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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, SEPTEMBER 5, 2018 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. David Frame - The applicant has requested site plan review approval of a proposed site condominium, pursuant to 
section 20.3.d. of the Zoning Ordinance for construction of Private Storage Buildings. The property is located at 1685 
Orchard Beach Rd., Benton Township, section 29, parcel # 104-029-200-007-10  and is zoned Agriculture and Forestry 
Management (M-AF). 

2. Lawrence Hanson and Heritage Cove Farm, Inc.  – The applicants have requested and received a Special Use Permit 
and approval based upon a submitted site plan and other evidence as part of the record, with such approval being 
appealed by Plaintiff/Appellant Grandview Beach Association.  Remaining matters pursuant to the Michigan Court of 
Appeals is a determination under Cheboygan County Zoning Ordinance Section 18.7.e. that reads as follows:  “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.”  The property is 
located at 625 Grandview Beach Rd., Tuscarora Township, sections 5 and 6, parcel  #162-005-300-002-00,  #162-006-
400-004-00 and #162-006-400-005-00 and are zoned Agriculture and Forestry Management District (M-AF) and Lake 
and Stream Protection District (P-LS). 

UNFINISHED BUSINESS 

NEW BUSINESS 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

ADJOURN 
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CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, AUGUST 15, 2018 AT 7:00 PM 

ROOM 135 – COMMISSIONER’S ROOM – CHEBOYGAN COUNTY BUILDING 

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

ABSENT: Borowicz, Jazdzyk 

STAFF:  Michael Turisk 

GUESTS: Eric Boyd, Roberta Matelski, John F. Brown, Carl Muscott, Cal Gouine, John Moore, Russell Crawford, Cheryl 
Crawford, Karen Johnson, Bob Lyon, David Meckstouth 

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. Churchill, seconded by Mr. Kavanaugh, to approve the agenda as 
presented.  Motion carried. 7 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, Lyon), 0 Nays, 2 Absent (Borowicz, 
Jazdzyk) 
 
APPROVAL OF MINUTES 
The August 1, 2018 Planning Commission minutes were presented.  Motion by Mr. Churchill, seconded by Mr. Bartlett, to 
approve the meeting minutes as presented. Motion carried. 7 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, 
Lyon), 0 Nays, 2 Absent (Borowicz, Jazdzyk) 
 
PUBLIC HEARING AND ACTION ON REQUESTS 
Tuscarora Township – An amendment of an approved Special Use Permit to include an outdoor recreational area (sports 
field), per Section 9.3.4. of the Zoning Ordinance. The property is currently unaddressed and located adjacent and to the east 
and south of Cooperation Park in Tuscarora Township, Section 35, parcel #161-035-200-031-03 (this parcel was recently 
created via combining parcel #s 161-035-200-030-00 and 161-035-200-031-02). The subject property is zoned Agriculture 
and Forestry Management (M-AF) and Commercial Development (D-CM).  
 
Mr. Turisk reviewed the background information contained in the staff report.   
 
Mr. Kavanaugh asked if there will be any additional irrigation wells.  A representative for Tuscarora Township stated yes, but 
he does not know the proposed location of the well.  Mr. Kavanaugh stated that this can be added to the site plan record.  Mr. 
Turisk stated that a recommended condition of approval is that the township obtains any applicable permits from the 
Department of Building Safety.  Mr. Turisk stated that Supervisor Ridley indicated that next year there will be dugouts and 
backstop installed.  Ms. Croft stated that the proposed location for the dugouts and backstop are not indicated on the site plan.  
Mr. Turisk noted the location for the dugouts and backstop.  Mr. Kavanaugh stated that if the Planning Commission approves 
this application, they will request that the site plan be updated to include the backstop and dugouts.   

 
Ms. Croft asked for public comments.  Mr. Muscott noted that there is a sign at Cooperation Park that states it was established 
in 1963.  Mr. Muscott stated that Cooperation Park is a great asset.  Mr. Muscott noted the application states that it does not 
include the dugouts and backstop and he believes it should be included as the township will not have to submit an application 
to amend the site plan.  Discussion was held.  Public comment closed.   
 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to grant the topography waiver request.  Motion carried. 7 Ayes (Bartlett, 
Freese, Kavanaugh, Croft, Ostwald, Churchill, Lyon), 0 Nays, 2 Absent (Borowicz, Jazdzyk) 
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The Planning Commission reviewed and approved the General Findings.  The Planning Commission reviewed and approved 
the Finding of Fact Under Section 18.7 and the Specific Findings of Fact Under Section 20.10. Motion by Mr. Kavanaugh, 
seconded by Mr. Freese, to approve the special use permit based on the General Findings, Finding of Fact Under Section 18.7 
and the Specific Findings of Fact Under Section 20.10 with the following conditions:   
 

1. Submit an amended site plan (to include backstop, dugouts, and water well) to Planning & Zoning Department 
2. Meet District Health Department #4 requirements  
3. Meet Department of Building Safety requirements  

 
Motion carried. 7 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, Lyon), 0 Nays, 2 Absent (Borowicz, Jazdzyk) 
 
David McDade – A Special Use Permit request for a restaurant/bar, per Section 10.3.14. of the Zoning Ordinance. The subject 
property is zoned Lake and Stream Protection (P-LS) and Commercial Development (D-CM) and located at 3249 Gratiot St. in 
Tuscarora Township, Sections 18 and 19, parcel #162-019-100-032-00.  The applicant has requested that this application be 
tabled until the October 3, 2018 Planning Commission meeting. 
 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to table this special use permit request until the October 3, 2018 Planning 
Commission meeting.  Motion carried. 7 Ayes (Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, Lyon), 0 Nays, 2 Absent 
(Borowicz, Jazdzyk) 
 
Cheboygan County Planning Commission – An Ordinance to amend Cheboygan County Zoning Ordinance #200 regarding 
removing automobile, boat, motorized and non-motorized recreational vehicles, farm machinery, sales, and repair and rental 
establishments from the list of Permitted Uses in the Commercial Development (D-CM) zoning districts, and adding these uses 
to the list of Special Uses in the D-CM zoning districts.).  
 
