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CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, APRIL 19,  2017 AT 7:00 PM 

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

AGENDA  

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

APPROVAL OF AGENDA 

APPROVAL OF MINUTES  

PUBLIC HEARING AND ACTION ON REQUESTS 

1.) An Ordinance to amend the Cheboygan County Zoning Ordinance #200  to amend the definition of dwelling and 
family to allow short term rental of dwellings.  

2.) Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling (Section 7.3.13.)  
The property is located at 1988 Levering Rd,  Beaugrand Township, parcel #041-026-300-003-05 and is zoned Light 
Industrial Development (D-LI).  

3.) RACC Enterprises, LLC and Griswold Mountain Properties, LLC - Requests a Special Use Permit for a wireless 
communication facility (Section 17.13.). The property is located at 6444 Griswold Mountain Drive, Tuscarora Twp., 
section 12, parcel #161-012-300-003-01 and #161-012-300-003-01, and is zoned Agriculture and Forestry 
Management (M-AF). 

4.) Edward Shovan - Requests a Special Use Permit for Boat Storage and Indoor Storage Facility (50 ft. x 144 ft.) and a 
change of use for an existing structure from Private Storage to Indoor Storage Facility (40 ft. x 144 ft.) (Sections 6.3.14. 
and 6.3.16.). The property is located at 1771 and 1829 South Straits Highway, Tuscarora Twp., section 7, parcel #161-
007-300-010-01 and #161-012-300-010-02, and is zoned Commercial Development (D-CM). 

5.) Robert Andrews - Requests a Special Use Permit for an Indoor Storage Facility (30 ft. x 140 ft.) (Section 6.3.16.). The 
property is located at 6123 North Straits Highway, Inverness Twp., section 34, parcel #091-034-400-006-03, and is 
zoned Commercial Development (D-CM). 

6.) Thomas Redman / Exodus 33:13, LLC - Requests a rezoning from Agriculture and Forestry Management District (M-AF) 
to Light Industrial Development District (D-LI). The property proposed to be rezoned is located in Walker Township, 
Section 5 and described as follows; 

Parcel #220-005-200-001-01 described as, COM NE COR OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; TH WLY 
250FT ALG N SEC LI; TH S 300FT; TH E 250FT TO E LI OF NW1/4 OF NE1/4; TH N 300FT TO POB, PT OF NW1/4 
OF NE1/4. Also Parcel #220-005-200-002-00 described as, COM AT NE COR OF NW1/4 OF NE1/4, SEC 5, 
T34N,R1W; TH W 325FT TO POB; TH S 300FT; TH W 200FT; TH N 300FT TO N. SEC LI; TH E TO POB, PT OF 
NW1/4 OF NE1/4 
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7.) Colony Beach Association – Requests a Site Plan Review for a proposed condominium (Section 20.3.d).  The property 
is located at 7491 McDonald Rd., 738 Colony Beach Ln., 694 Colony Beach Ln., 700 Colony Beach Ln., 693 Colony Beach 
Ln., 715 Colony Beach Ln., Benton Township, Section 29, parcel #104-029-100-056-01, #104-029-100-056-02, #104-
029-100-056-03, #104-029-100-056-04, #104-029-100-056-05, and is zoned Lake and Stream Protection (P-LS).  

UNFINISHED BUSINESS 

NEW BUSINESS 

STAFF REPORT 

PLANNING COMMISSION COMMENTS  

PUBLIC COMMENTS  

ADJOURN 



This is a supplemental notice regarding a public hearing for consideration of a special use permit for waste hauling by Triple 
D Sanitation for the property located at 1988 Levering Road. The original notice states that the subject property is in the 
Light Industrial Development (D-LI) zoning district. The subject property is zoned General Industrial Development (D-GI). 
The time and place of the public hearing, the proposed use, the location of the proposed use, the section of the zoning 
ordinance including the review requirements under which the proposed use can be approved remains the same as provided 
in the original notice.  

The corrected notice reads as follows: 

Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling (Section 
7.3.13., as referenced in section 8.3.1.)  The property is located at 1988 Levering Rd,  Beaugrand Township, 
parcel #041-026-300-003-05 and is zoned General Industrial Development (D-GI).  

 
 

Please visit the Planning and Zoning office or visit our website to see the proposed ordinance amendment and special 
use permit applications 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 PLANNING COMMISSION 
870 SOUTH MAIN ST., ROOM 103  PO BOX 70   CHEBOYGAN, MI 49721 

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

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING & PUBLIC HEARING 
WEDNESDAY, APRIL 5, 2017 AT 7:00 P.M. 

ROOM 135 – COMMISSIONER’S ROOM - CHEBOYGAN COUNTY BUILDING 

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

ABSENT: Churchill  

STAFF:  Scott McNeil 

GUESTS: Eric Boyd, Bob Lyon, John Moore, Cal Gouine, Carl Muscott, John F. Brown, Tim Maylone, Austin Babich, 
Rob LaBelle 

The meeting was called to order by Chairperson Croft at 7:00pm. 
 
PLEDGE OF ALLEGIANCE 
Chairperson Croft led the Pledge of Allegiance. 
 
Mr. Freese asked the Planning Commission for a moment of silence for Tony Matelski, Cheboygan County Board of 
Commissioners Chairman. 
 
APPROVAL OF AGENDA 
The meeting agenda was presented.  Motion by Mr. Kavanaugh, seconded by Mr. Freese, to approve the agenda as presented.  
Motion carried. 8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Lyon, Jazdzyk), 0 Nays, 1 Absent (Churchill) 
 
APPROVAL OF MINUTES 
The March 15, 2017 Planning Commission minutes were presented.  Motion by Mr. Kavanaugh, seconded by Mr. Jazdzyk, to 
approve the meeting minutes as presented.  Motion carried. 8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, 
Lyon, Jazdzyk), 0 Nays, 1 Absent (Churchill) 
 
PUBLIC HEARING AND ACTION ON REQUESTS 
Cherry Capital Connection and Robert and Patsy Knaffle  
Requests a Special Use Permit for a wireless communication facility (section 17.13). The property is located at 3044 Gilpin 
Road, Benton Twp., section 10, parcel #104-010-100-002-01, and is zoned Agriculture and Forestry Management (M-AF). 
 
Mr. McNeil stated there is a residential dwelling at the north of the property with an address on Gilpin Road.  Mr. McNeil 
stated that the location of the proposed tower could be better identified as Wartella Road.  Mr. McNeil stated that the tower is 
proposed to be 128 feet tall and meets the 1:1 ratio for setbacks from the lot lines.  Mr. McNeil stated that the applicant has 
responded to the specific requirements under section 17.13 that the Planning Commission will review.   
 
Mr. Maylone stated that he is the General Manager for Cherry Capital Connection.  Mr. Maylone stated that they currently 
provide high-speed internet service and telephone service to 12 counties in Northern Michigan.  Mr. Maylone stated that 
Cherry Capital Connection is a wireless internet service provider (WISP).  Mr. Maylone stated that the wireless internet 
service provider (WISP) industry addresses telephone needs and internet needs in rural areas.  Mr. Maylone stated that there 
are approximately 67 WISP’s in Michigan and approximately 700 WISP’s in the United States.  Mr. Maylone stated that Cherry 
Capital Connection builds small 128 foot towers wherever there is a demand in their region.  Mr. Maylone stated that they use 
licensed and unlicensed frequencies for the high-speed internet.  Mr. Maylone explained that the towers are a distribution 
point for fiber to the home.  Mr. Maylone stated that they received approval from Benton Township for a franchise agreement 
which is planned for 3-7 years in the future.  Mr. Maylone stated that the location is suited to the demand.  Mr. Maylone stated 
that they have 16 reservations on file for this neighborhood who are waiting for the tower to be erected.  Mr. Maylone stated 
that this will be the first of 20-30 more towers that they plan to build in Cheboygan County over the next 4-5 years.  Mr. 
Maylone stated this is an agricultural property that is no longer being used for agricultural purposes.  Mr. Maylone stated that 
the tower will be located on Wartella Road and will be set back off of the road so it will not be in the direct line of sight.  Mr. 
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Maylone stated that this is a relatively small tower with a triangular cross section 12 inches on a side and at ½ mile away the 
visual impact is reduced.  Mr. Maylone stated that collocation is not an option because this will be a light weight tower and will 
only hold 7 square wind load at 100 miles per hour, which is a State of Michigan requirement.  Mr. Maylone stated that they do 
not use commercial towers due to the cost factor.  Mr. Maylone stated that generally, a lease on a commercial tower is $500 - 
$1000 per month. Mr. Maylone stated that these towers are built for under $5,000.  Mr. Maylone stated that he has not heard 
back from the FFA yet about this location. Mr. Maylone stated that the FFA is doing a survey which will also go to MDOT for 
approval. Mr. Maylone stated that the FFA has 45 days to make a determination. Mr. Maylone stated that Patsy Knaffle is 
attending this meeting. Mr. Maylone stated that Mrs. Knaffle and her husband own the property and they believe this tower is 
good for the neighborhood.  
 
Mr. Ostwald asked how far will one tower will provide service. Mr. Maylone stated that they have a tower at the Grand Hotel 
on Mackinaw Island, which reaches 11-12 miles. Mr. Maylone stated that they are building a tower in Levering on Hare Road, 
which is a 13 mile link.   Mr. Maylone stated that this tower is engineered for 6 miles (3 mile radius).  Mr. Maylone stated that 
they have towers that go as far as 28 – 29 miles.  Mr. Maylone stated that it depends on the terrain and tree coverage.  
 
Ms. Croft asked for public comment. There were no public comments. Public comment closed.  
 
The Planning Commission reviewed and approved the General Findings, Finding of Fact Under Section 17.13.1.a, Finding of 
Fact Under Section 17.13.2.b, Findings of Fact Under Section 18.7 and the Specific Findings of Fact Under Section 20.10. 
Motion by Mr. Freese, seconded by Mr. Kavanaugh,  to approve the special use permit based on the General Findings, Finding 
of Fact Under Section 17.13.1.a, Finding of Fact Under Section 17.13.2.b, Findings of Fact Under Section 18.7 and the Specific 
Findings of Fact Under Section 20.10 subject to FAA letter of approval is to be submitted to Planning & Zoning Department and 
Department of Building Department Safety requirements are to be met. Motion carried. 8 Ayes (Bartlett, Freese, Kavanaugh, 
Borowicz, Croft, Ostwald, Lyon, Jazdzyk), 0 Nays, 1 Absent (Churchill) 
 
ERS Telecom Properties and Bernard Jankoviak  
Requests a Special Use Permit for a wireless communication facility (section 17.13). The property is located on South 
Extension Road, Mullett Twp., section 7, parcel #130-007-100-001-00, and is zoned Agriculture and Forestry Management 
(M-AF).  Ms. Croft asked for public comments.  There were no public comments.  Public comment closed.   
 
Mr. McNeil stated that this is a request for a special use permit for a tower and this property is zoned Agriculture and Forestry 
Management. Mr. McNeil stated that the proposed height of this tower is 250 feet and it does not meet the isolation standard 
from the lot line.  Mr. McNeil stated that section 17.3.1 does allow the Planning Commission to reduce the isolation standard 
up to 50% if they can show the structure is built to collapse within that 50% reduction.  Mr. McNeil stated that the applicant 
has provided a letter from an engineer which would set the isolation standard at 60%.  Mr. McNeil stated that the applicant has 
addressed section 17.13.   
 
Ms. Croft referred to the application and noted that site plan standard d states that there will be a 6 foot tall chain link fence 
around the “sixty foot by sixty foot (6‘ x 6’) compound”.  Ms. Croft asked if this is 60 foot x 60 foot or 6 foot x 6 foot.  Mr. McNeil 
stated that this will be verified with the applicant.   
 
Mr. Jazdzyk asked Mr. McNeil to review the variances that the applicant can receive through use of a professional engineer. Mr. 
McNeil stated that the ordinance requires that the tower is set back from property lines the same distance as the height of the 
tower.  Mr. McNeil stated that the ordinance also allows the Planning Commission to reduce that requirement up to 50% if 
they can show that the tower will collapse within the area provided for the setback.  Mr. McNeil stated that the applicant has 
provided this information and based on his calculations it is approximately 60%.  Mr. Kavanaugh asked if it could be reduced 
to 50%.  Mr. McNeil stated that it can be reduced to 50%. 
 
Mr. Babich stated that he is with Pyramid Network Services and he is representing ERS Telecom Properties.  Mr. Babich 
introduced Rob LaBelle, who is with Williams, Williams, Rattner & Plunkett, PC.  Mr. Babich stated that ERS Telecom 
Properties is requesting a special use permit for a wireless telecommunication facility in an Agriculture and Forestry 
Management Zoning District in Mullett Township on property that is owned by Bernard Jankoviak.  Mr. Babich stated that the 
communication facility is designed for Verizon Wireless.  Mr. Babich stated that ERS Telecom Properties will provide support 
for emergency services by providing wireless communications to paramedics, firefighters and law enforcement agencies.  Mr. 
Babich stated that ERS Telecom Properties has determined this location based on thorough computerized studies.  Mr. Babich 
stated the technical criteria for establishing cell sites is very exacting as to the height and location of the communications 
facility.  Mr. Babich stated that based on computerized patterns and topography, engineers have identified the necessary 
location for this personal communication service.  Mr. Babich referred to the propagation maps and explained the existing 
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coverage and the proposed coverage.  Mr. Babich clarified that the barbed wire fence compound will be 60’ x 60’.  Mr. Babich 
stated that they will be utilizing an existing drive.  Mr. Babich stated that this will be a 250 foot guyed tower.  Mr. Babich stated 
that this tower is designed for collocation for three additional carriers.  Mr. Babich stated that ERS Telecom Properties 
requests that the Planning Commission approve this special use permit and site plan.   
 
Mr. LaBelle stated this tower will be owned by ERS Telecom Properties and the first entity on the tower will be Verizon 
Wireless.  Mr. LaBelle stated that the data on the propagation map is Verizon Wireless data.  Mr. LaBelle explained that Verizon 
Wireless has the biggest network in the state.  Mr. LaBelle stated that this tower is being built to Verizon Wireless engineering 
specifications and as a result, the fall zone certificate is from an engineer that has been hired by Verizon Wireless.  Mr. LaBelle 
stated that these towers are extremely stable and there are no Verizon Wireless towers that have ever collapsed.  Mr. LaBelle 
stated that if the tower ever did fall it would collapse on itself.  Mr. LaBelle stated that they already have FAA approval and a 
copy of the FAA letter is included in the Planning Commission packet.  Mr. LaBelle explained that this tower will cover a 3 mile 
radius.  Mr. LaBelle stated this tower will cover a coverage gap in the area and it will also help to off-load capacity or take up 
slack on existing Verizon Wireless towers as there is so much demand that it is exceeding the capacity of the antennas.  Mr. 
LaBelle stated that they meet all of the requirements for the special use permit and request that the Planning Commission’s 
approval for this request.   
 
