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February 10, 2023 
 
VIA EMAIL ONLY 
 
Elmwood Township Planning Commission 
10090 E. Lincoln Road 
Traverse City, MI 49684 
 

                 

  
Re:   
         

Dear Commissioners: 
 
 On behalf of the applicant Wellevity, thank you for your additional time and efforts in 
reviewing this matter. Please incorporate this letter and enclosures as part of the record. Pursuant 
to the motion, Wellevity is suppling its response to the items requested. Specifically, the January 
18, 2023 motion provides that the planning commission (“PC”) will consider only the following 
information: 
 

1) Whether the private roads leading to the proposed special land use will be adequate to 
Safety accommodate the traffic that will be generated by the proposed special land use. 
 

2) Whether the roadways within the proposed special land use will comply with all 
applicable road slope requirements. 

 
The scoped questions are to be only analyzed in the context of the General Standards of Section 
9.3.A.4, 9.3.A.5, 9.3.A.8, and 9.3.A.9.  
 

As a matter of efficiency, I wish to address question 2 above first. The slope requirements 
for the private drive are regulated, reviewed, and approved by the fire department. Since the date 
of the motion, Chief Tampa has supplied a plan review letter to the PC, dated January 27, 2023, 
which confirms compliance with the slope standards and resolves this question. 

 
For the remaining question, Will the private roads leading to the proposed special land use 

be adequate to safety accommodate the traffic that will be generated by the proposed special land 
use? The answer to that question is yes. When applying the standards of approval to determine 
this, it is clear that the criteria has been met. 
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9.3.A.4 
 

The proposed special land use will be served adequately by essential public utilities, facilities, and 
services such as water supply, wastewater disposal, highways, roads, police and fire protection, 
drainage structures, and refuse disposal. Alternatively, such services, if adequate to serve the 
proposed special land use, may be provided privately or by a combination of public and private 
providers. 
 

This criterion is primarily meant to consider the ability of public infrastructure and 
services to meet the needs of the project. The concern generally is to make sure the public 
assets and services are not overtaxed by the use. To gain compliance the public entities, 
agencies, etc. have statutory authority to require compliance by the applicant by requiring 
additional conditions be met, e.g.  the inclusion of a declaration lane on a public road, the 
requirement to connect to municipal utilities, the inclusion of fire hydrants or apparatuses 
accommodations, etc. That form of forcing compliance does not exist when an item is 
privately provided. The fact is that the only analysis if the service is private is that the service 
exists or is planned for the project. The Township has no ability to force greater compliance 
with regard to the private road than to require it meet the private road ordinance. Said 
another way the neighborhood cannot fail to maintain a road and then rely on the roads 
physical condition to claim its inadequacy under a zoning ordinance and weaponize the PC 
to deprive a benefitted owner its right to use the road. In this case, private water and well 
service will be provided and proof of a permit issued by EGLE is all that is required. As for 
the private roads, “adequacy” is proof of rights to use the road and that it meets the 
ordinance’s standards. That is because the road is deemed to be an “approved road” under 
the zoning ordinance, therefore, the adequacy of the road is inherent in that designation. See, 
section 6 and section 14 of the Elmwood Township Private Road Ordinance which clearly 
states that any private road that predated the ordinance, such as those proposed to be used, 
are deemed to be “approved roads” for purposes of the Elmwood Township Zoning 
Ordinance. Therefore, the criteria must logically be met as the road carries with it all the 
rights afforded any approved private road, at least as it relates adequacy and any other 
requirement of the zoning ordinance.  
 

Notwithstanding, please see the professional opinion from the applicant’s civil 
engineer regarding these criteria in the attached letter, see EXHIBIT A. 
 

9.3.A.5 
 

 The proposed special land use will not adversely impact existing or future neighboring uses. For 
example, but without limitation, the proposed special land use shall be designed as to location, 
size, intensity, site layout, and periods of operation to eliminate any possible conflicts. 
Additionally, it shall not be detrimental to any persons, property, or the general welfare by reason 
of excessive smoke, fumes, glare, noise, vibration, and odors, nor have adverse environmental 
impacts and detrimental effects on the general aesthetics or appearance of the character of existing 
or future neighborhood uses. 
 
 The trip generation study already provided and the follow-up letter from Fishbeck 
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addresses this concern as it relates to the roads, see EXHIBIT B. Further, please see the 
valuation report which was specifically designed to address the impacts of traffic from the 
resort on property values, see EXHIBIT C. The report concluded that: 
 

Based on the data collected and analyzed, there is very little to no evidence to 
support a conclusion that residential property values will experience negative 
value impact as a result of the proposed resort and the anticipated increase in 
traffic. In regards to roadway traffic, it was shown by the data that there is no 
notable difference in lot price depending on the location/roadway traffic. It 
should be noted that the provided traffic study indicates the subject’s 
proposed land uses would generate less than 50 directional trips during the 
a.m. and p.m. peak hours of the adjacent road network. If all proposed uses 
peak during the same hour, conservatively the site is forecast to generate a 
maximum of 69 directional trips. Thus, the anticipated road traffic is not 
significant. This study does not extend to road traffic impact under scenarios 
of more significant traffic (i.e. main area/county arterial roads, etc.) or any 
other property. 
 
The criteria for impact should be considered in the context of the zoning district and 

uses which are permitted for the project. The fact is that every project will have some adverse 
impact to existing and futures uses. The proper analysis is, will the use have any greater 
impact than that which are generally customary to such use? It is also important to consider 
the design of the project and whether it included designs that mitigate any such excessive 
impacts. Special consideration should be given to designs that exceed what is required under 
the ordinance or other applicable authority. This includes designs and statement already 
supplied by Wellevity that adds mitigation of noise, so that it is not excessive. Further, any 
excessive nuisance can be either enforced in a private civil action or nuisance enforcement 
by the township through it police powers. As it relates to the roads the evidence shows that 
the creation is met. 

 
9.3.A.8 

 
The proposed special land use has met or will meet all requirements of other Township, County, 
State, and Federal ordinance and code requirements. 
 
 As stated above, the private roads and drive meet the applicable standards and the 
criteria is met.  
 
 

9.3.A.9 
 
The following specific requirements shall be met to the extent applicable to the proposed special 
land use: 
 

a. Ingress and egress for the special land use shall be controlled to ensure maximum vehicular 
and pedestrian safety, convenience, and minimum traffic impact on adjacent roads and 
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highways, drives, and nearby uses including, but not limited to: 
 

i. Minimization of the number of ingress and egress points through elimination, 
minimization, and consolidation of drives and curb cuts; 
ii. Proximity and relation of driveway to intersections; 
iii. Minimization of pedestrian and vehicular traffic conflicts; 
iv. Adequacy of sight distances between road and driveway intersections as 
specified in Section 6.2, Access Management. 
v. Location and accessibility of off-street parking, loading, and unloading for 
automotive vehicles, including buses and trucks; 
vi. Location and potential use of ingress and egress drives to access special land 
use parcels for the purpose of possibly reducing the number of access points 
necessary to serve the parcels. 
vii. Adequate maneuverability and circulation for emergency vehicles. 

 
In addition to the information already in the record, please see EXHIBIT B regarding the 
specific analysis by the traffic engineer regarding the private roads and drive. 
 

With regard to the various items raised by the public that are not subject to the public 
hearing and are not properly before this PC, Wellevity has nevertheless, addressed in the attached 
report, environmental issues raised by the public and submitted after the motion. I would caution 
the PC that it is Wellevity’ s belief that the information, documents, reports or otherwise related 
to this topic and supplied after the last public hearing are not properly before the PC and should 
not be considered by the PC in their deliberations. Submission of the attached report, EXHIBIT 
D, is not an acquiescence by Wellevity that the otherwise inapplicable information is now 
applicable. And further Wellevity reserves its objection to its inclusion. However, Wellevity would 
be remise if it did not supply in a timely manner a response to the extent it is required. With regard 
to the impacts raised by the opposition, the attached report contradicts all the conjecture and 
alleged factual statements regarding the perceived impacts of the project, and supports the approval 
of the application. Further, on a more elementary legal note, most if not all the environmental 
impacts which are alleged are reviewed by, regulated and permitted by other agencies, namely the 
EGLE and Leelanau County. In fact, these agencies have preemption and sole jurisdiction on the 
subject matters.  
 
 The facts in the record comport with the requirements of the zoning ordinance. 
Consequently, the application should be approved. 
 
 
 
 

Sincerely, 

 
 

Marc S. McKellar II 
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February 10, 2023 
 
Georgina Flower 
Wellevity, LLC 
Traverse City, Michigan 
 
RE: Wellevity- Existing Road Conditions Memorandum 

 
 
Dear Georgina, 
 
As the Civil Engineer responsible for the design of the Wellevity project, please see below a response to a comment by a 
member of the community regarding the proposed project and its affect on the surrounding roads where the following 
Elmwood Township Special Use Permit General Standard was referenced.  Following that is a response based on our 
professional experience to provide clarity on the subject. 
 
Special Use Permit General Standard #4 cited: 
 
The proposed special land use will be served adequately by essential public utilities, facilities, and services such as water 
supply, wastewater disposal, highways, roads, police and fire protection, drainage structures, and refuse disposal. 
Alternatively, such services, if adequate to serve the proposed special land use, may be provided privately or by a 
combination of public and private providers. 
 
Response:  
 
East Timberwoods Drive and South Cottonwood Drive, the existing private roads that serve the subject property (zoned as 
Rural Resort) and existing residential parcels, are constructed of standard asphalt paving over graded road base material. 
The roads were designed and built to allow for two-way traffic between Mann Road (public) and the residences and resort 
site.  
 
Both East Timberwoods Drive and South Cottonwood Drive were observed to be in good to fair condition, with alligatoring 
occuring at the surface along much of East Timberwoods that appear to have been repaired with sealant somewhat recently. 
No structural deficiencies were observed between Mann Road and Hill Top Drive. Areas in fair condition were observed on 
the steeper section of South Cottonwood Drive between Hill Top Drive and the subject property. Observations indicated 
that the roads sufficiently serve residential passenger car traffic and less frequent truck traffic for refuse pick up and 
deliveries.  
 
 Asphalt, a flexible paving material, is subject to wear associated with traffic volume and loading, weather (freeze/thaw) and 
drainage conditions. Well designed and constructed roads with properly constructed base sections still require periodic 
maintenance, including pothole repair, resurfacing or sealing cracks as part of normal operations. Road maintenance will 
increase during periods of higher frequency traffic carrying heavier loads typically associated with construction equipment 
and deliveries. For properly constructed roads, wear during these periods is usually limited to the asphalt section of the 
road, evidenced by subsidence, cracking and potholing over time. The base section of the road usually remains unaffected 
or minorly impacted, unless it was improperly constructed or has been consistently saturated with ground or surface water.  
 
Construction impacts to shared roads (public and private) is typically managed during periods of active construction through 
ongoing maintenance–filling potholes and patching cracks to maintain a safe and stable driving surface. Based on review 
of existing conditions, the November 8, 2022 traffic report prepared by Fishbeck Engineering, and substantial experience 
working with similar types of development, our conclusion is that the existing roads, with adequate maintenance during and 
after construction, are adequate to serve both existing and proposed development.  
 
 
Sincerely,  
 
Cody Anderson, P.E. 
Principal Engineer 

EXHIBIT A



 
 

Memo 
TO: Georgina Flower – Wellevity, LLC  

FROM: Timothy J. Likens, PE, PTOE 

DATE: February 10, 2023 PROJECT NO.: 221602 

RE: Wellevity Resort – Special Land Use Permit 
Elmwood Township, Michigan  

Introduction 

Wellevity, LLC is proposing to develop a wellness resort in Elmwood Township, Leelanau County, Michigan. 
Fishbeck completed a trip generation study for this project, which also included information related to the area 
roadway network and historical crash data. The findings of that study indicate that no improvements to the study 
area road network nor intersections are expected to be necessary to facilitate the proposed wellness resort, as 
outlined in the Fishbeck memorandum dated November 8, 2022.  

The purpose of this memorandum is to outline the previous study findings with respect to the Township 
Ordinance for Special Land Use (SLU) permitting. The Standards, Requirements, and Findings for SLU are outlined 
in Section 9.3 of the Township Ordinance. SLU requirements related to traffic, safety, and access are specified in 
sub-section A-9.a. The Ordinance requirements and related traffic engineering findings are outlined below.   

