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

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

 
 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, JULY 11,  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.) Chad Stemple - Requests a Special Use Permit for a landscaping contractor’s yard, per Section 6.3.3. of the 
Zoning Ordinance. The property is located at 164 South Straits Highway, Tuscarora Twp., Section 1, Parcel 
#161-001-200-005-03, and is zoned Commercial Development (D-CM) and Agriculture and Forestry 
Management (M-AF). 
 

2.) Gary and Alicia Dechape/Therese Vuke - Requests a Site Plan Review for used car sales, per Section 6.2.2. of 
the Zoning Ordinance. The property is located at 5015 South Straits Highway, Tuscarora Twp., Section 36, 
Parcel #161-036-100-001-02, and is zoned Commercial Development (D-CM). 

UNFINISHED BUSINESS 

1.)  Review and discussion of draft Zoning Ordinance 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, JUNE 20, 2018 AT 7:00 P.M. 

ROOM 135 – COMMISSIONER’S ROOM - CHEBOYGAN COUNTY BUILDING 

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

ABSENT: Lyon 

STAFF:  Michael Turisk 
GUESTS: Eric Boyd, Roberta Matelski, Mary Durfey, Cal Gouine, Russell Crawford, Cheryl Crawford, Mike Bieniek, John 

Moore, Karen Johnson, Carl Muscott, Jeff Jocks, Dan Slanec 

The meeting was called to order by Chairperson Croft at 7:00pm. 
 
PLEDGE OF ALLEGIANCE 
Chairperson Croft led the Pledge of Allegiance. 
 
APPROVAL OF AGENDA 
The meeting agenda was presented.  Motion by Mr. Churchill, seconded by Mr.  Borowicz, to approve the agenda as 
presented.  Motion carried.  8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk, Churchill), 0 Nays, 1 
Absent (Lyon) 
 
APPROVAL OF MINUTES 
The  June 6, 2018 Planning Commission minutes were presented.  Motion by Mr. Churchill, seconded by Mr. Kavanaugh, to 
approve the meeting minutes as presented.  Motion carried.  8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, 
Jazdzyk, Churchill), 0 Nays, 1 Absent (Lyon) 
  
PUBLIC HEARING AND ACTION ON REQUESTS 
Dan Slanec/Slanec Family Living Trust & Skruba Family Living Trust - Requests a rezoning from Agriculture and Forestry 
Management District (M-AF) and Commercial Development (D-CM) to Commercial Development (D-CM). The property 
proposed to be rezoned is located in Tuscarora Township, Section 1 and described as follows:  Parcel #161-001-200-005-04, BEG 
AT E1/4 COR SEC 1, T35N,R3W; TH W ALG 1/4 LI 120.42FT TO R/W HWY-27 FOR POB; TH S 0D 14M 30S W ALG R/W 
219.35FT; TH N 89D 45M 30S W 250FT; TH S 0D 14M 30S W 499.52FT TO NLY R/W OF ON RAMP FOR I-75 HWY; TH 
ALG CURVE CHRD BEARS N 45D 07M 30S W 563.38FT & ALG CURVE CHRD BEARS N 20D 14M 25S W 768.06FT; TH 
S 89D 45M 30S E 919.66FT TH S 0D 14M 30S W 396.44FT TO POB.  *EXC:   COM AT E 1/4 COR SEC 1, T35N,R3W; TH N 
89D 45M 30S W 120.42FT TO WLY ROW LI OF HWY M-27; TH S 0D 14M 30S W 219.35FT ALG SD W ROW LI; TH N 89D 
45M 30S W 250FT; TH S 0D 14M 30S W 200.23FT TO POB; TH CONT S0D 14M 30S W 299.12FT TO NLY LI OF I-75 OF N 
BOUND ON RAMP 468.54FT ALG CURVE TO RIGHT, HAVING RAD OF 749.18FT & CHRD BEARING N 49D 17M 46S 
W 460.94FT; TH S 89D 45M 30S E 350.70FT TO POB.     
 
Mr. Turisk presented the information contained in the staff report pertaining to the rezoning application for parcel 161-
001-200-005-04.   
 
Ms. Croft asked for public comments.  Mr. Muscott approves of the rezoning and noted most parcels east of this parcel are 
commercially zoned.  Public comment closed.   
 
Motion by Mr. Kavanaugh, seconded by Mr. Churchill, to revoke prior motion to send this request to the Zoning Board of 
Appeals.  Motion carried.   
 
The Planning Commission reviewed the General Findings of Fact: 
 

1. The Planning Commission finds that the applicant proposes rezoning of certain real property in the application from 
Agricultural and Forest Management District (M-AF) Commercial Development District (D-CM).  See exhibit 4.  
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2. The Planning Commission finds that the application is made by Dan Slanec, See exhibit 4. 
3. The Planning Commission finds that the legal description of the property at issue, including the proposed property 

to be rezoned, is attached to the application (noted above). See exhibit 4. 
4. The Planning Commission finds that the Cheboygan County Master Plan Future Land Use Map designates the area 

with the proposed rezoning as being offered as General Commercial and Single Family Residential. See exhibit 2 and 
Future Land Use Map.  

 
The Planning Commission reviewed the rezoning factors: 
 

1. Is the proposed rezoning reasonably consistent with surrounding uses?  
A. The Planning Commission finds that the property is directly contiguous to an area already located in the D-

CM District, such that adding the subject property as proposed by the applicant for rezoning would not 
result in an isolated, detached area of land rezoned D-CM.  See exhibit 7. 

