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- August 1973

Mr. Roger Williams
Planning Director
Traverse Bay Regional Planning Commission

Traverse City, Michigan 49684
Dear Mr. Williams:

We are pleased to submit this material for your report on the Boardman River Water-
shed, complete with the inventory maps as transmitted to your office in July.

It is realized that the nature of our recommendations leaves your office and local
groups with much to do in the way of developing land use alternatives and perfor-
mance standards. But | feel strongly that it was far better for us to concentrate
our work on a system for generating local values and goals than for us to try to
produce them for your approval. Therefore, we are quite enthusiastic about the
advances that can be made with the material contained in this study towards in-
volving more local citizenry in deciding the nature of physical development in
the watershed.

| want to express our gratitude for the effective role your office played in prepar-
ing the many inventory base maps and coordinating the many meetings.

Sincerely,

William J. Johnson
WlJ:icw
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PURPOSE AND OBJECTIVES OF THE STUDY

PURPOSE

It is assumed that it is both in the public and private interest to protect all natural con-
ditions that contribute to a high quality environment. Three important aspects of qual-
ity important to sound community development in the Traverse Bay Region are clean
water, natural scenery and open space.

In view of:

1)

2)

3)

4)

the strong trends toward extensive human use of lands bordering on water
(lakes, rivers, streams, ponds);

the easily disturbed environmental conditions inherent in all wetland
areas;

the important role that natural conditions play in assuring a high qual-
ity environment, and

the tendency for land development to interrupt natural conditions and
impair the overall environmental quality,

There needs to be a workable system of controlling and directing human development
needs towards a better fit with those natural forces at work.

This particular study effort is aimed at setting forth the basics of such a system for di-
recting development in the vicinity of the Boardman River.

OBJECTIVES

1)

2)

3)

Development of guidelines for the logical and appropriate use of lands
bordering the Boardman River and its major tributary streams. The study
area includes the variety of uses bordering the River which might have
an impact upon water quality and its preservation as a natural amenity.

Recommend ways and means of controlling land uses and development
practices in order to preserve the River Environment. Such recommen-
dations will have development control implications for private and
public land development.

Relate the content of these studies to existing and emerging state and
local land use control policies.



The results of the study do much to satisfy the purpose and objectives as stated on the
previous page. The unique contribution contained in this report is the preparation of

a land use evaluation system complete with an inventory of maps and instructions on
how they might best be combined to reveal insights on local environmental issues. It
allows local groups to build their own evaluations on how to manage and control the
significant natural amenities of the Boardman River Watershed. If they are willing to
do this, it will be much more effective than depending wholly on the advice and judge-
ment of consultants and outside public officials.
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INTRODUCTION

General Observations Regarding Development in the Region

The shores of Traverse Bay and the Leelanau shores of
Lake Michigan, the area's remote rural quality, many rivers
and streams and varied woodlands combine to be a major
destination for those in southern Michigan and bordering
states to the south who seek quiet, natural beauty.

The Boardman River is a particularly outstanding feature
of this attractive region. lts tributaries begin some 30 miles
east of Traverse City, running through heavily wooded state
forest areas with the main river course turning northward
some 7 miles south of Traverse City where it empties into
Grand Traverse Bay. The river, once important to the lum-
bering operation and local electric power supply, now at-
tracts recreation and housing. The natural character of the
watershed provides an attractive arrival experience for those
arriving in Traverse City from the south and east.

Leisure-time and retirement development continues to
occur in the Boardman River watershed and the Traverse City
environs. Most is occurring along shores of water bodies and
along existing state and county roadways. But now, the in-
creasing scarcity of available building sites along prime lakes
and streams presses people to look for building sites in more
remote areas, on lesser known lakes and small streams. In-
creasingly even woodlands alone with enough topography to
feature views is an appropriate aesthetic setting to entice
new housing and leisure-time development. Continuing im-
provement in county and state roads in the area and new
access to remote areas brought on by oil and gas extractions
encourages the extended general use of lands in the Boardman

watershed.



An overview of urbanizing patterns in Michigan indicate
that the Boardman River and its 186,000 acre watershed lies
in the path of access routes from the south and east of Michi-
gan into the Traverse Bay-Leelanau region. Fife Lake State
Forest, a major feature of the watershed, is rather small when
compared to the forested areas of the Manistee and AuSable
area. The forested areas contain much of the sensitive natu-
ral conditions which are associated with natural beauty and
ecological worth. In addition, it is surrounded by a series
of small towns (Acme, Williamsburg, Kalkaska, S. Board-
man, Fife Lake, Kingsley, Mayfield) as well as Traverse
City. Although the watershed abounds with significant nat-
vral qualities, its location makes it particularly vulnerable
to continuing urbanization.

