
Joe Mosher <moshercentervilletwp@gmail.com>

Fwd: Just read all documents

Joe Mosher <joe.mosher@gmail.com> Tue, Nov 14, 2023 at 8:09 AM
To: moshercentervilletwp@gmail.com

---------- Forwarded message ---------
From: Nicole Coonradt <nicole.coonradt@gmail.com>
Date: Mon, Nov 13, 2023 at 2:24 PM
Subject: Just read all documents
To: Joe Mosher <joe.mosher@gmail.com>

Hi, again, Joe~

It seems to me that the information in this attached screenshot re MCL 436.1605 (1) (b) and as it is glossed over in item 2. for the Clerk to sign off on near
the end of the propsal document in the "Be it resolved . . ." section will be a key sticking point because of the commercial development aspect and further
danger of a bad precident. If the planning comission signs off on that, there is no telling what might happen re commercial development.

As well, in thinking back about summer business in the minutes, local farmers who wanted to use their non-farmed acreage for extra income by charging
campers fees to use it, were denied that use, so I suspect there is already a precident opposing all of this, regardless of this proposal.

Also, every one of the now proposed 75 (!) tents will have en suite bathrooms and stoves. Noteably, 75 is a considerable increase from what both Emily &
Matt had said previously would be 50, which already sounded like too many. Jim suggested the number may be high so that during the process if they are
willing to "cut it back to 'only' 50" doing so would make them look better, as if they are willing to compromise. A clever strategy if that is the case.

Anyway, it will effectively be a huge subdivision and each tent will have en suite bathroom facility with water heated by gas burners. As well, each tent will
have its own wood burning stove, that they claim will never be used by guests for any cooking. I can see this getting violated by people who want to make
coffee and cocoa and roast hotdogs and toast marshmallows for s'mores as a start and they will justify it as not actually cooking and probably would think
the rules don't apply to them. As well, how can camp staff keep track of 75 tents? Moreover, as is usually the case, that type of use snowballs to additional
violations. It is usually a few who ruin it for others. Regardless, even with the suggestes use, 75 gas waterheaters and 75 woodburning stoves in tents
sounds like there may be just a modicum of fire hazards in the woods.

In the event that one patron rents out the entire facility for a wedding, they can party until 11PM-- but then magically fall silent at 11:01 to comply with "quiet
time"? (Unlikely.)

Another huge concern is road use for Amoritas, which is now dirt. They discuss it in terms of "per guest," which is rhetorically savvy since saying that there
could be, on average, *200* cars per day on Amoritas Road necessarily sounds pretty horrifying to local residents used to maybe a dozen vehicles per
day. 

If you are able to advise me, Joe, what is the best way for local residents to help ensure that this glamping proposal is categorically denied? 

Some of our neighbors are planning to gather tomorrow at our place for supper to discuss everything. My neighbors just north of us are both environmental
scientists and conservationists with PhDs and global fieldwork, so they, too, are keen to do whatever we can to provided a united front opposing this
special use permission (for myriad reasons).

Thank you,

Nicole

Screenshot_20231113_125505_Drive.jpg
727K



Joe Mosher <moshercentervilletwp@gmail.com>

Fwd: FW: Amoritis site plan

Joe Mosher <joe.mosher@gmail.com> Thu, Nov 16, 2023 at 2:23 PM
To: moshercentervilletwp@gmail.com

---------- Forwarded message ---------
From: <timjohnson@centurytel.net>
Date: Wed, Nov 15, 2023 at 8:35 PM
Subject: FW: Amoritis site plan
To: Joe Mosher <joe.mosher@gmail.com>, Lindy Kellogg <lindykellogg@gmail.com>

Best of luck... ☹

-----Original Message-----
From: Cathy Sehnert <cathysehnert@gmail.com>
Sent: Tuesday, November 14, 2023 8:13 AM
To: timjohnson@centurytel.net
Subject: Amoritis site plan

Hi Tim,  a neighbor on Amore Rd shared the site plan with me.   Once again, I’m disappointed in how some want to keep adding short term rentals to our
community.
We are in such desperate need of affordable housing for those who work here, I can’t imagine, more “camp sites”. 
I appreciate what all of you do on the commission.  I felt I should voice my concerns about this development.

