
  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, APRIL 5, 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  

PUBLIC HEARING AND ACTION ON REQUESTS 

1.) Cherry Capital Connection and Robert and Patsy Knaffle - Requests a Special Use Permit for a wireless communication 
facility (section 17.13). The property is located at 3044 Gilpin Road, Benton Twp., section 10, parcel #104-010-100-002-
01, and is zoned Agriculture and Forestry Management (M-AF). 
 

2.) ERS Telecom Properties and Bernard Jankoviak - Requests a Special Use Permit for a wireless communication facility 
(section 17.13). The property is located on South Extension Road, Mullett Twp., section 7, parcel #130-007-100-001-
00, and is zoned Agriculture and Forestry Management (M-AF). 

 
3.) Toni Wilson – Requests a Site Plan Review Amendment for a change of use from Restaurant, Salon (Office) and Retail 

Use with outdoor seating and outdoor display to Bar Use with outdoor seating (Sections 13B.2.2).  The property is 
located at 3499 South M-27, Tuscarora Township, section 24, parcel #161-024-200-006-00 and is zoned Village Center 
Indian River Overlay (VC-IR-O). 

UNFINISHED BUSINESS 

1.) 2018 Capital Improvement Program – Program Summary and Project Descriptions 
 

2.) Draft Zoning Ordinance Amendment Relating To Assembly Halls 

NEW BUSINESS 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

ADJOURN 



DRAFT

Page 1 of 4 

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, MARCH 15, 2017 AT 7:00 P.M. 

ROOM 135 – COMMISSIONER’S ROOM - CHEBOYGAN COUNTY BUILDING 

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

ABSENT: Borowicz, Jazdzyk, Churchill 

STAFF:  Scott McNeil 

GUESTS: Cal Gouine, Carl Muscott, John Moore, Russell Crawford, Cheryl Crawford 

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. Kavanaugh, seconded by Mr. Freese, to approve the agenda as presented.  
Motion carried.  6 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Lyon), 0 Nays, 3 Absent (Borowicz, Jazdzyk, Churchill) 
 
APPROVAL OF MINUTES 
The February 15, 2017, Planning Commission minutes were presented.  Motion by Mr. Kavanaugh, seconded by Ms. Lyon, to 
approve the meeting minutes as presented.  Motion carried.  6 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Lyon), 0 Nays, 
3 Absent (Borowicz, Jazdzyk, Churchill) 
 
PUBLIC HEARING AND ACTION ON REQUESTS 
Elizabeth Stevens (Camp Walden Inc.) / Michelle Kruzel AIA - Requests an amendment to a Special Use Permit for a deck 
addition to a mess hall at a Camp (Section 10.3.2.)  The property is located at 5607 South River Rd, Aloha Township, parcel 
#140-002-200-006-00 and is zoned Lake and Stream (P-LS) and Agriculture and Forestry Management  (M-AF). The portion 
of the lot where the mess hall is located and the deck addition is proposed is located in the Lake and Stream Protection (P-LS) 
zoning district. 
 
Mr. McNeil referred to the site plan and noted the location of the proposed deck addition to the mess hall.  Mr. McNeil stated 
that two additions to the mess hall were approved administratively.  Mr. McNeil stated that Camp Walden has exhausted their 
administrative approvals as there is a maximum of 2 administrative approvals allowed.  Mr. McNeil stated that the only 
change proposed on this site plan is the deck addition.  Mr. McNeil stated that the applicant has requested a series of waivers 
from the site plan requirements due to the minimal nature of the work.  Mr. McNeil noted that the waivers requested are for 
plan scale, topography, parking areas, loading and unloading areas and location of utilities. 
 
Mr. Kavanaugh stated that the Health Department has been working with the applicant on a new septic system, kitchen, and 
other buildings.  Mr. Kavanaugh stated that they are in compliance with the Health Department requirements.   
 
Mr. Freese stated his concerns regarding the number of waiver requests, but having been to the site he does not have a 
problem with the waiver requests if they are better addressed.   
 
Ms. Kruzel stated that the number of waiver requests is due to the size of the property and the scope of the work being done.  
Ms. Kruzel stated that the building is isolated and understands that these requirements are in place in case there are any 
neighbors that may be affected.  Ms. Kruzel stated it would cost thousands of dollars to provide topography for this site.  Ms. 
Kruzel stated that a lot of money is being invested in the safety of the building by upgrading the kitchen, septic and fire alarms.  
Ms. Kruzel stated that Camp Walden is dedicated to hiring local for the work that will be done.   
 
Ms. Croft asked for public comments.  There were no public comments.  Public comment closed.   
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Motion by Mr. Freese, seconded by Mr. Kavanaugh, to grant all the requested waivers.  Motion carried.  6 Ayes (Bartlett, 
Freese, Kavanaugh, Croft, Ostwald, Lyon), 0 Nays, 3 Absent (Borowicz, Jazdzyk, Churchill) 
 
The Planning Commission reviewed and approved the General Findings.  The Planning Commission reviewed and approved 
the Finding of Fact Under Section 18.7 and the Specific Findings of Fact Under Section 20.10. Motion by Mr. Kavanaugh, 
seconded by Mr. Freese, to approve the special use permit based on the General Findings, Finding of Fact Under Section 18.7 
and the Specific Findings of Fact Under Section 20.10 subject to Department of Building Safety approval and Health 
Department approval.  Motion carried.  6 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Lyon), 0 Nays, 3 Absent (Borowicz, 
Jazdzyk, Churchill) 
 
UNFINISHED BUSINESS 
Use Terminology Review 
Mr. McNeil asked for the Planning Commission’s direction on which use categories should be addressed next.  Mr. Freese 
stated that Single family, Two family, Multi-family and Tourist/Travel Lodging (cabins, hotel, motel, lodging houses etc.) could 
be treated as one.  Mr. McNeil stated that given the recent review of the definition of Dwelling, these could fit in the same 
category.  Mr. Freese and Ms. Croft agreed with Mr. McNeil.  Mr. Freese stated that Campgrounds and Commercial 
Recreation/Outdoor Recreation could be one category.   
 
Zoning Ordinance Amendment Relative To Definition Of A Dwelling 
Mr. McNeil stated that the amendment document provides new definitions for Dwelling/Dwelling Unit and Family.  Mr. McNeil 
stated that this amendment has been reviewed by legal counsel.  Mr. Freese stated his concerns regarding the new definition of 
Dwelling and Dwelling Unit.  Mr. Freese stated this definition includes anything except the ones that we list that it doesn’t 
include.  Mr. Freese stated that we used to treat sororities and fraternities differently, but they would now fall under the 
definition of Dwelling and Dwelling Unit.  Mr. McNeil stated that he believes they would fall under the definition of Dwelling 
now.  Mr. Freese stated that they were treated differently because they were excluded from family, but now they would be 
considered a family.  Mr. McNeil questioned how sororities and fraternities could be excepted.  Ms. Croft read from the current 
definition of Family, “This definition shall not include any society, club, fraternity, sorority….”.  Mr. Kavanaugh suggested 
including this language to exclude sororities and fraternities in the proposed definition.  Mr. Freese agreed with Mr. 
Kavanaugh.  Mr. Kavanaugh stated that associations and lodges should also be included.  Mr. McNeil stated the language could 
be included and forwarded to legal counsel again for review.  Mr. Kavanaugh asked would the Planning Commission have to 
address sororities and fraternities if they are not included.  Mr. McNeil stated that they could be tied to an educational facility.  
Mr. Freese stated that sororities and fraternities can be addressed at a later time if there is a problem.  Mr. McNeil stated that 
he does not see a big exposure to risk.  Mr. McNeil stated that he believes this is ready for a public hearing as it has been 
reviewed by legal counsel.  Motion by Mr. Freese, seconded by Mr. Kavanaugh, to schedule a public hearing for the definitions 
of dwelling and family for April 19, 2017.  Motion carried.  6 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Lyon), 0 Nays, 3 
Absent (Borowicz, Jazdzyk, Churchill) 
 
Zoning Ordinance Amendment Relative To Assembly Halls 
Mr. McNeil referred to section 4.2.4 and stated that Public, Parochial And Private Schools, Libraries and Municipal Structures 
And Uses and Churches in the Residential District will be removed.  Mr. McNeil stated that the new use will be Assembly, 
Educational or Social Event Facility and will require a special use permit.  Mr. Freese asked if Private Clubs and Lodges could 
be included in the definition of Assembly, Educational or Social Event Facility.  Mr. McNeil stated that this is something that the 
Planning Commission can talk about.  Mr. McNeil stated this is a lesser impact use as a private club does not draw as many 
people as a school, hall or church may draw.  Mr. Freese stated that they are included in the same section so the requirements 
should be the same.  Mr. Freese stated they are similar uses even though one may be more intense than the other and the 
requirements are the same.  Mr. McNeil asked if the Planning Commission wants them included under the same definition.  Mr. 
Freese stated that if they are subject to the same review so they should be included under the same definition.  Mr. McNeil 
noted that they are private, not public.  Mr. Freese stated that the definition of Assembly, Educational or Social Event Facility 
does not differentiate between public and private.   
 
Mr. McNeil referred to section 6.2.5 and noted that Clubs have been removed from this section and Arcades have been added 
to this section.  Mr. McNeil stated that this is a permitted use, requiring site plan review.  Mr. McNeil referred to section 6.2.22 
and noted that Theaters is being replaced by Assembly, Educational or Social Even Facility.  Mr. McNeil stated that this use will 
require site plan review.   
 
