
CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
January 16, 2014 

 
 
Chairperson Walstrom called the Planning Commission Meeting to order at 6:00 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, John Cupps, Jeff Ford, Lee Kramer, 

Fred Walstrom and Carrie Wiggins 
 
Absent: Jack Deegan and Sarah Smith 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, and City Clerk 

Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Smith, second by Kramer, to approve the minutes of the November 21, 2013 
Planning Commission Meeting as read. 
 
Ayes – 5 
Nays – 0 
 
Motion carried. 
 
[Enter John Cupps, 6:03 p.m.] 
 
 
3. Public Comments and Correspondence 
 
None 
 
 
4. Old and New Business 
 
A. Height and Building Size – RM Zoning District – Village of Hillside 
 
City Manager Richards stated that Nathan Keup, Director of Real Estate Development for 
the Presbyterian Villages of Michigan, was present to provide the Planning Commission 
with a conceptual plan to replace the current buildings of A, B and C on the Hillside Senior 
Apartment Complex. 
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Keup stated that the conceptual plans presented this evening were based on discussions 
with the residents, the Friendship Center of Harbor Springs (the “Friendship Center”) 
needs for their programs, and the character of the neighborhood.  The goal of this 
conceptual plan was to minimize the impact of the proposed building in the neighborhood.  
Further, this conceptual plan helps address the difficulties created by the topography of the 
site in the most cost effective manner possible. 
 
Keup stated that the Friendship Center is planned to be built on the east end of the 
proposed building, which would be on Traverse Street side.  The Friendship Center area 
would be a single story area with a parking area along Traverse Street.  The parking lot is 
proposed to be one-way, with an entrance off the current drive and an exit on the south end 
of the proposed parking lot.  Keup stated that a berm is now proposed along the east side of 
the parking area.  The berm would help to reduce the impact of the three-story building and 
the parking area for the Friendship Center.  The proposed Friendship Center parking area 
would help in reducing the traffic created by the public or non-residents using the 
Friendship Center.  The Friendship Center size would double to increase the eating area, 
provide restrooms, a storage area, and a lockable office for the Coordinator, an exam room 
for such services as a foot care clinic and blood pressure checks, and a more spacious 
kitchen. 
 
The remaining building would be a three-story structure, completely American Disability 
Act (ADA) compliable.  The proposed building would have thirty-two (32) units. Twenty-
four (24) of the units would be one bedroom units.  Eight (8) of the units would be two-
bedroom units.  The three-story structure is proposed to have a roof line that would not 
exceed fifty feet and is in character with the neighborhood.  The fifty feet height is against 
the bluff and would be dwarfed by it, reducing the impact.  Further, the proposed building 
would be constructed with maintaining the existing parking area where it is, reducing the 
impact on the Second Street area. 
 
Keup also stated that to help reduce the construction costs, the three-story building reduces 
the amount of excavation work in to the hillside that runs along the south side of the 
proposed building.  If the building was a two-story structure, an expensive retaining wall 
would have to be constructed. 
 
Chairman Walstrom asked Planner Nix for his review on the proposed plan.  Planner Nix 
stated that one of the issues not addressed in Keup’s presentation was whether or not there 
was enough room for the density of the thirty-two units based on the zoning code 
requirements for the RM Zoning District.  Planner Nix stated that the rough measurements 
appear to meet the code.  Further, the second or most western parcel of the Village of 
Hillside would need to be reviewed to determine if the density requirements were met by 
using any of the density of the eastern parcel.  Again, Planner Nix stated that the density 
requirements, based on the size of the western most parcel, appeared to not use any of the 
density of the eastern parcel.  However, Planner Nix stated that he would check his records 
to determine if that were the case. 
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Planner Nix also stated that the proposed height of fifty feet would not be a significant 
impact on the neighborhood to the south of the Village of Hillside.  However, Planner Nix 
cautioned that depending on the way in which such an approval was made or given, it 
could affect the allowed building height in other RM Zoning District areas. 
 
Lastly, the overall conceptual design of the proposed building would not create a 
significant impact to the neighborhoods in the neighboring areas.  The impact to the 
Second Street properties is reduced due to the parking area between the proposed building 
and the back yards of the Second Street homes. 
 
Planner Nix also reviewed the ways that the Planning Commission could approve this 
project.  They are: 
 
a. Amend the zoning code to allow a special land use to fit the proposed plans of the 

proposed building; 
b. Amend the zoning code to allow all RM Zoning Districts to have the fifty feet 

height requirement and the three-story limitation;   
c. Create a new Zoning District, or, 
d. Other options which may be created by the Planning Commission and applicant. 
 
The Planning Commission members addressed their concerns and asked questions 
concerning the conceptual plan. 
 
Commissioner Bowman addressed the impact of the proposed building on the Glenn Wood 
subdivision and the character of the roof line.  He did not think that for the location, fifty 
feet of height was unreasonable, but did not agree that the fifty feet height limitation was 
good for all of the RM Zoning District areas. 
 
Chairman Walstrom stated that he thought the conceptual plans were pretty well thought 
out.  He did believe that the proposed zoning code changes should be sight specific.  
 
Commissioner Wiggins stated that she believed that the impact of the three-story 
construction would have a significant impact on the Second Street residents.  She has met 
with neighbors and they agreed with her.  Secondly, she did not know about these 
proposals, nor did her neighbors until she received the meeting packets.  She was under the 
impression that Presbyterian Villages of Michigan would be meeting with the neighbors to 
get their input before something was proposed. 
 
Commissioner Ford stated that he did not really have an issue with most of the concepts 
used on the proposed building, but did agree with Commissioner Wiggins, this project 
would have a significant impact on the Second Street neighborhood, whether or not the 
project was in their back yards or front yards.  Further, he thought that perhaps forty (40) 
feet would be a more reasonable height. 
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Suggestions were offered to move the proposed Friendship Center area to the rear of the 
proposed building and eliminate the eastern parking area and construct a two-story 
building.  The issue of providing more screening along the north side of the current 
parking area was expressed.  Mary Catherine Hannah, the Executive Director of the 
Villages of Perry Farm and Hillside, stated that the reasons for the Friendship Center to 
stay where it is proposed are to reduce traffic in the parking area along the north side of the 
proposed building and allow the Seniors from the community (not residents of Hillside) 
who use the Friendship Center closer access to the door. 
 
Keup stated that he would go back and have the Architects review the plans and address 
more of the concerns expressed this evening. 
      
 
5. Consideration of the Proposed Planning Commission Meeting Calendar for 2014 
 
City Manager Richards stated that he drafted the proposed Planning Commission Meeting 
Calendar for 2014.  The Planning Commissioners reviewed the Calendar as proposed.  It 
was the consensus of the Planning Commission to follow the meeting calendar as 
presented.  However, it was clear that if needed, the meetings could either be cancelled or 
rescheduled. 
 
 
6. Planning and Zoning Essentials Workshop 
 
City Manager Richards stated that there was a “Planning and Zoning Essentials 
Workshop” scheduled for February 26, 2014 at the Elmwood Township Hall in Leelanau 
County.  If anyone was interested in attending, please contact him and the registration 
would be made. 
 
 
7. Adjournment 
 
With no further business, Chairman Walstrom adjourned the meeting at 6:59 p.m. 
 
 
        

Ronald B. McRae, City Clerk 
 
 
 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
February 20, 2014 

 
 
Vice-Chairperson Smith called the Planning Commission Meeting to order at 6:03 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, John Cupps, Jack Deegan, Jeff Ford, 

Lee Kramer and Sara Smith 
 
Absent: Carrie Wiggins and Fred Walstrom 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, and City Clerk 

Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
[Enter Deegan at 6:04 p.m.] 
 
 
2. Approval of Minutes 
 
The following corrections were noted for the January 16, 2014 Planning Commission 
Meeting minutes: 
 

a. The motion for approval of the minutes reads, “Motion by Smith, second by 
Kramer…”  The motion should read, “Motion by Kramer, second by 
Bowman…”  

b. Item 4A, Page 3, fifth paragraph, second sentence reads, “…fifty feet of 
height was unreasonable…”  It should read, “…three stories was 
unreasonable…”  

 
Motion by Ford, second by Kramer, to approve the minutes of the January 16, 2014 
Planning Commission Meeting as amended. 
 
Ayes – 7 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
None 
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4. Old and New Business 
 
A. DDA Design Committee Waterfront Enhancement Conceptual Drawing  
 
City Manager Richards stated that the Waterfront Enhancement Conceptual Design was 
reviewed by the Harbor Commission (HC).  After their review of the conceptual drawings, 
the Downtown Development Authority (DDA) Design Committee changed the proposed 
Waterfront Enhancement Conceptual Drawings and Rob Mossburg, Chairman of the DDA 
Design Committee, is here this evening to review the new concepts with the Planning 
Commission (PC). 
 
Mossburg stated that the HC reviewed the conceptual drawings and made some decisions 
which required the DDA Design Committee to redraft the conceptual plans.  The decisions 
made by the HC were: 
 

a. Leave the Harbormaster Building in its current location; 
b. The Harbormaster Building should be left essentially as it is, perhaps 

adding laundry facilities and a boaters lounge; 
c. The Courtesy Dock should be designed to enhance dinghy storage; and, 
d. The promenade or walkway should be as wide as possible, especially along 

the south side of East Bay Street. 
 
Mossburg stated the Design Committee redrew the conceptual plans trying to follow the 
comments of the HC.  Mossburg did state that parking space reduction was a concern for 
the HC.  The HC did state that the drop off was appreciated, but questioned if the space 
was adequate.   
 
Mossburg stated that there were two alternatives, they are: 
 

a. Alternative A, which shows the shoreline if the regulatory agencies approve 
the permit to increase the green space to the east of the Harbormaster 
Building; and, 

b. Alternative B, which shows the shoreline if the regulatory agencies deny 
approval of the permit to increase the green space to the east of the 
Harbormaster Building.  

 
Mossburg stated the other two major differences in the two conceptual plans was less 
parking with Alternative B due to less green space and the Courtesy Dock would not 
extend out as far into the Little Traverse Bay with the Alternate B conceptual plan.  The 
plan for the enhanced dinghy storage on the Courtesy Dock did not change.   
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Rachel Smolinski, Executive Director of H.A.R.B.O.R., Inc., presented the proposed bike 
path from Hoyt Street Park to the Waterfront Park by the Harbormaster Building.  After 
her presentation, the PC discussed the conceptual plans for the new non-motorized 
pathway.  Smolinski stated that it was the intent of the multi-use non-motorized pathway 
design committee to make the pathway eight (8) feet wide wherever possible.  The non-
motorized pathway would be for both pedestrians and bicycle riders.  
 
Bowman stated that direction of traffic on East Bay Street is primarily a westward flow.  
The parking on the south side of East Bay Street may be an issue.  Further, the turnout for 
dropping off the boater supplies may not be large enough and because of the traffic flow, 
not an efficient way to provide the boaters with a drop off point. 
 
After the discussion of the non-motorized pathway and the proposed waterfront conceptual 
designs, the following motion was offered: 
 
Motion by Bowman, second by Smith, to approve the conceptual plans presented by the 
DDA Design Committee, with the conditions that a traffic study be completed addressing 
the effect of the traffic flows and the size of the turn out for boaters to drop off supplies, 
and to have the parking layout of Alternative A be overlaid on Alternative B. 
 
