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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, MAY 16,  2018 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.) Mike Bieniek, Agent on behalf of Tillman Infrastructure and Todd and Tammi Gall - Requests a Special Use Permit for a 
wireless communication facility (section 17.13.). The property is located at 1980 S. Extension Road, Mullett Twp., sections 
19 and 30, parcel #130-030-100-001-02, # 130-019-300-002-01 and #130-030-100-001-01, and is zoned Agriculture and 
Forestry Management (M-AF). 

 
2.) Mike Bieniek, Agent on behalf of Tillman Infrastructure and David and Carolyn Sackett - Requests a Special Use Permit 

for a wireless communication facility (section 17.13.). The property is located at 3616 Bowman Dr., Tuscarora Twp., section 
21, parcel #161-021-300-002-03, and is zoned Agriculture and Forestry Management (M-AF). 

 
3.) K.P. Neuman and Dave Fernelius/Fernelius Land II, LLC - Requests a Site Plan Review for an auto detail shop addition 

(section 6.2.2).  The property is located at 11165 North Straits Highway, Inverness Township, section 6, parcel # 092-006-
300-012-01 and is zoned Commercial Development (D-CM). 

 
UNFINISHED BUSINESS 

1.) Review Draft Language For Solar Arrays 

NEW BUSINESS 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

ADJOURN 
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CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, APRIL 18, 2018 AT 7:00 P.M. 

ROOM 135 – COMMISSIONER’S ROOM - CHEBOYGAN COUNTY BUILDING 

PRESENT: Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Lyon, Jazdzyk 

ABSENT: Churchill 

STAFF:  Jeff Lawson 

GUESTS: Eric Boyd, Carl Muscott, Bob Lyon, Karen Johnson, Ben Varney, Russell Crawford, Cheryl Crawford, Charles 
Maziasz, Roberta Matelski, John F. Brown, John Moore, Larry Hanson, Rick Tromble 

The meeting was called to order by Vice-Chairperson Borowicz at 7:00pm. 
 
PLEDGE OF ALLEGIANCE 
Vice-Chairperson Borowicz led the Pledge of Allegiance. 
 
APPROVAL OF AGENDA 
The meeting agenda was presented.  Motion by Mr. Freese, seconded by Mr. Kavanaugh, to approve the agenda as presented.  
Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Ostwald, Lyon, Jazdzyk), 0 Nays, 2 Absent (Churchill, Croft) 
 
APPROVAL OF MINUTES 
The April 4, 2018 Planning Commission minutes were presented.  Motion by Mr. Freese, seconded by Mr. Kavanaugh, to 

approve the meeting minutes as presented.  Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Ostwald, Lyon, 

Jazdzyk), 0 Nays, 2 Absent (Churchill, Croft) 

 

PUBLIC HEARING AND ACTION ON REQUESTS 

ERS Telecom Properties and Bernard Jankoviak - Requests a one year extension for a Special Use Permit for a wireless 

communication facility (section 17.13). The property is located on South Extension Road, Mullett Twp., section 7, parcel #130-

007-100-001-00, and is zoned Agriculture and Forestry Management (M-AF). 

Mr Borowicz asked for public comments.  There were no public comments.  Public comment closed.   

 

The Planning Commission reviewed and approved the General Findings.  The Planning Commission reviewed and approved 

the Finding of Fact Under Section 18.7 and the Specific Findings of Fact Under Section 20.10. Motion by Mr. Freese, seconded 

by Mr. Kavanaugh, to approve the one year extension for a special use permit based on the General Findings, Finding of Fact 

Under Section 17.13.1.a, Findings, Finding of Fact Under Section 17.13.2.b, Conditions And Standards Under Subsections 

17.13.2.b.1 Through 17.13.2.b.6, Findings, Finding of Fact Under Section 18.7 and the Specific Findings of Fact Under Section 
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20.10 subject to meeting the standards for screening.  Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Ostwald, 

Lyon, Jazdzyk), 0 Nays, 2 Absent (Churchill, Croft) 

 

Ms. Croft entered the meeting. 

 

UNFINISHED BUSINESS 

Continued Discussion Of Planned Unit Development Draft Language 

Mr. Lawson stated that information regarding the proposed amendment has been provided in the packet for the Planning 

Commission.  Mr. Lawson stated that Mr. Freese has been working on a use matrix.  Mr. Freese discussed the use matrix.  

Discussion was held regarding establishing a committee to discuss the matrix and make recommendations to the Planning 

Commission.   

 

 

 

 

Escrow Account Recommendation For Heritage Cove Farm 
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Mr. Lawson stated that the county has received information from Heritage Cove Farm related to review by law enforcement 

and emergency services.  Mr. Lawson stated that before a public hearing can be scheduled the Planning Commission must set a 

new escrow for further review.  Mr. Lawson stated the recommendation of $1,000 is primarily for legal review.  Mr. Lawson 

stated that the Planning Commission could add another $500 if a special meeting is to be considered.  Mr. Lawson stated that 

once this is set, staff will move forward and post this for a public hearing.  Mr. Freese stated that the fee for a special meeting is 

$900 and a special use permit amendment is $150.  Mr. Freese stated that this could be reviewed at a regular meeting.  Ms. 

Croft asked if the applicant has indicated a timeframe that they would like this reviewed.  Mr. Lawson stated that this is a 

product of a court decision and this is needed information.  Mr. Lawson stated that he believes the applicant would want this 

reviewed as soon as possible.  Mr. Kavanaugh asked if $1150 is acceptable.  Mr. Lawson stated that is what legal counsel 

recommended.  Mr. Lawson stated whatever is remaining will be returned to the applicant.  Mr. Lawson stated if additional is 

required to continue the review, the Planning Commission could set another fee at a future meeting.  Discussion was held.  

Motion by Mr. Kavanaugh, seconded by Mr. Freese, to set the escrow for Heritage Cove Farm at $1,150.00.  Motion carried.  8 

Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Lyon, Jazdzyk), 0 Nays, 1 Absent (Churchill) 

 

Mr. Freese explained that commercial storage is authorized in various districts.  Mr. Freese stated that a property owner in 

Agriculture and Forestry Management Zoning District on the corner of Inverness Trail and Woiderski Road had a special use 

permit approved for indoor storage several years ago.  Mr. Freese stated that after this approval the Planning Commission put 

a restriction on Indoor Storage Facilities that it shall be located on a county primary road or state trunkline.  Mr. Freese stated 

that the property owner applied for a variance from section 17.27.3 which states that Indoor Storage Facilities shall be located 

on a county primary road or state trunkline. 

 

Mr. Freese stated that each Planning Commission member has a map of the existing state trunklines and county primary roads.  

Mr. Freese stated that neither Inverness Trail and Woiderski Road are a county primary road.  Mr. Freese stated that there was 

a similar indoor storage request for the Inverness Dairy property.  Mr. Freese noted that the applicant applied for a conditional 

rezoning to eliminate the problem.  Mr. Freese stated that there was a request for indoor storage on Indian Trail, which is not 

on a county primary road or state trunkline.  Mr. Freese stated that the property backed up to Straits Highway, which is a state 

trunkline.  Mr. Freese stated that the original address of the property was on Indian Trail.  Mr. Freese stated that the address 

was changed to an address off of Straits Highway to eliminate this problem.  Mr. Freese questioned why indoor storage is 

restricted in Agriculture and Forestry Management to county primary roads and state trunklines.  Discussion was held.  Mr. 
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Freese stated that he does not believe the county primary road or state trunkline requirement is a reasonable requirement and 

he would like to see this restriction removed.  Mr. Freese suggested changing “county primary road” to “county road or county 

primary road”.  Motion by Mr. Freese, seconded by Mr. Kavanaugh, to amend the Zoning Ordinance to allow indoor storage 

buildings on a county road, county primary road or state trunkline.  Motion carried.  8 Ayes (Bartlett, Freese, Kavanaugh, 

Borowicz, Croft, Ostwald, Lyon, Jazdzyk), 0 Nays, 1 Absent (Churchill) 

 

NEW BUSINESS 

No comments.  

 

STAFF REPORT 

Discussion Regarding Solar Arrays 

Mr. Lawson stated that he met with Grant Township and Orion Renewable Energy to discuss solar development in the county 

and specifically Grant Township.  Mr. Lawson stated that Orion Renewable Energy is securing leases for solar arrays.  Mr. 

Lawson stated that there are no specific provisions for solar whether it be small scale accessory or commercial grade.  Mr. 

Lawson stated the only district, we permit utility grade development is in the industrial districts.  Mr. Lawson stated that Orion 

Renewable Energy will secure leases for approximately 1000 acres.  Mr. Lawson stated that the proposed project will be up to 

50 megawatt capacity facility and will end up being approximately 300-400 acres.  Mr. Lawson stated that MSU Extension had 

a webinar online on this topic.  Mr. Lawson stated that Mr. Muscott has provided information on a solar project that is being 

developed down state.  Mr. Lawson stated that Lapeer County used a conditional rezoning to move this type of project 

forward.  Mr. Lawson stated that currently that the Planning Commission is entering the policy stage will eventually make a 

recommendation to the Board of Commissioners who will review and make a decision.  Mr. Lawson stated that the traditional 

way of developing language is to start from the beginning and complete an overall analysis by reviewing the Master Plan and 

build language from it.  Mr. Lawson stated that there is a time element to this process, but this may not fit into the timing for a 

developer.   Mr. Lawson stated another tool is a conditional rezoning where we permit developments with industrial uses in an 

area that would not have otherwise permitted such uses by changing the zone.  Mr. Lawson stated that there are pros and cons 

to the conditional rezoning process.   

