
  CHEBOYGAN COUNTY PLANNING COMMISSION 
870 SOUTH MAIN ST.  PO BOX 70  CHEBOYGAN, MI 49721 

PHONE: (231)627-8489  FAX: (231)627-3646 
 

 
 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY,  MARCH 2, 2016 AT 7:00 PM 

ROOM 135 – COMMISSIONERS ROOM  
CHEBOYGAN COUNTY BUILDING, 870 S. MAIN ST., CHEBOYGAN, MI 49721 

 
AGENDA  

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

APPROVAL OF AGENDA 

APPROVAL OF MINUTES 

PUBLIC HEARING AND ACTION ON REQUESTS 

1. The Case Group / Awakon Federal Credit Union - Requests a Site Plan Review for an Office (section 6.2.15). The property is 
located at 6272 M-68 Hwy, Tuscarora Twp., section 24, parcel #161-024-400-575-0, and is zoned Commercial Development 
(D-CM). 

UNFINISHED BUSINESS 

1. Review of Draft PUD and Planned Project zoning ordinance amendments 

 NEW BUSINESS 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

ADJOURN 



CHEBOYGAN COUNTY 
PLANNING COMMISSION 

 
The Case Group / Awakon Federal Credit Union – Updated on 02/24/16 
 

Exhibit List  
 

1. Cheboygan County Zoning Ordinance 
2. Cheboygan County Master Plan 

3. Site Plan Review Application (6 Pages) 

4. Site Plan (1 Page) – Updated Site Plan On 02/24/16 

5. Topographical Survey (1 Page) 
6. Exterior Materials Drawing (1 Page) 

7. Site Lighting Layout (1 Page) 

8. Proposed Floor Plan (1 Page) 

 
The following items were added to the exhibit list on 02/24/16: 

9. E-mail dated 02/19/16 from Dave Carpenter (Tuscarora Township Fire Chief) to Deb Tomlinson (1 Page) 

10.  

11.  

Note:  Planning Commission members have exhibits 1 and 2. 

























Exhibit 9

Deborah Tomlinson

 

From: Dave Carpenter [mailto:dpcarpenter@voyager.net]  
Sent: Friday, February 19, 2016 2:09 PM 
To: Deborah Tomlinson 
Subject: Re: Awakon Federal Credit Union - Cheboygan County Planning Commission 
 

Hi Deb, 
  
I don’t see any concerns in regards to the Fire Department, if you have any questions please feel free to 
contact me anytime. 
  
Thanks, 
  
Dave Carpenter 
Fire Chief 
  



CHEBOYGAN COUNTY  

COMMUNITY DEVELOPMENT DEPARTMENT  

CHEBOYGAN COUNTY BUILDING  870 S. MAIN STREET, PO BOX 70  CHEBOYGAN, MI 49721 

PHONE: (231)627-8489  FAX: (231)627-3646 

www.cheboygancounty.net/planning/ 

 

STAFF REPORT 

 

Item:  Consideration of site plan review for 

replacement of a Credit Union office in a 

Commercial Development zoning district. 

Prepared by: 

Scott McNeil 

Date: 

February 24, 2016 
Expected Meeting Date: 

March 2, 2016 

 

GENERAL INFORMATION 

 

Applicant: The Case Group  

 

Owner: Awakon Federal Credit Union 

 

Contact person: Mr. Douglas Clark, The Case Group 

 

Phone: 248-994-2235  

 

Requested Action:  Approval of site plan review for office use pursuant to Section 6.2.15. 

 

BACKGROUND INFORMATION 

Introduction: 

The applicant is seeking an approval of a site plan for to replace an existing Credit Union office 

structure and add new parking and teller window facilities.   

 

The subject site is located at 6272 South Straits Hwy. in Tuscarora Township and is zoned 

Commercial Development (D-CM).  Offices are permitted uses per section 6.2.15. 

 

Current Zoning: Commercial Development (D-CM) 

 

Surrounding Land Uses:  Commercial uses surround the subject site. 

 

Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, and 

floodplain): There are no known environmentally sensitive areas on the subject site.  

 

Historic buildings/features: 

There are no historic buildings or historic features on this site. 

 

 

 



 

 

Traffic Implications: 

The site is located on South Straits Highway. This application proposes replacement of an 

existing structure with a larger structure with the same use. This project will have minimal effect 

on current traffic conditions. 

 

Parking: 

Section 17.6 requires 1 parking space for each 250 s.f. of usable floor area, 4 stacking spaces per 

teller window and 1 parking space for every 2 employees. Based on the floor plan submitted I 

have calculated 1688 s.f. of usable floor area requiring 7 parking spaces and identified one teller 

window requiring 4 stacking spaces. The applicant indicates there will be up to 8 employee’s 

requiring 4 parking spaces. Based on my review of section 17.6., 11 parking spaces are required 

relative to the useable floor area and employee parking requirements. The applicant has 

identified 24 parking spaces on the site plan. Based on my review there are 7 stacking spaces at 

the teller window facility where 4 are required.  

