
 
 

Agenda 
City of Charlevoix Planning Commission Regular Meeting 

Monday, October 14, 2024 - 6:00 PM 
Council Chambers, 210 State Street, Charlevoix, MI  

  

A. Call to Order/Pledge of Allegiance 
B. Roll Call 
C. Inquiry into Potential Conflicts of Interest 
D. Approval of Agenda 
E. Approval of the Minutes 
    1. Approval of Planning Commission minutes from September 9, 2024 meeting 
F. Call for Public Comment Not Related to Agenda Items 
G. Public Hearings 
    1. Mixed Use District Ordinance Amendments 
H. New Business 
    1. Site Plan Approval for Duplex Condominium Development 1002 May Street 
    2. Sign Lighting Discussion 
    3. Rooftop Decks, Ground Decks and Patio Discussion 
I. Old Business 
J. Staff Updates 
    1. Zoning Administrator Report 
K. Requests For Next Months Agenda or Research Items 
L. Adjournment by 8:00 p.m. unless extended by a motion  
 
Persons with disabilities who need an accommodation to fully participate in these meetings 
should contact the City Clerk's Office at 231-547-3250 or by email clerk@charlevoixmi.gov. A 24-
hour notice may be needed for certain accommodations. An attempt will be made to grant all 
reasonable accommodations requests. 
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City of Charlevoix 
Planning Commission Regular Meeting Minutes 

Monday, September 9, 2024 - 6:00 PM 
Council Chambers, 210 State Street, Charlevoix, MI 

  

A. Call to Order/Pledge of Allegiance  
 The meeting was called to order at 6:00 p.m. by Chair Muladore followed by the Pledge of 

Allegiance. 
B. Roll Call  
  

Chair: Jennifer Muladore 
Members Present: Scott Beatty, Shelley Boehmer, Sherm Chamberlain, Toni Felter, John 

Kurtz, Maureen Radke 
Members Absent: None 
Staff Present: Jonathan Scheel, Director of Planning and Zoning 

C. Inquiry into Potential Conflicts of Interest  
 

 

D. Approval of Agenda  
 Motion by Member Kurtz, seconded by Member Beatty to approve the agenda as presented. 

Motion carried by unanimous voice vote. 
E. Approval of the Minutes  
 

 

   

 1. Minutes from August 12, 2024 Planning Commission Meeting  
 Motion by Member Felter, seconded by Member Boehmer to approve the minutes of August 

12, 2024 as presented. 
Motion carried by unanimous voice vote. 

F. Call for Public Comment Not Related to Agenda Items  
 

 

G. Public Hearings  
 

 

   

 1. Conditional Rezone of a portion of 743 Petoskey Avenue  
 Director Scheel reviewed the staff report, findings of fact and explained the conditional 

rezoning request for property located at 743 Petoskey Avenue from Multi-Family (R-4) to 
General Commercial (GC). Mr. Scheel stated the project meets setbacks and height 
requirements and that all aspects must meet general commercial zoning. 
 
Chair Muladore opened the public hearing at 6:06 p.m. 
 
Shirley Gibson asked to minimize the impact in a heavy residential area. Ms. Gibson stated the 
project met the Master Plan, commercial as well as residential on a main street, but not in a 
neighborhood. 
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Scott Leader questioned why he did not receive a public hearing notice and Director Scheel 
explained the process.  
 
Kristin Leader, 650 Division Street, stated that she lived within 100' from the site and didn't 
receive the letter. Ms. Leader stated her traffic concerns and she questioned the noise level. 
 
The public hearing was closed at 6:12 p.m. 
 
Further discussion followed among the Planning Commission members, staff and the 
applicants. 
 
Motion by Member Kurtz, seconded by Member Boehmer to table this item until later in the 
meeting. 
Motion passed by unanimous voice vote. 

   

 2. Proposed changes to 153.172 Lighting of the City of Charlevoix Zoning Ordinance 
   

 Director Scheel explained the proposed changes to the lighting ordinance which was intended 
to more effectively eliminate glare, protect the night sky, and eliminate light pollution. 
 
The public hearing was opened and closed. There were no public comments. 
 
Motion by Member Beatty, seconded by Member Boehmer to send the proposed lighting 
ordinance to the City Attorney and City Council with recommendation of approval. 
Motion carried by unanimous voice vote. 

H. New Business  
 

 

   

 1. Site Plan Review 743 Petoskey Ave Small Brewery  
 Director Scheel reviewed the standards for site plan approval (Section 153.237, Zoning 

Ordinance).  Mr. Scheel began a review of each of the standards. Mr. Scheel answered 
questions from the Commission.  
 
(1)  Traffic circulation. 
 
(a) Site plan complies with requirements set forth in the Zoning Ordinance. 
(b) Vehicular and pedestrian circulation. 

• Vehicular and pedestrian circulation system is well-defined, provides safe, convenient, 
and uncontested. 

• Parking spaces - 14 total 
• The commercial use would require 12 parking spaces for both employees and patrons. 

Zoning requirement is 1 per employee (assumed 3), plus 1 per 300 sq ft (6 required). 
The current site plan shows 14 total parking spaces. 

Director Scheel stated the site was very self-limiting and the R-4 property behind the brewery 
should not become overflow parking. The Commission could request some type of barrier 
between the two zoning districts, which would be a condition of approval. 
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Member Boehmer questioned if there was going to be a sidewalk buffer area between the 
street and the seating area. Director Scheel stated that there was an existing sidewalk, and he 
also spoke with the applicant that right now there were two (2) entrances and fewer curb cuts 
on highways was safer, and the applicants agreed to block off the circular drive out front and 
only use that for deliveries.   
 
(c) Walkways from parking areas to building entrances. 
 
1.  Proposed walkways are designed to safely take people from the parking lot to the building. 
2.  Proposed walkways are designed to safely separate people from moving vehicles. 
3.  All walkways will be compliant with local, state and federal codes with no obstruction. 
4.  Walkways are designed with Michigan Barrier Free Design Standards. 
5.  Walkways are clearly distinguished from parking and driving areas.  Final materials are 
determined to provide low impact construction and improved storm water runoff for the 
property. 
 
(2)  Storm water. 

• While the current site has been status quo for decades, the municipal storm water 
system on Petoskey Ave., any and all upgrades will take on low impact solutions such as 
rain gardens, swales and natural elements to provide a green storm water 
infrastructure. 

 
(3)  Snow storage. 

• Currently, there is sufficient space on the east and west open spaces for snow storage. 

 
(4)  Landscaping. 

• There will be minimal impact on landscaping on the front parcel. No trees will be 
removed, and very limited grading will take place to ensure proper drainage for water 
runoff.  Any landscaping improvements will have a low impact with natural plantings 
intended to improve the overall functionality, runoff collection and visual presentation. 

 
(5)  Screening. 

• Partial screening currently exists along the adjacent property to the west with a carport 
and 8 feet fencing.  Furthermore, the adjacent property to the east is lined with 
shrubbery, small trees and physical structures ranging in height from 8-25 feet. 

• All future use of screening through natural plantings will be prioritized to lower the 
construction impact and industrial feel of the current commercial parcel. 

 
(6) Lighting. 
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• Currently, the property has limited exterior lighting except for the streetlamp location 
on US-31, SE the front corner of the lot.  Additional exterior lighting plan will be 
incorporated with reduction in light pollution as priority and reduction of lighting during 
non-business hours through down lighting, low light bulbs and sensors. 

