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

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

 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, JUNE 1, 2016 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. Toni Wilson – Requests a Site Plan Review for a Retail, Restaurant and Office (salon) (Sections 13B.2.7. 13B.2.8 and 
13B.2.9).  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) 

2. Jacki Hanel and Toni Wilson – Requests a Site Plan Review Amendment for a Restaurant (Section 13B.2.8).  The property is 
located at 6060 River Street, Tuscarora Township, parcel #161-I31-010-002-00, section 24, and is zoned Village Center 
Indian River Overlay (VC-IR-O). 

3. Tuscarora Township  - Requests a Site Plan Review Amendment for playground equipment (sections 6.2.1 and 4.2.4).  The 
property is located at Onaway Road and Club Road, Tuscarora Township, section 24, parcel #161-I31-012-002-00 and #161-
I31-012-003-02  and is zoned Commercial Development (D-CM). 

UNFINISHED BUSINESS 

1. Capital Improvement Program Project Presentation For Cheboygan County Marina 

2. Review of proposed definitions re; uses related to Gas Station and Party Store 

3. Review of proposed definitions re; uses related to Restaurant and Bar 

 NEW BUSINESS 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

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

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

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING  
WEDNESDAY, MAY 18, 2016 AT 7:00 P.M. 

ROOM 135 – COMMISSIONER’S ROOM - CHEBOYGAN COUNTY BUILDING 

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

ABSENT: None 

STAFF:  Scott McNeil 

GUESTS: Eric Boyd, Bob Lyon, Cal Gouine, Russell Crawford, Cheryl Crawford, Tony Matelski, Carl Muscott, John 
Moore 

The meeting was called to order by Chairperson Croft at 7:00pm. 
 
PLEDGE OF ALLEGIANCE 
Chairperson Croft led the Pledge of Allegiance. 
 
APPROVAL OF AGENDA 
The meeting agenda was presented.  Motion by Mr. Borowicz, seconded by Mr. Kavanaugh, to approve the agenda as 
presented.  Motion carried unanimously. 
 
APPROVAL OF MINUTES 
The May 4, 2016 Planning Commission minutes were presented.  Motion by Mr. Churchill, seconded by Mr. Borowicz, to 
approve the meeting minutes as presented.  Motion carried unanimously. 
 
UNFINISHED BUSINESS 
Draft Zoning Ordinance Amendment - Planned Projects 
Mr. McNeil stated that the proposed Planned Project amendment has been reviewed by legal counsel.  Mr. McNeil stated that 
definitions for non-residential use and residential use have been added to the amendment.  Mr. McNeil stated that these 
definitions were in the proposed PUD amendment also but the Planning Commission has discussed relying only on this 
amendment and not reviewing the PUD amendment.  Mr. McNeil stated that this amendment is ready for a public hearing.  
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to schedule a public hearing for June 15, 2016 for the proposed Planned 
Projects amendment.  Motion carried unanimously.   
 
Draft Zoning Ordinance Amendment - Planned Unit Development 
Mr. McNeil stated that this amendment proposes to replace the current Planned Unit Development ordinance.  Mr. McNeil 
stated that the Planning Commission’s requested changes have been made to the proposed amendment.  Mr. McNeil 
reviewed the changes that the Planning Commission requested.  Mr. McNeil stated that the minimum lot size for a PUD is 5 
acres with a minimum of 350ft. front feet. Mr. McNeil stated that the minimum lot size for any PUD with a proposed 
industrial use is 10 acres with a minimum of 500 front feet.  Mr. Freese asked if anyone has looked to see if this requirement 
can be met in any of the presently existing parcels that are zoned Industrial.  Mr. McNeil stated that this would apply to 
parcels in Tuscarora Township Industrial Park and Nunda Township.  Mr. Freese stated that there are not many areas that 
would fit these criteria.   
 
