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Meeting of  
January 21, 2019 
 
Call to Order 
 
Roll Call 
 
 
 
 
Excused Absences 
**Motion 
 
 

Meeting Attendance 
 
 
 

 
Consent Agenda 
**Motion 
 
 
 
 
 

Citizen comments on  
Non-Agenda Items 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
                                                                         Approved:      __________________________ 
 
 
 
Record of the proceedings of the Boyne City Planning Commission meeting held at 
Boyne City Hall, 319 North Lake Street, on Monday January 21, 2019 at 5:00 pm.

Vice Chair Allen called the meeting to order at 5:00 p.m. 

 
Present:   Ken Allen,  Jason Biskner, Tom Neidhamer, Aaron Place (arrived 5:03 pm) 

Jeff Ross and  Joe St. Dennis 
Absent:     George Ellwanger and Jim Kozlowski   
Vacancy:  One 
 
2019-1-21-02 
St. Dennis moved, Biskner seconded, PASSED UNANIMOUSLY, a motion to excuse 
the absence of Kozlowski. 

 
City Officials/Staff:  Planning and Zoning Administrator Scott McPherson, City Manager 
Michael Cain, City Commissioner Hugh Conklin and Recording Secretary Pat Haver 
Public Present:    Six

 
2019-1-21-03 
Biskner moved, Ross seconded, PASSED UNANIMOUSLY, a motion to approve the 
consent agenda, the Planning Commission minutes from December 17, 2018 as 
presented. 

 
Chair Place arrived at 5:03 pm so Vice Chair Allen turned the meeting over to him 

 
Ted Macksey wanted to update the commission on the status of his project on Jefferson 
St.  As you recall, in April of 2017 he was approved for a zoning district change to multi 
family, and as a condition of the rezoning must present a development plan within 2 
years, his time is almost up.  He has been crunching numbers, talking with investors and 
joint venture partners and has not had any luck due to prohibitive development and 
construction costs. There is a possibility of having to come back in front of this board for 
another rezoning request and then eventually to the City Commission for approval, 
depending on the outcome of his development plans.  He is now leaning towards a 
manufactured housing community on his 30 acres.  He still wants to meet the current 
demand of affordable housing, and just can’t get the costs affordable enough.  These 
housing options are not BOCA but HUD manufactured double wide housing units that 
should come in between $90,000 to $120,000.  He would like to make sure that there is 
enough space on each lot to have a 1 or 2 car garage for vehicles or storage.  They will 
be built in a factory and brought in and set on the lots and not built on site.   
Neidhamer – Will this project be owner owned, rentals or a mix? 
Macksey – It will be a land lease community with a manager’s office to oversee the day 
to day operations, and will be run as an association.  The development will meet all of 
the zoning requirements as far as open/common space design, lot width, landscaping 
and sidewalks. 
The board felt that it would be best if the developer met with staff to bring in concepts 
to see if they will work with the earlier approved sketches that were brought before the 
board as proposals, and proceed from there. 
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Reports of Officers, 
Boards and Standing 
Committees  
 

 
Unfinished Business 
 
 

New Business 
 
Review proposed 
housing options for City 
wide property 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Review RRC 
recertification report 
and update 
Redevelopment Ready 
Sites 
 
Staff Report 
 
 
 
 
 
 
 
 
 

 
Boyne Housing Solutions board will be meeting on Friday, February 15th, either at 1:00 
pm or 1:30 pm all are encouraged and invited to attend.   