Mr. Turisk stated that there is one word missing from the proposed amendment and that is “repair”.  Mr. Turisk explained that 
it has been added to the proposed amendment and noted that it is highlighted in red.  Discussion was held.   
 
Ms. Croft asked for public comments.  Mr. Brown asked if this language is more restrictive.  Mr. Freese stated yes.  Public 
comment closed.   
 
Motion by Mr. Freese, seconded by Mr. Kavanaugh, to send the entire amendment to the Cheboygan County Board of 
Commissioners with a recommendation for approval to be considered at their earliest convenience.  Motion carried. 7 Ayes 
(Bartlett, Freese, Kavanaugh, Croft, Ostwald, Churchill, Lyon), 0 Nays, 2 Absent (Borowicz, Jazdzyk) 
 
UNFINISHED BUSINESS 
Continued Discussion Regarding Draft Planned Unit Development Amendments 
Mr. Turisk stated that Mr. Graham recommends stating that a PUD would allow a mix of special or permitted uses listed in the 
district.  Mr. Turisk stated that Mr. Graham also suggests identifying potential uses outside of the respective zoning district 
that may be appropriate.  Mr. Turisk stated that this would address Mr. Graham’s concerns from a legal standpoint.   
 
Mr. Freese stated that what Mr. Graham suggests, is the same as that which the Planning Commission is attempting to do.  Mr. 
Kavanaugh asked if Mr. Turisk agrees with what the Planning Commission has tried to do by putting the uses into categories.  
Mr. Turisk stated that Mr. Graham suggests that we do not have to do this for the Planned Unit Development amendment.  Mr. 
Turisk stated that is more of a formatting issue and should be tackled during a broader comprehensive update to the Zoning 
Ordinance.  Mr. Turisk suggested the following language “the uses listed under permitted and special uses may be allowed as 
part of a PUD application in addition to the following uses:”.  Mr. Turisk stated that the additional uses can be pulled from 
other zoning districts.  Mr. Turisk stated that he prefers tables/matrixes, but in this case it should be reserved for a broader 
amendment effort.  Mr. Turisk stated that Mr. Freese’s efforts on the matrix will be beneficial when we tackle the 
comprehensive update to the Zoning Ordinance.  Mr. Turisk stated that he is conveying Mr. Graham’s recommendation and his 
agreement with the recommendation to the Planning Commission.  Mr. Turisk stated that if the Planning Commission feels that 
they should take a different direction, it is open for discussion.  Mr. Freese noted that there are 13 different terms for single 
family dwelling, two family dwelling and multi family dwelling in the Zoning Ordinance.  Mr. Freese asked if it is acceptable to 
list only single family dwelling, two family dwelling and multi family dwelling.  Mr. Turisk stated that Mr. Graham is suggesting 
that this be a broader amendment to the Zoning Ordinance.    Mr. Freese proposed using the 20 categories that he created and 
that additional categories could be created.  Mr. Freese noted that one term is agricultural activities and is a broad term.  Mr. 
Freese stated that we would have to identify which existing terms fit these categories and this could be something that the 
Planning Commission could use.  Discussion was held.  Mr. Kavanaugh suggested that Mr. Turisk prepare an example of a 
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zoning district using the proposed language and uses outside of the zoning district that the Planning Commission may want to 
consider.   
 
Mr. Turisk stated that Mr. Graham suggests that a PUD be approved under the special use permit process as opposed to a 
rezoning.  Discussion was held.   
 
Mr. Freese stated he will work on consolidation and refinement of definitions.   
 
NEW BUSINESS 
Mr. Freese stated that he talked with Lindsey Gardner, who is the MSU Extension Educator.  Mr. Freese stated that she gave 
him sample regulations on governing livestock and the Planning Commission may want to incorporate it in the regulation.  
Discussion was held regarding amending the Zoning Ordinance.   
 
STAFF REPORT 
Mr. Turisk stated that Heritage Cove Farm will be on the September 5, 2018 Planning Commission agenda.  Mr. Turisk stated 
that copies of the impact study have been distributed to the Planning Commission members.  
 
Mr. Turisk stated that the solar array amendment is being reviewed by legal counsel.     
 
Discussion was held regarding the Citizen Planner program that will be starting on October 1, 2018.  
 
PLANNING COMMISSION COMMENTS 
No comments.   
 
PUBLIC COMMENTS 
Mr. Gouine stated that the Cheboygan County Board of Commissioners voted and they want to have the final approval on 
PUD’s.   
 
ADJOURN 
Motion by Mr. Kavanaugh to adjourn.  Motion carried.  Meeting was adjourned at 8:11pm. 
 
 
 
 
 
 
 
_________________________________________________________ 
Charles Freese 
Planning Commission Secretary 
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CHEBOYGAN COUNTY PLANNING COMMISSION 
SITE PLAN REVIEW  

Wednesday, September 5, 2017 
7:00 PM 

 
 
Applicant 
David Frame 
1503 Orchard Beach Rd. 
Cheboygan,  MI 49721 

Owner 
Frame Land Holdings, 
LLC 
740 W. Industrial Way 
Chelsea, MI 48118 

Parcel 
Benton Township 
104-029-200-007-10 

 
 

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.   Fourteen (14) land units are proposed for the site condominium. 
3.   The property is located in a Agriculture and Forestry Management (M-AF) zoning district. 
4.   Private Storage Buildings are a permitted use in the M-AF zoning districts, per Section 9.2.14. 