It is clear that:

1. the natural character of the watershed provides
an important ecological and aesthetic base for
the Traverse Bay region

2. very little "remoteness" remains

3. the numbers of people living and playing in
the watershed will increase and

4. its significant natural character will need spe-

cial care if it is to be retained.
Range of Protective Attitudes

If there are steps taken to assure the protection of the
watershed area, the individual residents of the area will
have to decide to do so. But the range of the particular
points of view regarding the need for protective steps varies
making such decision difficult. Some want to see that the

woodlands and wetlands are allowed to return to a more nat-



ural state with a decreasing use by people. Some want to
strive for a balance between development needs and preser-
vation with strong controls on development practices. Others
feel that development has not and will not damage the en-
vironment that much and no further controls are necessary.

Another variable set of views are on how to achieve
whatever level of protection is agreed upon. Some will
want to emphasize the ability to do the right job "on their
own", while others will want to work through local and
state legislation to achieve protection.

The complexity of the problems inherent in protecting
the environment and the various values of those who reside
in the area calls for a "planning ahead" process that seeks
common ground, works from a base of objective information,
provides good view of the "whole" and reveals how to take
"first things first". Although there is for many a sense of
great urgency, it is important to move ahead step by step
with emphasis on open and frequent communications among
the residents of the region.

For those interested in protecting natural values in the
watershed, there seem to be three basic points-of-view that

come out in conversations:

1. Free-will land ethic. This point of view holds

that each land holder can and will respond to
the need for protecting natural values in his own
interpretation and that the range of choices of
land use and construction practice is very broad

before environmental damage occurs.

The advantages of this view are that little, if
any, further coordinative planning investment

is necessary and the the choice of performance



level on the part of each land holder is his own

to determine and achieve.

Unfortunately, this viewpoint cannot assure good
development behavior where it is critical to pro-
tect delicate natural conditions because the land
holder will simply not be aware of it. This view
does not adequately support the idea of identify-
ing the public interest (which often calls upon
an individual to limit his own choices). Such a
point of view, as in the past, generates undue
public costs in unrelated development and unfore-
seen services. Accordingly, what appears at first
to honor individual rights, in fact, heavily pe-
nalizes the individual land holder.

Forced preservation. This view sees the existing

natural environment as a severely damaged part
of our life-support system with the only reason-
able chance for repair being for a holding, if

not a reduction, in the present levels of human

use.

The advantages, if achieved, are clearly in the
assurance of protecting natural conditions by

leaving them alone.

The problems in this point of view relate to how
people can in fact be literally stopped from using
land or limited enough to effectively achieve the
goals of classic preservation. Loss of economic
base and property rights are other issues.

Managed development-preservation balance. This

point of view assumes that a degree of acceptable

environmental disruption caused by development



can be accommodated and that the critical attrib-
utes of natural conditions can be identified and
protected by manipulating development location,

density and practice.

The advantages are in keeping an economic base
in motion and protecting the critical attributes of

the natural environment.

The problems relate to the rather complex planning
mechanism needed to coordinate, inform, control
and guide people and their development interests.
A certain narrowing in choice for individual land
holders is a consequence. Local investments in
time and support of coordinative planning groups
would increase. Certain rules beyond present

levels would have to be accepted by all.

This is only an estimate of basic viewpoints and their
different implications. These and others should be explored
and represented in discussion. It seems reasonable to indi-
cate however that certain aspects of all three points of view
have to be applied in gaining ground on the protections of
the watershed with special emphasis on the "managed bal-
ance" point of view.

To protect and preserve the natural characteristics of
the watershed in the face of development pressures is an es=-
sential goal to agree upon. However, in order to be success-
ful it will be necessary to consider the reality that this rather
small watershed is and will continue to be highly modified by
residential, recreational and commercial interests. It seems
to call for a particularly creative program of efforts to find

a fitting balance of people needs and natural values.