 

Access and street design:  (secondary access, pedestrian access, sidewalks, residential 

buffer, ROW width, access to adjacent properties) 

Access to the site is facilitated by single driveway from South Straits Hwy.  

 

Signs.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                          

One freestanding sign is indicated on the site plan. No dimensions are indicated. Signage with be 

approved pursuant to section 17.19.  

 

Fence/Hedge/Buffer 

No new fence, hedge or other type of buffer is proposed nor required. 

 

Lighting: A lighting plan has been provided. The applicant indicated via the plan and in the 

application that the lighting will meet the applicable standards of the site plan review.  

 

Stormwater management; 

A  stormwater management plan has been submitted and approved pursuant the Cheboygan 

County Stormwater Ordinance.  

 

Review or permits from other government entities 

Approvals will be required from the Dept. of Building Safety, Health Department and the 

Michigan Department of Transportation.  

 

Recommendations (proposed conditions)  

 Compliance with Building Code Requirements. 

 Compliance with Health Department Requirements. 

 MDOT 

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SITE PLAN REVIEW 
Wednesday, March 2, 2016, 7:00 PM 

 

Applicant 

The Case Group 

28175 Haggerty Rd. 

Novi,  Mi. 48377 

Owner 

Awakon Federal Credit Union 

20855 Washington Ave.   

Onaway,  Mi. 49765 

Parcel 

 6272 South Straits Hwy. 

Tuscarora Township 

161-024-400-575-03 

 

GENERAL FINDINGS 
1. The subject property is zoned Commercial Development District (D-CM). 

2. The applicant proposes to replace an existing Credit Union office facility. 

3. The applicant is seeking a site plan review approval for an office use 

4. Office is a permitted use in a D-CM district per section 6.2.15. 

5.  

6.    

7.  

 

 

SPECIFIC FINDINGS OF FACT UNDER SECTION 20.10 OF THE ZONING ORDINANCE 
The Planning Commission makes the following findings of fact as required by section 20.10 of the Zoning 

Ordinance for each of the following standards listed in that section: 

 

a. The site plan shall be designed so that there is a limited amount of change in the overall natural contours of the 

site and shall minimize reshaping in favor of designing the project to respect existing features of the site in 

relation to topography, the size and type of the lot, the character of adjoining property and the type and size of 

buildings. The site shall be developed so as not to impede the normal and orderly development or improvement 

of surrounding property for uses permitted in this Ordinance. 

1. The site plan provides for limited change in the overall natural counters of the site. (see exhibits 4 and 5) 

2. The site is developed to allow use of surrounding property as permitted by the zoning ordinance. (see 

exhibit 3) 

3.  

4. Standard has been met. 

  

Or, 

 1.    

 2. Standard has not been met. 

 

b. The landscape shall be preserved in its natural state, insofar as practical, by minimizing tree and soil removal, 

and by topographic modifications which result in smooth natural appearing slopes as opposed to abrupt changes 

in grade between the project and adjacent areas. 

 1. The applicant proposes to minimize soil removal, and topographic modifications which result in smooth 

natural appearing slopes as opposed to abrupt changes in grade between the project and adjacent areas with use 

of several swales and retention areas to facilitate stormwater (see exhibits 4 and 5) 

2. No trees exist on the site. 

3. Standard has been met. 

 

Or, 

 1.    

 2. Standard has not been met. 

 

 

 

 



 

c. Special attention shall be given to proper site drainage so that removal of storm waters will not adversely affect 

neighboring properties. 

1. The applicant has submitted a stromwater plan. (see exhibit 4) 

2. The stormwater plan shall be approved pursuant to the Cheboygan County Stormwater Ordinance. 

3. Removal of storm water shall not adversely affect neighboring properties. (see exhibits 3 and 4) 

4.    

5. Standard has been met. 

 

Or, 

 1.    

 2. Standard has not been met. 

 

d.    The site plan shall provide reasonable, visual and sound privacy for all dwelling units located therein. Fences, 

walls, barriers and landscaping shall be used, as appropriate, for the protection and enhancement of property and for 

the privacy of its occupants. 

 1.  Not applicable.  No dwelling units are proposed. 

 

e. All buildings or groups of buildings should be so arranged as to permit emergency vehicle access by some 

practical means 

1. The site plan provides for a practical means  of access for emergency vehicles from  South Straits Hwy (see 

exhibit 4) 

2.    

3. Standard has been met. 

 

Or, 

 1.    

 2. Standard has not been met. 

 

f   .Every structure or dwelling unit shall have access to a public street, walkway or other area dedicated to common use.              

1. The site is located on, and has access to South Straits Hwy. 

2.  

3. Standard has been met. 

 

Or, 

 1.    

 2. Standard has not been met. 

 

g. For subdivision plats and subdivision condominiums, there shall be a pedestrian circulation system as approved 

by the Planning Commission. 