 
(7)  Utility service. 

• Current utility service is underground and will remain consistent with local codes and 
ordinances. 

 
(8)  Exterior uses. 

• All exterior uses listed above will be designed to have minimum negative impact on the 
adjacent properties and can be screened, if reasonably necessary, to ensure 
compatibility with surrounding properties. 

 
(9) Emergency access. 

• Current building is readily accessible to emergency vehicles. 

 
(10) Water and sewer. 

• Water & Sewer is existing Municipal supply. 

 
(11)  Signs. 

• Signage will be located in approved, permitted location in compliance with local 
ordinances. 

 
Chair Muladore stated that according to the Planning & Zoning Enabling Act on a site plan 
review if they determine that the site plan meets the standards as were just read then the 
Commission must approve it.  
 
Motion by Member Beatty, seconded by Member Felter to approve with conditions SPR 2024-
03 based on specific findings of fact that the application does meet the review criteria in 
Section 153.257 as read by Director Scheel. 
 
Chair Muladore stated that the conditions would be: 

• That a fence or buffer following Section 153.171 of the Zoning Ordinance to protect the 
neighboring property to the north and east from traffic, lights, and impact as 
administered by Director Scheel. 
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• To ensure that access to the remaining R-4 portion of the property (residential area) will 
be blocked and not allowed to be used for parking or event overflow. 

 
Member Radke questioned the possibility of access from the rear of the property. Director 
Scheel stated that because the applicants are working closely with the owner of the property, 
they would get permission from the owner of the entire property to both add signage that 
vehicles can be towed, then both the owner and the police could tow illegally parked vehicles. 
 
Director Scheel stated that now the Commission needed to re-open the discussion on the 
conditional rezone of the property. Mr. Scheel gave a quick review of the history of the 
property. Mr. Scheel stated the Commission needed to go through similar Findings of Fact for 
the conditional rezoning and proceeded to review Section 153.007, Conditional Zoning of the 
Zoning Code.   
 
Motion by Member Radke, seconded by Member Felter to recommend to the City Council that 
they approve SPR-2024-03 for a conditional rezone of the property located at 743 Petoskey 
Avenue from Multi-Family (R-4) to General Commercial (GC) in accordance with Subsection 
(D)(1) of Section 153.007 Conditional Rezoning based on specific findings of fact that the 
application does meet the review criteria in Section 153.237. 
Motion carried by unanimous voice vote.   

I. Old Business  
 

 

   

 1. Site Plan Review of 800 State Street Religious Facility (tabled from August 12, 2024 meeting)  
 Chair Muladore stated the Commission was resuming the tabled discussion on the site plan for 

the last meeting. Director Scheel stated the Commission requested specific information which 
included incorporation documents, building changes to make the structure more appropriate 
for a residential neighborhood, shared parking exhibit, and revised parking easement. 
 
Director Scheel stated the building's elevations were changed. Director Scheel recommended 
that the trees be planted on the site be larger than what was required, possibly 4.0 diameter at 
breast height (dbh) instead of 2.5 dbh. Member Beatty stated he did not find the west elevation 
to be harmonious with the neighborhood.   
 
Aaron Nordman, Performance Engineers, Inc. stated the applicant had changed the siding on 
the dormers to a shake siding to break up the walls, and in reference to the trees, there are 
overhead power lines on the west elevation side. Mr. Nordman stated he could understand 
adding a larger tree on the Garfield Street side but across from the site is the Joppa House, 
which also owns the adjacent lot, so there is not a traditional home across the street from the 
proposed building. Mr. Nordman stated the Commission had also asked about the overlapping 
use for parking needs, and he did include a schedule for the church services and the shared use 
agreement has a restriction that gives priority to the parish. Director Scheel stated 11 of the 
required parking spaces are actually new spaces, not existing spots.   
 
Member Boehmer stated her concern was safety as there was no proposed sidewalk on the 
State Street side. Member Felter stated no one else on that side of the street has a sidewalk on 
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State Street, and it would be unfair to ask them to add a sidewalk.  Mr. Nordman stated St. 
Mary's fence actually encroaches onto the right-of-way, so a sidewalk would have to stop at 
that location. Chair Muladore asked for a show of hands of who thinks that a sidewalk should 
be required within the right-of-way along State Street for the length of the project site. The 
informal vote was 4 to 3 to not require a sidewalk on State Street.   
 
Director Scheel stated the applicant had provided the Articles of Incorporation and he had also 
submitted the parking agreement to the City Attorney.  Mr. Scheel reviewed the changes he 
had made to the Findings of Fact since the last meeting. 
 
The public hearing was opened. 
 
Shirley Gibson stated she did not understand the applicant constantly mentioning the Joppa 
House which was a residential structure with residents living there and is located in a 
neighborhood. Ms. Gibson stated the proposed building is very unsightly. Ms. Gibson requested 
the Commission deny this project as it does not meet the standards and the findings of fact as it 
is are not harmonious to the character of the neighborhood. 
 
The public hearing was closed. 
 
Discussion followed regarding federal regulations related to religious institutions. Member 
Beatty stated that religious institutions are not defined in the statute and that a church has no 
greater rights than a citizen who is building a house or an office. 
 
Motion by Member Felter, seconded by Member Chamberlain to approve Project 2022-1 SPA 
with conditions, based on specific findings of fact that prove the project does meet the review 
standards in Section 153.235. The conditions would be to require the maximum tree caliper of 
4" for the north elevation and require approval from the City Attorney for the joint parking 
agreement.  
Yeas: Chamberlain, Felter, Kurtz, Muladore 
Nays: Beatty, Boehmer, Radke 
Absent: None 
Motion carried.  

   

 2. Commercial Mixed Use Standards  
 Motion by Member Boehmer, seconded by Member Felter to extend the meeting for 30 

minutes beyond the 8:00 p.m. deadline. 
Motion carried by unanimous voice vote. 
 
Director Scheel began a review of the most recent changes to the proposed Commercial Mixed 
Use Standards. Mr. Scheel stated the Commission had the two uses they discussed, which 
included adding indoor athletic courts and public parking, parking lots/structures as a principal 
use. Mr. Scheel stated the Commission had also discussed minimum lot size requirements for 
the commercial mixed use district and the language included in the proposed regulations is 
similar to the Commercial Mixed Use corridor regulations that were recently approved. Mr. 
Scheel stated the lot size was not part of that discussion, but the Commission had talked about 
some averages and 6,000 sq. ft. is close to the median number. 
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Motion by Member Chamberlain, seconded by Member Boehmer to schedule a public hearing 
on the proposed changes to the Commercial Mixed Use Standards at the October 14, 2024 
meeting. 
Motion carried by unanimous voice vote. 

