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

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

 
 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, JULY 20, 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.) JOHN PRZYBILA / EJS RIGGSVILLE RD, LLC - Requests a Special Use Permit for Manufacturing - Section 6.3.9, and Indoor 
Storage Facility, Section 6.3.16. The property is located at 6379 and 6418 Riggsville Rd., Munro Twp., section 24, parcel 
#080-024-400-009-00 ŀƴŘ Ілулπлнрπнллπллнπлм, and is zoned Commercial Development (D-CM). 

 2.) BRYAN FROST- Requests a Special Use Permit for a Salvage yard - Section 9.3.18. The property is located at 7455 Reams 
Rd., Mentor Twp., section 8, parcel #200-008-100-014-02, and is zoned Agriculture and Forestry Management (M-AF) 

3.) INDIAN RIVER UNITED METHODIST CHURCH / CASS CASUCCI - Requests a Special Use Permit for Religious Institution - 
Section 13A.3.4. The property is located at 3527 South Straits Highway., Tuscarora Twp., section 24, parcel #161-M55-033-
001-00, and is zoned Village Center Indian River (VC-IR). 

4.) TRAVIS CONNERS – Requests a Site Plan Review for Condominium for Private Storage Buildings – Section 6.2.29.  The 
property is located at 1050 Sand Road, Inverness Township, section 23, parcel #091-023-400-016-02, and is zoned 
Commercial Development (D-CM). 

UNFINISHED BUSINESS 

 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, JULY 6, 2016 AT 7:00 P.M. 

ROOM 135 – COMMISSIONER’S ROOM - CHEBOYGAN COUNTY BUILDING 

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

ABSENT: Churchill, Lyon 

STAFF:  Scott McNeil 

GUESTS: Eric Boyd, Tony Matelski, John Moore, Carl Muscott, David Bona, Ronald Kopiwada 

The meeting was called to order by Chairperson Croft at 7:00pm. 
 
PLEDGE OF ALLEGIANCE 
Chairperson Croft led the Pledge of Allegiance. 
 
APPROVAL OF AGENDA 
The meeting agenda was presented.  Motion by Mr. Freese, seconded by Mr. Kavanaugh, to approve the agenda as presented.  
Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk), 0 Nays, 2 Absent (Churchill, Lyon) 
 
APPROVAL OF MINUTES 
The June 15, 2016 Planning Commission minutes were presented.  Motion by Mr. Borowicz, seconded by Mr. Ostwald, to 
approve the meeting minutes as presented.  Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, 
Jazdzyk), 0 Nays, 2 Absent (Churchill, Lyon) 
 
PUBLIC HEARING AND ACTION ON REQUESTS 
David Bona/Ann Arbor YMCA - Requests a Special Use Permit Amendment for construction of an assembly and camp store 
building (Section 10.3.2).  The property is located at 9728 M-68, Tuscarora Township, Section 16, parcel #161-016-300-001-
00. The site is zoned Lake & Stream Protection (P-LS).   
 
Mr. McNeil stated that the applicant is looking to replace the assembly and camp store with a larger building.  Mr. McNeil 
stated that this increase is more than the 10% that can be administratively approved.  Mr. McNeil reviewed the site plan.  
 
Ms. Croft asked for public comments.  Mr. Bona stated that he is the architect for this project and is available to answer any 
questions.  Public comment closed.   
 
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. Freese, seconded 
by Mr. Borowicz, 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 approval from District Health Department #4, Department of Building 
Safety and Department of Agriculture.  Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, 
Jazdzyk), 0 Nays, 2 Absent (Churchill, Lyon) 
 
Ronald Kopiwada/PFFP LLC - Requests an extension of a Special Use Permit for a Club (Section 9.3.7.).  The property is 
located at 5475 Wollangur Rd., Beaugrand Township, Section 31, parcel #041-031-200-003-02 and is zoned Agriculture & 
Forestry Management (M-AF). 
 
Mr. McNeil presented the site plan that the Planning Commission approved approximately 1 year ago for the club.  Mr. McNeil 
stated the applicant is asking for an extension of the Special Use Permit that was approved.  Mr. McNeil stated that section 
18.12 allows the Planning Commission to approve extensions.   
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Mr. Kopiwada stated that they were not able to start this project in the past year as they have property in Rudyard that they 
expected to sell quicker than it did sell.  Mr. Kopiwada stated the property recently sold and then they had trouble finding an 
architect/engineer that would take this small of a project.  Mr. Kopiwada noted that they are also at the mercy of contractors. 
Mr. Kopiwada stated that they have contracted with Johnston Engineering as of 06/28/16 and they are working on the 
drawing of the building.  Mr. Kopiwada stated that they are purchasing the building package from Bernard Lumber in 
Cheboygan.  Mr. Kopiwada stated as long as an extension is granted they will be able to move forward.   
 
Ms. Croft asked for public comment.  There was no public comment.  Public comment closed.  
 
Mr. Freese asked what the temporary structure is used for that has been added to the building that is on site.  Mr. Kopiwada 
stated that is a sun canopy that has been added to the front of the shed.  Mr. Freese asked if there any plans to build anything 
permanent onto this shed.  Mr. Kopiwada stated no.   
 
Mr. Borowicz noted that it does not appear that anything has changed substantially from one year ago.   
 
The Planning Commission reviewed and approved the General Findings.  The Planning Commission reviewed and approved 
the Finding of Fact Under Section 18.12. Motion by Mr. Freese, seconded by Mr. Kavanaugh, to approve the extension of the 
special use permit based on the General Findings and the Finding of Fact Under Section 18.12.  Motion carried.  7 Ayes 
(Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk), 0 Nays, 2 Absent (Churchill, Lyon) 
 
An Ordinance to amend the Cheboygan County Zoning Ordinance #200 to add definitions for Camping Cabin, 
Gardening and Portable Sawmill, update the definitions for Campground and Motel or Motor inn, repeal use 
classifications for Temporary Mobile Homes, Cabin Colonies, Any development on seasonal roads that requires public 
services or utilities , Accessory buildings and uses customarily incidental to any of the forgoing and to add 
requirements for use of Portable Sawmills in the Rural Character/Country Living zoning district.  
 
Mr. McNeil stated that this is an extension of the public hearing.  Mr. McNeil explained that at the last meeting the Planning 
Commission could not come to a consensus on the definition of campground and whether the reference to lots offered for free 
would have any down side if it was removed  Mr. McNeil stated that he believes and legal counsel believes that this is not of 
large significance.  Mr. McNeil stated that the reliance on the pre-established sites is the main item in the definition.  Mr. 
McNeil stated that whether there is a fee or there is not a fee is least important.  Mr. McNeil stated he has removed the 
reference to offering sites for free from the definition of campground.  Mr. McNeil stated that the remainder of the proposed 
amendment remains the same.  Mr. Kavanaugh stated that the state campground law does not talk about free or for a fee.   
 
Ms. Croft asked for public comments.  There were no public comments.  Public comment closed.   
 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to forward the amendment to the Cheboygan County Board of 
Commissioners with a recommendation for approval.  Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, 
Ostwald, Jazdzyk), 0 Nays, 2 Absent (Churchill, Lyon) 
 
UNFINISHED BUSINESS 
Review of draft 2017 Capital Improvement Plan 
Mr. McNeil stated that according to the CIP timeline, this is the meeting that the Planning Commission takes a final look at the 
document.  Mr. McNeil stated that the introduction and other information remains the same.   Mr. McNeil stated that all of the 
proposed projects are included in this document along with the designations of needed or desirable that was assigned by the 
Planning Commission.  Mr. McNeil stated that the Planning Commission can discuss any possible changes that they want to 
make to this document and then set up a public hearing.   
 
