
  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, JUNE 21, 2017 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  

NEW BUSINESS 

1. Indian River Chamber of Commerce/Ron & Bonnie Vance - Requests Site Plan Review for a farm market and artisan 
specialty retail use (sections 13A.2.7 and 13A.2.16).  The property is located at 3589 South Straits Hwy., Tuscaora 
Township, section 24, parcel #161-M55-033-002-00 and is zoned Village Center Indian River (VC-IR).    

 
UNFINISHED BUSINESS 

1. Presentation Of Proposed Jail Expansion Project For 2018 Capital Improvement Program 

2.    An Ordinance to amend Section 17.19. of the Cheboygan County Zoning Ordinance No. 200 to provide content neutral  
definitions, regulations and standards for Signs. 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

ADJOURN 
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COMMUNITY DEVELOPMENT DEPARTMENT  

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

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

www.cheboygancounty.net/planning/ 

 

STAFF REPORT 

Item:  Consideration of site plan review for 

Farm market and artisan specialty retail use in 

the Village Center Indian River zoning district. 

Prepared by: 

Scott McNeil 

Date: 

June 14, 2017 
Expected Meeting Date: 

June 21, 2017 

 

GENERAL INFORMATION 

 

Applicant:   Indian Chamber of Commerce 

Contact person:  Debra Willey 

Phone:   231-238-9325 

 

Requested Action: Consideration of site plan review for farm market and artisan specialty retail use in 

the Village Center Indian River zoning district. 

 

BACKGROUND INFORMATION 

Introduction: 

 

The subject property is located in the Village Center Indian River (VC-IR) district. The applicant is 

seeking site plan review approval for Farm market and artisan specialty retail use in the Village Center 

Indian River zoning district.  

 

Farm market and Specialty retail uses are allowed in the Village Center Indian River (VC-IR) district per 

sections 13A.2.7 and 13A.2.16.  

 

The applicant proposes seasonal use (June through October of each year) of a portion of the subject 

property as indicated on the site plan to provide a location for sale of farm products and artwork from 

individual stands. The site contains a vacant commercial structure. 

 

Current Zoning: Village Center Indian River (VC-IR) 

 

Surrounding Land Uses:  Commercial uses to the north, south and west. North Central State Trail to the 

east. 

 

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

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

 

Historic buildings/features: 

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

 

 

 



Traffic Implications: 

The site is located on South Straits Highway. This project will have minimal effect on current traffic 

conditions. 

 

Parking: 

The applicant has provided information on the site plan indicating a portion of the site to be use for 

parking along with an adjacent area which is under control of Tuscarora Township (see exhibit 6). 

Section 17.6. provides a parking space requirement for Roadside stands of 5 per establishment. The 

applicant has indicated that the number of establishments will vary from week to week.  Assuming an 

average establishment would measure 10 ft. by 10 feet. with 10 foot wide  walkways, the site will support 

20 establishments with would require 100 parking spaces using the roadside stand standard.  

 

I have also reviewed Parking Standards as published by the American Planning Association and find the 

following parking standards for farmer’s markets; 

 

1 per 100 square feet (Concord N.H.) and 6 plus one for every 250 feet (Owensboro Ky.) 

 

Based on these parking standards, 46 and 25 parking spaces would be required respectively. 

 

I have completed a parking estimate on a copy of the site plan which indicates 29 off street parking sites. 

(see figure 1 of this report.) 

 

Section 13A.4.1. states as follows relative to parking in the VC-IR district: 

 
The Planning Commission may waive all or a portion of the off-street parking requirements normally assigned to 
uses according to Article 17.6 if the Planning Commission finds that sufficient parking would exist through shared 
and/or on-street parking. 

 

Proposed findings relative to section 13A.4.1. are provided in the Findings of Fact document for your 

consideration. 

 

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

width, access to adjacent properties) 

The subject property is located on South Straits Highway.  

 

Signs. 

The applicant has indicated that they will use temporary signs. Provisions of the sign ordinance relative 

to temporary signs within the VC-IR zoning district will apply.  

 

Fence/Hedge/Buffer 

No new fence, hedge or other type of buffer are proposed or required. 

 

Lighting: No new lighting is proposed.  

 

Stormwater management; 

No changes to existing stormwater management are proposed. 

