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CITY OF
CHARLEVOIX

Agenda
City of Charlevoix Planning Commission Regular Meeting
Monday, September 8, 2025 - 6:00 PM
Council Chambers, 210 State Street, Charlevoix, Mi

m oo w >

Call to Order/Pledge of Allegiance

Roll Call

Inquiry into Potential Conflicts of Interest

Approval of Agenda

Approval of the Minutes

1. Planning Commission Minutes of August 11, 2025
Call for Public Comment Not Related to Agenda Items
New Business

1. Level B Site Plan Review 2025-1 SPR: Hurlbut Ave
2. Conditional Rezone 115 W. Hurlbut

Old Business

1. Neighborhood Design Guidebook

Staff Updates

1. Zoning Administrator Report

Requests For Next Months Agenda or Research Items

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, August 11, 2025 - 6:00 PM
Council Chambers, 210 State Street, Charlevoix, Ml
Call to Order/Pledge of Allegiance

The meeting was called to order at 6:00 p.m. by Vice Chair Beatty followed by the Pledge of
Allegiance.

Roll Call

Vice Chair: Scott Beatty

Members Present: Christine Galbreath, Toni Felter, Kristin Jones
Members Absent: Jennifer Muladore, Shelley Boehmer, Maureen Radke
Staff Present: Jonathan Scheel, Director of Planning and Zoning

Inquiry into Potential Conflicts of Interest

Approval of Agenda

Motion by Member Jones, seconded by Member Galbreath to approve the agenda as presented.
Motion carried by unanimous voice vote.

Approval of the Minutes

1. Approval of July 14, 2025 Minutes
Motion by Member Felter, seconded by Vice Chair Beatty to approve the minutes of July 14,
2025 as presented.
Motion carried by unanimous voice vote.

Call for Public Comment Not Related to Agenda Items

Shirley Gibson stated that several meetings ago, there was discussion and comment on the single-
family seasonal home being built on Grant Street across from the library. Most of the Commission
complained about the structure being built right up to the setback with no green space. Ms.
Gibson agreed that the home does not fit into that neighborhood, so she requested that the
setbacks be changed in R-1 and R-2 zones and also requested the height of buildings in those
zones be lowered to 20'.

Ms. Gibson also referenced the building project on May Street and questioned if the Planning
Commission Members go and look at the sites before they are approved, and once the site plan is
approved she questioned if the members go and look at the construction. Ms. Gibson referenced
the Findings of Fact under standard B, which requires the project to be harmonious to the
neighborhood. Ms. Gibson asked all the Members to go look at the project and see if it fits in with
the surrounding older residential neighborhood.

New Business

Vice Chair Beatty questioned if the Planning Commission could do something more about the
maximum sizes, square footage and heights of homes being built in R-1 and R-2 zones. Director
Scheel stated this issue has come up before and is very complex and could be discussed further at
a later date.

Page 2 of 154



H. Old Business

1. Neighborhood Design Guidebook
Director Scheel continued to review of the proposed Neighborhood Design Guidebook and
responded to questions from the Commission members as warranted. No changes were made
to the Guidebook at this time.

I. Staff Updates

1. Zoning Administator Report
Director Scheel stated that the number of permits is decreasing, which is normal for this time of
the year.

Mr. Scheel stated they had three (3) ZBA requests that are going to be in front of the ZBA this
month, including the old school on top of the hill on West Hurlbut which the applicant is
requesting two (2) stories above the existing building which will require side and front yard
variances, and variances for parking, and a 4' height variance. If the variances aren't approved,
the applicant has already given a conditional rezone application to a central business district.
The other variance requests were from two (2) neighbors wanting to build a shared garage.

Director Scheel stated the developers were still working on the design for the project on the
empty lot on State Street and Hurlbut Street.

Mr. Scheel further described a conditional rezone process in the standards for a Central
Business District.

J.  Requests For Next Months Agenda or Research Items
Director Scheel stated the agenda will include continued discussion on the Neighborhood Design
Guidebook, and preliminary information on the maximum size of buildings/houses in R-1 and R-2
zones.