 
None 

 
Planning Director McPherson reviewed his report that was included in the agenda 
packet, then turned the discussion over to City Manager Cain to continue.  The city 
currently has a surplus of property that could possibly be brought into use for housing 
developments to help alleviate the current housing shortage.  The available parcels 
would be put out to bid, and the city would be able to decide which bidder would fit the 
best interests of the city based on several factors.     Currently there are 2 prospective 
pieces of land that have peaked the interest of some developers, both of the locations 
under consideration already have infrastructure on site, or very close by which includes 
water/sewer and are on paved roads.  One is a little over 3 acres on Court Street 
currently west of the DPW facility, zoned multifamily residential.  It runs alongside and 
behind the current Lakeview Apartments owned by Bob & Pam Brooks.  Potentially 
working with the Boyne City Housing Commission, a future development of an 
additional 32 units is being explored.  The second area is on Court Street between 
Robinson St and Escape St.  This area is a little over 3.15 acres and could be used for 
single family residences, as the zoning in this district is under investigation and thought 
to have originally been TRD/Traditional Family Residential prior to being changed to 
CSD/Community Service District.  This area currently is used for storage for city items, 
the location of the community garden and is near the dog park.  In the past, excess fill 
has been dumped in the area, so there is some grading work that would need to be done.  
According to Pat Little and Ken Schrader, the Boyne City Public Schools has been looking 
to purchase property for their building trades class with continued construction of 
houses.  In this area, a total of 12 to 15 houses could be proposed, giving the schools the 
ability to put in any needed infrastructure and to perform any grading work that needs 
to be done all at once to spread out the cost among the multiple lots, and not have the 
added expense of putting in one at a time.  To help address the housing shortage, the 
building trades class for the 2019-2020 school season are going to build 2 smaller 
homes on Pleasant Avenue instead of one larger one.  With board discussion, they all 
agree that something needs to be done to help alleviate the housing crisis, and look 
forward to seeing any development proposals that would help attain those goals.  This 
item is also on the City Commissions’ agenda for consideration tomorrow 1-22-2019. 

 
Planning Director McPherson reviewed his report that was included in the agenda 
packet.  The city was certified as an RRC Community back in 2015.  At the end of 2018, 
staff received recertification packet information for completion to continue to hold onto 
the RRC status.  In that report the city was found to be in substantial compliance with 
the current RRC best practices, however the report did identify some items that need to 
be addressed to maintain certification.  Because of the RRC certification, the city has 
been able to take advantage of several opportunities in the form of marketing the City’s 
RRC redevelopment sites, no cost training opportunities for city staff and appointed 
officials, planning assistance and studies which included the recent M-75 Corridor and 
downtown parking studies, along with the Boyne on the Water Plan and soil borings for 
the Fochtman site.    Since staff has received the report, they have been working on ways 
to address the identified areas that need to be completed in the RRC Recertification 
Action Plan, which party is responsible to oversee each area and the estimated time for 
completion.  It has been determined that the Planning Commission should review and 
update the previous list of priority sites to determine which sites can be removed, which 
sites should be added, and which sites are in the process of redevelopment completion.  
From the previous listing, Site 1 17 N. Lake St.; Site 2 302 Front St.; Site 3 216 S. Lake St.; 
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Staff Report 
 
 
 
 
 
 
 
 
 
 
Good of the Order 
 
 
 
 
 
 
 
Adjournment 
**Motion 

should remain, Site 4 311 E. Water St. is owner occupied with short term rentals; Site 5 
437 Boyne Ave. is currently in the process of being redeveloped; and Site 6 100 N. Lake 
St. has prospective developers looking at the possibility of redevelopment.   With board 
discussion they would like to see added to the priority site list: 

 201 E. Water St. (Parkside Grill and Treats) 
 211 E. Water St. (Country Now and Then) 
 401 E. Main St.   (Unoccupied building) 
 City owned parking lot on the corner of S. Lake St. and Ray St.  

Staff will get information to the state identifying these potential sites and work closely 
with them to ensure that the recertification process is completed in order for the city to 
remain in the program. 

 
 A question was raised by a commission member about short term rentals and if 

staff has been able to go through the data to determine the impact of these on 
the city?  Staff has been accumulating an inventory of those units that have been 
identified and trying to determine the economic impact on the city and what 
would happen if they are to remain out of the inventory for single family housing 
units.   

