor area (square feet), size of proposed expansion (square feet), any change in the 
number of parking spaces, any proposed phasing, proposed land uses, the zoning district upon which the proposed density 
and the area, height and placement requirements are based. For residential projects, indicate the number of dwelling 
units, broken down by occupancy type (rental or owner occupied), target market segment (i.e., “singles, young families, 
empty-nesters, elderly, etc.”) anticipated rent or sale-price range, and the number of bedrooms.  Describe any state or 
federal rental or purchase assistance program that may apply to your project. For all projects describe on-site amenities to 
be offered; any phasing planned for the development and the proposed development timetable.  Indicate any county, state 
or federal licenses or permits or approvals that will be required and the status of each.  Explain perpetual maintenance 
arrangements for open spaces. 

 
Estimated Beginning Date         /       /        Estimated Date of Completion        /       /__          
 
Site Plan Attached.  Note, all Planned Unit Developments require site plan approval prior to construction and the Village of Suttons 
Bay requires simultaneous processing to assure complete disclosure and expeditious processing. 
 
Describe in detail the expected effect of the Planned Unit Development on the following.  Attach additional sheets, as 
needed.  Please respond to each item, unless it is waived by the Zoning Administrator.  Provide quantified information 
where it is available. 

 Emergency service requirements (discuss police and fire protection needs of the project)    

   

   

 
 Schools (discuss number of families with children expected)    

   

   

 
 Storm water systems (discuss extent of impervious surface, detention/retention plan)   

   

   

 
 Automobile and truck circulation patterns (discuss access/egress, drives, parking and on-site circulation)  

   

   

 
 Local traffic volumes (discuss daily trip generation and peak hour demands)   

   

   

15 2022 10 31 202304

**THIS IS FOR AN AMENDMENT TO THE PUD**

Police and Fire Dept already serve this area in the Village of Suttons Bay

Retirees .  Little to no school aged children.

See soil erosion permit.

circle drive

Normal to low traffic with no real peak demand.



 

Section 4.  Site Plan Check List 
 
Attach to this application ten (10) copies of the proposed PUD Concept Plan .  Use this section to check 
that your site plan includes all required elements.  At a minimum, the site plan shall include: 
 
  A dated Site plan, showing north arrow, professionally prepared by a licensed engineer, architect or 

landscape architect, sealed and drawn to an engineer’s scale of not less than one (1) inch = 50 fee for 
property less than three (3) acres, or one (10 inch = 100 feet for property three (3) acres or mor in 
size. 

 Property parcel number(s) (from the Assessment Roll of the Village). 

 Location sketch showing site, topography of the site and its relationship to adjoining land and 
adjacent streets.  Show existing and proposed contours at not more than two (2) foot intervals and 
show all properties with 200 feet  of the property line and zoning of adjacent properties. 

 Existing buildings, structures, paved surfaces, installed landscaping and other significant physical 
infrastructure. 

 Dimensions of required setbacks. 

 Conceptual layout and type of uses proposed within the PUD, including proposed principal and 
accessory structures, driveways, streets, parking lots, landscaped areas and other physical 
infrastructure, as applicable. 

 Recreation areas, common use areas, dedicated open space and areas to be conveyed for public use. 

 Layout and typical dimensions of proposed parcels and lots.  

 Exterior elevations of major buildings or “typical” buildings in multiple building projects.  Indicate 
exterior finish materials. 

 Percentage of land covered by buildings and percentage reserved for open space. 

 Dwelling unit density, where pertinent. 

 Location, width and purpose of public and private rights-of-way and easements contiguous to and 
within the proposed development which are planned to be continued, created, relocated or 
abandoned, including grades and types of construction of those upon the site. 

 Curb-cuts, driving lanes, parking and loading areas.  For mixed-use, commercial, institutional or 
industrial developments, provide your parking detail and calculations. 

 Nature features such as wooded areas, surface water features, high risk erosion areas, slopes over 
18%, beach, sand dunes, drainage ways, and other significant site features. 

 Location and proposed method and type of drainage, sanitary sewers, storm sewers, watermain or 
wells, and all underground or overhead utility lines, including utility and stormwater concept plans. 

 Location and nature of fences, landscaping and screening.   

 Proposed earth changes. 



 Signs and on-site illumination.  Provide lighting detail and include elevations of proposed signs. 