B. The Planning Commission finds that based upon the information provided in the staff report which includes 
the Cheboygan County Master Plan Future Land Use Map which indicates that the property is in the 
General Commercial land use category.  See exhibit 2 and Future Land Use Map. 

C.      The Planning Commission finds that upon review of the specific nature of the Property, which includes a 
portion of the existing parcel already zoned D-CM containing an approved commercial special use permit 
that the rezoning would not create a negative impact on surrounding property.  

 
This standard has been met. 

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

A. The Planning Commission finds that there is no evidence that the proposed rezoning would result in an 
adverse physical impact on surrounding properties as Commercial uses currently exist in the area.  
Activities which could occur if the subject property is rezoned would not physically disturb the properties 
surrounding the land proposed for the rezoning. See exhibits 1 and 2. 

B. The Planning Commission finds that, as per the adopted Cheboygan County Master Plan, the future land use 
categories for surrounding properties may very well better describe the desired future land use on any given 
parcel, there is support in the Master Plan that this proposed rezoning would allow land uses which would 
be compatible with surrounding properties and meet the County’s land use goals.  See exhibit 2. 

 
This standard has been met. 

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

A. The Planning Commission finds that there is no evidence in the form of an appraisal or other document 
study which shows, that if the rezoning is granted, there would be an adverse effect on property values in 
the area.   

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

general which justify rezoning? 
A. The Planning Commission finds that development in the area is slowly increasing and that the parcels in 

close proximity to I-75 provide an opportunity to attract additional viable business that will result in the 
investment of additional dollars in the area and that these factors are viable justifications for the rezoning.  

 
This standard has been met. 

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

with existing regulations? 
A. The Planning Commission finds that given the size of the property as well as surrounding properties which 

are not subject to the rezoning application, there is no evidence that the rezoning would deter the 
improvement or development of adjacent property in accordance with existing regulations, much less future 
land use plans as proposed in Cheboygan County’s future land use map. See exhibits 1, 2 and 6. 

 
This standard has been met. 
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6. Will rezoning grant a special privilege to an individual property owner when contrasted with other 
property owners in the area or the general public (i.e. will rezoning result in spot zoning)? 

A. The Planning Commission finds that half of the subject parcel is currently zoned D-CM and has been issued a 
commercial special land use permit for Premade Storage Building Sales (section 6.3.16) and is also adjacent 
to property to the south and east which is zoned D-CM and contains commercial land uses. As such, if the 
property is rezoned to D-CM, it would be contiguous with already existing D-CM zoned property.  As such, 
the proposed rezoning does not create a special privilege or result in spot zoning.  See exhibit 1 and 7. 

 
This standard has been met. 

   
7. Are there substantial reasons why the property cannot be used in accordance with its present zoning 

classifications? 
A. The Planning Commission finds that the front half of the property is currently zoned D-CM and was issued a 

special land use permit for Premade Storage Building Sales (section 6.3.16). The Planning Commission 
further finds that given the Master Plan and future land use map, rezoning would be more in line with uses 
allowed under the future land use designation for the area. See exhibit 2 and Future Land Use Map. 

 
This standard has been met. 

 
8. Is the rezoning in conflict with the planned use for the property as reflected in the master plan? 

A. The Planning Commission finds that the County’s Master Plan depicts the future use of the property as being 
in the General Commercial and Single Family Residential category.  See exhibit 2 and Future Land Use Map. 

B.  The Planning Commission finds that, as per the adopted Cheboygan County Master Plan, and Future Land 
Use Map, the future land use categories for surrounding properties may very well better describe the 
desired future land use on any given parcel and there is support in the Master Plan that this proposed 
rezoning would allow land uses which would be compatible with surrounding properties and meet the 
County’s land use goals.  See exhibit 2 and Future Land Use Map. 

 
This standard has been met. 
 

9. Is the site served by adequate public facilities or is the applicant able to provide them? 
A. The Planning Commission finds that the site is or will be served by adequate public and private facilities by 

the applicant considering the type of uses which may be permitted on the property.  
 
This standard has been met. 

 
10. Are there sites nearby already properly zoned that can be used f or the intended purposes? 

A. The Planning Commission finds that although a portion of property is zoned D-CM that the rezoning of the 
remaining portion of the parcel adjacent to I-75 provides maximum utilization of property for the display 
and sale of pre-made storage buildings.  See exhibit 7. 

 
This standard has not been met. 

 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to forward to the Cheboygan County Board of Commissioners with a 
recommendation for approval.  Motion carried.  8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk, 
Churchill), 0 Nays, 1 Absent (Lyon) 
 
Tillman Infrastructure/CG & KW Enterprises - Requests a Special Use Permit for a wireless telecommunications facility 
(section 17.13.). The property is located at 7934 North Straits Highway, InvernessTwp., section 26, parcel #091-026-200-018-00, 
and is zoned Commercial Development (D-CM) and Agriculture and Forestry Management (M-AF). 
 
Mr. Turisk presented the information contained in the staff report pertaining to the proposed tower to be constructed by 
Tillman Infrastructure. 
 
Ms. Croft asked for public comments.  There were no public comments.  Public comment closed.  
 