Ordinance Requirements  

9.a Ingress and egress for the special land use shall be controlled to ensure maximum vehicular and pedestrian 
safety, convenience, and minimum traffic impact on adjacent roads and highways, drives, and nearby uses 
including, but not limited to: 

i.  Minimization of the number of ingress and egress points through elimination, minimization, and 
consolidation of drives and curb cuts: 

Response: The Wellevity development will be accessed at a single connection to Cottonwood Drive. This is not a 
commercial establishment seeking multiple driveways.  

ii.  Proximity and relation of driveway to intersections: 

Response: The Wellevity development will be accessed via an extension of Cottonwood Drive. Driveway spacing to 
intersections does not apply in this instance.  

iii.  Minimization of pedestrian and vehicular traffic conflicts: 

Response: The applicant recognizes that there is existing pedestrian use of the local road network, and that off-
street path/sidewalk does not exist adjacent to these local roads.  The applicant further recognizes that this project 
will add vehicular traffic to the local road network; however, the development is not expected to significantly 
increase the occurrence of vehicle/vehicle or pedestrian/vehicle conflicts. This conclusion is drawn based on the 
following information, which is largely presented in the Trip Generation Study by Fishbeck:  

EXHIBIT B
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1. Even under conservative assumptions, the volume of traffic expected to be generated by this project 
does not exceed accepted traffic engineering thresholds that would require further evaluation. This 
forecast is based on data and guidelines published by the Institute of Transportation Engineers and 
MDOT, not the applicant.  

2. During the a.m. and p.m. peak hours of adjacent street traffic, this expected traffic increase on the local 
road network is less than one vehicle in each direction per minute over the course of 60 minutes. This 
would not substantially alter the adequacy of gaps in the traffic stream for vehicles and pedestrians to 
safely maneuver within the local road network.   

3. When the proposed development peaks (circa 10AM, 4PM), traffic volumes on the local road network 
are typically lower. The combination of peak development traffic during off-peak roadway time results in 
lower impacts and less likelihood of conflict.  

4. There have been zero reported pedestrian-vehicle crashes in the last 10 years in this area. The nearest 
bicycle-vehicle crashes (2 in 10 years) occurred at the TART trail crossing of Lake Leelanau Drive (both 
cyclists failed to stop and entered roadway at fault). This demonstrates that vehicles and pedestrians are 
safely able to see, perceive, and react to potential conflict.  

iv.  Adequacy of sight distances between road and driveway intersections as specified in Section 6.2, Access 
Management. 

Response: The development will be accessed via an extension of Cottonwood Drive. Access points within the site 
will be engineered with proper site distance during detailed design.  

v.  Location and accessibility of off-street parking, loading, and unloading for automotive vehicles, including 
buses and trucks; 

Response: All parking / loading will occur on-site. Given the length of roadway within the site providing internal 
access to the proposed uses, parking/loading activities will not overflow beyond the property.  

vi.  Location and potential use of ingress and egress drives to access special land use parcels for the purpose of 
possibly reducing the number of access points necessary to serve the parcels. 

Response: The development will be accessed at a single connection to Cottonwood Drive. This is not a commercial 
establishment seeking multiple driveways. 

vii.  Adequate maneuverability and circulation for emergency vehicles. 

Response: Turning movement paths for emergency vehicles will be engineered during detailed design in 
consultation with first responder departments.  

 

Copy: Sarah Keever – Northview 22 
Kyle Reidsma, PE, PTOE – Fishbeck 
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January 18, 2023 
 
 
 
Mr. Marc S. McKellar II 
Kuhn Rogers 
4033 Eastern Sky Drive 
Traverse City, MI  49684 
 

Re: Market Study 
 Proposed Wellevity Resort and its effect on Surrounding Properties 
 South Cottonwood Drive, Elmwood Township, Leelanau County, Michigan  

 
Dear Mr. McKellar: 
 
In accordance with your request, we have performed a market study of the impact of a proposed resort 
and its effects on surrounding properties.  This market study sets forth the pertinent data gathered, the 
techniques employed, and the reasoning leading to my opinions.  This letter of transmittal is not valid if 
separated from the market study. 
 
The client and intended users in this assignment are Kuhn Rogers and their client and no others.  The 
intended use is for the permitting process of a resort.  The opinions reported herein are subject to the 
definitions, assumptions and limiting conditions, and certification contained in this report. 
 
This market study has been completed to understand the impact of a resort property on the surrounding 
residential properties.  I searched for vacant land sales within and near resorts to discern if the proximity to 
the resort and the additional traffic has an impact on values.    
 
We developed our analyses, opinions, and conclusions and prepared this report in conformity with the 
Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the Code of 
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute, and the 
requirements of our client as we understand them. 



Mr. Marc S. McKellar II 
Kuhn Rogers 

January 18, 2023 
Page 2 
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The acceptance of this assignment and the completion of the market study submitted herewith are subject 
to the General Assumptions and Limiting Conditions contained in the report. The findings and conclusions 
are further contingent upon the following extraordinary assumptions and/or hypothetical conditions which 
may have impacted the assignment results: 

Extraordinary Assumptions: 
• None 

Hypothetical Conditions: 
• None 

 
 
Respectfully submitted, 
 
VALBRIDGE PROPERTY ADVISORS | THE OETZEL – HARTMAN GROUP 

 
  
James T. Hartman, MAI, SGA, AI-GRS 
Certified General Real Estate Appraiser 
State of Michigan, License # 1201005950 
jhartman@valbridge.com 

 

 
JTH:MDM/msn 
File # MI01-23-0006 
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Introduction 

Purpose of Study 
This market study has been completed to understand the impact of a resort operation on surrounding 
residential properties. 

Client and Intended Users 
The client and intended users in this assignment are the Kuhn Rogers their client.  Under no circumstances, 
shall any of the following parties be entitled to use or rely on the appraisal or this appraisal report: (i) the 
borrower(s) on any loans or financing relating to or secured by the subject property, (ii) any guarantor(s) of 
such loans or financing, or (iii) principals, shareholders, investors, members or partners in such borrower(s) 
or guarantor(s). 

Intended Use 
The intended use of this report is for the permitting process of a resort property.    

Date of Report 
The date of this report is January 18, 2023 which is the same as the date of the letter of transmittal. 

List of Items Requested but Not Provided 
• None 

Assumptions and Conditions 
The acceptance of this assignment and the completion of the market study submitted herewith are subject 
to the General Assumptions and Limiting Conditions contained in the report. The findings and conclusions 
are further contingent upon the following extraordinary assumptions and/or hypothetical conditions which 
may have impacted the assignment results: 

Extraordinary Assumptions 
• None 

Hypothetical Conditions 
• None 
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Scope of Work 
This market study has been completed to understand the impact of a resort property on surrounding residential 
properties.  In particular, this study is to address the impact from added traffic.  The report addresses general impact 
and is not property specific.  In addition, this study does not extend to road traffic impact under scenarios of more 
significant traffic (i.e. main area/county arterial roads, etc.) or any other property.   
 
Our research of various residential markets was completed in January 2023.  The effective date of this report is 
January 18, 2023, which is the date of this report.   
 
The first step in this assignment is to evaluate the amount and type of information, research and analysis needed to 
produce credible assignment results.  A thorough analysis of several areas with lots on main or secondary 
development roads was conducted to ascertain the effects on adjacent residential properties.   
 
In general, there are two forms of data that are collected for a market study; primary and secondary data.  Primary 
data refers to information that is explicitly gathered for the analysis at hand; it is information that is specifically 
related and pertinent to the subject property.  Secondary data refers to the body of existing data that was initially 
gathered for other purposes, but can be applied to the analysis of the subject property.  In other words, secondary 
data already exists in published form and primary data must be gathered/generated by the analyst. 
 
Primary data can be obtained either through the process of questioning or through the process of observation.  A 
question methodology involves eliciting information directly from people.  Observation is based upon identification 
of the actions or items of interest and then observing and recording what takes place.  Observation can be made of 
people and their actions, or it can be made of secondary data.  In this study the process of surveying sales through 
the various multiple listing services to detect any trends in real estate prices that can be attributed to the presence of 
a resort property.  I have also considered a previous market study that was completed regarding impact from 
additional traffic due to extension of a roadway.   
 
Based upon the provided traffic study, the subject’s proposed land uses will generate less than 50 directional 
trips during the a.m. and p.m. peak hours of the adjacent road network. If all proposed uses peak during the 
same hour, conservatively the site is forecast to generate a maximum of 69 directional trips.  Thus, the 
anticipated road traffic is not significant.  I identified four case studies that compare lots within resorts that are on 
the main or secondary entrance versus lots that are on lightly travelled roads.  In one instance I was able to compare 
the more travelled lot sale to lots in an adjacent subdivision outside of the resort development.  The scope of this 
assignment was to look at residential properties only.  The case studies outlined in this report were chosen as each 
has similar, yet varying conditions that help to illustrate the effects we set out to discover.  

Type and Extent of Data Researched 
We researched and analyzed market area data and property-specific market data.  
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Research and Analysis 
 
The MLS system was searched for residential lot sales in or near most of Northern Michigan resorts.  I was 
able to find four sales that were within a resort and were on main development roadways.  In each instance 
I have compared this sale to other similar sales within the resort that were on lightly travelled roadways.  
The following three case studies are in Shanty Creek/Schuss Mountain Resort and the fourth is in the 
Crystal Mountain Resort.  
 

 
 
 
194 Troon South is on a main roadway within the resort, while 20 Schafen Strasse and 151 Olympia Fields 
are on lightly travelled roadways.  37 Cedar River and 43 Cedar River are on lightly travelled roads in a 
subdivision near the resort.   
 

 

It is shown by the data that there is no notable difference in lot price depending on the location of the lot 
in regards to roadway traffic.     
 

Parcel Number Address Development Sale Date Acres Sale Price Location
05-10-155-194-00 194 Troon South Shanty Creek/Schuss Mountain 3/7/2022 0.75 $6,500 Main road in resort
05-04-135-151-00 151 Olympia Fields Shanty Creek/Schuss Mountain 7/1/2021 0.79 $6,000 Lightly traveled road in resort
05-04-275-020-00 20 Schafen Strasse Shanty Creek/Schuss Mountain 9/9/2022 0.50 $6,000 Lightly traveled road in resort
05-04-475-037-00 37 Cedar River Drive Swiss Village 6/30/2022 0.39 $5,500 Lightly travelled road outside resort
05-04-475-043-00 43 Cedar River Drive Swiss Village 10/21/2021 1.20 $6,400 Lightly travelled road outside resort
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178 Troon South is a golf course lot on a main roadway within the resort, while 92 Oakmont and 51 Troon 
South are golf course lots on lightly travelled roadways.     
 

 

It is shown by the data that there is no notable difference in lot price depending on the location of the lot 
in regards to roadway traffic.     
 

 

  

Parcel Number Address Sale Date Acres Sale Price Location
05-10-155-178-00 178 Troon South Shanty Creek/Schuss Mountain 1/26/2021 0.97 $19,900 Main road on golf course
05-10-155-092-00 Lot 92 Oakmont Drive Shanty Creek/Schuss Mountain 1/21/2021 0.65 $19,500 Within resort on golf course
05-10-155-051-00 Lot 51 Troon South Shanty Creek/Schuss Mountain 7/1/2021 0.77 $15,000 Within resort on golf course
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Valley View/Shanty Creek is on a main roadway within the resort and with restricted golf course view, while 
20 Golf Meadows and Golf Meadows (lot 20) are on lightly travelled roadways.  Both Golf Meadows have 
restricted golf course views.  
 

 

It is shown by the data that there is no notable difference in lot price depending on the location of the lot 
in regards to roadway traffic.     
 
 
 
 
  

Parcel Number Address Sale Date Acres Sale Price Location
05-10-400-001-00  Valley View Road shanty Creek/ Schuss Mountain 9/21/2022 0.57 $10,000 Main road across street from golf course
05-10-220-022-00 Golf Meadows Drive shanty Creek/ Schuss Mountain 7/16/2021 0.38 $9,000 Lightly traveled road in resort, partially on golf course
05-10-220-020-00 20 Golf Meadows Drive shanty Creek/ Schuss Mountain 10/14/2022 0.60 $12,000 Lightly traveled road in resort, partially on golf course
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6 Washtenaw is on a main roadway within the resort, while 48 Otsego and Chippewa are on lightly 
travelled roadways.  
 

 

It is shown by the data that there is no notable difference in lot price depending on the location of the lot 
in regards to roadway traffic.     