K. Adjournment by 8:00 p.m. unless extended by a motion
Vice Chair Beatty adjourned the meeting at 6:55 p.m.

Sarah J. Dvoracek/fgm City Clerk Scott Beatty Vice Chair
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Charlevoix Planning Commission
New Business

Title: Level B Site Plan Review 2025-1 SPR: Hurlbut Ave
Date: September 8, 2025

Presented By: Jonathan Scheel, Director of Planning & Zoning

Background:

105 Hurlbut LLC is proposing a site condominium infill development on the vacant lot at the NW
corner of Hurlbut Ave and State Street. The proposed plan includes fourteen site condominium units,
consisting of two seven-unit buildings. This is an opportunity for the Planning Commission to ask
guestions, make comments and request more information for a final review at the October Planning
Commission meeting.

Recommendation:

Attachments:

Planning Commission Proposal
C100 OWNER REVIEW 6-27-25
Uptown Village Site Plan
THc-A201-081925
THc-A202-081925

Uptown Finishes List

Uptown Village Landscaping Plan
Level B Site Plan Review 01-2025

NV A WN e
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Uptown Village — Site Plan Proposal

Submitted to: City of Charlevoix Planning Commission
Submitted by: Austen Lobenherz | 105 Hurlbut LLC
Project Address: 105 Hurlbut, Charlevoix, MI

Date: 08/24/2025

1. Executive Summary

Uptown Village is a proposed 14-unit townhome community at 105 Hurlbut in downtown
Charlevoix. Designed in a Traditional-Craftsman style, the development provides high-quality
housing within walking distance of downtown amenities. Uptown Village balances architectural
integrity —using natural wood and stone elements commonly found in Northern Michigan—
functional layouts, and landscaped green space to complement the city’s fabric while meeting
increased demand for attainable year-round and seasonal housing.

The site has been vacant for many years, representing an underutilized parcel in a prime
downtown location. Uptown Village will transform this empty lot into a vibrant residential
community that enhances the streetscape and strengthens neighborhood character. Beyond the
aesthetic improvement, the project brings significant economic opportunity by supporting local
trades and contractors during construction, increasing the City’s property tax base, and creating
new walkable housing that directly benefits local businesses, restaurants, and shops.

2. Project Program

e  Total Units: 14

e Unit Mix:
o (2) 4-Bedroom, 3-Bath | 1,840 sq/ft
o (5)3-Bedroom, 2.5-Bath | 1,440 sq/ft
° (7) 2-Bedroom, 2-Bath | 1,122 sq/ft

*  Site Area: ~0.82 acres

e Parking Provided: 21 total spaces (10 covered, 11 surface) conforming to required
minimum and maximum parking limits

*  Access: Ingress/egress from Hurlbut Avenue

e Height: Maximum ~29 ft, under the 35 ft zoning limit
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3. Architectural Design

e Style: Traditional-Craftsman with warm wood & grey stone accents, soft grey/white
siding, and black-trimmed windows.

*  Materials:
o LP SmartSide lap & panel siding (light grey & white)
o Vertical cedar-toned wood at entries & rooftop enclosures
o Light grey stone veneer at bases
° Black-trim windows, railings, fascia

*  Roofing: Combination of architectural charcoal shingles & low-slope TPO for rooftop
decks

e  Elevations: Full elevation drawings included as Exhibits A2.01 & A2.02

4. Landscaping & Site Elements

e  Streetscape: A mix of lilac trees and maples enclose the property providing shade for the
sidewalks and giving a matured neighborhood look to the development. Arborvitae hide
the raised foundations and patios from public view.

*  Pedestrian Access: Permeable paver walkways connecting entries to sidewalks.
*  Green Space: Shared turf/native grass areas between buildings for community use.

*  Ecological Design: Pollinator-friendly plantings and low-voltage LED solar lighting for
sustainability.

e Landscape Plan: Included as Exhibit L-1.

5. Zoning & Ordinance Compliance

*  Zoning District: Commercial with allowance for residential townhomes.
e Height: Below 35’ restriction.

*  Setbacks: All building footprints comply with required setbacks.
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e  Parking: 21 spaces

*  Density: ~17 units/acre, consistent with urban residential standards.

6. Infrastructure & Utilities

*  Water & Sewer: Connections available at the street frontage for efficient tie-in to city
systems.

