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Hi Alacia,

Here is the lot split package for the M22 Development, LLC for tomorrow’s Village Council 
meeting. I am recommending approval and will plan to participate in the meeting to answer 
any VC questions, if any.

Thank you.

Christopher P Grobbel, PhD
GROBBEL ENVIRONMENTAL & PLANNING ASSOCIATES
PO BOX 58
Lake Leelanau, MI 49653
231-499-7165

mailto:cgrobbel@grobbelenvironmental.com
mailto:deputyclerk@villageofempire.com
mailto:roger@cornerstonehomestc.com
mailto:crainengineeringllc@gmail.com
mailto:ksimmer@simmerlandsurvey.com



Village of  Empire P.O. Box 253 Empire Michigan 49630  


June 22, 2020  


Mr. Roger Send M-22 Development, LLC 


830 E. Front St., Ste. 204  
Traverse City, MI 49686


RE: Application for Lot/Land Divisions, Parcel No. 45-041-719-011-00, Village 
of Empire, Leelanau County, Michigan. 


Dear Mr. Send, 


Please find this Zoning Administrator review and recommendation for approval 
of your request for seven (7) lot splits at the above-referenced parcel. The 
reasons for this recommendation for approval are detailed below. I met with 
Mr. Tim Figura in late May, 2020 to review these proposed splits in 
conformance with the Michigan Land Division and the Village of Empire Land 
Division Ordinance, Ordinance No. 103, dated March 20, 2007. 


Empire Ordinance No. 103, Section 5 states: 


“The Village Zoning Administrator shall review and shall make a 
recommendation to the Village Council for approval or disapproval of the 
proposed land division or combination. The Village Zoning Administrator 
(ZA) shall make such recommendation based on his/her determination of 
the compliance of the proposed division or combination with the following 
requirements: 


A.  The proposed parcel(s) or lot(s), as divided or combined, shall fully 
conform to or, if presently conforming, will be more conforming to the 
requirements of the Village Zoning Ordinance. 
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ZA Recommendation: 


The subject parent parcel (i.e., Parcel # 45-041-719-001-11) is zoned General 
Residential (GR) pursuant to the Village of Empire, Zoning Ordinance, as 
amended through Ordinance #132, December 8, 2011. The GR district requires 
a minimum lot size of 12,500 square feet, minimum lot width of one-hundred 
(100) feet, twenty (20) feet minimum front setback, ten (10) foot minimum side 
setback, minimum rear setback of ten (10) feet, and maximum lot coverage of 
25 percent. 


The proposed lot splits will range from 0.59 to 1.42 acres, and are determined 
to meet all other relevant dimensional requirements of Section 5.A. of the 
Village Zoning Ordinance. 


B.  The property remaining after the proposed division or combination has 
occurred constitutes a lot or parcel which conforms fully with the 
requirements of the zoning district in which it is located or, if presently 
nonconforming, will be more conforming to the requirements of the 
Village Zoning Ordinance. 


ZA Recommendation: 


The proposed lot split is determined to meet this requirement of Village Zoning 
Ordinance. 


C.  A lot in a recorded plat is not divided into more than four (4) parcel(s) 
or lot(s) as a result of the proposed division. 


ZA Recommendation:


Not applicable. The proposed lot splits are a metes and bounds divisions and 
seven (7) “non-reviewed” splits are allowed under the LDA, and the parent 
parcel is not within a recorded plat. All subsequent splits, if any, will be subject 
to site condominium and/or planned unit development review by the Village of 
Empire.


D. The division of an unplatted parcel of land complies with the 
requirements of the LDA.1


 The Michigan Land Division Act, (1967 PA 288, as amended, formerly known as the Subdivision Control Act). 1
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ZA Recommendation: 


The Michigan Land Division Act (LDA), in part, states “A municipality shall 
approve or disapprove of a proposed division ...(provided) each resulting parcel 
has a depth of no more than 4 times the width or, if an ordinance referred to in 
subsection (5) (of the LDA) requires a smaller width to depth ratio, a depth 
ratio as required by the ordinance.”   The Michigan LDA also requires parcel 2


access from a public thoroughfare, the provision of easements essential 
services, etc. The proposed lots are accessible from Crescent Dr., will be 
adequately served by essential services/utilities, and otherwise comply with the 
requirements of the Michigan LDA.  