Parcel Number Address Sale Date Acres Sale Price Location
10-12-130-006-00 6 Washtenaw Drive Crystal Mountain 1/2/2004 0.30 $52,000 Main road in resort
10-12-101-048-00 48 Otsego Court Crystal Mountain 8/25/2003 0.40 $47,500 Lightly traveled road in resort
10-12-101-035-00 Chippewa Drive Crystal Mountain 1/7/2004 0.33 $54,900 Lightly traveled road in resort
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Research and Analysis ~ Entrance Road Traffic Market Study  
 
I have also considered a previously completed market study.  This market study was completed for a 
different property, but is similar as it measures the impact from increased traffic.  This study was for a 
proposed roadway which would connect a subdivision with a main road.  The proposed road would 
establish an additional entrance to the subdivision and homes closer to this new entrance would in all 
likelihood use the new entrance as their primary point of ingress/egress.  To complete the study, I analyzed 
values of homes near a subdivision’s entrance and compared them to the value of homes away from a 
subdivision’s entrance.  Homes near the entrance would receive significantly more traffic than homes that 
are deeper within the subdivision.   
 
In each subdivision, it was found that there is a similar price per square foot in the homes near the entrance 
of the subdivision as compared to homes that are deeper into the subdivision. It can be shown by the data 
that there is no difference in home price depending on the location of the home in relation to the main 
access point to the subdivision.  This study can be found in the addenda.  The following is the study’s 
results:    

 

  

Development
Average $/SF 

Near
Average $/SF 

Away
% difference near vs. 

away Entrance
Sunset Hills Subdivision $102.66 $106.70 -3.79%
Dawn Haven Subdivision $98.27 $98.91 -0.65%
Centennial Farms Subdivision $114.29 $110.62 3.32%
Okemos Preserve Subdivision $129.37 $121.96 6.08%
Strawberry Farm Estates Subdivision $122.85 $129.94 -5.46%
Coventry Woods Subdivision $110.78 $112.94 -1.91%

Mean -0.40%
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Conclusion 
Based on the data collected and analyzed, there is very little to no evidence to support a conclusion that 
residential property values will experience negative value impact as a result of the proposed resort and the 
anticipated increase in traffic.   In regards to roadway traffic, it was shown by the data that there is no 
notable difference in lot price depending on the location/roadway traffic.     
 
It should be noted that the provided traffic study indicates the subject’s proposed land uses would 
generate less than 50 directional trips during the a.m. and p.m. peak hours of the adjacent road network. If 
all proposed uses peak during the same hour, conservatively the site is forecast to generate a maximum of 
69 directional trips.  Thus, the anticipated road traffic is not significant.  This study does not extend to road 
traffic impact under scenarios of more significant traffic (i.e. main area/county arterial roads, etc.) or any 
other property.   
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General Assumptions and Limiting Conditions 
 
Standards Rule ("S.R.") 2-1 of the "Uniform Standards of Professional Appraisal Practice" requires the appraiser 
to "clearly and accurately disclose all assumptions, extraordinary assumptions, hypothetical conditions and 
limiting conditions used in the assignment”.  In compliance with S.R. 2-1, and to assist the reader in interpreting 
this report, such limiting conditions, as well as general assumptions, are set forth below.  Any extraordinary 
assumption and/or hypothetical conditions are set forth in the main body section of this report. 
 
THE APPRAISER HAS ASSUMED: 
 
1. The conclusions and opinions expressed in this report apply to the date of value set forth in the letter of 

transmittal accompanying this report.  The dollar amount of any value opinion or conclusion rendered or 
expressed in this report is based upon the purchasing power of the American dollar existing on the date 
of value. 

 
2. The appraiser assumes no responsibility for economic, physical, or demographic factors that may affect or 

alter the opinions in this report if said economic, physical or demographic factors change after the date 
of value.  The appraiser is not obligated to predict future political, economic, or social trends. 

 
3. In preparing this report, the appraiser was required to rely on information furnished by other individuals 

or found in previous existing records and/or documents.  This includes information with regard to price, 
terms, dates of sale, parties, location, availability of utilities, time on market, zoning, and conditions of 
sale for the comparables used.  This information has been carefully reviewed and, based upon the 
appraiser’s experience and judgment; there is no reason to doubt its accuracy.  However, no warranty is 
neither expressed or implied, nor is given by the appraiser for accuracy of such information.  The 
appraiser assumes no responsibility for information relied upon and later found to have been inaccurate.  
The appraiser reserves the right to make such adjustments to the analyses, opinions, and conclusions set 
forth in this report as may be required by consideration of additional data or more reliable data that may 
become available. 

 
4. Maps, plats, and exhibits included in this report are for illustration only to serve as an aid in 

visualizing matters discussed within the report.  They should not be considered as surveys or relied 
upon for any other purpose, nor should they be removed from, reproduced, or used apart from the 
report. 

 
5. No opinion is intended to be expressed for matters, which require legal expertise or specialized 

investigation or knowledge beyond that customarily employed by real estate appraisers. 
 
6. The possession of the market study, or any copy or portion thereof, by client or any third party does 

not include or confer any rights of publication or redistribution of the market study other than to 
such persons or entities identified in this agreement.  All rights, title, and interest in (1) any data 
gathered by appraiser in the course of preparing the market study (excluding any data furnished by 
or on behalf of client) and (2) the content of the market study prepared pursuant to this agreement 
shall be vested in appraiser.  Subject to the foregoing, client shall have the right to possess a copy of 
the market study and to disclose the report to client’s attorneys, accountants or other professional 
advisors in the course of client’s business affairs relating to the property that is the object of the 
market study, provided that such attorneys, accountants or advisors are advised of appraiser’s rights 
under this agreement prior to receipt of such market study.  However, neither all nor selected 
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portions of this market study shall be disseminated to the general public by the use of advertising 
media, public relations media, news media, sales media or other media for public communication 
(including without limitation prospectuses, private offering memoranda and other offering material 
provided to prospective investors) without the prior written consent of the signatories of this market 
study.  The client has the right to use the report in a public meeting for the purposes of land use 
approval. 

 
7. This market study is subject to the rules and regulations of the Appraisal Institute and may, under 

certain conditions, be subject to confidential review by a duly constituted committee of that 
organization. 

 
8. The liability of The Oetzel-Hartman Group, its employees, and/or agents is limited only to the client 

and to the amount of the fee actually received by the firm.  Further, acceptance and use of this 
report constitutes an agreement that there is no accountability, obligation, or liability to any third 
party.  If this report is given to anyone other than the Client, the Client shall make such party aware 
of all of the limiting conditions and assumptions of this assignment.  The appraiser is not 
responsible for any costs incurred to discover or correct any deficiencies of any type present in the 
property, whether physical, financial, and/or legal.  In the case of limited partnership, syndication, or 
stock offering in real estate, Client agrees that in the case of a lawsuit (brought by lender, partner or 
part owner in any form of ownership, as well as tenant, or any other party), any and all awards of 
settlements of any type in such suit, regardless of the outcome, the Client and all parties will 
completely hold harmless The Oetzel-Hartman Group, its employees and/or agents in any such 
action.  Any third party who uses or relies upon any information in this report, without the preparer's 
written consent does so at his/her own risk.  Due to the ever changing nature of market conditions, 
and the ongoing evolution of additional information, the information in this report is dated and may 
not be reliable past the date of this report. 

 
9. Client agrees to defend, indemnify and hold harmless The Oetzel-Hartman Group, its employees 

and/or agents, from any damages, losses or expenses, including attorneys’ fees and litigation 
expenses at trial or on appeal, arising from allegations asserted against the Oetzel-Hartman Group, 
its employees and/or agents, by any third party that if proven to be true would constitute a breach 
by client of any of client’s obligations, representations or warranties made, or any violation by client 
of any federal, state, or local law, ordinance or regulation, or common law (a “claim”).  In the event of 
a claim, The Oetzel-Hartman Group, its employees, and/or agents, shall promptly notify client of 
such claim, and shall cooperate with client in the defense or settlement of any claim.  Client shall 
have the right to select legal counsel to defend any claim, provided that The Oetzel-Hartman Group 
shall have the right to engage independent counsel at The Oetzel-Hartman Group’s expense to 
monitor the defense or settlement of any claim.  Client shall have the right to settle any claim, 
provided that The Oetzel-Hartman Group shall have the right to approve any settlement that results 
in any modification of The Oetzel-Hartman Group’s rights, which approval will not be unreasonably 
withheld, delayed or conditioned. 

 
10. The Valbridge Property Advisors office responsible for the preparation of this report is independently 

owned and operated by The Oetzel-Hartman Group.  Neither Valbridge Property Advisors, Inc., nor 
any of its affiliates, has been engaged to provide this report.  Valbridge Property Advisors, Inc., does 
not provide valuation services and has taken no part in the preparation of this report. 
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11. If any claim is filed against any of Valbridge Property Advisors, Inc. a Florida Corporation, its affiliates, 
officers or employees, or the firm providing this report, in connection with, or in any way arising out 
of, or relating to, this report, or the engagement of the firm providing this report,; then 1) under no 
circumstances shall such claimant be entitled to consequential, special or other damages, except only 
for direct compensatory damages and 2) the maximum amount of such compensatory damages 
recoverable by such claimant shall be the amount actually received by the firm engaged to provide 
this report. 

 
12. This report and any associated work files may be subject to evaluation by Valbridge Property Advisors, 

Inc., or its affiliates, for quality control purposes.  If client is unwilling to waive confidentiality for this 
purpose, client must inform Valbridge Property Advisors | The Oetzel-Hartman Group upon 
acceptance of this assignment. 
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Certification 
In Michigan, appraisers are required to be licensed/certified and are regulated by the Michigan Department 
of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan  48909.  James T. Hartman, MAI, SGA, 
AI-GRS is currently licensed as a Certified General Real Estate Appraiser with the State of Michigan, Number 
1201005950.  Mr. Hartman is also licensed in the State of Indiana, the State of Ohio, and the State of Illinois. 
 
James T. Hartman, MAI, SGA, AI-GRS are members of the Society of Golf Appraisers (SGA).  The Society of 
Golf Appraisers is an organization of real estate appraisers and consultants specializing in the valuation, 
market analysis, and feasibility analysis of golf courses and golf related properties.   
 
The undersigned do hereby certify that to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 
- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions, and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions. 
 
- I have no present or prospective interest in the property that is the subject of this report, and no personal 

interest with respect to the parties involved.   
 
- I have not performed any appraisal, either as an appraiser or in any other capacity, regarding the property 

that is the subject of this report within the three-year period immediately preceding acceptance of this 
assignment. 

 
- I have no bias with respect to the property that is the subject of this report or to the parties involved with 

this assignment. 
 
- My engagement in this assignment is not contingent upon developing or reporting predetermined results.   
 
- My compensation for completing this assignment is not contingent upon the development or reporting of 

a predetermined value or direction in value that favors the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event related to the 
intended use of this appraisal.   

 
- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 

with the Uniform Standards of Professional Appraisal Practice. 
 
- As of the date of this report, James T. Hartman, MAI, SGA, AI-GRS has completed the continuing education 

program for Designated Members of the Appraisal Institute. 
 
- I have not made a personal inspection of the property that is the subject of this report. 
 
- A thorough research project whose objective has been the discovery, confirmation, inspection, and analysis 

of data pertinent to this valuation situation has been completed. 
 
- Mitchell D. Marvin, limited real estate appraiser with the State of Michigan, License Number 1201078243, 

provided significant real property appraisal assistance to the person signing this certification.  Mr. Marvin 
assisted in the market analysis and research of comparable sales. 

 
 

 



MARKET STUDY 
CERTIFICATION 

 
 

© 2023 VALBRIDGE PROPERTY ADVISORS | The Oetzel-Hartman Group Page 13 

- The reported analyses, opinion, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Code of Professional Ethics & Standards of Professional 
Appraisal Practice of the Appraisal Institute and the Uniform Standards of Professional Appraisal 
Practice. 

 
- The appraisers signing this report are competent to complete the assignment.  The appraisers have the 

knowledge and experience to complete the assignment competently or have disclosed the lack of 
knowledge and/or experience to the client, taken all steps necessary or appropriate to complete the 
assignment competently and have described in the report the lack of knowledge and/or experience and 
the steps taken to complete the assignment competently. 

 
- The use of this report is subject to the requirements of the Appraisal Institute relating to review by its 

duly authorized representatives. 
 

 
This appraisal is not to be used by the addressee or any recipient as a part of a presentation of a real estate 
syndicate. 
 
A real estate syndicate means a general or limited partnership, joint venture, unincorporated association or 
similar organization formed for the purpose of, and engaged in, investment for gain from an interest in real 
property, including but not limited to, a sale, exchange, trade or development of real property, on behalf of 
others, or, which is required to be registered with the United States Securities and Exchange Commission or 
any state regulatory agency, which regulates investments made as a public offering. 
 