Ms. Croft referred to the Terminal Renovation and Expansion for the Airport for 2019 and stated that it does not have a 
designation of needed or desirable.  Mr. McNeil stated that he will update the designation for this project as desirable.   
 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to schedule a public hearing on Capital Improvement Plan on August 3, 
2016.  Motion carried.  7 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk), 0 Nays, 2 Absent (Churchill, 
Lyon) 
 
Review of PUD Ordinance Amendment  
Mr. McNeil stated that during the last discussion regarding the PUD amendment the Planning Commission wanted to make 
sure that they could approved any PUD developments in phases.  Mr. McNeil stated that the Planning Commission also 
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discussed letters of credit to cover costs of improvements that might be deemed public or essential.  Mr. McNeil stated that 
new language is proposed in section 19.9. regarding a performance guarantee.  Mr. McNeil stated language has been included 
to allow the Planning Commission to recommend conditions to the Cheboygan County Board of Commissioners.  Mr. McNeil 
stated that the proposed language regarding conditions and performance guarantee is taken from the Zoning Enabling Act.   
 
Ms. Croft asked if legal counsel has reviewed this amendment.  Mr. McNeil stated no.   
 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to forward the amendment to legal counsel for review.  Motion carried.  7 
Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk), 0 Nays, 2 Absent (Churchill, Lyon) 
 
Review of Sign Ordinance Amendment 
Mr. McNeil state that Mullett Township and Tuscarora Township have no concerns relative to their Village Centers on the off 
premise signage.  Mr. McNeil stated that this amendment is ready for legal review.  Motion by Mr. Kavanaugh, seconded by Mr. 
Bartlett, to forward the sign ordinance amendment to legal counsel for review.  Motion carried.  7 Ayes (Bartlett, Freese, 
Kavanaugh, Borowicz, Croft, Ostwald, Jazdzyk), 0 Nays, 2 Absent (Churchill, Lyon) 
 
NEW BUSINESS 
Draft provisions for Boathouse Overlay District 
Mr. McNeil stated that he provided draft provisions for the Boathouse Overlay District.  Mr. McNeil stated that a definition for 
boathouse and a purpose statement for Section 10A have been provided.  Mr. McNeil stated boundaries will be discussed at a 
future date if the Planning Commission decides to move forward with this project.  Mr. McNeil stated there are proposed 
conditions and requirements and supplemental requirements.  Mr. McNeil stated that this would be an overlay district with 
two underlying districts which are Commercial or Lake and Stream Protection.  Mr. McNeil stated that those zoning districts 
would remain in place and there would be the overlay with the special conditions for the boathouses.   
 
Mr. Jazdzyk stated that some powered boat hoists on Mullett Lake have giant awnings and are bigger than a boathouse.  Mr. 
Jazdzyk stated that many of these are appearing on the lakes.  Mr. Freese stated that these are temporary structures and can 
not be regulated.  Discussion was held.   
 
Mr. Kavanaugh asked what will happen for repairing walls on existing boathouses.  Mr. Freese stated it will have to be 
reviewed by the Zoning Board of Appeals if it is being torn down and rebuilt.  Discussion was held.  Mr. Kavanaugh stated that 
there are many boathouses and they should be able to repair or replace.  Mr. Kavanaugh suggested surveying the people that 
are involved (lake associations, Tipp of the Mitt and NEMCOG) to see what impacts there are for 1200 parcels where 
boathouses could be built.  Mr. Kavanaugh stated that there are only a few people that apply to the Zoning Board of Appeals 
and he does not see this as a problem and it should be left as it is currently.  Mr. Kavanaugh stated that these people would 
have to apply to the Zoning Board of Appeals if they want to rebuild their boathouse.  Mr. Freese stated that the problem is 
that there are property owners that can see many boathouses from their front porch and they can’t build a boathouse.  Mr. 
Freese stated the Zoning Board of Appeals can not grant this approval. Discussion was held.  Mr. Jazdzyk stated that 
boathouses are sort of a dying breed such as the family cottage.  Mr. Jazdzyk stated he sees boathouses and family cottages 
going away on the lakes.  Mr. Kavanaugh stated if it is going away then there shouldn’t be a problem leaving the ordinance as it 
is currently.  Mr. Kavanaugh stated he can not see creating another overlay district if it is not needed.  Discussion was held 
regarding the number of requests that have been reviewed by the Zoning Board of Appeals.  Mr. Freese stated he would like to 
see whether the people want boathouses.  Mr. Kavanaugh and Mr. Freese agreed that a survey should be conducted.  Mr. 
Freese would like to see the letter/survey specifying the areas for the overlay district.  Mr. Freese that the survey should be 
sent to the property owners in these areas.  Mr. McNeil stated he will put together a letter of introduction and a survey for the 
Planning Commission to review.  Mr. Kavanaugh stated he would like the survey also sent to people who are involved in 
environmental decisions.   
 
STAFF REPORT 
Mr. McNeil stated that Steve Schnell will attend the July 20, 2016 Planning Commission meeting.   
 
PLANNING COMMISSION COMMENTS 
Discussion was held regarding comments that were made at the June 15, 2016 Planning Commission meeting regarding Village 
Center Indian River.   
 
PUBLIC COMMENTS 
Mr. Muscott stated that the two individuals who spoke at the June 15, 2016 meeting regarding Village Center Indian River did 
not officially represent Tuscarora Township Planning Commission.  Mr. Muscott stated that they spoke as private citizens.  Mr. 



 

Page 4 of 4 

Muscott stated that in August 2014 Mr. Cherveny complained to the Planning Commission that Cheboygan County was not 
allowing businesses to open up in Indian River because zoning was too restrictive.  Mr. Muscott stated it is an ideal situation 
for this area as there is Village Center zoning, the sewer district and no parking restrictions.  Mr. Muscott stated he does not 
encourage changing the zoning.  Mr. Muscott stated that he has talked with quite a few people who own canal lots.  Mr. Muscott 
stated that these people do not belong to a lake association.  Mr. Muscott stated that none of the people are living there for a 
lake view.  Mr. Muscott stated they live there because they have access to their boat.  Mr. Muscott stated that he believes an 
overlay district may be the best option.  Mr. Muscott stated that the preliminary language is sensible and encouraged the 
Planning Commission to move ahead with the amendment.  Mr. Muscott stated that he would not reach out to lake associations 
as he does not see this type of use on the big lakes.  Mr. Muscott stated that he appreciates the Planning Commission’s work on 
this amendment.   
 
Mr. Matelski stated that the comments that were made at the June 15, 2016 Planning Commission meeting were concerning 
blight.  Mr. Matelski stated that is was not concerning the overlay district.  Discussion was held.   
 
Ms. Rocheleau asked if the Planning Commission has received an enforcement update regarding Triple D Disposal and 
Cheboygan Towing.  Mr. McNeil stated that a report has not been provided to the Planning Commission.  Ms. Croft stated that 
the Planning Commission is not normally updated on enforcement issues.  Discussion was held.   
 