 

Mr. Freese stated that this is another wind farm situation that the Planning Commission can come up with a regulation that 

will be thorough and this proposed development will pass by the time the language is complete.  Mr. Freese stated that he 
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believes the Planning Commission should get behind this as it is a good idea.  Mr. Freese stated that there are areas set aside as 

industrial parks, however no one wants to develop these areas.  Mr. Freese stated that there are two Industrial Districts that 

are doing superbly, Moran Iron Works and Tube Fab.  Mr. Freese stated that we can figure out a way to get these approved or 

we can research it to death and possibly miss out on this development.  Mr. Freese asked if this could be reviewed as a PUD 

with other agricultural uses.  Discussion was held.  Mr. Kavanaugh stated that this is new information to some Planning 

Commission members and he believes it would be beneficial to have someone provide information on solar arrays.  Mr. 

Kavanaugh stated that he would like to see the pros and cons of solar arrays.  Mr. Lawson stated that he can provide a link to 

the MSU videos and slide presentation for the Planning Commission to review.     

 

Village of Mackinaw City – Adopted 2018 Master Plan 

Mr. Lawson stated that the notification of the adopted 2018 Master Plan for the Village of Mackinaw City is a requirement 

under the legislation.  Mr. Lawson stated that a response is not required, but the Planning Commission may respond if they 

chose to do so.  Discussion was held.   

 

Discussion was held regarding enforcement issues.   

 

Mr. Lawson asked if it is the Planning Commission’s intention to allow multiple animals on an acre or less parcel in the 

Agriculture and Forestry Management Zoning District.  Mr. Freese and Mr. Kavanaugh stated that GAAMP’s should be 

referenced in this type of situation.  Mr. Borowicz stated that the Michigan Supreme Court has recently decided that GAAMP’s 

overrule local ordinances.  Mr. Lawson stated that the Planning Commission may want to consider residential parcels that are 

adjacent to one another where one parcel is Residential and the other is Agriculture and Forestry Management.  Mr. Lawson 

stated that currently, the ordinance allows horses and goats on a parcel zoned Agriculture and Forestry Management that is 

adjacent to a parcel with a dwelling that is in a subdivision and zoned Residential.  Discussion was held.   

 

PLANNING COMMISSION COMMENTS 

No comments. 

 

PUBLIC COMMENTS 

Mr. Muscott stated that business works different than government and if you snooze you lose. Mr. Muscott stated that he 
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doesn’t really think we could fault Cheboygan County for losing Meijer.  Mr. Muscott stated that big box retail is changing so 

fast and he is not holding his breath waiting for Meijer. Mr. Muscott stated that Mr. Lawson brought up a great idea of having 

one meeting a month for hearings and one meeting a month for work sessions.   Mr. Muscott stated that Emmet County’s 

online ordinance is user friendly and was facilitated by NEMCOG.  Mr. Muscott stated that the software is from a company 

down state.  Mr. Muscott stated that he brought this information to the Cheboygan County Board of Commissioners annual 

meeting last year.   

 

Mr. Muscott stated a self storage commercial building is not allowed in Agriculture and Forestry Management.  Mr. Freese 

stated yes it is allowed.  Mr. Muscott stated that no one is moving to the country to enjoy the ambience when there can be a 

300 unit self storage unit put right next to them regardless of whether it's primary road or not a primary road. Mr. Muscott 

referred to a development on M-27 and stated that there is a loophole that if it's commercial property, there is no size 

restriction on a private storage building.  Mr. Muscott stated that a 5000sf private storage building can be built and then 

request a change of use to commercial.   

 

Mr. Muscott stated that he has an audio recording of the Grant Township meeting with the representatives of Orion Renewable 

Energy.  Mr. Muscott stated that if any Planning Commission members would like to listen to the audio recording he will 

provide a link to Debbie Tomlinson.   

 

Mr. Boyd stated that he is a resident of Grant Township and he lives right in the middle of the proposed development.  Mr. 

Boyd stated that he has a 200 acre field right across from his house.  Mr. Boyd stated that a thousand acres is a lot of property 

and does not want to see it destroyed.  Mr. Boyd stated that he is in favor of green energy, but not when you have to live in the 

middle of it and you're looking at that on a daily basis.  Mr. Boyd stated that it will wreck the environment and the reason why 

he lives where he lives.  Mr. Boyd hopes that the Planning Commission keeps in mind that there are residents that have lived in 

this area for many, many years and this proposed development will destroy the beauty of the area.  

 

Mr. Boyd stated that he was at the public hearing when Triple D was approved and the Planning Commission placed conditions 

on the approval.  Mr. Boyd stated that permits are required and inspectors are supposed to make sure all the conditions are 

met. Mr. Boyd stated that in his opinion, this place should have been shut down because they didn't meet regulations that they 

agreed to at the meeting.  
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ADJOURN 

Motion by Mr. Kavanaugh to adjourn.  Motion carried.  Meeting was adjourned at 9:20pm. 

 
 
 
 
 
 
 
_________________________________________________________ 
Charles Freese 
Planning Commission Secretary 





























Narrative Overview 

Tillman Infrastructure, LLC. (“Tillman Infrastructure”) and AT&T Mobility, seeks a Special 

Use Permit and any other necessary approvals in order to install a wireless telecommunications 

facility on property located at 1980 S. Extension Road, Cheboygan, MI  49721.  Tillman 

Infrastructure and its affiliates have acquired the necessary licenses from the Federal 

Communications Commission (“FCC”) to provide Personal Communications Services (“PCS”) 

coverage throughout the United States.  These licenses include Cheboygan County, Michigan. 

The wireless telecommunications facility which Tillman Infrastructure is proposing to 

install on behalf of AT&T Mobility on the property is necessary in order to provide 

uninterrupted PCS services to the residents of Cheboygan County, including wireless telephone 

service, voice paging, messaging and wireless internet and broadband data transmission.  All 

registered wireless provider’s technology operates at various radio frequency bands allocated 

by the FCC as part of their license. 

PCS systems operate on a grid system with overlapping cells mesh together, forming a 

seamless network.  No one site can function as a stand-alone entity as each site is 

interconnected, forming the network.  The technical criteria for establishing cell sites are very 

exacting as to the location and height.  Within the Cheboygan area, cell sites are generally 

located approximately one (1) to three (3) miles apart.  Tillman Infrastructure is proposing to 

erect a 190’-0” self-support lattice within a 100’-0” x 100’-0” lease area.  The proposed site at 

1980 S. Extension Road, Cheboygan, MI  49721, is within the geographic area deemed 

necessary for AT&T Mobility and various other wireless telecommunications providers in order 

to provide uninterrupted services.  

In accordance with the Cheboygan County Zoning Ordinance, Tillman Infrastructure has 

made application to install a wireless telecommunications facility.  The proposed wireless 

telecommunications facility will consist of a 190’-0” tall self-support lattice tower to be located 

within a 100’-0” x 100’-0” lease parcel. 

The facility is unmanned and will require service technicians, in a pick-up/van sized 

vehicle, to visit the site approximately once per month.  Access will be provided via an 
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easement and the proposed property entry at 1980 S. Extension Road, Cheboygan, MI  49721.  

The site is entirely self-monitored through a sophisticated alarm system which is connected to a 

main switch station.  The system alerts personnel to any equipment malfunction or breach of 

security.  Additionally, there is no impact on any County services such as water, sanitation, 

police and fire.  The only services used in connect with the wireless telecommunications facility 

are power and land-line telephone. 

In accordance with FCC regulations, the wireless telecommunications facility will not 

interfere with any form of communications, including but not limited to, land-line phones, cable 

and satellite television and radio broadcasts.  PCS technology has become a vital part of 

emergency services, aiding local residents and motorists in a variety of situations, thus helping 

to protect the general public’s health, safety and welfare.  The proposed wireless 

telecommunications facility at this site will further enhance AT&T’s goals of providing the most 

reliable network possible in this area. 

The proposed wireless telecommunications facility will be designed and constructed to 

meet all applicable governmental and industry safety standards.  Specifically, Tillman 

Infrastructure and AT&T Mobility will comply with all FCC and FAA rules and regulations 

regarding construction requirements and technical standards.  Any and all RF emissions are 

subject to the exclusive jurisdiction of the FCC.  Any height, lighting or marking issues are 

subject to the exclusive jurisdiction of the FAA. 

LCC Telecom Services, on behalf of Tillman Infrastructure and AT&T Mobility, looks 

forward to working with Cheboygan County to bring the benefits of the proposed service to the 

entire Cheboygan County area.  The addition of the wireless telecommunications facility will 

ensure the best uninterrupted wireless services for the citizens of Cheboygan County. 



Standards for Special Use Approval 

In considering a Special Use Permit application, the Planning Commission shall establish that 

the following standards and/or criteria shall have been satisfied, together with other 

requirements of the Ordinance.  The standards enumerated herein are intended to promote 

the intent and purpose of the Ordinance and to ensure that the land use or activity authorized 

shall be compatible with adjacent uses of land, the natural environment, and the capacities of 

public services and facilities affected by the land use.  In addition, these standards shall also 

ensure that the land use or activity is consistent with the public health, safety, and welfare of 

the County.   