E.  Any lot resulting from the proposed division or combination must meet 
the minimum dimensional requirements of the zoning district in which it is 
located.  


ZA Recommendation: 


The proposed lot splits are determined to meet the minimum requirements of 
the GR district within the Village Zoning Ordinance. See A and B above. 


F. Any lot resulting from the proposed division or combination must meet 
the minimum buildable area requirements of the zoning district in which it 
is located. 


ZA Recommendation: 


The lot splits as proposed are determined to meet the minimum buildable area 
requirements of the GR district within the Village Zoning Ordinance. See A, B 
and E above. 


G. The division or combination shall not result in the creation of a flag lot 
except upon a finding by the Village Council that, due to limited street 
frontage, there is no other way to gain access to the parcel or lot which is 
otherwise build able under the requirements of the zoning district in which 
it is located. In such cases, the flag lot created must have at least twenty 
(20) feet of frontage on a public street and it must be separated from 


 Michigan Land Division Act, (1967 PA 288, as amended, formerly known as the Subdivision Control Act), Section 2


109(1) (b).
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another flag lot by a distance equal to to the minimum lot width of the 
zoning district in which the flag lot is located. In addition the main (non-
flag) portion of the shall meet the front, side and rear yard setback 
requirements of the zoning district in which it is located.” 


ZA Recommendation: 


The proposed new lots are generally of a regular-shape, not flag lots, which 
reasonably conform with the Village of Empire Land Division Ordinance and 
the Michigan LDA. It is recommended that the proposed splits conform with 
Section G above. 


Other Recommendations: 


Section 6 of the Village of Empire Land Division Ordinance requires the 
Village Council or approve or disapprove the land split application within 45 
days of receipt of an administratively complete application. On May 15, 2020 
applicant Mr. Roger Send Chase made such application and Village Deputy 
Clerk Alacia Acton placed this matter on the agenda of the Village Council 
meeting on June 23, 2020 at 7 pm at the Empire Township Hall, 10088 Front 
St. Empire, Michigan.  


It is recommended that the proposed splits be approved. 


Please feel free to contact me at 231-499-7175 or 
cgrobbel@grobbelenvironmental.com with questions. Thank you. 


Sincerely, 


Village of Empire 


 
Christopher P. Grobbel, Ph.D. 


Zoning Administrator 


enclosures
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On May 15, 2020, at 2:12 PM, deputyclerk@villageofempire.com wrote:

 
 
Alacia Acton
Deputy Clerk
Village of Empire
11518 S. Lacore, PO Box 253
Empire, MI 49630
Office: 231-326-5466
Fax: 231-326-6068
 
PLEASE NOTE: All correspondence to and from this address is subject to the Michigan Freedom of Information Act (FOIA) and may be disclosed to third parties. 
 
 

<Village at M22 Lot Splits 05152020.pdf>







Village of  Empire P.O. Box 253 Empire Michigan 49630  

June 22, 2020  

Mr. Roger Send M-22 Development, LLC 

830 E. Front St., Ste. 204  
Traverse City, MI 49686

RE: Application for Lot/Land Divisions, Parcel No. 45-041-719-011-00, Village 
of Empire, Leelanau County, Michigan. 

Dear Mr. Send, 

Please find this Zoning Administrator review and recommendation for approval 
of your request for seven (7) lot splits at the above-referenced parcel. The 
reasons for this recommendation for approval are detailed below. I met with 
Mr. Tim Figura in late May, 2020 to review these proposed splits in 
conformance with the Michigan Land Division and the Village of Empire Land 
Division Ordinance, Ordinance No. 103, dated March 20, 2007. 

Empire Ordinance No. 103, Section 5 states: 

“The Village Zoning Administrator shall review and shall make a 
recommendation to the Village Council for approval or disapproval of the 
proposed land division or combination. The Village Zoning Administrator 
(ZA) shall make such recommendation based on his/her determination of 
the compliance of the proposed division or combination with the following 
requirements: 

A.  The proposed parcel(s) or lot(s), as divided or combined, shall fully 
conform to or, if presently conforming, will be more conforming to the 
requirements of the Village Zoning Ordinance. 
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ZA Recommendation: 

The subject parent parcel (i.e., Parcel # 45-041-719-001-11) is zoned General 
Residential (GR) pursuant to the Village of Empire, Zoning Ordinance, as 
amended through Ordinance #132, December 8, 2011. The GR district requires 
a minimum lot size of 12,500 square feet, minimum lot width of one-hundred 
(100) feet, twenty (20) feet minimum front setback, ten (10) foot minimum side 
setback, minimum rear setback of ten (10) feet, and maximum lot coverage of 
25 percent. 