Mr. Boyd asked if Tuscarora Township or Cheboygan County Planning Commission granted approval for the travel trailer next 
to the Dairy Mart to be used as a restaurant. Mr. Freese stated the Planning Commission granted the approval.  Mr. Boyd stated 
that maybe an addition should have been built instead.  Mr. Boyd stated the Planning Commission could have granted a 
temporary approval and if it is successful an addition should be built.  Mr. Boyd stated the Planning Commission had control to 
make this a requirement.  Mr. Freese stated the regulation does not allow for this type of restriction.  Mr. Freese stated that by 
having a mobile structure the applicant has avoided Department of Building Safety requirements.  Mr. Freese stated the special 
use permit had to be approved since the applicant met all of the requirements.  Mr. Boyd stated his concerns regarding this 
travel trailer being an eyesore.  Discussion was held regarding this structure possibly being considered blight under Tuscarora 
Township’s blight ordinance.   Mr. Kavanaugh stated that he believes a revision to the ordinance could eliminate some of these 
issues and set standards.  Discussion was held.   
 
ADJOURN 
Motion by Mr. Kavanaugh to adjourn.  Motion carried.  Meeting was adjourned at 7:56pm. 
 
 
 
 
 
 
 
_________________________________________________________ 
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:  Request for a special use permit for 
Indoor storage facility and Manufacturing Use 
(Ski pole making) in a Commercial 
Development zoning district. 

Prepared by: 
Scott McNeil 

Date: 
June 20, 2016 

Expected Meeting Date: 
July 20, 2016 

 
GENERAL INFORMATION 
Applicant:  Mr. John Przybila 
 
Owner: EJS Riggsville Rd. LLC 
 
Contact person:  Mr. John Przybila 
 
Phone: 443-864-1679 
 
Requested Action:  Approval of special use permit pursuant to allow Indoor storage facility and 
Manufacturing uses (ski pole making) in a Commercial Development (D-CM) zoning district 
pursuant to Sections 6.3.9 and 6.3.16 
 
BACKGROUND INFORMATION 
Introduction: 
The applicant is seeking approval of special use permit to allow a manufacturing use (ski pole 
making) in a Commercial Development (D-CM) zoning district per section 6.3.9.for the main 
building on the site. The applicant is also seeking approval of a special use permit for Indoor 
storage facility use per section 6.3.16. which is located on the southwest portion of the site.  
 
Section 6.3.9. regarding the Manufacturing use requires a determination by the Planning 
Commission that the operational effects are to be no greater than the other uses permitted in this 
district with respect to noise, glare, radiation, vibration, smoke, odor and/or dust. I have noted 
this required determination in the general findings of fact, and offered responses to the same for 
consideration of the Commission under section 18.7.a. of the specific findings of fact. The 
applicant has provided a written statement to address this determination which is included with 
the application.   
 



The Planning Commission previously approved a site plan for the subject site for farm product 
stand and retail use on April 21, 2010.  
 
The applicant also proposes a single family dwelling use on the site. Single family dwelling is a 
permitted use in the D-CM zoning district per sections 6.2.1 and 4.2.1. Site plan review is not 
required per section 20.3.c. There are no minimum dwelling size requirements for a single family 
dwelling in the D-CM Zoning District.  
 
Current Zoning: 
Commercial Development District (D-CM) 
 
Surrounding Land Uses: 
Commercial to the north. Residential to the east. I-75 to the west. Vacant to the south. 
 
Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, 
floodplain): There are no known environmentally sensitive areas on the subject site. 
  
Historic buildings/features: 
There are no historic buildings or historic features on this site. 
 
Traffic Implications 
This project will have minimal effect on current traffic conditions. 
 
Parking: 
Section 17.6 also provides for 1 parking space to be required for each employee on largest 
working shift relative to Industrial uses. The applicant indicated that there will be 10 employees 
at the site for the Manufacturing use requiring 10 parking spaces. Section 17.6. also provides for 
2 parking spaces to be required for each single family dwelling requiring 12 total parking spaces 
for the subject site. Section 17.6. does not provide for required parking for the indoor storage 
facility use.  The site plan provides for 13 parking spaces.  
 
Access and street design:  (secondary access, pedestrian access, sidewalks, residential 
buffer, ROW width, access to adjacent properties) 
Access to the site is facilitated by an existing driveway from Riggsville Road. The existing 
access drive will not be changed. No new access drives are proposed.  
 
Signs 
A new freestanding sign is proposed with a sign surface area measuring 8 ft. x 10 ft (80 s.f.) and 
a total height of 15 ft. The sign is proposed to be located on the subject lot with a 0 ft. setback. 
The sign surface area, height and setback meet the requirements for a freestanding sign in a 
Commercial Development zoning district per section 17.19.8. 
 
Fence/Hedge/Buffer 
No new fence, hedge or other type of buffer is proposed nor required. 
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CHEBOYGAN COUNTY PLANNING COMMISSION 
SPECIAL USE PERMIT REQUEST 
Wednesday, July 20, 2016, 7:00 PM 

 
Applicant 
Mr. John Przyila 
3860 Ellicott Rd, 
Ellicott City, Md. 21043 

Owner 
EJS Riggsville Rd LLC 
3860 Ellicott Rd, 
Ellicott City, Md. 21043 
 

Parcel 
6379 and 6418 Riggsville Rd. 
Munro Township 
080-025-200-002-01 and 
080-024-400-009-00 
 

 
GENERAL FINDINGS 

 
1. The subject property is zoned Commercial Development District. (D-CM) 
2. The applicant is seeking a special use permit for manufacturing and commercial storage uses.  
3. Manufacturing is a use which requires a special use permit in the D-CM zoning district per section 6.3.9.  
4. Section 6.3.9.  requires a determination by the Planning Commission that the operational effects are to be 

no greater than the other uses permitted in this district with respect to noise, glare, radiation, vibration, 
smoke , odor and/or dust. 

5. Indoor storage facility is a use which requires a special use permit in the D-CM zoning district per section 
6.3.16. 

6. The Planning Commission approved a site plan for retail and farm product stand use at the subject site on 
April 21, 2010. 

7. The applicant is seeking a waiver to the site topographic survey requirement for site plans. 
8.  
 

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 subject property is located in a D-CM Zoning district. 
2. The applicant is seeking a special use permit for a manufacturing and indoor storage facility use. 
3. The proposed manufacturing use is for making of  ski poles. (see exhibit 3) 
4. A manufacturing use is a use which requires a special use permit in the D-CM zoning district per 

section 6.3.9.  which requires a determination by the Planning Commission that the operational 
effects are to be no greater than the other uses permitted in this district with respect to noise, glare, 
radiation, vibration, smoke , odor and/or dust. 

5. The applicant states that construction and curing process of carbon fiber for making ski poles has no 
hazardous waste byproduct and will not create any noise, glare, radiation, vibration, smoke, odor or 
dust. (see exhibit 4) 

6. The Planning Commission hereby determines that the operational effects for making  ski poles 
relative to this application,  to be no greater that the other uses permitted in the D-CM zoning district 
with respect to noise, glare, radiation, vibration, smoke , odor and/or dust 

7. The applicant is also seeking a special use permit for an indoor storage facility. 
8. Indoor storage facility is a use which requires a special use permit in the D-CM zoning district per 

section 6.3.16. 
9.  
7.   Standard has been met.  
 
