


Meeting of
April 15,2019

Call to Order

Roll Call

Excused Absences
**Motion

Meeting Attendance

Consent Agenda
**Motion

Citizen comments on
Non-Agenda Items

Reports of Officers,
Boards and Standing
Committees

Unfinished Business

Alley Vacation Request
from Richard Wright

**Motion

Approved:

Record of the proceedings of the Boyne City Planning Commission meeting held at
Boyne City Hall, 319 North Lake Street, on Monday April 15, 2019 at 5:00 pm.

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

Present: Ken Allen, Jason Biskner, George Ellwanger, Tom Neidhamer, Aaron Place,
Jeff Ross and Joe St. Dennis

Absent: Jim Kozlowski

Vacancy: One

2019-4-15-02
St Dennis moved, Allen seconded, PASSED UNANIMOUSLY, a motion to excuse the
absence of Kozlowski

City Officials/Staff: Planning and Zoning Administrator Scott McPherson, City Manager
Michael Cain, Main Street Director Kelsie King-Duff, Commissioners Hugh Conklin and
Ron Grunch and Recording Secretary Pat Haver

Public Present: Fifty One

2019-4-15-03
Allen moved, Ellwanger seconded, PASSED UNANIMOUSLY, a motion to approve the
consent agenda, the Planning Commission minutes from March 18, 2019 as presented.

Lesley Pritchard: 361 Wildwood Ridge Walloon Lake - Passed a handout to the
Commissioners (received and filed) and read comments from it. She is requesting that
the Planning Commission pass a motion to repeal the recent height/story amendment
and make a recommendation to the City Commission to do the same.

None

Richard Wright 920 Edmunds St. applicant - The request is to vacate 198’ portion of
the alley between Edmund and Division St; 132’ west of Hull St. This alley is
undeveloped and is not maintained by the city, there are no city utilities located in the
area, and a 66’ westerly portion of the alley along with Houghtlin street had previously
been vacated. Neighboring property owners to the request did sign a petition in favor
of the closure.

McPherson - Also reviewed the request and indicated that there were no plans or
future need from the city for any infrastructure to access this portion of the alleyway.
St. Dennis - Will this make any of the adjacent properties landlocked?

McPherson - No

Neidhamer - Why is only a portion being closed and not the entire length?
McPherson - The landowner on the corner of Hull and Edmund St. does not desire to
have that portion closed, and historically, other alleys in the city have partially been
closed; as a portion of this one was previously; so it is not unusual to have a partial
request.

With no further board discussion motion by Ross, seconded by Ellwanger to
recommend to the City Commission, closure of the alley as presented; 198’ in length,
between Edmund and Division Street beginning 132’ west of Hull St.
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Recommendation for
Planning Commission
Appointment

**Motion

New Business

Preliminary Review
Boyne City Surgery
Center

Roll Call:

2019-4-15 6A

Ayes: Allen, Biskner, Ellwanger, Neidhamer, Place, Ross and St. Dennis
Nays: None

Absent: Kozlowski

Abstain: None

Vacancy: One

Motion Carries

Planning Director McPherson reviewed his staff report included in the agenda packet.
There is a vacancy on this commission with a term ending May 31, 2021. There were 4
submitted applications for the position, and all of them were invited to the meeting to
meet and speak with the board. Each applicant was given an opportunity to introduce
themselves, and to give a history of their background, the reasons they wish to serve
and other community or civic service activities. Three applicants were in attendance,
Adam Graef, Skylar MacNaughton, and Rose Newton all spoke to the board. After a
question and answer session, a straw vote was taken with a motion by Ross,
seconded by Biskner, PASSED UNANIMOUSLY to recommend Skylar MacNaughton
and Rose Newton as possible candidates to the City Commission for their final decision
and appointment.

Planning Director McPherson reviewed his report included in the agenda packet. The
surgical center is proposing a 7,200 sq ft outpatient facility located on lot #16 in the
Business Park, on Moll Dr. north of M-75 across from Classic Instruments, they are here
tonight for preliminary review and discussion

Darren Graham, Project Manager: Gosling Czubak Engineering - Current zoning is
PID (Planned Industrial District) in Phase II of the park. The plan will be for minor, same
day surgical procedures with no overnight stays. Parking requirements are 54 spaces
based on the square footage of the building. During final site plan review we will submit
landscaping, lighting, storm water, utilities. Our plan is to attend the EDC/LDFA meeting
on May 15t for their comment and review.

Public Comment opened at 5:39 pm

Michelle Cortright: 1825 Wildwood Harbor Rd. - How many jobs are proposed?
Scott MacKenzie: 847 W. Division St. - With the amount of traffic anticipated for daily
use, 54 parking spaces are indicated, why are there so many?

Penny Hardy: 437 North St. - What practice will manage the facility? Place - that is
not a zoning question for us to answer.