 For the RRC recertification process, there are a number of items that the 
Planning Commission will be responsible for, so each month once the action 
item identification has been finalized, this board will be working on different 
areas for completion. 

 
 Rotary Park fencing:  at one point donated poles were going to be used, and now 

due to aesthetics, a different direction is being looked at.  It was brought up that 
maybe look at split rail fencing, however, use pipes instead of wood. 

 James Kozlowski will be absent from the January, February and March meetings 

 
 

The next regular meeting of the Boyne City Planning Commission is scheduled for 
Monday, February 18, 2019 at 5:00 p.m. 

 
2019-1-21-10 
St. Dennis moved, Ross seconded, PASSED UNANIMOUSLY a motion to adjourn the 
January 21, 2019 meeting at 6:23 p.m. 
 
 
 
_________________________________                                        _____________________________________ 
Chair Aaron Place                                                             Recording Secretary  Pat Haver 



CITY OF BOYNE CITY 
 

To: Chair Aaron Place, and fellow Planning  

 Commissioners 

 

From: Scott McPherson, Planning Director 

 

Date: February 18, 2019 

 

Subject: 300 Water Street  Pre-application meeting  

 

 

 

A request for a pre-application meeting with the planning commission to discuss a proposed 

development plan for 300 Water Street has been received from Bob Grove. The property is the 

location of Dilworth Hotel and is currently being renovated.  The property is located in the 

Central Business District.  Conceptual site plans and building plans have been provided for 

discussion.  

 

  
 















CITY OF BOYNE CITY 
 

To: Chair Aaron Place, and fellow Planning  

 Commissioners 

 

From: Scott McPherson, Planning Director 

 

Date: February 18, 2019 

 

Subject: 216 N Lake Street 

 

 

Background Information  

 

The property located at 216 Boyne Ave, previously Roberts Restaurant, is owned by Woodward 

Real Estate LLC. The property is in the Transitional Commercial zoning district and is 

approximately 13,800 sqft with 120 feet of frontage on Lake Street and 115 feet of frontage on 

North Street. A 100’ x 40’ 3 story mixed used building is being proposed which will consist of a 

2,340 square foot dental office and 1,260 square foot commercial space on the first floor and total 

of six 1,200 sqft apartments with 3 units on each floor.  The building is proposed to be placed 

approximately 6 inches from the west (Lake St) property line. A 22 space parking area will be 

located behind the building which will have an 11 space carport located on the east side.  Public 

entrances to the dentist office and the commercial space will be located on the west and south sides 

of the building. Entrances to the apartments will located on the east side. 

 

 

 

 

 



Discussion 

One of the development plan issue that the planning commission will need to make a 

determination on is the required amount of parking. The parking demand for the proposed use is 

calculated at 32 spaces and 22 spaces are provided. Ordinance requirements for parking is 

calculated as follows: 

 

Dentist office    7 spaces for every 1,000 sqft gfa x 2,340 sqft 16 spaces 

Commercial Space   1 space for every 350 sqft gfa x 1,260  4 spaces 

2 Bedroom Apartment  2 spaces per unit x 6 units    12 spaces 

Total required          32 spaces 
 

In this case exact parking space requirements of the proposed use cannot be determined as the 

end user of the commercial leasable space is unknown and for that reason the parking 

requirement for professional/office space of 1 space to 350 sqft was used.  For this application to 

be approved the Planning Commission would need to consider reducing or waiving the parking 

requirements. In making this determination the Planning Commission can consider the BCZO 

provisions of sections 24.20 F and 11.05 L which allow the Planning Commission to reduce or 

waive the amount of required spaces. 

 

Per section 24.20 F the Planning Commission may approve a 20% reduction for collective use of 

parking spaces as follows:  
 

In the instance of dual function of off-street parking spaces where operating hours of buildings do not overlap and 

there is an opportunity for a patron to visit more than one use, the Planning Commission may grant a reduction to 

the required number of spaces of up to twenty percent (20%) provided a signed agreement is provided by the 

property owners. 