 
 



Or. 
1. The Planning Commission hereby determines that the applicant has not adequately demonstrated that 

the operational effects for making ski poles  relative to this application,  is not  greater than the other 
uses permitted in the D-CM zoning district with respect to noise, glare, radiation, vibration, smoke , 
odor and/or dust 

2.  
3.  
4. 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 manufacturing process will be conducted completely within an enclosed building. The proposed 

manufacturing use and indoor storage facility 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. (see exhibit 3) 

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 special land use permit is for, a manufacturing use and indoor storage facility 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. (see exhibit 3 and 4) 

2. The manufacturing process will be conducted completely within an enclosed building. (see exhibit 3) 
3.  
4. 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 special use permit is for a manufacturing use and indoor storage facility use in a D-DM zoning district. 

The ongoing use as proposed will be constructed, designed, operated and maintained so as not to diminish 
the opportunity for surrounding properties to be used and developed as zoned.  (see exhibits 3, 4 and  6) 

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 special use permit is for a manufacturing use and indoor storage facility use and will not place 

demands of 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. (see exhibit 3and 6) 

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. The subject property is located on Riggsville Road which is a County Major road. The use will not cause 

congestion or increase traffic hazards in excess of current capacity. (see exhibit 6) 
2. The site is served by one (1) existing entrance and exit driveway which provides adequate access to the site. 

The access drives are more than 25 ft. from a street intersection. (see exhibit 6) 
3. Signage, buildings, other elements and do not interfere with driver visibility. (see exhibit 3 and 6) 
4. The site is located contiguous to I-75   
5. 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 special use is adequately served by water and sewer facilities, and refuse collection and disposal 

facilities. (see exhibits 3 and 6) 
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 complies with all the specific standards required under this Ordinance applicable to it.  (see 

exhibit 1, 3 and 6) 
2.  
3. Standard has been met. 
Or. 
1.    
2. 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. No changes to the overall contours of the site are proposed (see exhibit 3 and 6) 
2.  
3. Standard has been met. 
Or.   
1.   
2. Standard has not been met.  

b. The landscape shall be preserved in its natural state, insofar as practical, by minimizing tree and soil removal, 
and by topographic modifications which result in smooth natural appearing slopes as opposed to abrupt changes 
in grade between the project and adjacent areas. 
1. No trees are proposed to be removed.  No topographic modifications are proposed. (see exhibit 3) 
2.  
3. Standard has been met. 
Or.  
1.   
2. Standard has not been met.  

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

neighboring properties. 
1. No changes to site drainage are proposed. (see exhibit 3) 
2.  
3. Standard has been met. 
Or.   
1.   
2. Standard has not been met.  

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

walls, barriers and landscaping shall be used, as appropriate, for the protection and enhancement of property 
and for the privacy of its occupants. 
1. One  dwelling unit is proposed within the same structure as the manufacturing use.  
2. The applicant states that construction and curing process of carbon fiber for making ski poles has no 

hazardous waste byproduct and will not create any noise, glare, radiation, vibration, smoke, odor or 
dust. (see exhibit3) 

3.   
4. 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. A practical means for access by emergency vehicle is provided to the building via an access/exit  driveway 

from Riggsville Road. (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. The structures on the subject lot have access to Riggsville Road which is a County Major Road. (see exhibit 

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. No subdivision plat or subdivision condominiums are proposed. This standard is not applicable 

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

impede the vision of traffic along adjacent streets and c.  It does not unnecessarily illuminate night skies. 
1. Existing lighting is deflected away from adjacent properties and does not impede vision of traffic and does 

not unnecessarily illuminate night skies. (see exhibit 3) 
2. No new exterior lighting is proposed (see exhibit 3) 
3.   
4. Standard has been met. 
Or.  
1. 
2.  Standard has not been met. 

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

existing or planned streets and pedestrian or bicycle pathways in the area. Streets and drives which are part of 
an existing or planned street pattern which serves adjacent development shall be of a width appropriate to the 
traffic volume they will carry and shall have a dedicated right-of-way equal to that specified in the Master Plan. 
1. No public or common ways for vehicular and pedestrian circulation are proposed. This standard is not 

applicable  
 
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 2 and exhibit 6) 
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, July 20, 2016 
 
 
 
 
      ___________________________________________  
      Patty Croft, Chairperson 
 
 
 
 
      ___________________________________________ 
      Charles Freese, Secretary 



Lighting 
No additional outdoor lighting is proposed.  
 
Stormwater management 
There are no changes proposed to the management of stormwater on the site. 
 
Review or permits from other government entities: 
Review by the Health Department and Department of Building Safety 
 
Recommendations (proposed conditions) 
Review by the Health Department and Department of Building Safety 
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Steve Schnell

From: Ozoga, John (DEQ) <OZOGAJ@michigan.gov>

Sent: Wednesday, June 15, 2016 9:58 AM

To: Steve Schnell

Cc: Roycraft, Phil (DEQ); Woods, Vence (DEQ); Drogowski, Greg (DNR); Fitzgerald, Joseph 

(DEQ); Radulski, Rebbecca (DEQ); Burke, Brian (DEQ); 'drekowski@nemcog.org'

Subject: Special Use Permit - Mr. Brian Frost Residence, 7455 Reams Road, Alanson, MI

Steve, as we discussed, it would be advisable to include the following conditions (if) a Special Use Permit (Permit) is 

issued for collecting scrap metal and other source separated recyclable materials at the Mr. Frost residence.  (a)  The 

operation of the facility shall be in full compliance with the Part 115, Solid Waste Management, of NREPA, 1994 PA, 

Michigan Compiled Law 324.11501 et seq.; and rules promulgated thereunder.  (b) Only source separated materials for 

recycling as defined by Part 115,324.11506, Sec. 11506 (6) shall be temporarily stored onsite.  (c)  Source separated 

materials shall not be allowed to speculatively accumulated onsite in violation of Part 115, R299.4105, Rule 105 (l).  (d) 

No storage or processing of solid waste as per Part 115, 324.11506, Sec. 11506 (3) or (4) is authorized under the 

Permit.   (e) No burning or burial of solid waste is allowed at the facility.    

 

Complete copies of each of the aforementioned statutory and rule citations have already been sent to you.  It is my 

understanding that a public hearing for this pending Permit will be held on July 20, 2016 at the Cheboygan County 

Office.   After the hearing it my understanding that site inspection will be scheduled prior to making a decision on the 

Permit.   If possible I would like to attend the inspection to assure that no remaining solid waste violations are occurring 

at the site.   If you have any questions please feel free to contact me at 231-429-1719 or 989-705-3403.     
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NOTICE 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING and PUBLIC HEARING 
WEDNESDAY, JULY 20, 2016 AT 7:00 PM 

ROOM 135 – COMMISSIONERS ROOM  
CHEBOYGAN COUNTY BUILDING, 870 S. MAIN ST., CHEBOYGAN, MI 49721 

 
1.) JOHN PRZYBILA / EJS RIGGSVILLE RD, LLC - Requests a Special Use Permit for Manufacturing - Section 

6.3.9, and Indoor Storage Facility, Section 6.3.16. The property is located at 6379 and 6418 Riggsville Rd., 
Munro Twp., section 24, parcel #080-024-400-009-00, and is zoned Commercial Development (D-CM). 
  