  
James T. Hartman, MAI, SGA, AI-GRS 
Certified General Real Estate Appraiser 
State of Michigan, License # 1201005950 
jhartman@valbridge.com 
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Glossary 
 
Definitions are taken from the Dictionary of Real Estate Appraisal, 5th Edition (Dictionary), the Uniform Standards of 
Professional Appraisal Practice (USPAP) and Building Owners and Managers Association International (BOMA). 
 

Absolute Net Lease 
A lease in which the tenant pays all expenses including 
structural maintenance, building reserves, and management; 
often a long-term lease to a credit tenant. (Dictionary) 

Additional Rent 
Any amounts due under a lease that is in addition to base 
rent. Most common form is operating expense increases. 
(Dictionary) 

Amortization 
The process of retiring a debt or recovering a capital 
investment, typically though scheduled, systematic 
repayment of the principal; a program of periodic 
contributions to a sinking fund or debt retirement fund. 
(Dictionary) 

As Is Market Value 
The estimate of the market value of real property in its 
current physical condition, use, and zoning as of the 
appraisal date. (Dictionary) 

Base (Shell) Building 
The existing shell condition of a building prior to the 
installation of tenant improvements. This condition varies 
from building to building, landlord to landlord, and 
generally involves the level of finish above the ceiling grid. 
(Dictionary) 

Base Rent 
The minimum rent stipulated in a lease. (Dictionary) 

Base Year 
The year on which escalation clauses in a lease are based. 
(Dictionary) 

Building Common Area 
The areas of the building that provide services to building 
tenants but which are not included in the rentable area of 
any specific tenant. These areas may include, but shall not 
be limited to, main and auxiliary lobbies, atrium spaces at 
the level of the finished floor, concierge areas or security 
desks, conference rooms, lounges or vending areas food 
service facilities, health or fitness centers, daycare facilities, 
locker or shower facilities, mail rooms, fire control rooms, 
fully enclosed courtyards outside the exterior walls, and 
building core and service areas such as fully enclosed 
mechanical or equipment rooms. Specifically excluded from 
building common areas are; floor common areas, parking 

spaces, portions of loading docks outside the building line, 
and major vertical penetrations. (BOMA) 

Building Rentable Area 
The sum of all floor rentable areas. Floor rentable area is the 
result of subtracting from the gross measured area of a 
floor the major vertical penetrations on that same floor. It is 
generally fixed for the life of the building and is rarely 
affected by changes in corridor size or configuration. 
(BOMA) 

Certificate of Occupancy (COO) 
A statement issued by a local government verifying that a 
newly constructed building is in compliance with all codes 
and may be occupied. 

Common Area (Public) Factor 
In a lease, the common area (public) factor is the multiplier 
to a tenant’s useable space that accounts for the tenant’s 
proportionate share of the common area (restrooms, 
elevator lobby, mechanical rooms, etc.). The public factor is 
usually expressed as a percentage and ranges from a low of 
5 percent for a full tenant to as high as 15 percent or more 
for a multi-tenant floor. Subtracting one (1) from the 
quotient of the rentable area divided by the useable area 
yields the load (public) factor. At times confused with the 
“loss factor” which is the total rentable area of the full floor 
less the useable area divided by the rentable area. (BOMA) 

Common Area Maintenance (CAM) 
The expense of operating and maintaining common areas; 
may or may not include management charges and usually 
does not include capital expenditures on tenant 
improvements or other improvements to the property. 
 
CAM can be a line-item expense for a group of items that 
can include maintenance of the parking lot and landscaped 
areas and sometimes the exterior walls of the buildings. 
CAM can refer to all operating expenses. 
 
CAM can refer to the reimbursement by the tenant to the 
landlord for all expenses reimbursable under the lease. 
Sometimes reimbursements have what is called an 
administrative load. An example would be a 15 percent 
addition to total operating expenses, which are then prorated 
among tenants. The administrative load, also called an 
administrative and marketing fee, can be a substitute for or 
an addition to a management fee. (Dictionary) 
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Condominium 
A form of ownership in which each owner possesses the 
exclusive right to use and occupy an allotted unit plus an 
undivided interest in common areas. 
 
A multiunit structure, or a unit within such a structure, with 
a condominium form of ownership. (Dictionary) 

Conservation Easement 
An interest in real property restricting future land use to 
preservation, conservation, wildlife habitat, or some 
combination of those uses. A conservation easement may 
permit farming, timber harvesting, or other uses of a rural 
nature to continue, subject to the easement. In some 
locations, a conservation easement may be referred to as a 
conservation restriction. (Dictionary) 

Contributory Value 
The change in the value of a property as a whole, whether 
positive or negative, resulting from the addition or deletion 
of a property component. Also called deprival value in some 
countries. (Dictionary) 

Debt Coverage Ratio (DCR)  
The ratio of net operating income to annual debt service 
(DCR = NOI/Im), which measures the relative ability to a 
property to meet its debt service out of net operating 
income. Also called Debt Service Coverage Ratio (DSCR). A 
larger DCR indicates a greater ability for a property to 
withstand a downturn in revenue, providing an improved 
safety margin for a lender. (Dictionary) 

Deed Restriction 
A provision written into a deed that limits the use of land. 
Deed restrictions usually remain in effect when title passes 
to subsequent owners. (Dictionary) 

Depreciation 
1) In appraising, the loss in a property value from any 

cause; the difference between the cost of an 
improvement on the effective date of the appraisal 
and the market value of the improvement on the 
same date. 2) In accounting, an allowance made 
against the loss in value of an asset for a defined 
purpose and computed using a specified method. 
(Dictionary) 

Disposition Value 
The most probable price that a specified interest in real 
property is likely to bring under the following conditions: 
• Consummation of a sale within a exposure time 

specified by the client; 
• The property is subjected to market conditions 

prevailing as of the date of valuation; 
• Both the buyer and seller are acting prudently and 

knowledgeably; 

• The seller is under compulsion to sell; 
• The buyer is typically motivated; 
• Both parties are acting in what they consider to be their 

best interests; 
• An adequate marketing effort will be made during the 

exposure time specified by the client; 
• Payment will be made in cash in U.S. dollars or in terms 

of financial arrangements comparable thereto; and 
• The price represents the normal consideration for the 

property sold, unaffected by special or creative 
financing or sales concessions granted by anyone 
associated with the sale. (Dictionary) 

Easement 
The right to use another’s land for a stated purpose. 
(Dictionary) 

EIFS 
Exterior Insulation Finishing System. This is a type of exterior 
wall cladding system. Sometimes referred to as dry-vit. 

Effective Date 
The date at which the analyses, opinions, and advice in an 
appraisal, review, or consulting service apply. 2) In a lease 
document, the date upon which the lease goes into effect. 
(Dictionary) 

Effective Gross Income (EGI) 
The anticipated income from all operations of the real 
property after an allowance is made for vacancy and 
collection losses and an addition is made for any other 
income. (Dictionary) 

Effective Rent 
The rental rate net of financial concessions such as periods 
of no rent during the lease term and above- or below-
market tenant improvements (TIs). (Dictionary) 

EPDM 
Ethylene Diene Monomer Rubber. A type of synthetic 
rubber typically used for roof coverings. (Dictionary) 

Escalation Clause 
A clause in an agreement that provides for the adjustment 
of a price or rent based on some event or index. e.g., a 
provision to increase rent if operating expenses increase; 
also called an expense recovery clause or stop clause. 
(Dictionary) 

Estoppel Certificate 
A statement of material factors or conditions of which 
another person can rely because it cannot be denied at a 
later date. In real estate, a buyer of rental property typically 
requests estoppel certificates from existing tenants. 
Sometimes referred to as an estoppel letter. (Dictionary) 
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Excess Land 
Land that is not needed to serve or support the existing 
improvement. The highest and best use of the excess land 
may or may not be the same as the highest and best use of 
the improved parcel. Excess land may have the potential to 
be sold separately and is valued separately. (Dictionary) 

Expense Stop 
A clause in a lease that limits the landlord’s expense 
obligation, which results in the lessee paying any operating 
expenses above a stated level or amount. (Dictionary) 

Exposure Time 
1) The time a property remains on the market. 2) The 
estimated length of time the property interest being 
appraised would have been offered on the market prior to 
the hypothetical consummation of a sale at market value on 
the effective date of the appraisal; a retrospective estimate 
based on an analysis of past events assuming a competitive 
and open market. (Dictionary) 

Extraordinary Assumption 
An assumption, directly related to a specific assignment, 
which, if found to be false, could alter the appraiser’s 
opinions or conclusions. Extraordinary assumptions 
presume as fact otherwise uncertain information about 
physical, legal, or economic characteristics of the subject 
property; or about conditions external to the property such 
as market conditions or trends; or about the integrity of 
data used in an analysis. (Dictionary) 

Fee Simple Estate 
Absolute ownership unencumbered by any other interest or 
estate, subject only to the limitations imposed by the 
governmental powers of taxation, eminent domain, police 
power, and escheat. (Dictionary) 

Floor Common Area 
Areas on a floor such as washrooms, janitorial closets, 
electrical rooms, telephone rooms, mechanical rooms, 
elevator lobbies, and public corridors which are available 
primarily for the use of tenants on that floor. (BOMA) 

Full Service (Gross) Lease 
A lease in which the landlord receives stipulated rent and is 
obligated to pay all of the property’s operating and fixed 
expenses; also called a full service lease. (Dictionary) 

Going Concern Value 
• The market value of all of the tangible and intangible 

assets of an established and operating business with an 
indefinite life, as if sold in aggregate; more accurately 
termed the market value of the going concern. 

• The value of an operating business enterprise. Goodwill 
may be separately measured but is an integral 

component of going-concern value when it exists and 
is recognizable. (Dictionary) 

Gross Building Area 
The total constructed area of a building. It is generally not 
used for leasing purposes (BOMA) 

Gross Measured Area 
The total area of a building enclosed by the dominant 
portion (the portion of the inside finished surface of the 
permanent outer building wall which is 50 percent or more 
of the vertical floor-to-ceiling dimension, at the given point 
being measured as one moves horizontally along the wall), 
excluding parking areas and loading docks (or portions of 
the same) outside the building line. It is generally not used 
for leasing purposes and is calculated on a floor by floor 
basis. (BOMA) 

Gross Up Method 
A method of calculating variable operating expense in 
income-producing properties when less than 100 percent 
occupancy is assumed. The gross up method approximates 
the actual expense of providing services to the rentable area 
of a building given a specified rate of occupancy. 
(Dictionary) 

Gross Retail Sellout 
The sum of the appraised values of the individual units in a 
subdivision, as if all of the units were completed and 
available for retail sale, as of the date of the appraisal. The 
sum of the retail sales includes an allowance for lot 
premiums, if applicable, but excludes all allowances for 
carrying costs. (Dictionary) 

Ground Lease 
A lease that grants the right to use and occupy land. 
Improvements made by the ground lessee typically revert to 
the ground lessor at the end of the lease term. (Dictionary) 

Ground Rent 
The rent paid for the right to use and occupy land according 
to the terms of a ground lease; the portion of the total rent 
allocated to the underlying land. (Dictionary) 

HVAC 
Heating, ventilation, air conditioning. A general term 
encompassing any system designed to heat and cool a 
building in its entirety. 

Highest and Best Use 
The reasonably probable and legal use of vacant land or an 
improved property that is physically possible, appropriately 
supported, financially feasible, and that results in the 
highest value. The four criteria the highest and best use 
must meet are 1) legal permissibility, 2) physical possibility, 
3) financial feasibility, and 4) maximally profitability. 
Alternatively, the probable use of land or improved –specific 
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with respect to the user and timing of the use–that is 
adequately supported and results in the highest present 
value. (Dictionary) 

Hypothetical Condition 
That which is contrary to what exists but is supposed for the 
purpose of analysis. Hypothetical conditions assume 
conditions contrary to known facts about physical, legal, or 
economic characteristics of the subject property; or about 
conditions external to the property, such as market 
conditions or trends; or about the integrity of data used in 
an analysis. (Dictionary) 

Industrial Gross Lease 
A lease of industrial property in which the landlord and 
tenant share expenses. The landlord receives stipulated rent 
and is obligated to pay certain operating expenses, often 
structural maintenance, insurance and real estate taxes as 
specified in the lease. There are significant regional and 
local differences in the use of this term. (Dictionary) 

Insurable Value 
A type of value for insurance purposes. (Dictionary) 
(Typically this includes replacement cost less basement 
excavation, foundation, underground piping and architect’s 
fees). 