Adam Graef: 1296 Marshall Rd. - I also would like to know why so many parking
spaces are required for a medical building.

Monica Ross: 109 E. Michigan Ave. - s this an accepted use for the current zoning in
the Industrial Park, or do they need a change in zoning to complete their project?
McPherson - Back in 2010 the Planning Commission and City Commission recognized
that the Industrial Park is not a viable option just for industrial uses any longer, so they
moved towards a Business Park with an ordinance amendment done at that time, it
brought in a wide variety of uses that are non-industrial to the park.

Michael Cain: Boyne City City Manager and member of the EDC/LDFA - These plans
will be going before the EDC/LDFA board prior to your next meeting. I have shared the
plans with them, and they are very excited about the new business venture. One of the
concerns they have is the parking along M75, as it is an entrance into the community,
they would like to see the parking moved behind the building with green space along
the M75 corridor.
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Preliminary review
100 N. Lake Street

With no further comments, public comment closed at 5:44 pm
Board Discussion

Place - It is exciting to hear about opportunities coming to Boyne, can you give us an
idea on how many people will be involved daily? Graham - Really don’t have an answer
but, believe 10 to 20 people will be staff, nurses and doctors, with patients daily.

Allen - Did you look at other locations other than Boyne when you decided to build and
did you look at the parking requirements in other cities?

Graham - I represent the owner, and did not come on board until after they decided to
purchase the property.

Place - One of the items brought up was landscaping, screening and the parking. Will
landscaping be brought forward in the final plan? Graham - Yes

Ross - Is there a glazing requirement on the windows? McPherson - No specific glazing
requirements for the Industrial District

Ellwanger - This is a real asset to the community.

St. Dennis - I also feel that there is too much asphalt for the estimated daily use

Place - We have already talked about reviewing the parking requirements in the
ordinance for all districts.

Biskner - Can you move the building forward and put parking behind?

Graham - It would be difficult, as the corner in the back of the building has a drop off
on the site.

With no further comments from the board, the applicants will come back with a final
site plan for development plan review, next month

Planning Director McPherson reviewed his staff report in the agenda packet, and
reiterated that this is a revised site plan for the Lofts of Lake Street, no decisions on this
plan can be made tonight, the object s to get input and feedback from the board on these
plans, this is a proposed mixed use in the CBD which is a principal permitted use; so is
a use by right, you do not have any discretion in regards to the use; specifically issues
that deal with that use, such as rents, tax implications, financial viability of plan, whether
you think it is a good use or bad use, whether it is an appropriate spot for this use or not.
You are charged with looking at the development plan and physical attributes of the site
and building and how they relate to the zoning ordinance standards.

Marilyn Crowley: Michigan Community Capital - Thank you for giving us an
opportunity to return after we gathered feedback, and hope that you see that we really
listened and tried to make changes according to your suggestions. We really tried to
make this an asset that the community can be proud of. Tonight we are specifically
looking for solid feedback to see if this will be a viable project and get an understanding
of what the next steps will be.

Mike Corby: Integrated Architecture - We have been working with comments
received from our last meeting, have met with the Main Street design committee and
have taken in all of the comments about the size and mass of the building, lack of parking,
facade designs and made changes based on those. We have removed one floor, extended
the building to the east, decreased the number of units, and increased the available
parking on site, changed up the facades using varying roof lines, proposing change up of
various material and window patterns, along with different cornice work. We are
exploring on street parking on both Lake and State Streets which will allow us to get an
additional 13 spaces that will be public. We have met with the Main Street Design
committee and they have given us an ok to pursue the possibility.

Public Comment opened at 5:58 pm
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Skylar MacNaughton: 112 W. Morgan St. - [ do like the new look, but have concerns if
this is right thing for Boyne and if the store fronts will be filled. Are there any plans to
put in a street light at the intersection?

Jack Henricks: 2375 Pine Boulevard - experienced in construction management with
Dow Chemical and have done a lot of site work, so giving you my perspective. | have
looked at the plans and have concerns with the foot print and building site intensity, site
surface is about 95% impervious so will need site surface retention area. The waste
handling will be excessive on the current system, there is zero setback on the south side,
and there is only one entrance into the parking area, so snow clearing will be tough in
the winter time on Lake Street.

Floyd Wright: Lakeshore Rd. - [ give you compliments on the design, [ would be proud
to drive by this each day; however, | am against giving any relief for residential parking,
snow removal is a huge issue, where will snow piles be stocked, storm water retention
is also an issue.

Ward Collins: 1209 Wildwood Heights Rd. - You did a great job listening to the
community’s comments from the last meeting. The greatest advantage is that it will get
rid of one of the biggest eye sores in the community and downtown area. I feel thatitis
a very appropriate use. As far as parking is concerned, our recent parking study that
was done last year concludes that we have excess spots in the downtown area.