Thank you,
Cathy Sehnert

Sent from my iPhone

Sent from my iPhone=



Joe Mosher <moshercentervilletwp@gmail.com>

Fwd: Just read all documents

Nicole Coonradt <nicole.coonradt@gmail.com> Tue, Nov 14, 2023 at 9:36 AM
To: Joe Mosher <moshercentervilletwp@gmail.com>

Thanks, Joe.

Also of note I will highlight a couple of other important things:

Per EGLE, what is being proposed is *not* camping but a resort (even if they call it 'glamping'), due to the en suite bathrooms & running water-- toilet &
shower-- in every unit. That is why they are having to go through local government for approval with the Centerville Township Planning Commission.

Also, all their original documents from Michael & Mary Goodell via the trust (from Grosse Pointe, see the third set of documents) indicate that the property
in question is, by law, "Qualified Agricultural or Qualified Forest Shall Remain Qualified Agricultural Property." This would mean it is NOT to be redeveloped
commercially or a resort, which this-- by legal definition-- would be. And in that vein, as I said yesterday, I think the entire thing may hinge on the MLCC, or
MCL 436.1605(1)(b) and later the related Item 2 at "Be it resolved . . ." among the first set of documents  because if the Centerville Township Planning
Commission were to sign off on that it would be zoned as "commercial" for redevelopment. That would be far beyond Ag Tourism and disasterous. As well,
it would clearly violate the above noted Affidavit from Jan. 21, 2013. 

Best, 

Nicole

On Tue, Nov 14, 2023, 9:23 AM Joe Mosher <moshercentervilletwp@gmail.com> wrote:
Hi Nicole: if you can delete my personal email and use this one instead it will help me transition all township related matters to one place. Thanks!

I think it would be better for us to speak once I have had a chance to review the application in full plus your feedback. I will be in touch when that time
comes. Also, please know that there are a series of meetings including a public hearing, for all site plan reviews and so there is time for input and
analysis to come together well ahead of any decisions being made.

The next regular PC meeting is Monday, Dec 4. We are waiting to hear back from Northgate whether or not they wish to be on the agenda for continued
deliberation or if they are exercising their right to resume the lawsuits against the township and PC. Once we have clarity on that front (expected this
week) then we will be able to firm up the Dec agenda.

Thank you,
Joe

Joe Mosher
Planning Commission
Board of Trustees
Centerville Township | Leelanau County

On Tue, Nov 14, 2023 at 9:18 AM Joe Mosher <joe.mosher@gmail.com> wrote:

---------- Forwarded message ---------
From: Nicole Coonradt <nicole.coonradt@gmail.com>
Date: Tue, Nov 14, 2023 at 9:10 AM
Subject: Re: Just read all documents
To: Joe Mosher <joe.mosher@gmail.com>

PS When is the meeting at which this proposal will be discussed? Jim thought the Thursday, 12/7. 

On Tue, Nov 14, 2023, 8:17 AM Nicole Coonradt <nicole.coonradt@gmail.com> wrote:
Thanks, Joe.

Also, I would be happy to stop in to meet you in person to discuss this further, or speak on the phone. I am fairly available today. 

Best,

Nicole

On Tue, Nov 14, 2023, 8:09 AM Joe Mosher <joe.mosher@gmail.com> wrote:
forwarding this to my township email and will take a look, thank you

On Mon, Nov 13, 2023 at 2:24 PM Nicole Coonradt <nicole.coonradt@gmail.com> wrote:
Hi, again, Joe~

It seems to me that the information in this attached screenshot re MCL 436.1605 (1) (b) and as it is glossed over in item 2. for the Clerk to sign
off on near the end of the propsal document in the "Be it resolved . . ." section will be a key sticking point because of the commercial
development aspect and further danger of a bad precident. If the planning comission signs off on that, there is no telling what might happen re
commercial development.

As well, in thinking back about summer business in the minutes, local farmers who wanted to use their non-farmed acreage for extra income by
charging campers fees to use it, were denied that use, so I suspect there is already a precident opposing all of this, regardless of this proposal.

