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Article 19 -Development Requirements
Section 19.40. - Development Plan Approval Criteria

In order that buildings, open space and landscaping will be in harmony with other structures and 
improvements in the area, and to ensure that no undesirable health, safety, noise and traffic 
conditions will result from the development, the planning commission shall determine whether or 
not the development plan meets the following criteria, unless the planning commission determines 
that one or more of such criteria are inapplicable: 

A. General[ly]. All elements of the development plan shall be designed to take into account 
the site's topography, the size and type of plot, the character of adjoining property, and 
the traffic operations of adjacent streets. 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. The development plan shall conform with all requirements 
of this ordinance, including those of the applicable zoning district(s). 

The proposed re-development of buildings between Lake Street and Front Street in the 
heart of downtown Boyne City is direct compliance with the SoBo Lake Front MEDC 
Development Plan developed by Peter Allen & Associates.
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The proposed mixed-use re-development will offer a variety of commercial and 
residential uses at a pedestrian oriented scale adding to the lively social environment of 
Boyne City’s downtown district.   

 
Renovating the existing Lakefront Mall building with a new three story building is an 
efficient use of the land and existing public services.   
 

The ground floor of the new building will contain the new location of an award winning 
northern Michigan restaurant and tap room.  The restaurant will front both Lake and Front 
Streets with an outdoor seating area located along the Ray Street pedestrian corridor.  
 

Also on the ground level is a 2,400 square foot space available for lease.   
 

The upper two floors of the building are 1 and 2 bedroom apartment units contributing 
to the important residential density which keep downtown areas lively and successful. A 
rooftop deck will offer residents an enjoyable outdoor space with views of Lake 
Charlevoix. 
 

The historic brick building will be remodeled for use as a local bank branch, including a 
drive-through teller window along Front Street.  The entire drive-through including the 
required vehicle stacking distance is tucked within the historic structure, therefore 
preserving the urban integrity of the street front.  The applicant is respectfully requesting 
that a conditional use be granted to allow for the drive-through which is not allowed in 
the Central Business District. 
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B. Building design. The building design shall relate to the surrounding environment in 
regard to texture, scale, mass, proportion, and color. High standards of construction and 
quality materials will be incorporated into the new development. In addition to following 
design guidelines adopted in specific district or sub-area plans, the building design shall 
meet the architectural and building material requirements of this ordinance. 
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The three story mixed use development project proposed by Glen Catt, president of Catt 
Development, Inc., consists of the following mixed uses: 

1. Sheet A2.1: First floor restaurant of 4,804 gross square feet (g.s.f.), lease space of 2,421 
g.s.f., and vertical circulation, and upper apartment entry spaces of 2,786 g.s.f. 
Renovation of an existing 4,678 g.s.f.  (covered parking not included) single story historic 
building renovated into a branch bank with a covered drive thru and parking area. Total 
gross square footage of building footprint of 14,689. 

2. Sheet A2.2: Second and third floor residential apartments consisting of 10 MSHDA 
apartments per floor (twenty units total) of 11,412 g.s.f. per floor. Each floor will have 
(5) five one bedroom units and (5) five two bedroom units. Two of the two bedroom units 
will have an additional master bath per floor (4 total).

3. Total Building: 37,513 gross square feet

4. Sheet A2.3: Roof top deck consisting of a 5’-0” wide perimeter concrete paver walkway 
and 20’x 20’ sitting areas located at the corners of the building at prime viewing areas. 
An optional low profile vegetative roof (green roof) is under consideration.  

5. The apartments shall be design per the 2012 Michigan Building Code and the MSHDA 
Handbook for “Standard of Design”. All units will be designed per ADA barrier free 
requirements under ICC/ANSI A117.1-2003. There shall be one “Type A” accessible 
unit with the rest of the units being “Type B” units per Chapter 11 “Accessibility” 
requirements.

6. The three story mixed use structure shall be of steel column and beam structural framing 
using pre-cast concrete floor systems with a 2” concrete topping. Non- combustible 
exterior and interior walls shall be of metal stud framing with gypsum board wall surfaces 
and insulation in the stud spaces. The exterior base of the building shall be faced with 4” 
brick veneer and “densglas” sheathing. The upper apartment floors shall be of horizontal 
6” bevel fiber cement siding (refer to sheets A5.1 & A5.2).

7. The entire development shall have an automatic fire suppression system installed. Under 
Type 111A construction (including the historic building): One hour fire rated wall 
assemblies between restaurant, apartments, lease space & bank. One hour fire rated floor/ 
ceiling and roof assemblies. One hour fire rated interior walls assemblies. Entire 
structural steel frame shall be protected with one hour fire rated assemblies. Vertical exit 
stairwells and elevator shaft protected with a two hour (masonry block) fire rated 
assemblies. 