Rose Newton: 214 State St. -The zero setback has not changed, but there is now on
street parking, is the city going to put it in as it will be within the right of way? Who will
ultimately control those spaces, how do you keep them open for public and not for
private residential use? If you continue to give concessions for developers what about
the other business owners.

Barbara Malpass Young: 1003 Hull St. - 61 parking spots for 42 apartments don’t add
up, and then with retail or restaurant there is not enough. How is the school bus going
to pick up the kids, how are emergency vehicles and trash collectors going to gain access.
I also feel that storm water is a concern. We can't fill the stores in town now, how are
these going to be filled? I do not want to see empty store fronts and apartment or condos
like Charlevoix. I do appreciate that the developer came back after listening to our
concerns.

Steve Roote: 214 State St. & 302 State St. - with the new development, how many
spaces are required now? If they are going to head up State Street, what will stop them
from heading into Veterans Park? How many spaces will go up State St?

Lesley Pritchard: 361 Wildwood Heights Trail Walloon Lake - I'm glad that the
facades have changed. I still have an issue with parking, your numbers don’t add up, I
feel they are incorrect as 1.5 is a typical allotment for residential units. What about
loading and delivery zones, where will they go? Where will the commercial spaces
deliver? Emergency services, how are they going to get to the back side of the building?
There are supposed to stairwells at the ends of each buildings, | don’t see them here,
landscaping is not adequate, for setbacks I'm not clear on what is required, are they
being met? How can you consider a plan that I feel does not meet your current zoning?
Penny Hardy: 437 North St. - [ also feel that the parking is inadequate, and am
concerned about allowing parking on Lake Street due to snow removal and what will
the time limit be to park? Veterans Park across the street draws a lot of people and cars
into this area, will there be a stop light at the intersection? Where will the containment
be for runoff

Steve Roote: 214 State St - What about a cross walk that is marked, or a street light
for safety.

Elizabeth Looze: Snyder Rd. - | have been involved in Planning for several years and
have seen many projects presented and then not come to completion in Petoskey. I fully
support this project. The building as presented meets all of the zoning requirements,
the developer has been very receptive to your suggestions and comments and made
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changes at their expense. This company being a non-profit is willing to take on risk to
see this development through.

Scott MacKenzie: 847 W. Division St. - Thank you for coming back with modifications
to the design with improvements based on community input. One of our city’s goals is
to provide all levels of housing, this will not solve our problems, but it is a start. They
dropped the design down to 3 floors and changed up the roof line at our suggestions.
We have talked about being a walkable community, and this project will do that. It meets
a vast majority of the zoning requirements, so ask that you consider this proposal and
approve it.

Tony Cutler - Local Business Manager, and support staff to Senator Schmidt - We
need to make this happen, as far as the statement made that the condos on One Water
Street are still vacant, that is not true, they have all been sold. As everyone knows, it is
difficult to find available affordable housing, so many of my staff can’t or won’t live here
because of the lack of housing or outrageous cost. I believe this is a great project, they
have the funding and are willing to take the risk, let them come and build.

Melissa Casper: 503 Spring St. - This project could create workforce housing, there
are elderly or others who want to live in this type of building which is walkable to
everything, have no maintenance upkeep and who do not want to own a vehicle, they
would sell their homes which would then be available to purchase, so is a very valuable
thing for turnover.

Pam Macksey: 01110 Jefferson St. - This developer has met with the Main Street
Design Committee a couple of times, and we as a board support this project. There is no
affordable housing in this area, and this will provide some of that. It will bring
commerce to our area, as it fits zoning, I urge you to fully consider their application.
Adam Graef: 1296 Marshall Rd. - They listened to our comments, suggestions and
complaints and came back with revised plans, tonight, they just want to know if it is a
viable project for them to move forward, as a board you need to look at if it falls within
the zoning ordinance, we, as a community need to work with them.

Bruce Janssen: 111 N. East St. - We gotta make this work, they listened to our concerns
and comments. The Main Street Design Committee has met with the designer and we
approved their plans with a couple of suggestions about window designs. This is a
win/win for everyone. I am in favor of on street parking on Lake Street and State Street,
[ believe that parking is not an issue because of all of the surrounding public parking.
Figure this out, it’s your job.

Kelsie King-Duff: Main Street Executive Director - When developments are within
the Main Street district, they are encouraged to meet with the design committee, which
is one of the first steps in building a platform between them and our community; we
provide recommendations to the Planning Commission with what was discussed and
presented to us; they came back with updated designs from all of the suggestions made.
The design committee has reviewed the plans and will make a recommendation to
approve them with as proposed with a couple minor changes. They incorporated our
citizen’s suggestions from before, and the committee has a few to add, change up the
designs for the windows, all lighting should be downward, consider landscaping around
the entrance, consider burying the overhead power lines, work with the city on the
under-utilized alley and come back for final materials and colors.