Ayes - 7    
Nays - 0 
 
Motion carried. 
 
 
5. Adjournment 
 
With no further business, Vice-Chairperson Smith adjourned the meeting at 6:53 p.m. 
 
 
        

Ronald B. McRae, City Clerk 
 
 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
March 20, 2014 

 
 
Chairperson Walstrom called the Planning Commission Meeting to order at 6:03 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Andrew Bowman, John Cupps, Jack Deegan, Lee Kramer, Fred Walstrom 

and Carrie Wiggins 
 
Absent: Jeanne Benjamin, Jeff Ford and Sara Smith 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, and City Clerk 

Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Deegan, second by Cupps, to approve the minutes of the February 20, 2014 
Planning Commission Meeting as read. 
 
Ayes – 6 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
None 
 
 
4. Old and New Business 
 
A. Master Plan Approval Process  
 
Planner Nix stated that no one has commented on the Master Plan Draft sent to the City’s 
neighboring communities.  No one from the City’s property owners, residents or business 
owners has commented on the Master Plan Draft that was advertised.  However, another 
City Board, the Downtown Development Authority Board of Trustees, has requested that 
language be added to enable the establishment of a “Principal Shopping District”.  
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Planner Nix stated that he does not believe that the “Principal Shopping District” revisions 
proposed for the Master Plan would require that the Master Plan Draft be resubmitted for a 
second review and comment period.  The proposed “Principal Shopping District” does not 
border any of the neighboring communities. 
 
After review of the “Principal Shopping District” enabling language, the Planning 
Commission could approve the revised language and approve a public hearing on the 
Master Plan and approve it.  Once the Planning Commission approves the Master Plan, the 
amended Master Plan is forwarded to City Council with the Planning Commission’s 
recommendation to approve it also. 
 
Planner Nix stated that City Legislative Bodies are not required to approve amended 
Master Plans, but they do have that right if they request the right of approval.  Because the 
City Council has requested the right to approve the amended Master Plans in the past, 
Planner Nix stated that this amended Master Plan should be forwarded to City Council for 
their approval. 
 
 
B. Consideration of the Language to Enable the Formation of a “Principal Shopping 

District” 
 
Planner Nix stated that two areas of the Master Plan should be amended to enable the 
creation of a “Principal Shopping District”.  The first is in “Chapter 8, Goals and 
Objectives”, “D., Goal 8”.  A sub-section “f” would be added.  The proposed language for 
“f.” reads: 
 
“Explore the use of a Principal Shopping District in conjunction with the Downtown 
Development Authority as a method to collect revenues, levy special assessments and issue 
bonds in order to address the maintenance, security and operation of the Downtown area.”  
 
Planner Nix stated that the next area of the amended Master Plan needing language added 
to enable establishing a “Principal Shopping District” would be in “Chapter 10.  
Implementation Plan”.  Three bullet points are proposed, which read:  
 
1. “Support DDA efforts to reshape the Downtown area to enhance a diversified 
economy responsive to market needs while evaluating the appropriate urban design 
elements from the Downtown Vision Plan.” 
 
2. “The use of a Principal Shopping District will provide a funding source for the 
DDA targeted to commercial businesses for support to implement the DDA Plan including 
the elements of waterfront improvements, enhancing parking, hiring a DDA Director, 
implementing a business incubator and establishing a way-finding plan for Downtown.” 
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3. “Pursuant to MCL 125.981 (2), the Downtown Development plan of the Harbor 
Springs Downtown Development Authority, as the same may be amended from time to 
time, is adopted as the Urban Design Plan for the City of Harbor Springs, and a Principal 
Shopping District is hereby designated whose boundaries are the same as the boundaries of 
the Downtown District of the Harbor Springs Downtown Development Authority.” 
 
The Planning Commission members considered the proposed language.  As a consensus, 
the Planning Commissioners reviewed and requested the following changes to the 
proposed language.  Chapter 8, Section D, sub-section f would read: 
 
“Explore the use of a Principal Shopping District in conjunction with the Downtown 
Development Authority.”  
 
The three bullet points added to Chapter 10, “Activating the Downtown” would read: 
 
1. “Consider DDA efforts to reshape the Downtown area to enhance a diversified 
economy responsive to market needs while evaluating the appropriate urban design 
elements from the Downtown Vision Plan.” 
 
2. “Explore the use of a Principal Shopping District as a possible a funding source for 
the DDA targeted to commercial businesses for support to implement the DDA Plan.” 
 
Bullet Point 3 would stay as it is proposed.  
 
 
C. Consideration of the Amended Master Plan Approval 
 
Planner Nix stated that the Public Hearing on the Amended Master Plan can be held, and if 
the Planning Commission is ready to approve the Amended Master Plan after the Public 
Hearing, approve it and forward it to the City Council for their consideration.  City 
Manager Richards suggested that the Public Hearing and the consideration of the Amended 
Master Plan could occur on Thursday, April 17, 2014. 
 
Motion by Kramer, second by Deegan, to hold a Public Hearing on the draft Amended 
Master Plan on April 17, 2014. 
 
Ayes – 6 
Nays – 0 
 
Motion carried.  
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5. Adjournment 
 
With no further business, Chairperson Walstrom adjourned the meeting at 7:00 p.m. 
 
 
        

Ronald B. McRae, City Clerk 
 
 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
April 17, 2014 

 
 
Chairperson Walstrom called the Planning Commission Meeting to order at 6:01 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, John Cupps, Jeff Ford, Lee Kramer, 

Fred Walstrom and Carrie Wiggins 
 
Absent: Jack Deegan and Sara Smith 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, and City Clerk 

Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Cupps, second by Bowman, to approve the minutes of the March 20, 2014 
Planning Commission Meeting as read. 
 
Ayes – 7 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
Jill Whelan, 524 Fourth Street, questioned the removal of a tree and the guest quarters on a 
piece of property.  City Manager Richards stated that the tree removed was on the property 
of the owner, did not create an issue with the bluff, and the guest quarters were approved 
by the Planning Commission.  Several of the Planning Commissioners supported the City 
Manager’s statements. 
 
 
4. Public Hearing on the Draft Master Plan Revisions 
 
Chairperson Walstrom opened the public hearing at 6:05 p.m. 
 
City Manager Richards stated that no comments were received on the Draft Master Plan 
Revisions. 
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Whelan questioned if the removal of the tennis courts were in the Draft of the Master Plan 
Revisions.  Planner Nix stated they were not.  City Manager Richards stated that the 
“removal of the tennis courts” was an issue of the City Council, not the Planning 
Commission. 
 
Hearing no other comments or questions, Chairperson Walstrom closed the public hearing 
at 6:08 p.m. 
 
 
5. Old and New Business  
 
A. Master Plan Approval  
 
Planner Nix stated that no one has commented on the Master Plan Draft sent to the City’s 
neighboring communities and various regional agencies.  No one from the City’s property 
owners, residents or business owners has commented on the Master Plan Draft that was 
advertised.  Other than the language added which would allow the creation of a “Principal 
Shopping District, the draft revision has not changed.  Planner Nix asked if everyone had 
the opportunity to review the draft revision with the added “Principal Shopping District” 
language added. 
 
Planner Nix stated that the Planning Commission should now approve the revised draft of 
the Amended Master Plan and forward it to the City Council with the recommendation that 
they approve the Amended Master Plan.  Planner Nix stated that City Council could 
approve the Amended Master Plan, hold a public hearing on the Amended Master Plan, or 
offer some new language for the Planning Commission to consider.  Should new language 
be offered, the Planning Commission would be required to review the language, consider 
changing the approved Amended Master Plan, hold another public hearing on the new 
language in the Amended Master Plan, and consider approval.  If the new language is 
approved, the Amended Master Plan goes back to City Council again for final approval.  If 
the new language is not approved, the City Council should be informed of the reasons for 
not approving the new language and resubmitted to City Council for final approval. 
 
After a brief discussion, the following motion was offered: 
 
Motion by Bowman, second by Ford, to approve the Amended Master Plan and forward 
the Amended Master Plan to City Council for their consideration with the recommendation 
to approve as presented. 
 
Ayes – 7 
Nays – 0 
 
Motion carried. 
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B. Non-Profit Theater in the CBD 
 
City Manager Richards stated that the City received a request to change the City’s Zoning 
Code to allow a theater use in the CBD.  An individual wishes to operate a non-profit 
theater in the downtown area zoned Central Business District (CBD).  Currently, the use is 
not permitted in the CBD.  City Manager Richards stated that currently, a theater use is 
permitted only in the General Business District. 
 
Planner Nix stated that he was surprised that the theater use was not on the list of allowed 
uses in the CBD.  However, the Planning Commission has to give the direction of whether 
or not they want to allow the theater use, and if they do, do they want it to be a special land 
use or a by-right use. 
 
The discussion among the Planning Commissioners resulted in a consensus that the theater 
use should be an allowed use in the CBD and it should be a use by right.  Planner Nix 
suggested that he would amend the Central Business District allowed use for a theater 
using the language from the General Business District.  After the discussion, the following 
motion was offered: 
 
Motion by Bowman, second by Cupps, to advertise for a public hearing for zoning code 
amendments to permit theater use in the Central Business District (1) by right or (2) by 
special land use approval. 
 
Ayes – 7 
Nays – 0 
 
Motion carried. 
 
 
C. Consideration of to Amend Article 24, Zoning Board of Appeals, of the Zoning 

Code 
 
Planner Nix stated that the City is considering an Ordinance to change Article 24 of the 
City’s Zoning Code to reduce the number of Zoning Board of Appeals’ members from six 
(6) to five (5).  There would still be two (2) alternate members.  This issue is considered by 
the Planning Commission because it is a change to the City’s Zoning Code. 
 
Planner Nix and City Manager Richards discussed this proposed change and addressed the 
concerns of the Planning Commission members.  After the discussion, the following 
motion was offered: 
 
Motion by Kramer, second by Bowman, to set a public hearing for the May 15, 2014 
Planning Commission meeting to receive public comment on the proposed ordinance 
changes including reducing the number of Zoning Board of Appeals members to five (5).  
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Ayes – 7 
Nays – 0 
 
Motion carried. 
 
 
D. Guest Quarters Approval Process Change 
 
City Manager Richards stated that the City has received complaints concerning the 
requirement and costs to obtain site plan approval for potential uses for something other 
than an attic simply because the plan has enough space for those uses.  City Manager 
Richards stated that he believes that the Special Land Use approval process may be the 
best process to scrutinize the effect of the Guest Quarters.  However, when the site plan 
does not include the essential elements for “living” space, it may not be reasonable to 
require an applicant to go through the Special Land Use approval process or deny their site 
plan approval because space could be potentially converted for use as guest quarters.  
 
City Manager Richards stated that he suggests that the Planning Commission considers 
whether a recorded agreement between the City and the owner, clarifying that the owner is 
not permitted to use the space for guest quarters might be an acceptable solution.  City 
Attorney Ramer has advised that such an agreement, if recorded as a deed restriction, and 
including legal and financial penalties, could help to avoid unnecessary approvals for un-
needed uses. 
 