Mr. McNeil referred to section 9.3.3 and stated Churches and Parish Houses, Schools and Educational Institutions and Other 
Municipal Buildings, Structures and Uses will be replaced with Assembly, Educational or Social Event Facility.  Mr. McNeil 
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noted that Community Buildings will be removed from section 9.3.4.  Mr. McNeil stated that Public Parks and Recreation Areas, 
Playgrounds and Campgrounds will remain in section 9.3.4.  Mr. McNeil stated these are uses requiring a special use permit.   
 
Mr. McNeil stated that Schools, Libraries, Churches and Municipal Structures will be replaced with Assembly, Educational or 
Social Event Facility in section 10.3.10 and a special use permit will be required.   
 
Mr. McNeil stated that Clubs will be removed in section 13.2.4 and Arcades will be included in section 13.2.4.   
 
Mr. McNeil stated that Educational, Municipal and Religious Institutions will be replaced with Assembly, Educational or Social 
Event Facility in section 13.3.4. 
 
Mr. McNeil stated that Clubs will be removed in section 13A.2.1. 
 
Mr. McNeil stated that Educational, Municipal and Religious Institutions will be replaced with Assembly, Educational or Social 
Event Facility in section 10.3.10 and a special use permit will be required.   
 
Mr. McNeil stated that Clubs will be removed from section 13B.3.1., 13C.2.1.  and 13D.3.1. 
 
Mr. McNeil stated that Educational, Municipal, Religious Institutions and Private Clubs will be replaced with Assembly, 
Educational or Social Event Facility in section 13C.3.6.   
 
Mr. McNeil stated that Public, Parochial, Private Schools, Libraries, Municipal Structures and Uses (section 13E.2.4.) will be 
deleted.  Mr. McNeil stated that Churches (section 13.E.2.5.) will be deleted.   
 
Mr. McNeil stated that Community Buildings will be removed from section 14.3.5. Mr. McNeil stated that Educational, 
Municipal and Religious Institutions will be replaced with Assembly, Educational or Social Event Facility in section 14.3.7.   
 
Mr. McNeil noted that in this proposed amendment sections 17.13 and 21.9.2 will be repealed.   
 
Zoning Ordinance Amendment Relative To Convalescent Homes 
Mr. McNeil reviewed the proposed definitions of Adult Day Care Center, Assisted Living Center and Healthcare Living Center.  
Mr. McNeil stated that Elderly Housing and Convalescent Homes will be replaced with Assisted Living Center in section 4.3.3.  
Mr. McNeil stated that Elderly Housing and Convalescent Homes will be replaced with Adult Daycare Center, Assisted Living 
Center or Health Care Living Center in section 6.2.26.  Mr. McNeil stated that Nursing or Convalescent Homes will be replaced 
with Adult Daycare Center, Assisted Living Center or Health Care Living Center in section 9.3.14.  Mr. McNeil stated that 
Assisted Living Facility/Convalescent Home will be replaced with Assisted Living Center or Adult Daycare Center in sections 
13A.3.1. and 13C.3.1.  Mr. McNeil stated that Elderly Housing and Convalescent Homes will be replaced with Assisted Living 
Center or Adult Daycare Center in section 13E.3.2.  Mr. McNeil stated that Nursing or Convalescent Homes will be replaced 
with Adult Daycare Center, Assisted Living Center or Health Care Living Center in section 14.3.13. 
 
Mr. Freese asked if the state mandates if an Adult Group Home be allowed in residential areas.  Mr. Freese stated that an Adult 
Group Home has been excluded from the definition.  Mr. McNeil stated that the Zoning Enabling Act requires us to deal with 
them as a residential use.  Mr. Freese noted that Health Care Living Center is being authorized in Agriculture/Forestry 
Management Zoning District, Commercial Development Zoning District and Rural Character Country Living Zoning District.  
Mr. Freese stated that this regulation would not have addressed the issue in Indian River.  Mr. McNeil stated it would have 
eliminated it from the section of property that was zoned Lake and Stream Protection.  Mr. Freese stated that it would have 
allowed it in the Agricultural Forestry Management Zoning District.  Discussion was held.   
 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to forward the proposed amendment to legal counsel.  Motion carried.  6 
Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Lyon), 0 Nays, 3 Absent (Borowicz, Jazdzyk, Churchill) 
 
NEW BUSINESS 
No comments.  
 
STAFF REPORT 
Mr. McNeil stated that he discussed the PUD amendment with the Cheboygan County Board of Commissioners.  Mr. McNeil 
stated that it was the consensus of the board that they would like to be involved with the way the amendment is written.  Mr. 
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McNeil stated that there is not too much more that will need to be done based on the comments from the board.  Mr. McNeil 
stated that the board will discuss this further with legal counsel at their next meeting.  
 
Mr. McNeil stated that there has been further discussion with legal counsel regarding content neutral signs.  Mr. McNeil stated 
that we accomplished content neutral on its face, but we need to be content neutral by purpose.  Mr. McNeil stated that legal 
counsel is still reviewing this amendment.  Mr. McNeil stated that we may need to allow more temporary signage.   
 
Mr. McNeil stated that a copy of the Solid Waste Plan was included in the last Planning Commission packet.  Mr. McNeil stated 
that some waste transfer facilities and waste sites are to be approved under the Solid Waste Plan.  Mr. McNeil stated that it is 
not clear that type B facilities is allowed under the Solid Waste Plan.  Mr. McNeil noted that Triple D Santitation is a type B 
facility.  Mr. McNeil stated that the Cheboygan County Board of Commissioners will consider amending the Solid Waste Plan.  
Mr. Kavanaugh asked if Triple D Sanitation will be able to apply if there is an amendment to the Solid Waste Plan.  Mr. McNeil 
stated that they may come back as a waste hauler which means there will be no waste transferred on the site.  Mr. McNeil 
stated that the only waste that would be on the site would be overnight inside of a truck.  Mr. McNeil stated that he expects 
that it may come back for Planning Commission review as a waste hauling business as opposed to a transfer facility.   
 
Mr. Freese stated that at the Board of Commissioners meeting they had the same question as the Planning Commission 
regarding PUD’s.  Mr. Freese stated that the Planning Commission followed the guidance from legal counsel.  Mr. McNeil stated 
that the guidance from legal counsel was more on how the ordinance was structured and some of the content of the ordinance.  
Mr. McNeil stated that legal counsel is still of the opinion that if the law allows the Planning Commission to make those 
decisions solely then that is the way it should be done.  Discussion was held.  Mr. Kavanaugh asked if legal counsel prefers that 
the Planning Commission review PUD’s instead of the Cheboygan County Board of Commissioners.  Mr. McNeil stated that he 
recommended a review by the Board of Commissioners in conjunction with Planning Commission review as the Zoning 
Enabling Act allows this to happen.  Mr. McNeil believes that this should be done as a rezoning.  Mr. Freese agreed with Mr. 
McNeil that this should be a rezoning and the final approval should be by the Board of Commissioners.   
 
PLANNING COMMISSION COMMENTS 
No comments. 
 
PUBLIC COMMENTS 
Mr. Muscott referred to section 4.2.4 of the proposed amendment regarding Assembly Hall and noted that Public, Parochial 
And Private Schools, Libraries And Municipal Structures and Uses and Churches in the Residential District will be removed as a 
permitted use.  Mr. Muscott stated the new use will be Assembly, Educational or Social Event Facility and will require a special 
use permit.  Mr. Muscott questioned why a special use permit will be required instead of a site plan review.  Mr. McNeil stated 
if there is a school or church that is proposed, the effect on land should be handled by special use permit so notices are sent to 
property owners in the area.  Mr. McNeil stated that this is consistent with the way it is handled in other zoning districts.   Mr. 
Muscott asked if a special use permit is required due to the broader definition.  Mr. McNeil stated yes and it is his 
recommendation for a special use permit so the property owners in the area are notified.   
 
ADJOURN 
Motion by Mr. Kavanaugh to adjourn.  Motion carried.  The meeting was adjourned at 7:57 pm. 
 
 
 
 
 
 
 
_________________________________________________________ 
Charles Freese 
Planning Commission Secretary 

































































CHEBOYGAN COUNTY  

COMMUNITY DEVELOPMENT DEPARTMENT  

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

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

www.cheboygancounty.net/planning/ 

 

STAFF REPORT 

 

Item: 

 Special Use Permit for a wireless 

communication facility (Communication 

tower. Section 17.13.). 

Prepared by: 

Scott McNeil 

Date: 

March 10, 2017 
Expected Meeting Date: 

April 5, 2017 

 

GENERAL INFORMATION 

 

Applicant: Cherry Capital Connection 

Location:  Wartella Road (parcel address – 3044 Gilpin Rd.) 

Contact person:  Tim Maylone  

Phone: 231-735-0451 

 

Requested Action:  Special Use Permit per Section 17.13. for construction of a new Wireless 

Communication Tower. 

 

BACKGROUND INFORMATION 

Introduction: 

The applicant is seeking approval of a special use permit for construction of a new 

communication tower 128 ft. in height. The tower is proposed to be placed at the rear portion of 

parcel off Wartella Road. The parcel address is 3044 Gilpin Rd.  

 

The subject parcel is zoned Agriculture and Forestry Management (M-AF). Wireless 

Communication Facilities are authorized by special use permit in M-AF district pursuant to 

Sections 17.13.1 and 17.13.2. of the Zoning Ordinance.  