With no additional comments, Public comment was closed at 6:45 pm with answers to
the audience questions.

In the CBD, no residential housing in allowed on the ground floor. Parking within the
city right of way, you could control it with signage for 2 hour parking only.
As far as people parking in the private lot, they could have people towed, put up signage,
limit the time that deliveries, trash removal and snow removal were done so that areas
would be available at those times. As far as the number of required parking spaces for
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Staff Report

the development, until final plans are submitted, we do not have an exact required
number of spaces. Emergency access and storm water concerns, will be addressed when
the department heads review the plans, the drive through is 14’ in height. Landscaping
plans will also be reviewed when the final plans come before the board. Mike Corby also
provided answers to the many questions. By law you must deal with storm water and
run off properly. Under the drive through, there is parking that was not indicated on the
plans, but the count of 85 spaces is accurate with the additional proposed street parking.
We are very close to meeting the parking requirements with the mixed uses of the
project. We meet all of the setback requirements, we want the west side (street side)
landscaping to be as vibrant as possible, yet still leave the store fronts visible. By code,
stairwells have been addressed and designed into the layout.

Marilyn Crowley - We have spent thousands of dollars revising the plans to make sure
we met the concerns of the community. We have spent additional money as a deposit
on the property. If parking is going to be a limiting factor, let us know now before we go
to final full site plan review. We appreciate the feedback from the community, but need
to know if there is has a possibility of moving forward before we finalize the plans.

Board Discussion

Appreciates that the development team listened to the comments and concerns of the
citizens and this board; the revision they came back with is leaps and bounds above
what was originally presented, they reduced the floor count to 3, they changed up the
roof heights, using various materials to mix up the facade’. Without knowing for sure
exactly what the commercial spaces will be, it is hard to determine the exact number of
parking spaces needed for this mixed use development. The zoning ordinance does give
the commissioners the discretion to waive or reduce the number of required spaces
based on available public parking, it also allows for up to a 20% reduction for collective
uses of the available parking spaces. With the parking study that was recently done, the
public parking spaces in the area are only utilized approximately 20 to 25% of the time.
It is the developers wish to anchor the retail/commercial space with a restaurant that
will help draw to this location, other than that, unknown exactly what else will go in that
space.

The board was satisfied with the changes that were presented, they meet the zoning
ordinance in setback, height and landscape. It will bring vibrancy to the downtown area,
will create jobs, addresses the lack of housing and beautify long stagnant properties.
The perceived issue of lack of parking on site, can be handled with the available public
parking in the area. The board felt that the on street parking was a good idea and believe
that it would help the retail and commercial businesses.

Marilyn Crowley - We like the on street parking, we will fund it; it will be owned by the
city to maintain and manage however the city wants to. It will help us with our project
and further address parking.

The board indicated they would like to see the project move forward as proposed with
the design and parking, and feel that no problem is insurmountable to overcome. The
development team will be back next month with complete site plans.

Staff has reached out to Annika for a consultation proposal for an overview of the
parking study, how to apply it within various projects. As an RRC Community the hopes
is that it will be fully funded, staff has not heard anything back from our request as of
yet. May need to schedule a special meeting to have this session, poll from the board is
that a Tuesday night would work the best.
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Good of the Order

Adjournment
**Motion

With more projects that have been before this board, and working as a team, it puts
stress on applicants, commissioners, staff and everyone if there is a lack of
attendance is for several meetings in a row, and meetings have to be cancelled due
to a lack of a quorum. The board understands life happens and understand
occasional absences, but is there a way to work this out?

Is the city considering an ordinance regulating VRBO units? One of the City
Commission goals was to identify impacts of these units, and if ordinances should
be developed. Staffis in the process of collecting data on these and in the future may
have something for the board to review, consider and possibly recommend to the
City Commission.

What will happen with the log cabin chamber building? At this point, nothing is in
the works for it.

Storm water structures slated on the new Cedar St and Terrace St. project, how will
they work? They will help reduce the amount of pollutants that are flushed
downstream by reducing the amounts of liquid materials that are put into the
watershed by french drain flushing and allowing water to seep into the ground first
with a catch basin to collect materials.

The next regular meeting of the Boyne City Planning Commission is scheduled for
Monday, May 20, 2019 at 5:00 p.m.