 

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. 

 

The proposed wireless telecommunications facility has been situated on the lot within a 

relatively flat, wooded area so as not to require reshaping of the lot.  The development of 

the site was designed so as not to impede the normal and orderly development or 

improvement of surrounding property for uses permitted in this Ordinance.  To the 

contrary, improved wireless telecommunications services in the area will enhance 

development in the area while providing enhanced services for the existing residents. 

 

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. 

 

As stated above, the proposed wireless telecommunications facility has been situated on 

the lot within a relatively flat, wooded area so as not to require reshaping of the lot.  Due 

to the chosen location, little modifications will result to the sites in relation to slope and 

vegetation.   

 

c. Special attention shall be given to proper site drainage so that removal of storm waters will 

not adversely affect neighboring properties. 

 

Due to the diminutive size of the proposed wireless telecommunications facility, there 

will be no adverse effect on the neighboring properties associated with storm water.  The 

proposed 100’-0” x 100’-0” lease parcel will consist of a gravel base which will allow for 

percolation of storm water. 
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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. 

 

The site has been designed to maximize visual and sound privacy for all dwelling units in 

the area.  Wireless telecommunications facilities do not generate noise, other than that of 

a window air conditioner unit; therefore the sound privacy of this site is maximized.  The 

proposed tower is to be located within an area surrounded by existing trees.  There 

should be minimal impact on surrounding properties due to the location on the site.  

Additionally, the proposed wireless telecommunications facility is proposed to be 190’-0” 

and according to FAA guidelines will not require lighting of the tower which will further 

minimize the visual impact of the site. 

 

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

access by some practical means. 

 

All buildings or groups of buildings will be arranged so as to permit emergency vehicle 

access.  The site will be accessed by a 12’-0” gravel drive which will come off of the 

existing driveway on the property. 

 

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

dedicated to common use. 

 

All structures within the lease area for the proposed tower will have direct access to a 

public street in the sense that the lease compound has that access.  However, the 

structures will be within a fenced area surrounding the tower. 

 

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

system as approved by the Planning Commission. 

 

The proposed wireless telecommunications facility will not require a subdivision plat.  The 

100’-0” x 100’-0” parcel will be leased from the existing property owners. 

 

h. Exterior lighting shall be arranged as follows: 

i. It is deflected away from adjacent properties. 

ii. It does not impede the vision of traffic along adjacent streets. 

iii. It does not unnecessarily illuminate night skies 

 

The only exterior lighting on this site will include a porch type light that will 

provide lighting for any technicians needing to visit the site in an emergency.  The 

ground lighting will not impact traffic or any adjacent properties.  Additionally, the 

will be no illumination of the night skies.  As stated above, the proposed wireless 

telecommunications facility is below the 200’-0” threshold, therefore, no lighting 



of the tower is required. 

 

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. 

 

Since the proposed wireless telecommunications facility does not have significant 

vehicular traffic, the existing streets and pedestrian/bicycle pathways will not be 

impacted.  The site is visited by a technician in a van sized vehicle approximately one time 

per month.  The access to the site is through an existing driveway, therefore the traffic 

pattern will not be impacted. 

 

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. 

 

Wireless telecommunications facilities are governed by the Federal Communications 

Commission (FCC) and the Federal Aviation Administration (FAA).  As such, this wireless 

telecommunications facility will be designed in accordance with all local, state and federal 

regulations.  

 

SUP Standards:  

 

a.  Is the property located in a zoning district in which the proposed special land use is 

allowed? 

 

The subject parcel is zoned M-AF, which in accordance with section 17.13 of the 

Cheboygan County Code of Ordinance, wireless communications facilities are permitted 

as authorized by Special Use Permit. 
 

b. Will the proposed special land use involve uses, activities, processes, materials, or 

equipment that will create a substantially negative impact on the natural resources of the 

County or the natural environment as a whole? Explain. 

 

The proposed wireless telecommunications facility will not involve any activities, 

processes, materials or equipment that will create a substantially negative impact on the 

natural resources of the natural environment.  The proposed facility will consist of a 100’-

0” x 100’-0” lease area which is unmanned.  The special land use will enhance wireless 

telecommunications coverage which will have a positive influence on the area. 

 

c. Will the proposed special land use involve uses, activities, processes, materials, or 

equipment that will create a substantially negative impact on other conforming properties 



in the area by reason of traffic, noise, smoke, fumes, glare, odors, or the accumulation of 

scrap material that can be seen from any public highway or seen from any adjoining land 

owned by another person? Explain. 

 

The proposed wireless telecommunications facility will not involve any activities, 

processes, materials or equipment that will create a substantially negative impact on the 

natural resources of the natural environment.  The proposed wireless 

telecommunications facility will not affect traffic, noise, smoke, fumes, glare, odor, or the 

accumulation of scrap material in any way.  Other than during construction, no storage of 

materials will be present on the site.  Likewise, a wireless telecommunications facility 

does not generate traffic, noise, smoke, fumes, glare, or odor. 

 

d. Will the proposed special land use be designed, constructed, operated, and maintained so 

as not to diminish the opportunity for surrounding properties to be used and developed as 

zoned? Explain. 

 

The proposed wireless telecommunications facility will be designed, constructed, 

operated and maintain so as not to diminish the opportunity for surrounding properties 

to be used and developed as zoned.  As stated above, the proposed facility will be 

situated on a portion of this lot which will minimize the visual impact from ground level.  

The site does not generate noise or traffic which would be detrimental to surrounding 

properties.  The enhanced wireless signal will enhance the development of the 

surrounding properties which are all similarly zoned. 

 

e. Will the proposed special land use place demands on fire, police, or other public resources 

in excess of current capacity? Explain. 

 

The proposed wireless telecommunications facility will not place demands on fire, police 

or other public resources.  A wireless telecommunications facility is unmanned and does 

not require any public resources for its existence.  The proposed wireless 

telecommunications facility is secured by a 6’-0” fence which is topped with three (3) 

strands of barbed wire and is connected to a central monitoring station.  In the event of a 

breach of the compound, the monitoring station is alerted.  The only public demands 

would be on police and fire on extremely rare occasions.   

 

f. Will the proposed special land use be adequately served by public or private streets, water 

and sewer facilities, and refuse collection and disposal services? Explain. 

 

The proposed wireless telecommunications facility will be adequately served by public 

streets.  As stated above, the proposed tower will be serviced by a 12’-0” gravel access 

road which will tie into the existing driveway.  Therefore no new curb cuts will be 

required.  The only utilities needed for a wireless telecommunications facility are power 

and teleco which are readily available to the site.  No water, sewer facilities nor refuse 

collection and disposal is required.  



 

g. Will the proposed special land use will be adequately served by water and sewer facilities, 

and refuse collection and disposal services? 

 

As stated above, the only utilities needed for a wireless telecommunications facility are 

power and teleco which are readily available to the site.  No water, sewer facilities nor 

refuse collection and disposal is required. 

 

h. Will the proposed special land use comply with all specific standards required under this 

Ordinance applicable to it (i.e. parking, setbacks, etc)?  

 

The proposed wireless telecommunications facility will be designed with all local, state 

and federal regulations. 

 

Section  17.13.2. Standards required for all Wireless Communication Facilities: 

 

1. The proposed height meets FCC and/or FAA regulations. 

 

AT&T Mobility and Tillman Infrastructure are governed by all FCC and FAA regulations 

including but not limited to height regulations.  As tower owner, Tillman Infrastructure 

has applied for FAA approval for this site.  AT&T’s FCC license for this market has been 

attached to this document for your reference. 

 

2. Towers must be equipped with devices to prevent unauthorized climbing. 

 

The proposed tower is equipped with anti-climbing devices.  The proposed lease 

compound will have a six foot chain link fence with three (3) strands of barbed wire on 

top along with a locked gate.  Should any unauthorized person get into the fenced area, 

the site is connected to a switch station that monitors the site.  Finally, the tower has 

climbing pegs which do not start until approximately 20’-0” up on the tower. 

 

3. All reasonable measures are taken to blend the tower into the landscape, including 

greenbelt planting and/or screening, painting, and/or concealing the tower in a “stealth 

design. 

 

The proposed tower is to be located in an area of trees which will help conceal the base of 

the tower.  Since the tower is designed to be 199’-0” at its highest point (190’-0” tower 

with 9’-0” lightening rod), the tower will not require lighting per FAA standards, which 

will help the tower blend into the surrounding area. 

 

4. New towers should be engineered as appropriate for co-location of other antennae. 

 

The proposed tower will be engineered to allow for co-location of multiple users.  Tillman 

Infrastructure is a tower owner and they derive their profits by allowing co-location on 



their facilities.  Not only will Tillman allow for co-location, they actively pursue other 

carriers to co-locate on their facilities. 

 

5. Protective fencing and screening may be required to be placed around all guy wire anchor 

points as appropriate to the site. 

 

The proposed tower will not have guy wire anchors as this tower is a monopole design, 

therefore this provision does not apply.  However, the proposed lease compound will 

have a six foot chain link fence with three (3) strands of barbed wire on top along with a 

locked gate.   