*  Stormwater Management: Handled onsite with engineered grading and storm
connections; no impact to wetlands.

o Gas & Electric: Service is accessible nearby, with electric connections already located
on site.

e  Pavement & Access: Internal drive and garage access will directly tie into Hurlbut
Street, providing seamless integration with the existing roadway network.

7. Economic & Community Benefits

*  Housing Creation: Provides 14 new housing units in a downtown setting, directly
expanding the city’s housing stock.

*  Walkability & Local Business Support: Increases walkable housing options near
downtown, directly benefitting local businesses, restaurants, and shops through added
customer traffic.

*  Job Creation & Economic Impact: Supports local contractors, trades, and suppliers
during construction, generating millions in additional income for Charlevoix-area
residents.

e  Tax Base Growth: Expands the City of Charlevoix’s property tax base, strengthening
municipal revenues.

*  Product Diversity: Offers a mix of 2-, 3-, and 4-bedroom homes, appealing to year-
round residents, seasonal buyers, and investors.

*  Relieving Market Pressure: By adding condominium housing, Uptown Village helps
reduce demand pressure on the limited supply of single-family homes, preserving
inventory for local families.
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e  Neighborhood Revitalization: Transforms a long-time vacant parcel into an
architecturally attractive development, enhancing the aesthetics and overall beautification
of the neighborhood.

8. Development Timeline

e Fall 2025: Site plan approval & final engineering
e Winter 2025/26: Infrastructure installation
. Spring 2026: Vertical construction begins

e 2027: Project completion & occupancy

9. Conclusion

Uptown Village has been carefully designed to align with Charlevoix’s vision for high-quality,
sustainable, and context-sensitive housing. With its blend of modern architecture, landscaped
open space, and walkable design, it will be a strong addition to the downtown community.

We respectfully request Site Plan Approval.

Contact:
Austen Lobenherz
231-675-4474 | Austentherealtor@gmail.com
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Horizontal metal railings

in powder-coated black | Provides safety while maintaining clean lines and
for decks and rooftop transparency.

areas.

Railings

2. Exterior Finishes

Element

Proposed Finish

Combination of light

Rationale & Reference

Blending horizontal lap with vertical panels introduces
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Roofing d;d‘“ ""]‘d ‘*';h;lcuﬁf'r": climate. vertical panel siding. white/black farmhouse look. 0.H.
SABRLREl R x5 i Vertical cedar-toned Warm wood tones paired with complementary siding A2.0113 ‘
on pitched sections. / — . g e T o ] =
= Wood paneling used sparingly | materials are rising in popularity and add texture and ‘ \\ \ \ \ \\\\\
Garage/ Modern flush-panel doors Complements the overall color palette and modern Accents  around entries and warmth to modern fagades. Vertical orientation elongates
Carport o aesthetic. rooftop stair enclosures. |the facade. E \\\
Doers bl Stone & Light grey brick or stone Mixed-material facades incorporating stone create | ] \ o
N,‘. - p: .k . . . . X . s ’ . , ! ] ateri« a0 . , e g ste waaqle | L
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Railings :
& for decks and rooftop transparency.
areas.
Low-slope TPO
membrane on roofto, . ) S
. : P Durable and weather-resistant for Northern Michigan’s
- Roofing  decks and architectural :
. climate.
_ charcoal asphalt shingles
on pitched sections.
Garage/
& Modern flush-panel doors Complements the overall color palette and modern
Carport . :
in black. aesthetic.
Doors
Matte black . . .. T
o Gad ) Provides cohesive look and safe illumination for
Lighting contemporary sconces o :
. entryways and decks.
and downlights. T
Landscaping & Site Elements

*  Walkways & Pavers: Replace traditional concrete edges with permeable pavers or stone
along sidewalks leading to entryways. Sustainable materials like permeable pavers and
natural stone are trending because they reduce runoff and support eco-friendly
landscapeselitecon.ca.

. Planting: Incorporate small lilac trees (e.g., ‘Ivory Pillar’ Japanese tree lilac or ‘Dwarf
Korean’ lilac) along the street frontage and courtyard areas. Lilac trees offer fragrant
spring blooms, tolerate various soils and can stay compact (4 — 25 ft tall) depending on
the cultivarbackyardboss.net. Placing them 10-15 ft apart provides screening without

|| overwhelming the spacebackyardboss.net.

