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CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, OCTOBER 19, 2016 AT 7:00 PM 

TUSCARORA TOWNSHIP HALL, 3546 SOUTH STRAITS HIGHWAY, INDIAN RIVER, MI 49749 
 
AGENDA  

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

APPROVAL OF AGENDA 

APPROVAL OF MINUTES  

PUBLIC HEARING AND ACTION ON REQUESTS 

UNFINISHED BUSINESS 

1. JENNA CORBIN /CASS CASUCCI  - Requests a site plan review for an exercise business (Office – Section 13B.2.7)  The 
property is located at 3491 S. Straits Hwy., Tuscarora Township, Section 24, parcel #161-M55-033-010-00 and is 
zoned Village Center Indian River  Overlay (VC-IR-O).  (This item was tabled at the 10/05/16 Planning Commission 
meeting) 

 NEW BUSINESS 

1. Discussion with Tuscarora Township officials and community to review impact of downtown rezoning to Village Center – 
Indian River Zoning District and Village Center –Indian River Overlay Zoning District 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

ADJOURN 
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CHEBOYGAN COUNTY PLANNING COMMISSION 
870 SOUTH MAIN ST., ROOM 103  PO BOX 70   CHEBOYGAN, MI 49721 

PHONE: (231)627-8489  TDD: (800)649-3777 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, OCTOBER 5, 2016 AT 7:00 P.M. 

ROOM 135 – COMMISSIONER’S ROOM - CHEBOYGAN COUNTY BUILDING 

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

ABSENT: Lyon, Borowicz 

STAFF:  Scott McNeil 

GUESTS: Eric Boyd, Judy Ostwald, Russell Crawford, Cheryl Crawford, Tony Matelski, Carl Muscott, Charles 
Maziasz, Andrew M. Kosack, John Moore 

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. Freese, seconded by Mr. Kavanaugh, to approve the agenda as presented.  
Motion carried. 7 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, Jazdzyk), 0 Nays, 2 Absent (Lyon, Borowicz) 
 
APPROVAL OF MINUTES 
The September 21, 2016 Planning Commission minutes were presented.  Motion by Mr. Churchill, seconded by Mr. Jazdzyk, to 
approve the meeting minutes as presented.  Motion carried. 7 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, 
Jazdzyk), 0 Nays, 2 Absent (Lyon, Borowicz) 
 
PUBLIC HEARING AND ACTION ON REQUESTS 
Jenna Corbin /Cass Casucci  - Requests a site plan review for an exercise business (Office – Section 13B.2.7)  The property is 
located at 3491 S. Straits Hwy., Tuscarora Township, Section 24, parcel #161-M55-033-010-00 and is zoned Village Center 
Indian River Overlay (VC-IR-O). 
 
Mr. McNeil explained that the applicant is requesting site plan review for an exercise business under section 13B.2.7.  Mr. 
McNeil stated that the property is zoned Village Center Indian River Overlay.  Mr. McNeil stated that there are no off street 
parking requirements in this zoning district, although the applicant is indicating 5 parking spaces on site.  Mr. McNeil stated 
that Department of Building Safety has approved the use as long as it is seasonal.  Mr. McNeil explained that there are several 
building codes that come into effect once there is heat in the building.  Mr. McNeil stated that use is to be seasonal only.  Mr. 
McNeil stated that it appears that the applicant is not attending the meeting tonight.   
 
The Planning Commission asked what is considered seasonal.  Mr. McNeil stated that he will review this with the building 
official.  Mr. Freese stated he does not know how the Planning Commission can act on this request when the Department of 
Building Safety is requiring that it be shut down during a certain time period and the applicant is not here to specify the 
“seasonal” period of operation is and if this period is compatible with the period that would be required by the Department of 
Building Safety.  Discussion was held.  
 
Mr. Freese stated that he does not believe that the Planning Commission can act on this request tonight.  Motion by Mr. Freese, 
seconded by Mr. Kavanaugh, to table this request until the October 19, 2016 Planning Commission meeting.   Motion carried. 7 
Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, Jazdzyk), 0 Nays, 2 Absent (Lyon, Borowicz) 
 
UNFINISHED BUSINESS 
Zoning Ordinance Amendment Regarding Mobile Food Units 
Mr. McNeil stated that the Planning Commission’s requested changes have been made to the proposed amendment regarding 
mobile food units.  Mr. McNeil stated that language has been included that the entity with jurisdiction can approve if located in 
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the right of way.   
 
Mr. McNeil stated that the language prohibiting use on a private road has been removed.   Mr. McNeil stated that language has 
been removed, which did not allow chairs or tables in the setback area; however, he believes tables and chairs in the setback 
would be acceptable.  Mr. McNeil noted that signage is allowed in the setback area.   
 