2.) BRYAN FROST- Requests a Special Use Permit for a Salvage yard - Section 9.3.18. The property is located 
at 7455 Reams Rd., Mentor Twp., section 8, parcel #200-008-100-014-02, and is zoned Agriculture and 
Forestry Management (M-AF) 
 

3.) INDIAN RIVER UNITED METHODIST CHURCH / CASS CASUCCI - Requests a Special Use Permit for 
Religious Institution - Section 13A.3.4. The property is located at 3527 South Straits Highway., Tuscarora 
Twp., section 24, parcel #161-M55-033-001-00, and is zoned Village Center Indian River (VC-IR). 
 

Please visit the Planning and Zoning office or visit our website to see the proposed rezoning and the associated 
drawings and documents.  These documents and staff report may be viewed at www.cheboygancounty.net/planning/.  
Comments, questions, and correspondence may be sent to planning@cheboygancounty.net or Planning & Zoning 
Department, PO Box 70, 870 South Main St., Rm. 103, Cheboygan, MI 49721, or presented at the meeting. 
 

Persons with disabilities needing accommodations for effective participation in the public hearing should contact the 
Community Development Director at the above address one week in advance to request mobility, visual, hearing or 
other assistance.  
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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: 
Special use permit for a Salvage yard in and 
Agriculture and Forestry Management zoning 
district.  

Prepared by: 
Scott McNeil 

Date: 
June 23, 2016 

Expected Meeting Date: 
July 20, 2016 

 
GENERAL INFORMATION 
 
Applicant:  Brian Frost 
 
Contact person:  Brian Frost 
 
Phone: 231-881-0655 
 
Requested Action:  Approval of Special Use Permit for a Salvage yard in an Agriculture and 
Forestry management zoning district pursuant to Section 9.3.18. 
 
BACKGROUND INFORMATION 
 
Introduction: 
 
The applicant is seeking approval of a Special Use Permit to allow a salvage yard use on the 
same lot as the applicants dwelling and accessory buildings. This application comes to the 
Planning Commission as a result of enforcement. The applicant/property owner has been storing 
metal on and other material on the site which has been salvaged in conjunction with his 
landscaping business.  The special use permit is being sought for salvage of metal for resale only.  
 
The site plan provides for 6 ft. high evergreen trees to be planted 30 ft. on center along with 
existing trees to screen the area proposed for the salvage use. (see discussion below regarding 
Fence/Hedge/Buffer). 
 
 The subject site is located in an Agriculture and Forestry Management (M-AF) zoning district. 
Salvage yard is a use which requires a special use permit per section 9.3.18. 
 
 
 
 



Mr. John Ozoga, from the Michigan Department of Environmental Quality has also been 
involved in reviewing the salvage activity on the site. Proposed conditions for the special use 
permit, if approved, have been recommended by Mr. Ozoga. (see Recommendations (proposed 
conditions) below.) 
  
Current Zoning: 
Agriculture and Forestry Management (M-AF) 
 
Surrounding Land Uses: 
Vacant forest uses surround the subject site on the south and west.  Residential uses on large 
acreage parcels are located to the north and east.  
 
Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, 
floodplain): There are no known environmentally sensitive areas. 
 
Historic buildings/features: 
There are no historic buildings or historic features on this site. 
 
Traffic Implications 
The proposed salvage yard use is on the same lot as the applicants dwelling and accessory 
buildings. Traffic implications will be minimal.   
 
Parking 
There are no regulations or standards found in Section 17.6 relative to parking for the proposed 
use.  
 
Access and street design:  (secondary access, pedestrian access, sidewalks, residential 
buffer, ROW width, access to adjacent properties) 
Access to the site is facilitated by an existing driveway from Reams Road.  
 
Signs 
No signs are proposed. 
 
Fence/Hedge/Buffer  
 The applicant proposes to screen the salvage yard with 6 ft. high evergreen trees planted 30 ft. 
on center in conjunction with existing trees on the site. There is a requirement for screening of 
junk yards in Section 17.18.2. but not for salvage yards. Section 17.18.4.c. provides that 
evergreen trees shall be planted not more than 30 feet on centers for required screening. Section 
17.18.5. provides a standard of 5 feet in height for Evergreen trees.  
 
Lighting 
No lighting is proposed 
 
Stormwater management 
The site plan provides for maintaining the existing contours. No storm water management 
improvements are proposed. 



Review or permits from other government entities: 
 Solid Waste facilities are overseen by the Michigan Department of Environmental Quality. 
 
Public comments received 
None 
 
Recommendations (proposed conditions as advised by Mr. John Ozoga, Michigan 
Department of Environmental Quality) 

1. The operation of the facility shall be in full compliance with Part 115, Sold Waste 
Management, of Natural Resources and Environmental Protection Act being act 451 of 
1994. 

2. Only source separated materials for recycling as defined by Part 115,324.1150., Section 
11506(6) shall be temporarily stored on site. 

3. Source separated materials shall not be allowed to be speculatively accumulated on site in 
violation of Part 115,R299.4105, Rule 105 (l). 

4. No storage or processing of solid waste per Part 115,324.11506, Section 11506(3) or (4) 
is authorized. 

5. No burning or burial of solid waste is allowed at the facility. 
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CHEBOYGAN COUNTY PLANNING COMMISSION 
SPECIAL USE PERMIT REQUEST 
Wednesday, July 20, 2016, 7:00 PM 

 
Applicant 
Brian Frost 
7455 Reams  Road 
Alanson, MI 49706 

Owner 
Brian Frost 
7455 Reams  Road 
Alanson, MI 49706 

Parcel 
7455 Reams Rd. 
Mentor Township 
Code #200-008-100-014-02 
 
 

GENERAL FINDINGS 
 

1. The owner/applicant is seeking a Special Use Permit for a salvage yard. 
2. The subject property is zoned Agricultural and Forestry Management District (M-AF) 
3. Salvage yard is use requiring a special use permit in an M-AF district pursuant to Section 9.3.18. 
4. The owner/applicant is requesting a waiver from the topographic survey requirement.  
5.  
6.  
 

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 and 20.10 of the Zoning 
Ordinance for each of the following standards listed: 
 
a. The property subject to the application is located in a zoning district in which the proposed special land use is 

allowed. 
1. The subject site is located in an Agricultural and Forestry Management District (M-AF) 
2. The proposed use will involve storage of metal material for resale only at the site. (see exhibit 3 and 4) 
3. Salvage yard is a use requiring a special use permit in M-AF zoning districts per Section 9.3.18. 
4.  
5. 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 use will involve storage of metal material for resale only at the site. (see exhibit 3 and 4) 
2. The proposed use will not create a substantially negative impact on the natural resources of the County or the 

natural environment as a whole. 
3.  
4. Standard has been met 
Or. 
1.  The applicant has not adequately demonstrated that the 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. 