 

The applicant has provided a site plan indicating that the tower is proposed to be located 180 feet 

from the right of way of Wartellla Road. The proposed location of the tower meets the isolation 

standard required under section 17.13.1.a. which reads as follows;  
17.13.1. Radio and television towers, public utility microwaves and public utility T.V. 
transmitting towers. 
a. May be permitted by the Planning commission after a Hearing, in D-CM, D-LI, D-GI 
and M-AF Districts provided said use shall be located centrally on a contiguous parcel of 
not less than one (1)times the height of the tower measured from the base of said tower 
to all points on each property line. The isolation standard may be reduced by up to fifty 
(50%) percent, if the construction plan, the tower, and its guying/anchoring systems are 
Certified by a Registered Professional Engineer as being safe from the hazard of falling 
onto public roads or adjoining properties. All guy wires/cables and anchors shall meet 
the zoning setback of the district. 

 



The applicant has provided written responses to requirements of section 17.13. which are 

included with the application as exhibit 5.  

 

Please note that I have provided proposed findings relative to isolation, co-location and specific 

standards for communication facilities under sections 17.13.1.a.,17.13.2.b. and 17.13.2.b.1. 

through 17.13.2.b. in addition to standards for special use permits under section 18.7. and site 

plans under section. 20.7.  

 

Also you will find attached a map produced by the GIS department indicating the known existing 

communication towers within the county along with a location map of the subject lot and 

proposed tower location.   

 

Current Zoning: 
Agriculture and Forestry Management District (M-AF) 

 

Surrounding Land Uses: 

 Parcels surrounding the subject lot are zoned Agriculture Forestry Management District (M-AF) 

with vacant and residential uses.   

 

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

floodplain): There are no known environmentally sensitive areas. 

 

Historic buildings/features: 

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

 

Traffic Implications 

This project will have minimal effect on current traffic conditions. 

 

Parking 

There are no parking requirements for this use.  

 

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

buffer, ROW width, access to adjacent properties) 

 Access to the site is provided from Wartella Rd.  

 

Signs 

No signs are proposed for the site.  

 

Fence/Hedge/Buffer 

A chain link fence is located around the tower.  

 

Lighting 

No lighting is proposed 

 

Stormwater management 

 There is no change to stormwater management. 

 

Review or permits from other government entities: 

Applicable permits from the Department of Building Safety will be required.  

 

 

 



 

Communication Tower Locations 

 



 

Subject lot and proposed tower location  

 

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SPECIAL USE PERMIT REQUEST 
Wednesday, April 5, 2017, 7:00 PM 

 

Applicant 

Cherry Capital Connection 

P.O. Box 866 

Elk Rapids, Mi. 49629 

Property Owner 

Robert and Patsy Kanffle 

3044 Gilpin Rd. 

Cheboygan, Mi. 49721 

Parcel 

3044 Gilpin Rd. 

Benton Township 

104-010-100-002-01 

 

GENERAL FINDINGS 

 
1. The property is located in an Agriculture and Forestry management Zoning District (M-AF) 

2. The Applicant is seeking approval of a special use permit for location of a wireless communications 

facility which includes tower up to 128 feet above ground level.  

3. New Wireless Communication Facilities are allowed an M-AF zoning district pursuant to Section 17.13.2 

by special use permit. (See Exhibit 1) 

4.  

5.  

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

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

provided said use shall be located centrally on a contiguous parcel of not less than one (1)times the height of 

the tower measured from the base of said tower to all points on each property line. The isolation standard may 

be reduced by up to fifty (50%) percent, if the construction plan, the tower, and its guying/anchoring systems 

are certified by a Registered Professional Engineer as being safe from the hazard of falling onto public roads or 

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

 

 The tower is proposed to be 128 feet tall and located 180 feet from the closest property line. (see 

exhibit 6) 

 The tower meets the isolation standard.  

 

Findings of Fact under Section 17.13.2.b of the Zoning Ordinance 
Wireless Communication Facilities may be permitted by the Planning Commission, after a public hearing, 

by special use permit if it is found that there is no reasonable opportunity to locate per item 1 above. 

Information must be submitted to show efforts made to screen, co-locate or place such facilities on an 

existing structure. The proposed tower must also meet the following conditions and standards. 

 The  reference to item 1 in this section states as follows; 

Wireless Communication Facilities may locate in any zoning district if located on an existing 

building or structure, or a new structure is built within fifty (50) feet of the base of an existing 

tower and the Wireless Communication Facility is located within the new structure, or is 

otherwise hidden from view by being incorporated in an existing building, or if it collocates on an 

existing tower, and the proposed does not require a change in lighting by FCC and/or FAA 

regulations. 

 

1. The Planning Commission finds that the documentation has been submitted to show that there is 

no reasonable opportunity for collocation or placement of the proposed facility on an existing 

structure (See Exhibit 4, 5and 16). 

 

Or 

 

1 The Planning Commission finds that the applicant has not submitted adequate documentation to 

show that there is no reasonable opportunity for collocation or placement of the proposed facility 

on an existing structure. 



 

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

 

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

a. The proposed tower will be 128 feet high. (see exhibit 9) 

b. The applicant states that FAA requirements are met. (See exhibit 5) 

c. The tower shall meet applicable requirement of the FCC and FAA 

d.  

e. Standard has been met. 

Or. 

a.  The applicant has not provided information regarding applicable FCC  requirements 

b.  

c. Standard has not been met. 

 

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

a. A 6 foot high fence is placed around the entire perimeter of the tower. (see exhibit 5)   

b.   

c. Standard has been met 

Or. 

a.   

b. Standard has not been met. 

 

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

and/or screening, painting, and/or concealing he tower in a “stealth design”. 

a. The proposed facilities are to be placed into an area of trees which will blend into landscape. (see 

exhibit 6) 

b.   

c. Standard has not been met  

Or.  

a. The proposed facilities will not blend with the landscape.   

b.   

c. Standard has not been met. 

 

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

a. The applicant states that the subject tower is a low profile, lightweight design. (see exhibit 5)  

b.  The Planning Commission finds that this tower and the purpose it serves is not appropriate for co-

location of other antennae. (see exhibit 5and 16) 

c.  

d. Standard has been met. 

Or.   

a. The applicant has not adequately addressed appropriate engineering for co-location of other 

antennae.  

b.   

c. Standard has not been met. 

 

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

appropriate to the site. 

a. Fencing is proposed to be placed around the tower facilities and guy wire anchor points. (see 

exhibit 5) 

b.   

c. Standard has been met. 

Or.  

a.   

b. Standard has not been met. 



 

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

this Ordinance.  

1. See applicable findings above. 

2. Requirements have been met. 

Or. 

1. See applicable findings above 

2. Requirements have not been met. 

 

 

FINDINGS OF FACT UNDER SECTION 18.7 OF THE ZONING ORDINANCE 
The Planning Commission makes the following findings of fact as required by section 18.7 of the Zoning 

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

 

a. The property subject to the application is located in a zoning district in which the proposed special land use is 

allowed. 

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

 Wireless Communication Facilities by special use permit per Section 17.13. (see exhibit 1) 

  2.   

  3. Standard has been met.  

Or.  

1.    

2. Standard has not been met. 

 

 

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

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

whole. 

1. The proposed tower is an unmanned standalone facility and no evidence is presented that the proposed 

wireless communication facility will cause the use of materials or involve processes that will create 

substantially negative impacts on county natural resources or the natural environment. This use is 

compatible with surrounding land uses. (see exhibit  4, 5 & 6 )  

2.   

3. Standard has been met. 

 

Or.  

1.   

2.  Standard has not been met. 

 

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

operation that will create a substantially negative impact on other conforming properties in the area by reason 

of traffic, noise, smoke, fumes, glare, odors, or the accumulation of scrap material that can be seen from any 

public or private highway or seen from any adjoining land owned by another person. 

1. The proposed communication facility in an unmanned standalone facility and will not cause the use of 

materials or involve equipment or processes which would generate noise or traffic which is 

incompatible with the surrounding land uses. No smoke, glare, fumes or odors will be produced. (see 

exhibit 4 & 5) 

2.   

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met 

 

 



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

opportunity for surrounding properties to be used and developed as zoned. 

1. The proposed tower and facilities are to be placed 180ft. from the closest property line a will not 

diminish the opportunity for surrounding properties to be used and developed as zoned.(see exhibit 4)  

2.    

3. Standard has been met.  

Or.   

1.   

2. Standard has not been met. 

 

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

current capacity nor increase hazards from fire or other dangers to the subject property or adjacent properties. 

1. The proposed use will not require public resources greater than current capacity nor increase hazards 

from fire or other dangers. The facilities are unmanned with fencing. (see exhibit 4 & 5)  

2.    

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met.  

 

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

highways and streets of the area in excess of current capacity. Adequate access to the site shall be furnished 

either by existing roads and highways or proposed roads and highways. Minor residential streets shall not be 

used to serve as access to uses having larger area-wide patronage. Signs, buildings, plantings, or other elements 

of the proposed project shall not interfere with driver visibility or safe vehicle operation. Entrance drives to the 

use and to off-street parking areas shall be no less than 25 feet from a street intersection (measured from the 

road right-of-way) or from the boundary of a different zoning district. 

1. Adequate access to the site is provided via Wartella Rd. (see exhibit 5 and 6) 

2.  

3. Standard has been met.  

 

Or.  

1.   

2. Standard has not been met. 

 

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

disposal services. 

1. The proposed use is an unmanned stand alone wireless communication facility and will not require a 

water well, septic facilities or refuse collection. (see exhibit 4 & 5)  

2.   

3. Standard has been met. 

Or.  

1.   

2. Standard has not been met. 

 

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

to it. 

1. The special use will comply with all relevant standards required under the ordinance. (see exhibit 1 and 

4)  

2.   

3. Standard has been met. 

Or.  

1.  Standard has not been met. 

 



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

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

 

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

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

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

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

of surrounding property for uses permitted in this Ordinance.  