 
 
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 comparatively minimal change to the natural contours of the subject site. 

(see Exhibits 4, 5, 7 and 17) 
2. The normal and orderly development or improvement of surrounding property would not be impeded.  

(see Exhibits 3, 4, 7 and 17)  
 
3.   Standard has 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 disturbance and removal, topographic modifications and vegetative thinning would occur; 
however, mitigation measures have been proposed by the applicant. (see Exhibits 4, 5 and 17) 
2. 
3. 
4.  Standard has 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 proposed methods of stormwater management. (see Exhibits 5 and 17) 
2.   Application states that drainage will be retained on site. (see Exhibit 3) 
3. 
4.  Standard has been met.  
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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.  Emergency vehicle access is provided via a thirty-six (36) feet wide private easement that extends to the Orchard Beach 
Rd. frontage. (see Exhibits 4, 7 and 17) 
2. 
3. Standard has 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 a thirty-six (36) feet wide private easement that extends to the Orchard Beach Rd. 
frontage and dedicated driveways/parking areas. (see Exhibits 4, 7 and 17) 
2. 
3.   Standard has 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 for Private Storage Buildings only. No dwelling units 

are proposed. A pedestrian circulation system is not proposed.  
2.  

 
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 application and site plan indicates that security lighting will consist of downward-facing wall fixtures on order to 
mitigate light trespass. (see Exhibits 4, 15 and 17) 
2. 
3. Standard has 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 via a thirty-six (36) foot wide easement which extends to Orchard Beach Rd. (see Exhibits 
4, 7 and 17) 

2. 
3.   Standard has 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 7) 
2. 
3.   Standard has been met 
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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, September 5, 2018 

 
 
 
 
 

Patty Croft, Chairperson 
 
 
 
 
 

Charles Freese, Secretary 
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HERITAGE COVE FARM STUDY REGARDING  

CHEBOYGAN COUNTY ZONING ORDINANCE § 18.7.e. 

 
PURPOSE:  The purpose of this study is to provide Cheboygan County Planning Commission 

with data in support of Cheboygan County Zoning Ordinance  § 18.7.e as it relates to the Special 

Use Permit of Heritage Cove Farm. 

 

MANNER:  The record related to Heritage Cove Farm's Special Use Permit (updated through 

June 2, 2018) was examined, in addition to the January 26, 2018 Unpublished Opinion of the 

Michigan Court of Appeals Nos. 335159; 335206; and other data available. 

 

ANALYSIS: Are the mentally ill violent? Are they more violent than people without a mental 

illness? Are they a risk to public safety? These questions have framed both the scientific and the 

public debate surrounding the relationship of violence to mental illness.  

 Unless otherwise stated, 'violence' will refer to acts of physical violence against others, 

since these are the most fear-inducing for the public and the greatest determinants of social 

stigma and discrimination. 

 Research has shown that the vast majority of people who are violent do not suffer from 

mental illnesses. (American Psychiatric Association, 1994)  Major determinants of violence 

continue to be socio-demographic and economic factors. Substance abuse is a major determinant 

of violence and this is true whether it occurs in the context of a concurrent mental illness or not. 

Therefore, early identification and treatment of substance abuse problems, and greater attention 

to the diagnosis and management of concurrent substance abuse disorders among seriously 

mentally ill, may be potential violence prevention strategies. Members of the public exaggerate 

both the strength of the association between mental illness and violence and their own personal 

risk. (Stuart, 2003) 

 

 Recent coverage regarding mass shootings and tragic gun violence, and the 

accompanying media coverage have fed the perception that most profoundly mentally ill people 

are violent.  Surveys show that 60 - 80 percent of the public believes that those diagnosed with 

schizophrenia, in particular, are likely to commit violent acts. (Hal Arkowitz, Jul 1, 2011)  

 

 In reviewing the research on violence and mental illness, the Institute of Medicine 

concluded, “Although studies suggest a link between mental illnesses and violence, the 

contribution of people with mental illnesses to overall rates of violence is small,” …   “the 

magnitude of the relationship is greatly exaggerated in the minds of the general population. 

(Institute of Medicine, 2006) Other risk factors have more to do with violent behavior such as 

past violent victimization, lack of social supports, and substance abuse. (V.A. Hilday, 1999) 

 

 Substance abuse greatly boosts the chances of violent behavior in healthy subjects too, 

suggesting that drug use may be a much better predictor of violence than mental illness.  What is 

more, proper treatment of mental illness can effectively eliminate the small risk of violent 

behavior posed by a grave disorder. (Hal Arkowitz, Jul 1, 2011) 
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 E. Fuller Torrey of the Stanley Medical Research Institute at the Maryland Psychiatric 

Research Center, makes clear, the connection between stigma/discrimination and violence for 

persons with severe mental illness.  In "Isn't it Time to Connect the Dots,"  Torrey clearly lays 

out the undisputed fact that if we focus on treatment for persons with mental illness, violence 

will decline in this population and stigma will be reduced. The mental health community reports 

like a mantra…“most acts of violence are not committed by mentally ill individuals”; “mentally 

ill individuals are the victims of violence much more often than they are the perpetrators of 

violence”; “people with alcoholism and drug addiction are more violent than people with serious 

mental illnesses”; and “most mentally ill people are not violent.” All 4 statements are true, but 

they neither contradict nor negate the fact that a small number of seriously mentally ill 

individuals do become violent when they are not treated, and these episodes of violence are an 

important cause of stigma against all mentally ill persons. (Torrey, 2011) 