The proposed lot splits will range from 0.59 to 1.42 acres, and are determined 
to meet all other relevant dimensional requirements of Section 5.A. of the 
Village Zoning Ordinance. 

B.  The property remaining after the proposed division or combination has 
occurred constitutes a lot or parcel which conforms fully with the 
requirements of the zoning district in which it is located or, if presently 
nonconforming, will be more conforming to the requirements of the 
Village Zoning Ordinance. 

ZA Recommendation: 

The proposed lot split is determined to meet this requirement of Village Zoning 
Ordinance. 

C.  A lot in a recorded plat is not divided into more than four (4) parcel(s) 
or lot(s) as a result of the proposed division. 

ZA Recommendation:

Not applicable. The proposed lot splits are a metes and bounds divisions and 
seven (7) “non-reviewed” splits are allowed under the LDA, and the parent 
parcel is not within a recorded plat. All subsequent splits, if any, will be subject 
to site condominium and/or planned unit development review by the Village of 
Empire.

D. The division of an unplatted parcel of land complies with the 
requirements of the LDA.1

 The Michigan Land Division Act, (1967 PA 288, as amended, formerly known as the Subdivision Control Act). 1
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ZA Recommendation: 

The Michigan Land Division Act (LDA), in part, states “A municipality shall 
approve or disapprove of a proposed division ...(provided) each resulting parcel 
has a depth of no more than 4 times the width or, if an ordinance referred to in 
subsection (5) (of the LDA) requires a smaller width to depth ratio, a depth 
ratio as required by the ordinance.”   The Michigan LDA also requires parcel 2

access from a public thoroughfare, the provision of easements essential 
services, etc. The proposed lots are accessible from Crescent Dr., will be 
adequately served by essential services/utilities, and otherwise comply with the 
requirements of the Michigan LDA.  

E.  Any lot resulting from the proposed division or combination must meet 
the minimum dimensional requirements of the zoning district in which it is 
located.  

ZA Recommendation: 

The proposed lot splits are determined to meet the minimum requirements of 
the GR district within the Village Zoning Ordinance. See A and B above. 

F. Any lot resulting from the proposed division or combination must meet 
the minimum buildable area requirements of the zoning district in which it 
is located. 

ZA Recommendation: 

The lot splits as proposed are determined to meet the minimum buildable area 
requirements of the GR district within the Village Zoning Ordinance. See A, B 
and E above. 

G. The division or combination shall not result in the creation of a flag lot 
except upon a finding by the Village Council that, due to limited street 
frontage, there is no other way to gain access to the parcel or lot which is 
otherwise build able under the requirements of the zoning district in which 
it is located. In such cases, the flag lot created must have at least twenty 
(20) feet of frontage on a public street and it must be separated from 

 Michigan Land Division Act, (1967 PA 288, as amended, formerly known as the Subdivision Control Act), Section 2

109(1) (b).
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another flag lot by a distance equal to to the minimum lot width of the 
zoning district in which the flag lot is located. In addition the main (non-
flag) portion of the shall meet the front, side and rear yard setback 
requirements of the zoning district in which it is located.” 

ZA Recommendation: 

The proposed new lots are generally of a regular-shape, not flag lots, which 
reasonably conform with the Village of Empire Land Division Ordinance and 
the Michigan LDA. It is recommended that the proposed splits conform with 
Section G above. 

Other Recommendations: 

Section 6 of the Village of Empire Land Division Ordinance requires the 
Village Council or approve or disapprove the land split application within 45 
days of receipt of an administratively complete application. On May 15, 2020 
applicant Mr. Roger Send Chase made such application and Village Deputy 
Clerk Alacia Acton placed this matter on the agenda of the Village Council 
meeting on June 23, 2020 at 7 pm at the Empire Township Hall, 10088 Front 
St. Empire, Michigan.  

It is recommended that the proposed splits be approved. 

Please feel free to contact me at 231-499-7175 or 
cgrobbel@grobbelenvironmental.com with questions. Thank you. 

Sincerely, 

Village of Empire 

 
Christopher P. Grobbel, Ph.D. 

Zoning Administrator 

enclosures
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