1. Changes to the overall natural features of the site will be minimal. As a result the proposed construction 

will not impede normal and orderly development or improvement of the surrounding property. (see exhibit 

4 and 5) 

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. Minimal tree removal is proposed to erect the tower.  (See exhibit 5 and 6) 

2. The landscape shall be preserved in its natural state, insofar as practical. 

3.  

4. 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 5)  

2.   

3. Standard has been met. 

Or.  

1. 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. A dwelling is located on the subject lot. approximately 900 feet from the proposed location of the 

tower. 

2. There are several trees on the subject lot between the location of the dwelling and proposed location of 

the tower which will remain. 

3. The site plan provides for reasonable visual and sound privacy for the dwelling. 

4.    

5. Standard has been met.   

Or   

1.   

2. Standard has not been met.   

 

 

 

 



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

practical means. 

1. Emergency vehicle access is provided via Waterilla Rd. (see exhibit 6 )  

2.    

3. Standard has been met.  

Or.     

1.   

2. Standard has not been met. 

 

 

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

common use. 

1. Access to the structures is provided via Wartella Rd. (see exhibit 4, 5 & 6) 

2.   

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met. 

 

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

by the Planning Commission. 

1. Not applicable. No subdivision plats or subdivision condominiums are proposed. 

 

 

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

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

1. No outdoor lighting is proposed. (see exhibit 4) 

2.   

3. Standard has been met 

Or.   

1.    

2.   Standard has not been met. 

 

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

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

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

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

1. Not applicable. No common ways are proposed. 

 

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

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

The site plan will conform to state and federal statutes and the Cheboygan County Master Plan. (see exhibit 2)   

1. The site plan shall conform to all applicable requirements. 

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, April 5, 2017 

 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 

























































CHEBOYGAN COUNTY PLANNING COMMISSION 

SPECIAL USE PERMIT REQUEST 
Wednesday, April 5, 2017, 7:00 PM 

 

Applicant 

ERS Telecom Properties 

4700 Hunt Street 

Cass City, Mi. 48726 

Property Owner 

Bernard Jankoviak 

4989 South Extension Rd. 

Cheboygan, Mi. 49721 

Parcel 

South Extension Rd. 

Mullett Township 

130-007-100-001-00 

 

 

 

 

 

GENERAL FINDINGS 

 
1. The property is located in an Agriculture and Forestry management Zoning District (M-AF) 

2. The Applicant is seeking approval of a special use permit for location of a wireless communications 

facility which includes tower up to 250 feet above ground level and an equipment facilities. to be located 

on leased land.  

3. New Wireless Communication Facilities are allowed an M-AF zoning district pursuant to Section 17.13.2 

by special use permit. (See Exhibit 1) 

4.  

5.   

6.    

7.  

 

 

 

 

 

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

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

provided said use shall be located centrally on a contiguous parcel of not less than one (1)times the height of 

the tower measured from the base of said tower to all points on each property line. The isolation standard may 

be reduced by up to fifty (50%) percent, if the construction plan, the tower, and its guying/anchoring systems 

are Certified by a Registered Professional Engineer as being safe from the hazard of falling onto public roads or 

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

 

 The applicant is seeking a reduction in the isolation standard. The tower is proposed to be 250 feet tall 

and located 158.8 feet from the closest property line. A reduction in the isolation standard of 63.5% 

requested.  

 The Planning Commission finds that a letter dated 1/19/17 is provided from William R Heiden 

III, Chief Engineer for Valmont Industries Inc. stating that the proposed tower is designed with 

a theoretical 125 foot fall zone.  

 The Planning Commission hereby allows a reduction in the isolation standard to 63.5% 

Or  

  

 

 

 

 



Findings of Fact under Section 17.13.2.b of the Zoning Ordinance 
Wireless Communication Facilities may be permitted by the Planning Commission, after a public hearing, 

by special use permit if it is found that there is no reasonable opportunity to locate per item 1 above. 

Information must be submitted to show efforts made to screen, co-locate or place such facilities on an 

existing structure. The proposed tower must also meet the following conditions and standards. 

 The  reference to item 1 in this section states as follows; 

Wireless Communication Facilities may locate in any zoning district if located on an existing 

building or structure, or a new structure is built within fifty (50) feet of the base of an existing 

tower and the Wireless Communication Facility is located within the new structure, or is 

otherwise hidden from view by being incorporated in an existing building, or if it collocates on an 

existing tower, and the proposed does not require a change in lighting by FCC and/or FAA 

regulations. 

 

1. The applicant is proposing a new communication tower.  

2. The Planning Commission finds that the documentation has been submitted to show that there is 

no reasonable opportunity for collocation or placement of the proposed facility on an existing 

structure (See exhibits 5, 6 and 17)  

 

Or 

 

1 The Planning Commission finds that the applicant has not submitted adequate documentation to 

show that there is no reasonable opportunity for collocation or placement of the proposed facility 

on an existing structure. 

 

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

 

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

a. The applicant has received approvals from the FCC and FAA (see exhibits 17, 18 and 19) 

b.  

c. Standard has been met. 

Or. 

a.  The applicant has not provided information regarding applicable FAA  requirements 

b.  

c. Standard has not been met. 

 

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

a. A chain link fence is placed around the entire perimeter of the facilities and around the guy 

wire anchors. (see exhibits 13, 14 and 17)   

b.   

c. Standard has been met 

Or. 

a.   

b. Standard has not been met. 

 

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

and/or screening, painting, and/or concealing he tower in a “stealth design”. 

a. The proposed facilities are to be placed into a field with a thin stealth design. (see exhibit 17) 

b.   

c. Standard has been met  

Or.  

a. The proposed facilities are proposed to be placed in a manner which will not blend with the 

landscape.  (see exhibit 11) 

b.   

c. Standard has not been met. 



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

a. The tower design provides for 3 additional co-located antennae. (see exhibit 17)  

b.   

c. Standard has been met. 

Or.   

a.  No information has been provided regarding future collocation. 

b.  

c. Standard has not been met. 

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

appropriate to the site. 

a. Protective fencing is proposed to be placed around the tower facilities and guy wire anchor points. 

(see exhibits 13, 14  and 17) 

b.   

c. Standard has been met. 

Or.  

a.   

b. Standard has not been met. 

 

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

this Ordinance.  

1. See applicable findings above. 

2. Requirements have been met. 

Or. 

1. See applicable findings above 

2. Requirements have not been met. 

 

FINDINGS OF FACT UNDER SECTION 18.7 OF THE ZONING ORDINANCE 
The Planning Commission makes the following findings of fact as required by section 18.7 of the Zoning 

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

 

a. The property subject to the application is located in a zoning district in which the proposed special land use is 

allowed. 

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

 Wireless Communication Facilities by special use permit per Section 17.13. (see exhibit 1) 

  2.   

  3. Standard has been met.  

Or.  

1.    

2. Standard has not been met. 

 

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

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

whole. 

1. The proposed tower and related facilities are unmanned stand alone facilities and finds on evidence that 

proposed wireless communication facilities will cause the use of materials or involve processes that 

will create substantially negative impacts on county natural resources or the natural environment. This 

use is compatible with surrounding land uses. (see exhibit 4 )  

2.   

3. Standard has been met. 

 

Or.  

1.   

2.  Standard has not been met. 

3.  



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

operation that will create a substantially negative impact on other conforming properties in the area by reason 

of traffic, noise, smoke, fumes, glare, odors, or the accumulation of scrap material that can be seen from any 

public or private highway or seen from any adjoining land owned by another person. 

1. The proposed tower and equipment shelter are unmanned standalone facilities and will not cause the 

use of materials or involve equipment or processes which would generate noise4 or traffic which is 

incompatible with the surrounding land uses. No smoke, glare, fumes or odors will be produced. (see 

exhibit 4) 

2.   

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met 

 

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

opportunity for surrounding properties to be used and developed as zoned. 

1. The proposed tower and facilities are to be placed 611ft. from South Extension Rd. right of way on a 

parcel of leased land measuring 360 ft. x 410. ft. and will not diminish the opportunity for surrounding 

properties to be used and developed as zoned.(see exhibit 12)  

2.    

3. Standard has been met.  

Or.   

1.   

2. Standard has not been met. 

 

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

current capacity nor increase hazards from fire or other dangers to the subject property or adjacent properties. 

1. The proposed use will not require public resources greater than current capacity nor increase hazards 

from fire or other dangers. The facilities are unmanned and secured by fencing. (see exhibits 4, 13 and 

14)  

2.    

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met.  

 

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

highways and streets of the area in excess of current capacity. Adequate access to the site shall be furnished 

either by existing roads and highways or proposed roads and highways. Minor residential streets shall not be 

used to serve as access to uses having larger area-wide patronage. Signs, buildings, plantings, or other elements 

of the proposed project shall not interfere with driver visibility or safe vehicle operation. Entrance drives to the 

use and to off-street parking areas shall be no less than 25 feet from a street intersection (measured from the 

road right-of-way) or from the boundary of a different zoning district. 

1. Adequate access to the site is provided via South Extension Rd. (see exhibit 4 and 11) 

2. The entrance roadway is not within 25 feet of an intersection. (see exhibit 11 ) 

3.   

4. Standard has been met.  

 

Or.  

1.   

2. Standard has not been met. 

 

 

 



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

disposal services. 

1. The proposed use is an unmanned stand alone wireless communication facility and will not require a 

water well, septic facilities or refuse collection. (see exhibit 3 and 9)  

2.   

3. Standard has been met. 

Or.  

1.   

2. Standard has not been met. 

 

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

to it. 

1. The special use will comply with all relevant standards required under the ordinance. (see exhibit 1)  

2.   

3. Standard has been met. 

Or.  