J. Staff Updates  
 

 

   
 1. Zoning Administrator Report  
 Director Scheel reviewed his report with the Commission.   

K. Requests For Next Months Agenda or Research Items  
 

 

L. Adjournment by 8:00 p.m. unless extended by a motion  
 Chair Muladore adjourned the meeting at 8:14 p.m. 

 
 
 
________________________________                           ___________________________ 
Sarah J. Dvoracek/fgm         City Clerk                               Jennifer Muladore             Chair   
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Charlevoix Planning Commission 
Public Hearings 

 
Title: Mixed Use District Ordinance Amendments 
Date: October 14, 2024 
 
Presented By: Jonathan Scheel, Zoning Administrator 
 
Background: 
The Planning Commission recently approved a Mixed Use Corridor Overlay Ordinance. The new 
standards made changes to allowed uses, minimum lot size and setbacks in the Commercial Mixed Use 
Zoning District. These proposed Mixed Use District proposed changes will align the district standards 
to the corridor standards. The other proposed change is to add two additional allowed uses. These are 
adding Indoor recreational facilities and public parking.  
Recommendation: 
Take public comment, discuss, make appropriate changes. Motion to approve with changes.  
Attachments: 
1. Mixed Use District changes 
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Recreation facility/Athletic courts Indoor 

Our current Zoning Ordinance Table 153.086 allows indoor recreation facilities in GC, CBD, and 
Industrial. The ordinance also allows Outdoor recreation facilities in Scenic Reserve, Commercial Mixed 
Use, and Industrial by a Special Use Permit. It has been asked that indoor recreational facilities be 
allowed in CM. While having this discussion it might be the time to also add outdoor and indoor 
recreational facilities as a use allowed in the Public District. The City currently has multiple recreational 
facilities in city parks throughout the city.

Public garages, parking lots/structures as a principal use

Table 153.086 allows parking lots as a principle use only in the Central Business District and the Public 
District of the city. 153.186 does not require off-street parking in the Central Business District. Because of 
this, there is a need for parking spaces in some individual instances (because of legal nonconforming 
businesses and other changes)

Our current Zoning Ordinance 153.187 (G) states minimum parking space requirements shall not be 
exceeded unless approved by the Planning Commission based on documented evidence that additional 
spaces are required to accommodate parking demand on a typical day.

It is the goal of the City to minimize hard surfaces throughout the city for protection of our 
waters, lower our cost to provide storm drainage systems and to generally beautify the city. With 
this in mind it makes sense to allow unused or under-utilized parking areas to be shared for 
other uses or properties. The Zoning Ordinance allows and promotes shared parking 
agreements. With this in mind, allowing excess parking to be “rented” to others, would free up 
the need for additional parking lots, especially in areas in the city with the most need for 
additional parking.

This could be done with a simple permitting process where the Zoning Administrator would 
review the existing business, calculate the required parking per the current Zoning Ordinance 
and then permit any extra parking to be used as “rental parking”.

Sample language could be;

153.187 (I) Any additional parking spaces beyond the required minimum/maximum on a legal 
nonconforming nonresidential property could be shared, leased or allowed to be used by others 
with a permit issued by the Zoning Administrator.

This following language is in our recent CMU overlay District Ordinance 

Minimum Lot size:  6,000 sq ft. 

Setbacks:

Front    Arterial street 15’,  Local street 15’

(1) Front and street side setbacks may be reduced to 10 feet with design review when the 
reduction improves the overall site design, design of the building or better integrates the building 
with its site and surroundings and a 10-foot-wide sidewalk is provided.

(2) Street side setbacks may be reduced to 10 feet for 2 story buildings and 10 feet for 3 story 
buildings with design review when the reduction improves the overall site design, design of the 
building or better integrates the building with its site and surroundings and a 6-foot-wide 
sidewalk is provided.
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(3) Commercial and mixed-use development on land that abuts a residential district will be 
designed and constructed, and will be operated and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity; will be 
compatible with adjacent uses of land; and will not change the essential character of the area in 
which it is proposed;

4. Build-to Line. Buildings shall be constructed at the street frontage or required setback line 
(the "build-to" line) for at least 60 percent of the building frontage. Portions of the area between 
the building and lot line shall be paved so that it functions as a wider public sidewalk and public 
areas. This requirement may be modified or waived by the Planning Commission upon finding 
that:

a. Substantial landscaping will be located between the build-to line and ground floor residential 
units to soften visual impact of buildings;

b. Entry courtyards, plazas, entries, or outdoor eating and display areas will be located between 
the build-to line and building, provided that the buildings will be built to the edge of the 
courtyard, plaza, or outdoor dining area; or

c. The building will incorporate an alternative entrance design that will create a welcoming entry 
feature facing the street.

Side and rear setbacks: Zero lot line commercial, residential existing R-1 and R-2 regulations

Add adjacent to residential zero if maintenance agreement is completed with residential 
property owner or 6 feet if not. 

5. Required Side and Rear Yards for Residential Uses. In order to provide light and air for 
residential units, the following minimum setbacks apply to any building wall containing windows 
for residential units and facing an interior side or rear yard.

a. For any wall containing windows, a setback of at least 5 feet shall be provided.

b. For any wall containing bedroom windows, a setback of at least 10 feet shall be provided.

c. For any wall containing a living room or other primary room windows, a setback of at least 10 
feet shall be provided.

d. The required setbacks apply to that portion of the building wall containing a window and 
extending three feet on either side of the window.

Reviewing the above regulations that are included in the recent overlay district ordinance 
changes that includes all CM parcels south of the bridge and the eight parcels in the 100 block 
of Michigan Ave, it might behoove us to adopt similar or the same regulations for Table 153.087 
Dimensional Requirements, Non-Residential and Mixed Use Districts.

The only CM parcel that the CMU Corridor regulations didn’t apply to was business The Back 
Lot on Ferry Ave. I don’t believe changing the regulations to the above would negatively affect 
that parcel.
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Charlevoix Planning Commission 
New Business 

 
Title: Site Plan Approval for Duplex Condominium Development 1002 May Street 
Date: October 14, 2024 
 
Presented By: Jonathan Scheel, Zoning Administrator 
 
Background: 
A site condominium duplex is being proposed for a vacant parcel at 1002 May Street. This is a large 
parcel about 3 times the size of a minimum R-1 lot). The proposal is for two stacked duplexes (4 units) 
and one ADU. The development will have one driveway off of May Street serving all units. The 
neighborhood has a mix of single family homes, at least one duplex and multiple large apartment 
complexes. The R-1 Zoning District allows single family, duplexes and single multifamily homes.  
Recommendation: 
Review per ordinance standards. Motion to approve, approve with conditions, deny or table with a 
request for additional information.  
Attachments: 
1. 1002 may application 
2. 24021 BELLA CASA REV00-half size SET 
3. BELLA CASA CVX_10072024 
4. 20241005_201937 
5. 20241005_202003 
6. 20241005_201921 
7. Level B Site Plan Review 03-2024 
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GENERAL NOTES:                                       
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. WALL THICKNESS' ARE NOMINAL NOT ACTUAL DIMENSIONS.  SEE WALL 
SCHEDULE FOR ACTUAL DIMENSIONS.

4. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

5. DO NOT BACKFILL WALLS UNTIL FLOOR DECKS ARE INSTALLED

6. ALL POSTS CONTINUOUS TO FOUNDATION

7. SHEAR WALLS TO BE PERSCRIPTIVE PER MBC 2015
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GENERAL NOTES:                                       
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.
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PARTITION UNLESS OTHERWISE NOTED.