Mr. Freese asked if this amendment has been reviewed by legal counsel.   Mr. McNeil stated no.   
 
Discussion was held regarding the county not having jurisdiction to permit mobile food units in a right of way.  Mr. Jazdzyk 
questioned why section 17.29.a is included in the proposed amendment.  Mr. McNeil stated that this section provides clarity. 
 
Mr. Jazdzyk stated his concerns regarding a zoning permit being required for each location.  Mr. Jazdzyk stated that the mobile 
food unit already receives a license from the city which allows three locations in the city limits.  Mr. Jazdzyk question if a 
zoning permit will be required for additional locations outside the city limits.  Mr. McNeil stated that a zoning permit would be 
required wherever the county has jurisdiction.  Mr. McNeil stated that this proposed amendment has no bearing on what the 
City of Cheboygan allows.  Mr. Jazdzyk stated his concerns that permit fees are required for the City of Cheboygan, Health 
Department and Cheboygan County.  Discussion was held.  Mr. Jazdzyk stated a permit fee should not be required as the 
applicant already pays taxes.  Mr. Jazdzyk stated that he does not see this type of application as being over burdening on the 
Zoning Department.  
 
Ms. Croft asked Mr. McNeil to have legal counsel review the proposed amendment.   
 
NEW BUSINESS 
Zoning Ordinance Amendment Regarding Restaurant, Convenience Store And Vehicle Repair Use Review 
Mr. McNeil stated that a definition for car wash has been provided in the proposed amendment.  Mr. McNeil stated that he has 
interjected uses (with definitions in the ordinance) in areas where there are similar names uses in the Zoning Ordinance.  Mr. 
McNeil state that the draft amendment proposes new use listings which are based on the new use definitions. 
 
Mr. Freese stated that drive-through is used in the definition of a restaurant, carry out.  Mr. Freese stated that drive-through 
should be deleted from the restaurant, carry out definition.  Mr. Freese referred to the definition of bar and stated that 
entertainment can occur prior to and after 11:00pm. Mr. Freese stated that there was a previous enforcement matter 
regarding outside entertainment versus inside entertainment at a bar. Mr. Freese stated that outside entertainment versus 
inside entertainment should be addressed. Mr. Freese stated that whether entertainment is included in the bar use should also 
be addressed.  Mr. Freese suggested including a statement that the bar could have entertainment in accordance with state 
liquor license restrictions. Mr. McNeil stated that bars are approved by site plan review in the Commercial Zoning District and 
Village Center Zoning District.  Mr. McNeil stated that bars could be subject to special use permit to allow the Planning 
Commission overview of the use.  Mr. Kavanaugh stated that a special use permit is a good idea. Discussion was held.  Mr. 
McNeil stated that he will look into a special use permit versus a site plan review.  Mr. McNeil stated that the definition of 
drive-through further clarifies the definition of a restaurant, carry out, but can be removed from the definition.   
 
Mr. Crawford stated that a bar is licensed by the State of Michigan.  Mr. McNeil stated that a bar has an effect on land use and 
neighboring properties. Mr. Crawford asked if zoning can prohibit a bar that has received a license that has been issued by the 
State of Michigan.  Mr. Freese stated that zoning can be more restrictive than the State.   
 
Mr. McNeil noted that it is proposed in this amendment to allow mobile food units in the Lake and Stream Protection Zoning 
District with a special use permit.  Mr. McNeil stated that there are a lot of public spaces that a mobile food unit may take 
advantage of in the Lake and Stream Protection Zoning District.   
 
Mr. McNeil stated that he will review the bar use and change the definition.  Mr. McNeil stated that he will bring the proposed 
amendment back to the Planning Commission to review in a month.   
 
Discussion Regarding Use Terminology Review Priorities 
Mr. Freese stated that convalescent homes, clubs and assembly halls should be addressed first.  Discussion was held.  Mr. 
Churchill and Mr. Kavanaugh agreed that convalescent homes should be reviewed next.  Mr. Kavanagh stated that clubs and 
assembly halls should also be reviewed.  
 
Mr. Jazdzyk referred to section 17.29.c of the proposed amendment for mobile food units and stated his concerns regarding 
"and prepared within the mobile food unit."   Discussion was held.  Mr. McNeil stated that this sentence can be changed to “All 
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goods sold at a mobile food unit shall be food related.”  Mr. Jazdzyk asked if non-food related items would be caught by the 
Health Department.  Mr. Kavanaugh stated no.   
STAFF REPORT 
Mr. McNeil stated that the October 19th meeting will be at the Tuscarora Township Hall.  Mr. McNeil stated that there will be 
one special use permit application and one site plan review for the Planning Commission to review.  Mr. McNeil stated that 
there will be a discussion with Tuscarora Township regarding the Village Center Zoning District.   
 