Because of this, there is a special need to:

1. gain more precise knowledge about the natural
environment in the Boardman River watershed
and

2, give special effort to ways and means of nego-
tiating private development behavior into proper
restraint. (There are known performance stan-
dards that allow development to profitably occur
in harmony with the ecosystem and natural setting
which people need to know about and work with

before they make irreversible decisions.

If these two basic steps could be accomplished by the
regional and township planning groups, it would be an in-

valuable service to the residents of the area.

10
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RECOMMENDATIONS

There follows a summary of basic findings of the study

and their application to two sets of recommendations; one

set relating to priority planning efforts and the second set

relating to current issues as identified by the working com-

mittee.

Three basic findings of this study help to suggest the

next planning steps and how current issues can be evaluated

by those who are concerned.

].

Any use or action that will stabilize present use

levels and natural character along the river should

be encouraged. The Boardman River is already

highly exposed to varying degrees of public and
private use from the River mouth to the upper
reaches of its watershed. At the present time,
there remain enough natural stretches along the
Boardman River's various water courses to sustain
a significant amount of the natural cleansing ac-
tion of water runoff processes, wide varieties of
wildlife and vegetation, as well as the great
beauty inherent in the entire setting. The supply
is very limited when compared to the urbanizing
area of the Traverse Bay region and present land
use practices are rapidly eating into that supply.
Until there are more assurances that development
practices can and will honor these natural condi-
tions, it would be wise to discourage any uses or
actions which will predictably attract heavy pub-
lic access, attract high density uses and/or set

precedence for either.

12



There are and will be cases where the amount and
nature of land being considered, the type of cluster-
ing of density being proposed and the type of land
development practices being assured speak for ex-
ceptions to this stabilization policy, because the
protection of the environment can be equally
achieved in other ways. But at this moment such
performance cannot be assured and the intent of
this planning effort is to advance the state of the
art toward less dependence on land use restriction
and more focus upon the assurance of high perfor-
mance in development practice.

Any proposed land use (including highways and

utility rights-of-way) should be located in environ-

mental conditions suitable to the use proposed and

without significantly altering established natural

and social values. Admittedly, this is a big order.

Establishing land use is still a highly arbitrary pro-
cess at best. But significant progress is being made
through the "land use suitability" approach to land
planning. This study embodies that approach and
sets up a more refined process whereby various land
use proposals can be evaluated regarding their suit-
ability to the environment and the relative altera-
tion they may cause to established natural and social
values. Though still rather rough, the process de-
scribed in this study can be used immediately by
township planning bodies throughout the watershed
to begin to systematically evaluate general location

of various land uses.

13



Any process which controls land use should include

a special set of performance standards to guide plan-

ning and design of that land use whenever various

sensitive environmental conditions are involved.

Most facilities tend to be planned with standards
which assume normal environmental conditions and
work with minimum corrective standards when ab-
normal environmental conditions are met (i.e. high-
ways, buildings, etc.). In that sensitive environ-
mental conditions can be identified and located, it
is possible to foresee when a certain land use will
have to be adjusted to fit abnormal and/or sensitive
environmental conditions. This knowledge is not
only helpful to warning a developer of a pending
cost burden but it also allows a developer to be
aware of the critical environmental design adjust-
ments needed in the facility and related site de-
velopment practices. There are some illustrative
examples of such performance standards contained
in this study and are indicative of the type of re-
quirements that should accompany any final autho-
rization to alter the land. Some of these public
interest negotiations have already been made with
various private corporations, but much more can be
done by local planning groups to give precision and

clarity to such requirements.

14




RECOMMENDATIONS REGARDING NEXT PLANNING STEPS

1.

Adopt land use goals and related performance standards

which enhance the natural characteristics of the Board-

man River watershed using the natural systems inventory

process outlined in this report.

Utilize existing legislative tools as a means to attain

these goals. Such tools include:

a

o

(2]

)
)
)
)

d

Rural Township Zoning Act

Natural Rivers Act of 1970
Erosion Control and Sedimentation Act of 1972

Township Minimum Construction Act

Utilize a professional planning staff which will be re-

sponsible to a governing organization for an intra-town-

ship planning and implementation effort within the wa-

tershed. Additional tasks for which this staff could be

responsible:

a)

Inspect all existing solid and liquid waste disposal
systems within the watershed for adequacy. Pro-
gram a code update process for those which are
deficient.

Develop a program for updating and expanding the
natural systems inventory process.

Upgrade Kalkaska County's soil survey to a level
compatible with Grand Traverse County.