1. This is not applicable.  No subdivision plats and subdivision condominiums are proposed. 

 

h. Exterior lighting shall be arranged as follows:  a. It is deflected away from adjacent properties, b. It does not 

impede the vision of traffic along adjacent streets and c.  It does not unnecessarily illuminate night skies. 

1. The applicant has submitted a lighting plan. (see exhibit 7) 

2. The light shall be deflected away from adjacent properties, shall not impede the vision of traffic along 

adjacent streets and shall not unnecessarily illuminate night skies. 

3.  

4. Standard has been met. 

 

Or, 

 1.    

 2. Standard has not been met. 

 



 

i. The arrangement of public or common ways for vehicular and pedestrian circulation shall respect the pattern of 

existing or planned streets and pedestrian or bicycle pathways in the area. Streets and drives which are part of 

an existing or planned street pattern which serves adjacent development shall be of a width appropriate to the 

traffic volume they will carry and shall have a dedicated right-of-way equal to that specified in the Master 

Plan.. 

1. Not applicable. No public common ways are proposed. 

 

j. Site plans shall conform to all applicable requirements of state and federal statutes and the Cheboygan County 

Master Plan, and approval may be conditioned on the applicant receiving necessary state and federal permits. 

1. This site plan will conform to the Master Plan, zoning ordinance, and any applicable state and federal laws. 

(see exhibit 1,2, 3, 4, 5, 6, 7and 8) 

2.  

3. Standard has been met. 

 

Or, 

 1.    

 2. Standard has not been met. 

 

 

 

 

 

 

DECISION 

 

 

TIME PERIOD FOR JUDICIAL REVIEW 
State law provides that a person having an interest affected by the zoning ordinance may appeal a decision of the 

Planning Commission to the Circuit Court.  Pursuant to MCR 7.101 any appeal must be filed within twenty-one 

(21) days after this Decision and Order is adopted by the Planning Commission. 

 

DATE DECISION AND ORDER ADOPTED 
Wednesday, March 2, 2016 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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CHEBOYGAN COUNTY PLANNING & ZONING DEPARTMENT 
870 S. MAIN ST., RM. 103  PO BOX 70  CHEBOYGAN, MI 49721 

PHONE: (231)627-8489  FAX: (231)627-3646 
 

 

 

To: Cheboygan County Planning Commission 

 

From: Scott McNeil, Planner 

 

Subject: Review of Draft Zoning Ordinance Amendments for Planned Unit Development and Planned 

Project. 

 

Date: February 25, 2016 

 
Included with this memo please find copies of the draft amendment documents dated 2/5/15 relative 
to Planned Project and 2/25/16 relative to Planned Unit Development (PUD) 
 

 By review of the draft PUD document you will find proposed changes in blue type. I have provided 
 comment in red italic print in each document in order to point out proposed effect in the provisions.   
 

 As discussed at the most recent meeting, we will discuss each of the draft in detail at the next meeting.  

 
I will look forward to discussing this matter further with the Planning Commission. Please contact me 
with questions. 

   
 



 
 

 
DRAFT 2/25/16 

 
AN ORDINANCE TO AMEND THE CHEBOYGAN COUNTY ZONING 
ORDINANCE #200 TO PROVIDE STANDARDS AND APPROVAL 
REQUIREMENTS FOR PLANNED UNIT DEVELOPMENT (PUD) ZONING 
DISTRICT . 
 

Section 1. Amendment of Section 2.2. 

Section 2.2 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to 

add the following definitions in their appropriate alphabetical locations, which new 

definitions shall read in their entirety as follows: 

Industrial use. 

Any use provided in the current Cheboygan County Zoning Ordinance which is allowed 

within the Light Industrial Development District (D-LI) and the General Industrial 

Development District (D-GI) and is not allowed in any other zoning district. 

Non-Residential use. 

Any use allowed in the current Cheboygan County Zoning Ordinance which does not 

provide for a dwelling.  

Residential use.  

Any use allowed in the current Cheboygan County Zoning Ordinance which provides for 

a dwelling.  

Section 2. Amendment of Article 19. 

Article 19 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to 

read in its entirety as follows: 

ARTICLE 19. PLANNED UNIT DEVELOPMENT (PUD)  
 
SECTION 19.1. PURPOSE The purpose of these provisions is to permit and encourage design 
flexibility, encourage innovation in land development  and variety in design, layout, and type of 
structures constructed, achieve economy and efficiency with uses of land, natural resources, 
energy, and the provision of public services and utilities, encourage useful open space, and 
provide better housing, employment and shopping opportunities.  This ordinance will enable 
both developers and Cheboygan County officials to propose, review and agree upon site plans 
which integrate housing, circulation networks, commercial facilities, open space and recreational 
areas which are compatible with the surrounding area and natural environment. A Planned Unit 
Development district (PUD) is a zoning district, and when applied, changes the zoning district to 
PUD. 
 
 



SECTION 19.2. ELIGIBILITY 
 

a. The entire site being considered for a PUD designation must be under single or 
unified ownership. Such control shall be demonstrated in the application. 
 

b. The site submitted for a PUD designation shall be developed as a single integrated 
design entity even though it may be developed in phases and contains a variety of 
uses. 