Investment Value 
The value of a property interest to a particular investor or 
class of investors based on the investor’s specific 
requirements. Investment value may be different from 
market value because it depends on a set of investment 
criteria that are not necessarily typical of the market. 
(Dictionary) 

Just Compensation 
In condemnation, the amount of loss for which a property 
owner is compensated when his or her property is taken. 
Just compensation should put the owner in as good a 
position as he or she would be if the property had not been 
taken. (Dictionary) 

Leased Fee Interest 
A freehold (ownership interest) where the possessory 
interest has been granted to another party by creation of a 
contractual landlord-tenant relationship (i.e., a lease). 
(Dictionary) 

Leasehold Interest 
The tenant’s possessory interest created by a lease. 
(Dictionary) 

Lessee (Tenant) 
One who has the right to occupancy and use of the 
property of another for a period of time according to a 
lease agreement. (Dictionary) 

Lessor (Landlord) 
One who conveys the rights of occupancy and use to others 
under a lease agreement. (Dictionary) 

Liquidation Value 
The most probable price that a specified interest in real 
property should bring under the following conditions: 
 

• Consummation of a sale within a short period. 
• The property is subjected to market conditions 

prevailing as of the date of valuation. 
• Both the buyer and seller are acting prudently and 

knowledgeably. 
• The seller is under extreme compulsion to sell. 
• The buyer is typically motivated. 
• Both parties are acting in what they consider to be their 

best interests. 
• A normal marketing effort is not possible due to the 

brief exposure time. 
• Payment will be made in cash in U.S. dollars or in terms 

of financial arrangements comparable thereto. 
• The price represents the normal consideration for the 

property sold, unaffected by special or creative 
financing or sales concessions granted by anyone 
associated with the sale. (Dictionary) 

Loan to Value Ratio (LTV) 
The amount of money borrowed in relation to the total 
market value of a property. Expressed as a percentage of 
the loan amount divided by the property value. (Dictionary) 

Major Vertical Penetrations 
Stairs, elevator shafts, flues, pipe shafts, vertical ducts, and 
the like, and their enclosing walls. Atria, lightwells and 
similar penetrations above the finished floor are included in 
this definition. Not included, however, are vertical 
penetrations built for the private use of a tenant occupying 
office areas on more than one floor. Structural columns, 
openings for vertical electric cable or telephone distribution, 
and openings for plumbing lines are not considered to be 
major vertical penetrations. (BOMA) 

Market Rent 
The most probable rent that a property should bring in a 
competitive and open market reflecting all conditions and 
restrictions of the lease agreement including permitted 
uses, use restrictions, expense obligations; term, 
concessions, renewal and purchase options and tenant 
improvements (TIs). (Dictionary) 

Market Value 
The most probable price which a property should bring in a 
competitive and open market under all conditions requisite 
to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by 
undue stimulus. Implicit in this definition is the 
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consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions 
whereby: 
a. Buyer and seller are typically motivated; 
b. Both parties are well informed or well advised, and 

acting in what they consider their own best interests; 
c. A reasonable time is allowed for exposure in the open 

market; 
d. Payment is made in terms of cash in United States 

dollars or in terms of financial arrangements 
comparable thereto; and 

e. The price represents the normal consideration for the 
property sold unaffected by special or creative 
financing or sales concessions granted by anyone 
associated with the sale. 

Market Value As If Complete 
Market value as if complete means the market value of the 
property with all proposed construction, conversion or 
rehabilitation hypothetically completed or under other 
specified hypothetical conditions as of the date of the 
appraisal. With regard to properties wherein anticipated 
market conditions indicate that stabilized occupancy is not 
likely as of the date of completion, this estimate of value 
shall reflect the market value of the property as if complete 
and prepared for occupancy by tenants. 

Market Value As If Stabilized 
Market value as if stabilized means the market value of the 
property at a current point and time when all improvements 
have been physically constructed and the property has been 
leased to its optimum level of long term occupancy. 

Marketing Time 
An opinion of the amount of time it might take to sell a real 
or personal property interest at the concluded market value 
level during the period immediately after the effective date 
of the appraisal. Marketing time differs from exposure time, 
which is always presumed to precede the effective date of 
an appraisal. (Advisory Opinion 7 of the Standards Board of 
the Appraisal Foundation and Statement on Appraisal 
Standards No. 6, “Reasonable Exposure Time in Real 
Property and Personal Property Market Value Opinions” 
address the determination of reasonable exposure and 
marketing time). (Dictionary) 

Master Lease 
A lease in which the fee owner leases a part or the entire 
property to a single entity (the master lease) in return for a 
stipulated rent. The master lessee then leases the property 
to multiple tenants. (Dictionary) 

Modified Gross Lease 
A lease in which the landlord receives stipulated rent and is 
obligated to pay some, but not all, of the property’s 
operating and fixed expenses. Since assignment of expenses 

varies among modified gross leases, expense responsibility 
must always be specified. In some markets, a modified gross 
lease may be called a double net lease, net net lease, partial 
net lease, or semi-gross lease. (Dictionary) 

Operating Expense Ratio 
The ratio of total operating expenses to effective gross 
income (TOE/EGI); the complement of the net income ratio, 
i.e., OER = 1 – NIR (Dictionary) 

Option 
A legal contract, typically purchased for a stated 
consideration, that permits but does not require the holder 
of the option (known as the optionee) to buy, sell, or lease 
real property for a stipulated period of time in accordance 
with specified terms; a unilateral right to exercise a privilege. 
(Dictionary) 

Partial Interest 
Divided or undivided rights in real estate that represent less 
than the whole (a fractional interest). (Dictionary) 

Pass Through 
A tenant’s portion of operating expenses that may be 
composed of common area maintenance (CAM), real estate 
taxes, property insurance, and any other expenses 
determined in the lease agreement to be paid by the 
tenant. (Dictionary) 

Potential Gross Income (PGI) 
The total income attributable to real property at full 
occupancy before vacancy and operating expenses are 
deducted. (Dictionary) 

Prospective Future Value Upon Completion 
Market value “upon completion” is a prospective future 
value estimate of a property at a point in time when all of its 
improvements are fully completed. It assumes all proposed 
construction, conversion, or rehabilitation is hypothetically 
complete as of a future date when such effort is projected 
to occur. The projected completion date and the value 
estimate must reflect the market value of the property in its 
projected condition, i.e., completely vacant or partially 
occupied. The cash flow must reflect lease-up costs, 
required tenant improvements and leasing commissions on 
all areas not leased and occupied. 

Prospective Future Value Upon Stabilization 
Market value “upon stabilization” is a prospective future 
value estimate of a property at a point in time when 
stabilized occupancy has been achieved. The projected 
stabilization date and the value estimate must reflect the 
absorption period required to achieve stabilization. In 
addition, the cash flows must reflect lease-up costs, 
required tenant improvements and leasing commissions on 
all unleased areas. 
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Replacement Cost 
The estimated cost to construct, at current prices as of the 
effective appraisal date, a substitute for the building being 
appraised, using modern materials and current standards, 
design, and layout. (Dictionary) 

Reproduction Cost 
The estimated cost to construct, at current prices as of the 
effective date of the appraisal, an exact duplicate or replica 
of the building being appraised, using the same materials, 
construction standards, design, layout, and quality of 
workmanship and embodying all of the deficiencies, super-
adequacies, and obsolescence of the subject building. 
(Dictionary) 

Retrospective Value Opinion 
A value opinion effective as of a specified historical date. 
The term does not define a type of value. Instead, it 
identifies a value opinion as being effective at some specific 
prior date. Value as of a historical date is frequently sought 
in connection with property tax appeals, damage models, 
lease renegotiation, deficiency judgments, estate tax, and 
condemnation. Inclusion of the type of value with this term 
is appropriate, e.g., “retrospective market value opinion.” 
(Dictionary) 

Sandwich Leasehold Estate 
The interest held by the original lessee when the property is 
subleased to another party; a type of leasehold estate. 
(Dictionary) 

Sublease 
An agreement in which the lessee (i.e., the tenant) leases 
part or all of the property to another party and thereby 
becomes a lessor. (Dictionary) 

Subordination 
A contractual arrangement in which a party with a claim to 
certain assets agrees to make his or her claim junior, or 
subordinate, to the claims of another party. (Dictionary) 

Substantial Completion 
Generally used in reference to the construction of tenant 
improvements (TIs). The tenant’s premises are typically 
deemed to be substantially completed when all of the TIs 
for the premises have been completed in accordance with 
the plans and specifications previously approved by the 
tenant. Sometimes used to define the commencement date 
of a lease. 

Surplus Land 
Land that is not currently needed to support the existing 
improvement but cannot be separated from the property 
and sold off. Surplus land does not have an independent 
highest and best use and may or may not contribute value 
to the improved parcel. (Dictionary) 

Triple Net (Net Net Net) Lease 
A lease in which the tenant assumes all expenses (fixed and 
variable) of operating a property except that the landlord is 
responsible for structural maintenance, building reserves, 
and management. Also called NNN, triple net lease, or fully 
net lease. (Dictionary) 
 
(The market definition of a triple net lease varies; in some 
cases tenants pay for items such as roof repairs, parking lot 
repairs, and other similar items.) 

Usable Area 
The measured area of an office area, store area or building 
common area on a floor. The total of all of the usable areas 
or a floor shall equal floor usable area of that same floor. 
The amount of floor usable area can vary over the life of a 
building as corridors expand and contract and as floors are 
remodeled. (BOMA) 

Value-in-Use 
The value of a property assuming a specific use, which may 
or may not be the property’s highest and best use on the 
effective date of the appraisal. Value in use may or may not 
be equal to market value but is different conceptually. 
(Dictionary) 
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Proposed Improvements and studies 
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Prior Entrance Road market Study 
 
This market study has been completed to understand the impact of completion of the proposed roadway 
which will connect a subdivision with a main roadway.  The proposed road would establish an additional 
entrance to the subdivision and homes closer to this entrance would in all likelihood use the new entrance 
as their primary point of ingress/egress.  To complete the study, I have analyzed values of homes near a 
subdivision’s entrance and compared them to the value of homes away from a subdivision’s entrance.  
Homes near the entrance would receive significantly more traffic than homes that are deeper within the 
subdivision.  My research of various residential markets was completed in October of 2016.   
 
The first step in this assignment is to evaluate the amount and type of information, research and analysis 
needed to produce credible assignment results.  A thorough analysis of several residential subdivisions was 
conducted to ascertain the values of homes near and away from the entrance to a subdivision.  Homes near 
each entrance of the subdivision are similar in size and style as those away from the entrance and have been 
matched to compare price per square foot.   
 
I identified five case studies that compare and contrast nearly identical residential areas with the only variable 
being the location of the home in relation to the neighborhood entrance.  The case studies outlined in this 
report were chosen as each has similar, yet varying conditions that help to illustrate the effects I set out to 
discover.   
 
In general, there are two forms of data that are collected for a market study; primary and secondary data.  
Primary data refers to information that is explicitly gathered for the analysis at hand; it is information that is 
specifically related and pertinent to the subject property.  Secondary data refers to the body of existing data 
that was initially gathered for other purposes, but can be applied to the analysis of the subject property.  In 
other words, secondary data already exists in published form and primary data must be gathered/generated 
by the analyst. 
 
Primary data can be obtained either through the process of questioning or through the process of observation.  
A question methodology involves eliciting information directly from people.  Observation is based upon 
identification of the actions or items of interest and then observing and recording what takes place.  
Observation can be made of people and their actions, or it can be made of secondary data.  In this study the 
process of surveying sales through the various multiple listing services to detect any trends in real estate prices 
that can be attributed to the presence of fee simple residential properties. 
 

Type and Extent of Data Researched 
I researched and analyzed market area data and property-specific market data.  