Discussion was held regarding the fenced area being moved to the south west to allow screening between the fenced area 
and parking lot and this change was agreed to by the applicant.   
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Motion by Mr. Freese, seconded by Mr. Kavanaugh, to approve the reduction of the fall zone by 50% in accordance with 
section 17.13.1a. Motion carried.  8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk, Churchill), 0 Nays, 
1 Absent (Lyon) 
 
The Planning Commission reviewed and approved the General Findings, Findings of Fact Under Section 17.13.1, 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 of Fact 
Under Section 18.7 and Specific Findings of Fact Under Section 20.10. Motion by Mr. Freese, seconded by Mr. Kavanaugh, to 
approve the special use permit based on the General Findings, Findings of Fact Under Section 17.13.1, 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 of Fact Under 
Section 18.7 and Specific Findings of Fact Under Section 20.10. subject to Department of Building Safety requirements.  
Motion carried.  8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk, Churchill), 0 Nays, 1 Absent (Lyon) 
 
UNFINISHED BUSINESS 
No comments. 
 
NEW BUSINESS 
Review and discussion of draft Zoning Ordinance language for solar arrays. 
Mr. Freese reviewed the draft solar regulation paragraph by paragraph discussing each item.  There were five items that were 
identified as needing further discussion.  Discussion was held.   
 
STAFF REPORT 
No comments. 
 
PLANNING COMMISSION COMMENTS 
No comments. 
 
PUBLIC COMMENTS 
Mr. Muscott thanked Mr. Freese for his work on the solar array amendment. 
  
ADJOURN 
Motion by Kavanaugh to adjourn.  Motion carried.  Meeting was adjourned at 9:30pm. 
 
 
 
 
 
 
 
_________________________________________________________ 
Charles Freese 
Planning Commission Secretary 
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Note:  This is the 5th draft.  Changes from the prior drafts are underlined in red. 
 

CHEBOYGAN COUNTY  
ZONING ORDINANCE AMENDMENT #_____ 

 
AN ORDINANCE TO AMEND THE 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 Ordinance 200 is hereby amended to add the following definitions 

in their appropriate alphabetical locations which shall read in their entirety as follows: 

 

a)  Attached System:   A solar system in which solar panels are mounted directly on the building, 

typically the roof. 

 

b)  Detached Systems:  Also known as a Ground Mounted system, a solar system that is not attached 

directly to a building but is supported by a ground mounted support structure.  

 

c)  Generation Station Step Up Transformer Facility:  A security fenced compound including 

transformers, switching gear and all associated equipment necessary to accept low voltage, AC  

Current accumulated by inverters located within a level 3 solar energy facility and step the voltage 

up to 138KV, 230KV or 345KV for high voltage transmission. 

 

d)  Integrated or On Grid System: 

Any solar energy system directly or indirectly connected to the commercial energy grid for the 

wholesale or retail sale of electric energy. 

 

e)  Inverter:  A device that converts DC current captured by the solar panels into AC current. 
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f)  Net Metering:  A policy whereby utility customers with small-scale renewable power sources, 

including solar, receive credit from their utility provider for electricity generated in excess of their 

needs (also known as “net excess generation”) 

 

g)    Off Grid System:  Any system for storing energy produced on site for later use on site, such as a 

battery, thermal hot water or fly wheel system. 

 

h) Photovoltaic (PV):  A method of generating electrical power by converting solar radiation (sunlight) 

into direct current electricity using semiconductors. 

 

i) Primary Customer:  Any electrical utility customer requiring 9KV or 13KV service 

 

j)  Secondary Customer:  Any electrical utility costumer requiring 120V, 240V or 480V service (normal 

residential, commercial or light manufacturing service). 

 

k)   Solar Farm:  An installation or area of land in which a larger number of solar panels are set up to 

generate electricity for sale off site through high voltage transmission lines. 

 

l)   Solar Photovoltaic Energy System (SES-PV):  All components and subsystems necessary to convert 

incident solar radiation into electric energy for immediate use on-site or for wholesale or retail sales 

off-site. PV Solar energy systems are classified as follows: 

1.  Level 1 SES-PV System - Any building mounted solar photovoltaic array are supporting equipment 

used to provide electrical power primarily on site in accordance with sec 17.30. 
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2.  Level 2 SES-PV System - Any ground mounted photovoltaic arrays including their supporting 

structures and equipment used to provide electrical power for the use primarily on site in 

accordance with sec. 17.30. 

3.  Level 3 SES-PV System - Any utility scale solar photovoltaic facility for the collection of incident 

solar radiation for the primary purpose of wholesale or retail sale of generated electricity off site. 

sec. 17.30. 

 

m)  Substation Customer:  Any large heavy industrial customer requiring their own substation to 

provide 26KV or 69KV service. 

 

Section 2.  Amendment of Sections4.2, 6.2, 9.2, 10.2, 12.2, 13.2, 13A.2, 13B.2, 13C.2, 13D.2, 13E.2_and 

14.2  

Section  4.2, 6.2, 9.2, 10.2, 12.2, 13.2, 13A.2, 13B.2, 13C.2, 13D.2, 13E.2_and 14.2 of the Cheboygan 

County Zoning Ordinance No. 200 are hereby amended to add new subsections 4.2.4, 6.2.34, 9.2.10, 

10.2.5, 12.2.6, 13.2.11, 13A.2.13, 13B.2.8, 13C.2.12, 13D.2.5, 13E.2.4, 14.2.13, which shall read in their 

entirety as follows: 

 4.2.4  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

6.2.34  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

9.2.10  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

10.2.5  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

12.2.6  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

13.2.11  Level 1 SES-PV Systems in Accordance with Section 17.30.2A   

13A.2.13 Level 1 SES-PV Systems in Accordance with Section 17.30.2A  

13B.2.8  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

13C.2.12 Level 1 SES-PV Systems in Accordance with Section 17.30.2A  
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13D.2.5  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