2019-4-15-10
St. Dennis moved, Biskner seconded, PASSED UNANIMOUSLY a motion to adjourn
the April 15, 2019 meeting at 7:46 pm

Chair Aaron Place Recording Secretary Pat Haver
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DISCUSSION

The proposed use is a principal allowed use in the PID district and the proposed site plan is in
compliance with all ordinance requirements of BCZO section 20.20 in regards to building
placement, size, height and lot coverage. Section 14.40 and 22.30 of the BCZO establishes the
design standards for buildings located in the PID district and the proposed complies with the
applicable design criteria and the building is similar in character to existing buildings in the
industrial park. The design, layout and location of the proposed driveway meets ordinance
criteria. A landscaping buffer is located around the perimeter of the site and interior
landscaping islands in accordance with ordinance criteria have been provided. Site lighting plan
and fixture specifications have been provided and are in accordance with ordinance standards.
The required parking spaces for the proposed use is 53 spaces (7 spaces per 1000 gfa =
7500/1000 x 7 = 52.5) and 54 spaces have been provided. The site will have one access point on
Moll Drive. At the preliminary review the on April 15" there were comments in regards to the
amount of required parking and that it seemed excessive. This was also the opinion of
EDC/LDFA and it was their recommendation to the Planning Commission to consider a
reduction in the amount of developed parking. Section 24.10(B)(3) of the BCZO does provide
discretion to the Planning Commission to approve the development of less parking spaces, which

1s as follows:

Variance and Deferment. The Planning Commission may, without proof of unnecessary hardship, waive the
requirements of this Article if the Planning Commission finds firom the evidence presented that the intended use of a
proposed building does not require parking or loading facilities to the degree specified herein. However, the
Planning Commission shall require that adequate open areas be retained around such a building to permit
development of the required parking or loading areas should the use of the building change at a later date. The site
plan shall note the area where parking is being deferred, including dimensions and a dotted parking lot layout.

In this case the property does have areas the can be retained around the building which would
permit the development of additional parking if determined it is needed.

PROCESS

The application requires development plan review as per article 19 Development Plan
Requirements. As the project is in the industrial park a review of the project by the EDC/LDFA
is required and was completed on May 13" see attached minutes. Plans were also distributed to
all department heads and the city manager for review and no issues or concerns were noted.

RECOMMENDATION

The Planning Commission should then review the development plan requirements. On each
item of the findings the Commission needs to make a determination based on the relevant facts
if the standard is met, not met or met with conditions. The Planning Commission can approve
the application, approve the application with conditions or deny the application. If approved
with conditions the conditions must be listed, if denied the reasons for denial must be stated.



























Discussion

In the CBD a mixed use development is principle permitted use as per section 10.20(M) of the Boyne
City Zoning Ordinance (BCZO). While the proposed use is a use by right and the Planning Commission
has no discretion in terms of the proposed use, it may be beneficial for the Planning Commission to
review the intent and purpose of the CBD and the applicable City planning documents that include or
reference the project site.

As per section 10.10 A-L, the CBD is designed and intended for the following:

A. Encourage innovative, traditional and neo-traditional commercial and mixed use developments.

B. Encourage a lively social environment and economically viable downtown with a wide variety of uses in a
pedestrian-oriented setting, with shared parking.

C Extend greater opportunities for traditional community living, working, housing and recreation to all
citizens, residents, and visitors of the city.

D. Encourage a more efficient use of land and public services, and to reflect changes in technology of land
development by directing new development in a traditional, compact, and consolidated pattern of mixed
use and varied commercial styles.

E. Reduce the excessive sprawl of development and the segregation of land uses that cause unnecessary traffic
congestion.

F. Prohibit the development of drive-in and drive-through facilities, which contributes to traffic congestion
and poses a threat to the pedesirian environment.

G. Discourage the development of separate off-street parking facilities for each individual use, and to
encourage the development of off-street parking facilities designed to accommodate the needs of several
individual uses.

H. Prohibit uses that do not deal directly with consumers and are disruptive to pedestrian activities.

I Promote the creation of wrban places which are oriented to the pedestrian thereby promoting citizen

security and social interaction.

J. Promote developments where the physical, visual and spatial characteristics are established and reinforced
through the consistent use of compatible urban design and architectural design elements which improves
the visual character of the downtown. Such elements shall relate to the design characteristics of an
individual structure or development, to other existing and planned structures or developments in a
harmonious manner, resulting in coherent overall design and development patterns for the downtown.

K Prohibit commercial and business uses that create objectionable noise, glare, odors, or other nuisances.

L. Encourage development of an urban Main Street with mixed land uses, shared parking, and continuous
frontage which not only serves the needs of the immediate neighborhood, but also the City and
surrounding areas as a whole.