 Research on the relationship between mental illness and violence shows that there are 

certain factors that may increase risks of violence among individuals with mental illness. These 

factors include: abuse of alcohol or illegal drugs; past history of violence; being young and male; 

and untreated psychosis.  The best way to reduce this risk is through treatment; yet fewer than 

one-third of adults and half of children with a diagnosed mental illness receive mental health 

services in a given year. (National Alliance on Mental Illness, 2018) 

 

 In the MacArthur study, Steadman's team found no difference in the prevalence of 

violence between the severely mentally ill who were on their medications and mentally healthy 

people, whereas unmedicated patients lashed out at significantly higher rates. (MacArthur, 1998) 

 

 Rates of aggressive behaviors are known to differ dramatically, indicating that mental 

illness is not sufficient cause for the occurrence of violence. (Katz, 1990)  The public are  

accustomed to 'experiencing' violence among the mentally ill, although these experiences are 

mostly vicarious, through movie depictions of crazed killers or real life dramas played out with 

disturbing frequency on the nightly news. (Stuart, 2003) 

 

 In the aftermath of each of an increasing number of mass shootings in the United States, 

debate over the link between mental illness and gun violence continues to dominate American 

public discourse…. there is little evidence to suggest that mental illness contributes to > 3-5% of 

all violent crime, and there is even less evidence to suggest that mental illness is a primary cause 

of gun-involved crime, including homicide. (Teasdale, 2018).  This means that 95-97% of all 

violent crimes are perpetrated by persons without a mental illness. 

  

 People with psychiatric disabilities are far more likely to be victims than perpetrators of 

violent crime. (Mortensen L. Appleby, 2001) Researchers at North Carolina State University and 

Duke University found that people with severe mental illnesses, schizophrenia, bipolar disorder 

or psychosis, are 2½ times more likely to be attacked, raped or mugged than the general 

population. (V.A. Hilday, 1999)  

 

 The Mental Health First Aid Training and Metal Health First Aid for Public Safety 

curriculum presented by nationally certified Mental Health Fist Aid Trainers, have been 

available to law enforcement and first responders in Northern Michigan for years.  These 
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programs along with the Memphis Model, Mental Health Crisis Intervention Team (CIT) and 

Mental Health Courts throughout the state present new alternatives to standard policing in mental 

health situations.   

 

 Tuscarora Township, with a population of 2,960, is the only township in Cheboygan 

County that has its own dedicated law enforcement.  The Tuscarora Township Police Department 

is a 24 hour, 7 day a week operation, with officers on patrol at all times. The Tuscarora 

Township Police Department roster reflects 8 officers. (Department Roster, 2018)  The current 

police budget for Tuscarora Township equates to $279 per resident  and the Cheboygan County 

Sherriff's Department is $171 per resident.   

 

  

CONCLUSION:   “. . . [T]he absolute risk of violence among the mentally ill as a group is still 

very small and . . . only a small proportion of the violence in our society can be attributed to 

persons who are mentally ill." (Mulvey, 1994) 

 

 When Heritage Cove Farm's application for Special Use Permit was submitted, there 

were 9 licensed homes in the County with 66 residents with mental and/or developmental 

disabilities.   It is reasonable to expect that local law enforcement, fire and ambulance 

professionals are the only persons with the ability to determine if these agencies have the 

capacity to serve 24 residents, some of which may already be residing in this community.  

  

 Most people who suffer from a mental disorder are not violent — there is no need to fear 

them.  Embrace them for who they are — normal human beings experiencing a difficult time, 

who need your open mind, caring attitude, and helpful support. (Grohol, 1998)  The purpose of 

Heritage Cove Farm is to provide a safe environment where persons with mental illness can live 

in community and receive the necessary skills and support to reach their goal of living as 

independent a life as possible.  As stated in its application. medication compliance, voluntary 

admission and recommendation from prior treating physicians are three of the requirement for 

admission to Heritage Cove Farm.  Personal treatment plans to be created for each resident by 

trained professionals including psychiatrists, treatment teams, the staff and residents themselves, 

will outline the goals and strategies that will assist the resident in overcoming mental health 

issues.  And finally, reliance on our state licensing system provides the oversight to ensure that 

Heritage Cove Farm adheres to all compliance requirements. 

 

 People with mental illnesses can and do recover. People with mental illnesses can recover 

or manage their conditions and go on to lead happy, healthy, productive lives. They contribute to 

society and make the world a better place. They are our neighbors, judges, actors and actresses, 

fashion designers, comedians, physicians, dishwashers, and the person you pass and smile to 

while walking down the street or trailway.  

 

 

QUESTION PRESENTED: 

 

The Commission will have to consider whether there will be an increased burden beyond the 

"current capacity" under § 18.7.e and whether such an increase, if any, must be allowed as a 
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reasonable accommodation.  Undue burden is a burden that requires more than reasonable costs 

or modest, affirmative steps to accommodate the handicapped.  Reasonable costs are more than 

de minimus costs.  Weighing the costs of the proposed accommodation is an appropriate part of 

the fact-specific inquiry to determine whether an accommodation is reasonable. 

 

Will the proposed special land use 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 property? 

 

Based on review of the record, the letters received from the Cheboygan County Sherriff; 

Tuscarora Township Police Chief; Tuscarora Township Fire Chief; Cheboygan Life Support 

Systems, Inc; Gould Farm; and this study, the demands on fire, police, or other public resources 

will not be a burden on current capacity; and will not present dangers to the subject property or 

adjacent property 
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Deborah Tomlinson

From: Sue Devick <suedevick@aol.com>
Sent: Wednesday, June 27, 2018 6:09 AM
To: Deborah Tomlinson
Subject: Heritage Cove Farm
Attachments: IMG_3649.jpg; ATT00001.txt; IMG_3652.jpg; ATT00002.txt; IMG_3653.jpg; ATT00003.txt

Follow Up Flag: Follow up
Flag Status: Completed

To:  Planning Commission 
 
Re:  Grandview Beach Rd. 
 