13E.2.4  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

14.2.13  Level 1 SES-PV Systems in Accordance with Section 17.30.2A 

 

Section 3.  Amendment of Sections 4.2, 6.2, 9.2, 10.2, 12.2, 13.2, 13A.2, 13B.2, 13C.2, 13D.2, 

13E.2_and 14.2 

Section 4.2, 6.2, 9.2, 10.2, 12.2, 13.2, 13A.2, 13B.2, 13C.2, 13D.2, 13E.2_and 14.2 of the Cheboygan 

County Zoning Ordinance no. 200 are hereby amended to add new subsections 4.2.5, 6.2.35, 9.2.17, 

10.2.6, 12.2.7, 13.2.16, 13A.2.20, 13B.2.14, 13C.2.17, 13D.2.16, 13E.2.5, 14.2.14  which shall read in 

their entirety as follows: 

4.2.5   Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

6.2.35  Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

9.2.17  Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

10.2.6  Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

12.2.7  Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

13.2.16  Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

13A.2.20 Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

13B.2.14 Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

13C.2.17 Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

13D.2.16 Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

13E.2.5   Level 2 SES-PV Systems in Accordance with Section 17.30.2B 

14.2.14  Level 2 SES-PV Systems in Accordance with Section 17.30.2B 
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Section 4.  Amendment of Sections 6.3, 7.3, 8.3, 9.3, 10.3 and 14.3 

Sections 6.3, 7.3, 8.3, 9.3 and 10.3 of the Cheboygan County Zoning Ordinance no. 200 are hereby 

amended to add new subsections 6.3.18, 7.3.19, 8.3.18, 9.3.26, 10.3.3  which shall read in their entirety 

as follows: 

6.3.18   Level 3 SES-PV Systems in Accordance with Section 17.30.2C 

7.3.19  Level 3 SES-PV Systems in Accordance with Section 17.30.2C 

8.3.18  Level 3 SES-PV Systems in Accordance with Section 17.30.2C 

9.3.26  Level 3 SES-PV Systems in Accordance with Section 17.30.2C 

10.3.3  Level 3 SES-PV Systems in Accordance with Section 17.30.2C 

 

Section 5  Amendment of Article 11 

Article 11 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add the following 

section 11.10 which shall read in its entirety as follows: 

 

Section 11.10 Solar Photovoltaic Energy Systems (SES-PV) Level I SES-PV and Level 2 SES-PV systems 

shall be permitted in Natural Rivers Protection District (P-NR) in accordance with the following:   

 11.10.1 Level 1 SES-PV systems shall be permitted on existing buildings and on any new 

buildings permitted in accordance with sections 11.3, 11.4, 11.8 and 17.30.2A. 

 11.10.2 Level 2 systems shall be permitted as accessory structures to any building or accessory 

structure permitted in accordance with sections 11.3, 11.4, 11.8 and 17.30.2B. 

 

Section 6  Amendment of Section 12.2.6 and 12.2.7 

Sections 12.2.6 and 12.2.7 of the Cheboygan County Zoning Ordinance No. 200 are hereby amended to 

read in their entirety as follows: 
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 12.2.6 Level 1 SES-PV systems are permitted on any building subject to Cheboygan County 

Zoning Ordinance #200. 

 12.2.7 Level 2 SES-PV systems are permitted as accessory structures to any buildings or any 

accessory structure to any building subject to Cheboygan County Zoning Ordinance #200 

regulations. 

 

Section 7 Amendment of Article 17. 

Article 17 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add a section 

17.30, which shall read in its entirety as follows:  Solar Voltaic Energy Systems SES-PV 

 

17.30.1  PURPOSE: 

The purpose of this regulation is to promote the development of renewable energy resources in 

Cheboygan County.  These renewable energy resources can be of many types, for example, solar, wind, 

hydro, etc.  It is planned to develop specific sections of the regulation for each type as the need arises.  

This section will address Solar Photovoltaic (SES-PV) Systems for small to large scale applications and will 

provide guidance on the planning, design, construction, operation and subsequent decommissioning of 

facilities at the end of their economic life. 

 

The regulation is to promote economic development, protect the health, safety and welfare of the 

citizens and prevent adverse impacts on the agricultural, water, recreational, scenic and wildlife 

resources of the county while furthering the State of Michigan’s renewable energy goals. 

17.30.2  STANDARDS AND CONDITIONS 
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17.30.2A  Level 1 Solar Photovoltaic Energy Systems (SES-PV) 

Any attached photovoltaic system mounted on the primary or any accessory building, on a parcel or 

combination of contiguous parcels under the same ownership or control, producing electric power 

primarily for the use of the owner or tenant in accordance with the following:  

1. Permitted Districts:  Level 1 SES-PV systems shall be permitted uses in all zoning districts. 

2. Location and placement:   

a. Relationship to buildings and structures on same parcel:  Level 1 SES-PV systems  may be 

mounted on any private or commercial buildings utilized for any private or commercial 

allowable purpose.  

b. A parcel of sufficient size to meet the other zoning requirements of this regulation may have 

more than one primary building on a parcel e.g. two or more dwellings, a dwelling and an 

agricultural building, a dwelling and a commercial business, etc. Each primary building shall 

be allowed to have attached solar systems as well as any building accessory to each primary 

building.  Accessory buildings include but are not limited to:  warehouses, garages, 

agricultural buildings, private storage buildings and workshops as long as their use is 

devoted exclusively to that of any primary building on the same parcel.  