Ms.Croft asked for public comment.  There was no public comment.  Public comment closed.   
 
Mr. Kavanaugh asked if the proposed tower will affect Mr. VanDoorn’s plans to build in the future.  Mr. McNeil stated that there 
are no concerns from a zoning stand point.  Mr. McNeil stated that he forwarded the email to Mr. Babich so he is aware of Mr. 
VanDoorn’s concerns.  Mr. Babich stated that Mr. VanDoorn is concerned about apple trees being removed.  Mr. Babich stated 
that the trees are on Mr. VanDoorn’s property and will not be removed.   
 
The Planning Commission reviewed and approved the General Findings, Finding of Fact Under Section 17.13.1.a, Finding of 
Fact Under Section 17.13.2.b, Findings of Fact Under Section 18.7 and the Specific Findings of Fact Under Section 20.10. 
Motion by Mr. Freese, seconded by Mr. Kavanaugh,  to approve the special use permit based on the General Findings, Finding 
of Fact Under Section 17.13.1.a, Finding of Fact Under Section 17.13.2.b, Findings of Fact Under Section 18.7 and the Specific 
Findings of Fact Under Section 20.10 subject to Department of Building Department Safety requirements. Motion carried. 8 
Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Lyon, Jazdzyk), 0 Nays, 1 Absent (Churchill) 
 
Toni Wilson  
Requests a Site Plan Review Amendment for a change of use from Restaurant, Salon (Office) and Retail Use with outdoor 
seating and outdoor display to Bar Use with outdoor seating (Sections 13B.2.2).  The property is located at 3499 South M-27, 
Tuscarora Township, section 24, parcel #161-024-200-006-00 and is zoned Village Center Indian River Overlay (VC-IR-O). 
 
Mr. McNeil stated that it was brought to his attention yesterday that Ms. Wilson’s site plan amendment approval could be 
approved as an administrative amendment which is approved by staff.  Mr. McNeil provided a copy of section 20.14 that sets 
forth the provisions for administrative approval of site plan review amendments.  Mr. McNeil stated that Ms. Wilson’s site plan 
amendment application was approved under section 20.14.7.  Mr. McNeil reviewed that the four conditions that must be met 
under this section when there is an administrative approval.  Mr. McNeil stated that he notified Ms. Wilson that this application 
was approved administratively.   
 
UNFINISHED BUSINESS 
2018 Capital Improvement Program – Program Summary and Project Descriptions 
Mr. McNeil stated that the Planning Commission has received the project descriptions and the summary sheet for their review.  
Mr. McNeil stated there is only one new project by the Road Commission relative to Levering Road.  Mr. McNeil stated he was 
notified that there will probably be changes to the Cheboygan County Maintenance Department.  Discussion was held.  Motion 
by Mr. Freese, seconded by Mr. Kavanaugh, that the Cheboygan County Road Commission Levering Road project be classified 
as a needed project.    Motion carried. 8 Ayes (Bartlett, Freese, Kavanaugh, Borowicz, Croft, Ostwald, Lyon, Jazdzyk), 0 Nays, 1 
Absent (Churchill) 
 

Draft Zoning Ordinance Amendment Relating To Assembly Halls 
Mr. McNeil stated that he has reviewed private clubs and lodges and he recommends that those uses can also be placed under 
the Assembly, Educational or Social Event Facility definition.  Mr. McNeil stated that the amendment document has been 
amended accordingly.  The Planning Commission asked that Mr. McNeil forwards the proposed amendment to legal counsel 
for review.    
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NEW BUSINESS 
No comments. 
  
STAFF REPORT 
Mr. McNeil stated that there are four special use permit applications, one site plan review application, a public hearing for the 
ordinance amendment on the dwellings and a rezoning application scheduled for the April 19, 2017 Planning Commission 
meeting.   Discussion was held.   
 
PLANNING COMMISSION COMMENTS 
Mr. Freese provided an update on Commissioner Tony Matelski.  Discussion was held.   
 
PUBLIC COMMENTS 
Mr. Muscott stated that he talked with Mr. McNeil regarding the boathouse amendment that was discussed last year.  Mr. 
Muscott stated he does not know that it needs a survey or if it will just require being properly noticed that an amendment is 
being discussed.  Mr. Muscott stated he would like to see this amendment moving forward in case someone would like to build 
a boat house before the end of summer.   
 
Mr. Brown asked if the Capital Improvement Plan only includes 2018 or does it also include 2017.  Ms. Croft stated that it is for 
the next year.  Mr. Brown stated that the 2016 Capital Improvement Plan included money for the Humane Society expansion 
which was not done. Mr. Brown asked if this project should have been included in the 2017 Capital Improvement Plan. Mr. 
McNeil stated that the Capital Improvement Plan is a plan for the next year.  Mr. McNeil stated that it is a forward proposed 
document.    Mr. McNeil stated that many places use it as a budgeting document for the upcoming year.  Mr. McNeil stated that 
the current year is not included in the document.  Mr. McNeil stated that if the project was not completed it may be 
appropriated for the current year or it may be deemed complete.  Mr. Kavanaugh asked if a project is automatically added to 
the next Capital Improvement Plan if it is not completed.  Mr. McNeil stated no.  Mr. McNeil stated that just because a project is 
included in the Capital Improvement Plan does not mean that it will be done. Discussion was held.   
 
ADJOURN 
Motion by Mr. Kavanaugh to adjourn.  Motion carried.  Meeting was adjourned at 7:51 pm. 
 
 
 
 
 
 
 
_________________________________________________________ 
Charles Freese 
Planning Commission Secretary 



CHEBOYGAN COUNTY  

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

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

www.cheboygancounty.net/planning/ 

 

Date:  March 29, 2017 

 

To:  Planning Commission 

 

From:  Scott McNeil, Planner 

 

Re:  Public Hearing; Zoning Ordinance Amendment relative to definition of a dwelling.  
  

The subject zoning ordinance amendment is proposed in order to provide short term commercial 

rental of all dwellings within Cheboygan County.  

By review of the amendment document you will find a new proposed definition for Dwelling or 

Dwelling Unit which provides for permanent or temporary use by one or more families. The 

current definition for Dwelling or Dwelling Units reads as follows: 
 

DWELLING or DWELLING UNIT  

A single unit building, or portion thereof, providing complete independent living 

facilities for one (1) family for residential purposes, including permanent provisions for 

living, sleeping, heating, cooking, and sanitation. 

The new proposed definition reads as follows: 

 

  DWELLING or DWELLING UNIT 

Any building or portion thereof which is occupied in whole or in part as a home, 

residence, or sleeping place, either permanently or temporarily, by one or more families, 

but not including bed and breakfast, boarding or lodging houses, resorts, resort hotels, 

recreation farms, vacation lodges, motor inns, hotels, motels and other tourist lodging 

A new definition for family is also proposed in order to remove reference to a domicile and 

specific groups in the current definition. The current definition reads as follows: 

 

 FAMILY  

1. An individual or group of two or more persons related by blood, marriage or adoption, 

together with foster children and servants of the principal occupants, who are domiciled 

together as a single, domestic, housekeeping unit in a dwelling unit, or 

2. A group of individuals domiciled together in one dwelling unit whose relationship is of 

a continuing non-transient domestic character and who are cooking and living as a single 

nonprofit housekeeping unit. This definition shall not include any society, club, 

fraternity, sorority, association, lodge, coterie, organization, group of students, child 

caring institution, or other individuals whose domestic relationship is of a transitory or 

seasonal nature. 



The new proposed definition reads as follows: 

 

Family  

A group of individuals, whether related or unrelated, who are occupying a dwelling. 
 

I will look forward to review of the proposed amendment during the public hearing scheduled for 

April 19, 2017. 

 

 

  



 
 

 Draft for April 19, 2017 Public Hearing 
CHEBOYGAN COUNTY 

Zoning Ordinance Amendment #___ 
AN ORDINANCE TO AMEND THE CHEBOYGAN COUNTY ZONING ORDINANCE No. 200 TO 
PROVIDE DEFINITIONS FOR DWELLINGS,  DWELLING UNITS and FAMILY. 
 
THE COUNTY OF CHEBOYGAN, STATE OF MICHIGAN ORDAINS 
 
Section 1. Amendment of Section 2.2. 
Section 2.2 of the Cheboygan County Zoning Ordinance No. 200 is hereby amended to amend the 
following new definitions in their appropriate alphabetical location, which new definitions shall read in 
their entirety as follows: 
 
Dwelling or Dwelling Unit 
Any building or portion thereof which is occupied in whole or in part as a home, residence, or sleeping 
place, either permanently or temporarily, by one or more families, but not including bed and breakfast, 
boarding or lodging houses, resorts, resort hotels, recreation farms, vacation lodges, motor inns, 
hotels, motels and other tourist lodging facilities. 
 
Family  
A group of individuals, whether related or unrelated, who are occupying a dwelling. 
 
Section 2. Severability.  
If any section, clause, or provision of this Ordinance is declared unconstitutional or otherwise invalid 
by a court of competent jurisdiction, said declaration shall not affect the validity of the remainder of 
the Ordinance as a whole or any part thereof, other than the part so declared to be unconstitutional or 
invalid.  
 
Section 3. Effective Date.  
This Ordinance shall become effective eight (8) days after being published in a newspaper of general 
circulation within the County. 
 

CHEBOYGAN COUNTY   
 
 
 
By:  Anthony M. Matelski  
Its:  Chairperson 
 
 
 
By:  Karen L. Brewster  
Its:  Clerk 







































 
NOTICE 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING and PUBLIC HEARING 
WEDNESDAY, APRIL 19, 2017 AT 7:00 PM 

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

 
 

1.) An Ordinance to amend the Cheboygan County Zoning Ordinance #200  to amend the definition of 
dwelling and family to allow short term rental of dwellings.  

 
2.) RACC Enterprises, LLC and Griswold Mountain Properties, LLC - Requests a Special Use Permit for 

a wireless communication facility (Section 17.13.). The property is located at 6444 Griswold Mountain 
Drive, Tuscarora Twp., section 12, parcel #161-012-300-003-01 and #161-012-300-003-01, and is zoned 
Agriculture and Forestry Management (M-AF). 

 
3.) Edward Shovan - Requests a Special Use Permit for Boat Storage and Indoor Storage Facility (50 ft. x 

144 ft.) and a change of use for an existing structure from Private Storage to Indoor Storage Facility (40 
ft. x 144 ft.) (Sections 6.3.14. and 6.3.16.). The property is located at 1771 and 1829 South Straits 
Highway, Tuscarora Twp., section 7, parcel #161-007-300-010-01 and #161-012-300-010-02, and is 
zoned Commercial Development (D-CM). 

 
4.) Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling 

(Section 7.3.13.)  The property is located at 1988 Levering Rd,  Beaugrand Township, parcel #041-026-
300-003-05 and is zoned Light Industrial Development (D-LI).  

 
5.) Robert Andrews - Requests a Special Use Permit for an Indoor Storage Facility (30 ft. x 140 ft.) (Section 

6.3.16.). The property is located at 6123 North Straits Highway, Inverness Twp., section 34, parcel #091-
034-400-006-03, and is zoned Commercial Development (D-CM). 

 
6.) Thomas Redman / Exodus 33:13, LLC - Requests a rezoning from Agriculture and Forestry 

Management District (M-AF) to Light Industrial Development District (D-LI). The property proposed to be 
rezoned is located in Walker Township, Section 5 and described as follows; 
Parcel #220-005-200-001-01 described as, COM NE COR OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; 
TH WLY 250FT ALG N SEC LI; TH S 300FT; TH E 250FT TO E LI OF NW1/4 OF NE1/4; TH N 300FT 
TO POB, PT OF NW1/4 OF NE1/4. Also Parcel #220-005-200-002-00 described as, COM AT NE COR 
OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; TH W 325FT TO POB; TH S 300FT; TH W 200FT; TH N 
300FT TO N. SEC LI; TH E TO POB, PT OF NW1/4 OF NE1/4 

 
Please visit the Planning and Zoning office or visit our website to see the proposed ordinance amendment and 
special use permit applications 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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This is a supplemental notice regarding a public hearing for consideration of a special use permit for waste hauling by Triple 
D Sanitation for the property located at 1988 Levering Road. The original notice states that the subject property is in the 
Light Industrial Development (D-LI) zoning district. The subject property is zoned General Industrial Development (D-GI). 
The time and place of the public hearing, the proposed use, the location of the proposed use, the section of the zoning 
ordinance including the review requirements under which the proposed use can be approved remains the same as provided 
in the original notice.  

The corrected notice reads as follows: 

Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling (Section 
7.3.13., as referenced in section 8.3.1.)  The property is located at 1988 Levering Rd,  Beaugrand Township, 
parcel #041-026-300-003-05 and is zoned General Industrial Development (D-GI).  

 
 

Please visit the Planning and Zoning office or visit our website to see the proposed ordinance amendment and special 
use permit applications 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.  

 





















































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 

waste hauler in a General Industrial 

Development District (G-LI).  

Prepared by: 

Steve Schnell and Scott McNeil 

Date: 

April 12, 2017 
Expected Meeting Date: 

April 19, 2017 

 

GENERAL INFORMATION 

 

Applicant:    Triple D Sanitation/Erica Wheelock 

Contact person:  Erica Wheelock 

Phone:   231-290-1950 

 

Requested Action:  Approval of a Special Use Permit for a waste hauler business in a General 

Industrial Development District pursuant to Section 7.3.13. as referenced by Section 8.3.1. 

 

BACKGROUND INFORMATION 

The applicant is proposing a waste hauler business in a General Industrial Development District (D-

GI) zoning district. The applicant has provided a statement regarding the proposed operation of the 

waste hauler business which is attached to the application. As a waste hauler, the applicant indicates 

that the waste will be picked up off site and placed in waste hauling trucks. The waste will then be 

taken from the truck to the final disposal site. There may be waste in a waste hauling truck when 

parked at the site. No transfer of waste at the site is proposed. An area for storage of empty dumpsters 

is indicated on the site plan in the east-central portion of the site measuring approximately 120 feet by 

140 feet. The applicant proposes to use existing structures with a future addition for office use 

measuring 13 feet by 17 feet as indicated on the site plan. There are no other new construction, 

alteration of existing structures or earth changes proposed in the application. The applicant indicates 

that there will be no toxic wastes. 

 

The applicant has received a certificate of occupancy for the existing structures from the Cheboygan 

Department of Building Safety since the proposed use falls under the same use category as defined by 

the Michigan Uniform Construction Code. 

 

Waste hauler is a use which is not expressly allowed in the zoning ordinance.  As a result the 

applicant has chosen to make application under Section 7.3.13 which includes a requirement that the 

Planning Commission make a determination whether the proposed use is of the same general 

character as other uses allowed in the zoning district. 
 