8. Sheet A5.1, A5.2 Exterior Elevation Design: The architecture of the mixed-use facility 
convey historical building elements reminiscent of lakeside maritime structures of wharf 
buildings, canneries, and industrial warehouses with large square shaped metal framed 
windows separated by massive brick piers and columns. The 16’ high brick base of the 
building relates to existing business district structures. Exposed window steel lintels, 
outdoor dining area steel trellis, and metal roof cornice convey a rugged “wharf side” 
character to the building. Face brick with large glass expanse is further indicated at the 
apartment entrance and vertical stair circulation feature (Lake Street East Elevation) 
which helps to identify the apartment entry component of the development. The entrance 
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setback and vertical brick material change creates a relief in the elevation plane into 
smaller building elements, as well as provide a prominent central feature to the building. 

The upper story apartment’s double hung grid windows, trim boards, horizontal bevel 
siding materials, simple roof cornice and balcony and guardrail features further explore 
the historic nautical (and residential) architecture of the past. The roof top guard rail
feature ties proportionally with the roof cornice element as well. 

The existing historic building will be completely renovated into a new branch bank 
facility. The existing face brick and stepped parapet front façade feature shall be 
repointed and tuck pointed (all elevations of the building exterior). New grid aluminum 
frame windows to be installed. The existing “non- historical” roof canopy element will 
be removed and the window heights enlarged to match original opening height (11’-0”). 
All historical face brick feature to be repaired as required. The existing bowstring roof 
trusses and roof rafter framing is to be further investigated for structural integrity and 
stability to carry additional snow drift load of new north side construction. The height of 
the existing roof bowstring trusses (20’ to arch crest from floor line) determined the 18’ 
(possibly 20’) floor to floor height elevation of the new structure due to south side 
apartment window locations and roof drainage issues of the existing building. Roof 
cornice height (roof top deck floor) from grade is 40’-10” as indicated.  

 Page 5Traverse Architect Group
David Spala, Architect
830 Cottageview Dr. -Suite 201
(231) 946-9940



Site Plan Review Application 
SoBo District Re-Development

C. Preservation of significant natural features. Judicious effort shall be used to preserve 
the integrity of the land, existing topography, and natural, historical, and architectural 
features as defined in the ordinance from which this section was derived, in particular 
wetlands designated/regulated by the Michigan Department of Environmental Quality, 
and, to a lesser extent, wetlands which are not regulated by the department. Parcels along 
the city's lakefront shall be developed as to minimize disruption of visual access to the 
lakefront from adjacent roadways and to maintain view sheds of the lakefront. 

The SoBo Lake Front MEDC Development Plan identifies the existing building at the 
south end of the project site for preservation of its historic brick façade. The existing 
building will be completely renovated for use as a local bank branch with a drive-through 
banking window located within the structure along Front Street.  The applicant is 
pursuing a request for conditional zoning to allow the drive-through use in the Central 
Business District.

Existing Lake Street building elevation Existing Front Street building elevation

Proposed Lake Street building elevation Proposed Front Street building elevation
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D. Streets. All streets shall be developed in accordance with the City of Boyne City 
Subdivision Control Ordinance and city municipal standards, unless developed as a 
private road in accordance with the requirements of the city. 

The proposed SoBo Lake Street Building Project is fronted by Lake Street to the east and 
Front Street to the west.  The project involves remodeling and reusing the historic brick 
building on the south end to be used as a bank branch, as well as completely replacing 
the obsolete Lakefront Mall Building on the north end.  Construction of the development 
will not impact the existing municipal streets.  The new buildings will continue to be 
serviced by the existing municipal streets.

E. Access, driveways and circulation. Safe, convenient, uncongested, and well-defined 
vehicular and pedestrian circulation within and to the site shall be provided. Drives, 
streets, parking and other elements shall be designed to discourage through traffic, while 
promoting safe and efficient traffic operations within the site and at its access points. All 
driveways shall meet the design and construction standards of the city. Access to the site 
shall be designed to minimize conflicts with traffic on adjacent streets, particularly left 
turns into and from the site. For uses having frontage and/or access on a major traffic 
route, as defined in the City of Boyne City Comprehensive Plan, the number, design, and 
location of access driveways and other provisions for vehicular circulation shall comply 
with the access management provisions of this ordinance. 

The proposed redevelopment project will be accessed by existing municipal streets, Lake 
Street and Front Street, with associated on-site parking areas designed to City Standards.

F. Emergency vehicle access. All buildings or groups of buildings shall be arranged so as 
to permit necessary emergency vehicle access as required by the fire department, 
ambulance department and police department. 

The proposed building will is accessible via municipal streets on two sides (east and 
west), and by a private alley to the south, and a private parking area to the north.

The three story portion of the building will be sprinkled for fire suppression.