3. WALL THICKNESS' ARE NOMINAL NOT ACTUAL DIMENSIONS.  SEE WALL 
SCHEDULE FOR ACTUAL DIMENSIONS.
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(TYPLICAL THIS SHEET ONLY)
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GENERAL ELEVATION/SECTION NOTES:                                       
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. REFER TO SIDING MANUFACTURER INSTALLATION INSTRUCTIONS AND 
STANDARD DETAILS

5. CONTRACTOR TO VERIFY/COORDINATE CODE REQUIRED WINDOW 
EGRESS REQUIREMENTS

EXTERIOR KEY NOTES:                               
(TYPLICAL THIS SHEET ONLY)

1 JAMES HARDIE FIBER CEMENT LAP SIDING -
COLOR EVENING BLUE
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SIDING - RUSTIC GRAIN, COLOR TIMBER BARK
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COLOR TIMBER BARK
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GENERAL ELEVATION/SECTION NOTES:                                       
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. REFER TO SIDING MANUFACTURER INSTALLATION INSTRUCTIONS AND 
STANDARD DETAILS

5. CONTRACTOR TO VERIFY/COORDINATE CODE REQUIRED WINDOW 
EGRESS REQUIREMENTS
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(TYPLICAL THIS SHEET ONLY)

1 JAMES HARDIE FIBER CEMENT LAP SIDING -
COLOR EVENING BLUE
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SIDING - RUSTIC GRAIN, COLOR TIMBER BARK
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COLOR TIMBER BARK
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GENERAL ELEVATION/SECTION NOTES:                                       
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. REFER TO SIDING MANUFACTURER INSTALLATION INSTRUCTIONS AND 
STANDARD DETAILS

5. CONTRACTOR TO VERIFY/COORDINATE CODE REQUIRED WINDOW 
EGRESS REQUIREMENTS
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EXTERIOR KEY NOTES:                               
(TYPLICAL THIS SHEET ONLY)

1 JAMES HARDIE FIBER CEMENT LAP SIDING -
COLOR EVENING BLUE

JAMES HARDIE FIBER CEMENT BOARD & BATTEN 
SIDING - RUSTIC GRAIN, COLOR TIMBER BARK

JAMES HARDIE FIBER CEMENT TRIM - ROUGHSAWN, 
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FIELD STONE VENEER TBD

CMU

ASPHALT SHINGLE ROOF

7'x16' GARAGE DOOR

FIBERGLASS EXTERIOR ENTRY DOOR

FIBERGLASS CASEMENT WINDOWS.
BASIS OF DESIGN: ANDERSON 100 SERIES, BLACK

WOOD POST WRAPPED IN BRAKE METAL

STANDING SEAM METAL ROOF

2

3

4

5

6

7

8

9

10

11

Project :

Issued for :

Drawn by :

Sheet Title :

Project No. :

Sheet No. :

2761 E. JEFFERSON
SUITE 302
DETROIT, MI 48207
P. 313.450.4545
TIM.FLINTOFF@4545ARCHITECTURE.COM

ARCHITECT:

CONSULTANT:

B
IN
D
E
R
 
S
T
R
IP
 
L
O
C
A
T
IO
N

D
O

 N
O

T 
SC

AL
E 

D
R

AW
IN

G
S 

|
©

20
21

 T
im

ot
hy

 F
lin

to
ff

Ar
ch

ite
ct

, P
LL

C

Checked by :

NOT FOR C
ONSTRUCTIO

N

CVX BELLA CASA
RESIDENTIAL
DEVELOPMENT
1002 MAY ST.,
CHARLEVOIX, MI 49720

REVIEW         10/07/2024

Author

EXTERIOR
ELEVATIONS

2024009

A3.3

Author

SCALE:  1/4" = 1'-0"1 ADU - FRONT ELEVATION
SCALE:  1/4" = 1'-0"3 ADU - SIDE ELEVATION 1

SCALE:  1/4" = 1'-0"2 ADU - REAR ELEVATION
SCALE:  1/4" = 1'-0"4 ADU - SIDE ELEVATION 2

9

4

1

1

5

1

4

6

1

9

4

10

11

7

1

6

7

9

2

4

33

5

Page 28 of 53



GENERAL ELEVATION/SECTION NOTES:                                       
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO 

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE 
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD 
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND 
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN 
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL 
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF 
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, 
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH 
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE 
INFORMATION.

4. REFER TO SIDING MANUFACTURER INSTALLATION INSTRUCTIONS AND 
STANDARD DETAILS

5. CONTRACTOR TO VERIFY/COORDINATE CODE REQUIRED WINDOW 
EGRESS REQUIREMENTS

GRADE
0' - 0"

FIRST FLOOR
1' - 4"

SECOND FLOOR
11' - 8"

TOP PLATE
20' - 9"

9'
 - 

1 
1/

8"
1'

 - 
2 

3/
4"

9'
 - 

1 
1/

8"
1'

 - 
4"

4'
 - 

2"
2'

 - 
6"

5'
 - 

0"
1'

 - 
8"

3'
 - 

6"

TRIM

TRIM 1'
 - 

0"
11

"
6"

2'
 - 

6"
3"

4'
 - 

5 
7/

8"
8"

1'
 - 

11
 1

/8
"

6"
5'

 - 
0"

3"
1'

 - 
5"

Project :

Issued for :

Drawn by :

Sheet Title :

Project No. :

Sheet No. :

2761 E. JEFFERSON
SUITE 302
DETROIT, MI 48207
P. 313.450.4545
TIM.FLINTOFF@4545ARCHITECTURE.COM

ARCHITECT:

CONSULTANT:

B
IN
D
E
R
 
S
T
R
IP
 
L
O
C
A
T
IO
N

D
O

 N
O

T 
SC

AL
E 

D
R

AW
IN

G
S 

|
©

20
21

 T
im

ot
hy

 F
lin

to
ff

Ar
ch

ite
ct

, P
LL

C

Checked by :

NOT FOR C
ONSTRUCTIO

N

CVX BELLA CASA
RESIDENTIAL
DEVELOPMENT
1002 MAY ST.,
CHARLEVOIX, MI 49720

REVIEW         10/07/2024

Author

WALL SECTIONS

2024009

A4.3

Author

SCALE:  3/4" = 1'-0"1 WALL SECTION

Page 29 of 53



Project :

Issued for :

Drawn by :

Sheet Title :

Project No. :

Sheet No. :

2761 E. JEFFERSON
SUITE 302
DETROIT, MI 48207
P. 313.450.4545
TIM.FLINTOFF@4545ARCHITECTURE.COM

ARCHITECT:

CONSULTANT:

B
IN
D
E
R
 
S
T
R
IP
 
L
O
C
A
T
IO
N

D
O

 N
O

T 
SC

AL
E 

D
R

AW
IN

G
S 

|
©

20
21

 T
im

ot
hy

 F
lin

to
ff

Ar
ch

ite
ct

, P
LL

C

Checked by :

NOT FOR C
ONSTRUCTIO

N

CVX BELLA CASA
RESIDENTIAL
DEVELOPMENT
1002 MAY ST.,
CHARLEVOIX, MI 49720

REVIEW         10/07/2024

Author

3D VIEWS

2024009

A6.1

Author

Page 30 of 53



Project :

Issued for :

Drawn by :

Sheet Title :

Project No. :

Sheet No. :

2761 E. JEFFERSON
SUITE 302
DETROIT, MI 48207
P. 313.450.4545
TIM.FLINTOFF@4545ARCHITECTURE.COM

ARCHITECT:

CONSULTANT:

B
IN
D
E
R
 
S
T
R
IP
 
L
O
C
A
T
IO
N

D
O

 N
O

T 
SC

AL
E 

D
R

AW
IN

G
S 

|
©

20
21

 T
im

ot
hy

 F
lin

to
ff

Ar
ch

ite
ct

, P
LL

C

Checked by :

NOT FOR C
ONSTRUCTIO

N

CVX BELLA CASA
RESIDENTIAL
DEVELOPMENT
1002 MAY ST.,
CHARLEVOIX, MI 49720

REVIEW         10/07/2024

Author

3D VIEWS

2024009

A6.2

Author

Page 31 of 53



Page 32 of 53



Page 33 of 53



Page 34 of 53



Page 1 of 10

PLANNING COMMISSION AGENDA ITEM

AGENDA TITLE:   Level B Site Plan Review  2024-3  SPR: 1002 May Street  

PUBLIC MEETING DATE: October 14, 2024 6:00PM 

EXHIBITS: 1. Site Plan Review application.
2. Site Plan provided by applicant.
3. Site Plan Review Report by Zoning Administrator
4. City of Charlevoix Zoning Ordinance.  