Section 7.3.13 (which is referenced in Section 8.3.1 and the same as Section 8.3.16) reads as follows: 

 

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

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

pursuant to this subsection or corresponding subsections in other zoning districts may be 

allowed in this zoning district by special use permit if the Planning Commission determines 

that the proposed use is of the same general character as the other uses allowed in this zoning 

district, either by right or by special use permit, and the proposed use is in compliance with 

the applicable requirements of the Cheboygan County Comprehensive Plan for this zoning 

district. 

 

We have reviewed our record of approved special use permits and past Planning Commission 

meeting indexes and find no reference to waste hauler use that has been approved or has been under 

consideration.  

 

The standard requires “compliance with the applicable requirements of the Cheboygan County 

Comprehensive Development Plan for this zoning district”. Although there are no requirements listed 

in a Comprehensive Development Plan, which is now called the Master Plan, consistency with that 

plan can be reviewed. You will find a section of the Future Land Use Map of the subject area 

included in figure 1 of this report. 

 

Current Zoning: 

General Industrial Development District (D-GI). 

 

Surrounding land uses: 

Commercial on the south. Single family residential to the north and west. Cheboygan County Airport 

to the north and east.   

 

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

floodplain): Some possible wetlands are indicated on the National Wetland Inventory map per figure 

2. There are no wetlands indicated in the area where the use activity is proposed to take place.  

 

Historic buildings/features: 

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

 

Traffic Implications 

Commercial uses can currently be found in the immediate area. The use will have minimal impact on 

traffic conditions.  

 

Parking 

There are no regulations or standards found in Section 17.6 relative to the proposed use. Section 17.6. 

provides for 1 parking space for every 2 employees. The applicant indicates that there will be 3 

employees which will require 2 parking spaces. The site plan provides for 18 parking spaces. 

 

 

 



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

ROW width, access to adjacent properties) 

The site plan indicates 2 existing driveways. One driveway provides access to the site from Inverness 

Trail Road and the other from Levering Road. Levering Road is an all-season road with no seasonal 

weight restrictions. Inverness Trail Road is a county road with a 2016 PASER rating of 3 out of 10.  

 

Signs 

A freestanding sign is located on the site which is to be used to advertise the proposed use. No other 

signs are proposed with this application.  

 

Fence/Hedge/Buffer  

No additional fences, hedge or buffers are proposed.  

 

Lighting 

No new lighting is proposed 

 

Stormwater management 

The site plan provides for maintaining existing management of stormwater. No storm water 

management improvements are proposed. 

 

Review or permits from other government entities: 

A permit from the Department of Building Safety will be required for the proposed office addition to 

an existing structure. The Cheboygan County Road Commission will require a driveway permit 

requiring concrete curb and gutter with surfacing will be required for all existing driveways. (see 

exhibit 7) Approval by the Michigan Department of Environmental Quality (DEQ) may also be 

required. Waste hauling businesses, called Solid Waste Transporting Units by the DEQ, must operate 

according to administrative rules referenced in the Michigan Natural Resources and Environmental 

Protection Act (NREPA). Part 6, R 299.4601-299.4602 apply to solid waste transporting units. 

Compliance with those rules is determined by the DEQ.  Initial indication is that the plan proposed 

meets those rules. A requirement that these transporting units must be 500’ from a residence applies 

only during the collection process. They indicated it is acceptable for a completely sealed truck to 

have waste in it overnight at the location as long as no trash escapes the truck and no transferring of 

the waste occurs at the site of the transporting unit’s operations.  

 

Recommended conditions: 

A listing of conditions upon approval for consideration by the Planning Commission are provided at 

the end of the Findings of Fact draft document.  

 

R 299.4602 Operation. 

Rule 602. (1) A solid waste transporting unit's openings shall be closed and doors or covers shall be 

secured by an adequate latch or restraining mechanism to keep them closed while transporting solid 

waste which may blow or fall off the vehicle. The driver shall be responsible for the proper 

positioning of the cover. A special covering shall be used where conditions require the control of 

odor, vermin, liquids, dust or smoke. 

(2) A solid waste transporting unit shall be loaded in a manner that minimizes the spilling of 

materials. 



(3) Where accidental spillage does occur from the solid waste transporting unit, the driver shall be 

responsible for assuring that the material is picked up as soon as possible and the area suitably 

cleaned. 

(4) Where solid waste is purposely dumped from a solid waste transporting unit due to a hot load or 

fire, the fire shall be immediately extinguished by the most effective means and the area shall be 

properly cleaned as soon as reasonably possible.  

(5) During the collection process, a solid waste transporting unit shall not be parked in a residential 

area longer than necessary to collect solid waste, unless it is parked more than 500 feet from adjacent 

residences. A solid waste transporting unit shall not be parked, stored or established at any location so 

as to cause a hazard to health or at any residentially zoned location so as to cause a nuisance. 

 

Figure  1. Future Land Use Map (Adopted: 2014) of the subject area. 

 

 

 
 

 

  



Figure 2 

 
 

 

Source:  

Michigan DEQ, Final Wetland Inventory. This is a 

portion of a map that is intended to be used as one tool 

to assist in identifying wetlands and provides only 

potential and approximate location of wetlands and 

wetland conditions. It is not intended to be used to 

determine the specific locations and jurisdictional 

boundaries of wetland areas subject to Part 303, 

Wetlands Protection of PA 451 of 1994, as amended. 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SPECIAL USE PERMIT REQUEST 
Wednesday, April 19, 2017, 7:00 PM 

 

Applicant 

Triple D Sanitation 

Erica Wheelock 

14145 Stoney Point Road 

Cheboygan, MI 49721 

Owner 

Bonnie Nagy 

1988 Levering Rd. 

Cheboygan, Mi49706 

Parcel 

1988 Levering Rd. 

Beaugrand Township 

Code #041-026-300-003-05 

 

 

GENERAL FINDINGS 

 
1. The applicant is seeking a Special Use Permit for a waste hauler business. (see exhibit 4) 

2. The subject property is zoned General Industrial Development District (D-GI). (see exhibit 1) 

3. The applicant is seeking approval of the special use permit application under Section 7.3.13. of the 

Cheboygan County Zoning Ordinance #200. (see exhibit 1) 

4. The applicant is requesting a waiver from the topographic survey requirement. (see exhibit 4)  

5. This waste hauling business proposed is also called a Solid Waste Transporting Unit, as regulated under 

Part 6 of Administrative Rules, referenced in the Michigan Natural Resources and Environmental 

Protection Act, as amended. 

6. A recycling station use is not under consideration with this special use permit application. (see exhibit 3)  

7.    

 

 

DETERMINATION UNDER SECTION 7.3.13. OF THE ZONING ORDINANCE 

 
Section 7.3.13. of the Zoning Ordinance states as follows; 

Uses which are not expressly authorized in any zoning district, either by right or by special use permit, or uses 

which have not been previously authorized by the Planning Commission pursuant to this subsection or 

corresponding subsections in other zoning districts may be allowed in this zoning district by special use permit 

if the Planning Commission determines that the proposed use is of the same general character as the other uses 

allowed in this zoning district, either by right or by special use permit, and the proposed use is in compliance 

with the applicable requirements of the Cheboygan County Comprehensive Plan for this zoning district.  

 

The Planning Commission makes the following determination as required by section 7.3.13.  of the Zoning 

Ordinance; 

      

1. Waste hauler is a use which is not expressly authorized in any zoning district, either by right or by special 

use permit under the Cheboygan County Zoning Ordinance #200. (see exhibit 1) 

2. Waste hauler is a use that has not been previously authorized by the Planning Commission. (see staff 

report) 

3. Contractors yards, equipment storage and materials handling operations are uses allowed in the subject 

zoning district with a special use permit under sections 8.3.1., 7.3.1. and 6.3.3. (see exhibit 1) 
4. Warehousing, wholesale establishments, trucking facilities and terminals, meat locker and/or freezer 

plants are uses allowed in the D-GI zoning district with a special use permit under sections 8.3.1 and 

7.3.11. (see exhibit 1) 

5. Storage facility for building materials, sand, gravel stone, lumber, storage of contractor’s equipment and 

supplies are uses allowed in the D-GI zoning district with a special use permit under sections 8.3.1 and 

7.3.14. (see exhibit 1) 

6. The subject property is designated Light Industrial and Rural Commercial Node on the Cheboygan County 

Master Plan Future Land Use Map as provided with the Cheboygan County Master Plan. (see exhibit 2) 

 

 



7. The Light Industrial future land use is described in the Cheboygan County Master Plan  as follows: 

   

Light Industrial 

The Light Industrial classification designates areas, which have adequate infrastructure, and 

services available to support industrial uses but the uses have minimal environmental impact. With 

proper buffering Light Industrial uses can be compatible with adjacent residential developments. 

Light Industrial uses would not give off any smoke, noise, odors, glare or vibrations and typical 

light industrial uses would include assembly, machine shops, wholesale distribution, storage and 

similar activities within enclosed buildings. Limited outdoor storage of equipment or materials may 

be considered. (see exhibit 2) 

 

8. The Rural Commercial Node future land use is described in the Cheboygan County Master Plan as 

follows: 

 

Rural Commercial Nodes 

Rural Commercial Node includes land, often at road intersections, which serve as  nodes for the 

surrounding rural community.  These areas have a mix of small-scale mixed uses. There would be 

usually no more than a few of these uses at any intersection due to traffic safety.  Larger clustering 

of such commercial uses would be more appropriate in one of the other Commercial and Village 

Center future land use areas.  Rural Commercial Nodes each have their own unique character and 

any rezoning must take into consideration the existing uses and uses that are compatible with the 

existing uses.  Although these are commercial areas, they are not necessarily in need of rezoning to 

the Commercial zoning district.  It is more likely that a new and unique zoning district or overlay 

zoning may be more appropriate.   

 

The following uses may be appropriate for some Rural Commercial Nodes: assembly halls, 

institutional uses such as fire stations, township halls, recycling centers, schools, community 

centers, small scale commercial uses such as retail, restaurants, and bars. Alverno is an example of 

a Rural commercial node. (see exhibit 2) 

 

9. The Planning Commission finds that limited outdoor storage of equipment or materials may be considered 

as appropriate uses for the Light Industrial land use as described in the Cheboygan County Master Plan. 

(see exhibit 2) 

 

10. The Planning Commission determines that the waste hauler use as described by the applicant in the special 

use permit application is of the same general character as the other uses allowed in this zoning district, 

either by right or by special use permit, and the proposed use is in compliance with the applicable 

requirements of the Cheboygan County Comprehensive Plan for this zoning district as described. (see 

exhibits 1, 2, and 4) 

11.      
12.     

Or,  

1. The subject property is designated Light Industrial and Rural Commercial Node on the Cheboygan 

County Master Plan Future Land Use Map as provided with the Cheboygan County Master Plan. The 

Light Industrial future land use is described in the Master Plan as follows: 

 

Light Industrial 

The Light Industrial classification designates areas, which have adequate infrastructure, and 

services available to support industrial uses but the uses have minimal environmental impact. With 

proper buffering Light Industrial uses can be compatible with adjacent residential developments. 

Light Industrial uses would not give off any smoke, noise, odors, glare or vibrations and typical 

light industrial uses would include assembly, machine shops, wholesale distribution, storage and 

similar activities within enclosed buildings. Limited outdoor storage of equipment or materials may 

be considered. (see exhibit 2) 



 

2. The Planning Commission finds that a waste hauler use has the potential to emit odors and the use will 

largely take place out of doors and as such, is inconsistent with the Light Industrial future land use 

description. The Planning Commission finds that a waste hauler use as described in the applicant’s 

application is not constant with the Cheboygan County Future Land Use Map as provided in the 

Cheboygan County Master Plan. (see exhibit 2 and 4) 

 

3. The Planning Commission determines that waste hauler is a use that is not of the same general character 

as the other uses allowed in the G-LI zoning district, either by right or by special use permit. (see exhibit 

2) 

4.    

5.  

 

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 property is located in a General Industrial Development District (D-GI).  

2. Waste hauler is a use which can be approved with a special use permit in D-GI zoning district under 

Section 7.3.13. 

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 proposed use is for a waste hauler in a General Industrial District (D-GI). (see exhibit 4) 

2. Waste hauler is a use which can be approved with a special use permit in D-GI zoning district under 

Section 7.3.13. (see exhibit 1) 

3. The Planning Commission finds that no waste will be transferred on site. (see exhibit 4) 

4. The applicant has demonstrated that they have adequate plans for cleaning the vehicles off-site or, if 

cleaned on-site, they have shown adequate measures have been taken to contain the water used for cleaning 

and a method for removing such water from the site. (see exhibit 4) 

5.   

6. Standard has been met.  

Or 

1. The Planning Commission finds that waste material may be inside trucks which are parked on the property 

overnight. (see exhibit 4) 

2. The applicant has not adequately addressed the ability to maintain the waste hauling trucks against leaking. 

(see exhibit 4) 

3. The applicant has not adequately addressed cleaning methods for the waste hauling trucks and/or dumpsters 

which are proposed to be stored on site and the processing of the water used to clean those vehicles and 

receptacles. (see exhibit 4) 

4.   

5. 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 is for a waste hauler in a General Industrial Development District (D-GI). (see exhibit 4) 

2. No waste will be transferred on site. (see exhibit 4) 

3. Waste hauling trucks and empty dumpsters only will be stored on site. (see exhibit 4) 

4. The proposed use will not create a substantially negative impact on other conforming properties in the area. 

5. The proposed special land use is located in a General Industrial zoning district, neighboring an airport and a 

scrap yard, as well as residential uses. 

6. The property has been used for intensive commercial and industrial uses in the past.  

7.  

8.  

9. 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 _________. (see exhibits __) 

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 description of activities included in the application provides for operation and maintenance of the 

proposed use so as not to diminish the opportunity for surrounding properties to be used and developed as 

zoned. (see exhibit 4) 

2. The proposed special land use is located in a General Industrial zoning district, neighboring an airport and a 

scrap yard, as well as residential uses. 

3. The property has been used for intensive commercial and industrial uses in the past.  

4. Standard has been met. 

Or.  

1. The Planning Commission finds that there are conforming residential land uses on surrounding properties. 

2. The proposed use will diminish the opportunity for surrounding properties to be used and developed as 

zoned due to _______. (see exhibits __) 

3.   

4. Standard has not been met. 

 

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

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

1. The proposed use is for a waste hauler in a General Industrial Development (D-GI) zoning district. (see 

exhibit 4) 

2. The special use, as proposed 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) 

3.  

4. Standard has been met. 

Or.  

1. The proposed special use increases other dangers to the subject property and/or adjacent property due to 

_________.  (see exhibits __) 

2.    

3. 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 proposed use is for a waste hauler in a General Industrial Development (D-GI) zoning district. (see 

exhibit 4) 

2. The subject property is located on Inverness Trail Road and Levering Road. (see exhibit 6) 

3. Levering Road is an all-season road.  

4. Inverness Trail Road is not an County Major/all-season road  

5. The existing driveways on the subject property are more than 25 feet from a street intersection. (see exhibit 

6) 

6. 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. 

7.  

Or. 