Also, every one of the now proposed 75 (!) tents will have en suite bathrooms and stoves. Noteably, 75 is a considerable increase from what
both Emily & Matt had said previously would be 50, which already sounded like too many. Jim suggested the number may be high so that during
the process if they are willing to "cut it back to 'only' 50" doing so would make them look better, as if they are willing to compromise. A clever
strategy if that is the case.



Anyway, it will effectively be a huge subdivision and each tent will have en suite bathroom facility with water heated by gas burners. As well,
each tent will have its own wood burning stove, that they claim will never be used by guests for any cooking. I can see this getting violated by
people who want to make coffee and cocoa and roast hotdogs and toast marshmallows for s'mores as a start and they will justify it as not
actually cooking and probably would think the rules don't apply to them. As well, how can camp staff keep track of 75 tents? Moreover, as is
usually the case, that type of use snowballs to additional violations. It is usually a few who ruin it for others. Regardless, even with the
suggestes use, 75 gas waterheaters and 75 woodburning stoves in tents sounds like there may be just a modicum of fire hazards in the woods.

In the event that one patron rents out the entire facility for a wedding, they can party until 11PM-- but then magically fall silent at 11:01 to comply
with "quiet time"? (Unlikely.)

Another huge concern is road use for Amoritas, which is now dirt. They discuss it in terms of "per guest," which is rhetorically savvy since
saying that there could be, on average, *200* cars per day on Amoritas Road necessarily sounds pretty horrifying to local residents used to
maybe a dozen vehicles per day. 

If you are able to advise me, Joe, what is the best way for local residents to help ensure that this glamping proposal is categorically denied? 

Some of our neighbors are planning to gather tomorrow at our place for supper to discuss everything. My neighbors just north of us are both
environmental scientists and conservationists with PhDs and global fieldwork, so they, too, are keen to do whatever we can to provided a united
front opposing this special use permission (for myriad reasons).

Thank you,

Nicole



Joe Mosher <moshercentervilletwp@gmail.com>

Fwd: FW: Centerville Township Master Plan & zoning question

Joe Mosher <joe.mosher@gmail.com> Thu, Nov 16, 2023 at 2:23 PM
To: moshercentervilletwp@gmail.com

---------- Forwarded message ---------
From: Joe Mosher <joe.mosher@gmail.com>
Date: Thu, Nov 16, 2023 at 2:22 PM
Subject: Re: FW: Centerville Township Master Plan & zoning question
To: <timjohnson@centurytel.net>
Cc: Lindy Kellogg <lindykellogg@gmail.com>

Thank you Tim.
Yes do not read, just forward along! I will ask Beth to remove your contact info from the twp website

On Wed, Nov 15, 2023 at 8:15 PM <timjohnson@centurytel.net> wrote:

Didn’t even read it per your recommendation…. 

From: Steve Hamilton <hamiltonsteve811@gmail.com>
Sent: Wednesday, November 15, 2023 5:11 PM
To: timjohnson@centurytel.net
Subject: Centerville Township Master Plan & zoning question

Hello,

First, thank you for your careful and thorough analysis of the proposed Leelanau Pines expansion, which was amply evident at the last PC meeting.

I am now looking ahead to the next Site Use Review for a commercial resort by Under Canvas to be located on leased land at Amoritas. I see that the
most current Master Plan on the county website here dates from 2014. I am wondering whether the plan has been subject to the usual annual reviews
and 5-year updates. Perhaps the version that is online is out of date?

Also, the Ag Tourism section of the overall 2023 Zoning Ordinance document that is posted here seems to have different numbering than the 2015 Ag
Tourism Ordinance posted here, and the latter is cited in the Site Plan. Should I assume that the 2023 text is the correct version to look at?

If the Master Plan is almost a decade old, and given the deficiencies in zoning as applicable to Leelanau Pines that became apparent at the last meeting,
I further wonder whether approval of new Site Plans should be paused until the pertinent guiding documents are revised. Too late for Leelanau Pines, I
imagine, but the next big project (Amoritas) and new ones surely to follow will prove challenging to navigate if the Master Plan and zoning guidelines are
imprecise.