I. GENERAL INFORMATION: 

Applicant: Bella Casa Builders LLC.

Property Owner: Bella Casa Builders LLC.
5426 Wyndam Lane  
Brighton, MI 48116

Requested Action: Level B Site Plan Approval for two infill duplex site condominiums

Zoning: Residential One (R-1)

Project Location: 1002 May Street   Tax ID 052-335-055-00

Project Site Size: 26,390 Square feet 

Existing Land Use: Residential/undeveloped

Adjacent Land Uses: Across private street north, single family residential. East and south, single 
family residential. Across May Street, multifamily residential apartments.

Adjacent Zoning: East, north and south R-1 Low Density Family residential. West, across 
May Street, Multifamily Residential 

II. PROJECT DESCRIPTION/LOCATION:   

Bella Casa Builders LLC is proposing a Site Condominium Infill Development on the vacant lot at 1002 
May Street. The proposed plan includes two site condominium units, one consisting of a stacked duplex 
with attached garages and an accessory ADU. The two stacked duplexes are mirrored identical designs 
which consist of 26’ x 66’ stacked dwellings with attached 29.5’ x 40’ garages divided in half and 
including deck spaces for each unit above the first-floor garage bays.
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Source: Charlevoix County Website Aerial photo 2016

Subject property Google Earth 2022
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III. MASTER PLAN CONSIDERATIONS:  *Please note that Site Plan Review is not based on 
consistency with the City Master Plan, this section is included only for general reference.

The 2022 Land Use Master Plan identifies this area of Charlevoix as being Community Mixed Use.

Key Characteristics: The Community Mixed Use future land use community character area is largely located in the South 
US 31 Mixed Use Community Character Area. It is a high intensity area that is intended to support commercial, multiple 
family residential, and mixed use planned developments. A mix of uses and spaces generate day, evening, and night activity. 
Development shall focus on adapting existing uses, redevelopment of underutilized sites, and providing infill development 
where appropriate. The Community Mixed Use area’s activity levels, building mass, and accessibility will be similar to that 
of the downtown area. Sidewalks as part of a pedestrian-friendly street network and shared open spaces shall provide access 
throughout and promote community connections.
Building and Site Design: A mix of building types should be allowed in the Community Mixed Use area while mixed use, 
multi-story buildings are the preferred development type. New and infill development should be harmonious with existing 
land use patterns while maximizing site potential. S

IV. SITE PLAN REQUIREMENTS: 
The Zoning Administrator has been granted the authority to waive portions of the information that is 
typically required in a site plan by the Zoning Ordinance.  Table 153.234 below indicates what items are 
included on the site plan as submitted and what items the Zoning Administrator has waived.  The key for 
the responses on the right-hand side of Table 153.234 are noted below.

X Information Provided on Site Plan
SA See Attached Information
PI Partial Information Provided on Site Plan
NA Not Applicable, Requirement Waived by Zoning Administrator
M Missing

Submittal Requirements

(1)  Required Content. Each site plan submitted shall contain the information detailed in Table 
153.234, as applicable:

Table 153.234: Required Site Plan Content

Required Information Level “B”

General Information

Date, north arrow and scale             X
Name and firm address of the professional individual
responsible for preparing the site plan X
Name and address of the property owner or petitioner X
Location sketch X
Legal description of the subject property X
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Size of subject property in acres or square feet X
Boundary survey X
Preparer’s professional seal           _X 
Revision block (month, day and year) X

Existing Conditions

Existing zoning classification of subject property X
Property lines and required setbacks (dimensioned) X
Location, width and purpose of all existing easements NA
Location and dimension of all existing structures on the subject
property NA
Location of all existing driveways, parking areas and total number
of existing parking spaces on subject property             NA
Abutting street right-of-way width X
Location of all existing structures, driveways and parking areas
Within three hundred (300) feet of the subject property’s boundary X
Existing water bodies (rivers, creeks, wetlands, etc.) NA
Existing landscaping and vegetation on the subject property X
Size and location of existing utilities X
Location of all existing surface water drainage facilities NA

Proposed Development

Location and dimensions of all proposed buildings X
Location of all proposed drives (including dimensions and radii), 
acceleration/deceleration lanes, sidewalks, walls, fences, signs, exterior
lighting, curbing, parking areas (including dimensions of a typical 
parking space and the total number of spaces to be provided) and 
unloading areas X
Setbacks for all buildings and structures X
Recreation areas, common use areas, dedicated open space and 
areas to be conveyed for public use NA
Flood plain areas and basement and finished floor elevations of all
buildings X
Landscape plan (showing location of proposed materials, size and type) X
Layout and typical dimensions of proposed parcels and lots X
Number of proposed dwelling units (by type), including typical floor 
plans for each type of unit X
Number and location (by code, if necessary) of efficiency and one, two 
and three or more bedroom units X
All deed restrictions or covenants X
Brief narrative description of the project including proposed use, 
existing floor area (sq. ft.), size of proposed expansion (sq. ft.) and 
any change in the number of parking spaces X
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Engineering

Proposed method of handling sanitary sewage and providing potable 
Water X
Location and size of proposed utilities, including connections to public 
sewer and water supply systems and/or size and location of on-site systems X
Location and spacing of fire hydrants X
Location and type of all proposed surface water drainage facilities X
Grading plan at no more than two (2) foot contour intervals X
Proposed streets (including pavement width, materials and easement or 
right-of-way dimensions) N/A

Building Details

Typical elevation views of all sides of each building X
Gross and usable floor area X
Elevation views of building additions NA
Building height X

(1) Information Waiver. Specific requirements of either a Level “A” or “B” site plan may be waived 
by the Zoning Administrator where it is determined that such information is not applicable to the 
request.

(2) Additional Reports/Study:  The Zoning Administrator or Planning Commission may require 
additional studies, reports or written opinions from qualified consultants to determine compliance with 
this ordinance or to ensure negative impacts to public health, safety and welfare are avoided or 
mitigated. These reports/studies may include, but are not limited to, traffic studies, transportation plans, 
geotechnical reports, flood hazard evaluations or environmental assessments. The Zoning Administrator 
or Planning Commission shall have the authority to choose the individual consultant, firm or company. 
The costs of additional study shall be paid for by the applicant.
    