Discussion was held regarding the differences between a Planned Project and a Planned Unit Development.  Mr. Jazdzyk 
stated that the Planned Project Amendment (with the Planning Commission’s discretion) should be considered instead of 
having two regulations that set up another layer of complexity.  Mr. Jazdzyk stated his concerns regarding these two 
amendments being very similar in wording.  Mr. Jazdzyk stated his concern regarding these two amendments causing 
confusion.  Mr. McNeil stated that the Planned Project Amendment allows mixing uses that are allowed in a zoning district.  
Mr. Freese stated that it does not allow uses from another zoning district.  Mr. Freese explained that the Planned Project 
allows more flexibility than the PUD.  Mr. Freese stated that if you are going to cross zoning districts a PUD will be necessary.  
Discussion was held.   
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Mr. McNeil stated that the Planning Commission can approve a PUD, but since we are allowing mixing uses the best way to 
do this is through rezoning.  Mr. McNeil stated there could be a bunch of selected uses that could be put into a PUD and the 
Planning Commission could approve it like a special use permit.  Mr. McNeil stated the Planning Commission would have to 
review the uses a lot closer.  Mr. McNeil stated there could be more site plan requirements for a PUD as there is the ability to 
mix any use in any zoning district.  Mr. McNeil stated a Planned Project is set forth as a use itself.  Mr. McNeil stated Planned 
Projects are not allowed in the Lake and Stream Protection Zoning District or the Natural Resources Zoning District.  Mr. 
McNeil stated that with a PUD, you can take any of the uses in the districts and propose a use.  Mr. Freese stated if someone 
can present an idea that is acceptable he doesn’t see why the uses can’t be mixed for a PUD but you will have to zone it that 
way.  Discussion was held.  Mr. Freese stated that this language would have been helpful to the Planning Commission when 
reviewing a couple of previous requests and trying to determine whether the project fit in with the surrounding area.  
Discussion was held regarding the necessity of pre-application conferences.  Mr. McNeil stated that he encourages applicants 
to schedule a pre-application conference.   Mr. McNeil noted that it is ultimately up to the applicant whether or not to 
schedule the pre-application conference.   
 
Mr. Jazdzyk asked if the Planning Commission has any control over a project with phases.  Mr. McNeil stated under eligibility 
requirements it mentions that a PUD shall be developed as a single integrated design entity even though it may be developed 
in phases and contains a variety of uses.  Mr. McNeil stated in the site plan requirements, there is language requiring the 
details of the phases.  Mr. Kavanaugh stated that this wording needs to be strengthened.  
 
Mr. Freese stated that language should be included to allow the Planning Commission to require a performance bond.  Mr. 
McNeil stated he will make these changes and bring this amendment back to the Planning Commission.   
 
Draft Zoning Ordinance Amendment - Uses To Be Deleted 
Mr. McNeil stated that this proposed amendment has been reviewed by legal counsel.  Mr. McNeil stated that at the last 
Planning Commission meeting there was a discussion regarding whether or not portable sawmills should be allowed inside 
buildings.  Mr. McNeil stated that the Department of Building Safety does not deal with this issue.  Mr. McNeil asked if this 
should be taken out of the amendment.  The Planning Commission agreed that this should be taken out of the amendment.  
Mr. McNeil stated that he will remove this requirement and include the 100ft. setback requirement.  Motion by Mr. Freese, 
seconded by Mr. Kavanaugh, to schedule a public hearing on June 15, 2016.  Motion carried unanimously.   

 
NEW BUSINESS 
Review of Boat Houses and Boat Well Covers 
Mr. McNeil stated that he has provided a map to the Planning Commission, which highlights boat houses based on a review of 
the 2012 aerial photos.  Mr. McNeil stated there are boat houses on the Cheboygan River, Black River and very few on the 
lakes.  Mr. McNeil stated that the area where they are most plentiful is in the Indian River area.  Mr. McNeil stated that he went 
back 16 years and identified variances requests that were addressed by the Zoning Board of Appeals.  Mr. McNeil stated that 
the Zoning Board of Appeals was consistent in allowing replacement, but not allowing anything new.   
 