 

Review or permits from other government entities 

Applicable requirements of the Health Department 

 

Recommendations (proposed conditions) 

None 



 

 

Figure 1 – Staff off street parking estimate 

 

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SITE PLAN REVIEW 
Wednesday, June 21, 2017, 7:00 PM 

 

Applicant 

Indian River Chamber of Commerce 

3435 South Straits Highway 

Indian River,  Mi. 49749 

Owner 

Ron Vance 

609 North Court Street 

Gaylord, Mi.  49735  

Parcel 

 3589 South Straits Hwy. 

Tuscarora Township 

161-M55-033-002-00 

 

GENERAL FINDINGS 
1. The subject property is zoned Village Center Indian River District (VC-IR). 

2. The applicant is seeking a site plan review approval for Farm market and artisan Specialty retail use.  

3. Farm market and Specialty retail uses are allowed with site plan review approval in the VC-IR district per 

sections 13A.2.7 and 13A.2.16. 

4. The applicant requests a waiver from the topography survey requirement. 

5. . 

6.    

 

SPECIFIC FINDINGS OF FACT UNDER SECTION 13A.4.1. OF THE ZONING ORDINANCE 
13A.4.1. The Planning Commission may waive all or a portion of the off-street parking requirements normally 

assigned to uses according to Article 17.6 if the Planning Commission finds that sufficient parking would exist 

through shared and/or on-street parking. 
1. The applicant is seeking a site plan review approval for Farm market and artisan Specialty retail use.  

 (see exhibit 3) 

2. The applicant has provided information indicating approval from Tuscarora Township for use of additional 

adjacent parking area under control of Tuscarora Township. (see exhibit 6) 

3.   

4. The Planning Commission here by waives the off-street parking requirement. 

Or.  

1. The applicant is seeking a site plan review approval for Farm market and artisan Specialty retail use.  

(see exhibit 3) 

2. The Planning Commission finds that inadequate information has been provided in order to determine 

parking requirements. 

3.  

4. The Planning Commission here by does not waive the off-street parking requirement. 

 

 

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 application provides for no change in the overall natural counters of the site. (see exhibit 3) 

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 change relative to tree and soil removal is proposed.(see exhibit 3) 

2. No topographic modifications at the site are proposed. (see exhibit  3) 

3.  

4. Standard has been met. 

Or, 

 1.    

 2. 

 3. 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 are proposed for storm water removal.(see exhibit 3) 

2.  

3. Standard has been met. 

Or, 

 1.   The applicant has not demonstrated in the application or on the site plan that proper site drainage will be 

maintained. (see exhibits 3 and 4) 

 2. 

 3. 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.  This standard is not applicable.  No dwelling units are proposed. 

 

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

practical means 

1. The application provides for a practical means  of access for emergency vehicles from  South Straits 

Highway .(see exhibit 3 and 4) 

2.    

3. Standard has been met. 

Or, 

 1.    

 2. Standard has not been met. 

 

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

1. The site is located on, and has access to South Straits Highway. (see exhibit 3 and 4) 

2.  

3. Standard has been met. 

Or, 

 1.    

 2. Standard has not been met. 

 

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

by the Planning Commission. 

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

 

 

 

 

 



 

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

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

1. Existing lights shall be deflected away from adjacent properties, shall not impede the vision of traffic along 

adjacent streets and shall not unnecessarily illuminate night skies. (see exhibit 3) 

2. No new lighting is proposed (see exhibit 3) 

3.  

4. Standard has been met. 

Or, 

1.    

 2. Standard has not been met. 

 

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

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

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

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

Plan.. 

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

 

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

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

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

(see exhibit 1,2, 3 and 4) 

2.  

3. Standard has been met. 

Or, 

 1.   The site plans do not conform to the following requirements:________________________ 

 2. 

 3. 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, June 21, 2017 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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Date: June 13, 2017 

 

To: Planning Commissioners 

 

From: Scott McNeil 

 

Re: Presentation of proposed jail expansion project for 2018 Capital Improvement 

Program.  

 

Included with this memo is the project description for the jail expansion project submitted by the 

Cheboygan County for your review. 

 

County Administrator Jeff Lawson is scheduled to present the project at the June 21 regular 

meeting.  

 

This is the only project for which the Planning Commission has requested a presentation and 

remains to be considered for inclusion in the CIP and placed in a priority category. All other 

projects proposed for inclusion in the 2018 CIP have been placed in a priority category.  

 

Please do not hesitate to contact me with questions or comments.   

 

  



Cheboygan County Capital Improvement Program 

 

Project Description 
 

 

 

 

Project Title: County Building Jail Expansion and Storage Building  

 

 

Agency: Cheboygan County  

 

 

Project Type: Facility Improvement 

 

 

Project Description: The County has completed preliminary plans and cost estimates to 

construct a kitchen facility, inmate dorm area as well as security upgrades to the Jail.  The 

second phase of the project would consist of construction of storage area for the Sheriff’s 

Marine-Trail vehicles and equipment as well as a record storage area.  