 Any additional material information necessary to consider the impact of the project upon adjacent 
properties and the general public as may be requested by the Planner or the Planning Commission. 

 The site plan shall include a written landscape plan prepared in accord with Section 11of the Zoning 
Ordinance.   

 For projects proposed to be developed in phases, the PUD Concept Plan for the entire site shall be 
submitted.  A map showing boundaries of individual phases shall be submitted, along with a proposed 
timeline for the development of each phase. 

 A table of modification detailing all modifications from the use, density, area, height and placement 
requirements of the zoning district identified in the concept plan narrative. The table shall also detail all 
modifications from off-street parking regulations, general provisions, or subdivision regulations that 
would otherwise be applicable to the uses and development proposed in the absence of the proposed 
PUD. This table shall clearly identify the allowed regulation in comparison to the requested 
modification. 

  

 



Section 5.  Additional Information 

If applicable, provide the following further information: 

 Not 
A.  Sanitary Sewer Service  Yes   No   Applicable 

1. Does project require extension of public sewer line?    

 If yes, has a Utility Agreement been prepared?     

2. Will a community wastewater system be installed?    

 If yes, has a Utility Agreement been prepared?     

 If yes, provide construction plans and specifications. 

3. Will on-site disposal be used?    

 If yes, is it depicted on plan?    

B.  Water Service 

1. Does project require extension of public water main?     

 If yes, has a Utility Agreement been prepared?     

2. Will a community water supply be installed?     

 If yes, has a Utility Agreement been prepared?     

 If yes, provide construction plans and specifications. 

C.  Public utility easements required?     

 If yes, show on plan. 

D.  Site Drainage 

1. County drain usage approved by County Drain Commissioner.     

 If so, attach approval letter. 

 If no, are alternate measures shown? 

 Note:  Alternate measures must be designed and sealed by a registered Engineer. 
E.  Roads and Circulation 

1. Are interior public streets proposed?     

  If yes, has Village and MDOT approved (attach letter)?     

2. Will public streets connect to adjoining properties or future streets?    

3. Are private roads or interior drives proposed?     

4. Will private drives connect to adjoining properties service roads?     

5. Has the Village or MDOT approved curb cuts?     

  If yes, attach approved permit. 

SUBMITTED

SEE PERMIT



 

Section 6.  Planned Unit Development Review Standards 
Indicate how your proposed Planned Unit Development will meet each of the following conditions and standards as 
outlined in Sections 8-1, 8-2, and 8-9 of the Village of Suttons Bay Zoning Ordinance.  Note the Planning Commission 
must review each Planned Unit Development in light of these standards and conditions and any specific review 
standards provided in Section 14 of the Zoning Ordinance.  Your responses to the following items will help the 
Planning Commission to reach a decision.  Attach additional sheets, if necessary. 

A PUD shall only be approved if it complies with each of the following standards and conditions: 

1. Unified Control. The planned unit development shall be under the control of one owner or group of owners and 
shall be capable of being planned and developed as an integral unit. 

 _______________________________________________________________________________________ 
 
 _______________________________________________________________________________________ 
 
2. Recognizable Benefit. The applicant shall demonstrate that the PUD provides at least four (4) of the following site 

design elements, which could not be attained through a project designed under conventional zoning: 
 A.  Mixed-use development with residential, and non-residential uses or a variety of housing  
  types. 
 B.  Pedestrian/transit-oriented design with buildings oriented to the sidewalk and parking to  
  the side or rear of the site. 
 C. High quality architectural design beyond the site plan requirements of this article. 
 D.  Extensive landscaping beyond the site plan requirements of this ordinance. 
 E.  Preservation, enhancement or restoration of natural resources (trees, slopes, wetland  
  areas, views of the bay, etc.). 
 F.  Preservation or restoration of significant or historic resources. 
 G.  Provision of open space, public plazas, or similar features. 
 H.  Efficient consolidation of poorly dimensioned parcels or property with difficult site  
  conditions (e.g. topography, shape etc.). 
 I.  Effective transition between higher and lower density uses, and/or between non-residential and residential uses; 

or allowing incompatible adjacent land uses to be developed in a manner that is not possible using a conventional 
approach. 