2. 
3. 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 use will involve storage of metal material for resale only at the site. (see exhibit 3 and 4) 
2. The proposed use will not create a substantially negative impact on other conforming properties in the area. 
3.  
4. Standard has been met. 
Or 
1. The proposed use will create additional traffic and/or noise and/or odors that will create a substantially negative 

impact on other conforming properties in the area due to _____. 
2.   
3. 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 site plan provides for placement of the use on the site so as not to diminish the opportunity of 

surrounding properties to be used as developed as zoned (see exhibit 4) 
2. The application for the proposed special use provides for operation and maintenance  so as not to diminish the 

opportunity for surrounding properties to be used and developed as zoned (see exhibit 3)  
3.  
Or 
1. The proposed operation regarding storage and resale of recyclable metal relative to the proposed use will diminish 

the opportunity for surrounding properties to be used and developed as zoned. 
2.   
3. 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 salvage yard use will not place demands placed on fire, police or other public resources in excess of 

current capacity not increase hazards from fire or other dangers to the subject property or adjacent properties. (see 
exhibit 3 and 4) 

2.  
3. Standard has been met. 
Or.  
1. Based on the site plan the proposed special use increase dangers to the subject property and/or adjacent property 

due to _________.  
 

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. The proposed use will involve storage of metal material for resale only at the site. (see exhibit 3 and 4) 
2. The proposed special use will not increase traffic hazards or cause congestion on the public or private highways 

and streets of the area in excess of current capacity. 
3. The proposed use has adequate access to the site via existing roadway  which is not a Minor residential street  

with an entrance drive that is more than 25 ft. from a street intersection.(see exhibit 3 and 4) 
4.  
Or. 
1. The proposed use will cause traffic hazards and/or cause congestion on Reams Road in excess of current capacity 

due to __________. 
2.    
3. 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 will involve storage of metal material for resale only at the site. (see exhibit 3 and 4) 
2. The proposed special use is served by adequate water and sewer facilities. (see exhibit 3 and 4) 
3.  
4.   
5. 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 proposed special use complies with all specific standards required under this Ordinance applicable to it. 
2.  
3. Standard has been met 
Or 

        1. 
        2. 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. No change in the overall natural contours of the site is proposed (see exhibit 3) 
2. The site plan provides for development so as not to impede the normal and orderly development or improvement 

of surrounding property for uses permitted in this Ordinance. (see exhibit 3 and 4) 
3.   
4. Standard has been met. 
Or.  
1.  The proposed use will involving storage of metal material at the site for resale will impede the normal and 

orderly development of improvement of surrounding property due to _________.  
2.  
3. 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 for addition of trees and no soil removal and preserving the site in its natural state in so far 

as practical. (see exhibit 3 and 4) 
2.  
3. Standard has been met. 
Or.  

       1. 
       2.  Standard has not been met. 
 
 
 
 
 
 



c. Special attention shall be given to proper site drainage so that removal of storm waters will not adversely affect 
neighboring properties. 
1. No changes are proposed to existing drainage. (see exhibit 3) 
2.  
3. Standard has been met. 
Or. 
1 
4. 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. The site plan provides for evergreen tree plantings and maintaining the natural vegetation for visual and sound 

privacy. (see exhibit 3 and 4) 
2. 6 ft. high evergreen trees planted 30 feet on center in conjunction with existing trees on site is proposed for the 

area of the salvage use. (see exhibit 4)  
3.  

       Or. 
1. The site plan does not provide appropriate barriers for the protection and enhancement of property. (see exhibit 4) 
2.   
3.  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. The site plan indicates that all buildings are and shall be arranged as to permit vehicle access by a practical means. 

(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. All structures on the site have access to Reams Road which is a public road. (see exhibit 4) 
2.  
3. Standard has been met. 
Or. 
1. 
2.  Standard has not been met. 

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

Planning Commission. 
1. This standard is not applicable. No subdivision plat or a subdivision condominium is 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 additional exterior lighting is proposed. (see exhibit 3) 
2. Existing lighting shall be deflected away from adjacent properties, shall not impede the vision of traffic along 

Reams Road and shall not unnecessarily illuminate night skies.  
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. This standard is 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. The site plan conforms to all applicable requirements of state and federal statutes and the Cheboygan County 

Master Plan. (see exhibit 3 and 4) 
2.  
3. Standard has been met. 
Or. 
1.   
2.  Standard has not been met. 

. 
DECISION 

 
 
 

TIME PERIOD FOR JUDICIAL REVIEW 
State law provides that a person having an interest affected by the zoning ordinance may appeal a decision of the Planning 
Commission to the Circuit Court.  Pursuant to MCR 7.101 any appeal must be filed within twenty-one (21) days after this 
Decision and Order is adopted by the Planning Commission. 

 
DATE DECISION AND ORDER ADOPTED 

Wednesday, July 20, 2016 
 
 
 
 
      ___________________________________________  
      Patty Croft, Chairperson 
 
 
 
 
      ___________________________________________ 
      Charles Freese, Secretary 
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NOTICE 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING and PUBLIC HEARING 
WEDNESDAY, JULY 20, 2016 AT 7:00 PM 

ROOM 135 – COMMISSIONERS ROOM  
CHEBOYGAN COUNTY BUILDING, 870 S. MAIN ST., CHEBOYGAN, MI 49721 

 
1.) JOHN PRZYBILA / EJS RIGGSVILLE RD, LLC - Requests a Special Use Permit for Manufacturing - Section 

6.3.9, and Indoor Storage Facility, Section 6.3.16. The property is located at 6379 and 6418 Riggsville Rd., 
Munro Twp., section 24, parcel #080-024-400-009-00, and is zoned Commercial Development (D-CM). 
  

2.) BRYAN FROST- Requests a Special Use Permit for a Salvage yard - Section 9.3.18. The property is located 
at 7455 Reams Rd., Mentor Twp., section 8, parcel #200-008-100-014-02, and is zoned Agriculture and 
Forestry Management (M-AF) 
 

3.) INDIAN RIVER UNITED METHODIST CHURCH / CASS CASUCCI - Requests a Special Use Permit for 
Religious Institution - Section 13A.3.4. The property is located at 3527 South Straits Highway., Tuscarora 
Twp., section 24, parcel #161-M55-033-001-00, and is zoned Village Center Indian River (VC-IR). 
 

Please visit the Planning and Zoning office or visit our website to see the proposed rezoning and the associated 
drawings and documents.  These documents and staff report may be viewed at www.cheboygancounty.net/planning/.  
Comments, questions, and correspondence may be sent to planning@cheboygancounty.net or Planning & Zoning 
Department, PO Box 70, 870 South Main St., Rm. 103, Cheboygan, MI 49721, or presented at the meeting. 
 

Persons with disabilities needing accommodations for effective participation in the public hearing should contact the 
Community Development Director at the above address one week in advance to request mobility, visual, hearing or 
other assistance.  
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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 a special use permit 
for a Religious Institution use in the Indian 
River Village Center zoning district. 

Prepared by: 
Scott McNeil 

Date: 
July 5, 2016 

Expected Meeting Date: 
July 20, 2016 

 
GENERAL INFORMATION 
 
Applicant: Indian River United Methodist Church 
 
Contact person: Dave Carpenter 
 
Phone: 231-238-7764 
 
Requested Action: Consideration of a special use permit for a Religious Institution use in the Indian River 
Village Center zoning district. 
 
BACKGROUND INFORMATION 
Introduction: 
 
The subject property is located at 3527 S. Straits Highway within the Village Center Indian River (VC-IR) 
zoning district. The current use of the building is retail. The applicant is seeking to start a community center 
with food pantry, worship, administrative and youth support activity. The applicant has provided an outline of 
planned activity within the application. Religious Institution is a use which requires a special use permit in the 
VC-IR district per section 13A.3.4.  
 