. Open Green Space: Reserve areas of turf or low-maintenance native grasses between
units to provide a communal, park-like feel and flexibility for owners. Trends emphasize
multifunctional outdoor spaces for relaxation and wellnesselitecon.ca.

*  Pollinator-Friendly Plants: Plant native perennials and ornamental grasses that attract
pollinators. Pollinator-friendly gardens and native landscaping are popular for ecological
benefits and low maintenanceelitecon.ca.

. Lighting: Use low-voltage LED path lighting and consider solar-powered fixtures for

Horizontal metal railings
in powder-coated black

energy efficiencyelitecon.ca.

Provides safety while maintaining clean lines and

EXTERIOR FINISH NOTES

2. Exterior Finishes

Element

Siding

Wood
Accents

Stone &
Brick
Accents

Trim &
Fascia

Windows

Entry
Doors

Proposed Finish
Combination of light

grey and white

LP SmartSide lap and
vertical panel siding.
Vertical cedar-toned
paneling used sparingly
around entries and

Light grey brick or stone
veneer at entry elements
and base of units.

Smooth black trim and

fascia.

Energy-efficient

dual-pane windows with

black frames.

9-foot modern black
fiberglass or steel doors
with vertical glass

inserts.

Rationale & Reference

Blending horizontal lap with vertical panels introduces
depth and scale while maintaining a clean palette. Soft
greys and off-whites are forecasted to replace the stark

white/black farmhouse look.

Warm wood tones paired with complementary siding
materials are rising in popularity and add texture and

warmth to modern fagades. Vertical orientation elongates
rooftop stair enclosures. |the facade.

Mixed-material facades incorporating stone create
dimension and maintain a timeless feel.

Black details frame the architecture and coordinate with

the window and railing systems. Sleek black-on-black

window frames are trending.

well with soft grey siding.

Tall doors enhance scale and provide natural light.

Black windows complement modern designs and pair
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Uptown Village Design & Finishes Report

1. Vision & Context

Uptown Village is envisioned as a Scandinavian-modern community with clean lines, warm
textures and generous indoor—outdoor connections. The project is located in Charlevoix,
Michigan, where buyers value energy efficiency and low maintenance in a four-season climate.
For 2025 and beyond, market research indicates a shift toward natural materials and warm wood
tones, with pre-finished products offering low-maintenance. Wide-plank flooring and luxury
vinyl planks (LVPs) continue to trend because they deliver the look of natural wood while being
more practical for busy lifestyleshousebeautiful.com. Quartz remains a customer-favorite surface
for kitchens because it is durable, low-maintenance and offered in a wide range of colors and
subtle patterns. Exterior palettes are moving away from stark contrasts toward softer off-whites,
greys and warmer wood accents, while black-framed windows and sleek profiles give facades a
modern edgeroyalbuildingproducts.com.

2. Exterior Finishes

Element Proposed Finish Rationale & Reference
Combination of light Blending horizontal lap with vertical panels introduces
Siding grey and white depth and scale while maintaining a clean palette. Soft
LP SmartSide lap and greys and off-whites are forecasted to replace the stark
vertical panel siding. white/black farmhouse look.
Vertical cedar-toned Warm wood tones paired with complementary siding
Wood paneling used sparingly = materials are rising in popularity and add texture and
Accents  around entries and warmth to modern fagades. Vertical orientation elongates

rooftop stair enclosures. the facade.
Stone &  Light grey brick or stone
Brick veneer at entry elements
Accents and base of units.

Mixed-material facades incorporating stone create
dimension and maintain a timeless feel.

Black details frame the architecture and coordinate with
the window and railing systems. Sleek black-on-black
window frames are trending.

Trim & Smooth black trim and
Fascia fascia.

Energy-efficient
Windows dual-pane windows with
black frames.

Black windows complement modern designs and pair
well with soft grey siding.