 

 

Est. Project Year 2018-19 

 

 

Estimated Cost: $2.2 million dollars 

        

 

Planning Commission Priority Category:   
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 Date: June 8, 2017 

 

To: Planning Commission 

 

From: Scott McNeil, Planner 

 

Re; Sign Ordinance Amendment.  
  

Included with this memo please find a draft amendment document dated June 7, 2017 which has 

been reviewed by Cheboygan County Civil Attorney Bryan Graham.  

 

The only change proposed to the amendment as a result of the review by Mr. Graham is to 

remove the Planning Commission review of signs which may constitute a safety hazard from 

section 17.19.3.F.  The former language stated as follows: 

  
F. Signs with concrete foundations or other solid anchoring devices that project above the surface 

of the ground and located as to constitute a safety hazard to vehicular traffic. The Planning 

Commission may rule on the hazard potential of any proposed sign or sign structure and shall 

prohibit such sign or require a modification upon finding the presence of a safety hazard 
 

Mr. Graham noted that the first and second sentence provide the same measure of review and 

should be left to the zoning administrator upon review of an application. The new proposed 

language reads as follows: 

 

F. Signs with concrete foundations or other solid anchoring devices that project above the 

surface of the ground and located as to constitute a safety hazard to vehicular traffic. 

 

 

The remainder of the amendment provisions remain as last reviewed.  

 

As a result I believe the amendment is in order for review at a public hearing.  

 

I will look forward to further discussion on this matter with the Planning Commission.  

 

Please contact me with questions. 



 
DRAFT 6/7/17 

 
CHEBOYGAN COUNTY 

Zoning Ordinance Amendment #_____ 
AN ORDINANCE TO AMEND THE CHEBOYGAN COUNTY ZONING ORDINANCE No. 

200 TO PROVIDE DEFINITIONS, REGULATIONS AND STANDARDS FOR SIGNS.  
 

 
THE COUNTY OF CHEBOYGAN, STATE OF MICHIGAN ORDAINS 
 
 

Section 1.  Repeal of Section 11.7.1 
Section 11.7.1. is hereby repealed and reserved for future use.  
 
Section 2.  Amendment of Section 17.19.1. 
The following definitions within Section 17.19.1 of the Cheboygan County Zoning 
Ordinance No. 200 are hereby repealed: 
 
Neighborhood identification sign, Noncommercial sign, Off-premise sign, Political sign, 
and Real Estate Sign. 
 
Section 3.  Amendment of Section 17.19.2. 
Section 17.19.2. of the Cheboygan County Zoning Ordinance No. 200 is hereby 
amended to read in its entirety as follows: 
 
17.19.2. SIGNS NOT REQUIRING A ZONING PERMIT 

The following signs may be placed in any zoning district without a zoning permit, 
provided such signs are established in a lawful manner and do not create a nuisance 
or safety hazard: 

 
A. Incidental signs, not exceeding 3 square feet of sign surface area.  
B. Any temporary sign constructed using a wire, metal, wood or other support structure 

capable of being placed in the ground and removed from the ground by a single 
individual with relative ease subject to the following requirements: 

 1.  Each sign shall be removed from the lot within sixty (60) days of its original  
       placement  and no more than two (2) days after the subject matter of the  
       sign has expired, except as otherwise provided by law. 

2.  The total sign surface area of all signs shall be no more than thirty 
two (32) square feet and each sign shall be no more than four (4) feet in  
height except as otherwise provided by law. 

C. Governmental signs.  
D. One (1) dwelling owner or occupant name plate per use which is not illuminated and 

does not exceed an area of two (2) square feet of sign surface area, and may be in 
addition to any other permitted sign. 

E. Signs that have been approved in conjunction with a valid site plan or PUD. 
F. Any sign authorized pursuant to a written contract between the owner of the lot on 

which the sign will be located and any third party and placed on the lot for a specified 
period of time subject to the following requirements: 

1. Each sign shall be removed from the lot within thirty (30) days after the contract 
authorizing the sign matter of the sign has expired. 

2. Each sign shall be limited to thirty two (32) square feet of sign surface area. 
3. There shall be no more than one (1) sign per lot.  

G. Signs on motor vehicles not used primarily for advertising purposes.  



 
 
H. The use of any balloons, flags, pennants or pinwheels, individually, as a group, or     
connected to a sign intended to draw attention to a specific event at a specific location   
subject to the following requirements: 

1. Balloons, flags, pennants or pinwheels, shall not be placed on the lot more than 
fifteen (15) days before the specific event.  