1.  Standard has not been met. 

 

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

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

 

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

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

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

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

of surrounding property for uses permitted in this Ordinance.  

1.    The leased area is relatively level. Changes to the overall natural features of the site will be minimal. 

(see  exhibit 9) As a result the proposed construction will not impede normal and orderly development or 

improvement of the surrounding property.  

2.  

3. Standard has been met. 

Or. 

1.  

2. Standard has not been met. 

 

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

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

in grade between the project and adjacent areas. 

1. No changes are proposed that would affect the landscape or natural state of the site. (see exhibit 3 )  

2.   

3. Standard has been met 

Or.  

1.   

2. Standard has not been met. 

 

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

neighboring properties. 

1. No changes in drainage on the site are proposed. (See exhibit 3 & 9)  

2.   

3. Standard has been met. 

Or.  

1.   

2. Standard has not been met. 



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

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

and for the privacy of its occupants. 

1. Not applicable. No dwellings are proposed.  

 

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

practical means. 

1. Emergency vehicle access is provided via South Extension Rd. and connecting roadway to existing 

structures. (see exhibit 12)  

2.    

3. Standard has been met.  

Or.     

1.   

2. Standard has not been met. 

 

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

common use. 

1. Access to the structures is provided via South Extension Rd. (see exhibit 12) 

2.   

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met. 

 

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

by the Planning Commission. 

1. Not applicable. No subdivision plats or subdivision condominiums are proposed. 

 

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

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

1. Lighting per FAA requirements are proposed for the tower and will not affect adjacent properties, 

impede vision of traffic and will not unnecessarily illuminate night skies. (See exhibit 16) 

2. No additional outdoor lighting is proposed. (see exhibit 4) 

3.   

4. Standard has been met 

Or.   

1.    

2.   Standard has not been met. 

 

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

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

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

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

1. Not applicable. No common ways are proposed. 

 

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

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

The site plan will conform to state and federal statutes and the Cheboygan County Master Plan. (see exhibit 2)   

1. The site plan shall conform to all applicable requirements. 

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, April 5, 2017 

 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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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:  Consideration of site plan review 

amendment for a Change of use from 

Restaurant, Salon (office) and Retail use with 

outdoor seating and outdoor display to Bar use 

with outdoor seating in the Indian River 

Village Center Overlay zoning district. 

Prepared by: 

Scott McNeil 

Date: 

March 20, 2017 
Expected Meeting Date: 

April 5, 2017 

 

GENERAL INFORMATION 

 

Applicant: Toni Wilson 

 

Contact person: Toni Wilson 

 

Phone: 231-420-8446 

 

Requested Action: Consideration of site plan review for a Change of use from Restaurant, Salon 

(office) and Retail use with outdoor seating and outdoor display to Bar with outdoor seating in 

the Indian River Village Center Overlay zoning district. 

 

BACKGROUND INFORMATION 

Introduction: 

 

The subject property is known as the former rail road depot building and is located in the Village 

Center Indian River Overlay (VC-IR-O) district. The most recent use of the building was retail 

and salon. The applicant received site plan review approval in June 1, 2016 for retail and salon 

businesses along with a restaurant business serving sandwiches and salads with outdoor seating. 

The applicant is now seeking a change of use to Bar with outdoor seating. Bars and taverns are 

permitted uses which are allowed in the VC-IR-O district per section 13B.2.2.  

 

 The applicant is also seeking site plan review approval outdoor seating area in conjunction with 

the bar use. The proposed outdoor seating location is indicated on the site plan. 

 

By review of the site plan you will note that a portion of the dock structure located on the rear of 

the building encroaches into property associated with the North Central State Trail. This portion 

of the trail is under control of Tuscarora Township.  



 

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

 

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

the east. Public parking to the north.  

 

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 historic features on this site. 

 

Traffic Implications: 

The site is located on River Street in the Village Center Indian River Overlay district (VC-IR-O). 

The applicant is seeking an approval of a site plan review amendment for a Bar and outdoor 

customer seating. This project will have minimal effect on current traffic conditions in this 

downtown type zoning district. 

 

Parking: 

The applicant is seeking an approval of a site plan review for a Bar with outdoor seating and in 

the Indian River Village Center Overlay zoning district. No onsite parking spaces are required 

pursuant to Section 13B.4.1. which states as follows: 

 

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 must comply with the 

following: 

a. Two (2) off-street parking spaces 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 spaces shall be maintained as long as each dwelling unit is occupied.  

 

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

buffer, ROW width, access to adjacent properties) 

The site has access to, and is located on South Straits Highway in Tuscarora Twp.  

 

Signs.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                         

The site plan provides for an existing single free standing sign. A permit has been issued for the 

sign.  

 

Fence/Hedge/Buffer 

A 3.5 ft. high wall exists on the south lot line. No new fence, hedge or other type of buffer is 

proposed nor required. 

 

Lighting: No new lighting is proposed.  

 

 



Stormwater management; 

No changes to existing stormwater management are proposed. 

 

Review or permits from other government entities 

Permits from the Department of Building Safety and Health Department will be required.  

 

Recommendations (proposed conditions)  

 Compliance with applicable Building Code Requirements. 

 Compliance with Health Department Requirements. 

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SITE PLAN REVIEW 
Wednesday, April 5, 2017, 7:00 PM 

 

Applicant 

 Toni Wilson 

4928 Modoc  Road 

Indian River,  Mi. 49749 

Owner 

Toni Wilson 

4928 Modoc  Road 

Indian River,  Mi. 49749 

Parcel 

 3499 South Straits Hwy. 

Tuscarora Township 

161-024-200-006-00 

 

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

2. The applicant is seeking a site plan review amendment for a change of use to Bar from Retail, Restaurant 

and office uses.  

3. Bars and taverns are permitted uses in the VC-IR-O zoning district pursuant to section 13B.2.2. 

4. The applicant received site plan review approval for retail, restaurant and office uses with outdoor display 

and outdoor seating on June 1, 2016.  

5. The applicant is seeking site plan approval for outdoor seating for the Bar use. 

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

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. The site plan provides and application provides for no change in the overall natural counters of the site. (see 

exhibit 3 and 4) 

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

exhibit 3 and 4) 

3.  

4. Standard has been met. 

  

Or, 

 1.    

 2. Standard has not been met. 

 

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

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

in grade between the project and adjacent areas. 

1. The site plan provides and application provides for no change relative to tree and soil removal  or 

topographic modifications at the site. (see exhibit 3 and 4) 

2.  

3. 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 3and 4) 

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.  Not applicable.  No dwelling units are proposed. 

 

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

practical means 

1. The site plan provides for a practical means  of access for emergency vehicles from  South Straits 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 is not applicable.  No subdivision plats and subdivision condominiums are proposed. 

 

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

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

1. The 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 exhibits 3 and 4) 

3. Standard has been met. 

 

Or, 

 1.    

 2. Standard has not been met. 

 

 

 



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

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

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

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

Plan.. 

1. Not applicable. No 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, 4 and 5) 

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, April 5, 2017 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 



CHEBOYGAN COUNTY  
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Date: March 23, 2017 

 

To: Planning Commissioners 

 

From: Scott McNeil 

 

Re: 2018 Capital Improvement Program. Program Summary and Project Descriptions 

 

Included with this memo please find a Capital Improvement Program (CIP) Draft Summary 

dated 3/22/17. Also attached are Project Descriptions placed in the order they appear on the 

Summary as submitted by the various departments and agencies of the County. 

 

These are submitted pursuant to the approved timeline for development of the 2018 CIP (copy 

also included). 

 

The timeline provides for the Planning Commission to review the projects and hear reports from 

the variance departments and agencies as they may desire between April 5 and June 7. 

 

There is (1) new proposed project. The new project has been submitted by the Cheboygan 

County Road Commission for Levering Road. The remaining project descriptions were included 

in the current CIP and have been reviewed and assigned a priority category previously by the 

Planning Commission as noted on the project summary. 

 

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

 

  



 

 

Proposed Cheboygan County Planning Commission 2018 Capital 

Improvement Program Development Timeline. 

January 19, 2017 

January 20, 2017 to March 24, 2017. The staff of the Community Development Department 

will gather project information from the agencies and departments within the county and 

other government entities for inclusion in the CIP and present the same for review by the 

Cheboygan County Planning Commission.  

April 5, 2017 to June 7, 2017.  The proposed projects are reviewed by the Planning 

Commission.  Agency and department representatives may provide a report to the Planning 

Commission by request.  

June 21, 2017. The Planning Commission will review the project information and elect which 

projects should be included in the CIP and place such projects in a general order of priority in 

needed and desirable categories.  

July 5, 2017. The staff of the Community Development Department will present a draft CIP 

document to the Planning Commission for review.  

August 2, 2017. The Planning Commission holds a public hearing on the draft CIP and may 

make changes to the draft CIP accordingly. 

August 15, 2017. The Planning Commission will forward the final draft CIP, along with a 

recommendation, to the Cheboygan County Board of Commissioners. 

November 1, 2017 to December 6, 2017. The Planning Commission will review any 

proposed changes from Board of Commissioners or the County Administrators office as a 

result of the county budget review process. 





