 

3. Level 1 SES-PV systems may be either on grid or off-grid systems with the following restrictions: 

 

a) On grid net metered systems should be sized small enough that they do not exceed the 

customers electrical need and shall be in compliance with requirements of the electrical 

utility providing the net metering interconnection.  Any system for which a permit is 

requested, in  excess of 20 kw or 1333 sq ft of solar collection surface, shall provide a 

breakdown of the anticipated useage over 20 kw, for example 50 kw for manufacturing, 20 

kw for agricultural buildings, 10 kw for irrigation pumps etc.  
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b) Off grid systems are not limited by kw or size of solar collection surface, however if tied to 

any storage system such as battery, a complete site plan including type, size, and location of 

the storage system shall be furnished with the permit application. 

 

4. Setbacks:  Level 1 SES-PV systems shall meet setbacks requirements of the zoning district in 

which the building on which they are mounted is located.  

 

5. Height Restrictions: Level 1 SES-PV solar panels installed on a sloped roof shall not project 

vertically above the peak of the roof. Solar panels mounted on a flat roof shall not project 

vertically more than 10 feet above the roof when oriented at maximum tilt or 35 feet above 

ground level whichever is less. Solar panels attached to the sides of a building shall not project 

vertically above the height of the wall upon which they are mounted. 

 

See diagrams at enclosure 1. 

 

6. Fire Safety:  Level 1 SES-PV systems  shall meet the requirements of sections 603.1 of the 2012 

version of the international fire code as amended. 

 

7. Inspection:  The County shall have the right, upon issuing the required permit for a Level 1 SES-

PV system, to inspect the premises on which a solar collection system is located at all reasonable 

hours. 
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17.30.2B Level 2  Solar Photovoltaic Energy Systems (SES-PV) 

Any ground-mounted photovoltaic system accessory to the primary or secondary use of any principal or 

accessory buildings on the parcel or combination of contiguous parcels under the same ownership or 

control and  producing electric power primarily for the use of the owner or tenant.  

 

1. Permitted districts:  Level 2 SES-PV systems shall be permitted uses in all zoning districts.  

 

2. Location and placement:   

 

a. A parcel of sufficient size to meet the other zoning requirements of this regulation may have 

more than one primary building on a parcel e.g. two or more dwellings, a dwelling and 

agricultural buildings, a dwelling and a commercial business, etc. Each primary building shall 

be allowed to have Level 2 SES-PV systems as well as any accessory building accessory to 

each primary building. 

 

b. Level 2 SES-PV systems are authorized as accessory structures for providing electric power 

primarily for private or commercial buildings on the same parcel and under the same 

ownership.  

 

3. On grid versus off grid Level 2 SES-PV systems:  Level 2 SES- PV photovoltaic systems may be 

either on grid or off grid with the following restrictions: 

 

a) On grid net metered Level 2 SES-PV systems should be sized small enough that they do not 

exceed the customers electrical need and shall be in compliance with requirements of the 

electrical utility providing the net metering interconnection.  Any system for which a permit 
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is requested in excess of 20 kw or 1333 sq ft of solar collection surface shall require a site 

plan in accordance with section 18.7 and shall include the following additional information:   

 

1. The size, height, length, and location of the solar arrays, parcel boundaries and 

setback lines and location of all buildings on site.  

2. A breakdown of the anticipated uses of the power generated over and above 20kw, 

e.g. farm buildings 25 kw, sawmill 25 kw, irrigation pumps 10kw, etc.   

3. Information of the size, type and location of all components of any proposed energy 

storage system to be a part of a level 2 SES-PV system. 

4. A description of all land/timber clearing that is proposed, the percent of private 

farmland that is to be used and access or service roads to be developed shall be 

furnished if the solar array covers more than 0.765 acres (33,325 sq. ft.). 

5. Information on the height, length and angle of panels in the solar collection array.  

6. The type, size, location and engineering specifications for any energy storage system 

proposed for example lithium ion batteries, lead acid batteries, etc.   

 

b) Off grid level 2 SES- PV systems are not limited by KW or size of solar collection surface, 

however if the system is larger than 20 kw or 1333 sq. ft. of solar collection surface, the 

applicant shall be required to furnish a site plan in accordance with 17.30.2.B.3.a.   

 

4. Setbacks: Level 2 solar array shall meet the side and rear setback requirements of the underlying 

zoning district, however, they shall not be allowed in front of the primary structure on the 

parcel.  

Alternate:  In the front setback area 

Note:  No changes made to this item yet.  Still open for discussion. 
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5. Height Restriction: Level 2 solar collection panels with their support structure shall not exceed 

16 feet in height when oriented at maximum tilt.  

 

6. Fire Safety: All level 2 solar arrays shall meet the requirements of section 601.5 of the 

international fire code as amended.  

 

7. Maximum lot coverage: 

a) Level 2 SES -PV integrated arrays on parcels less than 2 acres in size shall be limited to 50% 

of the footprint of the primary building on the site or 1333 sq. ft. whichever is less. 

b) Level 2 SES -PV integrated arrays on parcels equal to or greater than 2 acres in size shall 

require a site plan review in accordance with section 18.7 if the solar array covers more than 

0.763 acres (33,325sf).   