Develop and coordinate with other responsible
public agencies design standards which enhance
natural systems values, i.e. erosion control, den-
sity control in areas without public sewer based

upon soil characteristics, etc.

15



4. Develop and implement a process for site plan review
and site construction inspection for all new construc-

tion permits within the watershed.




RECOMMENDATIONS REGARDING CURRENT ISSUES

During early stages of the study a meeting of the Board-
man River Study Committee developed a list of local issues
and concerns. Although not an exhaustive list of all issues,
it did outline the kinds of concerns a study like this should

address. That initial list is as follows:

—r
.

Atlantic Salmon in the Boardman River

Removal of Dams

Qil drilling and pipelines and construction practices

Utility R.O.W.

Highway locations

Density requirements for wet areas

Storm and sanitary sewage effluent on water quality

‘Commercial canoeing

Off-road vehicles

NV 00 NN O AW

Later discussion highlighted housing along the River and
sanitary land fill as additional local concerns.

These issues come up because the uses that people want
to make of land and water do not easily fit with the natural
conditions which exist. Evidence shows that it is in all of
our interests to find the most compatible fit. In the past
there were not enough people residing in the area to make
the conflict very apparent. But now the increasing number
of people seeking to use the land makes it more difficult to
make the fit a compatible one. Experience shows that it can
be done but it will take more conscious effort than people
are used to. That "more conscious effort" is the kind of plan-
ning that the watershed study committee is now doing.

Relating the three basic findings noted above to the list

of current issues, following is the consultant's point of view

17



on each. It is intended, however, that through the overview
gained in this report and related discussions, each person con-
cerned will develop an evaluation of these same issues. Al-
though there will certainly be differences in opinion, there
appears to be enough insight available to allow most of those
local to the scene to agree on an initial action program for

each issue similar to that listed below:

1. ATLANTIC SALMON
A program for bringing Atlantic Salmon into the
Boardman River appears to be an unnecessary at-
traction to increased public access along the
River edge at this time.

Suggested Action: Discourage its instigation at

this time. For future discussion, seek a docu-
mented estimate of the development implications
of such a program, its range of compatibility with
other recreational uses along the river, and the
necessary development controls essential to pro-
tecting the natural qualities along the river.

2. REMOVAL OF DAMS
Removing any of the dams would run counter to
the desire to protect the stability of present en-
vironmental conditions along the river. The land
newly exposed by the lowering of water level
would attract new uses and increased access. Un-
til the need for such land becomes clear and until
there are greater assurances in the quality develop-
ment of such land, the dams should be kept and
maintained. Any costs of maintaining the dams
will seem miniscule to the development and main-
tenance costs of new uses brought about by their

removal ,

18



Suggested Action: Retain dams. For future discus-

sions in relation to long range removal, develop an
estimate of the potential use of new lands, auto
and other access patterns thereby generated, rela-
tion to neighboring community development and
performance standards necessary to assure the nat-
ural qualities along the river.

OIL/GAS DRILLING, PIPELINES AND CONSTRUC-
TION PRACTICES.

The introduction of drilling operations into the nat-
ural qualities of the Boardman River watershed has
been and can be an environmentally disruptive
practice. Much has been done by the industry to
respond to those disruptive characteristics in agree-
ments relating to their permits to drill. The amount
of clearing necessary to drill has been reduced,
access roads removed, replanting of disturbed areas,
etc. Coordinated pre-planning of well locations
and pipelines and stream crossing repair are prac-
tices which could be given more attention in the
public interest.

Suggested Action: Encourage the current practice

of performance agreements being negotiated before
permits are received. Prepare a case for coordina-
tion of well and pipeline location with other long-
range planning considerations, i.e. highway loca-
tion, recreation patterns, utility rights—of-way and
sensitive environmental values mapping. Identify
the present performance standards now being used
and strengthen them where needed (i.e. the adop-
tion of stream crossing standards in keeping with the

regulations suggested in the Natural Rivers Act).

19



UTILITY RIGHTS-OF-WAY

Utility lines and transformer stations are difficult
to hide and do much to disrupt the natural beauty
of an area. Although some efforts have been
made to plan them to fit more sensitively with the
environment, the great cuts through Fife Lake
State Forest, the clearing of prominent hillsides
and presence of transformers in areas of natural
beauty has been injurious to the quality of envi-
ronment in the watershed. Intensive efforts are
needed to bring about the adoption of the better
practices that are available.