 J.  Shared vehicular and pedestrian access between properties or uses. 
 K.  Mitigation to offset impacts on public facilities (such as street improvements). 
 L.  Significant use of sustainable building and site design features such as: water use reduction, water efficient 

landscaping, innovative wastewater technologies, low impact stormwater management, optimize energy 
performance, on-site renewable energy, passive solar heating, reuse/recycled/renewable materials, indoor air 
quality or other elements identified as sustainable by established groups such as the US Green Building  

  Council (LEED) or ANSI National Green Building Standards. 
 _______________________________________________________________________________________ 
 
 _______________________________________________________________________________________ 
3.  Compatibility with Adjacent Uses. The proposed location of uses or structures that are of a significantly different scale 

or character than the abutting residential districts, such as access drives, parking areas, waste receptacles, swimming 
pools, tennis courts and facilities of a similar nature, shall not be located near the perimeter of the PUD or so as to 
negatively impact the residential use of adjacent lands. 

 
 ______________________________________________________________________________________ 
 
 ______________________________________________________________________________________ 
4.  Public Utilities. All uses within the PUD shall be within the capacity of public water and sew er systems or will 

upgrade systems to necessary municipal standards. Private community-wide wastewater systems may be allowed if 
permitted by the Leelanau County Health Department and the Village. 

 
 ______________________________________________________________________________________ 
 
 ______________________________________________________________________________________ 
 

Yes, already established amendment to the Port Sutton Community

** NOT A NEW PUD, AMENDING EXISTING PUD OF PORT SUTTON COMMUNITY.

Project does not negatively impact surrounding area.

Yes, all within capacity.



 
 
5. Be in accordance with the general objectives, intent and proposed of the zoning ordinance.  
   

   

6.  Be in accordance with goals and objectives of the Master Plan. 

 ________________________________________________________________________________________ 

7. Be designed, constructed, operated, and maintained in a manner harmonious with   the existing or intended 
character of adjacent property, the surrounding uses of land, the natural environment, and the capacity of public 
services and facilities affected by the development. 

   

   

8. Not negatively affect the character of the surrounding area. 
   

   

9. Not be hazardous to adjacent property or involve uses, activities, materials, or equipment that will be detrimental to 
the health, safety, or welfare of persons or property through the excessive production of traffic, noise, smoke, fumes, 
or glare. 

   

   

10. Not place demands on public services and facilities in excess of current or anticipated future capacity.  
   

   

11. Complies with the intent and purpose as set forth in Section 8-1 of the Suttons Bay Zoning Ordinance as follows: 
 
A. Intent. The intent of this article is to offer an alternative to conventional development by permitting flexibility in the 

regulations for development by authorizing planned unit development districts (PUD). The standards in this article 
are intended to promote and encourage development on parcels of land that are suitable in size, location and 
character for the uses proposed while ensuring compatibility with adjacent land uses. 

 
B. Purpose. The PUD rezoning process is provided as a design option to allow for one (1) or more of the following 
 a. Encourage innovation in land development in terms of variety, design, layout and type of structures  
  constructed. 
 b. Promote the efficient use of land to facilitate a more economic arrangement of buildings, circulation systems, 
  land use and utilities. 
 c. Encourage the adaptive re-use of significant or history buildings. 
 d. Provide the opportunity to mix compatible uses of resident types. 
 e. Preserve and protect significant natural features, open space and cultural/historic resources. 
 f. Ensure that new development is consistent with the character of the community. 
 g. Promote efficient provision of public services and utilities. 
 h. Minimize adverse traffic impacts and accommodate safe and efficient pedestrian access and circulation. 
 i. Encourage development of convenient recreational facilities.  
 j. Encourage the use and improvement of land where site conditions make development under conventional  
  zoning difficult or less desirable. 
 
C.  Design Flexibility. The PUD process and standards provide for flexibility in design and permit variation of the 
 specific bulk, area, and in some situations, the density requirements of the Zoning Ordinance based on the PUD 
 plan, subject to the approval of the PUD by the Village Council in accordance with the requirements set forth in 
 this article. A PUD shall not be sought primarily to avoid the standards and requirements of other zoning 
 districts. 
 
 

Yes

PUD already approved.

Yes

Correct, does not affect the character of the surrounding area negatively.

Correct, not hazardous.

Correct, does not place demands in excess or anticipated future capacity.