 

New Suggested Alternative: 

 

a) Level 2 SES-PV net metered systems on parcels of less than 2 acres shall be limited 

to 50% of the area within the setback boundaries of the parcel after subtracting the 

areas covered by any buildings on the parcel.   

b) Level 2 SES-PV net metered systems on parcels of 2 acres or more with more 1333 

sq. ft. of solar collection surface shall require a site plan review in accordance with 

section 18.7 and 17.30.2B.8 and if the solar array covers more than 0.763 acres 

(33,325 sq. ft.) setbacks shall be as follows:   
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1. 100 feet from any dwelling.  This setback may be waived if requested by the 

owner of the dwelling if the dwelling is located on a parcel which in whole 

or in part is incorporated in the level 3 facility. 

2. 50 feet from any project boundary not abutting a public road. 

3. 80 feet from any public road abutting the perimeter of or dissecting the 

project.  

4. 500 feet from any major body of water as listed in section 10.1.2.  

5. 40 feet from any perennial stream, other than those listed in section 10.1.2, 

shown as part of the P-LS zoning district.   

 

Note:  Open for further discussion and input from DEQ. 

 

8. The County shall have the right upon issuing the required permits to inspect the premises on 

which the level 2 collection system is located at all reasonable times. The County within its 

reasonable discretion may retain the services of a recognized professional engineer in the area 

of solar conversion systems to assist and/or advise it in the review of the application or site if 

deemed necessary. The expense thereof shall be the responsibilities of the applicants/ permit 

holder. The Planning Commission may request the applicant to post a deposit or secure a bond 

for such contingency. 

 

17.30.2 C Level 3  Solar Photovoltaic Energy System (SES-PV) 

A level 3 solar photovoltaic energy system (SES-PV) is a utility-scale electric generation facility including 

solar panels, support structures, wiring networks, inverters, generation station set up transformer 

facility, service roads, hard stand areas, fencing, screening and any and all other equipment and / or 

materials within the outer perimeter of the facility commonly referred to as a solar farm. 
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1. Level 3 (SES-PV) systems shall be allowed in the D-CM, D-LI, D-GI, M-AF and P-LS zoning districts, 

upon submission and approval of a special land use permit application and site plan review 

application prepared in accordance with sections 18.7 and 20.10 and additional requirements of 

section 17.30.2C. 

 

2. Setbacks: 

a) All photovoltaic solar panels along with their supporting structures and supporting 

equipment shall meet the following setbacks: 

1) 100 feet from any dwelling.  This setback may be waived if requested by the owner of 

the dwelling if the dwelling is located on a parcel which in whole or in part is 

incorporated in the level 3 facility. 

2) 50 feet from any project boundary not abutting a public road. 

3) 80 feet from any public road abutting the perimeter of or dissecting the project.  

4) 500 feet from any major body of water as listed in section 10.1.2.  

5) 40 feet from any perennial stream, other than those listed in section 10.1.2, shown as 

part of the P-LS zoning district.   

 

Note:  Open for further discussion and input from DEQ. 

 

b) Screening and fencing shall meet the following setbacks: 

1) Fencing shall be no closer than one (1) foot from any property line, public road right of 

way, utility or driveway easement or the established permimeter of the parcel or group 

of contiguous parcels leased and forming the level 3 SES-PV facility. 
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2) In the event  a property line lies within the the road right of way, setbacks shall be 

measured from the edge of the road right of way. 

3) All tree plantings shall have setback of ten (10) feet from any property line, public road 

right of way, utility or driveway easement or the perimeter of the parcel or groupl of 

contiguous parcels leased and forming the level 3 SES-PV facility. 

4) The ten (10) foot setback shall be measured at the time of planting from the center of 

the trunk of trees used for screening. 

c.  The generator system step up transformer facility shall meet the following setbacks: 

1) 500 feet from any dwelling. 

2) 250 feet from any public road abutting the perimeter of or bisecting the project.  

3) 500 feet from the Lake and Stream Protection Zoning District. 

 

 

3.    Noise  

No level 3 SES-PV facility shall produce noise which, measured at the perimeter of the project 

development area, is greater than 60 DBA.  

 

4.  Fire safety 

All level 3 SES-PV systems shall meet the requirements of section 601.5 of the 2012 version of 

the international fire code as amended.  

 

5.  Glare 

Any level 3 solar array proposed within 5 nautical miles of any airport shall notify the FAA of 

such proposed installation. Such a notification shall provide plans and design information 

sufficient to allow a determination if such an installation could cause a danger to aviation due to 
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glare. Confirmation that the proposed insulation does not pose any danger to Aviation shall be 

provided prior to authorization of any level 3 SES-PV facility. 

 

Note:  For further discussion and possible elimination after consideration of the glare pamphlet furnished at the 

last Planning Commission meeting.   

6.  Landscaping 

The special land use application for level 3 SES-PV facilities shall include a proposed landscaping 

and screen/buffering plan prepared by a licensed landscape architect. The use of berms and 

evergreen plantings along the perimeter of the project adjacent to residential dwellings and 

public road right of ways shall be mandatory. Screening shall be in accordance with section 

17.18 and this paragraph. Trees shall be a minimum of 5 feet tall at the time of planting and 

shall be maintained in good condition for the life of the project. 

 

Alternate 6.  Landscaping:  The spcial land use application for a Level 3 SES-PV facility shall include a 

proposed landscaping and screening/buffering plan prepared by a licensed landscape architect.  

Minimum screening shall be required along public road and opposite any dwelling on adjacent parcels as 

follows: 

a. Level 3 SES-PV facilities abutting a public road: 

1) Fencing shall be no closer than one (1) foot to the road right of way margin. 