Please see attached photos of 
road conditions that may impact 
any response time of emergency 
service personnel to the beach. 
 
Thank you, 
 
Sue Devick 
289 S. Grandview Beach Rd. 
Indian River, MI. 
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Deborah Tomlinson

From: Brent Shank [mailto:mgr@chcrc.com]  
Sent: Monday, July 02, 2018 7:11 AM 
To: Michael C. Turisk 
Subject: Re: FW: Heritage Cove Farm 
 
Michael, 
 
The proposed Heritage Farm Cove development will be required to upgrade the existing driveway to a commercial 
driveway with concrete curb and gutter along with paving according to Road Commission driveway policy. The Road 
Commission can not require any upgrades to the road. 
 
Please let me know if you need additional information. 
 
Thank you, 
 
Brent Shank, P.E. 
Engineer/Manager 
Cheboygan County Road Commission 
mgr@chcrc.com 
(231) 238‐7775 
 
On 6/28/2018 11:57 AM, Michael C. Turisk wrote: 
> Brent, the following email and the attached photos regard the voicemail I left for you earlier today, Thursday. 
> 
> Sincerely, 
> 
> Michael Turisk 
> Director, Cheboygan County Planning and Zoning 
> 870 South Main St. 
> Cheboygan, MI 49721 
> 
> Phone: 231.627.8489 
> Fax: 231.627.3646 
> Email: mturisk@cheboygancounty.net 
> 
> 
> 
> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: Deborah Tomlinson 
> Sent: Thursday, June 28, 2018 11:23 AM 
> To: Michael C. Turisk 
> Subject: FW: Heritage Cove Farm 
> 
> FYI 
> 
> Debbie Tomlinson 
> Cheboygan County 
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> Planning & Zoning Department 
> PO Box 70, 870 South Main Street 
> Cheboygan, MI 49721 
> (231)627‐8489 phone 
> (231)627‐3646 fax 
> debbiet@cheboygancounty.net 
> 
> 
> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: Sue Devick [mailto:suedevick@aol.com] 
> Sent: Wednesday, June 27, 2018 6:09 AM 
> To: Deborah Tomlinson 
> Subject: Heritage Cove Farm 
> 
> To:  Planning Commission 
> 
> Re:  Grandview Beach Rd. 
> 
> Please see attached photos of 
> road conditions that may impact 
> any response time of emergency 
> service personnel to the beach. 
> 
> Thank you, 
> 
> Sue Devick 
> 289 S. Grandview Beach Rd. 
> Indian River, MI. 
>            
> 
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IMPACT STUDY 
 

Purpose 
The purpose of this study is to examine the likely impact of the proposed development of a 24-person 
therapeutic farm community and ancillary facilities upon police, fire, and other public resources 
currently provided by Tuscarora Township, Cheboygan County, and/or private entities.  Information in 
the study is intended to respond to questions and comments posed at the County Planning 
Commission’s June 26 public hearing regarding this development. 
 

Project Understanding  
The proposed project consists of a farm, community house, 
dining hall, and cabins to be located on a 33-acre parcel on the 
southwest end of Mullett Lake, just east of I-75.  Ultimately, the 
farm could be occupied by no more than 24 residents in 
efficiency cabins, along with three staff members and their 
families.  As planned, the project is expected to occur in two 
phases with up to 12 residents in each phase, over a period of 
years. Other staff would be employed during the day but would 
not reside on the property.  
 
Activities associated with the proposed use would include 
individual and group therapy, farming, crafts, woodworking, and 
recreational pursuits.  No retail sales would occur on the subject 
site.  
 
The subject site abuts the west shore of Mullett Lake.  Much of 
the property is heavily wooded, providing a natural buffer and screening from surrounding properties.  
The nearest neighboring home is east of the site and separated from the proposed building area by 
more than 300 feet of dense woods.  
 

Project Status  
Both site plan approval and, to the extent required for individual uses, special land use approval have 
been granted by the Cheboygan County Planning Commission for the proposed development.  This 
determination has been affirmed by both the Cheboygan County Circuit Court and the Michigan Court of 
Appeals. However, the special land use approval has been conditioned upon obtaining additional 
information in support of Section 18.7e of the County Zoning Ordinance.  This section is one of several 
review criteria to be considered in evaluating the appropriateness of a special land use.  All other special 
use standards have been satisfied.  Specifically, Section 18.7e requires a finding by the Planning 
Commission that:  
 

“the proposed special use will not place demands on police, fire, or other public 
resources in excess of current capacity nor increase hazards from fire or other dangers 
to the subject property or adjacent properties.” 

 
The term “other public resources”, while not defined in the ordinance, has been determined to 
reference impact on ambulance services and potential impact on public roads.  
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Zoning Requirements 
Beyond the language of Section 18.7e, the ordinance doesn’t offer any guidance regarding the format or 
content of a statement that would enable such a finding by the Commission.  In the absence of such 
specific requirements, this impact study provides relevant information regarding available public 
facilities, anticipated project impacts, and typical demands of other potential uses to allow the Planning 
Commission to reach its decision. 
 

Current First-Responder and Public Resources  
The subject property is located within Tuscarora Township which maintains its own police force and fire 
department.  Other resources are available from Cheboygan County and private providers, as described 
below: 
 

• Police: 
According to the Township’s website, the Tuscarora Township police department “is a 24 hour, 

7 day a week operation, with officers on patrol at all times.”  It consists of eight officers, 
including the chief and a sergeant.  
 
In addition, the Cheboygan County Sherriff’s Department provides supplementary services, as 
needed, and maintains 12 certified officers on road patrol, 
including two K-9 units.  The department also staffs a 
detective unit and a variety of specialty services (dive team, 
mounted unit, and search and rescue) available to the 
community. 
 