Commissioner Bowman discussed the disadvantages of a deed restriction and his concerns 
of a deed restriction. 
 
It was the consensus of the Planning Commissioners present that the City Manager do 
some research on this issue and propose an agreement that could be used.  Further, if 
necessary, propose language to amend the City’s Zoning Code to permit the use of an 
agreement and use a procedure to avoid the cost of and application for a Special Land Use 
Permit. 
 
 
5. Adjournment 
 
Motion by Kramer, second by Cupps, to adjourn the Planning Commission meeting. 
 
With no further business, Chairperson Walstrom adjourned the meeting at 6:33 p.m. 
 
        

Ronald B. McRae, City Clerk 
 
 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
May 15, 2014 

 
 
Chairperson Walstrom called the Planning Commission Meeting to order at 6:01 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, John Cupps, Jack Deegan, Jeff Ford, 

Lee Kramer, Sara Smith and Fred Walstrom 
 
Absent: Carrie Wiggins 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, and City Clerk 

Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Cupps, second by Smith, to approve the minutes of the April 17, 2014 Planning 
Commission Meeting as read. 
 
Ayes – 7 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
None 
 
[Enter Andrew Bowman 6:03 p.m.] 
 
 
4. Zoning Board of Appeals (ZBA) Changes – Proposed Ordinance No. 388 
 
A. Public Hearing on Proposed Ordinance No. 388 
 
Chairperson Walstrom opened the public hearing at 6:03 p.m. 
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City Manager Richards stated that no comments were received on the proposed Ordinance 
No. 388 to change the ZBA from six (6) members to five (5) members and to require an 
approval vote of three (3) Board members.  Two alternates will still be appointed for 
absent Board members. 
 
Chairperson Walstrom asked if there were any comments from the public or Planning 
Commissioners.  Commissioner Deegan stated that this seemed to be a reasonable action 
and he had no issues with the proposed Ordinance No. 388. 
 
Hearing no other comments or questions, Chairperson Walstrom closed the public hearing 
at 6:04 p.m. 
 
 
B. Consideration of Proposed Ordinance No. 388 
 
There was no further discussion on proposed Ordinance No. 388. 
 
Motion by Cupps, second by Deegan, to recommend City Council approval of proposed 
Ordinance No. 388 to reduce the size of the Zoning Board of Appeals and to change the 
required votes necessary to approve a variance from four (4) votes to three (3) votes, a 
simple majority. 
 
Ayes – 8 
Nays – 0 
 
Motion carried. 
  
 
5. Public Assembly Use in the Central Business District (CBD) – Proposed Ordinance 

No. 389 
 
A.  Public Hearing on proposed Ordinance No. 389 
 
Chairperson Walstrom opened the public hearing on proposed Ordinance No. 389, which 
would allow a Public Assembly Use in the CBD at 6:05 p.m. 
 
Planner Nix stated that the Planning Commissioners have to decide whether they would 
prefer the Public Assembly Use (the “Use”) to be a “direct use” or allowed as a “Special 
Land Use (SLU)” in the CBD.  Planner Nix stated that since this issue has been proposed, 
he has researched other communities to determine if any had the Use as a SLU.  None of 
the communities did.  Secondly, Planner Nix stated that he tried to determine an instance 
where the Use would have a special circumstance to have a need for it to be approved as a 
SLU.  He could not think of any.  Planner Nix, therefore recommends that the Planning 
Commissioners recommend that the Use be a direct use within the CBD.   
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City Manager Richards stated that he received two emails, which he read.  They were from 
Bill Brown and David and Mary Wood.  Both were in favor of the Zoning Code change to 
allow the Theater. 
 
Kathy Emig, 509 N. Spring Street, stated that she has not heard a single negative comment 
about having a theater use in the CBD.  She also favors the Theater Use. 
 
Chairperson Walstrom asked for any additional comments.  There being none, he closed 
the public hearing at on the Public Assembly Use in the CBD at 6:10 p.m. 
 
 
B. Consideration of Proposed Ordinance No. 389 
 
Chairman Walstrom asked if there were any Commissioner comments.  Commissioner 
Deegan stated that he believed this was good for Harbor Springs.  He has seen the positive 
effect in another community. 
 
Motion by Deegan, second by Cupps, to recommend City Council approval of proposed 
Ordinance No. 389, which amends the City’s Zoning Code to allow a Public Assembly 
Use as a direct use in the Central Business District. 
 
Ayes:  Kramer, Smith, Walstrom, Benjamin, Bowman, Cupps, Deegan and Ford 
Nays:  None 
Absent: Wiggins 
 
Motion carried. 
 
 
6. Member Comments  
 
Commissioner Smith questioned the use of private clubs in the zoning district and if they 
should have a specific designation within the City’s Zoning Code.  Planner Nix stated that 
a private club is private and has a specific purpose for existing.  However, their use may be 
a primary use or purpose, but they may also have a secondary or ancillary use, such as 
dining.  The Little Traverse Yacht Club was an example.  Further, a primary purpose of a 
private club may be dining.  That use would be subject to the requirements of the dining 
use, just as other restaurants have.   
 
Other Commissioners gave their opinions on the “private club” issue.  As long as the 
health, construction, and zoning requirements are met, the City has no basis for not 
allowing them. 
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7. Adjournment 
 
With no further business, Chairperson Walstrom adjourned the meeting at 6:27 p.m. 
 
        

Ronald B. McRae, City Clerk 
 
 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
June 19, 2014 

 
 
Chairperson Walstrom called the Planning Commission Meeting to order at 6:00 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, Jack Deegan, Jeff Ford, Lee Kramer, 

Fred Walstrom and Carrie Wiggins 
 
Absent: John Cupps and Sara Smith 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, Police Officer 

Joshua Johnston and City Clerk Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Ford, second by Deegan, to approve the minutes of the May 15, 2014 Planning 
Commission Meeting as read. 
 
Ayes – 6 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
None 
 
[Enter Andrew Bowman 6:03 p.m.] 
 
 
4. Agenda Change 
 
Commissioner Ford suggested that the agenda be reordered to consider “Sam’s Grace’s 
Restaurant Request for Outside Seating” first before considering the Village of Hillside 
site plan.  By consensus, the Commission agreed to the proposed change of agenda. 
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5. Sam’s Grace’s Restaurant Request for Outside Seating 
 
City Manager Richards stated that Sam’s Grace’s Restaurant has submitted a request for 
outside seating and service.  The request is consistent with the criteria previously approved 
for outdoor seating, which are: 
 
A. The outdoor seating area proposed is adjacent to the face of the business;  
B. The outdoor seating area shall be maintained in a neat and clean condition at all 

times 
C. Trash and debris shall not accumulate in the outdoor seating area; 
D. Tables and chairs in the outdoor seating area shall be portable and not fixed to the 

ground; and, 
E. The number of tables and chairs permitted in front and along the side of the 

business will be a function of the width and length of the business and the ability to 
maintain a safe pedestrian passageway. 

 
City Manager Richards stated that the City Staff sees no concerns in granting this outdoor 
seating request and recommends Planning Commission approval. 
 
Motion by Ford, second by Kramer, to approve the outdoor seating request for Sam’s 
Grace’s based upon the application and drawing, dated May 27, 2014, presented to the 
Planning Commission. 
 
Ayes – 7 
Nays – 0 
 
Motion carried. 
 
 
6. Village of Hillside Site Plan Review 
 
Chairman Walstrom stated that he needs to step down from chairing and considering this 
issue due to his personal involvement with the proposed Village of Hillside improvements 
concerning Buildings A, B and C.    
 
Due to the fact that the Vice-Chair of the Planning Commission is absent this week, 
Commissioner Deegan stated that he would chair the public hearing and consideration of 
this issue.  
 
There were no objections from the remaining Planning Commissioners. 
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A.  Public comments on the Proposed Site Plan 
 
Acting Chair Deegan asked if there were any public comments on the Proposed Changes to 
the Village of Hillside Site Plan for the building to replace the Buildings A, B and C. 
 
City Manager Richards stated that there were three letters submitted on this issue.  The 
copies of the letters have been given to the Planning Commissioners. 
 
Acting Chair Deegan asked Mary Catherine Hannah if she would serve as the 
spokesperson for the Village of Hillside.  Hannah stated that she was the Executive 
Director of the Villages of Perry Farms and Hillside.  She reviewed the history of 
Buildings A, B and C.  Hannah also reviewed the relationship between the Village of 
Hillside and the Friendship Center of Harbor Springs (the “Friendship Center”).  She 
discussed the need to respond to the needs of the aging residents living in those buildings. 
 
Hannah stated that in order to make the Buildings A, B and C more accommodating to the 
residents needs, the first step in the process was to look at the cost of refurbishing the 
buildings.  It was determined to be cost prohibitive to refurbish the buildings. 
 
Hannah stated the next step was to design a building, starting from scratch to meet the 
needs of the residents.  The first design was a three-story building which was very cost 
effective, if the addition of eight more units was possible.  The new building would have 
thirty-two (32) living units instead of the current twenty-four (24) units in Buildings A, B 
and C.  The proposed living units will be mostly single bedroom units and a few two-
bedroom units.  Also, because the Friendship Center provides programs for the residents, 
as well as other seniors in the Harbor Springs Area, an area for them was included in the 
design. 
 
Hannah stated that in meetings with the neighbors, it was determined that the height of the 
proposed building should be reduced.  A new design was created; a two-story structure was 
designed within the current code requirements.  Also, the new design responded to 
screening and landscape concerns. 
 
Chad Grinwis, Architect from Hooker-DeJong Architects, reviewed the design of the 
proposed building.  He discussed the reduced height, how the perception of length of the 
building was reduced by changes in roof lines, and the design of balconies and changes in 
exterior siding. He noted that the attic area will be used for electric wires and duct work 
but no living space. 
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Grinwis discussed the landscaping.  He noted that: 
 

a. The parking area on the east end of the proposed building would be 
landscaped to screen the view of the Friendship Center and the parking 
area; 

b. A second curb cut south of the proposed building and current curb cut was 
added to aid in the flow of traffic; 

c. A privacy fence is proposed to run along the north property line, as 
requested by the neighbors;  

d. The green space between the drive and the proposed fence has been 
widened where possible and new plantings are proposed; and,  

e. All of the parking at the west end of the parcel has been moved to the south 
side of the drive. 

 
Commissioner Ford asked Planner Nix to comment on the parking requirements.  Planner 
Nix stated that the proposed parking is more than required by the Zoning Code for both the 
living units and the Friendship Center.  The density requirements have been met and the 
living spaces proposed could be greater. 
 
Jeanne Jenkins expressed concerns about the proposed location of the garbage dumpster.  
Grinwis stated the dumpster was located there because it is mostly screened by the garage 
that exits on the north side of the proposed privacy fence. 
 
Dennis Wiggins, 341 Second Street, stated that the development will add to the traffic 
issues and create a safety issue for the children in the neighborhood going to the beach and 
park.  Planner Nix stated that the development, if a regular apartment complex, would have 
a much greater traffic impact. 
 