1. The proposed use is for a waste hauler in a General Industrial Development (D-GI) zoning district. (see 

exhibit 4) 

2. The subject property is located on Inverness Trail Road and Levering Road. (see exhibit 6) 

3. Inverness Trail Road is a County Local Road and not an all-season road. (see exhibit 10) 

4. Inverness Trail Road has a PASER rating of only 3 out of 10, is not adequate for use by the waste hauling 

vehicles. (see exhibit 9) 

5. The proposed use will cause traffic hazards and/or cause congestion in excess of current capacity on 

Inverness Trail Road due to the condition of the road. (see exhibits 8, 9 and 10) 

6.     

7. Standard has not been met. 

 

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

disposal services. 

1. The proposed use is for a waste hauler in a General Industrial Development (D-GI) zoning district. (see 

exhibit 4) 

2. The subject property has an existing well and septic system. (see exhibits 4 and 6) 

3. The proposed special use shall be adequately served by water and sewer facilities. (see exhibit 4) 

4.  

5.   

6. 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 shall comply with all specific standards required under the Cheboygan County 

Zoning Ordinance #200 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. No changes to the overall contours of the subject property are proposed. (see exhibit 4 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 soil removal is proposed. (see exhibit 4 and 6) 

2. Some tree removal will be required to accommodate the area proposed for outdoor empty dumpster storage. 

(see exhibit 6) 

3.  

4. Standard has been met. 

Or.  

       1. 

       2.  Standard has not been met. 

 

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

neighboring properties. 

1. No changes are proposed to existing site drainage. (see exhibit 4 and 6) 

2.  

3. Standard has been met. 

Or. 

1. The applicant has not adequately addressed the ability to maintain the waste hauling trucks against leaking. 

(see exhibit 4) 

2. The applicant has not adequately addressed cleaning methods for the waste hauling trucks and/or dumpsters 

which are proposed to be stored on site. (see exhibit 4) 

3. Given findings 1 and 2 above, the applicant has not adequately addressed the removal of stormwaters and 

the effect of leaked or washed out waste material that may be carried off site with stormwater. 

4.   

5. 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. There is a dwelling located on the north portion of the subject property. (see exhibit 6) 

 2. There are existing trees located between the dwelling and the area proposed for the waste hauler activity. (see 

exhibit 6) 

 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. The site plan indicates that all buildings are arranged as to permit vehicle access by a practical means. (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 site plan indicates that all structures on the site relating to the waste hauler use have access to Inverness 

Trail Road and Levering Road. (see exhibit 6) 

2. The site plan indicates that the dwelling and accessory structures have access to Levering Road and 

Inverness Trail Road. (see exhibit 6) 

3.  

4. 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 4) 

2. Existing lighting shall be deflected away from adjacent properties, shall not impede the vision of traffic 

along adjacent streets and shall not unnecessarily illuminate night skies. (see exhibit 4) 

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 2 and 4) 

2.  

3. Standard has been met. 

Or. 

1. The site plan does not conform to all applicable requirements of state and federal statutes and the 

Cheboygan County Master Plan due to ___________(see exhibit 2 and __) 

2.  

3. Standard has not been met. 



 

DECISION 
 

 

 

1. Must comply with all applicable requirements of solid waste transporting units under Public Act 451 of 

1994 as amended and all applicable administrative rules as referenced in PA 451 of 1994, as amended. 

2. Must utilize completely sealed waste hauling vehicles at all times.  

3. Must not operate any aspect of the business including maintenance of trucks, operation of trucks, 

movement of dumpsters or canisters/totes outside of business hours of ___________. With customer hours 

of operation being _______________ 

4. All waste hauling vehicles must use Levering Road driveway and provide proof of driveway approval by 

the Michigan Department of Transportation. No waste hauling vehicles may use Inverness Trail Road 

unless and until such time as the road has been improved to an all-season road and a driveway permit has 

been obtained, if required by the County Road Commission. 

5. Cleaning of vehicles on the site is permitted only after proof has been provided to the County Zoning 

Administrator of completed installation of a method for retaining and disposing of the water and material 

washed from the trucks. Proof may be required by the Zoning Administrator that the installation and design 

of such measures does not violate DEQ or Michigan Uniform Construction Codes.  

6. The maximum allowable trucks to be operated from this business is _____ 

7. The maximum number of dumpsters of 8 cubic yards or less to be stored on site is_____.  

8. No customer drop off of waste or recyclable material is permitted on site.  

9.  

10.   

TIME PERIOD FOR JUDICIAL REVIEW 
State law provides that a person having an interest affected by the zoning ordinance may appeal a decision of the 

Planning Commission to the Circuit Court.  Pursuant to MCR 7.101 any appeal must be filed within twenty-one 

(21) days after this Decision and Order is adopted by the Planning Commission. 

 

DATE DECISION AND ORDER ADOPTED 
Wednesday, April 19, 2017 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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NOTICE 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING and PUBLIC HEARING 
WEDNESDAY, APRIL 19, 2017 AT 7:00 PM 

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

 
 

1.) An Ordinance to amend the Cheboygan County Zoning Ordinance #200  to amend the definition of 
dwelling and family to allow short term rental of dwellings.  

 
2.) RACC Enterprises, LLC and Griswold Mountain Properties, LLC - Requests a Special Use Permit for 

a wireless communication facility (Section 17.13.). The property is located at 6444 Griswold Mountain 
Drive, Tuscarora Twp., section 12, parcel #161-012-300-003-01 and #161-012-300-003-01, and is zoned 
Agriculture and Forestry Management (M-AF). 

 
3.) Edward Shovan - Requests a Special Use Permit for Boat Storage and Indoor Storage Facility (50 ft. x 

144 ft.) and a change of use for an existing structure from Private Storage to Indoor Storage Facility (40 
ft. x 144 ft.) (Sections 6.3.14. and 6.3.16.). The property is located at 1771 and 1829 South Straits 
Highway, Tuscarora Twp., section 7, parcel #161-007-300-010-01 and #161-012-300-010-02, and is 
zoned Commercial Development (D-CM). 

 
4.) Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling 

(Section 7.3.13.)  The property is located at 1988 Levering Rd,  Beaugrand Township, parcel #041-026-
300-003-05 and is zoned Light Industrial Development (D-LI).  

 
5.) Robert Andrews - Requests a Special Use Permit for an Indoor Storage Facility (30 ft. x 140 ft.) (Section 

6.3.16.). The property is located at 6123 North Straits Highway, Inverness Twp., section 34, parcel #091-
034-400-006-03, and is zoned Commercial Development (D-CM). 

 
6.) Thomas Redman / Exodus 33:13, LLC - Requests a rezoning from Agriculture and Forestry 

Management District (M-AF) to Light Industrial Development District (D-LI). The property proposed to be 
rezoned is located in Walker Township, Section 5 and described as follows; 
Parcel #220-005-200-001-01 described as, COM NE COR OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; 
TH WLY 250FT ALG N SEC LI; TH S 300FT; TH E 250FT TO E LI OF NW1/4 OF NE1/4; TH N 300FT 
TO POB, PT OF NW1/4 OF NE1/4. Also Parcel #220-005-200-002-00 described as, COM AT NE COR 
OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; TH W 325FT TO POB; TH S 300FT; TH W 200FT; TH N 
300FT TO N. SEC LI; TH E TO POB, PT OF NW1/4 OF NE1/4 

 
Please visit the Planning and Zoning office or visit our website to see the proposed ordinance amendment and 
special use permit applications 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. Proposed Wireless 

Communication Facility 

Prepared by: 

Scott McNeil 

Date: 

April 7, 2017 
Expected Meeting Date: 

April 19, 2017 

 

GENERAL INFORMATION 

 

Applicant: RACC Enterprises LLC. 

Owner: Griswold Mountain Properties LLC 

Location:  6444 Griswold Mountain Dr. 

Contact person: Richard Bacon, RACC Enterprises  

Phone: 231-330-3548 

 

Requested Action:  Special Use Permit per Section 17.13 for Wireless Communication Facility. 

 

BACKGROUND INFORMATION 

Introduction: 

The applicant is seeking approval of a Wireless Communication Facility special use permit for 

construction tower 120 ft. in height with additional height for antennas. The tower is proposed to 

be placed on property containing 196 acres of with access from Griswold Mt. Dr. in Tuscarora 

Township.  

 

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

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

Sections 17.13.1 and 17.13.2. of the Zoning Ordinance.  

 

The owner received approval for a Wireless Communication Facility special use permit for 

construction of a former fire tower 110 ft. in height with additional height for antennas on 

October 2, 2013. The tower was not constructed. 

 

The applicant has provided information relative to the requirements, conditions and standards 

under Sections 17.13.1. and 17.13.1.b. (see exhibit 9 and 12)  

 

Attached you will find a map produced by the GIS department indicating the existing 

communication towers within the county.   

 

 



  

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

 

Surrounding Land Uses: 

 Parcels located to the north, east and west are zoned Agriculture Forestry Management District 

(M-AF). Parcels to the south which are included in the plat of Marina Links Estates are zoned 

Residential Development (D-RS).  Other parcels to north, west and south contain residential 

uses. The parcels to the east contain commercial use.  

 

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

floodplain): There are no known environmentally sensitive areas. 

 

Historic buildings/features: 

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

 

Traffic Implications 

This project will have minimal effect on current traffic conditions. 

 

Parking 

There are no parking requirements for this use.  

 

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

buffer, ROW width, access to adjacent properties) 

 Access to the site is provided via Chippewa Beach Road and Griswold Mt. Dr.  

 

Signs 

No signs are proposed. 

 

Fence/Hedge/Buffer 

No screening or buffers are proposed. 

 

Lighting 

No lighting is proposed.  

 

Stormwater management 

There is no change to stormwater runoff. 

 

Review or permits from other government entities: 

FCC requirements may prevail. The tower may not fall under FAA requirement due to the 

height.   

 

Public comments received 

None 

 

Recommendations (proposed conditions) Written confirmation of meeting any and all FAA 

and FCC requirements. 



  

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SPECIAL USE PERMIT REQUEST 
Wednesday, April 19, 2017, 7:00 PM 

 

Applicant 

RACC Enterprises, LLC 

P.O. Box 1200 

Alanson, Mi. 48740 

C/O Mr. Richard Bacon 

Owner 

Griswold Mountain Properties, 

LLC 

6444 Griswold Mt. Dr. 

Indian River, Mi. 49749 

 

Parcel 

6444 Griswold Mt. Rd. 

Tuscarora Township 

161-012-300-003-03 

161-012-300-003-04 

 

 

 

 

GENERAL FINDINGS 

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

2. The applicant is seeking a special use permit for  

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

by special use permit. (See Exhibit 1) 

4. The applicant is seeking a waiver from the site plan minimum drawing scale requirement. 

5.     

6.    

7.  

 

 

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

 

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

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

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

may be reduced by up to fifty (50%) percent, if the construction plan, the tower, and it guy/anchoring 

systems are Certified by a Registered Professional Engineer as being safe from the hazard of falling on to 

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

district. 

 

1. The subject property is in an M-AF District.  

2. The application and site plan indicates a proposed tower 120 ft. tall. 

3.   An isolation standard of 120 ft. is required pursuant to Section 17.13.1.a. 

4.  The site plan and application indicates a minimum 120 foot fall zone. (see exhibits 5, 6 and 10)  

5. 

6. Requirement has been met. 

Or.   

1. 

2. Requirement has not been met. 

 

 

 

 

 

 

 



b. In order to protect the rural dark sky environment and reduce lighting confusion for approaching aircraft, 

all towers shall e designed or painted to be without lighting. If the FAA requires lighting, the applicant 

shall apply to the FAA for painting requirements and red lighting. Intermittent strobes shall be a lost option 

and only then with written documentation from the FAA certifying it necessity. 

       1.  The application states that no lighting is planned for the tower. (see exhibit 4) 

       2.   

 3. Requirement has been met. 

Or 

       1.  

       2.  Requirement has not been met. 

 

c. No antenna or similar sending/receiving devices appended to the tower, following its approved 

construction, shall be permitted if it exceeds the engineered designed capacity of the tower thereby 

jeopardizing the tower’s structural integrity. 

1.  The applicant states no antenna or other device will be permitted if it exceeds the design capacity of the   

tower. (see exhibit 12 ) 

       2.  

3. Requirement has been met. 

Or. 

1. . 

2.  

3. Requirement has not been met. 

 

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

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

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

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

 

1. The Planning Commission finds that the applicant has shown that co-location or placement if  

such facilities on an existing structure is not feasible. (see exhibit 9) 

Or 

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

show that efforts made to screen, co-locate or place such facilities on an existing structure.  

 

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

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

a. The applicant states that the height and location of the tower meets FCC requirements (see 

exhibit 12) 

b.    

c. Standard has been met. 

Or. 

a. There is not adequate information to demonstrate that the structure meets FCC and/or FAA 

requirements.  

b.  

c. Standard has not been met. 

 

 

 

 

 

 

 



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

a. The applicant states that the proposed tower will be equipped with a fence or anit-climb sheets 

on the tower. (see exhibit12)   

    b.  

d. Standard has been met 

Or. 

a. The application and site plan does not provide adequate evidence that the tower will be 

equipped with devices that will prevent unauthorized climbing.  

b.   

c. Standard has not been met. 

 

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

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

a. The proposed tower is 120 feet tall and is proposed to be placed on a large parcel of property 

containing 120 acres and the tower will blend with the landscape. (see exhibit 12) 

b.  

c.    

d. Standard has not been met  

 

Or.  

a. The tower is proposed to be placed in clear view without screening on a high elevation area the 

tower and will not blend with the landscape and is not proposed in a stealth design.   

b.   

c. Standard has not been met. 

 

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

The applicant states that the proposed tower will be capable of co-location of other antennae and 

that the contract with the broadband provided deals with this issue. incorporated in an existing 

building (see SUPPLEMENT to APPLICATION, exhibit 3)   

a. The proposed 120 ft. tower is not designed for co-location (see exhibit 9 and 12) 

b.   

c. Standard has been met. 

Or.   

a.  Adequate information has not been provided regarding engineering for capability for future 

collocation. 

b.  

c. Standard has not been met. 

 

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

as appropriate to the site. 

 

a. The applicant states that the proposed tower will be equipped with a fence or anit-climb sheets on 

the tower. (see exhibit12)   

b. Standard has been met 

Or.  

a.   

b. Standard has not been met. 

 

 

 

 

 

 



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

this Ordinance.  

1. See applicable findings above. 

2. Requirements have been met. 

Or. 

1. See applicable findings above 

2. Requirements have not been met. 

 

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

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

 

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

allowed. 

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

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

             2.  

             3.Standard has been met.  

Or.  

1.    

2. Standard has not been met. 

 

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

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

whole. 

1. The proposed tower is a standalone communication facility and will not cause the use of materials or 

involve processes that will create substantially negative impacts on county natural resources or the 

natural environment. This use is compatible with surrounding land uses. (see exhibit 4, 5, 6 and 10 )  

2.   

3. Standard has been met. 

Or.  