Suggested Action: Research the recent efforts

made on the part of power companies throughout
the U.S. to respond to environmental problems.
Select those practices that can uniquely apply to
the Traverse Bay regional environment. Commu-
nicate with the power companies and jointly de~
velop a set of environmentally sensitive perfor-
mance standards. Special attention should be
given earlier coordination of rights-of-way plan-
ning with proposed highway routes, recreation
systems and sensitive conditions of great natural
beauty.

HIGHWAY LOCATION

All road improvements (freeway, parkway, major
secondary) should be located and designed in har-
mony with the sensitive environmental conditions
which exist. To do this calls for intensive early
coordination with other proposed facilities and the
maximum use of data which describes existing en-

vironmental conditions. Special concern should

20



be given to the location of freeway interchanges
and the related strip development along roads lead-
ing to Traverse City. Construction of new roadways,
if considered early enough, can bring about certain
environmental advantages as well, i.e. lead high
accessibility away from the more fragile environ-
ments, provide buffers which can distinguish be-
tween urban and rural character, align with pat-
terns of recreational systems, providing access and
land acquisition economics, etc.

Suggested Action: Encourage the most comprehen-

sive overview of transportation needs and its related

impact upon sensitive environmental conditions in

the watershed.

a) convey to transportation planning authorities
the desire to work with a planning evaluation
process such as is illustrated in this report.

b) study and evaluate various freeway location
choices using the evaluation process described
in this report.

c) develop a set of basic performance standards
for any roadway improvement as it might dis-
rupt any of the prevalent sensitive environ-
mental conditions in the watershed.

d) seek to persuade transportation planning au-
thorities to adopt such standards.

COMMERCIAL CANOEING

In the spirit of seeking to stabilize the trend of in-

creasing activities along the River and after observ-

ing the already active level of canoeing on the

River, it would be well to hold the present level of

commercial canoeing as a maximum level.

21



Suggested Action: Avoid additional commercial

canoeing at this time. Further discussion regard-
ing any increase should be held if and when the
basic environmental protection standards of the
Natural Rivers Act are implemented. For further
discussion there should be sought documented es-
timates of the development implications of in-
creased activities of this kind, its range of com-
patibility with other recreational uses along the
River and the necessary development controls es-
sential to protecting natural river quality.
HOUSING ALONG STREAMS

The construction of cabins and homes along the
River and its tributaries are increasing. Some fit
with surroundings, others destroy the beauty.

Most occur as single construction projects but pro-
posals for housing projects will probably increase.
In either case the most beneficial thing that could
happen at this time is for those who will be involved
in some construction along the River to recognize
and abide by the rather simple planning guidelines
that can keep the development from being so ruin-
ous to natural beauty. By setting back enough to
leave the bank vegetation intact, by using low
profile construction, dark roofing and earth tone
paints and using the natural vegetation as yard
landscapes, most visual disruption can be solved.
The setback can also avoid some of the erosion prob-
lems associated with construction too close to the
River bank. The Natural Rivers Act embodies the
principle of the setback yet leaves a good deal of
choice on the owner's part as to how property is de-

veloped.

22



Suggested Action: Develop and illustrate a set of

basic planning guidelines for the protection of the
River's natural beauty and communicate these prin-
cipals to residents of the watershed. Build these
principals into the performance standard require-
ments of local development control mechanisms.
DENSITY REQUIREMENTS FOR WET AREAS AND
STORM AND SANITARY EFFLUENT ON WATER
QUALITY

These two issues can be resolved by basing density
allowances on the principle of land suitability.
Suitability for various densities relates largely to
soil, land form and vegetation characteristics. The
evaluation process featured in this study speaks di-
rectly to showing where conditions suggest develop-
ment density ranges. The process should be put to
work .

Suggested Action: Use the process suggested in this

study to respond to current density questions need-
ing decisions. ldentify critical gaps of information
and refine the process enough to illustrate its use-
fulness. Special attention should be given to the
criteria for more precisely describing sensitive en-
vironmental conditions (i.e. "wet" areas may be
defined by a combination of certain soil character-
istics and the presence of certain plant materials).
SANITARY LAND FILL

Land fill operations are difficult to locate in that
they tend to make rather poor neighbors. They
bring traffic, produce odors, are unsightly, can
contaminate water and generally have a negative

impact upon land values. Like transportation and
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