 

If the planning commission approved this allowance the increased parking demand would be 

reduced to 26 spaces.  
 

Per section 11.05 L the Planning Commission may approve a lesser number of required parking 

spaces as follows:  
 

The Planning Commission shall determine if the number of off-street parking and loading/unloading spaces required 

per Article XXIV of this Ordinance shall be met, or if a lesser number spaces or no spaces are required due to the 

following: the availability of on-street parking spaces, off-site parking lots, or municipal parking lots; a finding that 

patrons will either walk to the site from nearby neighborhoods, or will park at other sites and visit several uses at 

one time; or the placement and configuration of existing buildings. 
 

As stipulated in the section the Planning Commission can consider the availability existing 

public parking. In this case there are 40 public parking spaces within 300 feet of the property. 

The spaces include 32 spaces on North Street in front of City, 3 spaces on Lake Street and 5 

spaces on State Street.   

 

In 2018 a parking study was completed for the City that included this area. The study included 

calculations of available parking and parking demand for each block in the study. For this block 

the parking demand was calculated at forty spaces and the parking supply for the block was 

calculated at 122 spaces for a net surplus of 82 spaces. The proposed use would add demand of  

32 spaces and provide 22 spaces. The parking lot for Roberts contained 36 spaces so there would 

be a net change in the parking supply of 14 spaces (36-22=14).  This change would reduce the 

parking supply for the block from 122 spaces to 108. The parking demand would change from 22 

spaces for Roberts (2,160 gfa @1 space/100 gfa = 22 spaces) to 32 spaces for the proposed use 



which would increase parking demand for the block from 40 to 50 spaces. With these changes 

considered there would be a parking surplus for the block of 58 spaces (108-50=58).  

 
 

PROCESS 
 

The Planning Commission should then review the applicable development plan requirements of 

article 19 and Transitional Commercial District requirements of Article 11 and make a 

determination based on the relevant facts if the standard is met, not met or met with conditions. 

If approved with conditions the conditions must be listed, if denied the reasons for denial must 

be stated.  
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FINDINGS OF FACT 
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  Development Plan Review 

   

Section 11.04  Development Requirements. 
Buildings in the TCD should possess architectural variety, but must enhance the overall cohesiveness of the district’s 
character and appearance as determined by the Planning Commission. Building heights, story levels, window sizes and 
proportions, architectural features, and building materials must remain consistent with those of existing or adjacent 
buildings within the immediate vicinity. 
ORDINANCE REQUIREMENT FACTS FINDING 
Development Plan. Development plan 
approval for all uses as specified in 
Article XIX of this Ordinance. 

Development Plan Provided  

Building Placement. Buildings may be 
built at lot lines with no setbacks, or 
the average setback of other buildings 
on the block as determined by the 
Planning Commission. The 
Commission may require greater 
setbacks if such space, in their 
determination, is needed for off-street 
parking or other requirements.  The 
intent of the placement is to provide 
for a visual as well as use transition 
between the CBD and other adjacent 
districts. 

Proposed use to be placed 6” from 
front lot line. 
 

 

Architectural Features. Building 
façades greater than thirty-three (33) 
feet in length shall contain 
architectural features, details and 
ornaments that are consistent with 
predominating architectural styles 
found within the district such as: 
arches; roof cornices; contrasting 
bases; contrasting masonry courses, 
water tables, or molding; pilasters or 
columns; corbeling; contrasting bands 
or color; stone or ceramic accent tiles; 
colonnades; or porches. Elements 
such as wall clocks, decorative light 
fixtures, and door or window canopies 
are recommended. Blank, windowless 
walls are prohibited. All non-
residential buildings must have interior 
downspout and gutter systems; 
exterior downspouts and gutters are 
not permitted for non-residential 
buildings, except for those originally 
constructed for single-family 
residential purposes. 

Building is 100’ x 40’. Elevations show 
contrasting masonry, Canopies and 
balconies are proposed. Color 
elevations not provide No exterior 
downspouts or gutters shown. 