 

6. All new towers must meet the applicable requirements for a commercial tower, per Article 

17.13.1 of this Ordinance. 

 
a. May be permitted by the Planning commission after a Hearing, in D-CM, D-LI, D-GI 

and M-AF Districts provided said use shall be located centrally on a contiguous 

parcel of not less than one (1) times the height of the tower measured from the base 

of said tower to all points on each property line. The isolation standard may be 

reduced by up to fifty (50%) percent, if the construction plan, the tower, and its 

guying/anchoring systems are Certified by a Registered Professional Engineer as 

being safe from the hazard of falling onto public roads or adjoining properties. All 

guy wires/cables and anchors shall meet the zoning setback of the district. 

 

The proposed tower is located on property zoned M-AF which is allowed following 

a hearing by the Planning Commission.  The proposed tower is located closer than 

the one (1) times height from each property line, however, we have provided a 

Certified Engineer “fall zone letter” which details the radius within which the 

tower would collapse in the unlikely event of failure.  The proposed tower is 

designed to be a monopole design and will not include any guy wires or cables 

which are required to meet the zoning setbacks. 

 

b. In order to protect the rural dark sky environment and reduce lighting confusion for 

approaching aircraft, all towers shall be designed or painted to be without lighting. If 

the FAA requires lighting, the applicant shall apply to the FAA for painting 

requirements and red lighting. Intermittent strobes shall be a last option and only 

then with written documentation from the FAA certifying its necessity. 

 

The tower is designed to be 199’-0” at its highest point (190’-0” tower with 9’-0” 

lightening rod), the tower will not require lighting per FAA standards, which will 

help the tower blend into the surrounding area. 

 

c. No antenna or similar sending/receiving devices appended to the tower, following 

its approved construction, shall be permitted if it exceeds the engineered design 

capacity of the tower thereby jeopardizing the tower’s structural integrity. 



 

No antenna or similar sending/receiving devices appended to the tower, following 

its approved construction, will be placed on the tower which exceeds the 

engineered design.  As part of any co-location on the proposed tower, Tillman 

Infrastructure hires a structural engineer to review the existing and proposed 

loading.  If the proposed installation exceeds the allowable structural capacity the 

request for co-location will be denied until a suitable solution can be made such as 

the carrier utilizing different equipment or a modification of the tower’s structure. 

  

































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: 
 Special Use Permit for a wireless 
communication facility (Tower and related 
equipment. section 17.13.). 

Prepared by: 
Jeff Lawson 

Date: 
May 4, 2018 

Expected Meeting Date: 
May 16, 2018 

 
GENERAL INFORMATION 
 
Applicant: Tillman Infrastructure.  
 
Owner:  Todd and Tami Gall 
 
Location:  1980 S. Extension Road 
 
Contact person:  Mike Bieniek – Tillman Infrastructure  
 
Phone: 847-380-5569 
 
Requested Action:  Special Use Permit per Section 17.13. for construction of a new Wireless 
Communication Tower and Related Facilities. 
 
BACKGROUND INFORMATION 
Introduction: 
The applicant is seeking approval of a special use permit for construction of a new cellular 
tower 190 ft. in height. Tower includes related facilities which include an equipment 
proposed to be located at the base of the tower. The tower and related facilities are 
proposed to be placed on a parcel of leased land measuring 100 ft. x 100ft. with access via a 
driveway from S. Extension Road in Mullett Township. 
 
The subject parcel is zoned Agriculture and Forestry Management (M-AF). Wireless 
Communication Facilities are authorized by special use permit in M-AF district pursuant to 
Sections 17.13.1 and 17.13.2. of the Zoning Ordinance.  
 
 
Section 17.13.1 requires not less than one (1) times the height of the tower to all points of the 
property line. The height of the proposed tower is 190 ft. The site plan indicates a lot width at the 
nearest property line of 199.76 feet and provides a sealed engineer letter identifying any potential 
collapse would occur within a radius of 190 feet. 
 
 



The applicant has provided a coverage map for the proposed site along with other information 
relative to colocation.  Please note that I have provided proposed findings in the draft findings of 
fact document relative to reasonable opportunity for collocation for the proposed facilities on 
existing structures as required in section 17.13.1.b. The applicant has also provided information 
relative to all other requirements of section 17.13.1. and requirements under the special use 
permit approval standards of section 18.7 and  site plan review standards of section 20.10.  
 
Current Zoning: 
Agriculture and Forestry Management District (M-AF) 
 
Surrounding Land Uses: 
Residential and vacant land uses surround the subject site.  
 
Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, 
floodplain): There are no known environmentally sensitive areas. 
 
Historic buildings 
There are no known historic buildings or historic features on this site. 
 
Traffic Implications 
This project will have minimal effect on current traffic conditions. 
 
Parking 
There are no parking requirements for this use.  
 
Access and street design:  (secondary access, pedestrian access, sidewalks, residential 
buffer, ROW width, access to adjacent properties) 
 Access to the site is provided via South Extension Rd. and an access roadway to the proposed 
communication facility structures.  
 
Signs 
No signs are proposes for the site with the exception of emergency contact information, FCC 
registration number information and FCC call sign on the equipment shelter. 
 
Fence/Hedge/Buffer 
A locked chain link fence 8ft. high is located around the leased area. No other screening or 
buffers are proposed. 
 
Lighting 
Lighting per FAA requirement may prevail. No other exterior lighting is proposed.  
 
Stormwater management 
 There is no significant change to stormwater runoff. 
 
Review or permits from other government entities: 
FAA requirements may prevail.  FCC and Building Code requirements prevail.  
 
 
Recommendations (proposed conditions) 
Written confirmation of meeting FAA and FCC requirements before construction. 
 



 
 



 



CHEBOYGAN COUNTY PLANNING COMMISSION 
SPECIAL USE PERMIT REQUEST 
Wednesday, May 16, 2018, 7:00 PM 

 
 
Applicant 
Tillman Wireless 
10700 W. Higgins Suite 240  
Rosemont, Ill. 60018 

Property Owner 
Todd and Tami Gall 
1980 S. Extension Road 
Cheboygan, MI 49721 

Parcel 
1980 S. Extension Road 
Mullett Township 
130-030-100-001-01 
130-030-100-001-02 
130-019-300-002-01 
 

GENERAL FINDINGS 
 

1. The property is located in an Agriculture and Forestry management Zoning District (M-AF) 
2. The Applicant is seeking approval of a special use permit for location of a wireless communications 

facility which includes tower up to 190 feet above ground level and related equipment to be located on 
leased land.  

3. New Wireless Communication Facilities are allowed an M-AF zoning district pursuant to Section 17.13.2 
by special use permit. (See Exhibit 1) 

4. The proposed tower meets the isolation standard per section 17.13.1. 
5.  

Findings of Fact Under Section 17.13.1. of the Zoning Ordinance 
17.13.1 Radio and television towers, public utility microwaves and public utility T.V. transmitting towers. 
 

a. May be permitted by the Planning commission after a Hearing, in D-CM, D-LI, and M-AF Districts 
provided said use shall be located centrally on a contiguous parcel of not less than one (1) times the height 
of the tower measured from the base of said tower to all points on each property line. The isolation standard 
may be reduced by up to fifty (50%) percent, if the construction plan, the tower, and it guy/anchoring 
systems are Certified by a Registered Professional Engineer as being safe from the hazard of falling on to 
public roads or adjoining properties. All guy wires/cables and anchors shall meet zoning setback of the 
district. 

1. The subject property is in an M-AF District.  
2. The application and site plan indicates a proposed tower 190 ft. tall. 
3.  An isolation standard of 190 ft. is required pursuant to Section 17.13.1.a..  
4.  The Planning Commission finds that the fall zone indicated on the site plan of 199.76 feet along with the 
sealed engineering  letter indicating a collapse would occur within a 190 ft. radius confirms the tower is clear of 
falling on to the public  road and adjoining properties.  (see exhibit 11) 
5. 
6.Requirement has been met. 
Or.  
1.The Planning Commission finds that the construction plan, the tower  is not  adequately certified by a 
Registered Professional Engineer as being safe from the hazard of falling on to public roads or adjoining 
properties.    
2. 
3. Requirement has not been met. 
 
 
 
 
 
 
 



Finding of Fact under Section 17.13.2.b of the Zoning Ordinance 
Wireless Communication Facilities may be permitted by the Planning Commission, after a public hearing, 
by special use permit if it is found that there is no reasonable opportunity to locate per item 1 above. 
Information must be submitted to show efforts made to screen, co-locate or place such facilities on an 
existing structure. The proposed tower must also meet the following conditions and standards. 

• The  reference to item 1 in this section states as follows; 
Wireless Communication Facilities may locate in any zoning district if located on an existing 
building or structure, or a new structure is built within fifty (50) feet of the base of an existing 
tower and the Wireless Communication Facility is located within the new structure, or is 
otherwise hidden from view by being incorporated in an existing building, or if it collocates on an 
existing tower, and the proposed does not require a change in lighting by FCC and/or FAA 
regulations. 
 
The Planning Commission finds that the documentation has been submitted and/or statements 
have been made on the record which demonstrates that there is no reasonable opportunity for 
collocation or placement of the proposed facility on an existing structure. (see exhibit 9) 
Or 
The Planning Commission finds that the applicant has not submitted adequate documentation to 
show that there is no reasonable opportunity for collocation or placement of the proposed facility 
on an existing structure. 

 
Conditions and Standards under subsections 17.13.2.b.1. through 17.13.2.b.6. 