MARKET STUDY 
ADDENDA 

 
 

© 2023 VALBRIDGE PROPERTY ADVISORS | The Oetzel-Hartman Group Page 64 

Research and Analysis ~ Primary Data ~ Eaton County 

Sunset Hills Subdivision 
 

 
 
 
This is a subdivision whose major road would continue into the proposed project area.  Sunset Hills would 
continue into the area that is being planned for development. The houses in this subdivision were mostly 
constructed in the early to mid-2000s and average 1,412 square feet above grade. I researched sales in this 
subdivision starting October 1, 2014. On the following page is a chart illustrating these sales.  This list 
represents all of the sales listed on the MLS.  I have separated the sales between those near the entrance 
and those further away from the entrance. 
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Address Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
4890 Pine Hill 1,223        1/25/2026 $162,000 $132.46 2005 4 2 1 story 78376 1223 sf finished basement

4920 Sunset Drive 1,357        3/12/2015 $135,000 $99.48 1996 3 2
1 story 

walkout 63822
355 sf partially finished 

walkout basement
4901 Pine Hill 1,120        7/10/2015 $149,500 $133.48 2011 3 2 Split level 70022 920 sf finsihed basement
4908 Pine Hill 1,483        4/17/2015 $160,000 $107.89 2005 3 2 2 story 62081 350 sf finished basement
4979 Pine Hill 1,520        12/8/2015 $92,500 $60.86 2005 3 2 2 Story 77532 718 sf finished basement
4936 Pine Hill 1,567        12/11/2015 $151,400 $96.62 2005 3 2 2 Story 74682 720 sf unfinished basement
4885 Pine Hill 1,617        10/17/2014 $142,000 $87.82 2005 3 2 2 Story 63040 693 sf basement, unfinished

Address Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
4610 Sunset 1,260        9/4/2015 $152,000 $120.63 2002 3 2 1 story 71984 full unfinished basement

4507 Sunset 1,390        2/26/2016 $158,000 $113.67 2006 4 3 1 story 75917
1000 sf finished walkout 

basement
4091 Scenic View 1,398        7/13/2015 $157,000 $112.30 1998 3 3 1 story 70439 1098 sf finished basement

4764 Sunset 1,452        12/9/2015 $149,900 $103.24 1998 3 2 1 story 74626 1400 sf finished basemaent
4069 Scenic View Ct 1,248        12/28/2015 $139,000 $111.38 2001 3 2 1 story 76644 full unfinished basement

4564 Sunset Drive 1,250        10/30/2014 $139,000 $111.20 2003 3 2
1 Story 
Ranch 59873

1250 sf basement, 
unfinished

4611 Sunset Drive 1,375        7/1/2015 $129,900 $94.47 2003 4 2
1 story 

walkout 65356
1000 sf finished walkout 

basement
4056 Scenic View 1,145        6/22/2015 $156,000 $136.24 2002 4 2 Split level 68776 650 sf finished basement

4543 Sunset 1,441        5/19/2015 $148,300 $102.91 2004 3 2 2 story 66090 718 sf unfinished basement
4515 Sunset 1,452        5/31/2016 $159,000 $109.50 2014 3 2 2 story 79076 475 sf finished basement
4585 Sunset 1,454        7/17/2015 $150,900 $103.78 2004 3 2 2 story 71130 691 sf unfinished basement
4842 Pine Hill 1,497        8/22/2016 $168,900 $112.83 2005 3 2 2 story 82734 600 sf finished basement
4618 Sunset 1,500        9/1/2016 $148,000 $98.67 2004 4 2 2 story 83279 408 sf finished basement

4636 Sunset Drive 1,560        8/31/2015 $138,000 $88.46 2003 3 2 2 Story 69482
780 sf basement, not 

finished
4644 Sunset 1,712        12/2/2015 $162,500 $94.92 2002 4 2 2 story 71966 full unfinished basement

4575 Hilltop 2,000        7/8/2015 $186,000 $93.00 2003 4 3 2 story 70001
700 sf finished basement, 

corner lot, fenced yard

Near Entrance

Away from Entrance

Sunset Hills Subdivision
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All of the sales were constructed between 1996 and 2014 and all are estimated to be in somewhat similar 
condition.  The range of prices of those near the entrance is $60.86 to $133.48 per square foot with an 
average of $102.66 per square foot. The range of prices of those away from the entrance is $88.46 to 
$136.24 per square foot with an average of $106.70 per square foot. The following is a table illustrating the 
ranges and averages for the year built, sizes, and unit prices for the sales within each subdivision based on 
location with regards to the entrance of the subdivision. 
 

 

Near Year Built Size Price
Min 1996 1,120          $60.86

Max 2011 1,617          $133.48
Average 2005 1,412          $102.66

Away Year Built Size Price
Min 1998 1,145          $88.46
Max 2014 2,000          $136.24

Average 2003 1,446          $106.70
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Dawn Haven Subdivision 
 

 
 
 
 

Dawn Haven Subdivision is located on the north side of Saginaw Highway and has an entrance on a major 
roadway.  A majority of the houses in this subdivision were constructed in the 1950s to 1960 and average 
1,557 square feet above grade.  I researched sales from this subdivision starting October 1, 2016.  On the 
following page is a chart illustrating these sales.  This list represents all of the sales listed on the MLS. 
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All of these sales were constructed between 1948 and 1987, all are estimated to be in somewhat similar condition. The range of prices of those 
near the entrance is $85.00 to $107.12 per square foot and the average is $98.27 per square foot. The range of prices of those away from the 
entrance is $87.15 to $112.86 per square foot and the average is $98.91 per square foot. The following is a table illustrating the ranges and 
averages for the year built, sizes, and unit prices for the sales within each subdivision based on location with regards to the entrance of the 
subdivision.  

 

 

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
12080 Dawnhaven 1,265        8/19/2015 $129,900 $102.69 1954 3 2 1 Story 67890 Full unfinished basement
12017 Madonna 1,404        12/3/2014 $150,390 $107.12 1987 3 2 1 Story 64300 Full unfinished basement
12082 E Greenfield 2,094        8/29/2016 $178,000 $85.00 1948 3 2.5 2 Story 85405 475 sf finished basement

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
12479 W Greenfield 1,347        8/5/2016 $133,000 $98.74 1954 3 1.5 1 Story 80849 912 sf finished basement
12374 Madonna 1,348        11/21/2014 $135,000 $100.15 1958 3 1.5 1 Story 63044 full finished basement
12419 E Greenfield 1,376        9/6/2016 $124,900 $90.77 1955 3 1 1 Story 83349 Full unfinished basement
7721 Philwood 1,594        3/30/2016 $179,900 $112.86 1964 3 2.5 1 Story 76128 850 sf finished basement

12294 Madonna 1,686        8/26/2016 $175,000 $103.80 1956 3 1.5 1 Story 83627 Full unfinished basement
12444 Lawrence J 1,899        8/25/2015 $165,500 $87.15 1962 4 2.5 2 Story 71812 612 sf finished basement

Near Entrance

Away from Entrance

Dawn Haven Subdivision

Near Year Built Size Price
Min 1948 1,265      $85.00
Max 1987 2,094      $107.12

Average 1963 1,588      $98.27
Away Year Built Size Price

Min 1954 1,347      $87.15
Max 1964 1,899      $112.86

Average 1958 1,542      $98.91
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Conclusions ~ Eaton County Subdivisions 
Sunset Hills Subdivision is set adjacent to a possible subdivision development, continuing a road currently 
in the Sunset Hills Subdivision. Dawn Haven is located in a similar area, but is a much older subdivision with 
most houses being built around the time period of the 1950s. Although the age difference is present, the 
data showed similar trends in the cost per square foot in house size depending on site in the subdivision. It 
can be seen in both subdivisions that there are similar ranges in the cost of a house, both near the entrance 
and away from the entrance. The average sales price is also similar in neighborhoods no matter the 
location of the individual house. 
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Ingham County 

Centennial Farms Subdivision 
 

 
 
 
Centennial Farms Subdivision is located on the east side of Aurelius Road and has an entrance on a major 
roadway.  Houses in this subdivision were built between the late 1990s into the 2000s and average 1,491 
square feet above grade. I researched sales from this subdivision starting October 1, 2016.  On the 
following page is a chart illustrating these sales. This list represents all of the sales listed on the MLS. 
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Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features

1323 Daylily 1,304        7/15/2016 $160,000 $122.70 1996 3 2 1 Story 81129
1304 sf full unfinished 

basement
1306 Daylily 1,432        9/6/2016 $166,500 $116.27 1994 3 2 1 Story 83478 900 sf unfinished basement
4436 Gateway 1,432        10/6/2015 $163,500 $114.18 1998 3 2 1 Story 71899 1260 sf finished basement

1333 Daylily 1,583        8/26/2016 $188,000 $118.76 1996 3 2
Partial 2nd 

story 83199 1032 sf unfinished basement
4452 Gateway 1,688        5/29/2015 $168,000 $99.53 1998 3 2 2 Story 69194 1032 sf unfinished basement

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
4413 Hyacinth 1,120        11/14/2014 $136,300 $121.70 2001 3 2 1 Story 63254 1120 sf finished basement
4406 Hyacinth 1,120        6/3/2016 $155,200 $138.57 2003 3 2 1 Story 80566 1124 sf finished basement
1351 Hosta 1,404        10/21/2015 $165,000 $117.52 1999 3 2 1 story 72452 1000 sf finished basement

1339 Yarrow 1,406        8/31/2016 $179,900 $127.95 2006 3 3 1 story 83629

988 sf finished basement, 
with rec room and exercise 

room
1320 Yarrow 1,422        9/9/2016 $167,500 $117.79 2006 3 2.5 2 Story 83749 787 sf unfinished basement
1339 Hosta 1,430        6/9/2015 $162,500 $113.64 2002 3 2.5 2 Story 69579 276 sf finished basement
1328 Yarrow 1,443        5/13/2015 $155,000 $107.42 2006 3 2.5 2 Story 66320 718 sf unfinished basement
1327 Hosta 1,449        8/31/2016 $160,000 $110.42 2003 3 2 2 Story 80508 911 sf unfinished basement
1241 Wildflower 1,511        4/17/2015 $161,900 $107.15 2006 3 2.5 2 Story 67638 734 unfinished basement
1347 Yarrow 1,513        3/19/2015 $157,500 $104.10 2006 3 2.5 2 Story 66587 Full unfinished basement
1279 Wildflower 1,527        8/12/2015 $165,000 $108.06 2007 3 3 2 Story 71989 600 sf finished basement
1380 Yarrow 1,539        7/9/2015 $176,000 $114.36 2004 3 2.5 2 Story 70142 600 sf finished basement
4394 Yarrow 1,592        4/17/2015 $169,900 $106.72 2004 3 3.5 2 Story 66571 700 sf finished basement
1229 Sumac 1,688        8/26/2016 $167,500 $99.23 1998 3 2 2 Story 82607 Full unfinished basement
1258 Sumac 1,688        1/15/2015 $160,000 $94.79 1998 3 3 2 Story 65684 Full finished basement

1364 Yarrow 1,742        4/29/2016 $170,000 $97.59 2002 4 3.5 2 Story 77576
One bedroom in 800 sf 

finished basement
1342 Yarrow 1,763        2/27/2015 $165,000 $93.59 2006 3 2.5 2 Story 65296 734 sf unfinished basement

Near Entrance

Away from Entrance

Centennial Farms Subdivision
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All of these sales were constructed between 1994 and 2007; all are estimated to be in somewhat similar 
condition. The range of prices of those near the entrance is $99.53 to $122.70 per square foot and the 
average is $114.29 per square foot. The range of prices of those away from the entrance is $93.59 to 
$138.57 per square foot and the average is $110.62 per square foot. The following is a table illustrating the 
ranges and averages for the year built, sizes, and unit prices for the sales within each subdivision based on 
location with regards to the entrance of the subdivision.  
 