 

Fenestration. All façades visible from 
the street must contain glazed glass 
windows. Windows shall be recessed 
and include visually obvious sills. 
Spaces between windows shall be 
formed by columns, mullions, or 
material found elsewhere on the 
façade. Clear window glass is 
recommended; green, blue, bronze, or 
smoke tints are permitted. Window 
shapes shall be rectangular, square, 
or Palladian (mostly rectangular with 
semi-circular top). Circular, octagonal, 
or diamond shaped windows are not 
permitted. Glazing on the first floor 
shall occupy a minimum sixty percent 
(60%) and a maximum of seventy 
percent (70%) of the façade. No 
glazing on first floor shall be placed 
less than two (2) feet six (6) inches 
above the sidewalk. No glazing on the 
first floor shall be placed more than 

West Façade-First floor glazing is 
approximately 42%, second and third 
floors are approximately 50%. South 
Façade-First Floor 62%, second and 
third floors 25%. North Façade-First 
Floor 41%, second and third floor 
25%. East Façade-First floor 26%, 
second and third floor 24%   The 
proposed windows meet width-height 
requirement 
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eight (8) feet above sidewalk. 
Glazing on the second of higher floors 
shall be a minimum thirty percent 
(30%) and a maximum of sixty percent 
(60%) of the façade. Vertical window 
orientation shall have a width-to-
height ratio of at least one (1) to (2), 
and shall be consistent with adjacent 
buildings. Horizontal windows with a 
width-to-height ratio of between one 
(1) to one (1) and four (4) to one (1) 
may be permitted by the Planning 
Commission if they determine such 
window orientation is consistent with 
the appearance and character of the 
district.   

Building Materials. Building materials 
must be consistent with the 
surrounding neighborhood character, 
as determined by the Planning 
Commission. Building materials on the 
front façade or any façade visible from 
a public right-of-way must be primarily 
of natural materials conveying 
permanence, as determined by the 
Planning Commission. Each front 
façade, any façade visible from a 
public right-of-way, and any façade 
with a dedicated public entrance into 
the building should contain at least 
sixty percent (60%) of the 
recommended materials listed below, 
excluding window areas. 
Recommended Materials. Brick; 
stone; wood siding; concrete slab 
(poured-in-place, tilt-up construction). 
Acceptable Materials. Split face, 
scored, or ground face block; beveled 
wood siding (lap, board and batter, 
shake); exterior insulation finish 
systems (EIFS) 
Discouraged Materials. Smooth face 
block; vinyl siding; metal siding 
(standing seam panels, aluminum 
siding); clear and reflective glass; T-
111 and other wood panel siding. 

Building materials include cultured 
stone, fiber cement shingle siding, 

fiber cement board and batten vertical 
siding. Balconies with PVC railing 

systems, standing seam metal 
awnings 

 

Exterior Colors. Exterior colors shall 
be compatible with the colors on 
adjacent buildings, subject to review 
and approval by the Planning 
Commission. The following natural 
colors are encouraged for the main 
portions of building façades and roof 
forms: neutral earth tones (sand to 
brown); shades of gray; traditional 
colors (e.g., brick red, forest green, 
navy blue); light, subdued hues (e.g., 
salmon); or white. Contrasting, accent 
colors which are compatible with the 
primary colors listed above are 
encouraged for trim, accent, and other 
decorative architectural features. The 
use of bright or fluorescent colors 
(e.g., purple, orange, pink, lime, 
yellow) is discouraged. Colors should 
be natural to the material or 
pigmented, and not painted on the 
material whenever possible. 
Proposed colors shall be specified on 

Color renderings not provided.   
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the development plan. Samples of 
building materials and colors are 
required at the time of development 
plan review for review and approval of 
the Planning Commission. 
Development plan reviews may be 
tabled for lack of building samples. 