Mr. Jazdzyk asked if the need for a boat house has decreased over the years.  Mr. Freese stated no and noted that many people 
want to put up a shelter type structure.  Mr. Freese stated that the Zoning Board of Appeals has not approved new boat 
houses.  Mr. Freese stated in some cases where a boat house is falling down, they property owner has been allowed to put it 
back up in the same location with the same size and without sides.  Mr. Kavanaugh stated the Zoning Board of Appeals has 
done a good job on these decisions as there have only been 8 in 16 years.  Mr. Kavanaugh stated that it should remain with the 
Zoning Board of Appeals instead of revising the ordinance.  Mr. Freese stated that there have been 3 requests in the past 6 
months.  Mr. Kavanaugh stated this is a minor issue.  Mr. Freese stated this discussion should be opened up for the public to 
make comments on whether or not they want an overlay district.  Discussion was held.  Mr. Jazdzyk asked how can this be 
allowed in one area through an overlay district, but not be allowed a mile down the river.  Mr. Freese stated that you look at 
the historical record of what property owners have had and what they seem to want.  Mr. Kavanaugh stated that if this is 
allowed in certain areas (through an overlay district) it should be allowed anywhere on the lakes and rivers.  Mr. Freese noted 
that legal counsel has advised that if you keep getting the same types of requests to the Zoning Board of Appeals there is a 
problem with the regulation.  Discussion was held.  Mr. Kavanaugh asked Mr. McNeil for his opinion on boat houses and boat 
well covers.  Mr. McNeil stated that there have not been any requests for a new boat house.  Mr. McNeil stated that he has 
received applications for those that want to fix up, alter or replace the structure that exists.  Mr. Freese stated there were two 
requests last fall on Indian River.  Mr. McNeil stated there has been a spike in requests for these structures in the past couple 
of years, but he does not know if that is enough to merit allowing these structures.  Mr. McNeil stated that the public may see 
these structures as historical or unique and should be encouraged in the future.  Mr. McNeil stated if the Planning Commission 
finds that there is merit to this there could be public hearings in regards to an overlay district that recognizes the historical 
nature of an area.   
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Mr. Muscott stated at a Zoning Board of Appeals meeting there was a request on Bellchase Drive where the canal lots have 
boat wells.  Mr. Muscott stated that there probably will not be a lot of new boat wells put in due to DEQ regulations and Army 
Corps of Engineers regulations.  Discussion was held.  Mr. Muscott explained that this property owner recently purchased his 
property and hoped to upgrade his boat house so it would be more usable.  Mr. Muscott stated that the property owner was 
disappointed that he could not upgrade the boat house.  Mr. Muscott stated that he appreciates this reasonably quick 
discussion.  Mr. Muscott believes it will benefit the community and there are people who will appreciate it.  Mr. Freese stated 
that he knows of 3 new boat wells in the last 6 months on the Indian River and the DEQ and Army Corps of Engineer permits 
were approved without any problem.   
 
Ms. Lyon stated that the Zoning Board of Appeals will really only hear from the people who want a boat house.  Ms. Lyon 
stated that we do not hear from the people who do not want a boat house.  Ms. Lyon stated that part of the population needs to 
be represented also.  Ms. Lyon stated she would like to know how the neighbor feels about a boat house.  Mr. Freese explained 
that after the Planning Commission comes up with a proposal for an overlay district, a notice will be mailed out to every 
property owner in the overlay district.  Mr. Freese stated if they do not like what is proposed the Planning Commission should 
hear from the property owners.  Discussion was held.   
 
Mr. McNeil stated Indian River could be looked at for a possible overlay.  Mr. McNeil stated he would develop language for the 
overlay which the Planning Commission could then discuss until they determine if they want to hold a public meeting.  Mr. 
Freese stated he would like to propose Indian River, Cheboygan River and Black River.  Mr. Freese stated this should also 
include the canals off of the rivers also.  Discussion was held.   
 