Comments were made concerning the increased traffic due to the increased size of the 
Friendship Center.  Hannah and Linda Rachwitz, Board of Director Member of the 
Friendship Center, addressed the concerns relating to the Friendship Center.  Webb Martin, 
President of the Board of Trustees for Village of Perry Farms and the Village of Hillside, 
stated that while the Friendship Center space was increased three-fold, the actual dining 
space was not.  The increased dining area was not expected to dramatically change the 
meal participation. 
 
Commissioner Bowman reminded everyone that when the Village of Hillside was 
originally started back in the 1970s Ottawa Lumber Company still existed.  There were no 
homes developed at that time. 
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Jean Jardine, 445 Short Street, a Board member of both the Village of Hillside and the 
Friendship Center, stated that the proposed building is necessary for meeting the needs of 
the Senior Citizens of Harbor Springs to provide affordable housing.   
 
James Peery, 195 Traverse Street, stated that he believes the changes made to the proposed 
site plan are much more in line with the neighborhood.  However, he believes that there is 
an issue that needs to be resolved.  He has a garage or barn that has an access door from 
the driveway of the Village of Hillside.  He would like to keep that access and perhaps the 
fence could be started further to the west of his access door.  
 
Judy Wilson, 307 West Main Street, stated that she was a resident of the Village of 
Hillside.  She noted that half of the residents of the Village of Hillside don’t drive. 
 
Dee South, 307 West Main Street, stated that she believes the Friendship Center provides 
healthy programs and meals for the Harbor Springs Area senior citizens.  She lives in the 
Village of Hillside and appreciates its programs and believes that the changes being 
proposed will be a benefit to the residents at the Village of Hillside. 
 
Marilyn Sanders, a resident of the Village of Hillside, stated that the garages of the 
neighbors to the north on Second Street are to close to the property line.  With so little set 
back, it would be difficult to put the dumpster in another location.  
 
Charles South, 307 West Main Street, stated that he is a resident of the Village of Hillside 
and a user of the Friendship Center.  He supports the proposed increase in the size of the 
Friendship Center. 
 
Commissioner Wiggins discussed her history with the Village of Hillside.  She also stated 
that she was happy to see many of the changes made to the original proposed building and 
site plans.  She was happy that many of the changes addressed were those of the Second 
Street neighbors.  She acknowledged that she lived on Second Street and her south 
property line abutted the north property line of the Village of Hillside. 
 
The public comment period was closed.  
 
 
B. Consideration 
 
Commissioner Benjamin asked if there was no other solution or option for relocating the 
dumpster in question.  Grinwis and Hannah discussed the thoughts as to why the current 
dumpster location was selected. 
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Commissioner Bowman stated that he believed that the revised proposed site plan 
addressed many of the concerns that the neighbors had.  Bowman also stated that the other 
allowable uses for the property could have a much greater impact on the neighborhood 
than what is proposed, especially if it were a traditional apartment complex.  After his 
comments, the following motion was offered: 
 
Motion by Bowman, second by Deegan, to approve the proposed site plan dated June 6, 
2014, as presented, with the conditions that the developers continue to work with the 
neighbors to reasonably resolve concerns about the location of the trash dumpster and 
maintenance shed and to ensure that reasonable access and buffer are provided for the 
neighboring properties on the north.  
 
Ayes  - Deegan, Ford, Kramer, Wiggins, Benjamin and Bowman   
Nays  - None 
Absent  - Smith and Cupps 
Abstention - Walstrom 
 
Motion carried. 
 
Chairman Walstrom returned to his seat. 
 
 
7. Member Comments 

 
Commissioner Kramer suggested that any detailed evaluation and opinion from the Fire 
Chief be included with the approval of the plan.  
 
 
8. Adjournment 
 
With no further business, Chairperson Walstrom adjourned the meeting at 7:13 p.m. 
 
        

Ronald B. McRae, City Clerk 
 
 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
September 18, 2014 

 
 
Chairperson Walstrom called the Planning Commission Meeting to order at 6:03 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, John Cupps, Jeff Ford, Lee Kramer, 

Sara Smith and Fred Walstrom 
 
Absent: Jack Deegan and Carrie Wiggins 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix and City Clerk 

Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Benjamin, second by Kramer, to approve the minutes of the June 19, 2014 
Planning Commission Meeting as read. 
 
Ayes – 6 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
None 
 
[Enter John Cupps 6:05 p.m.] 
 
 
4. 669 State Street – SLU Request for a Parking Lot Expansion 
 
A. Public Hearing 
 
At 6:06 p.m., Chairman Walstrom called the Public Hearing on the Special Land Use (the 
“SLU”) request for use of the parcel at 669 State Street as a parking lot. 
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Chairman Walstrom asked Warner if he would give a brief explanation of the SLU request. 
 
Warner stated that the Harbor Springs Car Care, his business, currently leases parking 
spaces from the owners of the former realty office across Lake Street.  However, should 
the parking spaces no longer be available, additional parking would be necessary.  
Therefore, it is proposed to demolish the house and garage next door, 669 State Street, the 
lot immediately to the south of the Harbor Springs Car Care.  After the demolition, the 
parking lot, currently located to the west of the single car garage, would be extended east 
to the lot line.  Warner stated that there would be no lighting, no work done on vehicles in 
the proposed parking area, and traffic would be entering the northwest corner of the lot off 
Lake Street and exiting on State Street.  The parking will also help with snow removal, 
which has been a concern for years. 
 
Joretta Bethke, 120 East Lake Street, asked if the parking lot would be considered or zoned 
commercial because it is currently residential due to the house on it.  Planner Nix stated 
that the lot is zoned TR – Transitional Residential.  Residential use is an allowed use in the 
TR – Transitional Residential Zoning District.  A parking lot is also an allowed use in the 
TR - Transitional Residential Zoning District.  
 
Leslie (Buck) Neesley, 640 Harrison Street, questioned the use of the west gate to the 
parking area behind the garage on 669 State Street.  Neesley stated that his house is located 
100 feet to the west on the west side of the alley which runs north and south from Lake 
Street to Summit Street from the current parking lot.  He also stated that he hears hoods 
closing, cars being worked on and other types of noises related to automotive repair.  Buck 
also stated that the west gate is used for ingress and egress from the parking lot. 
 
Warner stated that the garage and auto repair noises have been there for decades, long 
before he owned the garage and Neesley purchased his home.  Currently, the only time the 
west gate is used is for large vehicles and for snow removal.  Further, there is no work 
done on vehicles in the parking lot at 669 State Street. 
 
Craig S. Markos, the owner of 665 State Street, expressed his concerns in a letter to City 
Manager Richards.  Connie Warner stated that had addressed the concerns expressed by 
Mr. Markos and believes that all of his request will be satisfied by the plan.  Warner stated 
that a swale along the south side of the parking area would provide protection form 
vehicles and accommodate water run-off, pursuant to the recommendation of Benchmark 
Engineering. She stated that the lot would have no outside lighting.  There would be no 
working on vehicles parked in the parking lot at 669 State Street. 
 
Planner Nix reviewed the proposed plan with the Planning Commission.  He stated that 
perhaps the Planning Commission may want to require some screening along State Street.   
 
Other than the State Street screening, Planner Nix complimented the applicants on the 
proposed site plan. 
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Other than the State Street screening, Planner Nix complimented the applicants on the 
proposed site plan. 
 
Hearing no further comments, Chairman Walstrom closed the Public Hearing at 6:28 p.m. 
 
 
B. Consideration of the Special Land Use for a Parking Lot at 669 State Street  
 
The Planning Commissioners discussed the proposed site plan submitted for the proposed 
SLU Permit.  They thought that having the hedge planted the full length of the proposed 
parking area along the south lot line would help the noise issue.   
 
Neesely asked the Planning Commission to require the west gate to be closed so that no 
vehicles can enter or exit into the alley.  Planner Nix stated that the traffic flow of the 
parking lot entering in the northeast corner gate and exiting on State Street addresses that 
concern. 
 
Chairman Walstrom noted concerns that currently parking is allowed on both the east and 
west sides of State Street-narrowing the traffic lanes.  Planner Nix stated that the issue with 
State Street is a City issue, not an issue that Warner can address. 
 
Warner stated that he cannot stop parking on State Street.  The parking lot, as proposed, is 
not large enough to handle employee parking and parking for all of the cars being 
maintained.  However, the amount of parking on State Street may be reduced.  The parking 
lot will also help with the snow removal issue.  Further, Warner stated that the facility is 
maxed out.  There is no more room for expansion. 
 
After the discussion, the following motion was offered: 
 
Motion by Bowman, second by Cupps, to approve the Special Land Use Permit for a 
parking lot at 669 State Street, with the following conditions: 
 

1. There shall be a screening fence constructed the full length of the south lot line, 
subject to the limitations of the City Zoning Code; 

2. There shall be a hedge planted on the north side of the fence to span the full 
length of the south property line; 

3. There shall be no outside lighting for the proposed parking lot; and, 
4. The west gate to the parking lot shall be used for snow removal, emergency 

access or as need to accommodate large vehicles. 
 
Ayes  - Ford, Cupps, Kramer, Smith, Walstrom, Benjamin and Bowman 
Nays  - None 
Absent  - Wiggins and Deegan 
 
Motion carried. 
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Warner stated that he did not plan do make the changes immediately.  He requested when 
his deadline was to exercise the SLU Permit for the parking lot.  Planner Nix stated that his 
approval for a SLU would expire unless the City receives his application for a building 
permit within 180 days of SLU approval.  We advised Warner that the Planning 
Commission can consider and grant extension, not to exceed six months.  
 
5. Site Plan Approval for 130 State Street 
 
Commissioner Bowman vacated his seat to present the Site Plan proposed for 130 State 
Street, his property.  Bowman stated that the property in question was the Juilleret 
Restaurant Property.  Bowman reviewed the proposed site plan. 
 
The primary changes to the property were: 

1. Outdoor dining area on the north side of the restaurant dining room with a 
door (similar to an overhead garage door) that can be opened in warm 
weather; 

2. Moving the pedestrian easement next to the south side of the Erwin 
Building.  A five (5) feet utility easement currently exists.  The new utility – 
pedestrian walkway easement would be approximately twelve (12) feet 
wide; 

3. Removal of the old restrooms and cooler area and construction of new 
restrooms and cooler area; 

4. Construction of a dumpster and transformer enclosure with a bicycle rack 
on the west side of the enclosure; 

5. Installation of a green space north of the outside dining area, back to the 
transformer; and 

6. Changes to the building such as window replacement, a new awning, and 
some operational considerations. 

 
Bowman discussed his conversation with the owner of the Erwin Building proposed 
changes of the utility and pedestrian easement, the potential use of the transformer and 
dumpster enclosure for some garbage containers for the Erwin Building occupants.  
 
Planner Nix stated that he believes that the changes that Bowman proposes for the Juilleret 
Restaurant property keeps the popular institution in place, but expands the potential use to 
year round and uses the City’s Zoning Code to the benefit of the owners and the public. 
 
Motion by Kramer, second by Cupps, to approve the proposed site plan for the Juilleret 
Restaurant Building with the following condition: 
 

1. City Council’s approval of the moving of the pedestrian walkway easement 
to the south side of the Erwin Building, creating a twelve (12) feet utility 
and pedestrian walkway easement.  
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Commissioner Ford stated that he believed that he needed to abstain from the vote due to 
the fact that his firm would be doing the construction work on this project.  Chairman 
Walstrom concurred with Commissioner Ford. 
 