9-foot modern black

Entry ﬁl?erglass. or steel doors Tall doors enhance scale and provide natural light.
Doors with vertical glass
inserts.
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https://www.housebeautiful.com/design-inspiration/a64309897/flooring-trends-2025/#:~:text=way%29%2C%20the%20return%20of%20wall,wood%20without%20the%20maintenance%20headaches
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Railings

Roofing  decks and architectural

Horizontal metal railings

in powder-coated black  Provides safety while maintaining clean lines and
for decks and rooftop transparency.

areas.

Low-slope TPO

b ft . _—
membrane on rfoottop Durable and weather-resistant for Northern Michigan’s

charcoal asphalt shingles climate.

on pitched sections.

Garage/ Modern flush-panel doors Complements the overall color palette and modern
Carport . .

in black. aesthetic.
Doors

Matte black

Lighting contemporary sconces

Provides cohesive look and safe illumination for

and downlights. entryways and decks.

Landscaping & Site Elements

Walkways & Pavers: Replace traditional concrete edges with permeable pavers or stone
along sidewalks leading to entryways. Sustainable materials like permeable pavers and
natural stone are trending because they reduce runoff and support eco-friendly
landscapeselitecon.ca.

Planting: Incorporate small lilac trees (e.g., ‘Ivory Pillar’ Japanese tree lilac or ‘Dwarf
Korean'’ lilac) along the street frontage and courtyard areas. Lilac trees offer fragrant
spring blooms, tolerate various soils and can stay compact (4 — 25 ft tall) depending on
the cultivarbackyardboss.net. Placing them 10-15 ft apart provides screening without
overwhelming the spacebackyardboss.net.

Open Green Space: Reserve areas of turf or low-maintenance native grasses between
units to provide a communal, park-like feel and flexibility for owners. Trends emphasize
multifunctional outdoor spaces for relaxation and wellnesselitecon.ca.

Pollinator-Friendly Plants: Plant native perennials and ornamental grasses that attract
pollinators. Pollinator-friendly gardens and native landscaping are popular for ecological
benefits and low maintenanceelitecon.ca.

Lighting: Use low-voltage LED path lighting and consider solar-powered fixtures for
energy efficiencyelitecon.ca.
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https://www.backyardboss.net/best-trees-for-your-front-yard/#:~:text=different%20soils,in%20three%20to%2010%20years
https://www.backyardboss.net/best-trees-for-your-front-yard/#:~:text=conditions%20that%20aren%E2%80%99t%20soggy,blooms%20early%20in%20their%20lifespan
https://www.elitecon.ca/top-landscaping-trends-for-2025-whats-in-and-whats-out#:~:text=1
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3. Interior Finishes

Element Proposed Finish Rationale & Reference

Wide planks and hard-working luxury vinyl
plank mimic natural wood while offering

. Wide-plank LVP or Timbercore durability and ease of
Flooring

flooring throughout. maintenancehousebeautiful.com. Avoiding
carpet aligns with cleaner, more modern
aesthetics.
- 10 ft ceilings with smooth High ceilings enhance volume and light;
Ceilings & h . )
Walls drywall painted in warm whites neutral walls create a backdrop for natural
or soft neutrals. textures.
. Flat-panel cabinets na Two-tone cabinetry adds warmth and visual
STy O e interest while staying modern. Warm wood
Cabinets cabinets and light wood-tone ying '

tones remain popular.
lowers). pop

Quartz is durable, low-maintenance and
available in versatile colors; 2025 picks
highlight soft creams, gold veining and subtle
green accents.

Mid-grade quartz or
Countertops  solid-surface materials with
subtle veining.

Full-height quartz slab or matte
Backsplash ceramic subway tile in a neutral
tone.

Adds a sleek, continuous look that is easy to
clean.

Generous central island with
Kitchen Island waterfall edge and integrated =~ Encourages casual dining and entertaining.
seating for barstools.

Stainless steel suite
(French-door refrigerator, gas

Appliances T L Modern and durable.

drawer).
Plumbing Matte black or brushed brass Provides modern contrast; black fixtures
Fixtures fixtures. continue to be popular.

Minimalist linear pendants over
Lighting the island and modern flush or Dimmable LED lighting enhances mood and
Fixtures semi-flush ceiling fixtures energy efficiency.

elsewhere.
Interior Doors 9-foot solid-core flat-panel Tall doors match ceiling height and maintain

& Hardware  doors with matte black levers. the modern aesthetic.