STAFF REPORT 
Mr. McNeil stated that he has heard from Mullett Township in regards to the off-premise sign issue and their review of that 
relative to the Topinabee Village Center.  Mr. McNeil stated that they have indicated that they have no concerns with regards to 
removing the off-premise sign criteria.  Mr. McNeil stated he has not heard from Tuscarora Township yet.   
 
Mr. McNeil stated that Mullett Township has decided to withdraw their projects from the Capital Improvement Program.  Mr. 
McNeil stated that Administrator Lawson will attend the next meeting to provide a report with regards to the Marina.   
 
PLANNING COMMISSION COMMENTS 
No comments. 
 
PUBLIC COMMENTS 
No comments.  
 
ADJOURN 
Motion by Mr. Kavanaugh to adjourn.  Motion carried.  Meeting was adjourned at 8:02pm. 
 
 
 
 
 
 
 
_________________________________________________________ 
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:  Consideration of site plan review for a 

Restaurant, Salon (office) and Retail use with 

outdoor seating and outdoor display the Indian 

River Village Center Overlay zoning district. 

Prepared by: 

Scott McNeil 

Date: 

May 25, 2016 
Expected Meeting Date: 

June 1, 2016 

 

GENERAL INFORMATION 

 

Applicant: Toni Wilson 

 

Contact person: Toni Wilson 

 

Phone: 231-420-8446 

 

Requested Action: Consideration of site plan review for a Restaurant, Salon (office) and Retail use with 

outdoor seating and outdoor display 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. The applicant is seeking to 

start retail and salon businesses along with a restaurant business serving sandwiches and salads. Retail sales 

general and Restaurant uses are allowed in the VC-IR-O district per section 13B.2.9. and 13B.2.8. respectively. 

 

Salon is allowed under office use in the VC-IR-O district per section 13B.2.7. The office use includes service 

uses such as salon. Office is defined in the zoning ordinance as follows; 

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

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

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

 social, and similar services. 

  

The applicant is also seeking site plan review approval for outdoor display in conjunction with the retail use and outdoor 

seating for twelve (12) in conjunction with the restaurant. The proposed display and seating locations are 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. Public walkway to the east and residential 

to the north (across the Indian River).  

 

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. The applicant is seeking an approval of a site plan review amendment to add 

twelve (12) outdoor customer seating for twelve (12) for a restaurant use. Walk up type of patron form the river 

and downtown Indian River is anticipated. This project will have minimal effect on current traffic conditions. 

 

Parking: 

The applicant is seeking an approval of a site plan review for a Restaurant, Salon (office) and Retail use with 

outdoor seating and outdoor display 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.  
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The site plan proposes a 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, June 1, 2016, 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 approval for Retail, and Restaurant uses.  

3. The applicant is also seeking site plan review approval for a salon under an Office use definition.  

4. Office is a permitted use in a VC-IR-O district per section 13B.2.7. 

5. Restaurant is a permitted use in a VC-IR-O district per section 13B.2.8. 

6. Retail, general is a permitted use in a VC-IR-O district per section 13B.2.9. 

7. The applicant is seeking site plan approval for outdoor display related to the retail sales. 

8. The applicant is seeking site plan approval for outdoor seating for twelve (12) customers for the  

restaurant use. 

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

10.  

11.  

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 4 and 5) 

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

exhibit 4 and 5) 

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 4 and 5) 

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 4 and 5) 

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 4 and 5) 

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 4 and 5) 

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.  

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, June 1, 2016 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 



















CHEBOYGAN COUNTY  

COMMUNITY DEVELOPMENT DEPARTMENT  

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

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

 

Item:  Consideration of site plan review 

amendment to add outdoor seating for a 

Restaurant use the Indian River Village Center 

Overlay zoning district. 