 

c. Adequate public streets, sewer, water, utilities and drainage shall serve the site and 
shall be provided in accordance with all applicable policies, regulations, 
specifications and ordinances as required by the agency with applicable jurisdiction.  

 
19.3. GENERAL REQUIREMENTS AND DEVELOPMENT STANDARDS FOR PLANNED 
UNIT DEVELOPMENT (PUD) In addition to eligibility standards under Section 19.2. the site 
submitted for PUD designation shall adhere to the following conditions and standards: 

AA 
a. Permitted uses. 
  
 1. A Planned Unit Development District (PUD) may be applied for in any zoning district 
except Lake and Stream Protection, Resource Protection and Natural Rivers Protection. 
The establishment of a PUD shall require a rezoning in accordance with Article 24 of this 
Ordinance.    
 
 2. Any use allowed in any zoning district may be applied for within a PUD subject to 
additional provisions of this article.  
 
 
b. General Requirements. 

 
1. The establishment of a PUD zoning district includes a zoning map amendment and 

shall follow the requirements of a rezoning according to Section 24.1. Each PUD that 
is approved shall become part of the zoning ordinance. Each PUD that is approved 
shall be assigned a unique identifier.  
 

2.  Compatible residential, public, institutional, and commercial uses may coexist in a 
PUD provided that the proposed location of the non residential uses will not 
adversely affect adjacent property, and/or the public health, safety and general 
welfare.  
 

3. Minimum lot size for a PUD shall be one (1) five (5) acres with a minimum of 150 
front feet. Any PUD with proposed industrial use shall be a minimum of five (5) ten 
(10) acres. The Planning Commission may waive the size requirement if they find 
that there are unusual site conditions or a unique character of the proposed 
development. 
 

4. Any use which is only allowed in the Light Industrial Development (D-LI) district 
and/or the General Industrial Development (D-GI) district shall not be allowed in a 
PUD which is proposed in other zoning districts. 
 



5. The function and design of the PUD shall be consistent with the purpose as set forth 
in section 19.1. 
 

6. Proposed uses should be designed and located as to promote appropriate 
interaction between uses and limit or buffer incompatibilities relative to vision and/or 
noise with proposed uses and existing uses. The PUD shall be designed to create a 
single integrated and controlled development whether completed in whole or in 
phases.   
 

            7.   Motorized and non-motorized traffic within the PUD shall be consistent with existing   
       traffic patterns on public rights of way adjacent to the PUD. 
 
 
c. Development Standards. 
 
 1.  The development standards for the proposed uses in the PUD district shall be 
 consistent with the corresponding standards for those uses except as provided in this 
 section. The Planning Commission may approve deviations from those standards 
 if they find that the deviations proposed are necessary to promote the overall design 
 intent of the PUD without negatively impacting existing uses adjacent to or in the 
 general vicinity of the  PUD due to noise, traffic, congestion, view or demand on the 
 transportation  system. 
 
 2. Minimum lot size, Minimum setbacks and Maximum structure height based on  use  
 type: 
 

 Min. Lot Size Min. Yard Setbacks (ft.) Max. Structure Height 
(ft.) 

USES Area 
(sq. ft.) 

Width 
(ft.) 

Front 
(ft.) 

Sides 
(ft.) 

Rear 
(ft.) 

 

Residential 
(single or two family) 

9,900  
per 

dwelling 

 
70 

 
25 

 
8 

 
10 

 
35 

Multi-Family 
Residential and/or 
Non-Residential 

 
Submit with plan 

 

 
25 

 
10 

 
15 

 
35 

 
        Industrial 

 
Submit with plan 

    

 
  40A 

 
 25A 

 
  25A 

 
                35 

   
  A.   Buildings with industrial uses shall be setback from buildings with other uses  
  a minimum of 75 feet. 
 

   d. Open Space. 
  1. A minimum of fifteen (15) percent of the land developed on any PUD shall be        
reserved for common open space and recreational facilities for the residents or      
users of the area being developed.  
 



 2. The required amount of open space shall be held in common ownership by each 
owner of property with the development. The responsibility of the  maintenance of all open 
space shall be specified by the developer before approval  of the final plan 
 
 
 
 
 
SECTION 19.4. APPLICATION AND APPROVAL PROCEDURES The following procedures 
shall be used for the review and approval of a Planned Unit Development (PUD) 
 
19.4.1. Pre-application Conference.  Prior to the submittal of a PUD application, a prospective  
applicant is encouraged to schedule a pre-application conference with the Zoning Administrator 
to discuss the purpose and effect of this Ordinance and the criteria and standards herein. At this 
pre-application conference, the applicant is encouraged to provide the staff with a concept plan. 
This concept plan should include information on the types and placement of structures, utilities 
and public facilities, and recreational facilities; minimum lot sizes; densities; landscaping and 
environmental treatment; pedestrian and auto circulation; the compatibility of the proposed 
development with surrounding uses and such other information local administrative agencies 
and legislative bodies may require to gain a satisfactory understanding of the proposed 
development. Following this pre-application conference, the Zoning Administrator shall present 
the concept plan, if any, with a report to the Cheboygan County Planning Commission at their 
next regular public meeting for their information, review and comment. The applicant may 
schedule an informal informational meeting with the Planning Commission, but no official action 
shall be taken at such meeting.  
 