Side or Rear Façade Design. All sides 
of a building shall be similar in design, 
detail, and material to present a 
cohesive appearance to neighboring 
properties. Wherever a side or rear 
facade is visible from a public street, 
or if parking is located at the side or 
rear of a building, the facade shall be 
designed to create a pleasing 
appearance, in accordance with the 
following design criteria:  
1. Materials and architectural features 
similar to those present on the front of 
the building shall be used on the side 
or rear façade. All visibly exposed 
sides of a building shall have an 
articulated base course and cornice. 
The base course shall align with either 
the kickplate or sill level of the first 
floor. The cornice shall terminate or 
cap the top of a building wall, and may 
project out horizontally from the 
vertical building wall plane and may 
be ornamented with moldings, 
brackets and other details. The middle 
section of a building may be 
horizontally divided at floor, lintel, or 
sill levels with belt or string courses. 
2. Waste receptacle and service areas 
shall be completely screened with a 
decorative masonry wall as approved 
by the Planning Commission.  
3. Open areas shall be landscaped 
with lawn, ground cover, ornamental 
shrubs and trees. On every site 
involving new development or 
redevelopment, foundation plantings 
adjacent to the building shall be 
provided. 
 

Facades of all sides use similar 
materials and design. 

 

Building Entrances. All buildings shall 
have at least one (1) primary public 
entrance that faces a public street. 
Rear entrances are permitted, only if 
there is a primary entrance from a 
public street. Main entrances to 
buildings shall incorporate devises 
such as canopies, recessed entrance 
ways, larger door openings and 
display windows, accent colors, and 
architectural details such as tile work, 
moldings, and distinctive door pulls. 
Doors measuring seven (7) and eight 
(8) feet high are highly recommended. 
Doors measuring six (6) feet eight (8) 
inches high shall have a glass 
transom with a minimum height of 
twelve (12) inches. 

Primary public entrance on Lake 
Street.  

 

Rooflines. Rooflines shall be 
consistent with adjacent buildings and 
the surrounding neighborhood 
character as determined by the 

Hip roof with 4/12 pitch  
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Planning Commission. Flat roofs may 
be used in the TCD. Distinctively 
shaped roof forms, detailed parapets, 
and exaggerated cornice lines shall be 
incorporated into rooflines along 
building façades greater than thirty-
three (33) feet. Mansard, mock 
mansard, or barrel roofs are 
prohibited. Pitched roof forms (gable, 
hip, shed) with overhanging eaves 
and between four (4) inches of vertical 
rise to twelve (12) inches of horizontal 
run and twelve (12) inches of vertical 
rise to twelve (12) inches of horizontal 
run may be used within the TCD if 
similar rooflines are used on adjacent 
buildings, or if the Planning 
Commission determines such a roof 
will be consistent with the appearance 
and character of the district. 

Lighting. Exterior lighting must be 
placed and shielded so as to direct the 
light onto the site, preferably 
downward and away from adjoining 
properties. The lighting source shall 
not be directly visible from adjoining 
properties. Floodlights, wall pack 
units, other types of unshielded lights, 
and lights where the lens is visible 
outside of the light fixture shall be 
prohibited, except where historic-style 
lighting is used that is compatible with 
existing historic-style lamps approved 
by the Planning Commission. 
Sidewalks and parking areas shall be 
properly lit to facilitate the safe 
movement of pedestrians and vehicles 
and provide a secure environment. In 
parking areas, the light intensity shall 
average a minimum of one (1) foot 
candle, measure five (5) feet above 
the surface. Parking lot lighting shall 
be consistent and/or similar with other 
fixtures used throughout the district, 
as determined by the Planning 
Commission, and no greater than 
twenty (20) feet. In pedestrian areas, 
the light intensity shall average a 
minimum of two (2) foot candles, 
measured five (5) feet above the 
surface. 

Exterior lighting plan not provided.  