Prepared by: 

Scott McNeil 

Date: 

May 23, 2016 
Expected Meeting Date: 

June 1, 2016 

 

GENERAL INFORMATION 

 

Applicant: Jacki Hanel and Toni Wilson 

 

Contact person: Jacki Hanel 

 

Phone: 231-290-6041 

 

Requested Action:  Approval of site plan review amendment to add outdoor seating for restaurant use pursuant 

to Section 13B.2.8. 

 

BACKGROUND INFORMATION 

Introduction: 

The applicant is seeking an approval of a site plan review amendment to add twelve (12) outdoor customer 

seating for twelve (12) for a restaurant use.  The Planning Commission approved a site plan on April 20, 2016 

for a takeout restaurant from a platform structure with a concession stand. No provisions for onsite serving of 

food proposed in conjunction with the April 20 approval.   

 

The subject site is located on the Indian River which includes a dock. The lot is located at 6060 River Street 

(next to the Inn Between Bar and Restaurant) in Tuscarora Township and is zoned Village Center Indian River 

Overlay (VC-IR-O).  Restaurant is a permitted use per section 13B.2.8. 

 

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

 

Surrounding Land Uses:  Commercial uses to the west and south. Public walkway to the east and residential 

to the north (across the Indian River).  

 

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

The subject lot is located on the Indian River. There are no other 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. The applicant is seeking an approval of a site plan review amendment to add 

twelve (12) outdoor customer seating for twelve (12) for a restaurant use.. Walk up type of patron form the river 

and downtown Indian River is anticipated. This project will have minimal effect on current traffic conditions. 

 

Parking: 

The applicant is seeking an approval of a site plan review amendment to add twelve (12) outdoor customer 

seating for twelve (12) for a restaurant use in the Village Center Indian River 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 River Street and the Indian River in Tuscarora Twp.  
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The site plan proposes a 4.5 ft x 4 ft. wall sign and a 4.5 ft x 4 ft. projecting sign as did the original site plan. 

Each of these signs meet requirements of the sign ordinance.  

 

Fence/Hedge/Buffer 

Fences exist on each lot line. No new fence, hedge or other type of buffer is proposed nor required. 

 

Lighting: Two (2) outdoor lights are proposed on the front of the serving platform as they were on the original 

site plan. No other lighting is proposed.  

 

Stormwater management; 

The applicant has obtained a permit under the Cheboygan County Soil Sedimentation and Stormwater Control 

Ordinance.  No changes to existing stormwater management is proposed. 

 

Review or permits from other government entities 

Additional Review by the Department of Building Safety will be conducted. The Health Department is 

reviewing the project.  

 

Recommendations (proposed conditions)  

 Compliance with applicable Building Code Requirements. 

 Compliance with Health Department Requirements. 

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SITE PLAN REVIEW 
Wednesday, June 1, 2016, 7:00 PM 

 

Applicant 

Jacki Hanel and Toni Wilson 

1605 Cook Road 

Indian River,  Mi. 49749 

Owner 

Jacki Hanel and Toni Wilson 

1605 Cook Road 

Indian River,  Mi. 49749 

Parcel 

 6060 River St. 

Tuscarora Township 

161-I31-010-002-00 

 

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 approval for customer seating for twelve (12) 

customers for a restaurant use. 

3. Restaurant is a permitted use in a VC-IR-O district per section 13B.2.8. 

4. The Planning Commission approved a site plan review for a takeout use for a concession stand on a 

platform  structure restaurant use without customer seating on April 20, 2016. 

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

6.  

7.  

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 for a moderate change in the overall natural counters of the site. (see exhibit 4 and 5) 

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

exhibit 4 and 5) 

3. The applicant has obtained and Soil and Sedimentation Permit. (see exhibit 5) 

4.  

5. 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 applicant proposes to place outdoor seating for 12 customers for a restaurant use on the lot to be used 

for preparing and serving food from an enclosure on a platform structure. (See exhibit 4 and 5) 

2. The applicant has obtained and Soil and Sedimentation Permit.  

3.   

4. Standard has been met. 

 

Or, 

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

preserved.  