Area, Height and Placement Requirements

Maximum building height             26 feet_       Proposed buildings are at 23.5 feet
Minimum Yard setbacks___front  15 feet__        Proposed building is at 25 feet 
Minimum Yard setbacks_    side   10 feet            Proposed buildings are at 10/38 feet 
Minimum Yard setbacks_    rear    25 feet            Proposed building is at 25 feet, ADU is at 6 feet 
2 Applicants are required to submit a grading and drainage plan, in accordance with the requirements of 153.230 through 153.239 of this chapter, 
demonstrating storm water can be contained and managed on the subject property if no municipal storm water system exists.  If a municipal storm water 
system exists, the Director of Public Works, or consulting engineer representing the city, shall review the grading and drainage plan to determine if the 
existing infrastructure can adequately handle the storm water runoff. Applicants may be required to install storm water management features to mitigate 
impacts to the municipal storm water system.

Charlevoix County Building Department will review submitted Drainage Plan
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V. SITE PLAN REVIEW:

The following section is taken directly from the Site Plan Review Section of the Zoning Ordinance.  The 
Planning Commission must make findings of fact to determine if the proposal meets each of the 
following standards. The Planning Commission must find that this proposal meets all of the following 
standards based on findings of fact before considering a motion to approve or deny. Staff has written the 
following recommended findings of fact as a starting point. The Planning Commission may add, modify, 
or delete any of the following draft findings at the meeting.  The draft findings are in italics.

153.235 Standards for Site Plan Approval:  A site plan shall be approved only upon a finding of 
compliance with the following standards:

A. The site plan must comply with all standards of this Article and all applicable requirements of this 
ordinance, as well as with all other applicable city, county, state and federal laws and regulations.

The Planning Commission finds that the site plan proposal complies with the Zoning Ordinance, 
which states that the parcel is zoned Residential 1 District. The following findings of fact will show that 
the site plan meets all other applicable laws and regulations.

B. The site must be designed in a manner that is harmonious, to the greatest extent possible, with the 
character of the surrounding area.

The Planning Commission finds that the proposed development is harmonious with the character 
of the existing neighborhood.  The proposed project will fit into the neighborhood which has 
both single family, duplexes and multifamily housing. This proposal is similar to the nearby 
developed properties following the same maximum height, setbacks and lot coverage as other 
single-family homes that exist.

C. The site must be designed to minimize hazards to adjacent property and to reduce the negative 
effects of traffic, noise, smoke, fumes and glare to the greatest extent possible.

The Planning Commission finds that the proposal adds no hazards to adjacent properties. The 
plan shows one curb cut and driveway.

D. The site plan does not have a negative impact on the provisions of human services, housing, 
transportation needs, and access to food in the community.

This development is infill on an existing parcel and will have no negative impact.

E. The site plan protects the natural environment and conserves natural resources and energy to the 
extent possible in light of the proposed development.

The site plan proposes keeping all existing mature vegetation on the north side of the parcel.

F. Unless a more specific design standard is required by the city through a different ordinance or 
regulation, all uses and structures subject to site plan review shall comply with the following design 
standards:
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Traffic Circulation

(a)   The site plan shall comply with the applicable zoning district requirements for minimum 
floor space, height of building, lot size, yard space, density and all other requirements as set forth in the 
City of Charlevoix Zoning Ordinance, unless otherwise provided.
Yes, see Area, Height and Placement Requirements above

         (b)   Vehicular and pedestrian circulation. Safe, convenient, uncontested, and well-defined 
vehicular and pedestrian circulation shall be provided for ingress/egress points and within the site. A 
pedestrian circulation system shall be provided and shall be as insulated as completely as reasonably 
possible from the vehicular circulation system. The number, location and size of access and entry points, 
and internal vehicular and pedestrian circulation routes shall be designed to promote safe and efficient 
access to and from the site, as well as circulation within the site. In reviewing traffic features, the 
number, spacing and alignment of existing and proposed access points shall be considered relative to 
their impact on traffic movement on abutting streets and adjacent properties.
         (c)   Walkways from parking areas to building entrances.
            1.   Internal pedestrian walkways shall be developed for persons who need access to the 
building(s) from internal parking areas and shall be designed to provide access from these areas to the 
entrances of the building(s) 
Plan shows walkway from parking to the main entrances.
            2.   The walkways shall be designed to separate people from moving vehicles.
Meets standard
            3.   These walkways shall have a minimum width of five feet with no car overhang or other 
obstruction.
N/A Residential
            4.   The walkways must be designed in accordance with the Michigan Barrier Free Design 
Standards.
N/A Residential
            5.   The walkways shall be distinguished from the parking and driving areas by use of any of the 
following materials: special pavers, bricks, raised elevation or scored concrete. Other materials may be 
used if they are appropriate to the overall design of the site and building and acceptable to the review 
authority.
N/A Residential

Stormwater

Storm water retention and drainage systems shall be designed so the removal of surface water will not 
adversely affect neighboring properties or public storm water drainage systems. Unless impractical, 
storm water shall be removed from all roofs, canopies and paved areas by an underground surface 
drainage system. Low impact design solutions such as rain gardens and green roofs are encouraged.

Plan shows all stormwater staying on the property. Charlevoix County Building Department will review 
the stormwater plan to see that it follows the City of Charlevoix Stormwater Ordinance. 

Snow Storage

Snow storage is shown on the north west part of the parcel.
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Landscaping 

The landscape plan provides for all required plantings. No significant grade changes are being 
proposed.

Screening

No screening is required. All adjacent uses are similar in nature.

Lighting

There is no exterior lighting proposed. 

Utility Service

Plan shows upgrades to all utility connections. Electric Department has reviewed the plans and has no concerns. 

Exterior uses 

Plan shows no exterior uses. Mechanical equipment is proposed to be located inside the building.
Rolling totes will be used and stored within the storage closet with doors to the outside.

Emergency Access

Proposed structure is accessible from three sides. Charlevoix Township Fire Chief has reviewed the plans and 
has no concerns.

Water and Sewer

Plan shows upgrades to water service. Public Works has reviewed the plans and has no concerns.

Signs

No signs have been proposed. 

153.171 Landscaping

N/A Residential

153.173 Trash Receptacles

Common residential totes and cans will be used stored in the garages

153.173 Mechanical Equipment
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All mechanical equipment will be installed indoors with the exception of standard AC units which will be screened 
from public view.

153.187 Parking Requirements and Limitations

Table 153.187: Parking and Access Requirements by Use

A total of 10 parking spaces. 2 spaces per dwelling unit as required for Residential, one and two family units

VI. CONDITIONS OF APPROVAL

The following section is taken directly from the Section 153.236 of the Zoning Ordinance.  The PC may 
impose conditions of approval on the site plan based on the following criteria.  

5.121. Conditions of Site Plan Approval.
Conditions which are designed to ensure compliance with the intent of this ordinance and other 
regulations of the City of Charlevoix may be imposed on site plan approval. 

Conditions imposed shall be based on the following criteria:

(1) Ensure that public services and facilities affected by the proposed land use and site plan will 
not be adversely affected.

(2) Ensure that the Use is compatible with adjacent land uses and activities.
(3) Protect natural resources, the health, safety, welfare and social and economic well-being of 

those who will use the land use or activity under consideration, residents and landowners 
immediately adjacent to the proposed land use or activity, and the community as a whole.

(4) Ensure compatibility between the proposed use or activity and the rights of the city to 
perform its governmental functions.

(5) Meet the intent and purpose of the zoning ordinance, be related to the regulations and 
standards established in the ordinance for the land use or activity under consideration and be 
necessary to ensure compliance with those standards.