 
1. The proposed height meets FCC and/or FAA Regulations. 

a. Evidence of  FCC and FAA approval  shall be required  
b. The application indicates that the tower will be subject to all FAA and FFC  standards (see 

exhibit 10) 
c. Standard has been met. 
Or. 
a.  The applicant has not provided information regarding applicable FAA and  FCC  

requirements 
b.  
c. Standard has not been met. 

 
2.  Towers must be equipped with devices to prevent unauthorized climbing. 

a. The site plan indicates that the tower will be surrounded by an 8 ft. tall locked chain link 
fence. (see exhibit 17)   

b.  
c. Standard has been met 
Or. 
a.   
b. Standard has not been met. 

 
3. All reasonable measures are taken to blend the tower into the landscape, including greenbelt planting 

and/or screening, painting, and/or concealing he tower in a “stealth design”. 
a. The tower is to be placed near existing trees.  
b.  
c. Standard has not been met  
Or.  
a. The facilities are proposed to be placed in clear view and will not blend with the landscape.   
b.   
c. Standard has not been met. 

  
 



 
4. New towers should be engineered as appropriate for co-location of other antennae.  

a. The tower design proposes several antennae. (see exhibit 18)  
b.   
c. Standard has been met. 
Or.   
a.  No information has been provided regarding future collocation on the subject. 
b.  
c. Standard has not been met.  

 
5. Protective fencing and screening may be required to be placed around all guy wire anchor points as 

appropriate to the site. 
a. A self-support tower is proposed. (see exhibit 18) 
b.   
c. Standard has been met. 
Or.  
a.   
b. Standard has not been met. 

 
6. All new towers must meet the applicable requirements for a commercial tower, per Article 17.13.1 of 

this Ordinance.  
1. See applicable findings above. 
2. Requirements have been met. 
Or. 
1. See applicable findings above   
2.  
3. Requirements have not been met. 

 
FINDINGS OF FACT UNDER SECTION 18.7 OF THE ZONING ORDINANCE 

The Planning Commission makes the following findings of fact as required by section 18.7 of the Zoning 
Ordinance for each of the following standards listed in that section: 
 
a. The property subject to the application is located in a zoning district in which the proposed special land use is 

allowed. 
  1. The property is located in an Agriculture and Forest Management District (M-AF) which allows  

 Wireless Communication Facilities by special use permit per Section 17.13. 
  2.   
  3. Standard has been met.  

      Or.  
1.    
2. Standard has not been met. 

 
b. The proposed special land use will not involve uses, activities, processes, materials, or equipment that will 

create a substantially negative impact on the natural resources of the County or the natural environment as a 
whole. 

1. The proposed tower and related facilities are unmanned stand alone facilities and finds on evidence that 
proposed wireless communication facilities will not cause the use of materials or involve processes that 
will create substantially negative impacts on county natural resources or the natural environment. This 
use is compatible with surrounding land uses. (see exhibit  9  )  

2.   
3. Standard has been met. 
Or.  
1.   
2.  Standard has not been met. 



 
c. The proposed special land use will not involve uses, activities, processes, materials, or equipment, or hours of 

operation that will create a substantially negative impact on other conforming properties in the area by reason 
of traffic, noise, smoke, fumes, glare, odors, or the accumulation of scrap material that can be seen from any 
public or private highway or seen from any adjoining land owned by another person. 

1. The proposed tower and equipment shelter are unmanned standalone facilities and will not cause the 
use of materials or involve equipment or processes which would generate noise or traffic which is 
incompatible with the surrounding land uses. No smoke, glare, fumes or odors will be produced. (see 
exhibit  9) 

2.   
3. Standard has been met.  
Or.  
1.   
2. Standard has not been met 

 
d. The proposed special land use will be designed, constructed, operated, and maintained so as not to diminish the 

opportunity for surrounding properties to be used and developed as zoned. 
1. The proposed tower and facilities are to be placed  in the center of the subject property on a parcel of 

leased land and will not diminish the opportunity for surrounding properties to be used and developed 
as zoned.(see exhibit 15)  

2.    
3. Standard has been met.  
Or.   
1.   
2. Standard has not been met. 

 
e. The proposed special land use will not place demands on fire, police, or other public resources in excess of 

current capacity nor increase hazards from fire or other dangers to the subject property or adjacent properties. 
1. The proposed use will not require public resources greater than current capacity nor increase hazards 

from fire or other dangers. The facilities are unmanned and secured by locked fencing. (see exhibit 7, 9 
and 15)  

2.    
3. Standard has been met.  
Or.  
1.   
2. Standard has not been met.  

 
f. The proposed special land use shall not increase traffic hazards or cause congestion on the public or private 

highways and streets of the area in excess of current capacity. Adequate access to the site shall be furnished 
either by existing roads and highways or proposed roads and highways. Minor residential streets shall not be 
used to serve as access to uses having larger area-wide patronage. Signs, buildings, plantings, or other elements 
of the proposed project shall not interfere with driver visibility or safe vehicle operation. Entrance drives to the 
use and to off-street parking areas shall be no less than 25 feet from a street intersection (measured from the 
road right-of-way) or from the boundary of a different zoning district. 

1. Adequate access to the site is provided via an access driveway from S. Extension Road. (see exhibit 
15). 

2. The entrance roadway is not within 25 feet of an intersection. (see exhibit 15 ) 
3.   
4. Standard has been met.  
Or.  
1.   
2. Standard has not been met. 

 
 



g. The proposed special land use will be adequately served by water and sewer facilities, and refuse collection and 
disposal services. 

1. The proposed use is an unmanned stand alone wireless communication facility and will not require a 
water well, septic facilities or refuse collection.  

2.   
3. Standard has been met. 
Or.  
1.   
2. Standard has not been met. 

 
h. The proposed special land use will comply with all specific standards required under this Ordinance applicable 

to it. 
1. The special use shall comply with all relevant standards required under the ordinance. (see exhibit 10)  
2.   
3. Standard has been met. 
Or.  
1.   
2. Standard has not been met. 

 
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.    Changes to the overall natural features of the site will be minimal. (see exhibit 10)  
2.  
3. 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. No changes are proposed that would affect the landscape or natural state of the site. (see exhibit 10 )  
2.   
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. No changes in drainage on the site are proposed. (See exhibit 10)  
2.   
3. 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 dwellings are proposed.  
 
e. All buildings or groups of buildings should be so arranged as to permit emergency vehicle access by some 

practical means. 
1. Emergency access is provided via South Extension Rd. (see exhibit 15) 
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. Access is provided via South Extentsion Road. (see exhibit 15) 
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. Not applicable. No subdivision plats or 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. Lighting per applicable FAA requirements shall be required for the tower and will not affect adjacent 

properties, impede vision of traffic and will not unnecessarily illuminate night skies. (See exhibit 7 and 
9) 

2. No additional outdoor lighting is proposed. (see exhibit 7 and  9) 
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 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. 
The site plan will conform to state and federal statutes and the Cheboygan County Master Plan.)   

1. The site plan shall conform to all applicable requirements. (see exhibit 15 and 17) 
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, May 16, 2018 
 
 
 
 
 
      ___________________________________________  
      Patty Croft, Chairperson 
 
 
 
 
 
      ___________________________________________ 
      Charles Freese, Secretary 











































































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: 
 Special Use Permit for a wireless 
communication facility (Tower and related 
equipment. section 17.13.). 

Prepared by: 
Jeff Lawson 

Date: 
May 4, 2018 

Expected Meeting Date: 
May 16, 2018 

 
GENERAL INFORMATION 
 
Applicant: Tillman Infrastructure.  
 
Owner:  David and Carolyn Sackett 
 
Location:  3616 Bowman Drive 
 
Contact person:  Mike Bieniek – Tillman Infrastructure  
 
Phone: 847-380-5569 
 
Requested Action:  Special Use Permit per Section 17.13. for construction of a new Wireless 
Communication Tower and Related Facilities. 
 
BACKGROUND INFORMATION 
Introduction: 
The applicant is seeking approval of a special use permit for construction of a new cellular 
tower 175 ft. in height with a 19’ lightning rod. Tower includes related facilities which 
include an equipment proposed to be located at the base of the tower. The tower and related 
facilities are proposed to be placed on a parcel of leased land measuring 100 ft. x 100ft. 
with access via a driveway from Bowman Drive in Tuscarora Township 
 
The subject parcel is zoned Agriculture and Forestry Management (M-AF). Wireless 
Communication Facilities are authorized by special use permit in M-AF district pursuant to 
Sections 17.13.1 and 17.13.2. of the Zoning Ordinance.  
 
Section 17.13.3 requires not less than one (1) times the height of the tower to all points of the 
property line. This section also provides that the isolation standard may be reduced by up to 50% 
if the construction plan, the tower, and its guying/anchoring systems are certified by a registered 
professional engineer as being safe from the hazard of falling onto public roads or adjoining 
properties. The applicant has provided a letter from a registered engineer (see exhibit 11) stating 
that this standard is met due to the fact that height of the proposed tower is 175 ft. with a 19 ft. 



lightning rod and that the nearest property line is approximately 360 feet and the signed engineer 
letter indicates a fall radius of 58 feet is needed. 
 
The applicant has provided a coverage map for the proposed site along with other information 
relative to colocation.  Please note that I have provided proposed findings in the draft findings of 
fact document relative to reasonable opportunity for collocation for the proposed facilities on 
existing structures as required in section 17.13.1.b. The applicant has also provided information 
relative to all other requirements of section 17.13.1.and requirements under the special use 
permit approval standards of section 18.7 and site plan review standards of section 20.10.  
 