1.   

2.  Standard has not been met. 

 

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

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

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

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

1. The proposed tower is a standalone communication facility and will not cause the use of materials or 

involve equipment or processes which would generate noise or traffic which is incompatible with the 

surrounding land uses. No smoke, glare, fumes or odors will be produced. (see exhibit 4 ) 

2.   

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met. 

 

 

 

 

 

 

 

 



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

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

1. The proposed tower and is to be placed on 196 acres and will not diminish the opportunity for 

surrounding properties to be used and developed as zoned.(see exhibit 4, 5, 6 and 10)    

2. 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. 

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

from fire or other dangers.  

1. The facility is an unmanned communication facility and 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.   

2.    

3. Standard has been met.  

Or.  

1.    

2. Standard has not been met.  

 

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

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

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

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

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

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

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

1. Adequate access to the site is provided via Chippewa Beach and Griswold Mt. Dr. (see exhibit 10 ) 

2. The entrance roadway is not within 25 feet of an intersection. (see exhibit 10 ) 

3.   

4. Standard has been met.  

 

Or.  

1.   

2. Standard has not been met. 

 

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

disposal services. 

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

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

2.   

3. Standard has been met. 

Or.  

1.   

2. Standard has not been met. 

 

 

 

 

 

 

 



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

to it. 

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

2.   

3. Standard has been met. 

Or.  

1.  Standard has not been met. 

 

 

 

 

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

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

 

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

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

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

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

of surrounding property for uses permitted in this Ordinance.  

1.    No changes to the overall natural contours of the site are proposed. (see exhibit 4 and 9)  

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 tree removal or topographic modifications are proposed. Soil removal will be minimal. (see exhibit 

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 in drainage on the site are proposed. (See exhibit 4)  

2.   

3. Standard has been met. 

Or.  

1.   

2. Standard has not been met. 

 

 

 

 

 

 

 



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

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

and for the privacy of its occupants. 

1. The application is for a communication tower facility on a property containing 196 acres. (see exhibit 

4, 5, 6 and  10) 

2. The site plan provides reasonable, visual and sound privacy for all dwelling units located therein. (see 

exhibit 10)  

3.    

Or   

1.   

2. Standard has not been met.  

 

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

practical means. 

1. Emergency vehicle access is provided via Chippewa Beach Rd .and Griswold Mt. Dr.. (see exhibit 10 )  

2.    

3. Standard has been met.  

Or.     

1.   

2. Standard has not been met. 

 

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

common use. 

1. Access to the structures is provided via Chippewa Beach Rd .and Griswold Mt. Dr. (see exhibit10) 

2.   

3. Standard has been met.  

Or.  

1.   

2. Standard has not been met. 

 

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

by the Planning Commission. 

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

 

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

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

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

2.   

3. Standard has been met 

Or.   

1.    

2.   Standard has not been met. 

 

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

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

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

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

1. Not applicable. No common ways are proposed. 

 

 

 

 

 

 



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

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

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

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

2.   

3. Standard has been met 

Or.   

1.   

2. Standard has not been met 

 

 

 

 

 

DECISION 
 

TIME PERIOD FOR JUDICIAL REVIEW 
State law provides that a person having an interest affected by the zoning ordinance may appeal a decision of the 

Planning Commission to the Circuit Court.  Pursuant to MCR 7.101 any appeal must be filed within twenty-one 

(21) days after this Decision and Order is adopted by the Planning Commission. 

 

DATE DECISION AND ORDER ADOPTED 
Wednesday, April 19, 2017 

       

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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NOTICE 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING and PUBLIC HEARING 
WEDNESDAY, APRIL 19, 2017 AT 7:00 PM 

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

 
 

1.) An Ordinance to amend the Cheboygan County Zoning Ordinance #200  to amend the definition of 
dwelling and family to allow short term rental of dwellings.  

 
2.) RACC Enterprises, LLC and Griswold Mountain Properties, LLC - Requests a Special Use Permit for 

a wireless communication facility (Section 17.13.). The property is located at 6444 Griswold Mountain 
Drive, Tuscarora Twp., section 12, parcel #161-012-300-003-01 and #161-012-300-003-01, and is zoned 
Agriculture and Forestry Management (M-AF). 

 
3.) Edward Shovan - Requests a Special Use Permit for Boat Storage and Indoor Storage Facility (50 ft. x 

144 ft.) and a change of use for an existing structure from Private Storage to Indoor Storage Facility (40 
ft. x 144 ft.) (Sections 6.3.14. and 6.3.16.). The property is located at 1771 and 1829 South Straits 
Highway, Tuscarora Twp., section 7, parcel #161-007-300-010-01 and #161-012-300-010-02, and is 
zoned Commercial Development (D-CM). 

 
4.) Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling 

(Section 7.3.13.)  The property is located at 1988 Levering Rd,  Beaugrand Township, parcel #041-026-
300-003-05 and is zoned Light Industrial Development (D-LI).  

 
5.) Robert Andrews - Requests a Special Use Permit for an Indoor Storage Facility (30 ft. x 140 ft.) (Section 

6.3.16.). The property is located at 6123 North Straits Highway, Inverness Twp., section 34, parcel #091-
034-400-006-03, and is zoned Commercial Development (D-CM). 

 
6.) Thomas Redman / Exodus 33:13, LLC - Requests a rezoning from Agriculture and Forestry 

Management District (M-AF) to Light Industrial Development District (D-LI). The property proposed to be 
rezoned is located in Walker Township, Section 5 and described as follows; 
Parcel #220-005-200-001-01 described as, COM NE COR OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; 
TH WLY 250FT ALG N SEC LI; TH S 300FT; TH E 250FT TO E LI OF NW1/4 OF NE1/4; TH N 300FT 
TO POB, PT OF NW1/4 OF NE1/4. Also Parcel #220-005-200-002-00 described as, COM AT NE COR 
OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; TH W 325FT TO POB; TH S 300FT; TH W 200FT; TH N 
300FT TO N. SEC LI; TH E TO POB, PT OF NW1/4 OF NE1/4 

 
Please visit the Planning and Zoning office or visit our website to see the proposed ordinance amendment and 
special use permit applications 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 change of use 

from Private Storage to Indoor Storage Facility 

and a new Indoor Storage Facility structure 

and Boat storage use in a Commercial 

Development (D-CM) zoning district.  

Prepared by: 

Scott McNeil 

 

Date:  April 6, 2017 
 

Expected Meeting Date: April 19, 2017 

 

Applicant: Ed Shovan 

 

Contact person: Ed Shovan   

 

Phone: 231-290-1429 

 

Requested Action:  

Approval of a special use permit for change of use from Private Storage to Indoor Storage 

Facility and new Indoor Storage Facility and Boat Storage uses in a Commercial Development 

(D-CM) zoning district. 

 

BACKGROUND INFORMATION 

 

The applicant is seeking a special use permit approval for a change of use from Private Storage 

to Indoor Storage Facility and for construction of a new Indoor Storage Facility along with a new 

Boat storage use.  The existing private storage building for which a change of use is proposed 

measures 40 feet x 144 feet (5,760 S.F.) The new proposed indoor storage facility structure 

measures 50 feet x 144 feet (7,200 S.F.) Outdoor boat storage and storage staging area is also 

proposed at the front and rear of the existing structure.  

 

Indoor Storage Facility is defined as follows: 
 
INDOOR STORAGE FACILITY  
Any structure that is limited to indoor storage, for a fee, of goods, materials, or personal property which may 
provide individual renters to control individual storage spaces. No other commercial activities shall be 
allowed. 

 

 

 

 



The site was filled and leveled in 2016 prior to construction of the existing private storage 

structure. A permit under the Cheboygan County Soil Sedimentation and Storm Water Control 

Ordinance was issued on October 18, 2016. A zoning permit was issued for the existing private 

storage building on November 30, 2016 pursuant to section 6.2.29. Private storage is a use which 

does not require site plan review in the D-CM zoning district per section 20.3.b. 
 

Current Zoning: 

Current zoning is Commercial Development District (D-CM)  

 

Surrounding Land Uses: 

Residential land west, commercial to the north and south and I-75 to the east. 

 

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

floodplain): No environmentally sensitive areas have been identified. 

 

Historic buildings/features: 

There are no historic buildings in the subject area. 

 

Traffic Implications: 

The site is located on S. Straits Hwy. The proposed uses will have a minimal effect on traffic.  

 

Parking: 

There are no parking requirements for boat storage or indoor storage facility. The Planning 

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

 

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

buffer, ROW width, access to adjacent properties) 

Street access to this site is provided by two existing driveways from S. Straits Hwy.  

 

Signs: 

No sighs are proposed.  

 

Fence/Hedge/Buffer: 

No fence, hedge or buffer is proposed.  

 

Lighting: 

No outdoor lighting is indicated on the site plan 

 

Stormwater management: 

The applicant indicates a drainage pattern toward the south east portion of the property based on 

the topography survey data. Fill and leveling have taken place. A permit has been issued under 

the Cheboygan County soil sedimentation and stromwater control ordinance.    

 

Review or permits from other government entities: 

Permits have been issued for construction code pursuant to the private storage zoning permit. 

Permits under the building code will need to be issued for the indoor storage uses.  

 



Recommendations (proposed conditions): 

Approval by Cheboygan County Department of Building Safety. 

Meet any applicable requirements of the Health Department.  

Signage must meeting requirements of section 17.19. 

Location of proposed outdoor lighting shall be placed on the site plan.  



CHEBOYGAN COUNTY PLANNING COMMISSION 

SPECIAL USE PERMIT  
Wednesday, April 19, 2017, 7:00 PM 

 

Applicant 

Ed Shovan 

P.O. Box 2083 

Indian River, Mi. 49749 

Owner 

E.C.S. Investments LLC 

P.O. Box 2083. 

Indian River, Mi. 49749   

  

 

Parcels 

Tuscarora Township 

1771 S. Straits Hwy. 

162-007-300-010-01  

1829 S. Straits Hwy. 

162-007-300-010-02  

 

 

 

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

2. The applicant is requesting a special use permit for a change of use from private storage to indoor storage for an 

existing structure, indoor storage facility use for a new structure and boat storage use. 

3. Boat storage and indoor storage facility are uses which require a special use permit in a D-CM zoning district 

per sections 6.3.14 and 6.3.16. 

4. A permit under the Cheboygan County Soil Sedimentation and Storm Water Control Ordinance was 

issued for the property on October 18, 2016.  

5.  A zoning permit was issued for the existing private storage building on November 30, 2016 pursuant 

to section 6.2.29. 

6. Private storage is a use which does not require site plan review in the D-CM zoning district per section 

20.3.b. 
7.  

 

 

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 Commercial Development (D-CM) Zoning district. 

2. The applicant is seeking a special use permit for an indoor storage facility and boat storage. (see exhibit 3) 

3. Indoor Storage Facility is a use which requires a special use permit in a D-CM zoning district per Section 

6.3.16. (see exhibit 1) 

4. Boat storage is a use which requires a special use permit in a D-CM zoning district per Section 6.3.14. 

5.  

6.   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 a special use permit for an indoor storage facility and boat storage in a D-CM zoning 

district. (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 applicant is seeking a special use permit for an indoor storage facility and boat storage uses in a D-CM 

zoning district.  (see exhibit 4) 

2. The subject property is located on S. Straits Highway. (see exhibit 6) 

3. The proposed 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 4 and 

6) 

4.  

5. 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 applicant is seeking a special use permit for an indoor storage facility and boat storage.  (see exhibit 4) 

2. 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 4 and 6) 

3.  

4. 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 applicant is seeking a special use permit for an indoor storage facility and boat storage.  (see exhibit 4) 

2. The proposed use will not place demands of fire, police, or other public resources in excess of current capacity 

nor increase hazards from fire or other dangers. (see exhibit 4 and 6) 

3.  

4. 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 applicant is seeking a special use permit for an indoor storage facility and boat storage in a D-CM 

zoning district.  (see exhibit 4) 

2. The use will not cause congestion on S. Straits Highway or increase traffic hazards in excess of current capacity. 

(see exhibit 6) 

3.    

4. Standard has been met. 

Or.  

1.    

2. Standard has not been met. 



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

disposal services. 

1. The applicant is seeking a special use permit for an indoor storage facility and boat storage.(see exhibit 4). 

2. Water and sewer facilities or refuse collection are not necessary for this use. 

3.  

4. Standard has been met. 

Or.   

1. The applicant has not adequately demonstrated that water and/or sewer and/or refuse collection is not needed. 

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, 4 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. The applicant is seeking a special use permit for an indoor storage facility and boat storage in a D-CM 

zoning district.(see exhibit 4). 

2. A permit was issued under the Cheboygan County Soil Sedimentation and Storm Water Control Ordinance to fill 

and level a portion of the subject property prior to construction of the existing structure in October of 2016. 

3. No further change to the contours of the subject property is proposed.  

4.  The site plan indicates that the subject property will be developed so as not to impede the normal and orderly 

development or improvement of surrounding property for uses permitted in this Ordinance.(see exhibit 6) 

5.    

6. 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. A  permit was issued under the Cheboygan County Soil Sedimentation and Storm Water Control Ordinance to fill 

and level a portion of the subject property prior to construction of the existing structure in October of 2016. 

2. No further change will take place to the landscape. 

3.    

4. Standard has been met 

Or. 

1.   

2. Standard has not been met. 

 

 

 



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

neighboring properties. 

1. A permit was issued under the Cheboygan County Soil Sedimentation and Storm Water Control Ordinance to fill 

and level a portion of the subject property prior to construction of the existing structure in October of 2016.  

2. No further change will to stormwater management will take place. (see exhibit 4) 

3.  Current topographic survey is provided on the site plan. (See exhibit 6) 

4.  

5. Standard has been met. 

Or. 

1. The applicant has not adequately demonstrated that proper site drainage is provided so that removal of storm 

waters will not adversely affect neighboring properties. 

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 to be located therein.  

 

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 to all buildings via gravel surface drive areas in the front and rear portion 

of the proposed structures. (see exhibit 6) 

2. Access to the site is provided via S. Straits Hwy. (see exhibit 6) 

3.   

4. 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 S. Straits Hwy. (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. This is not applicable. No subdivision plats or subdivision condominiums are proposed. 

 

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

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

1. No new exterior lighting is proposed. (see exhibit 6) 

2. Any added exterior lighting shall be deflected away from adjacent properties, shall not impede the vision of traffic 

along adjacent streets and shall not unnecessarily illuminate night skies. 

3.  

4. Standard has been met. 

Or. 

1.     

2. Standard has not been met. 

 

 

 



 

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

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

or planned street pattern which serves adjacent development shall be of a width appropriate to the traffic volume they will 

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

       1. Not applicable. No public or common ways for vehicular and pedestrian circulation is proposed. 

 

k. 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 and any applicable state and federal laws. 

2.    

3. Standard has been met. 

Or. 

1.    