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. The applicant proposes to place outdoor seating for a restaurant use on  the lot to be used for preparing and 

serving food from an enclosure on a platform structure.(see exhibit 4 and 5) 

2. No changes are proposed for storm water removal. 

3. The applicant has obtained and Soil and Sedimentation Permit. 

4.  

5. 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 4 and 5) 

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  River Street or the 

Indian River (see exhibit 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 River Street. (see exhibit 4 and 5) 

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. A small exterior lights are proposed at the front of the platform structure. (see exhibit 5) 

2. 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 4 and 5) 

3.  

4. Standard has been met. 

 

Or, 

 1.    



 2. Standard has not been met. 

 

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

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

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

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

Plan.. 

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

 

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

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

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

(see exhibit 1,2, 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, June 1, 2016 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 



























CHEBOYGAN COUNTY  

COMMUNITY DEVELOPMENT DEPARTMENT  

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

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

www.cheboygancounty.net/planning/ 

 

STAFF REPORT 

 

Item: Site Plan Review Amendment for a 

playground equipment structure to an existing 

Township park (Sections 6.2.1., 5.2.1. and 

4.2.4.) in a Commercial Development Zoning 

District.  

 

Prepared by: 

Scott McNeil 

Date:  May 23, 2016 

 
Expected Meeting Date: 

June 1, 2016  

 

GENERAL INFORMATION 

Introduction: 

 

Tuscarora Township is seeking site plan review amendment approval to construct a playground 

equipment structure at a township park known as Marina Park. (See exhibit 7 for the structure 

layout a elevation drawing) Marina Park is located in a Commercial Development zoning 

district. Marina Park has access from Onaway Road and includes frontage on Sturgeon River.  
Municipal structures and uses are permitted uses in a D-CM zoning district under Sections 6.3.1, 5.2.1. 

and 4.2.4.  

 

The Planning Commission approved a site plan for construction of gazebo structure on April 15, 2015.  
 

The proposed structure and gazebo is designed as an amenity to the North Central State Trail and 

downtown Indian River. Marina Park has access from Onaway Road and includes frontage on the 

Sturgeon River. (See exhibit 5) 

 

Applicant: 

Tuscarora Township 

 

Contact person:  

Mike Ridley, Township Supervisor  

 

Phone: 

231-238-7088 

 

Requested Action:  

Site Plan Review to construct a playground equipment structure in an existing township park. 

 

 



BACKGROUND INFORMATION 

 

Current Zoning: 

Current zoning is Commercial Development District (D-CM)  

 

Surrounding Land Uses: Indian River and Residential to the east, Residential to the north and 

Commercial and North Central State Trial to the west. 

 

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

floodplain): The park is located to adjacent to Sturgeon River. The project is proposed 

approximately 360 feet from the river.  

 

Historic buildings/features: There are no historic buildings in the subject area. 

 

Traffic Implications 

The subject park is existing. The structure is proposed near the North Central State Trail. No 

increase in traffic increase is expected as a result of constructing a gazebo.  

 

Parking 

 Section 17.6 requires does not provide standards for parks or public access sites.  The Planning 

Commission will need to make an adequate parking determination per section 17.4.1. 

 

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

buffer, ROW width, access to adjacent properties) 

Street assess to this site is provided from Onaway Road. 

 

Signs; No signs are proposed 

 

Fence/Hedge/Buffer 

No hedge or buffer is proposed.   

 

Lighting 

No exterior lights are proposed.  

 

Stormwater management 

No changes to stormwater management is proposed.  

 

Review or permits from other government entities: 

Permit from the  Cheboygan County Building Safety Department will be required. 

 

Public comments received; None 

 

Recommendations (proposed conditions) 

 Subject to approval of the Building Safety Department.  