• Fire: 
The Tuscarora Township Fire Department is located in 
Indian River, less than five miles from the subject property. 
However, an even closer fire station in Mullett Township is 
located approximately 3.6 miles north of the site.  
According to the Cheboygan County Master Plan, three fire 
stations are located within a five-mile radius of the subject 
property. Adjacent departments are available, through 
mutual aid agreements, to provide support and assistance if 
needed.  It should be noted that some locations within the 
Cheboygan County are as much as 12 miles from the 
nearest fire station. 
 

• Ambulance: 
Cheboygan Life Support Services is the ambulance provider throughout Cheboygan and Emmet 
Counties. Its primary office is located in the City of Cheboygan but a supplementary service 
facility is located within Tuscarora Township within 3.5 miles of the site. 
 

• Roads: 
As is the case in Michigan, townships have no direct control over their roads.  All roads, except 
for State and Federal highways, are under the jurisdiction of the county.  The Cheboygan County 
Road Commission is responsible for the local roads within Tuscarora Township. 
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Service Demands  
• Development Under Existing Zoning: 

Currently, as zoned, the subject site could be developed, by right, for a wide array of uses, 
including: single-family and two-family dwellings. Assuming a minimum one-acre lot for each 
dwelling and approximately 20 percent of the subject property would be devoted to interior 
streets to provide access to those lots, 26 homes could be built on the site.  According to the 
2010 US Census, the average household population of Tuscarora Township was 2.23 persons.  
Using that figure, the potential 26 homes, allowed as a matter of right, would add 58 residents 
to the Township, more than double the number to be generated by the proposed development. 

 

• Population Change: 
Unlike many communities concerned that growth and development will create impacts and 
generate demands that exceed their ability to efficiently and economically provide services, 
both the Township and County have experienced continued loss of population at least since 
2000, as shown in the following table: 
 

Historic Population Change (2000 – 2016)* 

Census 
Year 

Tuscarora Township Cheboygan County 

Number % Change Number % Change 

2000 3,091  26,448  

2010 3,038 -1.7 26,152 -1.1 

2016 2,971 -2.2 25,369 -3.0 

* US Census 
 
According to the most recent (2016) estimates available from the Census Bureau, the Township 
lost 120 persons between 2000 and 2016, more than four times the number of persons that 
would reside on the subject property. 

  

• Statements from Local Service Providers: 
In response to requests from the County, each of the emergency service agencies responsible 
for providing assistance to the users of the subject property has submitted letters indicating that 
the development would not cause any undue demands on their ability to provide the needed 
service.  Likewise, the County Road Commission has also provided a statement, indicating 
improvements will be necessary within the subject property but acknowledging that the Road 
Commission cannot require improvements to the road. Those letters are attached to this study. 
 

Conclusions/Findings of Fact 
Typically, assurances regarding potential or perceived impacts on local services are imposed in 
communities concerned that rapid growth will out-pace the capacity of streets, utilities, or municipal 
services and impose an undue burden.  In Tuscarora Township, as in Cheboygan County overall, the 
population has been declining for years.  Services are available to accommodate a population threshold 
that is no longer present.  Therefore, the addition of 24 residents and support staff will not impose an 
undue burden on the available service capacity. 
 
With respect to police services, in particular, Tuscarora Township maintains a police department at a 
level above what is commonly found in other townships throughout Michigan and certainly for 
communities of its size.  Most rural townships in the State rely on the county sheriff to provide policing. 
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Even larger suburban townships frequently contract with the sheriff to provide services rather than 
creating their own department.  One illustration of this not uncommon arrangement is found in Cannon 
Township, a nearly 36 square mile suburb of Grand Rapids with a population of approximately 14,000.  
Rather than staffing its own force, the Township contracts with the Kent County Sheriff to supplement 
routine County services by having one dedicated patrol officer in the community for 12 hours each day. 
 
While the focus of this study is on first-responders, roads have also been cited as a “public resource”.  It 
should be recognized that any new development will contribute some additional traffic to the adjacent 
road network.  The impact of that traffic varies by type of use.  The proposed therapeutic farm will 
generate some added traffic, primarily a result of employees going to and from work.  However, this is 
far less than would be created if the subject site was developed as a single-family subdivision, as current 
zoning would permit by right.  According to the Institute of Transportation Engineers, Trip Generation 
Manual, a single-family home generates approximately 10 vehicle trips per day.  At that rate, a 26-lot 
subdivision could reasonably be expected to contribute 260 new trips each day to the abutting road 
network, far more than the traffic to be added by the proposed use. 
 
The most compelling finding supporting Section 18.7e comes from the first responders themselves.  
Each of the experts who head the various police, fire, and ambulance services has stated that the 
proposed use will not place demands on their resources in excess of current capacity.  Assurances have 
been provided, in writing, from all first responder agencies that the addition of the proposed residential 
use will “not place any hardship on…”, “not impact”, and “not impose a burden” upon their ability to 
provide needed service. 
 
Finally, Section 18.7e cites concern over the potential to “increase hazards from fire or other dangers to 
the subject property or adjacent properties.” The proposed use is a residential devleopment that, at 
most, will house 24 persons whose activities will be supervised by trained staff.  There is an equal or 
greater potential that a conventional subdivision of 26 homes could create fire hazards from back-yard 
barbeques or safety hazards due to young children going into the lake unsupervised.  Likewise, other 
special uses such as campgrounds, travel trailer courts, restaurant/bars, bed & breakfasts, social event 
facilities, and entertainment establishments all present the potential for increasing fire hazards or other 
dangers.  If each of these uses was held to this standard due to a potential “increase”, it is unlikely that 
they would be permitted anywhere in Cheboygan County.  Transforming vacant land into developed 
land will inherently increase the potential for fire or other dangers.  However, the proposed use is not 
one that poses a greater than normal potential for such hazards and is far more benign than many of the 
uses listed above. 
 