Ayes  - Cupps, Kramer, Smith, Walstrom and Benjamin 
Nays  - None 
Absent  - Wiggins and Deegan 
Abstentions - Bowman and Ford 
 
Motion carried. 
 
City Manager stated that he would take the request to City Council to move the pedestrian 
walkway easement to the south side of the Erwin Building to create a twelve (12) feet 
utility and pedestrian walkway easement. 
 
 
6. Member Comments 

 
Commissioner Ford suggested that the City take a look at the Merchants’ Walkway 
because it is need of maintenance.  The steps need to be repaired and the Walkway be 
inspected for defects.  City Manager Richards stated that he would look into this issue. 
  
 
7. Adjournment 
 
With no further business, Chairperson Walstrom adjourned the meeting at 7:29 p.m. 
 
        

Ronald B. McRae, City Clerk 
 
 



 

 

CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
October 16, 2014 

 
 
Chairperson Walstrom called the Planning Commission Meeting to order at 6:00 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, Jack Deegan, Jeff Ford, Lee Kramer, 

Sara Smith, Fred Walstrom and Carrie Wiggins 
 
Absent: John Cupps 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, City Attorney 

James T. Ramer and City Clerk Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Bowman, second by Smith, to approve the minutes of the September 18, 2014 
Planning Commission Meeting as read. 
 
Ayes – 8 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
None 
 
 
4. Public Hearings on the Planned Unit Development, Special Land Use and 
Conditional Rezoning for the Hotel Janelle at 266 East Main Street 
 
A. Conflict of Interest 
 
Commissioner Bowman stated that he has business dealings with Rob Mossburg, who 
represents the owner of 266 East Main Street.  However, Commissioner Bowman stated 
that he has no financial interest in, and will not, to the best of his knowledge, receive any 
financial benefit from, the proposed Hotel Janelle and Residences Project (the “Project”). 
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City Attorney Ramer stated that subject to objections or additional information from the 
other Planning Commissioners, he did not believe that Commissioner Bowman had a 
conflict of interest that would require him to recuse himself from the consideration of the 
proposed Project approvals of the Planned Unit Development (the “PUD”) request, the 
Special Land Use (the “SLU”) request and the Conditional Rezoning (the “CR”) request. 
 
There were no objections from or additional information provided by the other Planning 
Commissioners. 
 
 
B. Presentation of the Proposed Hotel Janelle Project 
 
Chairman Walstrom introduced Rob Mossburg, on behalf of HJ Development Partners, 
representing MRJ, LLC, the owner of the Hotel Janelle, and asked if Mossburg would like 
to make a presentation.  Mossburg stated that he would like to discuss the project and have 
Mike Corby, representing Integrated Architecture, the Project Architect, address the 
architecture of the proposed Project.  Chairman Walstrom stated that the presentation of 
the Project may help to address questions and concerns before receiving comments and 
questions from the public. 
 
Mossburg commented on the background of the original project. 
 
Mossburg stated that when the Project Plans of the new Project were submitted, they were 
reviewed by the City Planner, Larry Nix, and the City Staff.  Nix responded to the 
application and plans.  Nix raised issues that should be addressed by the Planning 
Commission that were not addressed in the Project application and plans. 
 
Mossburg discussed his written responses to the issues raised by the City Planner.  The 
summary of his responses are: 
 
 Missing Items: 

a. Size of Trees – The intent would be to accept the recommendations of the 
City’s Arborist and Tree Board as to the size and species of trees along Main and 
Bay Streets and to consult with the adjacent property owner on the west side as to 
the type and location of trees and other plantings on the southwest corner of the 
Property.  
b. Signage Details – The branding and imagery for the Project has not been 
fully developed, and therefore, the signage package in the application should be 
considered preliminary.  The intent would be to provide a full signage package for 
Planning Commission approval prior to obtaining a building permit.  It is 
understood that any approvals would include a stipulation for further review of this 
item. 

 
 Review Criteria: 
 a. Nuisances -  
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1. Screening – The underground garage results in the total screening of 
parked cars. 

 
2. Litter – The collection of litter and location of the recycling station 
in the parking structure will not be visible to the neighbors or public.  

 
3. Noise – The underground parking area will virtually eliminate 
automobile noise and headlight glare;  landscaping, glass railings and the 
positioning of active roof areas away from roof edges and adjacent 
neighbors will help to reduce the noise pollution; building setbacks similar 
to the TR-Transitional Zoning District will help to reduce noise pollution; 
and, providing a drive area from East Main Street to deliver food and 
beverages to help reduce noise from back-up alarms from delivery vehicles.  
 
4. Lighting – Use of lighting which meets the requirements for USBG 
LEED certification and common sense safety practices will help to reduce 
light pollution. 
 
5. Snow – The snow will be easily removed on and around the 
structure, and will be done in conjunction with the ongoing operation of a 
commercial hotel. 

   
 CBD Requirements: 
 a. Building Height – Mr. Mossburg presented a revised site plan for the roof-

top deck and new elevation drawings showing an increase in the building height 
from thirty-five (35) feet to thirty-nine (39) feet, which is in accordance with the 
Planned Development Overlay (the “Overlay”). 
b. Enclosed Areas on the Roof – In addition to the roof top elements, such as 
elevators, stairs and air conditioners, enclosed areas are requested for restrooms, a 
preparation kitchen, storage and support area.  Further, approval for a covered, but 
open-air bar area is requested.  Mr. Mossburg stated that these elements were 
designed and located so as to not impact the apparent height of the building. By 
locating the enclosed areas away from the roof edges the intent was to give a 
traditional sight line and a perception that the building is a three-story building.   
c. Tandem Parking Spaces – Eight (8) tandem parking spaces are to be 
provided for the use of the condo owners and six (6) tandem parking spaces are to 
be provided for the use of valet parking.  A tandem parking space is slightly 
smaller than a traditional parking space, however, Mr. Mossburg contends that the 
spaces work well for the proposed purposes. 
d. Terrace Areas – There are four terrace areas proposed.  The first Terrace or 
“Main Terrace” would be located on the outside of conference / banquet and Bistro 
Dining area at the first floor elevation.  The Main Terrace would accommodate 
seventy-five (75) seats for normal dining or up to two hundred (200) people for 
special receptions.  The other three terraces are on the roof.  They are proposed to 
function as follows: 
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1. Roof Top Terraces 1 & 2 – These terraces are for public use.  A bar / 
café is planned with seating for seventy-five (75) people.  The second 
terrace will have seating for two-hundred (200) people. 
2. Roof Top Terrace 3 – This terrace is for private use of the condo 
owners and will accommodate fifty (50) people. 

 
c. Inside Eateries and Areas – The first floor of the Project will have two (2) 
main dining areas.  They are: 

1. Bistro / Bar / Private Dining – This area is basically a restaurant for 
the public off the street and for the guests to dine.  There are one hundred 
twenty-five (125) seats planned for this area. 
2. Conference and Banquet Space – This area will accommodate two 
hundred fifty (250) auditorium style seats.  If a banquet was planned, this 
area would accommodate tables and chairs for one hundred fifty (150) 
people. 

 
 General Comments: 

a. Roof Decks and/or Terraces – Mossburg discussed some general items 
concerning the roof decks and terraces and clarified their proposed uses, which 
were: 

1. Access to the public terraces will be by stairs or elevators.  The 
access to the private terrace will be by the stairs and elevator to the condos. 
2. Uses of the public terraces will be for seasonal food and beverage 
service, sunning and lounging, and events such as wedding receptions, 
fundraisers and cocktail parties. 
3. Hours of use would be seasonal and consistent with a commercial 
hotel operation.  The hours of operation are proposed to be 7:00 a.m. to 
11:00 p.m.  It is hoped that these hours could be flexible for such events as 
the Fourth of July. 

b. Hotel Hours of Operation – The Hotel will be staffed twenty-four (24) 
hours per day, three hundred sixty-five (365) days per year. 
c. Security – All patrons will be required to check in at the lobby reception 
desk and only those patrons will be able to access the hotel from the parking 
structure or other secured areas. 

 
After Mossburg completed his presentation, he introduced Mike Corby, Integrated 
Architecture, architect for the Project.  Corby presented the layout of the proposed Project 
and the proposed design of the building.  Corby noted that many of the conditions which 
were stipulated in the 2008 approvals were included in this design. 
 
C. Comments from the Public 
 
After Corby’s presentation, Chairman Walstrom discussed the three public hearings for 
this evening and the approvals requested.  After his presentation, Chairman Walstrom 
opened the Public Hearings at 6:46 p.m. for public comment.  
 



Planning Commission Meeting Minutes 
October 16, 2014 
Page 5 
 

 

City Manager Richards reviewed the public comments he received in writing from David 
DeWindt, Executive Director of the Harbor Springs Area Chamber of Commerce and Jeff 
James, a principal in the Lyric Theater Development.  Both comments were favorable for 
the Project. 
 
David Wood, 263 East Bay Street, stated that he and his wife have withdrawn their original 
letter of objections to the project. 
 
Tim Brown, owner of the Colonial Inn, stated that he believed more hotel rooms in Harbor 
Springs is a good thing.  He would like zoning changed so that he could increase the 
number of rooms at the Colonial Inn.  
 
Cynthia Shafer, Glenn Drive, asked when the Hotel would open.  Mossburg stated that he 
hoped in the spring of 2016.  He believes that the construction will take approximately a 
year.  He would like to begin construction in the spring of 2015. 
 
Michael Sherman, investor in the previous hotel project, commented on the claim of lost 
monies due to the failure of the original project. 
 
Pete Wallin, representing Richard and Millie Wallin, his parents, expressed concerns about 
the increased use of Gardner Street.  Wallin also had noise concerns over the intensified 
use of the proposed roof top terraces.  In Wallin’s opinion, Gardner Street should be one 
way with no parking on the east side of the street.   
 
Melissa Adeline-Spence, 7052 Hughston Road, stated that she is excited about the 
proposed Project and its favorable economic effect on Harbor Springs.  
 
Chairman asked if there were any further comments.  Hearing none, he asked for a motion 
to close the Public Hearings. 
 
Motion by Bowman, second by Deegan, to close the PUD, the SLU and the CR Public 
Hearings on the proposed Project. 
 
Ayes – 8 
Nays – 0 
 
Motion carried. 
 
Chairman Walstrom closed the Public Hearings at 7:55 p.m.   
 
 
5. Consideration of the Approval of the Planned Unit Development, Special Land Use 
and Conditional Rezoning Agreement for the Hotel Janelle Project at 266 East Main Street  
 
Chairman Walstrom asked City Planner Nix to comment on the proposed Project.  City 
Planner Nix stated that the responses to his concerns were addressed in the letter from 
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Mossburg to City Manager Richards.  However, the Planning Commission cannot approve 
the enclosed restrooms and roofed open air bar, preparation kitchen and storage areas 
proposed for the roof top public terraces. 
 