CHEBOYGAN COUNTY PLANNING COMMISSION 

SITE PLAN REVIEW 
Wednesday, June 1, 2016, 7:00 PM 

 

Applicant 

Tuscarora Township  

3546 S. Straits Hwy. 

Indian River  , Mi. 49749 

Owner 

Tuscarora Township  

3546 S. Straits Hwy. 

Indian River  , Mi. 49749 

Parcel 

Tuscarora Township 

161-I31-012-002-00 

161-I31-012-003-01 

161-I31-012-003-02 

 

 

GENERAL FINDINGS 

 
1. The subject property is in a Commercial Development zoning district. (D-CM) 

2. The owner/applicant is seeking a site plan review amendment for a playground equipment structure 

addition to a Township Park. 

3. The owner/applicant received a site plan review approval by the Planning Commission  for a 28 ft. x 38 

ft. Gazebo addition to a Township Park on April 15, 2015. 

4. Municipal structures and uses are permitted uses in a D-CM zoning district under Sections 6.3.1,5.2.1. 

and 4.2.4. 

5. A Site plan review is required per section 20.3.b. 

6.  The owner/applicant is seeking a waiver to the topography survey requirement. 

7.  

 

 

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. Minimal changes to the overall contours of the site are proposed (see exhibit 4) 

2.  

3. Standard has been met. 

Or.   

1.   

2. Standard has not been met.  

 

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

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

in grade between the project and adjacent areas. 

1. No trees are proposed to be removed.  (see exhibit 4) 

2. No topographic modifications with smooth natural slops are proposed. (see exhibit 4) 

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 4) 

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. (see exhibit 4, 5 and 6) 

 

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

practical means. 

1. A practical means for access by emergency vehicle is provided via Onaway Road (see exhibit 5) 

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 structures on the subject property shall have access to Onaway Road., which is a County Local Road 

(See exhibits 4 and 5).  

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 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 new 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 public or common ways are proposed. 



 

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

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

1. The site plan conforms to applicable requirements of state and federal statutes and the Cheboygan County 

Master Plan. (see exhibit 1 and  2) 

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, June  1, 2016 

 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 



CHEBOYGAN COUNTY  

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

PHONE: (231)627-8485  FAX: (231)627-3646 

www.cheboygancounty.net/planning/ 

 

                                            

 

Date: May 23, 2016 

 

To: Planning Commissioners 

 

From: Scott McNeil 

 

Re: 2016 Capital Improvement Program project presentation for Cheboygan County 

Marina. 

 

Included with this memo your June 1 meeting package is the current Project Description 

regarding the Cheboygan County Marina. County Administrator Jeff Lawson will present on 

behalf of the Cheboygan County Marina. 

 

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

 

  



Cheboygan County Capital Improvement Program 

Project Description 

 

Project Title: Fuel Tank and Fuel Dock Replacement and Upgrade 

 

Agency: Cheboygan County Marina  

 

Project Type: Facility Replacement 

 

Project Description: Existing fuel dock and fuel tank at the Marina was constructed and installed in 

1988. A new wood dock is proposed to replace the existing dock.  Replacement of the existing fuel 

storage tank is also proposed.  

 

Year(s) of Project:  Contingent on Obtaining Funding  - 2017 

 

Estimated Cost: $800,000 

 

Planning Commission Priority Category: 



CHEBOYGAN COUNTY  

COMMUNITY DEVELOPMENT DEPARTMENT  
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 Date: May 25, 2016 

 

To: Planning Commission 

 

From: Scott McNeil, Planner 

 

Re: Use terminology review; Gas stations and Party Stores – proposed use listings and 

definitions. 

 

Per recent discussion with the planning commission please find proposed use listings with 

proposed definitions relative to the subject. Also included is the list of the current uses from the 

zoning ordinance relative to the subject with the zoning district in which each of the listed uses 

are allowed and if a Site Plan Review (SPR) or Special Use Permit (SUP) is required as reviewed 

previously.     

 

I will look forward to continued discussion with the Planning Commission. Please contact me 

with questions.   



Use Classifications and definitions related to Gas Stations and Party Stores.  