As per the Future Land Use map in the 2015 Boyne City Master Plan the subject parcels are located
within the Downtown Core. The intent and purpose for properties located in the Downtown Core is
described in the plan as follows:

“Downtown Core—The downtown and historic core is the focal point of Boyne City providing a mix of retail, office,
residential, and public uses, supported by a transportation system that creates a pedestrian friendly atmosphere.
This area provides easy access to local businesses with an enhanced streetscape environment. This plan promotes
continued mixed-use development in the Downtown Core (o reinforce the unique identity and attractive pedestrian
environment. This land use category is intended to encourage commercial uses, small-scale retail shopping,
entertainment uses, convenience stores, office, and personal and business service uses. Residential uses are
encouraged on upper floors of commercial buildings. Building heights should generally not exceed three stories,
except where it can be demonstrated that additional height will not alter the historic character of the downtown.
Brick, stone and masonry will be the primary building materials in this area to give a sense of permanence.”

The 100 N Lake Street parcel is specifically identified in the 2015 Boyne City Master Plan as a priority
redevelopment site. The Boyne City Master Plan describes Priority Redevelopment Sites as follows:

“Priority Redevelopment Sites - As part of the RRC (Redevelopment Ready Community) certification process the
City was required to assemble and prioritize potential redevelopment sites. To accomplish this task the City
completed an inventory and review of all the potential redevelopment sites in the City. The criteria used for
inclusion into the priority list was the properties needed to be located in or close to the downtown, needed to be
currently vacant or underutilized land and/or buildings, and the properties had attributes that set the site apart such









The project site was also specifically included in the 2018 Boyne City Parking Study as a
potential future development site in forecasting the 5 year scenario. The scope of the forecasted
development for the project site is as follows: “Site I - Potential development (2-3 sty mixed use) on a
privately owned site on block 4. 3 floors = 69,960sf (23,320sf per floor) of mixed use and 22 parking spaces.” The
proposed use is 3 stories, 27,075 square feet of mixed use with a total of 82 new parking spaces
(69 private 13 public).

The Boyne on the Water Plan also addresses the issue of parking and states the following: “By eliminating
parking minimums, adopting shared parking agreements, exploring pricing on-street and off-street parking in a
variable way, and reducing requirements for parking for individual developments, Boyne City can create a more
vibrant, walkable, and dense core that will compliment waterfront development and allow more space along the
waterfront to be devoted to human-scale use rather than asphalt and parking spaces.”

As mentioned previously, the proposed mixed use is a principle permitted use in the CBD and as such the
Planning Commission does not have discretion regarding the use. The proposed building placement,
height, and lot coverage meet all the applicable requirements of BCZO Article XX schedule of
regulations. In addition to these requirements the project is subject to the CBD design requirements of
BCZO section 10.50 and the development plan requirements of BCZO Article XIX. The Planning
Commission’s authority and discretion is limited to the application of the specific standards listed in these
referenced sections.

One area the Planning Commission does have discretion is provided in BCZO section 19.40(T) in
determining the amount of parking the development should provide. The proposed parking for the
proposed use is less than the ordinance standards of BCZO Atrticle 24 and the applicants have requested
the Planning Commission approve the reduction and/or waiver of spaces as provided by BCZO sections
24.20(F) and 10.50(M).

At the preliminary review on April 15, 2019, the Planning Commission reviewed the proposed plan and
was asked specifically by the development team if the proposed parking was sufficient for the proposed
uses. It was the consensus of the Commission that the proposed parking plan would be sufficient and
indicated that the 20% reduction as per BCZO section 24.20 (F) was applicable and that there was
rationale for reducing the parking requirement as per BCZO section 10.50(M). The specific ordinance
sections are as follows:

Section 24.20(F) 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.

Section 10.50(M) 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.

While the Planning Commission did indicate at the preliminary review the parking as proposed was
sufficient, a formal finding is still required for plan approval. In this case the exact parking space
requirements of the proposed use cannot be determined as the end user of the commercial space is
unknown. Given this unknown, assumptions were necessary to calculate parking space counts. As the
proposed commercial space is expected to have a mix of commercial uses that are anticipated to include
retail, office and restaurant uses, the parking requirements were calculated by dividing the commercial
space into 3 equal parts and calculating individual parking counts for each of the anticipated uses. The

calculations are as follows:



Retail 1 space for every 250 sqft gfa x 3,008 sqft 12 spaces

Office 1 space for every 350 sqft gfa x 3,008 sqft 9 spaces
Restaurant 1 space for every 100 sqft gfa x 3,008 sqgft 30 spaces
2 Bedroom Apartment 2 spaces per unit x 8 units 16 spaces
Studio and 1 Bedroom 1 %2 spaces per unit x 34 units 51 spaces
Total 118 spaces

The application of the 20% reduction as per 24.20(F) would reduce the total of the calculated parking to
94 spaces. The proposed project will include the development of 69 off street private parking spaces and
13 on street public parking for a total of 82 new parking spaces. While the on street spaces will remain
public, the addition of the spaces to the overall parking supply can be one of the factors the Planning
Commission considers in making a finding that a lesser number of parking spaces are needed as per
10.50(M). Taking into account the 20% reduction as per 24.20(F) and the 82 provided parking spaces, the
proposed development would require a waiver of 12 spaces.