19.4.2. Submission of Preliminary Plan. Following a pre-application conference, if any, the 
applicant may submit a preliminary plan along with a complete PUD preliminary plan application 
and application fee to the Zoning Administrator. The preliminary site plan shall include; 
 

a. Site plan of existing conditions which shall include; 
1.  Existing buildings. 
2.  Existing parcel boundaries with tax parcel identification numbers 
3.  Layout of parking lots, drives, and streets  
4.  Existing woodlands  
5.  Topography with minimum 5-foot contours  
6.  Bodies of water and other significant natural features.  
7.  Surrounding land uses and zoning.  
8.  Existing utilities, wells and septic systems  
9.  Other information as may be requested by staff or the Planning Commission to 
 adequately review the application. 

b. Site plan for the proposed development which shall include; 
     1.  Boundary of the proposed PUD with legal description. 
     2. Footprint of proposed buildings 

 3.  Proposed uses and their general locations. 
 4.  Layout of streets, drives, parking areas and pedestrian paths. 
 5.  Proposed parcel boundaries.  
 6.  Minimum setbacks for district perimeters and individual buildings within the 
 development. 
7.  Proposed perimeter buffer zones and screening. 
8.  Conceptual landscape plan. 



9.  Development phases and schedule indicating stages in which the project will be 
built with time frames for beginning and completion of each stage.  
10.  Type, estimated number and density range for residential uses within the 
 development. 
11. Proposed open space and acreage thereof. 
12. Table of required and provided parking for all proposed uses. 
13. Proposed location of water and sewer/septic system facilities. 
14. Other information as may be requested by staff or the Planning Commission. 

 
19.4.3. Preliminary Site Plan Review and Approval by the Planning Commission.  The 
PUD preliminary plan application, application fee and preliminary plan shall be submitted to the 
Zoning Administrator by the applicant. The Zoning Administrator shall deem the application and 
preliminary plan complete if all requirements of Section 19.4.2. have been met. The Zoning 
Administrator shall present all material submitted by the applicant to the Planning Commission 
and shall process the application and preliminary plan and hold a public hearing according to 
Section 24.2. The Planning Commission shall provide a copy of the application and preliminary 
plan to, and solicit recommendations from the, County Soil Conservation District, the Township 
in which the PUD is proposed, the District Health Department, the County Drain Commissioner, 
the neighboring municipal corporation if adjacent to the subject parcel(s) and the jurisdictions 
which control the abutting street or road rights of way.  The Planning Commission shall review 
the application and preliminary plan and shall recommend to approve, deny or approve the 
preliminary plan subject to specified conditions and/or revisions to the Cheboygan County Board 
of Commissioners within thirty days of the decision. 
 
 19.4.4. Waiver of Preliminary Site Plan Review and Approval The Planning Commission 
may waive the requirement for review and approval of the Board of Commissioners and allow 
submission of a Final PUD Plan and Final PUD rezoning application upon request of the 
applicant if it finds that the preliminary plan proposes uses which are allowed in the existing 
zoning district in which the preliminary plan is proposed and that the preliminary plan requests 
minimal exceptions from the existing dimensional requirements of the existing zoning district.  
 
19.4.5. Preliminary Site Plan Review and Approval by the Cheboygan County Board of 
Commissioners. The PUD preliminary plan and application, supporting information including 
the preliminary plan and the Planning Commission’s recommendation shall be forwarded to the 
Cheboygan County Board of Commissioners if a waiver is not requested by the applicant and 
approved by the Planning Commission as provided in section 19.4.4. The Board of 
Commissioners shall deny or approve the preliminary plan following their review. The approval 
may be with or without conditions. If conditions are imposed, the Board of Commissioners may 
require resubmission to the Planning Commission for further review. Review shall be based on 
the criteria as provided in Section 19.2., Section 19.3. and the factors listed in Section 19.4.3. 
 
19.4.6. Expiration of Preliminary Site Plan. Once approved, the preliminary site plan shall 
expire one (1) year following approval by the Planning Commission. The Planning Commission 
may approve two (2) extensions of one (1) year each upon request of the applicant if it finds that 
requirements and standards as provided in Section 19.4.2. and Section 19.4.3. that are 
reasonably related to the PUD have not changed. 
 
19.5. Final Plan Approval. Upon approval of the PUD application and preliminary plan, unless 
the preliminary plan requirement has been waived pursuant to section 19.4.4., a final PUD plan 
must be submitted to the Planning Commission within the required time frame as provided in 
section 19.4.3.  