City Planner Nix stated the Project owners have three options to gain approval for the 
proposed enclosed areas for the roof top public terraces.  They are: 
 

A. Obtain a variance from the Zoning Board of Appeals; 
B. Request a Zoning Code amendment.  The Zoning Code amendment could 

be to the Planned Development Ordinance for the height of the buildings or 
the Zoning Code amendment could change the height requirement in the 
CBD and TR Zoning Districts; or, 

C. The Applicant submits an alternative design for the roof deck that is 
acceptable to the Planning Commission. 

 
The Planning Commission discussed these options.  It was a consensus from the discussion 
that the Planning Commission preferred that the height limits in the Planned Development 
Ordinance be reconsidered, on a limited basis, with consideration being given as to specific 
setback from roof lines, limitations on the extent of roof top coverage, and approvals being 
driven in part by the necessity of the proposed structures.   
 
City Planner Nix stated that the approvals for items not yet addressed can be noted as 
requirements that must be resolved and approved at a future meeting of the Planning 
Commission as a condition to the PUD, SLU and or CR approvals given this evening. 
 
City Planner Nix stated that the City’s Zoning Code does not define or mention “Tandem 
Parking”.  City Planner Nix did acknowledge that there are currently four parking spaces 
proposed more than the thirty-six (36) parking spaces required under the City Zoning 
Code.  Planner Nix also stated that a “Tandem Parking Space” is seven feet by eighteen 
feet, and a normal parking space, as defined in the City’s Zoning Code is nine feet by 
twenty feet.  Commissioners expressed their views that the fourteen proposed “Tandem 
Spaces” could be reduced and space for the required thirty-six parking spaces, as defined 
in the City’s Zoning Code, could be satisfied.   
 
Planner Nix observed that noise is a concern for the neighbors as expressed by Mr. Wallin.  
He noted that noise may spread to the east toward the Ohmart and the Wallin residences.  
This may be an issue that the Planning Commission will want to address in their approval 
process, possibly by placing noise restrictions as a condition of the PD approval. 
 
City Planner Nix stated that in his professional opinion, the Project meets the seven 
standards specified in the City Zoning Code for approval of a SLU Permit.  He further 
stated that in his professional opinion, the proposed Project is in conformance with the 
City’s Master Plan.  Nix stated that in his professional opinion, the Project is consistent 
with development trends in the City’s downtown district. 
 



Planning Commission Meeting Minutes 
October 16, 2014 
Page 7 
 

 

Planner Nix stated that the majority of the public comments were favorable for the Project.  
He also indicated that Mr. Sherman’s comment on the investment results of the original 
project are a personal matter between Mr. Sherman and Mr. Mossburg and not a matter for 
the Commission to consider. 
 
Planner Nix stated that the Planning Commission may want to consider Mr. Wallin’s 
comments on the roof top use and hours of operation.  The issue of the safety of Gardner 
Street is an item City Council may address.  However, the Planning Commission may 
make a recommendation to City Council relative to the safety issue raised about Gardner 
Street. 
 
Commissioner Wiggins asked if the Planning Commission could approve a temporary 
roof, such as a canopy, for the open air bar.  She acknowledged that this could be in a 
“gray area” under the City Zoning Code.  Other Planning Commissioners responded that a 
temporary canopy could be subject to damage by the winds.  In discussion that followed, it 
was proposed that one of the three options suggested by City Attorney Ramer and Planner 
Nix should be considered. 
 
Planner Nix stated that signage concerns will need to be addressed by the Planning 
Commission.  As a condition of the approvals this evening, the developers can be required 
to return for those approvals.  Planner Nix stated that the developers wish to have the “Tree 
Board” recommend which trees should be planted.  Again, as a condition of the approvals, 
the Planning Commission can require the developers to return for approval, after the 
developers receive the Tree Board’s recommendations. 
 
Chairman Walstrom stated that he believed that public safety on Gardner Street is an issue 
now and perhaps a recommendation should be made to City Council in the near future. 
 
Commissioner Bowman asked Mr. Corby for an explanation as to why the proposed 
building height exceeds the height restrictions in the PD Ordinance.  Corby responded the 
height is a necessary for the utilities and HVAC system for the building, and enclosed 
space would make use of the roof top deck safer for public use and as to the enclosed 
bathrooms, would be necessary under the Health Code.   
 
Commissioner Bowman observed that the proposed use intensity of the outdoor space is 
about nine hundred (900) people at the Hotel’s busiest time.  Commissioner Bowman did 
state that the proposed design for the Hotel was moving in the right direction in his 
opinion. 
 
Commissioner Smith asked if the condos would be rented.  Mossburg stated that is up to 
the owners.  The condos are residences and are not proposed to be restricted.  
 
Commissioner Wiggins asked if the public roof top terraces could be operational from 
dawn to dusk, rather than specific hours.  Around the Fourth of July it is still light out at 
10:00 p.m.  
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Commissioner Smith asked how high the glass railings would be on the terraces.  Corby 
stated they are proposed to be forty-two (42) inches.  
 
Commissioner Bowman believed that noise would be an issue for the third floor guests of 
the Hotel.  Pringle Pfeifer, 437 East Bluff Drive, stated that the Community Band concerts 
that are held on Monday evenings at the waterfront can be heard quite clearly on East Bluff 
Drive. 
 
Planner Nix and City Manager Richards reviewed the noise restrictions that had been 
approved in 2008 for the project.  Planner Nix noted that expanded hours of operation had 
been approved for the Fourth of July.  
 
Chairman Walstrom discussed the use of a canopy on the public roof terraces.  It was his 
opinion that a canopy would be shredded by the winds.  He favored the Planning 
Commission having more discussion in the future about the rooftop structures to be 
covered. 
 
City Attorney Ramer stated that the Planned Development ordinance in the City Zoning 
Code could be amended to address the building height restrictions on a limited basis.   
 
Commissioner Ford stated that he believed that noise is an issue for the neighbors.  Even 
though the noise may not be immediately heard on the lower levels of the proposed Hotel, 
it will be an issue for the neighbors immediately to the east.   
 
Commissioner Wiggins asked if the only areas on the proposed Project that were to be 
covered by a roof were the stairs, elevators and mechanical equipment, would there be  
approval issues?  Planner Nix stated that those are allowed by the Code.  However, the 
open air bar, restrooms and storage structures cannot be permitted unless there is a 
variance granted or the Zoning Code is amended to allow those amenities. 
 
Commissioner Ford also stated that the proposed roofed open air bar, enclosed restrooms, 
preparation kitchen and storage areas are common sense engineering to him.  There should 
be a way to have the approvals allowed.  He believes that the developers should request 
that approval by the use of one of the three proposed options. 
 
Commissioner Ford expressed concern about the intensity of use of the roof top public 
terraces.  He believed that the number of seats for the public terraces should be reduced.  
He believes the reduction in the intense use may help noise issues.  Commissioner Ford 
also stated that he may not be in favor of the “Tandem Parking Spaces”.  Commissioner 
Ford stated that he did like the overall layout of the proposed Project. 
   
Chairman Walstrom stated that the Planning Commission needed to consider separately the 
PD application, the SLU application and the conditional rezoning request.  Planner Nix 
stated that City Attorney Ramer had drafted resolutions to help the Planning 
Commissioners understand the approvals necessary.  Chairman Walstrom discussed the 
approvals necessary.  Planner Nix then explained each of the resolutions as drafted.  
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During the discussion, several changes to the draft “Resolution for Approval of the Project 
as a Planned Development (PD Resolution”)” were considered and noted.   
 
After the above discussion, the following motion was offered: 
 
Motion by Bowman, second by Smith, to recommend to City Council the approval of a 
planned development for the Hotel Janelle Project, in the form attached to these minutes, 
subject to the following conditions, containing the following conditions: 
 

A. The existing Planned Development Agreement and Conditional Rezoning 
Agreement between MRJ Development, LLC, must be terminated; 

B. MRJ Harbor Springs, LLC, the owner of the Property, must approve all 
representations and commitments and submittals made by the Applicant and 
must agree to a Planned Development Agreement and Conditional 
Rezoning Agreement, to be prepared and proposed by City Council, if the 
Conditional Rezoning and Planned Development application are approved 
by the City Council; 

C. The Special Land Use for the Property as applied for by the Applicant must  
be approved by the Planning Commission; 

D. The conditional rezoning of the Property must be approved by the City 
Council (as set forth in and subject to the conditions of any Resolution of 
the Planning Commission recommending such Conditional Rezoning);   

E. A variance has been granted by the Zoning Board of Appeals or an 
amendment to the Planned Development Ordinance for the height of the 
buildings has been adopted or the Applicant submits an alternative design 
for the roof deck that is acceptable to the Planning Commission, as 
determined by the Planning Commission at a subsequent meeting;  

F. A formal written agreement, as required by the Zoning Code, as written by 
the City Attorney in accordance with the Zoning Code, and approved by the 
City Council, must be signed by the Applicant and MRJ, which agreement 
shall include provisions that: 
1. The Applicant must begin construction of the Project in a timely 

fashion; 
2. The Applicant must post a surety bond, proof of pledge of developer 

funds, or an unconditional mortgage commitment from a bank or 
other financial institution in form and substance acceptable to the 
City Manager and the City Attorney, in the full amount of the 
anticipated construction cost, to insure that sufficient funds are 
committed to complete the development of the Project once 
construction has begun. 

 
Ayes:  Ford, Smith, Walstrom, Wiggins, Benjamin, Bowman, and Deegan 
Nays:  Kramer 
Absent: Cupps 
 
Motion carried. 
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Planner Nix then reviewed the draft “Resolution Approving Special Land Use for a Hotel 
and Condominiums” (the SLU Resolution”).  As Planner Nix went through the proposed 
SLU Resolution, the Planning Commission discussed and debated certain points.  Relative 
to those points, the City Attorney amended the draft of the SLU Resolution to reflect the 
consensus of the Planning Commissioners.  After the review of the SLU Resolution, the 
following motion was offered:  
 
Motion by Deegan, second by Smith, to approve the “Resolution Approving Special Land 
Use for a Hotel and Condominiums”, in the form attached to these minutes, which 
approves a forty (40) room hotel and five condominiums on the site of 266 East Main 
Street, known as the Hotel Janelle and Condominiums, parcel numbers 24-51-15-13-187-
001 thru 24-51-15-13-187-119 (the “Property”), as discussed by the Planning Commission 
and with the following conditions: 
 

A. The owner shall comply with all applicable provisions of the City of Harbor 
Springs Zoning Code and the terms and conditions of the “Resolution 
Recommending Approval of the Conditional Rezoning Offer to Rezone 
Property from TR-Transitional Residential District to CBD-Central 
Business District” and the “Resolution for Approval of the Project as a 
Planned Development” status as of this date; 

B. The owner shall construct the Project in accordance with the site plan 
package dated September 24, 2014 with sheet revisions dated October 16, 
2014; 

C. The owner shall comply or construct the Project with the various 
supplements and written and drawn materials supporting the site plan 
package submitted as of October 16, 2014; 

D. The Zoning Board of Appeals must approve a variance for the height of 
thirty-nine (39) feet and or three (3) stories under the Planned Development 
Ordinance; or the Ordinance limiting height in the Planned Development 
District must be amended to permit a building having a height of that 
contained in the site plan package; or the Applicant has submitted an 
alternative design for the roof deck that is acceptable to the Planning 
Commission, as determined by the Planning Commission at a subsequent 
Planning Commission meeting; 