Finally, the request to designate the property as a “commercial redevelopment area” to facilitate a liquor license is confusing to me. The plan refers to
attached legislation but I saw no such attachment. And I see nothing about commercial redevelopment in the township zoning ordinance. The closest I
can find on the state’s web pages is an act that involves tax credits and sounds to me like it would apply to a commercially zoned parcel. The legislation I
found, called Act 255 of 1978, is described here. So are they asking for rezoning to commercial, I wonder. It seems that the previous township supervisor
kicked that can over to the planning commission, hence I am directing the question to you!

If it is not appropriate for me to be asking you some or all of these questions, or if they must be raised in the eventual public hearing, please let me know
that. I need to understand all this to properly evaluate the plan and develop an informed opinion.

Thank you for your attention,

Stephen Hamilton

5685 E Amore Rd

Lake Leelanau, MI 49653







December 1, 2023
To: Centerville Township Planning Commission
From: Emma Rosi, 5685 E. Amore Road, Lake Leelanau

I am writing to express my concerns about the recently proposed Application for Site Use
Review submitted by Amoritas for Under Canvas to lease Amoritas’s land for the development
of 75 luxury camping units. After reviewing the submitted plan, it is clear that this is a
commercial resort disguised as a campground. Indeed, EGLE indicates that this would not be a
campground, so it is best to discuss this as it is–a 75 “room” resort, run by a very large,
out-of-town corporation. Here are some things I have learned about the recent rapid growth of
glamping resorts in the US:

● An article in Modern Campground states: “According to Kampgrounds of America Inc.’s
(KOA) 2023 North American Camping & Outdoor Hospitality Report, the number of
households choosing to glamp skyrocketed from 7.7 million in 2020 to an estimated 10.5
million in 2022”. The article goes on to state “As glamping continues to redefine the
traditional camping experience, operators who adapt could find themselves at the
forefront of a rapidly expanding and profitable sector.”

● Callan Riddles at the vacation rental management company IGMS states: “Running a
glamping business is rising in popularity among investors and entrepreneurs. As a
matter of fact, according to Tents Xpert, the glamping market in the United States is
expected to reach a revenue of about $1 billion by 2024. And, there’s no sign of slowing
down.” https://www.igms.com/glamping-business/

● Under Canvas has 12 facilities around the U.S. Near Acadia National Park where Under
Canvas built a site in Surrey, Maine, many more proposals for these types of resorts are
apparently pending. According to the Maine News Center, Mainers are concerned about
these developments and municipalities are working to revise zoning ordinances for this
new type of development. In a news article dated May 23, 2023, a proposed glamping
facility in Maine was described as “90 domed units, along with a restaurant, spa,
employee housing, and ‘activity domes’,” and that “guest domes would be the size of a
comfortable New York City apartment, with between 425 and 845 square feet of floor
space, and come complete with electricity, air conditioning, fireplaces, and private
bathrooms.”

Make no mistake– glamping resorts, like the one proposed by Amoritas and Under Canvas,
reflect big business setting their sights on Leelanau County. These types of resorts are popping
up near national parks all over the U.S. Under Canvas was started by a couple in Montana and
was sold to a private equity firm for $100 Million dollars in 2022. So what is being proposed by
Amoritas and Under Canvas is not a local Leelanau family business, but rather a large
corporation proposing to start a new resort embedded within the agricultural landscape in
Centerville Township.

https://www.glampingbusinessamericas.com/2023/07/13/glamping-grows-in-popularity-amid-soaring-prices/
https://koa.com/
https://www.tentsxpert.com/blog/glamping-market-forecast-in-the-us.html
https://www.igms.com/glamping-business/
https://www.newscentermaine.com/article/news/community/mainers-divided-amid-the-rise-of-glamping-glampgrounds/97-dbcd4391-5d3e-427c-bf0b-403dec3797ee
https://www.newscentermaine.com/article/news/community/mainers-divided-amid-the-rise-of-glamping-glampgrounds/97-dbcd4391-5d3e-427c-bf0b-403dec3797ee
https://thebusinesstransitionsherpa.com/succession-stories-podcast/94-finding-purpose-after-selling-the-business-sarah-dusek/


The proposal by Amoritas and Under Canvas is likely to not be the last of these types of
developments, and we need thoughtful zoning in place to guide this type of development in a
sensible fashion that aligns with our Master Plan to maintain the rural character and quality of
life for residents. Thank you for your work on the Planning Commission on our behalf to retain
the rural character of our township and for considering my concerns.