 
 
 
 
 
 
 
19.5.1. Final Plan Requirements. The applicant shall submit a Final PUD Plan rezoning 
application, final PUD plan and final plan filing fee to the Zoning Administrator. The final plan 
shall include all modifications and elements from the approved preliminary plan, in addition to 
the following: 
  
a.   All Site Plan requirements as set forth in Section 20.7. 

b.   A schedule for the development of units to be constructed in progression;  
 c.   A tabulation of the number of acres in the proposed development for various uses              
       including open space, the number of housing units proposed by type.  

d.   Building elevations, locations and sizes. 
e.    Current zoning and land uses of adjacent parcels including open space. 
f.   Existing and proposed streets within and adjacent to the development including                                             
dimensioned right of way and pavement widths. 
g.   Dimensioned existing and proposed drives and parking areas. 
h.   Drainage plan. 

   i.   Location of all public utilities, wells, water systems drain fields and septic systems 
 including  easements.  

j.  Signage plan  
            k.  Other information deemed necessary by the Planning Commission and zoning      
      administrator. 

 
1. The Zoning Administrator shall deem the PUD rezoning application and final PUD plan 

complete if all requirements of Section 19.5.1. have been met. The Zoning Administrator 
shall present the final plan to the Planning Commission at the next regular meeting which 
occurs at least thirty (30) days from the date of submission of a complete final plan. The 
Plannig Commission shall hold a public hearing following requirements of Section 24.1. All 
decisions must be based upon those standards presented in section 19.2. and 19.3.   

 
  2.   The Planning Commission shall act on the PUD rezoning application and final   
        PUD  plan within 30 days of the regular meeting at which it is first reviewed public hearing 
and recommend approval or denial of the application with reasons for the approval or denial to 
the applicant  and the Cheboygan County Board of Commissioners. The Planning Commission 
shall consider the following factors in addition to requirements of Section 19.2.,           
Section 19.3. and Section 19.4.2. in making the recommendation; 
   1.  Is the proposed rezoning reasonably consistent with surrounding uses? 

   2.  Will there be an adverse physical impact on surrounding properties? 

   3.  Will there be an adverse effect on property values in the adjacent area?  

   4.  Have there been changes in land use or other conditions in the immediate area or in   

               the community in general which justify rezoning?   

   5.  Will rezoning create a deterrent to the improvement or development of  adjacent      

               property in accord with existing regulations? 

   6.  Will rezoning grant a special privilege to an individual property owner   

   when contrasted with other property owners in the area or the general   



   public (i.e. will rezoning result in spot zoning)?  

   7.  Is the rezoning in conflict with the planned use for the property as   

   reflected in the master plan? 

   8.  Is the site served by adequate public facilities or is the petitioner able to provide them?  

   9.  Are there sites nearby already properly zoned that can be used for the   

   intended purposes? 

 

3.   The Board of Commissioners shall hold a public hearing following requirements of Section 

24.1. and shall approve or deny the rezoning to PUD and the final site plan based upon 

standards presented in sections 19.2., 19.3., 19.4.  and 19.51.a.2..  No PUD rezoning 

application or final plan which has been disapproved by the Cheboygan County Board of 

Commissioners shall not be resubmitted for a period of  one (1) year from the date of 

Disapproval except as permitted by the Board of Commissioners after becoming aware of new 

evidence which may result in approval upon resubmittal.   (The Planning Commission and the 

Board of Commissioners shell make findings of the record regarding approval under the 

standards as provided in the stated sections) 

 
19.5.2. Amendments to Approved Final Plan for PUD. 
Amendments to an approved final plan shall be permitted only under the following 
circumstances: 
 
a. The owner of property for which a PUD final plan has been approved shall notify the zoning 
administrator of any desired change to the approved final plan. Minor changes may be approved 
by the zoning administrator upon determining that the proposed revision(s) will not alter the 
basic design and character of the final plan, nor any specified conditions imposed as part of the 
original approval. Minor changes shall include the following: 
 1. Reduction of the size of any building and/or sign. 
 2. Movement of buildings by no more than twenty (20) feet. Movement of signs  shall 
 be reviewed according to the requirements for a zoning permit as per Section 21.3, 
 provided all applicable provisions of this ordinance are met. 
 3. Landscaping approved in the final plan that is replaced by similar landscaping  to an 
 equal or greater extent. 
 4. Any change in the building footprint of a building that does not exceed ten 
 percent (10%) of the building footprint of that building as originally approved by the 
 Planning Commission, provided that the proposed addition does not alter the 
 character of the use or increase the amount of required parking more than ten (10%) 
 percent. No more than two (2) approvals shall be granted by the zoning administrator 
 under this subsection after approval of the final plan.  
 5. Internal re-arrangement of a parking lot which does not affect the number of 
 parking spaces or alter access locations or design. 
 6. Changes related to items (a) through (e) above, required or requested by 
 Cheboygan County, or other state or federal regulatory agencies in order to 
 conform with other laws or regulations; provided the extent of such changes does 
 not alter the basic design and character of the special land use, nor any specified 
 conditions imposed as part of the original approval. 
 7. All amendments to final plan by the zoning administrator shall be in writing. After 
 approval by the zoning administrator, the Applicant shall prepare a revised site plan 



 showing the approved amendment. The revised plan shall contain a list  of all 
 approved amendments and a place for the zoning administrator to sign and date all 
 approved amendments. 
 
b. An amendment to an approved final plan that cannot be processed by the zoning 
administrator under subsection (a) above shall be processed in the same manner as the original 
PUD application under section 19.4. 
 