2018 Cheboygan County Capital Improvements Program DRAFT 3/22/2017

Program Summary

2018 2019 2020 2021 2022 2023

Cheboygan County Airport

N Maintenance Building 360, 000

D Terminal Renovation/Expansion 240,000

N Terminal Ramp Rehabilitation  635,000

Department Total 360,000 0 240,000 0 635,000 0

Cheboygan Building Maintenance

D County Bldg. Energy Efficiency Imps     15,000            15,000           15,000          15,000           15,000            15,000 15,000 15,000 15,000

N County Bldg. Panel/Window Replacement 65,000

N County Bldg. Record Storage 60,000

 Department Total 145,000 15,000 15,000 0 0 0

Cheboygan Co. Rd. Commission   

D Orchard Beach Rd. 560,000

N Townline Rd. 420,000

D Mann Rd. 561,300

Levering Road 560,000

Department Total 980,000 561,000 560,000 0 0 0

Cheboygan County Marina

N Fuel Tank and Fuel Dock Replacement 800,000

 Department Total 800,000 0 0 0 0 0

Cheboygan County Council on Aging  

N Sand Road Center Parking Lot Resurfacing 85,000

N Wolverine Center Parking Lot Resurfacing 45,000

   

Department Total 85,000 45,000 0 0 0 0

Capital Improvement Program Total 2017 2018 2019 2020 2021 2022

2,370,000 621,000 815,000 0 635,000 0
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Date: March 27, 2017 

 

To: Planning Commission 

 

From: Scott McNeil, Planner 

 

Re; Draft zoning ordinance amendment relating to Assembly halls. 
  

Included with this memo is a draft ordinance amendment relative to the subject dated 3/17/17.  

 

Also included is a report with the proposed use listing changes to the current zoning ordinance as 

discussed in this memo annotated in red print.   

 

As discussed at the regular meeting of March 19 the attached amendment proposes to delete 

current use listings relating to private clubs in sections 4.3.10, 14.3.14. and replaced with the 

new use listing of Assembly, Educational or Social Event Facility proposed under sections  

4.3.12 and 14.3.7 in the Residential Development and Rural Character zoning districts. Also, the 

current use listing relating to private clubs under section 13E.3.9. in the Village Center 

Topinabee Residential Overlay district is proposed to  be deleted. 

  

Also as a matter of review and in addition to the proposed changes mentioned above you will 

find following proposed in the attached amendment document; 

 

Section 1 provides a new proposed use listing of Assembly, Educational or Social Event Facility 

is proposed with a new definition. This is proposed to replace the former proposed use listing of 

Assembly hall. You will find the new proposed use listing under section 1 of the amendment 

document with the same definition as previously proposed.   

 

Section 2 of the amendment document removes the club use with arcades, bowling alleys, pool 

or billiard parlors remaining as uses which require site plan review in the Commercial 

Development, Village Center Indian River and Village Center Topinabee zoning districts and 

uses which a special use permit in the Village Center Indian River Overlay, Village Center 

Topinabee Overlay zoning districts and Village Center zoning districts.  

 

Section 3 removes the current use listings of Churches and Public, parochial and private 

schools, libraries and municipal structures and uses from the permitted use listings within the 

Residential Development and Topinabee Village Center Residential Overlay zoning districts 

 



Section 4 removes the Community buildings use listing with Public parks and recreational areas 

playgrounds and campgrounds remaining as a use which requires a special use permit in the 

Agriculture and Forestry Management zoning district and Public parks and recreational areas 

and playgrounds as use which requires a special use permit in the Rural Character/Country 

Living zoning district. 

 

Section 5 provides as follows:  

 

Establishes Assembly, Educational or Social Event Facility, as proposed to be defined, as 

a use which requires a special use permit in the Residential Development zoning district.  

 

Removes the current use listing of Theaters (excluding drive in theaters) and provides for 

Assembly, Educational or Social Event Facility as proposed to be defined as a use which 

requires site plan review in the Commercial Development zoning district. This will also 

allow Assembly, Educational or Social Event Facility as a use to be approved by site plan 

review in the Light Industrial and General Industrial zoning districts pursuant to sections 

7.2.1 and 8.2.1.  

 

Replaces the current use listing of Churches and parish houses, schools and educational 

institutions and other municipal buildings, structures and uses with Assembly, 

Educational or Social Event Facility as a use which requires a special use permit in the 

Agriculture and Forestry Management zoning district.  

 

Replaces the current use listing of Schools, libraries, churches and municipal structures 

with Assembly, Educational or Social Event Facility as proposed to be defined as a use 

which requires a special use permit in the Lake and Stream Protection zoning district 

 

Replaces the current use listing of Educational, municipal, and religious institutions with 

Assembly, Educational or Social Event Facility as a use which requires a special use 

permit in the Village Center, Village Center Indian River, Village Center Topinabee and 

Rural Character/Country Living zoning districts.    

 

Section 6 repeals section 17.3. This section provides dwelling standards which are otherwise 

covered under the building code as previously discussed. 

 

Section 7 repeals section 21.9.2. This section provides for charging a double fee for a zoning 

permit when a construction of a structure commenced without a permit. This type of penalty for 

construction without a permit is contrary to recommendations of our legal counsel as previously 

discussed.  

 

As noted in this memo, there are provisions in the amendment which affect the Indian River and 

Topinabee Village Center districts. Consideration to provide for review and comment by Mullett 

and Tuscarora township officials would be in order.  

 

   



3/17/17 

CHEBOYGAN COUNTY  

ZONING ORDINANCE AMENDMENT #____ 

AN ORDINANCE TO AMEND CHEBOYGAN COUNTY ZONING ORDINANCE NO. 

200  

 

Section 1. Amendment of Section 2.2. 
Section 2.2. of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to add the 

following definition in its appropriate alphabetical location which shall read in its entirety as 

follows:  

 

 ASSEMBLY, EDUCATIONAL or SOCIAL EVENT FACILITY  

 A building or portion thereof which is used for civic, educational, entertainment, governmental, 

 political, religious or social purposes.  

 

Section 2. Amendment of Section 2.2. 
Section 2.2. of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to repeal 

following definition which reads as follows:  

 

CLUB 

A non-profit organization of persons for special purposes or for the conducting of social, athletic, 

scientific, artistic, political, or other similar endeavors. 
 

Section 3. Amendment of Sections 6.2.5., 13.2.4., 13A.2.1., 13B.3.1., 13C.2.1 and 13D.3.1. 

Sections 6.2.5., 13.2.4., 13A.2.1., 13B.3.1., 13C.2.1. and 13D.3.1.  of the Cheboygan County 

Zoning Ordinance No. 200 are hereby amended to read in their entirety as follows: 

 

6.2.5. Arcades, bowling alleys, pool or billiard parlors    

13.2.4. Arcades, bowling alleys, pool or billiard parlors 

13A.2.1. Arcades, bowling alleys, pool or billiard parlors  

13B.3.1. Arcades, bowling alleys, pool or billiard parlors  

13C.2.1. Arcades, bowling alleys, pool or billiard parlors  

13D.3.1. Arcades, bowling alleys, pool or billiard parlors 

 

 Section 4. Repeal of Sections 4.2.4. 4.2.5, 4.3.10, 13E.2.4., 13.E.2.5., 13E.3.9. and 14.3.14  

Sections 4.2.4. 4.2.5, 4.3.10, 13E.2.4., 13.E.2.5., 13E.3.9. and 14.3.14 of the Cheboygan County 

Zoning Ordinance No. 200 are hereby repealed and reserved for future use. 

 

Section 5. Amendment of Sections 9.3.4. and 14.3.5. 

Section 9.3.4. and 14.3.5. of the Cheboygan County Zoning Ordinance No. 200 are hereby 

amended to read in their entirety as follows: 

 

9.3.4. Public parks and recreational areas, playgrounds and campgrounds. 

14.3.5. Public parks and recreational areas and playgrounds.  

 

 

 

 

 

 

 



Section 6. Amendment of Sections 4.3.12., 6.2.22., 9.3.3.. 10.3.10., 13.3.4. 13A.3.4., 13C.3.6. 

and  14.3.7. 

Sections 4.3.12., 6.2.22., 9.3.3., 10.3.10., 13.3.4., 13A.3.4., 13C.3.6. and 14.3.7. of the 

Cheboygan County Zoning Ordinance No. 200 are hereby amended to the read in their entirety 

as follows: 

 

4.3.12. Assembly, Educational or Social Event Facility 

6.2.22. Assembly, Educational or Social Event Facility 

9.3.3. Assembly, Educational or Social Event Facility 

10.3.10. Assembly, Educational or Social Event Facility 

13.3.4. Assembly, Educational or Social Event Facility 

13A.3.4. Assembly, Educational or Social Event Facility 

13C.3.6. Assembly, Educational or Social Event Facility 

14.3.7. Assembly, Educational or Social Event Facility 

 

Section 7. Repeal of Section 17.3.  

Section 17.3.of the Cheboygan County Zoning Ordinance No. 200 is hereby repealed and reserved 

for future use. 

 

Section 8. Repeal of Section 21.9.2.  

Section 21.9.2. of the Cheboygan County Zoning Ordinance No. 200 is hereby repealed. 

 

Section 9. 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 10. 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:                                                  

       Anthony M. Matelski 

       Its:  Chairperson 

 

 

By:                                                   

                             Karen L. Brewster 

       Its:  Clerk 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

  

Under ARTICLE 4 – RESIDENTIAL DEVELOPMENT DISTRICT (D-RS) 

 

SECTION 4.2.  

PERMITTED USES 

4.2.1. Single Family Dwellings and Two Family Dwellings (Rev. 03/28/12, Amendment 

#108). 
4.2.2. Gardening 

4.2.3. Existing farms and agricultural uses. 

4.2.4. Public, parochial and private schools,libraries and municipal structures and uses. 

4.2.5. Churches 

4.2.6. Home occupations subject to the limitations as defined. 

4.2.7. Office or studio of a physician, dentist or other professional person residing on the 

premises. 