 

Proposed new definition for Automobile Service Station 

A facility primarily operated and designed for the dispensing, and sale of motor fuels, together with the 

sale of minor accessories and retail items. In addition, such a facility may provide minor vehicle 

servicing, minor repair and maintenance, including engine rebuilding. Automobile service station use 

does not include any of the following or similar activity: reconditioning of motor vehicles, collision 

services such as body and frame repair or overall painting of vehicles.  

 

 Retail sales establishment, Small-scale convenience 

A small-scale retail use (5000 square feet or less) that may offer for sale beverages and food items for 

consumption off the premises, retail items, tangible consumer goods and motor fuels.  

 

Motor Vehicle Repair 

An establishment for the repair of motor vehicles such as automobiles, boats, motor cycles, motor 

homes, recreational vehicles, tractors and motor vehicle equipment such as farm equipment and 

trailers. This shall include the sale, installation and servicing of motor vehicle and motor vehicle 

equipment parts.  This may include specialty services such as service to brakes, mufflers, tires, body and 

frame repair and collision repair services.  



CHEBOYGAN COUNTY  

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

PHONE: (231)627-8485  FAX: (231)627-3646 

www.cheboygancounty.net/planning/ 

 

 Date: May 25, 2016 

 

To: Planning Commission 

 

From: Scott McNeil, Planner 

 

Re: Use terminology review; Restaurant/Bar – proposed use listings and definitions. 

 

Per recent discussion with the planning commissionplease find proposed use listings with 

proposed definitions relative to the subject. Also included is the list of the current uses from the 

zoning ordinance relative to the subject with the zoning district in which each of the listed uses 

are allowed and if a Site Plan Review (SPR) or Special Use Permit (SUP) is required as reviewed 

previously.     

 

I will look forward to continued discussion with the Planning Commission. Please contact me 

with questions.   



Use classifications and proposed definitions related to Restaurant/Bar 

Restaurant 

An establishment where food and beverages are served and consumed primarily within a principal 

building on the premises and where food sales constitute the primary source of the gross sales.  

Restaurant, Carry out; 

An enterprise where food and beverages are served primarily for consumption off premises and may 

serve food to patrons via a Drive-through.  Carry out restaurants may have limited seating (no more 

than 15 seats) within a building or outdoors.  This will include mobile facilities for cooking and serving 

food such as food trucks.  

Restaurant, Fast food; 

An establishment where food and beverages are served and consumed primarily within a principal 

building on the premises and may serve food to patrons via a Drive–through.  

Drive-through 
An establishment so developed that some portion of its retail or service character is dependent upon 
providing a driveway approach and staging area specifically designed for motor vehicles so as to serve 
patrons while in their motor vehicles, rather than within a building or structure, for carry out and 
consumption or use after the vehicle is removed from the premises. 
 
Bar  

An establishment where alcoholic beverages are primarily served for consumption within a principal 

building on the premises, where food may also be served and consumed and where hours of operation 

extend beyond 11:00 PM on any day of the week.   Dancing and entertainment where permitted make 

also take place at a bar. Food and beverages may be served outdoors on the premises as an accessory 

use.  

 


	06/01/16 PC AGENDA

	CALL TO ORDER
	PLEDGE OF ALLEGIANCE
	ROLL CALL
	APPROVAL OF AGENDA
	APPROVAL OF MINUTES
	PUBLIC HEARING AND ACTION ON REQUESTS
	Toni Wilson -SPR Application

	Jacki Hanel & Toni Wilson - SPR Application

	Tuscarora Twp. - SPR Application


	UNFINISHED BUSINESS

	2016 CIP Project Presentation for Cheb. County Marina

	Review of Proposed Definitions Regarding Uses Related to Gas Station and Party Store

	Review of Proposed Definitions Regarding Uses Related to Restaurant and Bar


	NEW BUSINESS
	STAFF REPORT
	PLANNING COMMISSION COMMENTS
	PUBLIC COMMENTS
	ADJOURN