Canopies and Awnings. Canopies and 
awnings shall be permitted on 
buildings as follows:  
1. All awnings must be made from 
canvass fabric or similar water-
proofed material, rather than metal, 
aluminum, plastic, vinyl, or rigid 
fiberglass. 
2. All awnings shall be attached 
directly to the building, rather than 
supported by columns or poles. 
3.In buildings with multiple storefronts, 
compatible awnings shall be used as 
a means of unifying the structure. 
 

Standing seam metal awnings.  

Signs. Signs for all uses shall be 
permitted as specified in the Boyne 
City Sign Ordinance. 

Proposed sign areas within ordinance 
standards. 
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Mechanical Equipment. All units and 
appliances for air conditioning, HVAC 
systems, exhaust pipes or stacks, 
elevator housing and satellite dishes 
or other telecommunications receiving 
devices shall be thoroughly screened 
from view from the public right-of-way 
and from adjacent properties, by using 
walls, fences, roofline elements, 
penthouse-type screening devices or 
landscaping.  Fire escapes shall not 
be permitted on a building’s front 
façade. In buildings requiring a 
second means of egress pursuant to 
the local building codes, internal stairs 
or other routes of egress shall be 
used. Solid metal security gates or 
solid roll-down metal windows shall be 
prohibited. Link or grill type security 
devices shall be permitted only if 
installed from inside, within the 
window or door frames; or if installed 
on the outside, if the coil box is 
recessed and concealed behind the 
building wall. Security grills shall be 
recessed and concealed during 
normal business hours. Models which 
provide a sense of transparency by 
colors, are encouraged. Other security 
devices fastened to the exterior walls 
are prohibited. 
 

No exterior HVAC systems. No 
security gates. 

 

Parking and Loading. The Planning 
Commission shall determine if specific 
sites may be parking exempt if the 
number of off-street parking and 
loading/unloading spaces required per 
Articles XXIV of this Ordinance shall 
be met, or if a lesser number spaces 
or no spaces are required due to the 
following: the availability of on-street 
parking spaces, off-site parking lots, 
or municipal parking lots; a finding that 
patrons will either walk to the site from 
nearby neighborhoods, or will park at 
other sites and visit several uses at 
one time; or the placement and 
configuration of existing buildings. 

22 parking spaces provided, 32 
required.  

 

Service Access. A service alley or 
designated loading space shall be 
reserved at the rear of the building. 
Loading from secondary streets may 
be permitted by the Planning 
Commission upon demonstration by 
the applicant that through traffic flow 
and access to neighboring uses will 
not be disrupted. 

Loading from parking lot.   

Landscaping. Landscaping shall 
comply with the provisions of Article 
XXIII of this Ordinance, in addition to 
the standards below:  
On every site involving new 
development or redevelopment, street 
trees with a minimum caliper of two-

and-a-half (2 1/) inches shall be 
provided at twenty-five (25) foot 
intervals. Any of the following street 
trees with a minimum caliper of two-

and-a-half (2 1/ ) inches shall be 

Landscaping plan provided.   
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planted within the road right-of-way at 
twenty-five (25) foot intervals: Red 
Maple, Green Ash, Bradford Pear, or 
Little Leaf Linden, White Ash or Honey 
Locust,  subject to review and 
approval by the Planning Commission 
On every site involving new 
development or redevelopment, a 
landscape plan shall be submitted for 
review and approval. The landscape 
design shall compliment the character 
of the district. 
Lots for apartment and non-residential 
uses shall balance the functional 
requirements of parking with the 
provision of pedestrian amenities. 
Transition areas between parking and 
civic, commercial or residential uses 
shall be designed with textured 
paving, landscaping and street 
furniture. 
 

Screening. Where a new or expanded 
use occurs in this District, after the 
effective date of this Zoning 
Ordinance, which new or expanded 
use abuts directly upon a single family 
residential district, protective 
screening shall be provided 

Property does not abut residential 
district. 

 

Enclosed Buildings. Within the TCD, 
all activities shall be conducted 
entirely within an enclosed building. 