4.2.8. Essential public utility services, excluding buildings and regulator stations. 

4.2.9. (reserved for future use) 

4.2.10. State licensed residential facilities (6 or less persons). 

4.2.11. Private storage buildings, subject to the requirements of Section 17.23 (Rev. 

11/06/08, Amendment #77) 
 

SECTION 4.3. 

USES REQUIRING SPECIAL LAND USE PERMITS 

4.3.1. See ARTICLE 17, SUPPLEMENTAL 

REGULATIONS for standards and conditions for special uses and ARTICLE 18, 

SPECIAL LAND USE PERMIT PROCEDURES AND STANDARDS for 

instructions on applying for permits. 

4.3.2. Nurseries and day care centers for children. 

4.3.3. Elederly housing and convalescent homes. 

4.3.4. Multi-family housing. 

4.3.5. Patio homes, townhouses, apartment buildings, condominiums. 

4.3.6. Parks, playgrounds, golf courses, and other recreational facilities. 

4.3.7. Cemeteries. 

4.3.8. Essential public utility service buildings, or gas or electric regulator stations or 

buildings (excluding public works garages and storage 

yards). 

4.3.9. Private non-commercial recreation camps. 

4.3.10. Private clubs and lodges. 

4.3.11. Marinas. 

4.3.12 Assembly, Educational or Social Event Facility.   

 

 

 

 

 

 

 

 

 

 

 

 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

 
Under ARTICLE 6 – COMMERCIAL DEVELOPMENT DISTRICT (D-CM) 
 
SECTION 6.2. 
PERMITTED USES 
6.2.1. Any use permitted in the D-RS, Residential Development District. (Rev. 05/23/15, 

Amendment #127) 
6.2.2. Automobile, boat, equipment, and farm machinery sales, repair, rental and washing 

establishments. 

6.2.3. Bars and taverns. 

6.2.4. Bed and Breakfast (Rev. 10/25/09, Amendment #80) 
6.2.5.Arcades,  Bowling alleys, pool or billiard parlors and clubs. 

6.2.6. Cabinet making shops. 

6.2.7. Dance, music, voice studios. 

6.2.8. Dress making, millinery, clothing stores. 

6.2.9. Drive in eating establishments, fast food establishments, and restaurants. (Rev. 

04/12/07, Amendment #67) 
6.2.10. Farm product stands. 

6.2.11. Funeral homes, undertaking establishments. 

6.2.12. Hotels, motels. 

6.2.13. Laboratories. 

6.2.14. Nurseries for flowers and plants. 

6.2.15. Offices. 

6.2.16. Parking lots, buildings and garages. 

6.2.17. Retail sales establishment, General 

6.2.18. Retail sales establishment, Household 

6.2.19. Retail sales establishment, Specialty 

6.2.20. Retail lumber yards. 

6.2.21. Rifle or pistol ranges when in completely enclosed buildings. (Rev. 09/28/11, 
Amendment #92) 
6.2.22. Theaters (excluding drive in theaters). (Rev. 09/28/11, Amendment #92) Assembly, 
Educational or Social Event Facility  
6.2.23. Wholesale sales and storage when in completely enclosed buildings. (Rev. 
09/28/11, Amendment #92) 
6.2.24. Multiple family housing. (Rev. 05/23/15, Amendment #127) 
6.2.25. Nurseries and day care centers for children. (Rev. 05/23/15, Amendment #127) 
6.2.26. Elderly housing, nursing and convalescent homes. (Rev. 05/23/15, Amendment #127) 
6.2.27. Boarding and lodging houses. (Rev. 05/23/15, Amendment #127) 
6.2.28. Medical clinics and doctor’s offices. (Rev. 05/23/15, Amendment #127) 
6.2.29. Private storage buildings, subject to the requirements of Section 17.23. Rev. 

05/23/15, Amendment #127) 
 
 
 
 
 
 
 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

 
Under ARTICLE 9 – M-AF AGRICULTURE AND FORESTRY MANAGEMENT DISTRICT 

SECTION 9.3. 
USES REQUIRING SPECIAL LAND USE PERMITS 
9.3.1. See ARTICLE 17, SUPPLEMENTAL REGULATIONS for standards and conditions 

for special uses and ARTICLE 18, SPECIAL LAND USE (SLU) PERMIT PROCEDURES 

AND STANDARDS for instructions on applying for permits. 

9.3.2. Automobile repair and service and gasoline stations. 

9.3.3. Churches and parish houses, schools and educational institutions and other municipal 

buildings, structures and uses. Assembly, Educational or Social Event Facility 

9.3.4. Community buildings, pPublic parks and recreational areas, playgrounds and 

campgrounds. 

9.3.5. Entertainment and eating establishments. 

9.3.6. Commercial Hunting and fishing cabins. (Rev. 
04/28/00, Amendment #14) 
9.3.7. Golf courses, country clubs and sportsmen’s’ 

associations or clubs. 

9.3.8. Grocery and party stores. 

9.3.9. Resorts, resort hotels, recreation farms, vacation lodges, motor inns, motels and other 

tourist lodging facilities. 

9.3.10. Slaughter houses and meat packing plants. 

9.3.11. Travel trailer courts, tenting areas and general camping grounds. 

9.3.12. Public airports and landing fields, with appurtenant facilities. 

9.3.13. Non-essential public utility and service buildings. 

9.3.14. Nursing or convalescent homes. 

9.3.15. Animal feedlots or piggeries. 

9.3.16. Earth removal, quarrying, gravel processing, mining and related mineral extraction 

businesses. 

9.3.17. Commercial kennels, pet shops, and veterinary hospitals according to Section 17.16. 

(Rev.11/23/09, Amendment #81) 
9.3.18. Junk yards, salvage yards and waste disposal sites. (Rev. 04/26/08, Amendment #75) 
9.3.19. Commercial composting (Rev. 04/28/00, Amendment #14) 
9.3.20. Contractor’s Yards, provided all of the following requirements are met: (Rev. 

12/24/03, Amendment #26) 
  9.3.20.1. Minimum 10 acre parcel. 

  9.3.20.2. Minimum 330’ of road frontage / lot width. 

  9.3.20.3. Minimum Setbacks: 100’ front; 75’ side; 100’ rear. 

  9.3.20.4. All related equipment and materials must be stored within an enclosed 

  building, not to exceed 5,000 square feet, or screened from view from public or private     

roads and adjoining properties under different ownership behind a wooden fence 

or greenbelt. 

9.3.20.5. Buildings and uses permitted herein shall only be approved for parcels occupied by 

the parcel owner and which shall contain the owner’s primary residence. 

9.3.21. Public and private wind generation and anemometer towers. (Rev. 06/17/04, 

Amendment #31) 
9.3.22. Uses which are not expressly authorized in any zoning district, either by right or By 

special use permit, or uses which have not been previously authorized by the Planning 

Commission pursuant to this subsection or corresponding subsections in other zoning 

districts may be allowed in this zoning district by special use permit if the Planning 

Commission determines that the proposed use is of the same general character as the 

other uses allowed in this zoning district, either by right or by special use permit, and 

the proposed use is in compliance with the applicable requirements of the Cheboygan 

County Comprehensive Plan for this zoning district. (Rev. 04/26/08, Amendment #75) 
 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

    
 SECTION 9.3. USES REQUIRING SPECIAL LAND USE PERMITS (Continued) 
9.3.23 Child Caring Institutions, subject to the requirements of Section 17.24. (Rev. 
04/28/10, Amendment #85) 
9.3.24 Indoor Storage Facilities, subject to requirements of section 17.27.1. (Rev.05/25/13, 
Amendment #116 
 

Under ARTICLE 10 – P-LS LAKE AND STREAM PROTECTION DISTRICT 

SECTION 10.3. 
USES REQUIRING SPECIAL LAND USE PERMITS 
10.3.1. See ARTICLE 17, SUPPLEMENTAL REGULATIONS for standards and 

conditions for special land uses and ARTICLE 18, SPECIAL LAND USE 

PERMIT PROCEDURES AND STANDARDS for instructions on applying 

for special land use permits. 

10.3.2. Campgrounds, camps and clubs for recreational use. (Rev. 09/20/03, 

Amendment #23) 
10.3.3. (reserved for future use) 

10.3.4. Retail stores and shops. 

10.3.5. Boat liveries, marinas and launching ramps. 

10.3.6. Golf courses, driving ranges and country clubs. (Rev. 09/20/03, Amendment #23) 
10.3.7. Motels and hotels. 

10.3.8. Duplexes, multi-family and apartment buildings. 

10.3.10. Schools, libraries, churches and municipal structures. Assembly, Educatonal or 

Social Event Facility. 

10.3.11. Housing of any animals other than pet dogs and/or cats. 

10.3.12. Use of any parcel of waterfront property as a common use area for access to the 

water by one (1) or more non-waterfront single family dwelling(s). (See Section 10.4.4) (Rev. 

02/23/11, Amendment #90) 
10.3.13. Public access sites. 

10.3.14. Restaurant/Bar (Rev. 04/28/00, Amendment #14) 
10.3.15. Bed & Breakfasts (Rev. 05/17/06, Amendment #57) 

 
Under ARTICLE 13 – D-VC VILLAGE CENTER 
 
SECTION 13.2. 
PERMITTED USES 
13.2.1 Any use permitted in the D-RS District. 

13.2.2 Bars and taverns. 

13.2.3 Bed and Breakfasts. 

13.2.4 Arcades, Bowling alleys, pool or billiard parlors. and clubs. 

13.2.5 Chambers of Commerce. 

13.2.6 Day care centers. 

13.2.7 Farm product stands. 

13.2.8 Grocery and party stores. 

13.2.9 Offices 

13.2.10 Parking lots and garages. 

13.2.11 Restaurants. 

13.2.12 Retail sales establishments, General. 

13.2.13 Retail sales establishments, Household. 

13.2.14 Retail sales establishments, Specialty. 

13.2.15 Theaters, excluding drive-in theaters. (Rev. 09/28/11, Amendment #92) 

 
 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

 
Under ARTICLE 13 – D-VC VILLAGE CENTER (Continued) 
SECTION 13.3. 