The Planning Commission can also refer to the 2018 Boyne City Parking Study in making a finding. The
study included assessments of the overall study area and the core downtown area. The property is located
outside the core area and is specifically shown as Development Site 1 on map 6 page 33 of the Parking
Study. The Study says the following about parking turnover and occupancy and parking demand.

TURNOVER AND OCCUPANCY SUMMARY- The number of spaces occupied at peak time in downtown Boyne
City are relatively low. The peak overall occupancy was 39% with 647 of the 1,622 spaces occupied. When we
analyzed the results for the core area we see that the peak overall occupancy increases to 52%, with 408 of the 782
spaces occupied. This tells us that there is still sufficient parking in the downtown area available during peak hours,
though all parking may not be available for all users. Additionally, the public parking may not be located as the
most convenient spaces for all destinations.

PARKING DEMAND - The current daytime parking situation in the entire study area as calculated showed an
overall surplus of 765 spaces. When looking at the core area this surplus is only 302 spaces. Currently there is
parking located within a couple of blocks of all areas to handle shortages. As development continues and additional
businesses come to downtown Boyne City, there is the potential for an increase in the intensity (number of people
visiting each land use) and of overall land use. Therefore, it is important to constantly monitor the parking system
and update the demand model with any changes to the parking supply or land use. The updated model should then
be compared to occupancy counts from the parking system.

As suggested by the parking demand summary, the parking demand model was updated to include the
impacts of the proposed development. For this block the existing parking demand was calculated at 37
spaces and the existing parking supply for the block was calculated at 72 spaces for a net existing surplus
of 35 spaces. (Please note these values are slightly different than shown in table H pg 26 of the parking
study. The existing demand was adjusted to include the 5,000 sqft warehouse space for the 100 N Lake St
building and existing parking supply increased from 70 to 72 as there are 17 on street spaces on Park
Street not 15). Inputting the proposed uses into the model would increase demand for the block to 94
spaces and increase the supply to 137 spaces for a net surplus of 43 spaces. The proposed development
has significantly less floor area (27,075 vs 69,960) and significantly larger number of parking spaces (82
vs 22) than was modeled for this site in the 5 year forecast. Due to these differences the proposed
development has a net surplus of 43 spaces as opposed to the forecasted deficit of 103 spaces that was
shown in the 5 year scenario (map 5.1 pg 30).

In addition to the parking demand model the Planning Commission can consider the availability of public
parking areas in the vicinity of the project. An inventory of all public parking spaces that are available to
the general public within a two minute walk of the parcel was completed. The inventory did not include
spaces that were private, handicap or reserved. Within a one minute walk (350”) of the site there are 108
public parking spaces, extending out to a two minute walk (700°) there are over 300 public spaces
available. To gauge the current use of spaces in close proximity to the project, counts were obtained for
several of the public parking areas around the subject parcel. Counts were obtained by referring to aerial









PROCESS

The application requires development plan review by the Planning Commission as per article 19
Development Plan Requirements. A preliminary review of the proposed plan was completed by the
Planning Commission on April 15™. As the project is in the Mainstreet District a review of the project by
the Main Street Design Committee is required and was completed on April 2",

RECOMMENDATION

The Planning Commission should review the applicable standards of BCZO Article 19 Development
Plan Requirements and Article 10 Central Business District Design Requirements 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.


















goals of Keeping Boyne City’s Economy Strong and Resilient and Increasing Housing availability,
and

WHEREAS, the housing units included in this project meet the goals of Boyne Housing

Solutions, a grassroots group of community members working towards more attainable housing
for the residents of Boyne City, and

WHEREAS, the income-based, long term rentals at the Lofts on Lake Street will create
attainable housing for the local workforce, and

WHEREAS, by locating the project downtown it builds on Boyne City’s historic downtown’s
mixed uses, provides for a more walkable community, provides housing that will be available to
support both downtown employees and the business they will visit, uses already existing
infrastructure, does not encourage sprawl, and

WHEREAS, thoughtful economic development that preserves the character of our community,
as well as helps foster a sense of pride, develops a diverse, stable business environment, and
involves collaboration of community groups and organizations together meet the mission of
Boyne City Main Street,

NOW, THEREFORE, BE IT RESOLVED by the Boyne City Main Street board that Boyne City Main
Street endorses and supports the efforts of Michigan Community Capital to redevelop the
property at 100 and 120 North Lake Street for the Lofts on Lake Street project, as proposed in
the plans dated April 15, 2019, and encourages others to review all the relevant materials and
do the same.

M@D

Chalrman yne City Main Street
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May 2, 2019






D. The lighting on the building should be down-lit, so the sidewalks are lit and not the side
of the building.
No high landscaping should be placed near the entry/exit for vehicles.