Current Zoning: 
Agriculture and Forestry Management District (M-AF) 
 
Surrounding Land Uses: 
Residential and vacant land uses surround the subject site.  
 
Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, 
floodplain): There are no known environmentally sensitive areas. 
 
Historic buildings 
There are no known historic buildings or historic features on this site. 
 
Traffic Implications 
This project will have minimal effect on current traffic conditions. 
 
Parking 
There are no parking requirements for this use.  
 
Access and street design:  (secondary access, pedestrian access, sidewalks, residential 
buffer, ROW width, access to adjacent properties) 
 Access to the site is provided via N. Straits Highway and an access roadway to the proposed 
communication facility structures.  
 
Signs 
No signs are proposes for the site with the exception of emergency contact information, FCC 
registration number information and FCC call sign on the equipment shelter. 
 
Fence/Hedge/Buffer 
A locked chain link fence 8ft. high is located around the leased area. No other screening or 
buffers are proposed. 
 
Lighting 
Lighting per FAA requirement may prevail. No other exterior lighting is proposed.  
 
Stormwater management 
 There is no significant change to stormwater runoff. 
 
Review or permits from other government entities: 
FAA requirements may prevail.  FCC and Building Code requirements prevail. 
 
Recommendations (proposed conditions) 
Written confirmation of meeting FAA and FCC requirements before construction. 



 

 
 



 



CHEBOYGAN COUNTY PLANNING COMMISSION 
SPECIAL USE PERMIT REQUEST 
Wednesday, May 16, 2018, 7:00 PM 

 
 
Applicant 
Tillman Wireless 
10700 W. Higgins Suite 240  
Rosemont, Ill. 60018 

Property Owner 
David and Carolyn Sackett 
3616 Bowman Drive 
Alanson, MI 49706 

Parcel 
3616 Bowman Drive 
Tuscarora Township 
161-021-300-002-03 
 

GENERAL FINDINGS 
 

1. The property is located in an Agriculture and Forestry management Zoning District (M-AF) 
2. The Applicant is seeking approval of a special use permit for location of a wireless communications 

facility which includes tower up to 175 feet with a 19 foot lightning rod above ground level and related 
equipment to be located on leased land.  

3. New Wireless Communication Facilities are allowed an M-AF zoning district pursuant to Section 17.13.2 
by special use permit. (See Exhibit 1) 

4. The proposed tower meets the isolation standard per section 17.13.1. 
5.  

Findings of Fact Under Section 17.13.1. of the Zoning Ordinance 
17.13.1 Radio and television towers, public utility microwaves and public utility T.V. transmitting towers. 
 

a. May be permitted by the Planning commission after a Hearing, in D-CM, D-LI, and M-AF Districts 
provided said use shall be located centrally on a contiguous parcel of not less than one (1) times the height 
of the tower measured from the base of said tower to all points on each property line. The isolation standard 
may be reduced by up to fifty (50%) percent, if the construction plan, the tower, and it guy/anchoring 
systems are Certified by a Registered Professional Engineer as being safe from the hazard of falling on to 
public roads or adjoining properties. All guy wires/cables and anchors shall meet zoning setback of the 
district. 

1. The subject property is in an M-AF District.  
2. The application and site plan indicates a proposed tower 175ft. tall. 
3.  An isolation standard of 175 ft. is required pursuant to Section 17.13.1.a.. 
4.   The Planning Commission finds that the fall zone indicated on the site plan of  360 feet along with the      
sealed engineering letter indicating a collapse would occur within a 58 ft. radius confirms the tower is clear of 
falling on to the public  road and adjoining properties.  (see exhibit 11). 
8. 
9.Requirement has been met. 
Or.  
1.The Planning Commission finds that the construction plan, the tower  is not  adequately certified by a 
Registered Professional Engineer as being safe from the hazard of falling on to public roads or adjoining 
properties.    
2. 
3. Requirement has not been met. 
 
 
 
 
 
 
 
 
 



Finding of Fact under Section 17.13.2.b of the Zoning Ordinance 
Wireless Communication Facilities may be permitted by the Planning Commission, after a public hearing, 
by special use permit if it is found that there is no reasonable opportunity to locate per item 1 above. 
Information must be submitted to show efforts made to screen, co-locate or place such facilities on an 
existing structure. The proposed tower must also meet the following conditions and standards. 

• The  reference to item 1 in this section states as follows; 
Wireless Communication Facilities may locate in any zoning district if located on an existing 
building or structure, or a new structure is built within fifty (50) feet of the base of an existing 
tower and the Wireless Communication Facility is located within the new structure, or is 
otherwise hidden from view by being incorporated in an existing building, or if it collocates on an 
existing tower, and the proposed does not require a change in lighting by FCC and/or FAA 
regulations. 
 
The Planning Commission finds that the documentation has been submitted and/or statements 
have been made on the record which demonstrates that there is no reasonable opportunity for 
collocation or placement of the proposed facility on an existing structure. (see exhibit 9 and 17) 
Or 
The Planning Commission finds that the applicant has not submitted adequate documentation to 
show that there is no reasonable opportunity for collocation or placement of the proposed facility 
on an existing structure. 

 
Conditions and Standards under subsections 17.13.2.b.1. through 17.13.2.b.6. 

 
1. The proposed height meets FCC and/or FAA Regulations. 

a. Evidence of  FCC and FAA approval  shall be required  
b. The application indicates that the tower will be subject to all FAA and FFC  standards (see 

exhibit 10) 
c. Standard has been met. 
Or. 
a.  The applicant has not provided information regarding applicable FAA and  FCC  

requirements 
b.  
c. Standard has not been met. 

 
2.  Towers must be equipped with devices to prevent unauthorized climbing. 

a. The site plan indicates that the tower will be surrounded by an 8 ft. tall locked chain link 
fence. (see exhibit 16)   

b.  
c. Standard has been met 
Or. 
a.   
b. Standard has not been met. 

 
3. All reasonable measures are taken to blend the tower into the landscape, including greenbelt planting 

and/or screening, painting, and/or concealing he tower in a “stealth design”. 
a. The tower is to be placed near existing trees.  
b.  
c. Standard has not been met  
Or.  
a. The facilities are proposed to be placed in clear view and will not blend with the landscape.   
b.   
c. Standard has not been met. 

  
 



 
4. New towers should be engineered as appropriate for co-location of other antennae.  

a. The tower design proposes several antennae. (see exhibit 18)  
b.   
c. Standard has been met. 
Or.   
a.  No information has been provided regarding future collocation on the subject. 
b.  
c. Standard has not been met.  

 
5. Protective fencing and screening may be required to be placed around all guy wire anchor points as 

appropriate to the site. 
a. A self-support tower is proposed. (see exhibit 18) 
b.   
c. Standard has been met. 
Or.  
a.   
b. Standard has not been met. 

 
6. All new towers must meet the applicable requirements for a commercial tower, per Article 17.13.1 of 

this Ordinance.  
1. See applicable findings above. 
2. Requirements have been met. 
Or. 
1. See applicable findings above   
2.  
3. Requirements have not been met. 

 
FINDINGS OF FACT UNDER SECTION 18.7 OF THE ZONING ORDINANCE 

The Planning Commission makes the following findings of fact as required by section 18.7 of the Zoning 
Ordinance for each of the following standards listed in that section: 
 
a. The property subject to the application is located in a zoning district in which the proposed special land use is 

allowed. 
  1. The property is located in an Agriculture and Forest Management District (M-AF) which allows  

 Wireless Communication Facilities by special use permit per Section 17.13.  
  2.   
  3. Standard has been met.  

      Or.  
1.    
2. Standard has not been met. 

 
b. The proposed special land use will not involve uses, activities, processes, materials, or equipment that will 

create a substantially negative impact on the natural resources of the County or the natural environment as a 
whole. 

1. The proposed tower and related facilities are unmanned stand alone facilities and finds on evidence that 
proposed wireless communication facilities will not cause the use of materials or involve processes that 
will create substantially negative impacts on county natural resources or the natural environment. This 
use is compatible with surrounding land uses.  

2.   
3. Standard has been met. 
Or.  
1.   
2.  Standard has not been met. 



 
c. The proposed special land use will not involve uses, activities, processes, materials, or equipment, or hours of 

operation that will create a substantially negative impact on other conforming properties in the area by reason 
of traffic, noise, smoke, fumes, glare, odors, or the accumulation of scrap material that can be seen from any 
public or private highway or seen from any adjoining land owned by another person. 