USES REQUIRING SPECIAL LAND USE PERMITS 
13.3.1 Automobile repair and washing establishments. 

13.3.2 Bus terminals. 

13.3.3 Dry cleaning and laundry establishments. 

13.3.4 Educational, municipal, and religious institutions. Assembly, Educational or Social 

Event Facility 

13.3.5 Gasoline service stations and garages. 

13.3.6 Hotels and motels. 

13.3.7 Multiple-family housing. 

13.3.8 Outdoor recreation activities. 

13.3.9 Veterinary hospitals. 

13.3.10 Uses which are not expressly authorized in any zoning district, either by right or by 

special use permit, or uses which have not been previously authorized by the Planning 

Commission pursuant to this subsection or corresponding subsections in other zoning 

districts may be allowed in this zoning district by special use permit if the Planning 

Commission determines that the proposed use is of the same general character as the 

other uses allowed in this zoning district, either by right or by special use permit, and 

the proposed use is in compliance with the applicable requirements of the Cheboygan 

County Comprehensive Plan for this zoning district. (Rev. 04/26/08, Amendment #75) 

 

Under ARITCLE 13A – VC-IR VILLACE CENTER INDIAN RIVER DISTRICT 

 

SECTION 13A.2. 

PERMITTED USES 

13A.2.1. Arcades, bowling alleys, pool or billiard parlors .and clubs. 

13A.2.2. Artisan workshop which may include an artisan residence 

13A.2.3. Bakeries 

13A.2.4. Bars and taverns. 

13A.2.5. Bed and Breakfasts. 

13A.2.6. Day care centers. 

13A.2.7. Farm product stands, farmers markets 

13A.2.8. Grocery and party stores. 

13A.2.9. Home occupations subject to Section 

13A.2.10. Hotels and motels 

13A.2.11. Multiple-family housing 

13A.2.12. Offices 

13A.2.13. Restaurants 

13A.2.14. Retail sales establishments, General 

13A.2.15. Retail sales establishments, Household 

13A.2.16. Retail sales establishments, Specialty 

13A.2.17. Single-family, two-family dwellings. 

 

 

 

 

 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

 

Under ARITCLE 13A – VC-IR VILLACE CENTER INDIAN RIVER DISTRICT (Cont.) 

SECTION 13A.3. 

 

USES REQUIRING SPECIAL LAND USE PERMITS.  

13A.3.1. Assisted Living Facility/Convalescent Home 

13A.3.2. Automobile repair and washing establishments 

13A.3.3. Dry cleaning and laundry establishments 

13A.3.4. Educational, municipal, and religious institutions, private clubs Assembly, 

Educational or Social Event Facility 

13A.3.5. Gasoline service stations and garages 

13A.3.6. Outdoor recreation activities 

13A.3.7. Veterinary hospitals 

13A.3.8. Visitor Center 

 

Under ARTICLE 13B VC-IR-O VILLAGE CENTER INDIAN RIVER OVERLAY 

DISTRICT 

 

SECTION 13B.3. 

USES REQUIREING SPECIAL LAND USE PERMITS 

13B.3.1. Arcades, bowling alleys, pool or billiard parlors. and clubs. 

13B.3.2. Artisan workshop which may include an artisan residence 

13B.3.3. Farm product stands, farmers markets 

13B.3.4. Grocery and party stores. 

13B.3.5. Visitor Center 

Under ARTICLE 13C VC-T VILLAGE CENTER TOPINABEE DISTRICT 
 
SECTION 13C.2. 
PERMITTED USES  
13C.2.1. Arcades, bowling alleys, pool or billiard parlors. and clubs. 

13C.2.2. Artisan workshop which may include an artisan residence 

13C.2.3. Bakeries 

13C.2.4. Bars and taverns 

13C.2.5. Detached single family dwellings 

13C.2.6. Farm product stands, farmers markets 

13C.2.7. Grocery and party stores 

13C.2.8. Home occupations subject to Section 17.21 

13C.2.9. Hotels and Motels 

13C.2.10. Multi-family housing 

13C.2.11. Offices 

13C.2.12. Restaurants 

13C.2.13. Retail sales establishments, General 

13C.2.14. Retail sales establishments, Household 

13C.2.15. Retail sales establishments, Specialty 

13C.2.16. Two family dwellingsaccording to Section 

 

 
 
 
 
 
 

 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

Under ARTICLE 13C VC-T VILLAGE CENTER TOPINABEE DISTRICT (Cont.) 
 
SECTION 13C.3 
USES REQUIREING SPECIAL LAND USE PERMIT 
13C.3.1. Assisted Living Facility/Convalescent Home 

13C.3.2. Automobile repair and washingestablishments 

13C.3.3. Bed and Breakfasts 

13C.3.4. Day Care Centers 

13C.3.5. Dry cleaning and laundry establishments 
13C.3.6. Educational, municipal, and religious institutions, private club Assembly. 

Educational or Social Event Facility 

13C.3.7. Gasoline service stations and garages 

13C.3.8. Outdoor recreation activities 

13C.3.9. Veterinary hospitals 

___________________________________________________________________________ 

 
Under ARTICLE 13D VC-T VILLAGE CENTER TOPINABEE OVERLAY DISTRICT 
 

SECTION 13D.3. 

USES REQUIREING SPECIAL LAND USE PERMITS 

13D.3.1. Arcades, bowling alleys, pool or billiard parlors. and clubs. 

13D.3.2. Artisan workshop which may include an artisan residence 

13D.3.3. Bed and Breakfasts 

13D.3.4. Grocery and party stores. 

13D.3.5. Municipal uses 

13D.3.6. Offices, according to Section 13D.4.2. 

13D.3.7. Two Family and Multi-Family Housing, according to Section 13D.4.1.a. 

___________________________________________________________________________ 

Under ARTICLE 13E VC-T VILLAGE CENTER TOPINABEE RESIDENTIAL OVERLAY DISTRICT 
 

SECTION 13E.2. 
PERMITTED USES  
13E.2.1. Single family and two family dwellings. 

13E.2.2. Gardening 

13E.2.3. Existing farms and agricultural uses. 

13E.2.4. Public, parochial and private schools, libraries and municipal structures and uses.  

13E.2.5. Churches 

13E.2.6. Home occupations subject to the limitations as defined. 

13E.2.7. Office or studio of a physician, dentist or other professional person residing on the 

premises. 

13E.2.8. Essential public utility services, excluding buildings and regulator stations. 

13E.2.9. (reserved for future use) 

13E.2.10. State licensed residential facilities (6 or less persons) 

13E.2.11. Private storage buildings, subject to the requirements of Section 17.23 

 
 

 



Notes Proposed Changes to Zoning Ordinance 200 regarding uses related to Assembly Halls 

Under ARTICLE 13E VC-T VILLAGE CENTER TOPINABEE RESIDENTIAL OVERLAY DISTRICT 
(Cont.) 
SECTION 13D.3. 

USES REQUIREING SPECIAL LAND USE PERMITS 

 
13E.3.1. Nurseries and day care centers for children. 
13E.3.2. Elderly housing and convalescent homes. 
13E.3.3. Multi-family housing. 
13E.3.4. Patio homes, townhouses, apartment buildings, condominiums. 
13E.3.5. Parks, playgrounds, golf courses, and other recreational facilities. 
13E.3.6. Cemeteries. 
13E.3.7. Essential public utility service buildings, or gas or electric regulator stations or buildings 
(excluding public works garages and storage yards). 
13E.3.8. Private non-commercial recreation camps. 
13E.3.9. Private clubs and lodges. 
13E.3.10. Marinas. 

Under ARTICLE 14 D-RC RURAL CHARACTER/COUNTRY LIVING  
 
SECTION 14.3. 

USES REQUIREING SPECIAL LAND USE PERMITSUSES REQUIRING SPECIAL LAND 
14.3.1 Automobile repair businesses. 

14.3.2 Bed & Breakfasts. 

14.3.3 Cemeteries. 

14.3.4 Commercial greenhouses and nurseries. 

14.3.5 Community buildings, Public parks and recreational areas and playgrounds. 

14.3.6 Day care centers. 

14.3.7 Educational, municipal, and religious institutions. Assembly, Educational or Social 

Event Facility.  

14.3.8 Gas stations. 

14.3.9 Golf courses, country clubs and sportsmen’s associations or clubs. 

14.3.10 Grocery and party stores. 

14.3.11 Multiple family housing. 

14.3.12 Non-essential public utility and service buildings. 

14.3.13 Nursing or convalescent homes. 

14.3.14 Private and commercial clubs and lodges with activities in completely enclosed 

buildings. 

14.3.15 Public greenhouses and nurseries. 

14.3.16 Offices (Rev. 09/28/11, Amendment #92) 
14.3.17 Veterinary hospitals. 

14.3.18 Uses which are not expressly authorized in any zoning district, either by right or by 

special use permit, or uses which have not been previously authorized by the Planning 

Commission pursuant to this subsection or corresponding subsections in other zoning 

districts may be allowed in this zoning district by special use permit if the Planning 

Commission determines that the proposed use is of the same general character as the 

other uses allowed in this zoning district, either by right or by special use permit, and 

the proposed use is in compliance with the applicable requirements of the Cheboygan 

County Comprehensive Plan for this zoning district. (Rev. 04/26/08, Amendment #75) 
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