2) Trees utilized as screening shall be chosen from pine, spruce or fir species indigenous to the 

region, preferably white pine, white spruce or Norway spruce and shall be planted no closer 

than ten (10) feet to the road right of way margin. 

3) Minimum height requirements for trees utilized for screening are as follows: 

a) Trees planted opposite a dwelling shall be eight (8) feet tall.  Plantings utilizing trees of 

this height shall extend 100 ft. in either direction from a point on the facility perimeter 



 
 

16 
 

directly opposite the midpoint of the opposing dwelling.  The 8 foot height may be 

reduced by use of a berm with one (1) foot of berm height with a maximum of four feet 

of height exchange being allowed.   

b) Trees planted for screening along a road right of way not opposite a dwelling as in a) 

above shall have a minimum height of five (5) feet. 

c) Trees shall be maintained in good condition for the life of the project.  

b. Level 3 SES-PV facilities abutting the property line of an adjacent parcel (or the perimeter of the 

parcel leased for the solar farm. 

1) Fencing shall be no closer than one (1) foot to the property line or boundry line of the 

property leased for the solar farm. 

2) Trees utilized as screening shall be chosen from pine, spruce or fir species indigenous to the 

region, preferably white pine, white spruce or Norway spruce and shall be planted no closer 

than ten (10) feet to the property line or boundary line of the property leased for the solar 

farm. 

3. Minimum height requirements for trees utilized for screening are as follows: 

a) Trees planted opposite a dwelling shall be eight (8) feet tall.  Plantings utilizing trees of 

this height shall extend 100 ft. in either direction from a point on the facility perimeter 

directly opposite the midpoint of the opposing dwelling.  The 8 foot height may be 

reduced by use of a berm with one (1) foot of berm height with a maximum of four feet 

of height exchange being allowed.   

b) Trees planted for screening along a property line or boundary line of the property leased 

for the solar farm not opposite a dwelling shall have a minimum height of five (5) feet.   

c) Trees shall be maintained in good condition for the life of the project.  

 

7.  Local, State and Federal Permits 
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Level 3 arrays shall be required to obtain the necessary permits and licensing from Cheboygan 

County, State of Michigan and US government as applicable prior to construction and shall 

maintain any necessary approvals as required by the respective jurisdictions or agencies. 

 

8.  Engineering and Installation 

A copy of the manufacturer's installation instructions shall be provided. Included as part of or as 

an attachment to the installation instructions shall be standard drawings of the structural 

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

calculations to demonstrate compliance with the structural design provisions of the building 

code current at the time of submittal of the request for a building permit. Drawings and 

Engineering calculations shall be certified by a registered engineer licensed to practice in the 

State of Michigan. 

 

9.  Electrical interconnections 

All electrical interconnections or distribution lines shall comply with all applicable codes and 

standards for commercial large scale electrical utilities. Only existing above ground transmission 

lines as well as above ground transmission lines from the project generation station step up 

transformer facility to the point of interconnection with the high voltage transmission lines are 

permitted.  

 

10.  Agricultural land preservation  

Freestanding solar devices proposed in agricultural and open space zones are encouraged to 

locate on predominantly (more than 60%) non-prime farm lands.  

 

11.  Height Restriction 
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Level 3 SES-PV solar collection panels with their support structures shall not exceed 20 feet in 

height when oriented at maximum tilt.   All other structures except those within the generation 

station step up transformer facility and associated transmission towers, shall be limited to thirty 

five (35) feet.  Equipment within the generation station step up transformer station shall be 

limited to ____ feet and the transmission towers to _____ feet.   

 

Note:  Still to be determined as to ownership and height of structures in question. 

 

12.  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 provide complete information on the following topics for the application 

for a Level 3 SES-PV solar farm: 

a) 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 timeframe, project life, potential development phases and 

potential future expansions. 

b) 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. 

c) Waste: Identify any solid or hazardous waste generated by the project and provide a 

disposal plan for such waste. 

d) Lighting:  Provide a plan showing all lighting within the facility. All lighting shall be in 

compliance with the standards of sections 3.7.1 and 20.10h. 

e) Transportation Plan: Provide a proposed access plan to be utilized during construction and 

operational phases. The plan must show proposed project service road ingress and egress 
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locations to adjacent roadways and the layout of the facility service road system. Due to 

infrequent access following construction, it is not required to provide for paved curbs and 

gutters on access drives unless required by the State Department of Transportation or 

County Road Commission. 

f) Public Safety: Identify emergency and normal shutdown procedures, potential hazards to 

adjacent properties, public roadways and to the general public that may be created.   

g) Life Of The Project and Final Reclamation: Describe the decommissioning and Final 

Reclamation plan at the end of the anticipated useful life or termination of the project. 

Decommissioning of the facilities must occur in the event that continuous energy 

production is discontinued for a period of 12 months. In this event, the facility shall be 

considered abandoned unless the current responsible party or parties with an ownership 

interest in the facility provides substantial evidence updated every 6 months following the 

initial 12 month period of no energy production, to the zoning administrator, of the intent 

to maintain or reinstate the operation of the facility. It is a responsibility of the property 

owner and/or the facility owner to remove all equipment and facilities and restore the 

parcel to it’s condition prior to the development of the Level 3 SES-PV system. 

1) Upon determination of abandonment, the Zoning Administrator shall notify the party or 

parties responsible that they shall be required to remove the Level 3 SES-PV system and 

restore the site to it’s original condition prior to the development of the Level 3 system 

within one year of notice by the zoning administrator.  