E. The Approval of the Special Land Use shall not be effective until each of 
the following conditions has been satisfied as determined by the City 
Manager, the City Planner and the City Attorney: 
1. The existing Planned Development Agreement and the Conditional 

Rezoning Agreement between the City Council and MRJ 
Development, LLC, has been terminated; 

2. MRJ Harbor Springs, LLC, the owner of the Property, has approved 
all representations and commitments and submittals made by the 
Applicant and has agreed to a Planned Development Agreement and 
a Conditional Rezoning Agreement, to be proposed by the City 
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Council, if the Conditional Rezoning and the Planned Development 
applications are approved by the City Council; 

3. The Conditional Rezoning of the Property is approved by the City 
Council (as set forth in and subject to the conditions of the CR 
Resolution of the Planning Commission recommending such 
conditional rezoning); 

4. The development of the Property is approved as a Planned 
Development by the City Council (as set forth in and subject to the 
conditions of the PD Resolution of the Planning Commission 
recommending such Planned Development); 

5. The Zoning Board of Appeals must approve a variance for the 
height of thirty-nine (39) feet and or three (3) stories under the 
Planned Development Ordinance; or the Ordinance limiting height 
in the Planned Development District must be amended to permit a 
building having a height of that contained in the site plan package; 
or the Applicant has submitted an alternative design for the roof 
deck that is acceptable to the Planning Commission, as determined 
by the Planning Commission at a subsequent Planning Commission 
meeting; 

6. The architectural details shown within the site plan package dated 
September 24, 2014 with sheet revisions dated October 16, 2014 and 
all architectural details shown on the elevation drawings submitted 
as part of the aforesaid packages shall be adhered to.  Articulation, 
modulation, window placement, roof lines, building color and any 
other features shall be consistent with the most recent illustrations 
submitted to the City by the applicant. 

7. Exterior construction materials shall be natural, including asphalt 
roof shingles; composite wood appearance siding, stone and brick;  

8. All exterior illumination, including any signage illumination, shall 
consist of low intensity white light, and fixtures shall be fully 
shielded and downward facing.  Further, the applicant shall receive 
approval from the City Manager and City Planner prior to light 
fixture installation; and, after installation; 

9. The Applicant shall prepare final signage plans and submit them to 
the City.  Signage shall comport to the Zoning Code.  The City 
Manager and City Planner shall approve any signage prior to 
installation; 

10. The Applicant shall develop a detailed landscape plan for approval 
by the City Manager and the City Planner.  The City Manager and 
the City Planner may forward the landscape plan to the Planning 
Commission for approval; 

11. Refuse collection and permitted associated activities shall take place 
indoors;  

  12. The Applicant shall address the following parking requirements: 
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a. Forty (40) on-site parking spaces shall be provided on the 
Bay Level and all parking spaces shall comply with the 
Zoning Code, provide that the proposed designation of two 
(2) parking spaces specifically for compact motor vehicles is 
approved, and further, the Planning commission reserves the 
issue of tandem parking for designated residential units for a 
decision at a subsequent meeting of the Planning 
Commission;  

b. Parking spaces shall be open to the guests of the Hotel 
facility and no assigned parking shall be permitted, except 
for the parking spaces assigned to the residential 
condominium units; 

c. Access to the parking area shall be provided by an electronic 
keypad, access card or other similar means approved by the 
City Manager; and, 

d. The design, layout, number and location of on-street parking 
spaces on Main Street shall be coordinated and approved by 
the City Manager and the Police Chief, subject to City 
Council approval. 

13. The City Manager and the Police Chief shall investigate the 
elimination of parking along the east side of the subject property on 
Gardner Street because of the narrow street configuration and 
potential of increased vehicular traffic associated with the usage of 
the Hotel; and, making Gardner Street one-way south from East 
Main Street to East Bay Street, subject to City Council approval; 

14. The roof deck usage and operational elements will be considered 
and determined by the Planning Commission at a subsequent 
meeting of the Planning Commission; 

15. The Applicant shall coordinate water, storm sewer, sanitary sewer 
and electric services to the Hotel with the City Engineer and the City 
Manager;  

16. All aspects of the SLU shall continue to be subject to the terms and 
conditions of this SLU Resolution, the Zoning Code and any 
subsequent amending resolutions; and, 

17. Ingress and egress to the hotel rooms shall be made only through an 
inside office or lobby supervised at all hours of the day or night by 
an employee of the owner or operator of the hotel. 

 
Ayes:  Kramer, Smith, Walstrom, Wiggins, Benjamin, Bowman, Deegan and Ford 
Nays:  None 
Absent: Cupps 
 
Motion carried. 
 
Chairman Walstrom stated that it was now time to review and consider whether the 
Planning Commission should recommend conditional rezoning of the TR District to CBD.    
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Planner Nix reviewed the proposed Conditional Rezoning Resolution with the Planning 
Commission.  After the review of the CR Resolution, the following motion was offered: 
 
Motion by Smith, second by Deegan, to approve the “Resolution to Recommend 
Conditional Rezoning”, in the form attached to these minutes, which approves a 
recommendation to the City Council to rezone the parking lot area of 266 East Main Street, 
known as the former parcel No. 24-51-15-13-176-123, TR-Transitional Residential to 
CBD-Central Business District, with the following conditions: 
 

A. The existing Planned Development Agreement and the Conditional 
Rezoning Agreement between the City Council and MRJ Development, 
LLC, has been terminated; 

B. MRJ Harbor Springs, LLC, the owner of the Property, has approved all 
representations, commitments and submittals made by the Applicant and 
has agreed to a Planned Development Agreement and Conditional Rezoning 
Agreement, to be proposed by the City Council, if the Conditional Rezoning 
and Planned Development applications are approved by City Council; 

C. The SLU for the Property as applied for by the Applicant is approved by the 
Planning Commission; 

D. The development of the Property is approved as a Planned Development by 
the City Council (as set forth in and subject to the conditions of the PUD 
Resolution of the Planning Commission recommending such Planned 
Development); and,  

E. A variance has been granted by the Zoning Board of Appeals or an 
amendment to the Planned Development Ordinance for the height of the 
buildings has been adopted, or the Applicant submits an alternative design 
for the roof deck that is acceptable to the Planning Commission, as 
determined by the Planning Commission at a subsequent meeting. 

 
Ayes:  Smith, Walstrom, Wiggins, Benjamin, Bowman, Deegan, Ford and Kramer 
Nays:  None 
Absent: Cupps 
 
Motion carried. 
 
Planner Nix stated that the City Council would now consider the Planned Development 
application and the Conditional Rezoning request giving consideration to the 
recommendations by the Planning Commission.  As noted, the Planning Commission 
recommends that the City Council approve the Planned Development application and the 
Conditional Rezoning request.     
 
6. Member Comments 

 
None 
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7. Next Meeting 
 
City Manager Richards stated that the next Planning Commission Meeting is scheduled for 
November 20, 2014. 
 
 
8. Adjournment 
 
With no further business, Chairperson Walstrom adjourned the meeting at 8:50 p.m. 
 
        

Ronald B. McRae, City Clerk 
 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
November 20, 2014 

 
 
Vice-Chairperson Smith called the Planning Commission Meeting to order at 6:01 p.m. in 
the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, John Cupps, Jack Deegan, Lee 

Kramer, and Sara Smith 
 
Absent: Jeff Ford, Fred Walstrom and Carrie Wiggins 
 
Also Present: City Manager Thomas C. Richards, City Planner Larry Nix, Police Chief 

Daniel J. Branson and City Clerk Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Approval of Minutes 
 
Motion by Cupps, second by Bowman, to approve the minutes of the October 16, 2014 
Planning Commission Meeting as read. 
 
Ayes – 5 
Nays – 0 
 
Motion carried. 
 
 
3. Public Comments and Correspondence 
 
None 
 
 
4. Outdoor Dining Request for Sam’s Graces 
 
[Enter Deegan at 6:05 p.m.] 
 
City Manager Richards stated that Sam’s Graces Restaurant (the “Restaurant”), 339 State 
Street, has requested outdoor dining service.  City Manager Richards stated that this 
request comes about due to a storm water drainage issue proposed to be resolved by the 
State of Michigan, Department of Transportation (MDOT).  MDOT is proposing to 
construct a raised concrete patio on the front of the restaurant building facing State Street. 
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Planner Nix stated that the proposed raised concrete patio will create a potential hazard for 
pedestrians.  MDOT proposes to separate the elevated concrete from the sidewalk, creating 
a more defined patio space in front of the restaurant by installing a small handrail.  There is 
currently a wooden deck there. 
 
Planner Nix stated that the Restaurant currently has approval for outdoor seating, with no 
food service.  This is similar to many of the downtown business that has adequate sidewalk 
space in front of their buildings.  However, the Restaurant owners are now asking for 
approval to provide outside service to four two-place tables on the new patio provided by 
MDOT. 
 
Planner Nix and City Manager Richards reviewed an aerial drawing of the building, the 
proposed Concrete patio, the sidewalk and the street.  They also reviewed a drawing of the 
proposed seating option requested by the owners. 
 
Commissioner Cupps asked how high the proposed railing would be.  There was 
discussion that it should be at least forty-two (42) inches tall.  Commissioner Bowman 
stated the rail should be designed to keep children from being able to go under it for the 
child’s safety. 
 
After the discussion, the following motion was offered: 
 
Motion by Bowman, second by Cupps, to approve the outdoor dining with food service for 
Sam’s Graces Restaurant on the proposed concrete patio with the condition that the railing 
be one that will keep children from going under the railing. 
 
Ayes:  Bowman, Cupps, Deegan, Kramer, Smith and Benjamin  
Nays:  None 
Absent: Ford, Walstrom and Wiggins 
 
Motion carried. 
 
 
5. Hotel Janelle Project - Consideration of Approval of Conditions 
 
City Manager Richards stated that Rob Mossburg provided a letter with proposed solutions 
for the building height conditions, the roof deck usage and the tandem or stacked parking 
spaces.  Mossburg discussed his proposals for consideration. 
 
Mossburg stated that the City’s Zoning Code enables access to, and the enjoyment of 
certain roof top spaces by the general public within its Planned Development – Central 
Business District (CBD) Overlay Ordinance.  However, some of the more practical uses 
such as restrooms, food preparation, storage and vestibules were not considered. 
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Mossburg proposed that the Planned Development Overlay Ordinance be amended to 
include those other uses.  Mossburg provided the following language to be included in the 
City’s Zoning Code: 
 
“In addition to that portion of a building which is permitted to extend above the maximum 
allowable height, such as stair and elevator enclosures and mechanical equipment, the code 
shall be amended to also permit the following ‘Rooftop Accessory Uses’: 
 
 a. Restrooms, 
 b. Food Preparation, 
 c. Storage and Janitorial, 
 d. Vestibules and Halls, 
 e. Permanent and temporary structures which provide shade and other 

protection from inclement weather, provided they are open on at least fifty (50) 
percent of their side wall area, and 

 f. Other support functions considered acceptable by the Planning 
Commission. 