All activities within enclosed building  

 
 
 



DEVELOPMENT SITE PLAN REVIEW STANDARDS 
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 216 N LAKE ST 

1 

February 12, 2019   Development Plan Review 

   

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: 

 

ORDINANCE 
REQUIREMENT 

STATUS FINDINGS 

 
A. General. 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 subject parcel is located at 216 N 
Lake was the location of Robert 
Restaurant. The parcel is zoned TCD 
and is approximately 13,800 sqft.  Site 
is completely paved has no significant 
vegetation or topography. The 
proposed project is a 3 story mixed 
use building comprised of a 2,340 sqft 
dental office and 1,260 sqft of 
commercial space that would be for 
lease. The 2nd and 3rd stories would 
have 3 residential units in each floor. 
A hip roof is proposed that would be x 
feet in height. The building would be 
setback approximately 6” from the 
front(west) lot line, 5 feet from the 
north side, 9 feet from the south side 
and approximately 75 feet from the 
rear(east) lot line. 22 parking spaces 
are proposed. Carport proposed for 
east side of parking lot. 

 

 
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. 
 

Building is a 3 story 100 x 40 with a 
hip roof.  Conceptual elevations show 
mixture of materials to be used for 
façade.  Design guidelines for TCD 
apply. 

 

 
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 this Ordinance, 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. 

The proposal does not impact any 
significant natural features 

 

 
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. 

Not Applicable 
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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. 
 

Existing driveway on Lake street will 
be removed and replaced with 

sidewalk, nonconforming driveway on 
North street will be reconfigured to a 
20’ curbed driveway providing access 
to the site. Proposed plan meets the 

access management provisions.  

 

 
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. 
 

Site has Emergency vehicle access  
 

 

 
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. 
 

Existing sidewalk on Lake Street, 
sidewalk to be installed on North 

Street. 
 

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

Building has barrier free access. 
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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. 
 

A 22 space parking lot is provided. 6  
bdrm dwellings require 12 spaces, 

Dental office 14 spaces, Commercial 
space (calculated at 1 per 350 sqft) 4 

spaces. Total spaces required by 
ordinance is 30 spaces. 30 public 
spaces within 300 feet. Planning 

Commission may grant reductions in 
parking as per 24.20(F) and/or 

11.04(L) 

 

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

No outdoor storage and no 
dumpster shown on plan. 

 

 
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 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. 
 

Landscaping plan provided.  

 
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. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Not applicable   
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M. 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. 
 

Storm water will continue to be 
directed towards exiting storm sewer.  

 

 
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. 
 

Lighting not shown on provided plan.   

 
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. 
 

Proposed uses are not anticipated to 
increase existing noise emissions for 
the area. Site is not adjacent to any 

residential district. 

 

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

Site will use Geo Thermal No exterior 
HVAC systems 

 

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

No signage shown on plan.   
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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. 
 
 

No hazardous materials or waste  

 
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, Northwest Michigan 
Community Health Agency, 
Charlevoix County Building 
Department, and other federal and 
state agencies, as applicable. 
 

City W/WW and DPW approval 
required and coordination of sanitary 

sewer relocation to coincide with 
proposed Lake St project.  

 

 
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. 

  

 
 
 



















CITY OF BOYNE CITY 
 

To: Chair Aaron Place, and fellow Planning  

 Commissioners 

 

From: Scott McPherson, Planning Director 

 

Date: February 18, 2019 

 

Subject: 100 N Lake Street Pre-application meeting  

 

 

 

A request for a pre-application meeting with the planning commission to discuss a proposed 

development plan for 100 N Lake has been received from The Gillespie Company. The property 

is located in the Central Business District.  Conceptual site plans and building plans have been 

provided for discussion.  
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PARKING SUMMARY

retail parking required 35

residential parking required 77*

total parking required 112

variance for collective uses 20% reduction 90

total parking provided 57

additional public/street parking available 220**

*1.5 space per each efficiency or one-bedroom dwelling unit
 and 2 per each unit with two or more bedrooms

**see page 16 for public parking count diagram
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