2. Standard has not been met. 

 

 

DECISION 
 

 

TIME PERIOD FOR JUDICIAL REVIEW 
State law provides that a person having an interest affected by the zoning ordinance may appeal a decision of the Planning 

Commission to the Circuit Court.  Pursuant to MCR 7.101 any appeal must be filed within twenty-one (21) days after this 

Decision and Order is adopted by the Planning Commission. 

 

DATE DECISION AND ORDER ADOPTED 
Wednesday, April 19, 2017 

 

 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 





 
NOTICE 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING and PUBLIC HEARING 
WEDNESDAY, APRIL 19, 2017 AT 7:00 PM 

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

 
 

1.) An Ordinance to amend the Cheboygan County Zoning Ordinance #200  to amend the definition of 
dwelling and family to allow short term rental of dwellings.  

 
2.) RACC Enterprises, LLC and Griswold Mountain Properties, LLC - Requests a Special Use Permit for 

a wireless communication facility (Section 17.13.). The property is located at 6444 Griswold Mountain 
Drive, Tuscarora Twp., section 12, parcel #161-012-300-003-01 and #161-012-300-003-01, and is zoned 
Agriculture and Forestry Management (M-AF). 

 
3.) Edward Shovan - Requests a Special Use Permit for Boat Storage and Indoor Storage Facility (50 ft. x 

144 ft.) and a change of use for an existing structure from Private Storage to Indoor Storage Facility (40 
ft. x 144 ft.) (Sections 6.3.14. and 6.3.16.). The property is located at 1771 and 1829 South Straits 
Highway, Tuscarora Twp., section 7, parcel #161-007-300-010-01 and #161-012-300-010-02, and is 
zoned Commercial Development (D-CM). 

 
4.) Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling 

(Section 7.3.13.)  The property is located at 1988 Levering Rd,  Beaugrand Township, parcel #041-026-
300-003-05 and is zoned Light Industrial Development (D-LI).  

 
5.) Robert Andrews - Requests a Special Use Permit for an Indoor Storage Facility (30 ft. x 140 ft.) (Section 

6.3.16.). The property is located at 6123 North Straits Highway, Inverness Twp., section 34, parcel #091-
034-400-006-03, and is zoned Commercial Development (D-CM). 

 
6.) Thomas Redman / Exodus 33:13, LLC - Requests a rezoning from Agriculture and Forestry 

Management District (M-AF) to Light Industrial Development District (D-LI). The property proposed to be 
rezoned is located in Walker Township, Section 5 and described as follows; 
Parcel #220-005-200-001-01 described as, COM NE COR OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; 
TH WLY 250FT ALG N SEC LI; TH S 300FT; TH E 250FT TO E LI OF NW1/4 OF NE1/4; TH N 300FT 
TO POB, PT OF NW1/4 OF NE1/4. Also Parcel #220-005-200-002-00 described as, COM AT NE COR 
OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; TH W 325FT TO POB; TH S 300FT; TH W 200FT; TH N 
300FT TO N. SEC LI; TH E TO POB, PT OF NW1/4 OF NE1/4 

 
Please visit the Planning and Zoning office or visit our website to see the proposed ordinance amendment and 
special use permit applications 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:  Request for an amendment to Special 

Use Permit for additional Indoor storage 

facility structure in a Commercial 

Development (D-CM) zoning district. 

Prepared by: 

Scott McNeil 

Date: 

April 4, 2017 
Expected Meeting Date: 

April 19, 2017 

 

GENERAL INFORMATION 

 

Applicant:  Robert Andrews 

 

Owner: Team Andrews Enterprises LLC 

 

Contact person: Robert Andrews 

 

Phone: 231-420-2722 

 

Requested Action:  Approval an amendment of a special use permit to construct an additional 

indoor storage facility structure pursuant to Section 6.3.16. 

 

BACKGROUND INFORMATION 

 

Introduction: 

 

The applicant is seeking an amendment to a special use permit for a mini storage structure 

measuring 30 ft. wide x 140 ft. deep.  There are four (4) existing mini storage structures on the 

lot. The subject site is located at 6123 N. Straits Highway. The original special use permit for the 

subject lot was issued on May 13, 1980 and amended on June 21, 2000. 

 

The property is zoned Commercial Development District (D-CM). Indoor Storage Facility is a 

use which requires a special use permit in the D-CM district per Section 6.3.16. 

 

Indoor storage facility is defined in the zoning ordinance as follows; 

 
 INDOOR STORAGE FACILITY  
 Any structure that is limited to indoor storage, for a fee, of goods, materials, or personal 
 property which may provide individual renters to control individual storage spaces. No 
 other commercial activities shall be allowed. 



Current Zoning: 

Commercial Development District. (D-CM) 

 

Surrounding Land Uses: 

Residential uses s. 

 

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 is proposed on a site with an existing driveway and four (4) existing mini storage 

structures.  The lot is located on N. Straits Highway which is a County Primary Road. This use 

will have minimal effect on current traffic conditions. 

 

Parking: 

Section 17.6. does not provide parking standards for the indoor storage facility or a commercial 

storage use for individuals. As a result the Planning Commission will have to make an adequate 

parking determination relative to the use per section 17.4.1.  

 

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

buffer, ROW width, access to adjacent properties) 

Access to the site is to be facilitated by a driveway to N. Straits Highway.  

 

Signs 

No signs are proposed. 

 

Fence/Hedge/Buffer 

No hedge or other type of buffer is proposed nor required.  

 

Lighting 

Outdoor lights are mounted on the buildings. No other outdoor lighting is proposed.  

 

Stormwater management 

No change is proposed to stomwater management. 

 

Review or permits from other government entities: 

Building Code and Soil and Sedimentation permits will be required 

 

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SPECIAL USE PERMIT REQUEST 
Wednesday, April 19, 2017, 7:00 PM 

 

Applicant 

Bob Andrews  

7850 Golf View Dr. 

Cheboygan , Mi. 49721 

Owner 

Team Andrews Enterprises 

7850 Golf View Dr. 

Cheboygan , Mi. 49721 

Parcel 

6132 N. Straits Hwy. 

Inverness Township 

091-034-400-006-03 

 

 

 

GENERAL FINDINGS 
1. The subject property is zoned Commercial Development District. (D-CM) 

2. The owner/applicant is seeking an amendment to a special use permit for an additional indoor storage 

structure which will contain individual rental storage units. 

3. The original special use permit for the subject lot was issued on May 13, 1980 and amended on June 21, 

2000. 

4. Indoor Storage Facility is a use which requires a special use permit in a D-CM zoning district per Section 

6.3.16. 

5. The applicant is seeking a waiver from the topography survey requirement.   

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 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 Commercial Development (D-CM) Zoning district. 

2. The applicant is seeking a special use permit for an additional indoor storage structure. (see exhibit 3) 

3. Indoor Storage Facility is a use which requires a special use permit in a D-CM zoning district per 

Section 6.3.16. (see exhibit 1) 

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. Indoor Storage Facility is a use which requires a special use permit in a D-CM zoning district per 

Section 6.3.16. 

2. The applicant is seeking a special use permit for an additional indoor storage structure. (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 applicant is seeking a special use permit for additional indoor storage structure. (see exhibit 3) 

2. The proposed 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 5) 

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 owner/applicant is seeking a special use permit for additional indoor storage structure. (see 

exhibit 3) 

2. 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 and 5) 

3.  

4. 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 applicant is seeking a special use permit for additional indoor storage structure. (see exhibit 3) 

2. The proposed use will not place demands of fire, police, or other public resources in excess of current 

capacity nor increase hazards from fire or other dangers. (see exhibit 3 and 5) 

3.  

4. 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 applicant is seeking a special use permit for additional indoor storage structure. (see exhibit 3) 

2. The use will not cause congestion on North Straits Highway or increase traffic hazards in excess of current 

capacity. (see exhibit 5) 

3.    

4. Standard has been met. 

Or.  

1.    

2. Standard has not been met. 

 

 



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

disposal services. 

1. The owner/applicant is seeking a special use permit for additional indoor storage structure. 

2. Water and sewer facilities or refuse collection are not necessary for this use 

3.  

4. Standard has been met. 

Or.   

1. The applicant has not adequately demonstrated that water and/or sewer and/or refuse collection is not 

needed. 

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 and is 

of the same general character as the uses described in sections 6.2 and 6.3 pursuant to Section 6.3.11. (see 

exhibit 1, 3 and 5) 

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. Changes to the natural contours of the site are limited to the construction of the additional storage structure.  

(see exhibit 7) 

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 change is proposed to the landscape. (see exhibit 3 and 7) 

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 change is proposed to existing stormwater management. (see exhibit 3 and 7) 

2.  

3. Standard has been met. 

Or.   

1.  The applicant has not demonstrated that removal of storm waters will not adversely affect neighboring 

properties. 

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. A practical means for access by emergency vehicles is provided via an access driveway from North Straits 

Highway and drive lanes between buildings. (see exhibit 7) 

2.  

3. Standard has been met. 

Or. 

1. 

2.  Standard has not been met. 

 

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

common use. 

1. All structures have access to North Straits Highway, which is a County Primary Road. (see exhibit 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. Not applicable. No subdivision condominiums or subdivision plats 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. Outdoor lighting is located on the buildings only. Lighting will be down directional wall packs located on 

the buildings which deflected away from adjacent properties and does not impede vision of traffic and does 

not unnecessarily illuminate night skies. (see exhibit 3) 

2. No other exterior lighting is proposed (see exhibit 3) 

3.   

4. Standard has been met. 

Or.  

1. 

2.  Standard has not been met. 

 

 

 

 



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

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

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

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

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

 

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

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

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

Master Plan. (see exhibit 2 and 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, April 19, 2017 

 

 

 

 

      _________________________________________  

      Patty Croft, Chairperson 

 

 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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NOTICE 

CHEBOYGAN COUNTY PLANNING COMMISSION MEETING and PUBLIC HEARING 
WEDNESDAY, APRIL 19, 2017 AT 7:00 PM 

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

 
 

1.) An Ordinance to amend the Cheboygan County Zoning Ordinance #200  to amend the definition of 
dwelling and family to allow short term rental of dwellings.  

 
2.) RACC Enterprises, LLC and Griswold Mountain Properties, LLC - Requests a Special Use Permit for 

a wireless communication facility (Section 17.13.). The property is located at 6444 Griswold Mountain 
Drive, Tuscarora Twp., section 12, parcel #161-012-300-003-01 and #161-012-300-003-01, and is zoned 
Agriculture and Forestry Management (M-AF). 

 
3.) Edward Shovan - Requests a Special Use Permit for Boat Storage and Indoor Storage Facility (50 ft. x 

144 ft.) and a change of use for an existing structure from Private Storage to Indoor Storage Facility (40 
ft. x 144 ft.) (Sections 6.3.14. and 6.3.16.). The property is located at 1771 and 1829 South Straits 
Highway, Tuscarora Twp., section 7, parcel #161-007-300-010-01 and #161-012-300-010-02, and is 
zoned Commercial Development (D-CM). 

 
4.) Triple D Disposal / Erica Wheelock/ Bonnie Nagy - Requests a Special Use Permit for Waste Hauling 

(Section 7.3.13.)  The property is located at 1988 Levering Rd,  Beaugrand Township, parcel #041-026-
300-003-05 and is zoned Light Industrial Development (D-LI).  

 
5.) Robert Andrews - Requests a Special Use Permit for an Indoor Storage Facility (30 ft. x 140 ft.) (Section 

6.3.16.). The property is located at 6123 North Straits Highway, Inverness Twp., section 34, parcel #091-
034-400-006-03, and is zoned Commercial Development (D-CM). 

 
6.) Thomas Redman / Exodus 33:13, LLC - Requests a rezoning from Agriculture and Forestry 

Management District (M-AF) to Light Industrial Development District (D-LI). The property proposed to be 
rezoned is located in Walker Township, Section 5 and described as follows; 
Parcel #220-005-200-001-01 described as, COM NE COR OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; 
TH WLY 250FT ALG N SEC LI; TH S 300FT; TH E 250FT TO E LI OF NW1/4 OF NE1/4; TH N 300FT 
TO POB, PT OF NW1/4 OF NE1/4. Also Parcel #220-005-200-002-00 described as, COM AT NE COR 
OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; TH W 325FT TO POB; TH S 300FT; TH W 200FT; TH N 
300FT TO N. SEC LI; TH E TO POB, PT OF NW1/4 OF NE1/4 

 
Please visit the Planning and Zoning office or visit our website to see the proposed ordinance amendment and 
special use permit applications 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)627-8485  FAX: (231)627-3646 

www.cheboygancounty.net/planning/ 

 

To:  Cheboygan County Planning Commission 

 

From: Scott McNeil 

 

Re:   STAFF REPORT; Rezoning application by Thomas Redman 

 

Date:  April 6, 2017 

 

Introduction 

The subject properties proposed to be rezoned are currently in the Agriculture and Forestry Management 

(M-AF) zoning district. The applicant is requesting a rezoning to Light Industrial Development (D-LI). 

These parcels are located in Walker Township and identified by parcel code numbers 220-005-200-001-

01 and 220-005-200-002-00. The applicant has provided a drawing with the rezoning application 

depicting the parcels proposed for rezoning. 

 

Figure 1 shows the current zoning of the area and the parcels which are proposed to be rezoned. 

 

   
Figure 1 – Subject parcels and existing zoning – parcels highlighted in yellow 
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General Facts 

1.  Subject Parcels 

The proposed rezoning includes two parcels which are currently zoned M-AF. The area requested to be 

rezoned totals 3.16 acres (the westerly parcel = 1.38 acres and the easterly parcel = 1.78 acres).  Each 

parcel contains a dwelling and accessory structures.  

 

2.  Site Conditions 

The parcels have access from East M-68 Highway.  The easterly parcel is flat and slightly above road 

grade. The westerly parcel changes in topography from east to west with existing structures located at 

road grade.  The parcels are comprised entirely of upland and currently have residential structures.  

 

3. Neighboring Parcels 

Existing land uses on neighboring parcels lying to north and west are light industrial in use and zoned D-

LI. The land to the south is vacant and also currently zoned D-LI. Neighboring parcels to the east are 

improved with single family dwellings and are zoned M-AF.  

 

4.  Comparisons in the zoning setback and area requirements 

 

    

 

 

 

 

 

 

 

 

 

 

 

 

 

     (L. Commercial Farm Buildings are exempt from maximum structure height requirements.) 

 

5. Uses allowed in the existing M-AF zoning district under Article 9 

SECTION 9.2. PERMITTED USES  

9.2.1. Single and two family homes.  

9.2.2. Farm dwellings, barns, stables, silos, housing for farm labor, and accessory buildings, 

structures and uses customarily incidental to any of the foregoing permitted uses.  

9.2.3. Agricultural, horticultural, dairy farming, cattle raising, poultry raising, livestock raising, 

forestry and other similar enterprises excluding however, rendering plants, commercial 

fertilizer production, garbage feeding or disposal activities.  