F. Consideration should be given to burying all overhead utility lines on the site and along
the roads.

G. The developers are encouraged to work with the City on a plan for the currently
underutilized alley that is adjacent to the property.

H. The developers are encouraged to come back to the committee once the rear and side of
the building design is completed, as well as when color choices are made for brick, Hardie

siding, and other fagade materials.

Adam Graef, seconded by Becky Harris, also made a motion to recommend that for the benefit
of the project and the community, the development create parallel parking, without bump outs,
behind the existing curb line on the East side of North Lake Street. All voted in favor. Having no
bump outs or midblock sidewalk connection to Lake Street will allow for easier winter
maintenance and help to safely control pedestrian traffic to proper crosswalks.

It should be noted that upon further investigation since this motion was made there may not be
enough road right-of-way to put the preferred on-street parking behind the curb line. A survey

may be needed to clarify.

The Design Committee looks forward to working further with the developer and Planning
Commission.
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10.

Mechanical equipment is not shown, where will it be located?
Mechanical equipment is located on each residential floor as well as the east side of the
roof near the elevator overrun.

The 3d concepts show planters along Lake street but none are shown on the landscape
plan. Will planters be provided? If so, please provide details.

There are curbed planter beds along Lake St and landscaped areas around the common
building entrance and the corner of Lake and State. We will provide more information
on the movable planter boxes that are planned for the north half of the building along
Lake St.

It may be helpful to bring a sample board of fagade building materials to the Planning

Commission meeting.
We have samples of brick and the fiber cement board that can be presented.

In the ROW along Lake and State street lighting matching the existing street lights
used in the City will be required. Looks like the best placement would be to have one
on the corner and two spaced at the middle and end of the property down each street
for a total of 5 fixtures.

This can be accommodated.

A loading zone is not shown, will there be a dedicated loading area in the parking lot?
There is not one currently on the plan. This can be addressed through a dedicated
restricted parking space along the street with hours of loading availability indicated by
signage.

It is noted that the dumpster will be screened with vegetation, the planning
commission may prefer a wall.

A masonry dumpster enclosure (of similar appearance to building masonry) with a gate
will be provided.

As part of the review, the Planning Commission will be reviewing the ordinance
standards of 10.5 and 19.4. It may be beneficial to provide a narrative to the PC
addressing these standards.

The design has been updated and revised to meet the ordinance standards through
revisions to scale, materials, proportion and other archetype features/detail that have
been incorporated into the design.

Access to the building (clarification to response to EMS Director)
All first-floor commercial users will have direct access from Lake, State and parking lot
sides.









Memo

TO: McPherson, Scott
FROM: John M Lamont, EMS Director
Date: May 8, 2019

RE: Loft on Lake Street Plan

Thank-you for providing me the opportunity to review the building plan layout.

e Height of the canopy entrance; | understand that it will be tall enough for the fire

equipment to enter.
e Access to the building; will there be a common hallway, or will the mixed-use have
separate entries, off of N. Lake Street, with access also off of the parking lot?

e Service elevator?






City OoF BoYNE CITY

To: City Manager and Department Heads
From: Scott McPherson Planning Director
Date: May 7, 2019

Subject: Dept Head Review Lofts on Lake Street

I have attached a copy of the proposed development plan for Lofts on Lake Street. Please review the
prints and provide me any comments you may have. The planning commission will be review the
plan at their May 20" meeting, please have any comments to me no later than close of business May

14™. Let me know if you have any questions.
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May 16, 2019

City of Boyne City

Attn: Aaron Place, Planning Commission Chair
319 N Lake St

Boyne City MI 49712

Re: Site Plan Review Application
Lofts on Lake Street
100 & 120 Lake St N

Dear Mr. Place,

We recently received feedback from the DPW. We would like to offer clarification to these
questions:

1. Drainage of the existing & proposed alley?
The existing north-south alley will remain undisturbed and will function as it does now.
Stormwater will not be discharged onto the existing alley. The east/west alley will be
partially paved with drainage to the east as existing. It is not anticipated that the small
amount of new paved area will generate additional stormwater to require a new catch
basin.

2. Sidewalk along N Lake St to be maintained by the owner including any portions in
public ROW due to streetscape impediments. Our machine would be difficult to
navigate through there and we have no place to pile snow.

It is understood that the sidewalk will be maintained by property maintenance.

3. Dumpster enclosure location does not easily facilitate front-end loader collection
requiring hard 90° turn into enclosure and no room to back up. Suggest 45° angle or
relocate elsewhere on site.

The dumpster can be turned 45°

Thank you very much for your time.

Sincerely,

Michael Corby, F LEED AP
Executive Vice-President

Integrated Architecture
4090 Lake Drive Grand Rapids Michigan 49546 tel 616.574.0220 fax 616.574.0953 www.intarch.com
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