2) If the owner of the project or the underlying property owner fails to remove or repair 

any defective, abandoned or terminated Level 3 SES-PV system or portion thereof, the 

county, in addition to any other remedy under the ordinance, may pursue legal action to 

abate the violation by seeking to remove the project and recover any cost, including any 
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fees. A decommissioning plan shall be developed and furnished to the Zoning 

Administrator which includes a description of how the following conditions shall be met:  

a) Removal of all non-utility owned equipment, conduit, structures, fencing, roads, and 

foundations.  The owner of the leased parcel, however, may request in writing that 

graveled areas and developed access roads remain in place.  

b) Restoration of the property to its condition prior to development of the facility 

including replacing top soil which may have been removed and replacing the 

restored surface with native ground cover vegetation.  The owner of the leased 

parcel, however, may request the renewed ground surface not to be revegetated 

due to plans for agricultural planting.   

c) Development of a time frame for completion of decommissioning activities, not to 

exceed 1 year. 

d) Furnishing a description and copy of any lease or any other agreement with 

landowner regarding decommissioning. 

e) Providing a list of names, addresses and telephone numbers of persons or parties 

responsible for decommissioning. 

f) Providing a plan and schedule for updating this decommissioning plan. 

h) Performance Guarantees:  Provide a description of the financial security guarantee for the 

removal of the system to the County within 15 days after project approval or before a 

building or construction permit is issued for the project. The financial guarantees shall be 

either: 1.) A cash bond;  2.) An irrevocable bank letter of credit or 3.) 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 shall include a provision for inflationary cost review and 

adjustments on a _________ year basis. An estimate shall be prepared by a registered 

engineer for the applicant and shall be subject to approval by the County. 
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Note:  As per discussion periodic review requirements has been added but we still have to determine 

how often. 

i)  Drainage and Soil Erosion 

1) Show how panels shall be positioned to allow water runoff without channeling it in such 

a way as to cause erosion.  

2) Show how the vegetative cover will be provided and maintained under and around the 

panels. 

3) Show how the way the panels array will allow vegetative growth under and between 

panels. 

 

j)  Impervious Surface/Stormwater 

 If more than 8,000 square feet of impervious surface will be located on the site, the 

application shall include a drainage plan prepared by a registered civil engineer showing 

how stormwater runoff will be managed and demonstrating that run off from the site will 

not exceed the agricultural runoff rate or otherwise cause undue flooding. If detergents will 

be used to clean solar panels, details on the type of detergent, frequency and quantity of 

use, and how stormwater quality protection measures shall be met. Any necessary permits 

from outside agencies for off-site discharge shall be provided. 

 

Note:  State DEQ and any others? 

 

k).  Safety access 

 A security access plan shall be proposed and reviewed/approved for level 3 solar farms. 

Knox boxes and keys shall be provided for any locked entrances for emergency personnel 

access to any locked fenced portions of the facility. 
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l)   County review 

 Because of the ever-changing technical capabilities of photovoltaic solar panels and of new 

technology in general, the County Planning Commission will 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. 

 

m)  Telecommunications Infrastructure:   

 Identify any electromagnetic fields which are generated that will interfere with electronic 

communication devices located outside the perimeter of the facility.  
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Facts for consideration used in writing PV regulation 
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This is not to be a part of the regulation. 
 

1. 15 Watts/sf =expected output currently for PV 
2. 1 acre = 43560sf or approximately 208.71 feet x 208.71 feet 
3. 43560 sf / acre x 15 watts/sf =653,400 watts/acre 
4. A solar farm of 300 - 400 acres would produce approximately 196 - 261 MV. 
5. 20 kW is a manufacturing standard for non-commercial systems. This equates to 1,333sf of solar 

collection surface (36.3’ x 36.3’) 
6. 40 kW requires a 51.6 feet x 51.6 feet square of solar panel surface 
7. 500 KW requires 33325sf or .765 acres of solar panel surface 
8. Maximum solar efficiency output is 1000 watts per square meter at the equator at high noon. 
9. Net Metering in Michigan Solar Integrated System 

a.  Net metering in Michigan allows installation of up to 20 kW of off-site electrical generation 
to continuously roll over any excess generation to the next month. Participation is limited to 
.75% of utilities peak demand of the prior year. 

b. The net metering program ends June 1st, 2018. Continuation of the program, if it happens, 
may discount excess power which is fed back into the utility system to some wholesale rate 
toward the owner’s bill. 

c. Net metering sizing “ the project must be sized small enough so that it is no larger than what 
is needed to meet a customer's energy needs “page 20 in Becoming A Solar Ready 
Community 

10. It is anticipated that electric car batteries will be repurposed into systems for electrical storage 
in the future. 

11. Current car batteries have a storage capacity of 60-160kv and it is anticipated they will have a 
capacity of 200kv in the near future. 

12. Bodies of water listed in 10.1.2: 
 
Black River (Lower) 
Cheboygan River 
Indian River 
Sturgeon River  
Black Lake 
Burt Lake 
Devereaux Lake 
Douglas Lake 
Echo Lake  
Munro Lake 

Mullett Lake 
Kleber Pond 
Lake Huron 
Lake Rondo 
Lancaster Lake 
Lance Lake 
Long Lake 
Paradise Lake 
Reswell Lake 
Roberts Lake 

Silver Lake (Koehler 
Township) 
Silver Lake (Wilmot 
Township) 
Tower Pond 
Twin Lakes 
Vincent Lake 
Wildwood Lake 
Woldan Pond 
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