Current Zoning: Village Center Indian River (VC-IR) 
 
Surrounding Land Uses:  Commercial uses to the north, west and south. North Central State Trail to the east. 
 
Environmentally Sensitive Areas (steep slopes, wetlands, woodlands, stream corridor, and floodplain): 
There are no known environmentally sensitive areas on the subject site.  
 
Historic buildings/features: 
There are no buildings or historic features on this site. 
 
Traffic Implications: 
The applicant is seeking to start a community center with food pantry, worship, administrative and youth 
support activity. Event based activity associated with the proposed use may have an effect on traffic and parking 
conditions from time to time.  
 



 
Parking 
Off street parking requirements for a Religious Institution is 1 per 4 seats of maximum seating capacity and 1 
parking space for every two employees per section 17.6.  
 
The applicant indicates that there will be at least 2 staff persons at one time. 2 staff persons would require 1 
parking space.   
 
For purposes of computing maximum capacity, the building code bases maximum capacity on 15 square feet 
per person for assembly uses. For 4 persons this would be 60 square feet. Based on my calculation of what 
would be the assembly area I find 1809 square feet. (see the floor plan in exhibit 8)  Based on this information, 
31 parking spaces would be required for the main floor area of the structure based on the Religious 
Institution/assembly use. (1809/60 = 30.15).  
 
The site plan provides for 8 off-street parking spaces.  
 
By review of the application you will find an outline of proposed activities. Section 13A.4.1 allows the Planning 
Commission to waive all or part of the off street parking requirements in the Indian River Village Center zoning 
district. Section 13A.4.1. reads as follows: 
 

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

Please note that I have provided an area for a finding of the Planning Commission with regard to Section 13A.4.1. in the 
draft findings of fact document.  

 
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 applicant indicates that signs will be on the building in the application. No signs are indicated on the site 
plan. Any new signage shall require a zoning permit. 
  
Fence/Hedge/Buffer 
No new fence, hedge or other type of buffer are proposed or required. 
 
Lighting  
No new lighting is proposed.  
 
Stormwater management 
No changes to existing stormwater management are proposed. 
 
Review or permits from other government entities 
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. 
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CHEBOYGAN COUNTY PLANNING COMMISSION 
SITE PLAN REVIEW 

Wednesday, July 20, 2016, 7:00 PM 
 
Applicant 
Indian River United Methodist Church 
956 Eagles Nest Rd. 
 Indian River,  Mi. 49749 

Owner 
Cass Casucci 
6000 River St.  
Indian River,  Mi. 49749 

Parcel 
 3567 South Straits Hwy. 
Tuscarora Township 
161-M55-033-001-00 

 
GENERAL FINDINGS 

1. The subject property is zoned Village Center Indian River zoning district (VC-IR). 
2. The applicant is seeking a special use permit approval for Religious Institution use. 
3. Religious Institution  is a use which requires a special use permit in a VC-IR district per section 13A.3.4. 
4. The applicant requests a waiver from the topography survey requirement.  
5.  
6.  

SPECIFIC FINDING OF FACT UNDER SECTION 13A.4.1. OF THE ZONING ORDINANCE 
 

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

 
 1. The site plan provides for 8 off street parking spaces.  
 2. Based on applying an assembly use to the subject application, 31 off street parking spaces would be required 

under section 17.6. 
 3.  On street parking is designated along South Straits Highway.  
 4.  No other shared off street parking is indicated by the applicant.  
 5.   
 6. 
  
 The Planning Commission finds that sufficient parking will exist through shared on street parking. 
 Or 
 The Planning Commission finds that sufficient parking will exist through shared on street parking and/or shared off 

street parking located at___________.  
 Or 
 The Planning Commission finds that sufficient parking will not exist through shared on street parking or off street 

parking. 
 
 

FINDINGS OF FACT UNDER SECTION 18.7 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 property subject to the application is located in a zoning district in which the proposed special land use is 

allowed. 
1. The subject site is located in the Indian river Village Center (VC-IR) zoning district. 
2. Religious Institution is a use which requires a special use permit in a VC-IR district per section 

13A.3.4. 
3.  
4.  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 applicant is seeking to start a community center with food pantry, worship, administrative and youth 

support activity. (See exhibit 4) 
2. The proposed use will not create a substantially negative impact on the natural resources of the County or 

the natural environment as a whole as proposed.(see exhibit 3) 
3.  
4. 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 special use permit is for a religious institution. (see exhibit 4) 
2. The applicant is seeking to start a community center with food pantry, worship, administrative and youth 

support activity. (see exhibit 4) 
3. The proposed use will not create a substantially negative impact on other conforming properties in the area 

as proposed. (see exhibit 4 and 6) 
4.  
5. Standard has been met. 
Or 
1. The proposed use will create additional traffic and activity that will create a substantially negative impact 

on other conforming properties in the area. (see exhibit 4) 
2.   
3. 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 site plan provides for design and construction so as not to diminish the opportunity of 

surrounding properties to be used as developed as zoned (see exhibit 6) 
2. The application for the proposed special use provides for operation and maintenance  so as not to diminish 

the opportunity for surrounding properties to be used and developed as zoned (see exhibit 4 and 6)  
3.  
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 special use permit is for a religious institution. (see exhibit 4) 
2. The applicant is seeking to start a community center with food pantry, worship, administrative and youth 

support activity. (see exhibit 4) 
3. There will not place demands placed on fire, police or other public resources in excess of current capacity 

not increase hazards from fire or other dangers to the subject property or adjacent properties.(see exhibit 4 
and 6) 

4.  
5. 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. The special use permit is for a religious institution. (see exhibit 4) 
2. The applicant is seeking to start a community center with food pantry, worship, administrative and youth 

support activity. (see exhibit 4) 
3. The proposed sue will not increase traffic hazards or cause congestion on the public or private highways 

and streets of the area in excess of current capacity. 
4. The proposed use has adequate access to the site via existing roadways which are not a Minor residential 

street  with entrance drives that are more than 25 ft. from a street intersection.(see exhibit 6) 
5.  
Or. 
1. The applicant is seeking to start a community center with food pantry, worship, administrative and youth 

support activity. (see exhibit 4) 
2.  The proposed sue will not increase traffic hazards or cause congestion on the public or private highways and  
streets of the area in excess of current capacity. 
3.  
4.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 special use is served by water and sewer facilities. (see exhibit 4) 
2. Review by the Health Department is required. 
3.  
4. 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 proposed special use complies with all specific standards required under this Ordinance applicable to 

it. (see exhibit 1) 
2.  
3. Standard has been met 
Or 

        1. 
        2. 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 site plan and application provides for no change in the overall natural counters of the site. (see exhibit 

4 and 6) 
2. The site is developed to allow use of surrounding property as permitted by the zoning ordinance. (see 

exhibit 4 and 6) 
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, July 20, 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. Site Condominium for 
Private Storage Buildings.  

Prepared by: 
Scott McNeil 

Date: 
July 6, 2016 

Expected Meeting Date: 
July 20, 2013 

 
GENERAL INFORMATION 
 
Applicant: Travis Conners 
 
Contact person:  Travis Conners   
 
Phone: 231-420-9696 
 
Requested Action:  Site Plan Approval for private storage building site condominium. 
 