1. The proposed tower and equipment shelter are unmanned standalone facilities and will not cause the 
use of materials or involve equipment or processes which would generate noise or traffic which is 
incompatible with the surrounding land uses. No smoke, glare, fumes or odors will be produced. (see 
exhibit 10) 

2.   
3. Standard has been met.  
Or.  
1.   
2. Standard has not been met 

 
d. The proposed special land use will be designed, constructed, operated, and maintained so as not to diminish the 

opportunity for surrounding properties to be used and developed as zoned. 
1. The proposed tower and facilities are to be placed  in the center of the subject property on a parcel of 

leased land and will not diminish the opportunity for surrounding properties to be used and developed 
as zoned.(see exhibit 16)  

2.    
3. Standard has been met.  
Or.   
1.   
2. Standard has not been met. 

 
e. The proposed special land use will not place demands on fire, police, or other public resources in excess of 

current capacity nor increase hazards from fire or other dangers to the subject property or adjacent properties. 
1. The proposed use will not require public resources greater than current capacity nor increase hazards 

from fire or other dangers. The facilities are unmanned and secured by locked fencing. (see exhibit 10 
and 16)  

2.    
3. Standard has been met.  
Or.  
1.   
2. Standard has not been met.  

 
f. The proposed special land use shall not increase traffic hazards or cause congestion on the public or private 

highways and streets of the area in excess of current capacity. Adequate access to the site shall be furnished 
either by existing roads and highways or proposed roads and highways. Minor residential streets shall not be 
used to serve as access to uses having larger area-wide patronage. Signs, buildings, plantings, or other elements 
of the proposed project shall not interfere with driver visibility or safe vehicle operation. Entrance drives to the 
use and to off-street parking areas shall be no less than 25 feet from a street intersection (measured from the 
road right-of-way) or from the boundary of a different zoning district. 

1. Adequate access to the site is provided via an access driveway from Bowman Drive. (see exhibit 16 ) 
2. The entrance roadway is not within 25 feet of an intersection. (see exhibit 16 ) 
3.   
4. Standard has been met.  
Or.  
1.   
2. Standard has not been met. 

 
 
 



g. The proposed special land use will be adequately served by water and sewer facilities, and refuse collection and 
disposal services. 

1. The proposed use is an unmanned stand alone wireless communication facility and will not require a 
water well, septic facilities or refuse collection.  

2.  
3. Standard has been met. 
Or.  
1.   
2. Standard has not been met. 

 
h. The proposed special land use will comply with all specific standards required under this Ordinance applicable 

to it. 
1. The special use shall comply with all relevant standards required under the ordinance. (see exhibit 1)  
2.   
3. Standard has been met. 
Or.  
1.   
2. Standard has not been met. 

 
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.    Changes to the overall natural features of the site will be minimal. (see exhibit 10) 
2.  
3. 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. No changes are proposed that would affect the landscape or natural state of the site.  (see exhibit 10) 
2. 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. No changes in drainage on the site are proposed.  (see exhibit 10) 
2.   
3. 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 dwellings are proposed.  
 
e. All buildings or groups of buildings should be so arranged as to permit emergency vehicle access by some 

practical means. 
1. Emergency access is provided via Bowman Drive and connecting easement. (see exhibit 16 
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. Access is provided via Bowman Drive and connecting easement. (see exhibit 16) 
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. Not applicable. No subdivision plats or 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. Lighting per applicable FAA requirements shall be required for the tower and will not affect adjacent 

properties, impede vision of traffic and will not unnecessarily illuminate night skies. (See exhibit 7 and 
9) 

2. No additional outdoor lighting is proposed. (see exhibit 10) 
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 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. 
The site plan will conform to state and federal statutes and the Cheboygan County Master Plan.)   

1. The site plan shall conform to all applicable requirements. (see exhibit 10 and 16) 
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, May 16, 2018 
 
 
 
 
 
      ___________________________________________  
      Patty Croft, Chairperson 
 
 
 
 
 
      ___________________________________________ 
      Charles Freese, Secretary 































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: 
 Site Plan Review for Auto Detail Shop under 
Article 20. 

Prepared by: 
Jeff Lawson 

Date: 
May 4, 2018 

Expected Meeting Date: 
May 16, 2018 

 
GENERAL INFORMATION 
 
Applicant: Kevin Neuman 
 
Owner:  Dave Fernelius 
 
Location:  11165 N. Straits Highway 
 
Contact person:  Kevin Neuman 
 
Phone: 231-420-5891 
 
Requested Action:  Site Plan Review for an auto detail shop addition (section 6.2.2). 
 
BACKGROUND INFORMATION 
Introduction: 
The applicant is seeking approval of a Site Plan Review for an auto detail shop addition of 
40’x 42’ (section 6.2.2).  
 
Current Zoning: 
Commercial Development (D-CM) 
 
Surrounding Land Uses: 
Commercial and vacant land uses surround the subject site.  
 
Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, 
floodplain): There are no known environmentally sensitive areas. 
 
Historic buildings 
There are no known historic buildings or historic features on this site. 
 
Traffic Implications 
This project will have minimal effect on current traffic conditions. 
 
 



Parking   
 
Section 17.6 identifies four stacking spaces per 20 ft. wash operating line as well as one space 
per employee. The development is proposing five wash and/or drying bays and will employ up to 
four employees for a total parking requirement of 22 spaces. Pursuant to a previously approved 
site plans for Automobile wash establishments one space is counted inside each wash/or drying 
bay. All spaces are a minimum of 9’x20’.  All maneuvering aisles meet minimum requirements. 
 
Access and street design:  (secondary access, pedestrian access, sidewalks, residential 
buffer, ROW width, access to adjacent properties) 
 Access to the site is provided via N. Straits Highway. 
 
Signs 
No signs proposed. 
 
Fence/Hedge/Buffer 
No fence/ hedge/ buffer proposed 
 
Lighting 
No lighting proposed. 
 
Stormwater management 
All stormwater to be contained on site or property owned by the owner. 
 
Review or permits from other government entities: 
Permit through the Cheboygan County Department of Building Safety will be required.  
 
 



 
 



 
 
 



CHEBOYGAN COUNTY PLANNING COMMISSION 
SITE PLAN REVIEW 

Wednesday, May 16, 2018, 7:00 PM 
 

 
Applicant 
Kevin Neuman 
PO Box 37 
Cheboygan, MI 49721 

Property Owner 
Dave Fernelius 
11165 N. Straits Hwy. 
Cheboygan, MI 49721 

Parcel 
11165 N. Straits Hwy. 
Inverness Township 
092-006-300-012-01 
 

GENERAL FINDINGS 
 

1. The property is located in a Commercial Development Zoning District (D-CM) 
2. Automobile, boat, equipment, and farm machinery sales, repair, rental and washing establishments are a 

permitted use under Section 6.2.2 of the Zoning Ordinance. 
3. The applicant is seeking site plan review approval for an auto detail shop addition. 
 

 
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 proposed site plan indicates a limited change in overall contours and minimal reshaping of the site. 
2.  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 proposed site plan indicates minimal tree and soil removal. 
2. 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. All site drainage will be maintained on site or on property owned by the owner. 
2. 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 dwellings 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 building locations arranged in order to permit a practical means of access for 

emergency vehicles.  
1.   
2. 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 N. Straits Hwy (M-27). 
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. Not applicable. No subdivision plats or 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. No additional exterior lighting is proposed. 
2.  
3. 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 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. 
The site plan will conform to state and federal statutes and the Cheboygan County Master Plan.)   

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

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, May 16, 2018 
 
 
 
 
 
      ___________________________________________  
      Patty Croft, Chairperson 
 
 
 
 
 
      ___________________________________________ 
      Charles Freese, Secretary 
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CHEBOYGAN COUNTY 

ZONING ORDINANCE AMENDMENT # 

AN ORDINANCE TO AMEND CHEBOYGAN COUNTY ZONING ORDINANCE NO. 200 

RELATIVE TO SOLAR ENERGY SYSTEMS 

 

 

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 

definition in its appropriate alphabetical location which shall read in its entirety as follows: 

 

Solar Energy System (SES) - the components and subsystems required to convert solar energy into electric or 

thermal energy suitable for use. The area of the system includes all the land inside the perimeter of the system, 

which extends to any fencing or property lines. The term applies, but is not limited to, solar photovoltaic (PV) 

systems, solar thermal systems, and solar hot water systems. A system fits into one of three system types as 

follows: 

 

a). Business Activity Solar: A solar electric system that provides power and or financial benefit 

to, or is owned by a business and under .5 Megawatt alternating current (AC). 

 

b). Private Solar- A solar electric system that is owned by a homeowner or tenant to provide solar 

electricity for the residence or net metering. These installations are permitted as “Accessory Structures 

or Uses” under Section  3.3.7. 

 

c). Solar Farms:  A utility-scale commercial facility that converts sunlight into electricity, whether by 

photovoltaics, concentrating solar thermal devices or any other various experimental solar technologies 

for the primary purpose of wholesale or retail sales of generated electricity off-site.  

 

Section 2. Amendment of Section 3.3.7 

 

Section 3.3.7 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to read in its entirety as 

follows: 

 

3.3.7 A solar electric system that is owned by homeowner or tenant to provide solar electricity for the 

residence or net metering is permitted as “Accessory Structures or Uses”.  System must be located on 

the structure or in the rear yard and is subject to setback requirements. 