PLANNING COMMISSION COMMENTS 
Discussion was held regarding a zoning permit issued to Travis Conners for a private storage building in a Commercial 
Development Zoning District.  Planning Commission members stated their concerns regarding a zoning permit and building 
permit being issued for private storage as a special use application was submitted to the Planning and Zoning Department to 
change the use to commercial boat storage.  Discussion was held.   
 
PUBLIC COMMENTS 
Mr. Muscott stated that he is a business advocate and understands the business man’s point of view.  Mr. Muscott stated he 
would like to see fewer laws that are fairly enforced for everyone.  Mr. Muscott stated his concerns that a zoning permit was 
issued to Travis Conners for a private storage building as the special use permit application for commercial storage was 
pending.  Mr. Muscott stated his concerns regarding there being two addresses for the parcel, 5875 South Grandview Beach 
Road and 767 South Straits Highway.  Mr. Muscott stated that this parcel does not have any road frontage on South Straits 
Highway.  Mr. Muscott stated the road frontage is on Grandview Beach Road.  Mr. Muscott stated that the residents on 
Grandview Beach Road will be concerned as this proposed business will generate more traffic at the intersection. Mr. Muscott 
noted that Grandview Beach Road is a local road and is not a primary road.  Discussion was held.   
 
An audience member questioned why a job is not held up when there is a violation.  Mr. McNeil stated that the only violation 
that has occurred is that construction began without a building permit.  The audience member asked who polices the projects.  
Mr. McNeil stated that zoning enforcement is handled by Planning & Zoning Department.  Discussion was held.   
 
ADJOURN 
Motion by Mr. Kavanaugh to adjourn.  Motion carried.  Meeting was adjourned at 8:03pm. 
 
 
 
 
 
 
 
_________________________________________________________ 
Charles Freese 
Planning Commission Secretary 



 

CHEBOYGAN COUNTY 
PLANNING COMMISSION 

 
Jenna Corbin – Revised 10/03/16 

 
Exhibit List  

 
1. Cheboygan County Zoning Ordinance 

2. Cheboygan County Master Plan 

3. Site Plan Review Application (6 Pages) 

4. Site Plan (1 Page) 

 

The following items were added to the exhibit list on 09/28/16: 

5. E-mail dated 09/27/16 from Brent Shank, Cheboygan County Road Commission Engineer/Manager (1 Page) 

 

The following items were added to the exhibit list on 10/03/16: 

6. E-mail dated 10/03/16 from David Carpenter, Tuscarora Township Fire Chief (1 Page) 

7.  

8.  

Note:  Planning Commission members have exhibits 1 and 2. 



















Deborah Tomlinson

From: Dave Carpenter <dpcarpenter@voyager.net>
Sent: Monday, October 03, 2016 1:10 PM
To: Deborah Tomlinson
Subject: Re: 10/05/16 PC Mtg - Jenna Corbin SPR Application

Hi Deb, 
  
I don’t see any major concerns in regards to the Fire Department.  
  
If you have any questions please feel free to give me a call at my office. 
  
Respectfully, 
  
David Carpenter 
Fire Chief 
  
From: Deborah Tomlinson  
Sent: Tuesday, September 27, 2016 9:53 AM 
To: David Carpenter (dpcarpenter@voyager.net)  
Subject: 10/05/16 PC Mtg - Jenna Corbin SPR Application 
  
Hi Dave,  
  
The following is a link to the site plan review application for Jenna 
Corbin:  http://is0.gaslightmedia.com/cheboygancounty/_ORIGINAL_/fs18‐1474983862‐87953.pdf.  Would you please 
review this and let me know if you have any questions or comments? 
  
Thanks! 
  
Deb 
  
Debbie Tomlinson 
Cheboygan County 
Community Development Department 
PO Box 70, 870 South Main Street 
Cheboygan, MI 49721 
(231)627-8489 phone 
(231)627-3646 fax 
debbiet@cheboygancounty.net 
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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:  Request for site plan review amendment 

for change of use to Office (service/health 

use). 

Prepared by: 

Scott McNeil 

Date: 

October 12, 2016 
Expected Meeting Date: 

October 19, 2016.  Adjourned from October 5, 

2016 regular meeting. 