G. Sidewalks, pedestrian and bicycle circulation. The arrangement of public or common 
ways for vehicular and pedestrian circulation shall be connected to existing or planned 
streets and sidewalks/pedestrian or bicycle pathways in the area. There shall be provided 
a pedestrian circulation system which is separated from the vehicular circulation system. 
In order to ensure public safety, special pedestrian measures, such as crosswalks, crossing 
signals and other such facilities may be required in the vicinity of primary and secondary 
schools, playgrounds, local shopping areas, fast food/service restaurants and other uses 
which generate a considerable amount of pedestrian or bicycle traffic. 

The Proposed SoBo Lake Street Building redevelopment project is located in the heart
Boyne City’s walkable downtown waterfront, with frontage along municipal sidewalks 
on Lake Street and Front Street, and is central to all of Boyne City’s downtown amenities.

H. Barrier-free access. The site has been designed to provide barrier-free parking and 
pedestrian circulation. 

The proposed building provides barrier free access along Lake Street.  The three story 
building is equipped with elevator access to the upper floors.
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I. Parking. The number and dimensions of off-street parking [spaces] shall be sufficient to 
meet the minimum required by this ordinance. However, where warranted by overlapping 
or shared parking arrangements, the planning commission may reduce the required 
number of parking spaces, as provided in this ordinance. 

Modifications to reduce density and increase parking at the One Water Street site will 
help to accommodate the additional parking requirements for the proposed 
redevelopment of the SoBo building on Lake Street through shared parking between the 
two developments.

Our parking calculations show that the larger building size and additional uses proposed 
at the SoBo Lake Street Building require 44 additional parking spaces beyond what’s 
required as an existing condition.

The changes at One Water Street will have created 25 new parking spaces available for 
uses within the proposed SoBo Lake Street Building.

Therefore leaving us with a parking space deficit of 19 parking spaces (15%).

In the spirit of the socially interactive intent of the proposed mixed-use development 
which provides a variety of mutually supporting uses, encouraging social interaction and 
pedestrian accessibility within the downtown area, we respectfully request a waiver of 
the parking space requirement.  If we may be permitted to presume a 20% credit for 
shared use parking spaces, a standard previously used within the City, our parking 
requirements would be met.
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Assigned parking for the proposed Apartment Use:
Residential Parking at the SoBo Lake Street Building requires 35 total parking spaces for 
the 20 proposed apartment units.  The developer proposes to assign one parking space 
(20 total) per residential unit for the sole use of that apartment unit. 2

J. Loading. All loading and unloading areas and outside storage areas, including refuse 
storage stations, shall be screened in accordance with this ordinance. 

The proposed building is designed so that both the Lake Street side and the Front Street 
side are a proper building front.  There is no back to this building.  

Loading and unloading for uses within the building will occur along the main streets and 
will have to be scheduled for convenience. The dumpster is located along Front Street.  
It is located behind a parking space and hidden within an enclosure to match the building 
façade.  Parking in the space will be limited during the hours of scheduled refuse pick 
up.

K. Landscaping, screening, and open space. The landscape shall be preserved in its natural 
state, insofar as practical, by removing only those areas of vegetation or making those 
alterations to the topography which are reasonably necessary to develop the site in 
accordance with the requirements of this ordinance. Landscaping shall be preserved 
and/or provided to ensure that proposed uses will be adequately buffered from one 

ONE WATER STREET

SOBO
REDEVELOPMENT

parking spaces
assigned to 
apartment uses
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another and from surrounding public and private property. Landscaping, landscape 
buffers, greenbelts, fencing, walls and other protective barriers shall be provided and 
designed in accordance with the landscaping provisions of this ordinance. Recreation and 
open space areas shall be provided in all multiple-family residential and educational 
developments. 

The existing urban landscape does not provide for much landscaping beyond the existing 
street trees within the public sidewalks.  City sidewalk hardscaping including brick and 
concrete sidewalks will be maintained or replaced as required through the redevelopment 
project.  Existing street trees and lamp posts will be preserved, protected and replaced as 
required. The Front Street building frontage will be enhanced with modern layered 
landscaping that continues to the Ray Street view corridor.

A brick dumpster screen wall with be planted with climbing evergreen vines.

The residential apartment units will have access to a rooftop deck as well as close 
walkable proximity to City parks to meet their open space needs.

L. Soil erosion control. The site shall have adequate lateral support so as to ensure that there 
will be no erosion of soil or other material. The final determination as to adequacy of, or 
need for, lateral support shall be made by the planning director or city engineer, and have 
a valid Charlevoix County Soil Erosion permit. 