Based on this author’s extensive experience and the research conducted during the preparation of this 

study, no empirical or other convincing evidence has been discovered or reviewed that would support a 

conclusion that the proposed use of the subject property would create undue demands on police, fire, 

or other public resources in excess of current capacity nor increase hazards from fire or other dangers to 

the subject property or adjacent properties. 

 

____________________________________           ________________ 
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Appendix A – Agency Responses 
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Appendix B – PLB Planning Group, LLC Qualifications 
 
Paul LeBlanc is a community planner with over 40 years of professional experience in land use planning 
and zoning. His qualifications include: 
 

• AICP 
He holds certification from the American Institute of Certified Planners as a professional. 
 

• Zoning 
Throughout most of his career, Mr. LeBlanc has worked with communities to prepare and 
administer local zoning regulations. 
 

• National Experience 
During the past 10 years, Mr. LeBlanc has assisted communities throughout the United States 
with the preparation of zoning and other land development regulations.  In addition to 
Michigan, he has worked in: Indiana, Ohio, Iowa, Texas, Georgia, North Carolina, South Carolina, 
Pennsylvania, Colorado, and Alaska. 
 

• Certified Trainer 
As a certified trainer for the Michigan Association of Planning, he regularly conducts zoning 
seminars for local planning commissions and boards of appeals.  He has also assisted MAP in 
developing several of their training programs. 
 

• Expert Witness 
Mr. LeBlanc’s expertise in local zoning is well-regarded among land use attorneys. He has been 
called upon to testify in over a dozen zoning litigation matters throughout the state. 
 

• Planning Commission Member 
In addition to being a practicing professional, Mr. LeBlanc has served as a member of a local 
planning commission. 
 

• Township Trustee 
Currently, Mr. LeBlanc serves as a township trustee in the community where he resides.  He is 
serving his second term on the Township Board. 
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CHEBOYGAN COUNTY
PLANNING COMMISSION

FINDINGS OF FACT

Lawrence and Elizabeth Hanson and Heritage Cove Farm, LLC
Special Use Permit

Applicant: Lawrence and Elizabeth Hanson, husband and wife, on behalf of 
Heritage Cove Farm, LLC
625 N. Grandview Beach Road
Indian River, MI 49749

Owners: Lawrence and Elizabeth Hanson, husband and wife,  on behalf of 
Heritage Cove Farm, LLC
625 N. Grandview Beach Road
Indian River, MI 49749

Parcels: 625 N. Grandview Beach Road, 
Sections 5 and 6, Tuscarora Township
Parcel No’s. 162-005-300-002-00, 162-006-400-004-00 and
162-006-400-005-00

Hearing Date: Public Hearing on Wednesday, November 4, 2015 at 7:00 p.m. at
the Cheboygan High School Auditorium 
Deliberations on Wednesday, December 2, 2015 at 7:00 p.m. at
the Cheboygan High School Auditorium 
Deliberations on Wednesday December 16, 2015 at 7:00 p.m. at
the Cheboygan County Building 
Public Hearing on Wednesday, June 6, 2018 at 7:00 p.m. at the
Cheboygan High School Auditorium
Deliberation on Wednesday, September 5, 2018 at 7:00 p.m. at the
Cheboygan County Building, Commissioners’ Room #135

PROPERTY DESCRIPTION

The property of Owners is described more fully as: Situated in the Township of
Tuscarora, County of Cheboygan and State of Michigan.

See attached legal descriptions.

Hereinafter referred to as the “Property”. 
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APPLICATION

The purpose of this meeting and public hearing is to hear comments about and to 
further review standard 18.7.e. per the Michigan Court of Appeals’ Opinion dated
January 16, 2018.  This project has been previously approved by the Cheboygan
County Planning Commission at a meeting held on January 6, 2016.  Subsequent to its
approval, the decision was appealed by the Grandview Beach Association, a non-profit
corporation.  The approval was upheld on an appeal by the Hon. Donald J. McLennan,
presiding on assignment at the Cheboygan County Circuit Court and by the Michigan
Court of Appeals in an Opinion dated January 16, 2018.  In the Michigan Court of
Appeals Opinion of January 16, 2018, the Court noted that the Planning Commission
needs to complete making a finding under Article 18, Section 18.7.e.  In that Opinion
the Michigan Court of Appeals notes that the Cheboygan County Planning Commission
must determine under Section 18.7.e. of the Cheboygan County Zoning Ordinance,
whether the use as proposed will increase demands on fire, police, or other public
resources in excess of current capacity or increase hazards from fire or other dangers
to the subject property or adjacent properties, while weighing in the balance the
disabilities of the residents of Heritage Cove Farm, LLC, as applicable under 42 USC
3604(f)(3)(b).  The term most commonly utilized when referencing a disability is
“reasonable accommodation.”  This means that if the proposed special land use does
place demands on fire, police or other public services in excess of current capacity
and/or increases hazards from fire or other dangers to the subject property or adjacent
properties, given the disabilities of the residents of Heritage Cove Farm, LLC, can a
reasonable accommodation be made?  