 

GENERAL INFORMATION 

 

Applicant:  Jenna Corbin 

 

Contact person:  Jenna Corbin 

 

Phone: 231-420-1850  

 

Requested Action:  Approval of site plan review amendment for an exercise business (Office (service/health 

use) in the Village Center Indian River district pursuant to Section 13B.2.7. 

 

BACKGROUND INFORMATION 

 

Introduction: 

 

The applicant is seeking site plan review amendment for a proposed exercise studio (Office (service/health use). 

The use is proposed on property formerly used as Auto, Boat and ATV Sales. A site plan for the former use was 

approved by the Planning Commission on August 17, 2011. At that time the subject was zoned Commercial 

Development (D-CM) 

 

The subject site is located at 3491 S. Straits Highway and is zoned Indian River Village Center Overlay (VC-

IR-O). Office is permitted use per Section 13B.2.7. Office is defined in the zoning ordinance as follows: 

 
 OFFICE (Rev. 09/28/11, Amendment #92)  

The use of a building primarily for conducting the affairs of a business, profession, or service (excluding however 

any manufacturing or industrial uses) such as financial, legal, insurance, health, real estate, educational, social, 

and similar services. 
 

 The applicant proposes to conduct an exercise business where it was formerly used for office use and washing 

and detailing of cars, boats and ATV’s for sale. I have added language to this effect in the proposed findings of 

fact. 

 

This business is currently operating. This application is being brought to the Planning Commission as a result of 

enforcement. 



It was reported that the business would be seasonal in nature due to heating requirements under the building 

code. The Planning Commission adjourned the meeting until more information regarding the seasonal nature of 

the business could be obtained. I discussed this matter further with Matt Cronk, Building Official. Mr. Cronk 

noted that the building would need several upgrades if a new heating system is to be installed. Mr. Cronk also 

noted that a space heater would be able to be used. As a result, this business may have limited use in colder 

weather depending on the type of space heater that would be used but is not a requirement under the building 

code. Meeting building code requirements is recommended as a condition of approval.  

 

Current Zoning: 

Village Center Indian River Overlay. (VC-IR-O) 

 

Surrounding Land Uses: 

Commercial to the north, south and west. North Central State Trail to the east. 

. 

Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, floodplain): There 

are no known environmentally sensitive areas on the subject site. 

.  

Historic buildings/features: 

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

 

Traffic Implications 

 This project will have minimal effect on current traffic conditions. 

 

Parking: 

Section 13B.4.1. relative to the Village Center Overlay District reads as follows: 

 
13B.4.1. There shall be no parking requirements for those uses which are permitted by right or by special use permit in the 
VC-IR-O zoning district except residential uses, which shall comply with the following:  

 a. One (1) off-street parking space shall be required for each dwelling unit.  
 b. The required parking space(s) shall be provided on site or on leased land within 300 feet of the property.  
 c. The required parking space(s) shall be maintained as long as each dwelling is occupied. 
 

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

access to adjacent properties) 

Access to the site is facilitated by two existing driveways to South Straits Hwy. The existing drives will not be 

changed. No new access drives are proposed.  

 

Signs 

 Two wall signs are located on the building and proposed in conjunction with the application and site plan 

review. The wall signs meet the requirements of Section 17.19.8. regarding wall signs in the VC-IR-O district.  

 

Fence/Hedge/Buffer 

No new fence, hedge or other type of buffer is neither proposed nor required. 

 

Lighting 

 Exterior lighting exists on the west, south and east sides of the existing building. No additional lighting is 

proposed.  

 

Stormwater management 

There are no changes proposed to the management of stormwater on the site. 

 

 



Review or permits from other government entities: 

Mr. Matt Cronk, Build Official has reviewed the subject relative to the building code.   

 

Recommendations (proposed conditions)  
Meet requirements of Department of Building Safety.  



CHEBOYGAN COUNTY PLANNING COMMISSION 

SPECIAL USE PERMIT REQUEST 
Wednesday, October 19, 2016, 7:00 PM 

 

Applicant 

Jenna Corbin 

2441 Old School Rd. 

Indian River , Mi. 49749 

Owner 

Mr. Cas Casucci  

P.O. Box 250  

Indian River , Mi. 49749 

 

 

Parcel 

3491 S.  Straits Hwy. 

Tuscarora Township 

161-M55-033-010-00 

 

 

 

GENERAL FINDINGS 

 
1. The subject property is zoned Village Center Indian River Overlay. (VC-IR-O) 

2. The applicant is seeking a site plan review amendment approval for a proposed exercise studio 

(Office (service/health use). 

3. Office is permitted use in the VC-IR-O district per Section 13B.2.7. 

4. Office is defined in the zoning ordinance as follows: The use of a building primarily for conducting 

the affairs of a business, profession, or service (excluding however any manufacturing or industrial uses) 

such as financial, legal, insurance, health, real estate, educational, social, and similar services. 