 
Rooftop Accessory Uses shall be permitted subject to the following provisions: 
 
 a. The cumulative square footage of all Rooftop Accessory Uses does not 

exceed fifteen (15) percent of the total square footage of the roof area. 
 b. No Rooftop Accessory Uses shall be closer than fifteen (15) feet from the 

roof edges that front a public street or right-of-way. 
 c. No Rooftop Accessory Uses shall be taller that ten (10) feet from the 

highest point of the allowable roof height limit.  
 d. Whenever possible, every attempt should be made to adjoin these structures 

with one another to minimize the overall massing. 
 
After Mossburg finished his presentation, he introduced Scott Vyn, Integrated 
Architecture, to present the drawings of the proposed Hotel Janelle Project.  After Vyn’s 
presentation, Vice-Chairperson Smith asked the Planning Commissioner’s for their 
comments and questions.   
 
Commissioner Bowman questioned whether the proposed setback was for the terraces or 
the structures on the roof.  Vyn stated the Rooftop Accessory structures.  Commissioner 
Bowman also commented on the overall use intensity of the Hotel, including the rooftop.  
Commissioner Bowman stated that the intensity of the use was the subject of a lot of 
public input. 
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Planner Nix reviewed the drawings of the rooftop of the proposed Hotel Janelle Project 
with the Planning Commission.  He pointed out that the rooftop height was not the floor 
height.  The height of the Rooftop Accessory Uses was taller than ten (10) feet from the 
floor surface.  He also reviewed the setbacks of the proposed Hotel Janelle rooftop 
structures.  Between the proposed railings around the Terraces and the wall of the roof 
edge there is four to six feet of grass.  However, there is no required setback for the 
terraces themselves, only the Rooftop Accessory structures. 
 
Planner Nix stated that the tandem parking concept could be considered for approval this 
evening.  Both Mossburg and Vyn discussed the tadem parking benefits.  After their 
discussion, the following motion was offered: 
 
Motion by Deegan, second by Kramer, to approve the proposed tandem parking for the 
Hotel Janelle Project, as presented. 
 
Ayes:  Cupps, Deegan, Kramer, Smith, Benjamin and Bowman 
Nays:  None 
Absent: Ford, Walstrom and Wiggins 
 
Motion carried. 
 
After the approval of the tandem parking proposal, the Planning Commission discussed the 
Rooftop Accessory Uses proposals.  Commissioner Bowman noted that the fifteen percent 
of the roof top area coverage was only for the newly defined Rooftop Accessory Uses. 
There was no limit of rooftop deck coverage included.  Commissioner Bowman stated that 
he didn’t have problems with the proposed structures.  However, the overall activity or 
intensity is not being addressed for the Hotel. 
 
Commissioner Deegan agrees with the proposal to have the Rooftop Accessory Uses in the 
overlay area. 
 
Planner Nix stated that the Planning Commission should authorize him to work with City 
Manager Richards and City Attorney Jim Ramer to develop the amendment to the Planned 
Development Overlay Ordinance.  Planner Nix asked if the Planning Commission would 
prefer him to bring the draft of the proposed ordinance back to the December Planning 
Commission Meeting to review it with the Planning Commission.  The Planning 
Commission could set the public hearing on the draft ordinance in December for the 
January Planning Commission Meeting. 
 
It was the consensus of the Planning Commissioners to follow that course of action. 
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6. Parking Use for 333 East Third Street  
 
City Planner Nix stated that off site parking for the Hotel Janelle was proposed.  City 
Manager Richards stated that there was no zoning district where “parking lot” is permitted 
use.  He noted that the proposed location is directly across the street from the Central 
Business District.  The area in question is zoned R-2 Two-Family Zoning District.  Planner 
Nix stated that it appears that the East Third Street residents were here expecting the 
Planning Commission to make a decision.  Planner Nix stated that there can be no approval 
this evening because of the lack of authority in the City’s Zoning Code to allow a parking 
lot in the R-2 Zoning District. 
 
Planner Nix stated that with the concerns raised, allowing a parking lot in that area may not 
be something that would be acceptable.  Planner Nix showed the area on East Third Street 
from State Street east to Judd Hill on the map.  The rest of East Third Street is zoned B-1, 
B-2 or C.  In order for a parking lot for off street parking use to be approved, the area in 
question would need to have a zoning district change to TR-Transitional Residential or 
change the zoning code to allow parking lots in the R-2 Zoning District as a special land 
use. 
 
Commissioner Bowman stated that theB-1 or B-2 zoning districts might be a better 
location for parking lots.  Commissioner Deegan stated that he could understand the East 
Third Street residents concerns for safety. 
 
City Manager Richards stated that the owner of 333 East Third Street has proposed other 
projects for possible constriction on that parcel, none of those could be approved because 
the Zoning District limitations and lot size.  City Manager Richards reminded the 
Commission that we have an unworkable conflict…we require businesses to provide off 
street parking, but provide no zoning district where “parking lot” use is permitted by the 
Code. 
 
No further action was taken on this issue. 
 
 
7. Next Meeting 
 
City Manager Richards stated that the next Planning Commission Meeting is scheduled for 
December 18, 2014. 
 
 
8. Adjournment 
 
With no further business, Vice-Chairperson Smith adjourned the meeting at 7:24 p.m. 
        

Ronald B. McRae, City Clerk 



CITY OF HARBOR SPRINGS 
PLANNING COMMISSION MEETING 

MINUTES 
December 18, 2014 

 
 
Acting-Chairperson Bowman called the Planning Commission Meeting to order at 6:00 
p.m. in the City Council Chambers of City Hall, 160 Zoll Street, Harbor Springs, MI 
49740. 
 
 
1. Roll Call and Verification of a Quorum 
 
Present: Jeanne Benjamin, Andrew Bowman, John Cupps, Jeff Ford, Lee Kramer, 

and Carrie Wiggins 
 
Absent: Jack Deegan, Sara Smith and Fred Walstrom 
 
Also Present: City Manager Thomas C. Richards, City Attorney James T. Ramer, City 

Planner Larry Nix and City Clerk Ronald B. McRae  
 
City Clerk McRae acknowledged that a quorum was present. 
 
 
2. Acting Chairperson 
 
Commissioner Bowman stated that he was asked to be the Acting Chairperson for the 
meeting this evening.  He asked if there were any objections to him chairing the meeting.  
There were no objections.   
 
 
3. Approval of Minutes 
 
[Enter Cupps at 6:03 p.m.] 
 
Motion by Kramer, second by Benjamin, to approve the minutes of the November 20, 2014 
Planning Commission Meeting as read. 
 
Ayes – 6 
Nays – 0 
 
Motion carried. 
 
 
4. Public Comments and Correspondence 
 
None 
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5. Ordinance Change for Roof Top Decks 
 
City Manager Richards stated that owners of the Hotel Janelle are proposing changes to the 
City’s Zoning Code for the proposed plans developed to construct the Hotel Janelle 
Project. 
 
Planner Nix stated that he would like to review Staff research, Zoning Code Amendments, 
and review the research on noise.  Planner Nix discussed uses within the CBD-Central 
Business District.  According to the City Attorney’s opinion, all uses in the CBD must be 
“within the building”.  Drawings illustrating what is within a building are part of the legal 
opinion.  Planner Nix stated that requests for outside dining are not allowed with the City’s 
Zoning Code, however, on a case by case basis, City Council has approved some requests. 
 
Planner Nix then reviewed the noise research that his staff has done and prepared.  Planner 
Nix stated that the City of Harbor Springs allowed noise levels are comparable but slightly 
greater than most of those cities sample.  Harbor Springs allows seventy decibels.  The 
noise level is to be measured at the property line of the property where the noise comes 
from.  Planner Nix also discussed the characteristics of noise.  He discussed how noise is 
contained, directed and how it dissipates. 
 
Planner Nix discussed some of the amendments that would be considered for decks, 
terraces and roof top decks.  Square footages were discussed, building heights, setbacks 
required for roof top decks, railings and overall coverage areas of the roof.  There was also 
discussion about any possible enclosed areas permitted on the roof top. 
 
Planner Nix discussed the concerns of the Planning Commissioners.  The hours of 
operation were discussed.  It was a consensus that the roof terraces should be opened until 
11:00 p.m. because it is still light.  Some of the issues with roof-top decks or terraces are 
applicable to only the CBD Overlay Area and some of the issues for roof top decks are 
applicable for the entire CBD.  The Commission discussed the question of the height of a 
building versus what is allowed for the height of the rooftop structures for stairways, 
elevators, restrooms, etc. 
 
The issue of a “Terrace” being considered a “Deck” was discussed.  City Attorney Ramer 
stated that he would work on language to address that concern. 
 
Planner Nix stated that having the roof-top decks go through the Special Land Use (the 
“SLU”) approval process gives the Planning Commission a cautious approach.  A SLU 
permit can be terminated if there are issues that are not addressed by the owner. 
 
After the discussion, the following motion was offered:    
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Motion by Cupps, second by Wiggins, to set a public hearing for the proposed ordinance 
amendments as discussed and reviewed with City Manager Richards, City Attorney Ramer 
and City Planner Nix concerning roof top decks, usages and approvals; further, the 
ordinance amendments will address building heights and heights of structures and the 
allowed usages on a roof top within a Planned Development Overlay in the Central 
Business District.  Said public hearing shall take place during the Planning Commission 
Meeting scheduled for 6:00 p.m., Thursday evening, January 15, 2015. 
 
Ayes:  Cupps, Ford, Kramer, Wiggins, Benjamin and Bowman  
Nays:  None 
Absent: Deegan, Smith and Walstrom 
 
Motion carried. 
 
 
5. Parking Lot – Permitted Use 
 
City Manager Richards stated that the only zoning districts where Parking Lot is a 
permitted use are Community (“C”) and Transitional Residential (“TR”).  City Manager 
Richards stated that off-street parking lots should be allowed in some zoning districts, such 
as the recent discussion of East Third Street. 
 
Planner Nix reviewed the zoning districts on the north side of East Third Street between 
State Street and Judd Hill.  In his opinion, Planner Nix pointed out that there are two 
zoning districts, Business 1 (“B-1”) and Business 2 (“B-2”), which could be suitable for a 
stand alone parking lot.  A parking lot in these zoning districts would be located across 
East Third Street from the CBD, which is the zoning along the south side of East Third 
Street. 
 
It was the consensus of the Planning Commissioners present that an ordinance be drafted 
for their review.  After the Planning Commissioners have the opportunity to review the 
draft ordinance, a public hearing could be set.  The public hearing on permitting Parking 
Lot use in certain zoning districts could be held in the Planning Commission Meeting 
scheduled in either February or March of 2015. 
 
 
6. Meeting Schedule for 2015  
 
City Manager Richards reviewed the City Council approved Planning Commission 
Meeting schedule with the Planning Commissioners.  Acting Chairperson Bowman asked 
if there were any comments, concerns or objections to any of the meeting dates.  There 
were no objections. 
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7. Next Meeting 
 
City Manager Richards stated that the next Planning Commission Meeting is scheduled for 
January 15, 2015. 
 
 
8. Adjournment 
 
With no further business, Acting Chairperson Bowman adjourned the meeting at 7:00 p.m. 
 
 
        

Ronald B. McRae, City Clerk 
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