 

 

Near Year Built Size Price

Min 1994 1,304      $99.53
Max 1998 1,688      $122.70

Average 1996 1,488      $114.29
Away Year Built Size Price

Min 1998 1,120      $93.59
Max 2007 1,763      $138.57

Average 2003 1,492      $110.62
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Okemos Preserve Subdivision 
 

 
 
 
Okemos Preserve Subdivision is located across from College Fields Golf Course.  The houses in this 
subdivision were all constructed in the mid to late 2000s and average 2,105 square feet above grade.  I 
researched sales from this subdivision starting October 1, 2014.  On the following page is a chart 
illustrating these sales. This list represents all of the sales listed on the MLS. 
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Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features

2717 Tapestry 1,636        12/12/2014 $249,900 $152.75 2007 4 3 1 Story 64347
618 sf basement including a 

bedroom

2723 Tapestry 1,640        10/7/2015 $243,000 $148.17 2006 4 3 1 Story 72164
529 sf basement including a 

bedroom

2728 Tapestry 1,874        10/8/2015 $219,000 $116.86 2006 4 3.5 2 Story 73712
520 sf basement including a 

bedroom
2724 Elderberry 2,072        6/1/2015 $251,000 $121.14 2012 3 2.5 2 Story 66005 1004 sf unfinished basement

2721 Elderberry 2,686        6/7/2016 $315,000 $117.27 2008 5 3.5 2 Story 82612
873 sf finished basement 

including a bedroom

2739 Elderberry 2,854        9/29/2015 $342,500 $120.01 2006 5 4.5 2 Story 73034
1500 sf finished basement 

including a bedroom

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
2706 Elderberry 1,544        1/28/2016 $205,000 $132.77 2010 3 2.5 2 Story 76405 640 sf unfinished basement
2680 Tapestry 1,726        9/2/2016 $235,000 $136.15 2006 3 2.5 2 Story 84080 896 sf unfinished basement
2698 Tapestry 1,754        3/27/2015 $194,000 $110.60 2009 3 2.5 2 Story 63211 648 sf unfinished basement
2682 Elderberry 1,830        6/19/2015 $225,000 $122.95 2006 3 2.5 2 Story 70233 728 sf unfinished basement
2668 Tapestry 1,840        11/7/2014 $220,500 $119.84 2006 3 2.5 2 Story 63408 788 sf unfinished basement
2699 Tapestry 2,060        6/25/2015 $241,000 $116.99 2012 3 2.5 2 Story 70509 1030 sf unfinished basement
2595 Elderberry 2,080        5/4/2016 $314,000 $150.96 2012 4 3.5 2 Story 79320 850 sf finished basement 

2697 Elderberry 2,358        7/27/2016 $338,000 $143.34 2007 4 3.5 2 Story 83435
1072 sf finished basement 

including a bedroom
2652 Morning Glory 2,367        8/28/2015 $265,000 $111.96 2006 3 2.5 2 Story 73989 992 sf unfinished basement
2640 Morning Glory 2,398        10/13/2014 $265,000 $110.51 2007 3 2.5 2 Story 58631 Full unfinished basement
2628 Morning Glory 2,400        12/7/2015 $276,116 $115.05 2010 3 2.5 2 Story 76516 Full unfinished basement
2664 Morning Glory 2,436        5/21/2015 $250,000 $102.63 2005 4 2.5 2 Story 62676 Full unfinished basement
2667 Morning Glory 2,438        2/18/2015 $272,500 $111.77 2007 3 3.5 2 Story 60483 1038 finished basement

Near Entrance

Away from Entrance

Okemos Preserve Subdivision
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All of these sales were constructed between 2005 and 2012 and all are estimated to be in somewhat similar 
condition.  The range of prices of those near the entrance is $102.63 to $152.75 per square foot and the 
average is $129.37 per square foot. The range of prices of those away from the entrance is $102.63 to 
$150.96 per square foot and the average is $121.96 per square foot. The following is a table illustrating the 
ranges and averages for the year built, sizes, and unit prices for the sales within each subdivision based on 
location with regards to the entrance of the subdivision.  
 

 
 

Near Year Built Size Price
Min 2006 1,636      $102.63
Max 2012 2,854      $152.75

Average 2008 2,127      $129.37
Away Year Built Size Price

Min 2005 1,544      $102.63
Max 2012 2,438      $150.96

Average 2008 2,095      $121.96
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Strawberry Farms Estates Subdivision 
 

 
 
 
Strawberry Farms Estates Subdivision is located on the south side of Haslett Road, the major access road 
for the subdivision.  The houses in this subdivision were constructed in the late 1980s to the mid-1990s, 
with some houses being constructed in the early 2000s. They average 2,123 square feet above grade.  I 
researched sales from this subdivision starting October 1, 2014.  On the following page is a chart 
illustrating these sales. This list represents all of the sales listed on the MLS. 
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All of these sales were constructed between 2005 and 2012 and all are estimated to be in somewhat similar condition.  The range of prices of 
those near the entrance is $109.72 to $136.96 per square foot and the average is $122.85 per square foot. The range of prices of those away from 
the entrance is $118.06 to $145.26 per square foot and the average is $129.94 per square foot. The following is a table illustrating the ranges and 
averages for the year built, sizes, and unit prices for the sales within each subdivision based on location with regards to the entrance of the 
subdivision.  
 

 
 
 

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
648 Earliglow 1,285        6/29/2015 $176,000 $136.96 1992 3 2 1 Story 70689 Full unfinished basement

5599 Canoga 2,010        3/13/2015 $249,900 $124.33 1988 4 2.5 2 Story 66990 750 sf finished basement

5581 Canoga 2,035        9/18/2015 $245,000 $120.39 1988 4 3.5 2 Story 70526
834 sf basement including a 

bedroom
5596 Earliglow 2,388        9/8/2016 $262,000 $109.72 1990 3 3 2 Story 82973 863 finished basement

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
5548 Earliglow 1,362        11/6/2015 $187,500 $137.67 1992 3 1.5 1 Story 75131 847 sf finished basement
5549 Earliglow 2,032        8/13/2015 $239,900 $118.06 1993 4 2.5 2 Story 72030 411 sf finished basement
662 Emily 2,064        5/14/2015 $283,000 $137.11 2014 4 2.5 2 Story 66872 1000 sf unfinished basement

5496 Earliglow 2,340        11/30/2015 $339,900 $145.26 2005 5 3.5 2 Story 75718 1070 sf unfinished basement
5563 Strawberry 2,602        6/28/2016 $313,000 $120.29 1988 3 3.5 2 Story 81200 1326 sf finished basement
690 Emily 3,113        2/27/2015 $377,500 $121.27 2005 4 3.5 2 Story 66537 1500 sf finished basement

Near Entrance

Away from Entrance

Strawberry Farm Estates Subdivision

Near Year Built Size Price
Min 1988 1,285      $109.72
Max 1992 2,388      $136.96

Average 1990 1,930      $122.85
Away Year Built Size Price

Min 1988 1,362      $118.06
Max 2014 3,113      $145.26

Average 2000 2,234      $129.94
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Coventry Woods Subdivision 
 

 
 
 
Coventry Woods Subdivision is located west of U.S. 127 with W Columbia Road as the major road at the 
entrance to the subdivision.  The houses in this subdivision were all constructed in the early 2000s and 
average 1,498 square feet above grade.  I researched sales from this subdivision starting October 1, 2014.  
On the following page is a chart illustrating these sales. This list represents all of the sales listed on the 
MLS. 
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All of these sales were constructed between 2000 and 2005 and all are estimated to be in somewhat similar condition.  The range of prices of 
those near the entrance is $89.92 to $139.12 per square foot and the average is $110.78 per square foot. The range of prices of those away from 
the entrance is $105.30 to $121.88 per square foot and the average is $112.94 per square foot. The following is a table illustrating the ranges and 
averages for the year built, sizes, and unit prices for the sales within each subdivision based on location with regards to the entrance of the 
subdivision.  
 

 
 

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
232 Coventry 1,443        9/30/2015 $159,500 $110.53 2000 4 2 1 Story 74093 1443 sf finished basement
461 Coventry 1,309        7/16/2015 $151,575 $115.79 2005 3 2 Split Level 68730 519 sf finished basement
271 Coventry 1,222        5/16/2016 $170,000 $139.12 2001 3 2.5 2 Story 80031 588 sf unfinished basement
472 Coventry 1,746        5/28/2015 $157,000 $89.92 2001 4 2.5 2 Story 68843 732 sf finished basement
441 Coventry 1,777        10/16/2015 $175,100 $98.54 2002 4 2.5 2 Story 74585 732 sf unfinished basement

Number Street Size (sf) Sale Date Sale Price Price/ Sf Year Built Beds Bath Style Listing Number Extra Features
362 Coventry 1,465        12/15/2015 $169,000 $115.36 2005 3 2.5 2 Story 75704 Full unfinished basement
392 Coventry 1,476        8/11/2016 $179,900 $121.88 2004 3 2.5 2 Story 83032 462 sf finished basement
346 Coventry 1,476        7/2/2015 $164,740 $111.61 2005 3 2.5 2 Story 70486 Full unfinished basement
332 Coventry 1,498        11/18/2015 $167,500 $111.82 2002 3 2.5 2 Story 75535 369 sf finished basement
432 Coventry 1,504        6/3/2016 $168,000 $111.70 2003 3 2.5 2 Story 83198 Full unfinished basement

345 Coventry 1,567        6/10/2015 $165,000 $105.30 2005 3 2.5 2 Story 6590
Full unfinished basement, 

with egress window installed

Near Entrance

Away from Entrance

Coventry Woods Subdivision

Near Year Built Size Price
Min 2000 1,222      $89.92
Max 2005 1,777      $139.12

Average 2002 1,499      $110.78
Away Year Built Size Price

Min 2002 1,465      $105.30
Max 2005 1,567      $121.88

Average 2004 1,498      $112.94
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Conclusions ~ Ingham County Subdivisions 
Centennial Farms, Okemos Preserve, Strawberry Farm Estates, and Coventry Woods Subdivisions, while in 
different areas, have similar make ups. They all have homes that have been built around the mid-1990s to 
the 2000s.  The homes in each subdivision all average around 1,500 square feet of above ground floor area. 
In each subdivision, it can be found that there is a similar price per square foot in the homes near the 
entrance of the subdivision as well as homes that are deeper into the subdivision. It can be shown by the 
data that there is no difference in home price depending on the location of the home in relation to the 
main access point to the subdivision. 
 
 

Recapitulation 
Below is a chart indicating the percentage difference between the average per square foot sales price of 
homes near the developments entrance and those away from the entrance.  The analysis does not indicate 
a correlation between a home’s proximity to the entrance and a home’s value.   

 

 

 
Conclusion 
 
Based on the empirical data collected and analyzed, there is no evidence that location in a subdivision in 
relation to its entrance has a positive or negative affect on sales price. The secondary data mentioned 
appears to support this conclusion and goes further to suggest that the location of a home relative to the 
entrance to the subdivision does not affect the value of the home. 
 

Development
Average $/SF 

Near
Average $/SF 

Away
% difference near vs. 

away Entrance
Sunset Hills Subdivision $102.66 $106.70 -3.79%
Dawn Haven Subdivision $98.27 $98.91 -0.65%
Centennial Farms Subdivision $114.29 $110.62 3.32%
Okemos Preserve Subdivision $129.37 $121.96 6.08%
Strawberry Farm Estates Subdivision $122.85 $129.94 -5.46%
Coventry Woods Subdivision $110.78 $112.94 -1.91%

Mean -0.40%
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Qualifications of Appraisers 

James T. Hartman, MAI, SGA, AI-GRS 
Senior Managing Director 
Valbridge Property Advisors | Southern Michigan 
 
Education: 
 

Bachelor of Arts Degree 
College of Business 
Financial Administration 
Michigan State University, East Lansing, MI 

 
License: 
 

In Michigan, appraisers are required to be licensed/certified and are regulated by the Michigan 
Department of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan  48909.  James T. 
Hartman is currently licensed as a Certified General Real Estate Appraiser with the State of Michigan, 
License #1205005950, with the State of Indiana, License #CG40600034, with the State of Ohio, License 
#2007005970, and with the State of Illinois, License #553.002225. 

 
Real Estate Appraisal Curriculum, Appraisal Institute: 
 
Classes: Basic Valuation 
 Real Estate Appraisal Principles 
 Residential Valuation  
 Standards of Professional Practice, Part A 
 Standards of Professional Practice, Part B 
 Standards of Professional Practice, Part C 
 Income Capitalization, Part A 
 Income Capitalization, Part B 
 Case Studies in Real Estate Valuation 
 Report Writing and Valuation Analysis 
 Highest & Best Use and market Analysis 
 Business Practices and Ethics 
 7-Hour National USPAP Update Course 
 Valuation of Conservation Easements 
 Fundamentals of Separating Real Property, Personal Property, and Intangible Business Assets 

Review Theory – General 
 Supervisory Appraiser/Trainee Course 
 Uniform Appraisal Standards for Federal Land Acquisitions: Practical Applications 
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Seminars: Demonstration Appraisal Report Writing 
 Scope of Work: Expanding your Range of Services 
 REITS and the Role of the Real Estate Professional 
 Partial Interest Valuation – Divided 
 Appraisal Symposium – Real Estate Underwriting 
 Still Standing – The US Real Estate Market 
 Michigan Appraising Licensing Law and Rules 
 Appraisal Consulting: A Solutions Approach for Professionals 
 Supervising Appraisal Trainees 
 Land Valuation Adjustments Workshop 
 Analyzing Distressed Real Estate 
 Market Analysis and the Site to Do Business 
 Valuation & Litigations Services SIG Kick-Off – SIG2006 
 Fair Housing 
 Introduction to International Valuation Standards 
 Environmental Solutions for Commercial RE Transactions 
 Spotlight on USPAP:  Common Errors and Issues 
 Michigan Economy 2009 
 Appraising Convenience Stores 
 Michigan Economy 2010 
 Spotlight on USPAP – Appraisal Review 
 Analyzing Distressed Real Estate 
 Spotlight on USPAP: Agreement for Services-Instructions 
 Loss Prevention program for Real Estate Appraisers 
 Liability Issues for Appraisers Performing Litigation & Other Non-Lender Work 
 Small Hotel/Motel Valuation 
 Government and the Housing Market 
 Introduction to Green Buildings: Principles & Concepts 
 Appraising Automobile Dealerships 
 
Other Seminars/Courses: 
 

Historic Preservation Conference: Incentives for Historic Preservation in Detroit - IPED 
Michigan Tax Tribunal Contemporary Issues – Oakland University 
LEED for New Construction and Major Renovations Technical Review Workshop - USGBC 
Understanding the Impact of the Interagency Appraisal and Evaluation Guidelines for Appraisers and 
Lenders 
Advanced Computer Applications for Appraisers – Valbridge Property Advisors 
Fractional Interest Valuation – Valbridge Property Advisors 

 
Appraisal Assignments: 
 

Performed a variety of appraisal assignments including appraisals of vacant land, subdivisions, industrial 
buildings, hotels, golf courses, resorts, shopping centers, bowling/family entertainment centers, 
manufactured home communities, elderly care facilities, condominium construction and conversion, 
restaurants, and office buildings. 
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Counseling Services: 
 

Economic feasibility and market studies for golf courses, hotels, apartments, multi-tenant office buildings, 
multi-tenant shopping centers and elderly care facilities. 
 