5. The subject parcel  received site review approval for Auto Sales, Boat Sales and ATV Sales which is a 

permitted use per Section 6.2.2. in the Commercial Development District (D-CM) on August 17, 2011. 

The subject lot was zoned D-CM at that time. 

6. The applicant is seeking a waiver to the site topographic survey requirement for site plans. 

7.   

8.  

 

 
 

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. No changes to the overall contours of the site are proposed (see exhibit 3 and 4) 

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 trees are proposed to be removed.  No topographic modifications are proposed. (see exhibit 3 and 4) 

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 to site drainage are proposed. (see exhibit 3 ) 

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 dwelling units exist or are proposed. 

 

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

practical means. 

1. A practical means for access by emergency vehicle is provider via access driveways from South Straits 

Highway and existing driveway on the site provide vehicle access to the rear of the structure. (see exhibit 7) 

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 structure on the subject site 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. 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. Existing exterior lighting is located on the existing building and shall be deflected away from adjacent 

properties and shall not impede vision of traffic and does not unnecessarily illuminate night skies. (see 

exhibit 3 ) 

2. No new exterior 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 or 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. The site plan conforms to applicable requirements of state and federal statutes and the Cheboygan County 

Master Plan. (see exhibit 1, 2, 3, and 4) 

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, October 19, 2016 

 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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MEMO 
 
Date:  October 12, 2016 
To:   Planning Commissioners, Tuscarora Township Board  
From:  Steve Schnell 
Re:  Discussion regarding Village Center zoning for Indian River downtown  
 
This meeting is an opportunity to check in with the township to see how the rezoning of the 
Village Center zoning of the downtown is working and not working. It’s possible that there may 
be a lot to talk about which may require additional meetings.  
 
Proposed discussion points are: 

1. What worked with this rezoning? Did the reduced setbacks and reduced on-site parking 
regulations enable appropriate development?  

2. Review Land Use Goals for downtown Indian River. Do the following goals still reflect 
the desire of the community? 

a. Pedestrian Oriented Shopping 
b. Zero lot line buildings, dense development style with little or no parking required 

on site. 
c. Focus on retail oriented business in the overlay district. 
d. Limit residential uses to secondary importance in Overlay district. 

3. Discuss uses which have been desired in the downtown and not permitted under the 
Village Center zoning. 

4. Discuss uses which have been permitted but were not desired. 
5. Discuss signs and sign regulations. 

 
History 
As a reminder, this area used to be zoned commercial (D-CM) and was rezoned in 2011 to 
Village Center Indian River with an overlay for a portion of the downtown. This was brought to 
the Planning Commission’s attention by a couple of Township Planning Commissioners and the 
Township Board suggested this date as they are interested in discussing this matter.  
 



 

 

Back in June of 2010 a special meeting 
was held at the Tuscarora Township Hall 
to begin the process of reviewing the land 
use goals for downtown Indian River. 
The matters discussed at that meeting 
were to clarify the land use goals, the 
specific area that the community believes 
is considered “downtown”, as well as the 
next steps for possible rezoning. A 
second joint meeting was held in August 
of 2010 to clarify these issues and to 
discuss the process for drafting actual 
zoning language. Over the next year, 
zoning amendments were discussed and 
drafted at many public meetings. The 
final recommendation was made by the 
Planning Commission after public 
hearings were held at the Tuscarora 
Township Hall on July 20, 2011.  
 
The primary reasons for initiating this 
rezoning were nonconforming setbacks 
and parking requirements. Setbacks for 
downtown required 25’ front setbacks as 
well as 10’ side and rear yards. Most of 
the existing buildings in downtown 
Indian River did not meet those setbacks. 
Many of the buildings were built right up 
to the front property line.  
 
In addition, parking requirements for all uses in the downtown required that all parking be 
provided on site. For most properties again, they could not meet this requirement. There was also 
some abundant public parking along the street.  
 
The community set a goal to make the downtown more pedestrian-friendly with an emphasis on 
shopping and dining. There was some debate about offices being allowed in downtown and it 
was resolved that they would be permitted. Residences would be required to be setback from the 
right of way and/or on the second floor for those properties within the smaller overlay district. 
Other use changes were proposed to promote the pedestrian-oriented shopping land use goal.  
 
Some of the recent feedback suggested regulations have been working as far as the removal of 
parking requirements and setbacks. Also, some feedback suggests some regulations are 
restricting some desired uses while allowing for some undesirable land uses. This meeting might 
help in finding out if these opinions are shared more widely. 
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