(6) Ensure compliance with the intent of other city ordinances that are applicable to the site plan. 
(7) Ensure compatibility with other uses of land in the vicinity.  

Condition on review of condominium documents (Master Deed)by Zoning Administrator and City 
Attorney if needed to include: 
 

• A street construction, paving and maintenance plan for all private streets.
• A utility plan showing all water and sewer lines and easements granted to the appropriate jurisdiction for 

installation, repair and maintenance of all utilities;
• Incorporation of approved provisions in master deed. All provisions of a 

final site condominium development plan which are approved by the Planning Commission, as provided 
by this section, shall be incorporated by reference in the master deed for the site condominium project.

Planning Commission Recommendation to City Council: (choose one)

A. Approve Project 2024-3 SPA without conditions, based on specific findings of fact that prove 
the project does meet the review standards in Section 153.235 
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B. Approve Project 2024-3 SPA with conditions, based on specific findings of fact that prove the 
project does meet the review standards in Section 153.235

C. Deny Project 2024-3 SPA based on specific findings of fact that prove the project does not meet 
the review standards in Section 153.235 

D. Table the decision on Project 2024-3 SPA.  (Usually, this option is only used when additional 
information is needed to assist the Planning Commission in making the decision.
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Charlevoix Planning Commission 
New Business 

 
Title: Sign Lighting Discussion 
Date: October 14, 2024 
 
Presented By: Jonathan Scheel, Zoning Administrator 
 
Background: 
Sign lighting has been on the Planning Commission's priority list for the 2024/25 planning year. The 
Planning Commission recently approved sign lighting ordinance changes along with a general lighting 
ordinance change. The changes may have been lost in the larger document. I have prepared a 
document showing the existing sign lighting ordinance language and the newly approved language. I 
also included a comparison of the existing and proposed changes.  
Recommendation: 
Review, discuss, make changes as necessary  
Attachments: 
1. Sign lighting 
2. Sign lighting comparison 
 
 

Page 45 of 53



Existing

 153.207 SIGN STANDARDS FOR ALL SIGNS. 

(D)   Illumination and lighting.

      (1)   For the safety of the general public, no unshielded lights, or lights directed upward or horizontally 
at sign faces, flashing lights, scrolling or moving electronic lights, or other distractive devices may be used 
in conjunction with any sign or business.

      (2)   Each sign, which is artificially illuminated, shall have the light source shielded from the direct 
vision of individuals using adjacent roadways, properties, or sidewalks.

      (3)   Signs shall not emit light directly into the sky. The light source shall not be positioned so that the 
center of the light source exceeds more than 45 degrees from ground level.

      (4)   Illumination by bare bulbs or flames is prohibited.

      (5)   Underground wiring shall be required for all illuminated signs that are not attached to a building.

      (6)   External neon signs no larger than two square feet in sign face area are allowed in the GC 
(General Commercial), CBD (Central Business District) and CH (Commercial Hospitality) Zoning Districts 
only.

New ordinance language replaces in whole current language

(D)   Illumination and lighting.

1. Externally lit signs shall be illuminated only with steady, stationary, shielded light sources

directed solely onto the sign without causing glare, no unshielded lights, or lights directed 
upward or horizontally at sign faces, flashing lights, scrolling or moving electronic lights, or other 
distractive devices may be used in conjunction with any sign or business.

2. Light bulbs or lighting tubes used for illuminating a sign shall not be visible from adjacent

public rights-of-way or residential properties.  Illumination by bare bulbs or flames is prohibited.

3. External illumination for signs shall conform to all provisions of Outdoor lighting.

Such lighting shall be treated as Class 1 lighting and shall conform to the lamp and shielding

restrictions and lumen caps.

4. The intensity of sign lighting shall not exceed that necessary to illuminate and make legible a

sign from the adjacent travel way or closest right-of-way; and the illumination of a sign shall not

be obtrusive to the surrounding area as determined by the Zoning Administrator.

5. The fixtures used to illuminate signs shall not be directed toward nearby residential 
properties.

6. Internally illuminated signs are permitted in certain circumstances as follows:

a. Individual back-lit letters which are silhouetted against a softly illuminated wall.

b. Individual letters with translucent faces, containing soft lighting elements inside each

letter. 

c. Metal-faced box signs with cut-out letters and soft-glow fluorescent tubes.
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7. Fluorescent lights shall be allowed for indirect illumination when placed in such a manner that

the light tubes are not exposed to view from the public right-of-way or sidewalk.

8. A sign may be illuminated during the hours of operation of the facility being identified or

advertised or until 11:00 p.m., whichever is later.

9. Such signs shall provide an automatic timer to comply with the intent of this section.

10. Illumination of off-premises signs is prohibited, except in the case of off-premises kiosks

which are subject to the provisions of this Code.

11. a. Ground-mounted sign lighting is not permitted for freestanding signs on poles, where 
open

space is visible from the bottom of the sign to the ground. The Zoning Administrator may 

approve ground mounted lighting for freestanding signs which are constructed in such a way 

that no open space is visible from the bottom of sign to the ground (such as solid base, 

landscaping).

b. All ground-mounted lights shall be placed in such a manner that the angle of the lamp

shall not be greater than 45 degrees measured from a horizontal plane to a line projected

through the center of the lamp, and fixtures shall be fully shielded to contain and direct the

light onto the sign only. All upward-directed sign lighting is prohibited. 

12. Underground wiring shall be required for all illuminated signs that are not attached to a 
building.
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Sign lighting comparison of current ordinance to the proposed ordinance.

Current language is first, proposed is second in italics.

1. (1)   For the safety of the general public, no unshielded lights, or lights directed upward or 
horizontally at sign faces, flashing lights, scrolling or moving electronic lights, or other distractive 
devices may be used in conjunction with any sign or business.

1. Externally lit signs shall be illuminated only with steady, stationary, shielded light 
sources directed solely onto the sign without causing glare, no unshielded lights, or 
lights directed upward or horizontally at sign faces, flashing lights, scrolling or moving 
electronic lights, or other distractive devices may be used in conjunction with any sign or 
business.

2.   (2)   Each sign, which is artificially illuminated, shall have the light source shielded from 
the       direct vision of individuals using adjacent roadways, properties, or sidewalks.

2. Light bulbs or lighting tubes used for illuminating a sign shall not be visible from 
adjacent public rights-of-way or residential properties.  Illumination by bare bulbs or 
flames is prohibited.

3. (3)   Signs shall not emit light directly into the sky. The light source shall not be positioned so that 
the center of the light source exceeds more than 45 degrees from ground level.

11 b. All ground-mounted lights shall be placed in such a manner that the angle of the 
lamp shall not be greater than 45 degrees measured from a horizontal plane to a line 
projected through the center of the lamp, and fixtures shall be fully shielded to contain 
and direct the light onto the sign only. All upward-directed sign lighting is prohibited. 

4. (4)   Illumination by bare bulbs or flames is prohibited.

2. Light bulbs or lighting tubes used for illuminating a sign shall not be visible from 
adjacent public rights-of-way or residential properties.  Illumination by bare bulbs or 
flames is prohibited.

5.   (5)   Underground wiring shall be required for all illuminated signs that are not attached to a       
building

. 12. Underground wiring shall be required for all illuminated signs that are not attached to 
a building.