 
 
 
 
 
 

 

Section 3. Severability.  
If any section, clause, or provision of this Ordinance is declared unconstitutional or otherwise 
invalid by a court of competent jurisdiction, said declaration shall not affect the validity of the 
remainder of the Ordinance as a whole or any part thereof, other than the part so declared to be 
unconstitutional or invalid. 
 

Section 4. Effective Date.  

This Ordinance shall become effective eight (8) days after being published in a newspaper of 

general circulation within the County.   
 

CHEBOYGAN COUNTY   

By: 

 

Peter Redmond 

Its:  Chairperson 

 

By: 

 

Mary Ellen Tryban 

Its:  Clerk 
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AN ORDINANCE TO AMEND THE CHEBOYGAN COUNTY ZONING ORDINANCE #200 
TO PROVIDE STANDARDS AND APPROVAL REQUIREMENTS FOR PLANNED 
PROJECT USE AND ZONING DISTRICTS WHERE  PLANNED PROJECT IS ALLOWED. 
 

Section 1. Amendment of Section 4.3. 

Section 4.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add a new Section 

4.3.12. which shall read in its entirety as follows: Sections 1 to 4 provide that Planned Projects can only be 

proposed in Residential, Commercial, Ag/Forest and Rural Character zoning districts.  

Planned Project subject to provisions of Section 17.28. 

Section 2. Amendment of Section 6.3. 

Section 6.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add a new Section 

6.3.17. which shall read in its entirety as follows: 

Planned Project subject to provisions of Section 17.28. 

Section 3. Amendment of Section 9.3. 

Section 9.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add a new Section 

9.3.25. which shall read in its entirety as follows: 

Planned Project subject to provisions of Section 17.28. 

Section 4 Amendment of Section 14.3. 

Section 14.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add a new Section 

14.3.19. which shall read in its entirety as follows: 

Planned Project subject to provisions of Section 17.28. 

Section 5. Amendment of Article 17. Article 17 of the Cheboygan County Zoning Ordinance No. 200 is 

hereby amended to add a new Section 17.28., which shall read in its entirety as follows: 

Section 17.28. PLANNED PROJECT 
 
SECTION 17.28.1. PURPOSE The purpose of these provisions is to permit and encourage design flexibility, 

encourage innovation in land development  and variety in design, layout, and type of structures constructed, 

achieve economy and efficiency with uses of land, natural resources, energy, and the provision of public 

services and utilities, encourage useful open space, and provide better housing, employment and shopping 

opportunities.  This ordinance will enable both developers and Cheboygan County officials to propose, review 

and agree upon site plans which include a mix of permitted uses and compatible with the surrounding area and 

natural environment. 

 

 

 

 



17.28.2. General requirements.  All applications and plans submitted for a Planned Project shall adhere to the 

following conditions and standards:  

 

1. A Planned Project is subject to Special Use Permit procedures and requirements pursuant to Article 
18. This section provides that a Planned Project shall be approved as a special use permit with the 
same process and standards for review.  

2. Proposed uses shall be designed and located as to promote appropriate interaction between uses 
and limit or buffer incompatibilities with proposed uses and existing uses. A Planned Project shall 
be designed to create a single integrated and controlled development at its completion and at the 
completion of each phase of development, if phased development is approved.  

 
3. All parcels of land within a Planned Project shall be controlled by one owner or the application 

shall be filed jointly by all property owners. 
 
4. The parcel shall be five (5) contiguous acres or more in area. Sections 2, 3 and 4 provide 

additional general requirements. The Planning Commission should make findings on the record  
with regarding to each.  

17.28.3.   Pre-application Conference.  Prior to the submittal of a Planned Project application, the applicant is 
encouraged to schedule a pre-application conference with the Cheboygan County Zoning Administrator to 
discuss the purpose and effect of this Ordinance and the criteria and standards herein. At this pre-application 
conference, the applicant is encouraged to provide the Zoning Administrator a concept plan. This concept plan 
should include information on the types and placement of structures, utilities and public facilities, and 
recreational facilities; minimum lot sizes; densities; landscaping and environmental treatment; pedestrian and 
auto circulation; the compatibility of the proposed development with surrounding uses; and such other 
information local administrative agencies and legislative bodies may require to gain a satisfactory 
understanding of the proposed development. Following this pre-application conference, the Zoning 
Administrator shall present the concept plan, if any, with a report to the Cheboygan County Planning 
Commission at their next regular public meeting for their information, review and comment. The applicant may 
schedule an informal informational meeting with the Planning Commission at a regular meeting of the Planning 
Commission, but no official action shall be taken at such meeting. A special meeting of the Planning 
Commission may also be scheduled at the request of the Planning Commission with applicable fees paid by 
the applicant. 
 