BACKGROUND INFORMATION 
 
The applicant is seeking site plan review approval of a proposed site condominium pursuant to section 20.3.d.  
for construction of Private Storage Buildings. The subject property is located in a Commercial Development (D-
CM) zoning district.  
 
Private storage buildings, subject to provisions of section 17.23, are a permitted use in a D-CM  zoning district 
per section 6.2.29.  

 
Section 17.23.1. states as follows: 
 
 17.23.1 STANDARDS  

The following standards apply to private storage buildings and uses on the Residential (D-RS), Rural 
Character/Country Living (D-RC) and Lake and Stream Protection (P-LS) zoning districts. Private storage 
buildings that are allowed in other zoning districts do not have to abide by this section, but must follow all 
other applicable standards. (emphasis added) 
 

As a result of the conflicting language, the provisions of section 17.23. are not applicable. 
 
 The zoning ordinance does not require minimum lot sizes for the D-CM district. Private Storage Buildings is 
the only use proposed for the site condominium. The site plan provides a common easement (see shaded area on 
site plan in exhibit 7). 
 
 
 



Private Storage Buildings are defined in the zoning ordinance as follows; 
 
PRIVATE STORAGE BUILDING  
A building or structure that is used for private non-commercial storage of materials that are owned by the property owner 
and used only by the property owner and does not have permanent facilities for living, sleeping, cooking, and/or sanitation 
including but not limited to a toilet facility. 
 
Current Zoning: 
Commercial Development District (D-CM) 
 
Surrounding Land Uses: Residential to the north and east, Church with campground to the west, commercial 
and residential to the south.  
 
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 features on the site. 
 
Traffic Implications: The site is served by a proposed roadway from Sand Road between M-27 and Mullett 
Lake Road. One (1) other driveway for a commercial use is located on this section of Sand Road. The proposed 
site condominium contains six (11) units for construction of private storage buildings. Minimal impact relative 
to traffic is expected. 
 
Parking:  There no parking requirements for private storage buildings. The site plan provides for a building 
area foot print with remaining shaded area available for access and parking. 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) The site has direct access Sand Road. The site plan provides for and ingress and 
egress to each unit from Sand Road. 
 
Signs:  There are no signs proposed in conjunction with this request.  
 
Fence/Hedge/Buffer; There is no fence, hedge or other form of buffer proposed.  
 
Lighting:  The site plan states that security lights, if any, will consist of downward pointing wall packs. 
 
Stormwater management. Stormwater management is indicated on the site plan which includes and lot for 
stormwater retention. Mr. Hank Jankoviak, Soil and Sedimentation Officer, has reviewed the site plan and 
potential maximum building area and has express no concerns relative to stormwater management at the site.  
 
Review or permits from other government entities: Approval by the State of Michigan and Department of 
Building Safety will be required.  
 
Public comments received: None 
 
Recommendations (proposed conditions): Review and approval of the applicable Master Deed by legal 
counsel to insure that provisions of the site plan, findings of fact and any other conditions for approval by the 
Planning Commission are appropriately included in the same.  



GF

GF

GF

GF

GF

GF

GF

GF

GFGFGFGFGFGF

GFGFGF

GFGF

GFGFGF

GFGF

GFGFGFGFGFGF

GFGF

GFGF

GF

GFGFGF

GFGFGFGFGF

GFGFGF

GFGFGFGFGFGF

GFGF

GFGFGF

GFGF

GFGFGFGF

GFGF

GFGFGF

GFGFGFGF

GFGFGFGF

GFGFGFGFGFGF

GFGFGF

GFGF

GFGF

GFGFGF

GFGFGF

GFGFGFGFGFGF

GFGF

GFGFGF

GFGFGF

GFGF

GFGFGFGFGFGF

GFGF

GFGFGF

GFGFGF

GFGFGF

GFGFGFGFGFGF

GFGF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

GF

SAND RD
1000/1143

N ST
RAIT

S H
WY

762
9/8

000

SAND RD
1144/1667

N S
TR

AIT
S H

WY
80

01
/82

10

FO
OT

E R
D

89
2/1

00
0

MU
LL

ET
T L

AK
E R

D
80

00
/82

87

FOOTE RD
634/891

MU
LL

ET
T L

AK
E R

D
79

34
/79

99
MU

LL
ET

T L
AK

E R
D

78
68

/79
33



CHEBOYGAN COUNTY PLANNING COMMISSION 
SITE PLAN REVIEW 

Wednesday, July 20, 2016, 7:00 PM 
 
Applicant 
Mr. Travis Conners 
P.O. Box 267 
Indian River,  Mi. 49749 

Owner 
Mr. Travis Conners 
P.O. Box 267 
Indian River,  Mi. 49749 

Parcel 
1050 Sand Road 
Inverness Township 
091-023-400-016-02 
 

GENERAL FINDINGS 
1. The applicant is seeking site plan review for a proposed site condominium pursuant to section 20.3.d.for 

Private Storage Building use only. 
2. Eleven (11) units are proposed for the site condominium.  
3. The property is located in a Commercial Development (D-CM) zoning district. 
4. Private Storage Buildings are a permitted use in a D-Cm zoning district per section 6.2.29.  
5.   
6.  

 
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 and application propose minimal changes to the natural contours of the subject site. (see 

exhibits  3 and  7) 
2.  
3. Standard has been met. 
Or 
1. 
2. 
3.  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. Changes relative to soil removal and topographic modifications will be minimal. (see exhibits 3 and  7). 
2.  
3.  

 4.  Standard has been met. 
 Or 
 1.   
 2.  

3. Standard has not been met. 
 
 
 
 
 
 



c. Special attention shall be given to proper site drainage so that removal of storm waters will not adversely affect 
neighboring properties. 
1. The applicant has indicated a method of  stormwater management on the site plan.  (see exhibit 7 ).  
2. Applicant states that each unit will be responsible for stormwater management. (see exhibit 7) 
3.  
4.  Standard has been met. 
Or 
1.  No evidence has been provided to indicate that neighboring properties will not be adversely affected. 
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. (see exhibit 3 and 7 ) 
 
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 a limited common element for access and maneuvering from Sand 
Road. (see exhibit 6 and 7 ) 
2. 
3. Standard has been met. 
Or.  

       1. 
       2. Standard has not been met. 

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

1. Each unit is provided access via limited common element from Sand Road, which is a public street. (see 
exhibit 6 and 7) 

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. The use of the proposed subdivision condominium is Private Storage Buildings only. No dwelling units are 

proposed. A pedestrian circulation system is not proposed nor needed.  (see exhibit 3 and 7 ) 
2.  
Or. 
1.  
2. Standard has not been met. 

 
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 site plan states that security lights, if any, will consist of downward pointing wall packs. (see exhibit 7 ) 

        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. Access is provided to each unit via an  easement from Sand Road, which is a public street. (see exhibit 7) 
2.  
3. Standard has been met. 
Or. 
1.  
2.   
3. Standard has not been met. 

 
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 Cheboygan County Master Plan and shall meet state and federal requirements. 

(see exhibit 1, 2, 3and 7) 
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, July 20, 2014 
 
 
 

      ___________________________________________  
      Patty Croft, Chairperson 
 
 
 
      ___________________________________________ 
      Charles Freese, Secretary 
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