6. (6)   External neon signs no larger than two square feet in sign face area are allowed in the GC 
(General Commercial), CBD (Central Business District) and CH (Commercial Hospitality) Zoning 
Districts only.

REMOVED
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Additional language added in proposed changes

3. External illumination for signs shall conform to all provisions of Outdoor lighting. Such lighting 
shall be treated as Class 1 lighting and shall conform to the lamp and shielding restrictions and 
lumen caps.

4. The intensity of sign lighting shall not exceed that necessary to illuminate and make legible a 
sign from the adjacent travel way or closest right-of-way; and the illumination of a sign shall not 
be obtrusive to the surrounding area as determined by the Zoning Administrator.

5. The fixtures used to illuminate signs shall not be directed toward nearby residential 
properties.

6. Internally illuminated signs are permitted in certain circumstances as follows:

a. Individual back-lit letters which are silhouetted against a softly illuminated wall.

b. Individual letters with translucent faces, containing soft lighting elements inside each

letter. 

c. Metal-faced box signs with cut-out letters and soft-glow fluorescent tubes.

7. Fluorescent lights shall be allowed for indirect illumination when placed in such a manner that 
the light tubes are not exposed to view from the public right-of-way or sidewalk.

8. A sign may be illuminated during the hours of operation of the facility being identified or 
advertised or until 11:00 p.m., whichever is later.

9. Such signs shall provide an automatic timer to comply with the intent of this section.

10. Illumination of off-premises signs is prohibited, except in the case of off-premises kiosks 
which are subject to the provisions of this Code.

11. a. Ground-mounted sign lighting is not permitted for freestanding signs on poles, where 
open space is visible from the bottom of the sign to the ground. The Zoning Administrator may 
approve ground mounted lighting for freestanding signs which are constructed in such a way 
that no open space is visible from the bottom of sign to the ground (such as solid base, 
landscaping).
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Charlevoix Planning Commission 
New Business 

 
Title: Rooftop Decks, Ground Decks and Patio Discussion 
Date: October 14, 2024 
 
Presented By: Jonathan Scheel, Zoning Administrator 
 
Background: 
The Planning Commission put rooftop decks/decks on the 2024/25 priority list for review. It has been a 
few years since the existing rooftop deck ordinance was put in place. The original ordinance was put in 
place as a result of the "Earl's" new rooftop deck. One residential rooftop deck has been built in the 
Central Business District since and is recently in use. I have included the current ordinance language 
regarding decks. I offer one minor change removing the word "patio" in the section dealing with 
decks.  
  
Recommendation: 
Discuss, make necessary changes as needed.  
Attachments: 
1. Rooftop decks 
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Existing ordinance language

153.005 DEFINITIONS.

 DECK. A structure, which may be directly attached to a dwelling, without a roof or walls, except for 
railings, that is constructed on piers or an above-grade foundation wall and used as an outdoor living 
area.

DECK, ROOF TOP. A finished surface constructed above any top plate of a structure without a roof or 
walls, except for railings, and which is designed to function as useable outdoor area for human activity.

153.118 LODGING, DINING AND ENTERTAINMENT USES.

(C)   Restaurant with outdoor seating.

      (1)   Restaurants providing outdoor seating within an at-grade deck or patio or a roof top deck, must 
first acquire a zoning and building permit from the city and Charlevoix County Building Department.

      (2)   All structures would be subject to review by the Zoning Administrator and shall meet the 
requirements of this chapter.

      (3)   Restaurant outdoor seating shall be allowed only during normal operating hours of the 
establishment.

      (4)   If alcoholic beverages are to be served, the current Liquor Control Commission rules and 
regulations shall apply.

      (5)   Any music or sound that would violate the city's noise ordinances and restrictions is prohibited.

      (6)   Lighting shall be shielded and pointed downward and shall not be a nuisance to adjacent 
properties subject to § 153.172.

      (7)   Outdoor seating space is subject to the requirements of Off-Street Parking, Loading, Access and 
Circulation.

   (D)   Roof top decks. The following provisions are intended to regulate roof top deck use, permanent or 
temporary, in all districts to reduce safety concerns, noise and other nuisances, and visual impact on 
neighboring properties and on the community generally. The use of roof top decks is subject to the 
following restrictions:

      (1)   A zoning and building permit for any roof top deck must be first obtained from the City Zoning 
Administrator and Charlevoix County Building Department and is subject to construction of and 
maintenance of guardrails and other protective features as required by the Charlevoix County Building 
Code.

      (2)   Any request for a City of Charlevoix zoning permit that includes a roof top deck must undergo site 
plan review and receive approval by the Planning Commission prior to issuance of a zoning permit.

      (3)   Parapet walls and perimeter guardrails shall extend around the perimeter of the roof 
top deck and incorporate exterior building materials consistent with the architectural style of the 
underlying structure subject to § 153.170.

      (4)   Any structure on a deck or patio must be permitted under the Zoning Code. Portable 
appurtenances are prohibited. Temporary appurtenances and structures are subject to site plan review to 
assure public safety.

      (5)   Except within the CBD, Central Business District, amplified musical instruments or sounds are 
prohibited. Any other music or sound that would violate the city's noise ordinances and restrictions is 
prohibited.

Page 51 of 53

https://codelibrary.amlegal.com/codes/charlevoix/latest/charlevoix_mi/0-0-0-5728#JD_153.172
https://codelibrary.amlegal.com/codes/charlevoix/latest/charlevoix_mi/0-0-0-5612#JD_153.170


      (6)   All commercial food preparation shall take place inside the establishment.

      (7)   No open flames are allowed.

      (8)   Lighting shall be shielded and pointed downward and shall not be a nuisance to adjacent 
properties subject to § 153.172.

      (9)   Roof top deck space is subject to the requirements of §§ 153.185 et seq., Off-Street Parking, 
Loading, Access and Circulation.
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To: The City of Charlevoix Planning Commission
From: Jonathan Scheel, Zoning Administrator
Subject: Zoning Administrator’s Report re: thru September 2024

Permits Issued in 2024
Following are two types of breakdowns for all permits issued by the zoning office so far in 2024:

By month By type
January ..............6 Banner permits ................35
February ............4 Fence permits ..................17
March ..............10 Sidewalk café/use..............9
April .................20 Sign ....................................5
May..................18 Zoning……………………….…....27
June……………….15 Use…………………………………..4
July.....................8 Parcel Division………………….2
August .............15
September……….5
October................
November............
December ........... 

The fence, sign & zoning permits break down into the
following zoning districts:

Central Business District (CBD)............4
Commercial Mixed (CM)......................4
General Commercial (GC) ....................1
Industrial ...............................................
Marine Commercial (MC) ....................1
Residential Private Club (PC) .................
Public Facilities ......................................
R-1 .....................................................20
R-2 .....................................................14

Level A Site Plan Administrative Review

None

Level B Site Plan Reviews / Special Use Permits

Variances to Zoning Board of Appeals 
 

Other activities

The department is now online with 
enforcement software. Enforcement 
complaints can be made online by citizens. I 
will get notified automatically and my 
enforcement officer or I can respond to the 
citizen electronically by email, text or phone. 
The software compiles all complaints and 
outcomes. 

All STR licenses are going back to online 
registration after two years of sporadic online 
licensing. We are now using Civic Plus as we 
use them for Recreation Department program 
reservations, meeting agendas and other 
needs. 
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