9.2.4. Greenhouses and nurseries.  

9.2.5. Markets for the sale of products grown or produced upon the premises together with 

incidental products related thereto not grown or produced upon the premises but which are 

an unsubstantial part of said business.  

9.2.6. Home occupations as defined in this ordinance.  

9.2.7. Essential services.  

 M-AF (existing) D-LI (proposed) 

Minimum Dwelling 

Floor Area 

 

720 

 

Site plan 

Minimum Dwelling 

Width 

 

No minimum 

 

Site plan 

Minimum Lot Area 1 acre Site plan 

Minimum Lot Width 150  Site plan 

Minimum Front 

Setback 

 

50 

 

25 

Minimum Side Setback 10 10 

Minimum Rear Setback 30 10 

Maximum Structure 

Height  

 

35
L 
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 SECTION 9.2. PERMITTED USES (continued) 

9.2.8. Cemeteries.  

9.2.9. Private aircraft landing strips.  

9.2.10. Temporary mobile homes and travel trailers maintained in sound running condition with a 

current 

vehicle license. (See Section 17.7)  

9.2.11. Tree farms, forest production and forest harvesting operations including portable sawmills, 

log storage yards and related activities.  

9.2.12. Hunting grounds, fishing sites and wildlife preserves.  

 9.2.13. Private hunting and fishing cabins. 

9.2.14. Agricultural Building, Private Storage / Workshop Building, and Agricultural / Private 

Storage / Workshop Building  

      

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

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

AND STANDARDS for instructions on applying for permits.  

9.3.2. Automobile repair and service and gasoline stations.  

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

buildings, structures and uses.  

9.3.4. Community buildings, public parks and recreational areas, playgrounds and campgrounds.  

9.3.5. Entertainment and eating establishments.  

9.3.6. Commercial Hunting and fishing cabins. (Rev. 04/28/00, Amendment #14)  

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

9.3.8. Grocery and party stores.  

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

lodging facilities.  

9.3.10. Slaughter houses and meat packing plants.  

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

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

9.3.13. Non-essential public utility and service buildings.  

9.3.14. Nursing or convalescent homes.  

9.3.15. Animal feedlots or piggeries.  

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

businesses.  

9.3.17. Kennels, pet shops and veterinary hospitals.  

9.3.18. Junk yards, salvage yards, and waste disposal sites. (Rev. 04/26/08, Amendment #75)  

9.3.19. Commercial composting (Rev. 04/28/00, Amendment #14)  

9.3.20. Contractor’s Yards, provided all of the following requirements are met: 

 9.3.20.1. Minimum 10 acre parcel. 

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

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

9.3.20.4. All related equipment and materials must be stored within an enclosed building, not to 

exceed   5,000 square feet, or screened from view from public or private roads and adjoining 

properties under   different ownership behind a wooden fence or greenbelt. 

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

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

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

#31)  
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SECTION 9.3. USES REQUIRING SPECIAL LAND USE PERMITS (continued) 
9.3.22. Uses which are not expressly authorized in any zoning district, either by right or by special 

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

pursuant to this subsection or corresponding subsections in other zoning districts may be 

allowed in this zoning district by special use permit if the Planning Commission determines 

that the proposed use is of the same general character as the other uses allowed in this 

zoning district. 

 

6.  Uses allowed in proposed D-LI zoning district under Article 7 

         SECTION 7.2. PERMITTED USES  

         7.2.1. Any use permitted in the D-CM, Commercial Development District which does not require a 

    Special Land Use Permit. 

             6.2.1. Any use permitted in the D-RS, Residential Development District.  

6.2.2. Automobile, boat, equipment, and farm machinery sales, repair, rental and washing 

establishments. 

           6.2.3. Bars and taverns. 

           6.2.4. Bed and Breakfast . 

           6.2.5. Bowling alleys, pool or billiard parlors and clubs. 

           6.2.6. Cabinet making shops. 

           6.2.7. Dance, music, voice studios. 

           6.2.8. Dress making, millinery, clothing stores. 

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

           6.2.10. Farm product stands. 

           6.2.11. Funeral homes, undertaking establishments. 

           6.2.12. Hotels, motels. 

           6.2.13. Laboratories. 

           6.2.14. Nurseries for flowers and plants. 

           6.2.15. Offices. 

           6.2.16. Parking lots, buildings and garages. 

           6.2.17. Retail sales establishment, General 

     6.2.18. Retail sales establishment, Household 

Uses permitted in the D-RS, Residential Development District per section 6.2.1.; 

           4.2.1. Single Family Dwellings and Two Family Dwellings  

           4.2.2. Gardening.  

           4.2.3. Existing farms and agricultural uses. 

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

           4.2.5. Churches 

           4.2.6. Home occupations subject to the limitations as defined. 

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

premises. 

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

           4.2.9. Reserved for future use  

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

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

   SECTION 7.3. USES REQUIRING SPECIAL LAND USE PERMITS  

7.3.1. Any use which requires a Special Land Use Permit in the D-CM, Commercial 

Development    District, except Child Caring Institutions. 

6.3.1. Bus Terminals. 

        6.3.2. Commercial cleaning plants, dry cleaning, laundry establishments. 
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           SECTION 7.3. USES REQUIRING SPECIAL LAND USE PERMITS (continued) 

6.3.3. Contractor's yards, equipment storage and materials handling operations. 

        6.3.4. Gasoline service stations and garages. 

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

17.16.  

        6.3.6. Outdoor, drive-in theaters. 

       6.3.7. Outdoor commercial recreation activities. 

                        6.3.8. Trailer and mobile home parks.  

6.3.9. Manufacturing, production, processing and fabrication when the operational effects 

are determined to be no greater than the other uses permitted in this district with respect 

to noise, glare, radiation, vibration, smoke, odor and/or dust. 

       6.3.10. Junk yards, salvage yards and waste disposal sites. 

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

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

Commission pursuant  to this subsection or corresponding subsections in other zoning 

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

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

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

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

Comprehensive Plan for this zoning district. 

      6.3.12. Public and private wind generation and anemometer towers. 

       6.3.14 Boat Storage 

       6.3.15 Truck Terminals or Warehouses subject to the requirements of Section 17.26  

       6.3.16 Indoor Storage Facilities  

       6.3.17 Planned Projects subject to provisions of Section 17.2  

      7.3.2. Greenhouses and plant materials. 

7.3.3. Junk yards, salvage yards and waste disposal sites. 

7.3.4. Commercial kennels and veterinarian hospitals, according to Section 17.16  

7.3.5. Manufacturing, fabricating, processing and assembling activities. 

7.3.6. Manufacture and processing of products such as food, cosmetics, pharmaceuticals and 

hardware. 

7.3.7. Petroleum, gas a flammable liquid storage when accessory to a use permitted in the 

district, excluding tank farms or bulk storage. 

7.3.8. Public utilities. 7.3.9. Tool, die, gauge and machine shops. 

7.3.9. Tool, die, gauge and machine shops. 

7.3.10. Vehicle and equipment repair and maintenance, engine overhaul, vehicle body repair, 

undercoating and rustproofing. 

7.3.11. Warehousing, wholesale establishments, trucking facilities and terminals, meat locker 

and/or freezer plants. 

7.3.12. Water treatment plants and reservoirs, recycling operations and sewage treatment plants. 

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

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

Commission pursuant to this subsection or corresponding subsections in other zoning districts 

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

determines that the proposed use is of the same general character as the other uses allowed in this 

zoning district, either by right or by special use permit, and the proposed use is in compliance 

with the applicable requirements of the Cheboygan County Comprehensive Plan for this zoning 

district.  

7.3.14. Storage facility for building materials, sand, gravel stone, lumber, storage of contractor’s 

equipment and supplies.  
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        SECTION 7.3. USES REQUIRING SPECIAL LAND USE PERMITS (continued) 
7.3.14. Commercial composting  

7.3.16. Public and private wind generation and anemometer towers.  

7.3.17 Indoor Storage Facilities  

7.3.18 Outdoor Storage Facilities 

 

7. Review of the Master Plan 

When evaluating this property for a possible rezoning it should be evaluated based on several factors 

which include compatibility with surrounding land uses and conformance with the land use goals 

established in the County’s Master Plan. 

 

It’s important to remember also this statement from the Master Plan: 

The Future Land Use category descriptions should be relied upon over the future land use map.  

In addition, boundaries along the edges of these Future Land Use areas on the map should be 

interpreted loosely and the actual land use goals may be better described by an adjacent Future 

Land Use category. 

 

The Future Land Use Map in the Cheboygan County Master Plan determines the recommended land 

uses in Walker Township and throughout the county respectively.  These plans are intended to be a 

guide for future zoning ordinance amendments, which include rezoning.   

 

  
Figure 2 – Subject area - Cheboygan County Master Plan Future Land Use Map. 
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7. Review of the Master Plan (continued) 
The map in Figure 2 shows the portion of the Cheboygan County Master Plan Future Land Use Map for 

the subject area. Forest/Agricultural, Light Industrial, and Rural Commercial Node future land use 

categories are noted. Theses future land use categories are described in the Cheboygan County Master 

Plan as follows: 

 

Forest / Agricultural 

The Forest / Agricultural designation is intended to provide areas where management and production of 

crops and timber is the predominant land use.  For comprehensive planning purposes, private lands in 

Cheboygan County were included in this category to include forestry or agriculture where they are well 

suited for future farm and forestry use. Forestry operations, farming and pasture are anticipated future 

uses for this area. Residential uses  are consistent with farm and forestry operations when properly 

designed and located to minimize lands taken out of agricultural or forestry.  Mineral extraction, 

especially sand and gravel operations, is anticipated to continue in the Forest / Agricultural areas.  

Specific uses directly related to forestry and agriculture, such as sawmills or agricultural product 

processing, are also consistent with the forest and agricultural classification.  Ideally, a parcel size of 

forty acres or more is consistent with maintaining economically viable forestry and agricultural uses.  

However, it is also important to recognize that niche, high-value agricultural crops can be grown on as 

little as 1-2 acres. Open space or cluster residential incentives could encourage maintenance of larger 

lots for agriculture or forestry use.   

 

Appropriate uses for this area include forestry, agricultural operations, mineral extraction (such as oil & 

gas production), timber production, sawmills and agricultural product processing centers, smaller niche 

farming operations, open space or clustered residential.  Also, appropriate uses include small to mid-size 

campgrounds and similar rural tourist lodging uses. 

 

Rural Commercial Nodes 

Rural Commercial Node includes land, often at road intersections, which serve as  nodes for the 

surrounding rural community.  These areas have a mix of small-scale mixed uses. There would be 

usually no more than a few of these uses at any intersection due to traffic safety.  Larger clustering of 

such commercial uses would be more appropriate in one of the other Commercial and Village Center 

future land use areas.  Rural Commercial Nodes each have their own unique character and any rezoning 

must take into consideration the existing uses and uses that are compatible with the existing uses.  

Although these are commercial areas, they are not necessarily in need of rezoning to the Commercial 

zoning district.  It is more likely that a new and unique zoning district or overlay zoning may be more 

appropriate.   

 

The following uses may be appropriate for some Rural Commercial Nodes: assembly halls, institutional 

uses such as fire stations, township halls, recycling centers, schools, community centers, small scale 

commercial uses such as retail, restaurants, and bars. Alverno is an example of a Rural commercial 

node. 

 

Light Industrial 

The Light Industrial classification designates areas, which have adequate infrastructure, and services 

available to support industrial uses but the uses have minimal environmental impact. With proper 

buffering Light Industrial uses can be compatible with adjacent residential developments. Light 

Industrial uses would not give off any smoke, noise, odors, glare or vibrations and typical light industrial 

uses would include assembly, machine shops, wholesale distribution, storage and similar activities 

within enclosed buildings. Limited outdoor storage of equipment or materials may be considered. 



8 

 

 

8. Summary 

The subject property is located on a state highway (East M-68). The Cheboygan County Master Plan 

Future Land Use map indicates the subject area to be in the Light Industrial category. The subject 

parcels are indicated in the Forest/Agricultural future land use category.  

 

The surrounding properties to the north and west are currently zoned Light Industrial (D-LI) and are 

industrial in use. The area of the area to the south is vacant and currently zoned D-LI. There are single 

family dwellings located to the east of the subject property and are zoned Agriculture and Forestry 

Management. This proposed rezoning appears consistent with most of the surrounding future land use 

categories indicated on the Master Plan Future Land Use Map. The parcels proposed to be rezoned are in 

the Forest/Agriculture future land use category while being surrounded on three (3) sides by property in 

the Light Industrial future land use category.  

  

Correspondence Received Concerning The Rezoning Application: 

Any correspondence received are added to the rezoning application file as exhibits and provided to the 

Planning Commission accordingly.  
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DRAFT 

CHEBOYGAN COUNTY 
PLANNING 

COMMISSION 
 

Thomas Redman 
Rezoning 

 
Applicant:  Thomas Redman 

   1715 East M-68 

   Afton, MI 49705 

Owner:  Exodus 33:13 LLC 

   1715 East M-68 

   Afton, MI 49705 

 
Parcel: Section 5, Walker Township 

Parcel Nos. 200-005-200-001-01 and 220-005-200-002-00. 
 

Hearing Date: Wednesday April 19, 2017 at 7:00 p.m.  

 

PROPERTY DESCRIPTION 

 
The property proposed to be rezoned is described more fully as: Situated in the 
Township of Walker, County of Cheboygan and State of Michigan, Parcel #161-005-
200-001-01, COM NE COR OF NW1/4 OF NE1/4, SEC 5, T34N,R1W; TH WLY 250FT 
ALG N SEC LI; TH S 300FT; TH E 250FT TO E LI OF NW1/4 OF NE1/4; TH N 300FT 
TO POB, PT OF NW1/4 OF NE1/4.  
 
Also Parcel #220-005-200-002-00, COM AT NE COR OF NW1/4 OF NE1/4, SEC 5, 
T34N,R1W; TH W 325FT TO POB; TH S 300FT; TH W 200FT; TH N 300FT TO N. 
SEC LI; TH E TO POB, PT OF NW1/4 OF NE1/4. 

  Hereinafter referred to as the “Property”. 
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APPLICATION 

 
The Applicants seeks a rezoning to D-LI (Light Industrial Development District) from M-

AF (Agriculture and Forestry Management District) 

The Planning Commission having considered the Application, the Planning 
Commission having heard the statements of the Applicants, the Planning Commission 
having considered letters submitted by members of the public and comments by 
members of the public and written evidence and exhibits on the record, and the 
Planning Commission having reached a decision on this matter, states as follows: 

 

GENERAL FINDINGS OF FACT 

 
1. The Planning Commission finds that the application for rezoning is made by 

Thomas Redman. See exhibit 4 

2. Thomas Redman is ______ in relation to the property owner, Exodus 33:13 

LLC.  

 

3. The Planning Commission finds that the applicant proposes rezoning of the 

property, as provided in the application, from Agricultural and Forestry 

Management District (M-AF) to Light Industrial Development District (D-LI). 

See exhibit 4. 