17.28.4. Use and Area Regulations.  
 

1. Permitted uses. Uses in a Planned Project shall be permitted according to the following; 
 

a. No use will be permitted for a Planned Project that is not permitted in the zoning district in which 
the same is proposed. Note, this provides that only uses which are allowed in the zoning district 
where the Planned Project is proposed will be allowed in such Planned Project 
 

b. In the Residential Development, Agriculture and Forestry Management and Rural 
Character/Country Living zoning districts non-residential uses may not exceed twenty (20) 
percent of the developable land area of the Planned Project. Non-residential uses may be 
allowed up to thirty five (35) percent of the developable land area of the Planned Project if the 
Planning Commission finds that the proposed non-residential uses are compatible with the 
surrounding land uses.  

 
c. In the Commercial Development zoning district residential uses may not exceed thirty five (35) 

percent of the developable land area of the Planned Project. Residential uses may be allowed 
up to fifty (50) percent of the developable land area of the Planned Project if the Planning 
Commission finds that the proposed residential uses are compatible with the surrounding land 
uses. Sections b and c provide for a range a percentage of developable of land area from 
standard max of 35% up to 50% if the Planning Commission makes a finding that the proposed 
uses are compatible with the surrounding land uses. The Planning Commission should have 
additional findings on the recorded which support the compatibility finding.  



 
 
2. Planned Project Exceptions to Parking space, Area, Width, Lot Size, and Setback 

Requirements. Except to the extent that a Planned Project or a portion of a Planned Project is 
subject to area regulations mandated by a state agency, a Planned Project may be granted 
exceptions by the Planning Commission to the required parking spaces, minimum lot size, minimum 
lot width, minimum front, side or rear setback,  minimum building height of the underlying zoning 
district and minimum number of off-street parking spaces required under Section 17.4 when the 
following standards are met: 

 
a. The Planning Commission finds that the proposed dimensional regulations will not be 

detrimental to the public health, safety, or welfare of the future occupants of the Planned 
Project, the surrounding neighborhood or the county as a whole.  
 

b. Open Space. Exceptions as permitted in this section must be accompanied by the provision of 
open space, as defined for the purposes of these Planned Project design requirements. Open 
space are those areas established specifically for common use by all residents or homeowners 
of the Planned Project. In an effort to preserve and enhance open space and to provide 
adequate recreational areas for residential developments, the designated common open space 
shall comprise at least 15% of the total developable area of the Planned Project to be used for 
recreational, park, or environmental amenities for collective enjoyment by occupants of the 
development but shall not include public or private streets, driveways, or utility easements, 
provided, however, that up to 10% of the required open space may be composed of open space 
on privately owned properties dedicated by easement to assure that the open space will be 
permanent. ( note min. space requirements of 15% of developable area.) 
  

c. Exceptions to the above requirements are limited to the following extents: (the following 
provides for the max amount of exceptions the PC may grant relative to Parking, Area, Width, 
Lot Size, Dwelling floor area and Setback requirements if the PC make a finding be a above.   

i. Minimum lot size for a dwelling in a Planned Project proposed in the Commercial 
Development zoning district shall be the same as required in the Residential 
Development zoning district.  

 
ii. The minimum lot size for a dwelling shall not be reduced by more than thirty (30) percent 

of that required in the underlying zoning district.  
 

iii. Setbacks shall not be reduced by more than fifty (50) percent of that required in the  
underlying zoning district. 

 
iv. Required parking spaces shall not be reduced by more than sixty (60) percent of the 

parking space requirement required for each proposed use. In no case shall a dwelling 
have less than two (2) parking spaces. In reducing required parking spaces, the 
Planning Commission may require the reservation of a portion of the Planned Project 
developable land area for future parking.  

 
v. Minimum dwelling floor area and width requirements may be reduced by no more than 

thirty five (35) percent of that required in underlying zoning district requirement.   
 

vi. Any non-residential use shall maintain a perimeter setback of not less than 50 feet from 
any adjoining or abutting property within a Residential Development zoning district.  

 

 

 

 

 

 



 

 

Section 6. Severability.  
If any section, clause, or provision of this Ordinance is declared unconstitutional or otherwise invalid by a court 
of competent jurisdiction, said declaration shall not affect the validity of the remainder of the Ordinance as a 
whole or any part thereof, other than the part so declared to be unconstitutional or invalid. 
 
 

Section 7. Effective Date.  

This Ordinance shall become effective eight (8) days after being published in a newspaper of general 

circulation within the County.   
 

 

CHEBOYGAN COUNTY   

By: 

 

 

Peter Redmond 

Its:  Chairperson 

 

By: 

 

 

Mary Ellen Tryban 

Its:  Clerk 
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