Professional Recognition: 
 

2000-1 Advisory Board, West Michigan Branch, Great Lakes Chapter, Appraisal Institute 
2001 Awarded MAI designation by the Appraisal Institute 
2002 Vice-Chair, West Michigan Branch, Great Lakes Chapter, Appraisal Institute 
2002 Public Relations Committee, Great Lakes Chapter, Appraisal Institute 
2002 General Comprehensive Exam Subcommittee, Standard Setting Panel, Appraisal Institute 
2003 Chair, West Michigan Branch, Great Lakes Chapter, Appraisal Institute 
2003 Region III Representative Alternate, Great Lakes Chapter, Appraisal Institute 
2004 Director, Great Lakes Chapter, Appraisal Institute 
2004-23 General Comprehensive Exam Subcommittee, Appraisal Institute 
2004 Real Estate Appraiser Exam Content Expert, Bureau of Commercial Services 
 Department of Labor & Economic Growth, State of Michigan 
2006 Secretary, Great Lakes Chapter, Appraisal Institute 
2007 Treasurer, Great Lakes Chapter, Appraisal Institute 
2008 Awarded SGA designation from The Society of Golf Appraisers 
2008 Vice President, Great Lakes Chapter, Appraisal Institute  
2008-9 Region III Representative, Great Lakes Chapter, Appraisal Institute 
2009 President, Great Lakes Chapter, Appraisal Institute 
2009-10 Vice Chair, General Comprehensive Exam Panel, Appraisal Institute 
2009 Awarded MRICS designation from the Royal Institution of Chartered Surveyors 
2010 Past President (Board of Directors) Great Lakes Chapter, Appraisal Institute 
2010 Region III Representative, Great Lakes Chapter, Appraisal Institute 
2011-14 Chair, General Comprehensive Exam Panel, Appraisal Institute 
2014-15 Secretary, The Society of Golf Appraisers 
2014 Awarded AI-GRS designation from Appraisal Institute 
2014-23 Member, State of Michigan Board of Real Estate Appraisers 
2016-17 President, Society of Golf Appraisers 
2015-19 Vice Chair, General Comprehensive Exam Panel, Appraisal Institute 
2016-21 Vice Chair, State of Michigan Board of Real Estate Appraisers 
2021-22 Chair, State of Michigan Board of Real Estate Appraisers 

 

EXHIBIT DEXHIBIT D D
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February 10, 2023 

VIA EMAIL: msm@kuhnrogers.com 
Marc McKellar II, Esq. 
Kuhn Rogers PLC 
4033 Eastern Sky Drive 
Traverse City, Michigan 49684 
 
Re: Project Impact Statement Supplement 

Groundwater Resources Water Supply and Sanitary Wastewater 
Proposed Wellevity Special Use Permit Application 
Section 13, T28N, R12W Elmwood Township, Michigan 

 
Dear Mr. McKellar: 
 
This letter communicates my initial evaluation of the referenced Special Use Permit (SUP) proposed.  The 
evaluation includes review of the plans provided and the SUP application in the context of site conditions.  Site 
conditions are understood from physical observations of the property and environs following comprehensive 
review of public records available for the region.  In addition, I conversed with Mr. Jamie Wade, PE via telephone 
and email.  Mr. Wade is a Professional Engineer (PE) employed by the Michigan Department of Environment, 
Great Lakes, and Energy (EGLE) and who is assigned to the Community Water Supply Program for Grand Traverse 
and Leelanau Counties.  Mr. Wade is intimately familiar with groundwater source Community Water Supplies in 
this area and has direct knowledge of the operation and performance of the Type I Community Supply wells 
located immediately east of the subject property in Section 13. 
 
BACKGROUND 
The SLU application identifies the proposed development would rely upon an existing water supply well located 
at the property to supply water for potable use and irrigation.  The well is proposed to supply water for fire 
suppression needs, consistent with applicable fires code(s) as a source for water stored in tanks (120,000 gallons) 
located at the development which will deliver fire suppression water via a “booster” pump while the well feeds 
the tanks as water is utilized.  A minor volume of water produced from this supply would be used to supplement 
natural precipitation for irrigation purposes via “drip” techniques. 
 
The probable daily water demand from this supply is given by the sanitary wastewater land application rate 
proposed to manage the fixtures and personal demands evident from the proposed land use.  The development 
would, when appropriate, apply for a permit from EGLE for a Part 22 authorization to discharge.  It is understood 
from the SUP application that this daily application volume will exceed 10,000 gallons. The design daily water 
use would be calculated at that time based upon the nominal and maximum guest capacity combined with 
operations staff.  Based upon current understanding of the project and land uses, daily water production is 
estimated at less than 20,000 gallons.  Operationally this yields a conservative estimated for nominal water 
production rate at 150 gallons per minute (GPM) with a peak production demand designed at 250 gallons per 
minute.  The peak demand assumes that fire protection tank filling is occurring, thus a “once in a lifetime” 
probability of occurrence drives system design, not ground water consumption.   

EXHIBIT EXHIBIT  D
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PUBLIC RECORDS REVIEW 
Glacial alluvium maps published for the State of Michigan were reviewed to gain understanding of the 
hydrogeological conditions of the area.  Figure 1 is excerpted from the State GeoWebFace website. 

FIGURE 1 
AREA GLACIAL GEOLOGY MAP 

 
Soils evolve on glacial alluvium under various influencing conditions.  Areas of similar soil taxonomy are 
directly related to the parent glacial alluvial texture and slopes. Figure 2 is a map of soil taxa taken from the 
1973 Soil Survey for Leelanau County. 

FIGURE 2 
SOIL SURVEY  MAP 
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These two maps indicate that the glacial alluvium is substantially uniform in texture in the area of the 
development.  The KaE and EaB soil taxa that mapped are acronyms for the Kalkaska and East Lake Series of 
soils which are predominant sand.  Thus, the underlying glacial alluvium textures are coarse alluvium.  Review 
of the 1973 Soil Survey’s Table 5 and Table 6 Engineering Properties for these Series indicate a textural 
classification for these as “SAND” and “LOAMY SAND”, respectively.  These are well-draining soils of high 
permeability with minimum permeability reported at 20-inches per hour. 
 
Existing Water Supply Wells 
Water well records for wells located in Section 13 and 14 as well were examined to identify the properties of 
glacial alluvium in the development area and several records from sections 17, 18 and 12 of  T28N, R11W 
were also reviewed.  Unsaturated and saturated zone thicknesses were examined, along with well depth and 
well screen size and open area were reviewed to determine the likely yield.   The statistics below represent 
the nature of well development in the area. 

 
The variability in properties is related to the variability in topography which in this area dictates the thickness 
of unsaturated alluvium which must be penetrated to reach the water table.  The records indicate that 
groundwater is present in the region in an unconfined,  water table aquifer.  The elevation of the water table 
at each location was determined and mapped to produce the Figure 3, below. 

 FIGURE 3 
WATER TABLE FLOW POTENTIAL  MAP 

  



 
February 10, 2023 

Page 4 of 6 

 

EGLE Well Head Protection Website Data 
This interpretation is supported independently by review of the Well Head Protection Zone Map available 
from the EGLE Water Well Viewer website tool.  Figure 4 shows the capture zone (provisional wellhead 
protection area) for the Timberlee Type I Community Supply operated by Elmwood Township (see wells 457, 
458 and 4741 on Figure 3).                                      FIGURE 4 

PROVISIONAL WELL HEAD PROTECTION AREA 

 

The provisional Well Head Protection Area (WHPA) is approximately 33% as wide as its length, which is an 
indication of the highly transmissive nature of the aquifer.  A low-wielding aquifer would have much wider 
transverse aspect as groundwater from a great distance from the well would be drawn to it.   

United States Geological Survey Open File Report Review 
The unconfined aquifer characteristics are also evident from review of the Open-File Report 2007-1236, 
“Summary of Hydrogeologic Conditions by County for the State of Michigan”.  The report notes that the glacial 
alluvium in Leelanau County ranges in thickness from 200 to 800 feet with wells capable of sustained yields of 
500 GMP in aquifers of mostly unconfined conditions.  The transmissivity is given as 17,856 ft2/day. 
 

SITE ==> 
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EVALUATION 
From review of the local hydrogeological conditions in the context of the proposed development, several 
findings of fact may be established: 

• The aquifer is of sufficient saturated thickness and transmissivity that high yielding wells are easily developed. 
• The yield and transmissivity are sufficiently great that well head capture zones are narrow in width 
• Narrow capture zones indicate reduced potential for groundwater production to affect other users. 
• Developing a 150 to 250 GPM water supply for the development is feasible. 
• The 150 to 250 GPM yield will generate a capture zone smaller than that for the Timberlee Type 1 Supply 
• The unsaturated (vazose) zone below the development site is extremely thick. 
• The vadose zone has very high permeability 
• The application rate for treated sanitary wastewater at 20,000 gallons per day is approximately 1-inch/hour. 
• Typical permit application rates for treated wastewater are over 1.5-inches/hour. 
• The permeability cited in the Leelanau County Soil Survey ranges from 20-40 inches/hour capacity. 

Thus, the production of groundwater will not affect off-site users of groundwater.  The portion of produced 
groundwater that is discharged as treated sanitary wastewater will be resident in the unsaturated zone 
approximately 2 to 10 years as it percolates downward to the water table.  The vadose zone is over 300 feet in 
thickness below the proposed land application area. The land application area is proposed over soil types well 
suited for land application of wastewater. 
 
DISCUSSION 
Conversation with Mr. Jamie Wade, PE identifies that the Timberlee Community Water Supply is robust and 
yields approximately 250-350 GPM.  Review of the WHPA and the proposed development well location does 
not instill concern for EGLE regarding any potential for impact to the existing community supply.  Operational 
concerns for the existing supply are related solely to the existing system’s pressure tank, its age and the 
expressed desire for some community members to expand distribution piping for that system.  Absent 
expansion, the Timberlee Community Supply (TCS) will continue to utilize the existing pressure tank. 
 
Review of the annual reports of water quality from sampling the TCS have never detected PFAS or any other 
chemical that has established water quality standards for municipal water supply.  The capture zone for water 
delivered by the TCS lies below hundreds of laundry and kitchen facilities in residential subdivisions south of 
the well heads.  The washing and cooking activities are no different at these many locations than the washing 
and cooking that is proposed at the development.   
 
The only meaningful difference between these two sources of wastewater discharged to the water table 
aquifer is that there is no advanced treatment for the residential wastewater and no operational regulation of 
these many waste streams.  That situation contrasts starkly with the proposed development, where design will 
be reviewed by Professional Engineers and operations will occur under the oversight of a State-certified 
wastewater treatment plant operator.  That system operation will include sampling of the applied wastewater 
and regular reporting to the State.      
  
It is my professional opinion based upon evaluation of data and facts that the proposed land use will not 
adversely impact existing or future neighboring uses and will not be detrimental to any persons, property, or 
the general welfare nor have adverse environmental impacts and detrimental effects due to use of 
groundwater supply, nor due to land application of treated wastewater. 
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It merits noting that both Type II water supply development and wastewater discharges are activities highly 
regulated by the State of Michigan.  This is true from concept to permitting to construction to operation and 
includes monitoring and reporting designed to insure that there are no detrimental impacts to the 
environment, natural resources and human health, both on-site and off-site. 
 
Respectfully submitted, 

 
Andrew Smits, PE 
Geological Engineer 
Certified Wastewater Treatment Plant Operator 
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