The proposed project includes a rehabilitation of an existing building and a 
redevelopment of an obsolete building.  There is very little opportunity for soil erosion 
as part of this downtown urban redevelopment project.  The appropriate measures will 
be taken to ensure that no soil washes onto the adjacent roadways or into the municipal 
storm sewers and all proper permits will be obtained prior to beginning work.

M. Utilities. Public water and sewer facilities shall be available or shall be provided for by 
the developer as part of the site development, where such systems are available. 

Municipal sewer and water is readily available on both Front Street and Lake Street.
Connections to municipal utilities will be made to City standards with the proper 
permitting.

N. Stormwater management. Appropriate measures shall be taken to ensure that removal of 
surface waters will not adversely affect neighboring properties or the public storm 
drainage system. Provisions shall be made to accommodate stormwater which 
complements the natural drainage patterns and wetlands, prevent erosion and the 
formation of dust. Sharing of stormwater facilities with adjacent properties shall be 
encouraged. The use of detention/retention ponds may be required. Surface water on all 
paved areas shall be collected at intervals so that it will not obstruct the flow of vehicular 
or pedestrian traffic or create standing water. All such measures shall comply with the 
Charlevoix County Stormwater Ordinance. 

Stormwater volumes for the redevelopment of these City lots will be much the same as 
the existing conditions since there is proposed little change in the impervious lot coverage 
for the new project.  Stormwater will be handled by municipal storm sewer and will 
comply with current municipal standards and permitting.
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O. Lighting. Exterior lighting shall be arranged so that it is directed preferably downward 
onto the subject site and deflected away from adjacent properties. Lighting shall not 
impede the vision of traffic along adjacent streets. Flashing or intermittent lights shall not 
be permitted. 

Building mounted lighting at entrance doors is a decorative sconce with nautical and 
industrial design styling.  The light source emitted will be a soft glow appropriate to the 
pedestrian scale and will not interfere with adjacent street traffic.

Illumination relating to proposed future signage will meet the standards of the ordinance 
and be submitted to the City for required signage permits.

P. Noise. The site has been designed, buildings so arranged, and activities/equipment 
programmed to minimize the emission of noise, particularly for sites adjacent to 
residential districts. 

The only site equipment that emits any noise including condensing units and air exchange 
equipment is located in a screened enclosure in the middle of the rooftop and will 
therefore not be audible to surrounding uses.

Q. Mechanical equipment. Mechanical equipment, both roof and ground mounted, shall be 
screened in accordance with the requirements of this ordinance. 

Roof mounted mechanical equipment is located in a screened enclosure in the center of 
the roof and is not visible from the street level.  Existing and proposed ground mounted 
equipment and utilities are located along the Front Street side of the development and 
will be incorporated into the proposed landscaping.

R. Signs. The standards of the City of Boyne City's Sign Ordinance are met. 

Wall mounted sign locations are illustrated on the architectural elevation drawings to 
City Ordinance standards for the purpose of this review process.  Future business owners 
within the structure will submit actual sign requests as part of the City’s sign permit 
application process.

S. Hazardous materials or waste. For businesses utilizing, storing or handling hazardous 
material such as automobile service and automobile repair stations, dry cleaning plants, 
metal plating industries, and other industrial uses, documentation of compliance with 
state and federal requirements shall be provided. 

This standard of criteria is not applicable to the proposed mixed-use development because 
none of the businesses or uses proposed involve the use, manufacture or storage of 
hazardous materials.

Uses proposed on site include a restaurant and tap room rated top 100 beer bar in the 
country, a local bank branch, a commercial/retail lease space, and 20 residential apartment 
units.

T. Other agency reviews. The applicant has provided documentation of compliance with 
other appropriate agency review standards, including, but not limited to, the Michigan 
Department of Natural Resources, Michigan Department of Environmental Quality, 
Michigan Department of Transportation, Charlevoix County Drain Commissioner, 
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Northwest Michigan Community Health Agency, Charlevoix County Building 
Department, and other federal and state agencies, as applicable. 

U. Approval process. The development plan shall be reviewed by the planning commission. 
If disapproval is recommended, the planning commission shall cite reasons for such 
disapproval. If the planning commission finds a development plan not in conformity with 
this section, it may, at its discretion, return the development plan to the applicant with a 
written statement of the modifications necessary to obtain approval. Upon resubmission 
of the modified development plan, the planning commission shall review the plan. The 
commission may approve, disapprove or approve subject to compliance with such 
modifications and conditions as may be deemed necessary to carry out the purpose of this 
ordinance and other ordinances and resolutions of the city. If disapproved, the planning 
commission shall cite reasons for such disapproval. 

 Page 12Traverse Architect Group
David Spala, Architect
830 Cottageview Dr. -Suite 201
(231) 946-9940





Exis ng Site Plan 
as currently approved 

reduce co age density by four units 
increase size of parking lot 

change end unit from duplex 
to free standing 
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