 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 

12. Complies with the general and specific standards of this ordinance, the respective area, and general provisions of this  
      ordinance. 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

Approval. An application may be approved, or denied, or approved with conditions 

**THIS IS FOR AN AMENDMENT TO THE PUD**

Yes
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Sara K <plannorth45@gmail.com>

Harbor heights
Michael Niedzielski <northporte@yahoo.com> Thu, Feb 10, 2022 at 4:07 PM
To: plannorth45@gmail.com
Cc: Jeff Cockfield <jeff@gtengineeringtc.com>, David Hanawalt <hanawaltarchitect@gmail.com>

Sara, 

 I offer the the following  response to your email pertaining to the Village of Sutton’s Bay zoning ordinance specifically
sections 8-1,8-2,8-3 as they pertain to the Site plan amendment to the Port Sutton community PUD amendment. 

Section 8-1- Intent and purpose  
(A) PUD -Port Sutton community is already in existence and operating .This site plan application is to amend the existing
PUD. I contend this a minor amendment.The land and site plan are suitable in size, location, and character to ensure
compatibility with adjacent properties use both PUD /residential and public. 
(B) Purpose - PUD rezoning (this app does not request a rezoning)process to provide as a design option for (1) or more
of the following: 
Options; 
(1) Duplex units provide and allows a variety, design, and layout options. Especially a main level living design and privacy
setting. 
(2) site plan allows for individual attached units , basically every condo is a end unit, and circular drive provided for easy
vehicle ingress /egress. 
(3)N/A 
(4)N/A 
(5) preserves and maintains existing wetland areas with a .plan approved and permitted by DEQ/Eagle  
(6)The 16 duplex condo site plan amendment further enhances the community residential area with the existing PUD.  
(7) Development promotes Efficient extension and use of existing water main(6) inch and sanitary hook up to existing lift
station and storm water retention plan and soil erosion permit. 
(8)circular drive creates safe and efficient traffic flow to main drive access. 
(9)encourages owners and public to access through our attached landscape stairs /walkway to tart trail and the
recreational facilities of Port Sutton community and the tart trail. 
(10)promotes and secures the site conditions on the property rather than just zoning requirements. 
(C)Design flexibility- The existing Port Sutton PUD and this site plan amendment had not sought out to primarily to avoid
the standards and requirements of the zoning district but ,has provided flexible design to maximize our owners home
individual needs. Mostly elderly and empty nesters.The property in this application is currently zoned PUD.  

Section 8-2,qualifying conditions  
Currently the site is part of an approved PUD -Port Sutton community.The site application is an amendment application to
the Port Sutton community PUD . The land is currently zoned PUD. 
(A) There is only one owner applying/Harbor Heights LLC 
(B) Recognizable benefit/site design benefit  
1. High Quality design- both site and building design.High quality material and heating/cooling design with green design in
mind. 
2. Landscaping will exceed requirements. 
3.Preserving wetlands and water drain issues.  
4.provisions for open space will be preserved along with Port Sutton community common areas. 
5.tart trail access stairs /walk way to be installed from properly to tart trail and access for public. 
6.No further village streets required. Will be extending existing drive to and circle drive installed at developers expense. 
7. Site will retain its hillside character and will be handling storm water retention on site with retention ponds that are
already permitted. 
(C)The site plan is compatible with adjoining properties residential and public uses and have no negative impact.Again,
The property in Is zoned PUD allowing 32 units. 
(D) public utilities are available  have capacity to service the project along with a permitted storm water system.DEQ and
Village permits already obtained. 
(E)The master plan includes our PUD (Port Sutton community shown on master plan and its residential use.property in
question is zoned PUD. 

Section 8.3 permitted uses. 
A,B,C. Allowed, mix use, approval of uses. 
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In any district may be permitted a PUD . The existing PUD and minor amendment to the site plan meets the objectives
and standards of this article are met and in compliance with this article. 

In answer to your question per 8.7 of the zoning ordinance if there are there any variations from minimum requirements
being requested the answer is no . All standards and requirements will be met  or be exceeded. 

I believe this response answers all the questions you’ve had to date.  

Im requesting you schedule up a public hearing notice this Friday if possible. If not another months going by..  