     3. The Planning Commission finds that the legal description of the property, 
proposed to be rezoned, is included with the application. See exhibit 4. 

 
     4. The Planning Commission finds that the Cheboygan County Master 

Plan Future Land Use Map designates the area where the proposed 
rezoning is being proposed as Light Industrial, Forestry/Agriculture and 
Rural Commercial Node and the parcels proposed to be rezoned 
Forestry/Agriculture. See exhibit 11 

  
     5. The Planning Commission finds that the lots neighboring the property 

are currently zoned Light Industrial Development District (D-LI) and 
Agriculture and Forestry Management District (M-AF) 

  

     6. The Planning Commission finds  
 
     7. The Planning Commission finds  
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REZONING 
FACTORS 

 

1. Is the proposed rezoning reasonably consistent with surrounding uses?  

 
WILL SUPPORT THE FACTOR 

 
A. The Planning Commission finds that based upon the information provided in the 

staff report, which includes the subject area located on the   Cheboygan 
County Master Plan Future Land Use Map, that the property is surrounded on 
north, south and west by land in the Light Industrial future land use category. 
See exhibit 7 figure 2.    

B. The Planning Commission finds that the neighboring property to the west and 
north contains industrial uses. 

C. The Planning Commission finds that the Cheboygan County Master Plan states 
that actual land use goals may be better described by an adjacent Future Land 
Use category and the surrounding properties are mostly designated as a Light 
Industrial future land use category. 

D. The Planning Commission finds 
 

E. The Planning Commission finds 
 

F. The Planning Commission finds 
 

 
 
WILL NOT SUPPORT THE FACTOR 
 

A. The Planning Commission finds that land uses to the east are residential 
in nature. Thus, the Planning Commission finds that the proposed 
rezoning is not reasonably consistent with surrounding uses.  See exhibit 
7. 

 
B. The Planning Commission finds that based upon the information 

provided in the staff report which includes the Cheboygan County 
Master Plan Future Land Use Map that the property is in the 

Forestry/Agriculture future land use category. See exhibit 7 figure 2.    
 

 

This standard has/has not been met 
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2. Will there be an adverse physical impact on surrounding properties? 

 

WILL SUPPORT THE FACTOR 

 
A. The Planning Commission finds that there is no evidence that the proposed 

rezoning would result in an adverse physical impact on surrounding properties.  
Activities which could occur if the subject property is rezoned would not 
physically disturb the properties surrounding the land proposed for the rezoning. 
See exhibit 1 and 4. 

 
B. The Planning Commission finds that, as per the adopted Cheboygan County 

Master Plan, the future land use categories for land surrounding the property on 
the north, south and west is Light Industrial and an area to the east Rural 
Commercial Node. There is support in the Master Plan that this proposed 
rezoning would allow land uses which would be compatible with surrounding 
properties and meet the County’s land use goals.  See exhibit 2. 
 

C. The Planning Commission finds that 

WILL NOT SUPPORT THE FACTOR 

A. The Planning Commission finds that there is evidence that the proposed    
rezoning in and of itself would result in adverse physical impact on surrounding 
properties as the activities which could occur would physically disturb the 
properties neighboring the land proposed for the rezoning.  See exhibit __ . 
 

B. The Planning Commission finds that the neighboring properties to the east are 
currently residential in use. See exhibit 11. 
 

C. The Planning Commission finds that 

                This standard has/has not been m et. 
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3. Will there be an adverse effect on property values in the adjacent area?  

 
WILL SUPPORT THE FACTOR 

A. The Planning Commission finds that there is no evidence in the form of an 
appraisal or other document study which shows, that if the rezoning is granted, 
there would be an adverse effect on property values in the area. 
  

B. The Planning Commission finds that 
 

C. The Planning Commission finds that 
 

WILL NOT SUPPORT THE FACTOR 
 

A.  The Planning Commission finds that information has been submitted regarding  
an adverse impact on neighboring property values and the evidence presented 
proves that if the rezoning is granted that there would be an adverse impact on 
property values in the area.  See exhibit ____. 

 
B. The Planning Commission finds that 

 
This standard has/has not been m et. 

 

4. Have there been changes in land use or other conditions in the 
immediate area or in the community in general which justify rezoning? 

 
WILL SUPPORT THE FACTOR 

 
A. The Planning Commission finds that Future Land Use Map designates an area 

to the east of the property as Rural Commercial Node and area to the north, 
west and south of the property as Light Industrial. See exhibit 2 and  11 

 
B. The Planning Commission finds that the industry on the neighboring property 

has expanded and there is a need for jobs in the region and demand for this 
industry is a community need. 

 

C. The Planning Commission finds  
 

WILL NOT SUPPORT THE FACTOR 

 
A. The Planning Commission finds that changes which have occurred in the 

vicinity of the property have trended towards residential and agricultural uses 
as opposed to light industrial uses. As such, the changes that have occurred, 
albeit they have been slow over the past few years, do not favor the rezoning.  

 
B. The Planning Commission finds  

 
This standard has/has not been met. 
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5. Will rezoning create a deterrent to the improvement or development of 
adjacent property in accordance with existing regulations? 

 
WILL SUPPORT THE FACTOR 

A. The Planning Commission finds that light industrial uses currently exist 
to the west and to the north of the property and there is no evidence 
that the rezoning would deter the improvement or development of 
adjacent property in accordance with existing regulations, much less 
future land use plans as proposed in Cheboygan County’s Future Land 
Use Map. See exhibits 1, 2 and 11. 

 
B. The Planning Commission finds that 

 
WILL NOT SUPPORT THE FACTOR 

A.  The Planning Commission finds that there is evidence that the proposed 
rezoning would deter the improvement or development of adjacent 
property in accordance with existing regulations since most properties are 
agricultural and residential uses.  See exhibits 1, 2 and ______ 

 

B.  The Planning Commission finds that   

 
This standard has/has not been met. 
 

6. Will rezoning grant a special privilege to an individual property owner when 
contrasted with other property owners in the area or the general public (i.e. 
will rezoning result in spot zoning)? 

 
WILL SUPPORT THE FACTOR 

A. The Planning Commission finds that neighboring property to the north 
south and west is currently zoned Light Industrial Development District 
(D-LI).  As such, the proposed rezoning does not create a special 
privilege or result in spot zoning.  See exhibit 11. 
 

B. The Planning Commission finds that the rezoning of these properties 
would improve consistency of the zoning scheme for this area.  
 

C. The Planning Commission finds 

 
WILL NOT SUPPORT THE FACTOR 

A. The Planning Commission finds that given the residential uses neighboring 
the property, that the rezoning will result in the granting of a special privilege 
to the applicant for uses not available for development by surrounding 
property owners.  See exhibit 2 future land use map. 

 
B. The Planning Commission finds that 

 
This standard has/has not been met. 
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7. Are there substantial reasons why the property cannot be used in 
accordance with its present zoning classifications? 

 
WILL SUPPORT THE FACTOR 

 

A. The Planning Commission finds light industrial uses to the west and 
north of the property. See exhibit 11. 
 

B. The Planning Commission finds that given the Master Plan and Future 
Land Use Map, the rezoning would be more in line with uses allowed 
under the future land use designation for the area. See exhibit 2. 
 

B. The Planning Commission finds that 

 
WILL NOT SUPPORT THE FACTOR 

 
A. The Planning Commission finds that given the existing uses to the east and 

other current land uses in the area, that the property can be used for 
purposes listed under its current zoning classification. See exhibit 2 and 11. 

 
B. The Planning Commission finds that 

 
This standard has/has not been met. 
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8. Is the rezoning in conflict with the planned use for the property as reflected in 
the master plan? 

 
WILL SUPPORT THE FACTOR 
 

A. The Planning Commission finds that the Future Land Use Map designates 
and area to the north, west and south of the property as Light Industrial. 
See exhibit 2 and 11. 
 

     B.  The Planning Commission finds that, as per the adopted Cheboygan County 
Master Plan, and Future Land Use Map, the future land use categories for 
surrounding properties may very well better describe the desired future land 
for the property and there is support in the Master Plan that this proposed 
rezoning would allow land uses which would be compatible with surrounding 
properties and meet the County’s land use goals.  See exhibit 2. 

 
C. The Planning Commission finds that   

 
WILL NOT SUPPORT THE FACTOR 

 
A. The Planning Commission finds that the County’s Master Plan depicts the                     

future use of the property as being in the Forestry/Agriculture category. See 
exhibit 2 and 11.   

   

           B.  The Planning Commission finds that 

 
This standard has/has not been met. 

 

9. Is the site served by adequate public facilities or is the applicant able to 
provide them? 

 
WILL SUPPORT THE FACTOR 

A. The Planning Commission finds that the property is or will be served by 
adequate public and private facilities by the applicant considering the 
type of uses which may be permitted on the property. See exhibit 3. 

 
  B. The Planning Commission finds that 

 

WILL NOT SUPPORT THE FACTOR 

 

A. The Planning Commission finds that the applicant has not sufficiently 
proven that that the property is or will be served by adequate public and 
private facilities. See exhibit 3. 

 

B. The Planning Commission finds that  
 

This standard has/has not been met. 
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10. Are there sites nearby already properly zoned that can be used f or the 
intended purposes? 

 
WILL SUPPORT THE FACTOR 
 

A. The Planning Commission finds that there is little land area with road 
frontage on sites nearby for zoned for light industrial uses. See exhibit 
11.  

 
B. The Planning Commission finds that  
 

WILL NOT SUPPORT THE FACTOR 
 

A. The Planning Commission finds that, with respect to the proposed rezoning, 
nearby land is available and zoned Light Industrial Development (D-LI). See 
exhibit 11. 
  

B. The Planning Commission finds that  
 
 This standard has/has not been met.
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 DECISION 

 
In considering the foregoing, it is important to recognize that the considerations are 
general in nature, may overlap somewhat, and that there may be other factors not 
listed. When pondering the above questions, the decision maker must also give due 
consideration to (a) the general character of the area in which the subject property is 
located, (b) the property itself and its attendant physical limitations and suitability to 
particular uses, (c) the general desire to conserve property values and, (d) the general 
trend and character of population development.  The community should evaluate 
whether other local remedies are available. 

 
The decision maker should not focus on any one concern among the various factors to 
be taken into consideration when passing upon a rezoning request. 

 
 

Motion made by   , supported by    
that based upon the general findings of fact and the rezoning factors that the 
applicant’s request to conditional rezone the property indentified in the aforementioned 
property description in this document is hereby recommended to be denied/approved. 

 

Ayes:    

 

Nays:    
 
 
 

DATE DECISION AND ORDER ADOPTED 
 
 
        April 19, 2017 

Date 
 
 
 

 

Chair, Patty Croft 
 
 
 

 

Secretary, Charles Freese 























































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: 

 Approval of Condominium. (Conversion from 

an existing Association) 

Prepared by: 

Scott McNeil 

Date: 

April 4, 2017 

Expected Meeting Date: 

April 19, 2017 

 

GENERAL INFORMATION 

 

Applicant: Colony Beach Association/ James Wynn 

 

Contact person:  James Wynn   

 

Phone: 231-347-6929 

 

Requested Action:  Site Plan Approval of a condominium conversion. 

 

BACKGROUND INFORMATION 

 

The applicant is seeking site plan review approval of a proposed condominium from an existing association 

pursuant to section 20.3.d.  The subject property is located in a Lake and Stream Protection (P-LS) zoning 

district.  

 

All structures are existing where condo units are proposed. There are two (2) nonconforming structures relative 

to front setback and side setback. There are four (4) structures which are nonconforming relative to dwelling 

width and the lot is nonconforming relative area per dwelling. The use of the structures is single family 

residential and accessory buildings. No new structures or uses are proposed. No change of use is proposed. The 

existing dwelling structures possess a legal description by unit number of the association. Included at the end of 

this report is an image of the site with the unit locations base on the existing legal descriptions.  

 

Current Zoning: 

Lake and Stream Protection District (D-CM) 

 

Surrounding Land Uses: Residential land uses surrounding the subject site.  

 

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

site is located on Mullett Lake. There are no other known environmentally sensitive areas. 

 

Historic buildings/features: There are no known historic features on the site. 

 



Traffic Implications: This is a conversion of an existing association with residential units described by unit 

number to a Condominium with the same number of units in the same location with the same use. There will be 

no effect on traffic conditions.  

 

Parking:  Parking is provided by an existing common parking area and accessory garage.  

 

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:  No lighting is proposed. 

 

Stormwater management. No change to stromwater management is proposed. 

 

Review or permits from other government entities: Approval under applicable Condominium law 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.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Image of Colony Beach Association and existing units.  

 

 
 

 

  

 



CHEBOYGAN COUNTY PLANNING COMMISSION 

SITE PLAN REVIEW 
Wednesday, April 19, 2017, 7:00 PM 

 

Applicant 

Colony Beach Assoc. 

C/O James Wynn 

P.O. Box 702 

Petoskey,  Mi. 49770 

Owner 

Colony Beach Assoc. 

Cheboygan,  Mi. 49721 

Parcel 

Benton  Township 

104-029-100-056-01 

104-029-100-056-02  

104-029-100-056-03 

104-029-100-056-04 

104-029-100-056-05 

 

 

GENERAL FINDINGS 

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

2. This is a conversion of an existing Association to a Condominium with the same number of units 

in the same location with the same use. 

3. The current and proposed use is single family residential.  

4. The property is located in a Lake and Stream Protection District. (P-LS) 

5. Single family residential is a permitted use in the P-LS zoning district per section 10.2.1 

6. No changes to existing structures, use of structures or use of the land are proposed.  

7. The lot is nonconforming relative the number of dwellings. 

8. Units 1, 2, 3, and 4 are nonconforming dwelling structures relative to dwelling width.  

9. Unit 2 contains a nonconforming dwelling structure relative to front setback.  

10. Unit 4 is a nonconforming dwelling structure relative to side setback.  

11.  
12.   
13.  

 

 

 

 

 

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 no changes to the natural contours of the subject site. (see exhibit  3) 

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. No soil removal or topographic modifications are proposed. (see exhibit 3). 

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. No change to stormwater management is proposed.  (see exhibit 3).  

2.  

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. This is a conversion of an existing Association to a Condominium with the same number of units in the 

same location with the same use. 
2. No change to existing privacy conditions is proposed.  

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. Emergency vehicle access is provided via Colony Beach Lane from McDonald 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. Each unit is provided access via Colony Beach Lane from McDonald Road. (see exhibit 6) 

2. McDonald Road is a public road.  

3.    

4. 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 conversion of an existing Association to a 

Condominium with the same number of units in the same location with the same use.  A pedestrian 

circulation system is not proposed nor needed.  (see exhibit 3 and 6 ) 

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.  No new lighting is proposed. (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. The site plan conforms to Cheboygan County Master Plan and shall meet state and federal requirements. 

(see exhibit 1, 2, 3 and 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, April 19, 2017 

 

 

      ___________________________________________  

      Patty Croft, Chairperson 

 

 

      ___________________________________________ 

      Charles Freese, Secretary 
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