 

Section 3. Amendment of Section 6.3 Commercial Development District  

 

Section 6.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add  6.3.18 as follows: 

 

6.3.18 Business Activity Solar and Solar Farms subject to Section 17.30 

 

Section 4. Amendment of Section 7.3 Light Industrial Development District (D-LI) 

 

Section 7.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add  7.3.19 as follows: 

 

7.3.19 Business Activity Solar and Solar Farms subject to Section 17.30. 
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Section 5. Amendment of Section 8.3 General Industrial Development District (D-GI) 

 

Section 8.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add  8.3.18 as follows: 

 

 

8.3.18 Business Activity Solar and Solar Farms subject to Section 17.30. 

 

Section 6. Amendment of Section 9.3. Agricultural and Forestry Management District (M-AF) 

 

Section 9.3 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add  9.2.17 as follows: 

 

 

9.3.22  Business Activity Solar and Solar Farms subject to Section 17.30. 

 

 

 

 

Section 7. Addition of Section 17.30 Business Activity Solar and Solar Farms 

 

 Addition of Section 17.30 Business Activity Solar and Solar Farms to the Cheboygan County Zoning 

Ordinance No. 200 is hereby created to read in its entirety as follows: 

 

 

Section 17.30 Business Activity Solar and Solar Farms   

 

PURPOSE: To allow and promote the use of solar energy within the County as a clean alternative energy 

source and to provide associated placement, land development, installation and construction regulations for 

Business Activity Solar and Solar Farms subject to reasonable conditions that will protect the public 

health, safety and welfare. These regulations establish minimum requirements for Business Activity Solar 

and Solar Farms, while promoting a renewable energy source in a safe, effective and efficient manner. 

 

A. Solar Farm Development Project Area:  A Solar Farm development project area 

may consists of parcels that are contagious to each other but not required to be 

under the same ownership. 

 

B. Business Activity Solar Development Project Area:   A Business Activity Solar 

development project area must be located on a parcel under the same ownership. 
 

C. Minimum Lot Size: There is no minimum lot size. Each Business Activity Solar 

and Solar Farms is permitted as a special land use which review will consider its 

compatibility with the surrounding area. 

 

D. Height Restrictions: All ground mounted photovoltaic panels and support 

structures located in a Business Activity Solar or Solar Farms shall be restricted to 

a maximum height of twenty (20) feet when oriented at a maximum tilt. 

 

E. Setbacks: All photovoltaic solar panels and support structures associated with 

Solar Farms including any perimeter fencing shall be setback a minimum of one 
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hundred (100) feet from a dwelling and fifty (50) feet from the perimeter of the 

Solar Farm development project area not located adjacent to a public road right-

of-way.  Solar Farms shall be a minimum of eighty (80) feet from any public road 

right-of-way within the development project area. 

 

All photovoltaic solar panels and support structures associated with a Business 

Activity Solar project shall be fifty (50) feet from a side or rear lot line and a 

minimum of eighty feet (80) feet from any public road right-of-way except if the 

panels are attached to the business structure in which case they must meet the 

minimum setback standards of the district. 

 

F. Maximum Lot Coverage: Maximum lot coverage restrictions shall not apply to 

photovoltaic solar panels. Any other regulated structures on the parcel are subject 

to the maximum lot coverage restrictions of the underlying zoning district. 

  

G. Safety/Access: A security/ Access plan shall be proposed and reviewed/approved 

through the special land use permit process for a Business Activity Solar and 

Solar Farms. Knox boxes and keys shall be provided at locked entrances for 

emergency personnel access. 

 

H. Noise: No Business Activity Solar or Solar Farms shall exceed sixty (60) dBA as 

measured at the perimeter of the project development area. 

 

I. Glare: Business Activity Solar or Solar Farms shall be located or placed so that 

concentrated solar glare shall not be directed toward or onto nearby properties or 

roadways at any time of the day. 

 

J. Landscaping: The special land use application for a Business Activity Solar or 

Solar Farms shall include a proposed landscaping and screening/buffering plan 

prepared by a licensed landscape architect. This plan will be reviewed through the 

special land use approval process to assure that the proposed facility is 

appropriately landscaped in relation to adjacent land uses and road right-of-ways. 

The use of berms and evergreen plantings along the perimeter of the project 

development are adjacent to residential land uses is strongly encouraged. Trees 

shall be a minimum of four (4) feet tall at time of planting and shall remain in 

good condition for the life of the solar farm. 

 

K. Local, State and Federal Permits: Business Activity Solar and Solar Farms shall 

be required to obtain all necessary permits and licensing from the underlying 

Township, Cheboygan County, State of Michigan and U.S. Government as 

applicable prior to construction and shall maintain any necessary approvals as 

required by the respective jurisdictions or agencies. 

 

L. Engineering and installation: A copy of the manufacturer’s installation 

instructions shall be provided. Included as part of or as an attachment to the 
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installation instructions shall be standard drawings of the structural components of 

the solar farm, including base and footings provided along with engineering data 

and calculations to demonstrate compliance with the structural design provisions 

of the County Building Code at time of submittal for building permit; drawings 

and engineering calculations shall be certified by a registered engineer licensed to 

practice in the State of Michigan. 

 

M. Electrical Interconnections: All electrical interconnections or distribution lines 

shall comply with all applicable codes and standard commercial large-scale utility 

requirements. Only existing above ground transmission lines as well as above 

ground transmission lines from the project substation to the point of 

interconnection are permitted. 

 

N. Additional Special Use Criteria: In addition to the special land use (and site plan) 

requirements contained in Article 18 and Article 20, the applicant shall address 

the following topics in the application for Business Activity Solar and Solar 

Farms: 

 

1. Project Description and Rationale: Identify the perimeter of the project 

development area, proposed type of system, size, rated power output, 

performance, safety and noise characteristics of the system including the 

transmission line/grid connection for the project. Identify the project 

construction time frame, project life, potential development phases (and 

potential future expansions). 

 

2. Visual Impacts: Graphically demonstrate the visual impact of the project 

using photos or renditions of the project with consideration given to 

setbacks and proposed landscaping. 

 

3. Waste: Identify any solid or hazardous waste generated by the project and 

provide a disposal plan for such waste. 

 

4. Lighting: Provide plans showing all lighting within the facility. No light 

may adversely affect adjacent parcels. All lighting shall be shielded from 

adjoining parcels. Light poles are restricted to a maximum height of 

eighteen (18) feet. 

 

5. Transportation Plan: Provide a proposed access plan during construction 

and operational phases. Show proposed project service road ingress and 

egress locations onto adjacent roadways and the layout of the facility 

service road system. Due to infrequent access following construction, it is 

not required to pave or curb solar panel access drives unless required by 

the State or County Road Commission. 

 

6. Public Safety: Identify emergency and normal shutdown procedures. 
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Identify potential hazards to adjacent properties, public roadways and to 

the general public that may be created. 

 

7. Life of the Project and Final Reclamation: Describe the decommissioning 

and final reclamation plan after the anticipated useful life or 

abandonment/termination of the project. Decommissioning of solar panels 

and facilities shall occur in the event they are not used for (12) consecutive 

months unless a (6) month extension is requested identifying the need for 

extension or indicating the system will be placed back in use.  Extension 

request must be reviewed and approved by the Zoning Administrator.   

The company or land owners have six months to complete the removal of 

all equipment and restoration of the site. 

 

To ensure proper removal of the project upon abandonment/termination of 

the project, applicants shall include a description of the financial security 

guaranteeing removal of the system which must be posted with the County 

within fifteen (15) days after approval or before a building or construction 

permit is issued for the project. The financial security shall be: 1) a cash 

bond; or 2) an irrevocable bank letter of credit or a performance bond, in a 

form approved by the County. The amount of such guarantee shall be no 

less than the estimated cost of removal and may include a provision for 

inflationary cost adjustments. The estimate shall be prepared by a 

registered engineer for the applicant and shall be subject to approval by the 

County. 

 

If the owner of the project or the underlying property owner fails to 

remove or repair any defective, abandoned or terminated project, the 

County, in addition to any other remedy under this Ordinance, may pursue 

legal action to abate the violation by seeking to remove the project and 

recover any and all costs, including attorney fees. 

 

8. County Review: Because of the ever changing technical capabilities of 

photovoltaic solar panels and of new technology in general, the County 

Planning Commission and Board of Commissioners shall have the 

authority to review and consider alternatives in both the dimensional and 

physical requirements contained in this Section as part of the special land 

use review process. 

 



 
 
TO: Cheboygan County Planning Commission 
 
FROM: Jeffery B. Lawson  
  Cheboygan County Administrator 
 
RE: Attorney Opinion- Reposting of Slanec Rezoning, Amendment Language and Draft Solar 

Language. 
 
DATE: 5-10-18 
 
 
Slanec Rezoning- After review by legal counsel, the ZBA can only interpret the zoning ordinance 

when there was a true ambiguity of a district boundary.  Therefore the planning 
commission should proceed with the determination of the Slanec rezoning 
request and send to the Board of Commissioners for final determination.  The 
Planning Commission will need to make a motion to rescind its prior motion to 
send the matter to the ZBA. 

 
Motor Vehicle and 
Fuel Sales Use  
Language  
Amendment: After review by legal counsel the proposed language concerning Motor Vehicle 

Maintenance and Fuel Sales will need to be reposted for Public Hearing and 
approval by the Planning Commission due to the fact that items that were 
identified as permitted uses were re-identified as Special Uses when approved 
changing the original provisions of the posted notice. 

 
Draft Solar Energy 
Systems Language: The Cheboygan County Board of Commissioners identified at their May 8, 2018 

meeting that the development of zoning ordinance language to regulate solar 
energy systems is a top priority.  Attached you will find draft language for 
review by the Planning Commission at the May 16, 2018 meeting.  The majority 
of language utilized was obtained from reviewing various ordinances including 
ordinances approved by two counties in mid -Michigan.  Language guidance was 
also provided from “Becoming a Solar-Ready Community” prepared by the 
Clean Energy Coalition funded by MEDC. 
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