This site plan and application is identical to the site plan the planning commission and council approved before.Jeff
Cockfield has stated it’s the same plan except we now have the permits for the site submitted before you. Not intended to
say I still need a land use permit from village and building permits from the county. Prior to all this ,Per email from village
,land use permit was ready for pick up prior to expiration.  So I believe we met the requirements of the land use except for
the tap fees being paid in full .  

Respectfully,  
Michael Niedzielski, 
Harbor heights LLC 

Sent from my iPhone 
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Grasses
Grass, Morning Light Each 10

Perennials & groundcovers
Astilbe, Rock & Roll Each 3
Hibiscus, Lavender Chiffon Each 1
Hosta, Sum and Substance Each 5
Sedum, autumn joy Each 6

Shrub, Deciduous
Barberry, Crimson Pygmy 5 Gal. 3
Burning Bush Dwarf 5 Gal. 1
Butterfly Bush, Blue Chip 5 Gal. 3
Hydrangea, Annabelle 5 Gal. 3
Hydrangea, Endless-Summer 5 Gal. 6
Viburnum, Dwarf Cranberry 5 Gal. 1

Tree, Deciduous
syringa reticulata, tree lilac 2" 2

PLANT Legend
Common Name Size Qty

All existing plant material that is to be transplanted will be tagged in the field and dug prior to any
clearing or other earthwork done on site.
Final Location of all plants to be determined in the field and approved by the Landscape Architect
OR LANDSCAPE CONTRACTOR.
The Contractor shall use extreme caution in protecting all existing and proposed structures, utilities
and vegetation.  Any items damaged or destroyed shall be repaired or replaced at the discretion and
to the satisfaction of the Owners Representative, at the Contractor's expense.
All planting beds shall be turned over and amended to min. of 18" depth.  All planting bed areas to 
consist of 1/3  sand, 1/3 clean soil, and 1/3 compost mixture.
All plants shall be vigorous, free from injury, disease, pests and defects.  
All plant materials are to be representative of their species.  The Landscape Architect OR LANDSCAPE
CONTRACTOR reserves the right to reject any unsatisfactory material or plants delivered to the site.  
TheY may also reject any plant material, which does not represent species, size or description outlined
in the plant schedule and specifications.  No substitutions will be accepted without prior approval by 
the Landscape Architect OR OWNER.
If there is a discrepancy between quantities of plants on the plan and the plant schedule, the greater
quantity shall govern.
Landscape Contractor shall COORDINATE WITH IRRIGATION CONTRACTOR TO  install irrigation system as
 necessary for the establishment and continued health of all plant material on site.
Landscape Contractor is responsible for keeping plants properly watered until Irrigation System
 is fully operable.
 Irrigation
All lawn areas and new planting areas to receive automatic irrigation. An automatic time clock with room 
for future expansion shall be located ACCORDING TO ARCHITECTURAL PLANS.  All zones to be labeled 
with locations on the clock. Contractor to submit complete breakdown of materials and specifications 
of the system. Landscape contractor to review valve box locations with landscape architect prior to 
installation. Drip irrigation where applicable shall be buried and pinned onto soil & covered with mulch.
Electrical work to comply with State UL code.

Grass, fountain Each 6

lamium, pink deadnettle Each 8

amelanchier, serviceberry 2" 2

LANDl

amelanchier  (serviceberry)

butterfly bush, blue chip

Hosta, Sum and Substance

Burning Bush Dwarf

Grass, Morning Light

Viburnum, Dwarf Cranberry

Barberry, Crimson Pygmy

Hydrangea, Endless-Summer

Astilbe, Rock & Roll

lamium (deadnettle)

tree lilac, ivorysilk

Grass, fountain

Sedum 'autumn joy'TYPICAL LANDSCAPE PLAN
SCALE:  1"=15'

SCALE:  1"=30'
SITE PLAN - (ENLARGED)

SCALE:  1" = 600'
SITE PLAN - (ENTIRE LIMITS)

TYPICAL PLANT SCHEDULE (per double unit)TYPICAL PLANT SCHEDULE (per double unit)TYPICAL PLANT SCHEDULE (per double unit)TYPICAL PLANT SCHEDULE (per double unit)
PLANTING NOTES:PLANTING NOTES:PLANTING NOTES:PLANTING NOTES:

typical permeable paver driveway & walkway areas
each double unit driveway to provide approximately 
825 SF area

(4) Maple, October Glory
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