A reasonable accommodation, as stated by the Michigan Court of Appeals in its
January 16, 2018 Opinion is whether any such increase in demands of governmental
service providers constitutes an undue burden.  The first part of the analysis is whether
there is an increased demand to begin with.  As the Court states on pages 9 and 10 of
its Opinion, “An undue burden is a burden that requires more than ‘reasonable costs’ or
modest, affirmative steps to accommodate the handicapped[.]’  Citing Quad Enterprises
Co, LLC, v Town of Southold, 369 Fed App’x 202, 207 (CA 2 2010)(citation omitted).” 
The Michigan Court of Appeals went on to state that “this analysis requires a court to
‘balance the plaintiff’s interest in equal housing against the defendant’s interest in the
integrity of the scheme that would be altered as a result of the accommodation.’”
Weighing the costs of the proposed accommodation is an appropriate part of the fact-
specific inquiry to determine whether an accommodation is reasonable. (See Michigan
Court of Appeals Opinion in Heritage Cove Farm, LLC of January 16, 2018 page 10). 
Pages 9 and 10 of the Michigan Court of Appeals Opinion of January 16, 2018 is
attached to these findings for the Planning Commission’s review.   

The Planning Commission having considered all of the evidence contained in the
record as well as evidence presented prior to and at the public hearing held on June 6,
2018, the Planning Commission having heard statements of the applicants and/or the
applicant’s attorney(s) and/or agents, the Planning Commission having considered
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18.7.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.

correspondence submitted by members of the public, comments by members of the
public, and/or attorneys who represent the members of the public and/or the Grandview
Beach Association, and having reached a decision on this matter, states as follows:  

SPECIFIC FINDINGS OF FACT UNDER 18.7.e. OF THE 
CHEBOYGAN COUNTY ZONING ORDINANCE

The Planning Commission makes the following findings of fact as required by Section
18.7.e. of the Cheboygan County Zoning Ordinance with respect to each of the
following standards:  

STANDARDS FOR SPECIAL LAND USE APPROVAL 

PREVIOUS FINDINGS MADE ON JANUARY 6, 2016. 

1. The Planning Commission finds that it has not received reports from law
enforcement, ambulance, or fire personnel, under whose jurisdiction the
subject site would fall.  The Planning Commission notes that a 2012 study
was referenced in the record from the Emergency Medicine International
Journal cited by the Washington Post, “psychiatric patients make up 7 to
10 percent of emergency room visits[.]” (Khazan, Olga,
www.washingtonpost.com, Jan 22, 2013.) (Exhibit 129).  The Planning
Commission find that, if a special land-use permit were to be granted,
such approval should be conditioned on the results of  a police, fire, and
ambulance impact study to determine whether the standard has been met
by Applicant.  

2. Testimony from a retired police officer indicated that there will be an
increase in safety hazards and emergency room visits.  Chris Blake,
Clinical Psychologist, stated safety issues are a concern.  There was
general public testimony where numerous people testified that there
would be numerous demands on fire, police and other resources.  

Motion by Mr. Kavanaugh, seconded by Mr. Freese, that findings 1-2 will not 
support standard 18.7.e.  Motion carried.  7 Ayes (Croft, Freese, Kavanaugh,
Bartlett, Ostwald, Jazdzyk, Lyon), 1 Nay (Borowicz), 1 Absent (Churchill).  

SUGGESTED FINDING FOR THIS STANDARD WHICH WOULD SUPPORT
REASONABLE ACCOMMODATION AND DETERMINE THAT HERITAGE COVE
FARM, LLC PROJECT WOULD NOT PLACE AN UNDUE BURDEN OR DEMAND ON
FIRE, POLICE OR PUBLIC RESOURCES IN EXCESS OF CURRENT CAPACITY
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NOR INCREASE HAZARDS FROM FIRE OR OTHER DANGERS TO THE SUBJECT
PROPERTY OR ADJACENT PROPERTIES.  

1. The Planning Commission finds that based upon the letters from law
enforcement, emergency services, and the Tuscarora Township Volunteer
Fire Chief, as well as the study authored by Paul M. LeBlanc, of PLB
Planning Group, LLC, being a certified planner and other exhibits, that the
proposed special land use will not place demands on fire, police or other
public resources in excess of current capacity or increase hazards from
fire or other dangers either to the Heritage Cove Farm property or any
adjacent properties.  The Planning Commission further finds that the
letters from the Tuscarora Township Fire Department, the Cheboygan
County Sheriff’s Department and the PLB Planning Group study clearly
indicate that there would not be any increase in demand with respect to
fire and police services in excess of current capacity regardless of
whether the agencies are servicing the Heritage Cove Farm property or
other adjacent properties within the township.  The Planning Commission
further finds that the amount of services provided by police and fire within
Tuscarora Township and within the vicinity of Heritage Cove Farm has
remained the same for several years while having to provide services to a
declining population both within Tuscarora Township and Cheboygan
County, thus negating any increase whatsoever of any potential hazards,
including any criminal activity which may or may not occur within the
township by adding Heritage Cove Farm operations as outlined in page 3
of the PLB Planning Group report.   (See Exhibits 2, 3, 4, 5, 6 and 33).

2. The Planning Commission finds that

PROPOSED FINDING THAT DOES SHOW THAT THE DEMANDS PLACED
ON FIRE, POLICE OR OTHER PUBLIC RESOURCES IN EXCESS OF
CURRENT CAPACITY EXISTS AND/OR INCREASES HAZARDS FROM FIRE
AND OTHER DANGERS TO THE SUBJECT PROPERTY OR ADJACENT
PROPERTIES IN A MANNER WHICH CONSTITUTES AN UNDUE BURDEN. 

1. The Planning Commission finds that 

The Planning Commission finds that this standard has/has not been met.
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Motion made by                                       , supported by                                                  
that based upon the general findings of fact and the rezoning factors that the
applicant’s request for a special use permit is hereby recommended to be
denied/approved/approved with conditions. 

Ayes:                                                     

Nays:                                                     

DATE DECISION AND ORDER ADOPTED

                                    
Date

                                                       
         Chair  

                                                       
         Secretary 

Please place close attention when applying the evidence to the standard
contained in Section 18.7.e. to the Court’s Opinion beg inning at the last paragraph on
page 9 through page 10. 
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