2. Balloons flags, pennants or pinwheels shall be removed from the lot within two 
(2) days after the specific event is over. 

 

Section 4. Amendment of Section 17.19.3. 
Subsection 17.19.3. of the Cheboygan County Zoning Ordinance No 200 is hereby 
amended to read in its entirety as follows: 
 
17.19.3. PROHIBITED SIGNS  

 The following signs are prohibited in all zoning districts. 
A. Signs with moving or revolving parts.  
B. Signs affixed to any governmental or public utility structure, except incidental signs.  
C. Signs located in the right-of-way of a public sidewalk or highway, unless the 

governmental body with jurisdiction over the public sidewalk or highway consents in 
writing to the placement of the sign and such sign otherwise meets the applicable sign 
regulations of this Ordinance. 

D. Signs utilizing vehicles, trucks, vans, trailers or other similar wheeled devices, including 
those where the wheels have been removed, excluding signs on vehicles that are used 
in the day to day operations of the business to which the sign pertains.  

E. Signs that interfere with traffic visibility or public services.  
F. Signs with concrete foundations or other solid anchoring devices that project above the 

surface of the ground and located as to constitute a safety hazard to vehicular traffic..  
 

Section 5. Amendment of Section 17.19.5. 
Subsection 17.19.5.  of the Cheboygan County Zoning Ordinance No 200 is hereby 
amended to read in its entirety as follows: 
 
17.19.5. VILLAGE CENTER INDIAN RIVER ZONING DISTRICT SIGN REQUIREMENTS  
Signs in the Village Center Indian River zoning district shall comply with the following 
requirements: 

A. All signs shall be constructed of metal, masonry, wood, or a wood simulator such as 
molded plastic or routed foam.  

B. For lots which face more than one (1) street, sign requirements of Section 17.19.8 shall 
apply to each street front.  

C. Signs shall not extend or overhang into the public right of way (ROW), unless they are 
11 ft. above the ROW (at their lowest point) and unless the governmental body with 
jurisdiction of the public sidewalk or right-of-way consents in writing to the placement of 
such sign.  

D. In addition to the maximum sign surface area, all lots shall be allowed a bonus of three 
(3) square feet of sign surface area for each additional use above one (1). This bonus 
applies to Projecting, Freestanding, and Wall signs only.  

 
 
 
 
 
 
 
 



Section 6. Amendment of Section 17.19.5.A. 
Subsection 17.19.5.A.  of the Cheboygan County Zoning Ordinance No 200 is hereby 
amended to read in its entirety as follows: 
 
17.19.5.A VILLAGE CENTER TOPINABEE ZONING DISTRICT SIGN REQUIREMENTS  
Signs in the Village Center Topinabee zoning district shall comply with the following 
requirements: 
 

A. All signs shall be constructed of metal, masonry, wood, or a wood simulator such as 
molded plastic or routed foam.  

B. Lots with more than one (1) lot line abutting a public right-of-way may have one (1) 
permanent sign located on the lot along each public right-of-way, subject to the total size 
requirements under Section 17.19.8. Provided, however, this provision shall not apply to 
canopy signs.  

C. Signs shall not extend or overhang into the public right of way (ROW), unless they are 
11 ft. above the ROW (at their lowest point) and unless the governmental body with 
jurisdiction of the public sidewalk or right-of-way consents in writing to the placement of 
such sign.  

 

Section 7. Amendment of Section 17.19.7.D. 
Section 17.19.7.D. of the Cheboygan County Zoning Ordinance No 200 is hereby 
amended to read in its entirety as follows: 
 

D. Billboards as defined by the Highway Advertising Act of 1972 (1972 PA 106), that 
border interstate highways, freeways, or primary highways, as defined in said 
Act, shall be regulated and controlled by the provisions of such Act, 
notwithstanding the provisions of this ordinance. 

 
Section 8. Severability.  
If any section, clause, or provision of this Ordinance is declared unconstitutional or 
otherwise invalid by a court of competent jurisdiction, said declaration shall not affect 
the validity of the remainder of the Ordinance as a whole or any part thereof, other than 
the part so declared to be unconstitutional or invalid.  
 
Section 9. Effective Date.  
This Ordinance shall become effective eight (8) days after being published in a 
newspaper of general circulation within the County. 
 

CHEBOYGAN COUNTY  
 
 
 
By:  
Its:  Chairperson 
 
 
 
By: Karen L. Brewster 
Its:  Clerk 
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