Open staircases with metal or  Maximizes natural light and provides a

tair e i
Staircases glass railing systems. modern, airy feel.
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Floating vanities with

integrated sinks; large-format
Bathrooms porcelain tile in showers and  Creates a spa-like, easy-to-clean space.

around tubs; skirted dual-flush

toilets.

Closet or alcove with stackable
Laundry washer/dryer and overhead

storage.

Saves space while offering functional
storage.

Partially covered rooftop deck
accessible via enclosed stair;
includes composite or thermally Reflects 2025 trends for multifunctional

Rooftop Deck modified wood decking and outdoor living spaces and wellness; outdoor
optional outdoor kitchen kitchens are increasingly popularelitecon.ca.
(built-in grill, sink and mini
fridge).

4. Product Strategy & Unit Mix

*  North-Side Townhomes: Offer four standard 3-bedroom units and two to three larger
corner units with 3—4 bedrooms. Each unit includes an 8'x16' deck, a second-floor Juliet
balcony facing south, and a rooftop deck covering ~50 % of the roof area with enclosed
stair access and optional outdoor kitchen. Raised entryways provide privacy and elevated
views. Use open staircases inside for a modern feel.

e State Street Units: Design seven to eight compact 2-bed/2-bath units with a main-floor
master suite and a second primary suite upstairs (occupying ~60 % of the footprint and
not lofted to below). Living spaces on the west side feature two-story vaulted ceilings.
Provide small Juliet balconies off the upstairs primary bedrooms, fenced front patios, and
detached carports. Use open staircases with modern railings to maximize light.

e Market Segmentation: Offer three product tiers —larger 3—4-bedroom townhomes for
primary residents who desire space and views, mid-size units for second-home buyers
seeking lock-and-leave convenience, and compact units for entry-level buyers or
investors. This diversity improves absorption rates by addressing varied buyer
preferences across Northern Michigan’s vacation and lifestyle market.

5. Sustainability & Additional Suggestions

*  Materials Selection: Whenever possible, specify low-VOC paints, FSC-certified wood
and recycled content. Sustainable flooring and siding options appeal to buyers who value
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eco-friendly materials. Pre-finished wood-tone siding eliminates the need for regular
painting and reduces maintenance.

*  Energy Efficiency: Incorporate high-efficiency HVAC systems with smart thermostats,
LED lighting, Energy Star® appliances and low-E windows to minimize operating costs
and appeal to eco-conscious buyers. Consider solar panels on rooftops where feasible.

*  Water Efficiency: Use low-flow plumbing fixtures and drought-tolerant native plants to
reduce water consumption. Consider rain barrels or cisterns for irrigation.

e Future-Proof Technology: Provide conduit or rough-ins for EV charging in garages or
carports, and incorporate home automation features such as keyless entry and integrated
security.

By aligning with current design trends —warm mixed materials, black window frames and
sustainable finishes —and focusing on versatile layouts, Uptown Village can deliver the modern,
high-quality homes sought by today’s buyers while remaining sensitive to Northern Michigan’s
climate and lifestyle.
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CITY OF
CHARLEVOIX

PLANNING COMMISSION AGENDA ITEM

AGENDA TITLE: Level B Site Plan Review 2025-1 SPR: Hurlbut Ave

PUBLIC MEETING DATE: September 8, 2025 6:00PM

XHIBITS: | 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:

Property Owner:

Requested Action:
Zoning:

Project Location:
Project Site Size:
Existing Land Use:

Adjacent Land Uses:

Adjacent Zoning:

Austen Lobenhertz and 105 Hurlbut LLC.

105 Hurlbut LLC

4841 Mountain Point Lane

Charlotte, NC 28216

Level B Site Plan Approval for 14 site condominiums
Commercial Mixed Use (CM)

100 blk of Hurlbut Ave Tax ID 052-361-002-00
36,390+- Square feet

Undeveloped

Across the street south and west, single family residential. North, retail
shopping strip mall. East an indoor recreational facility

West and south R-2 Low Density Family residential. North, Central
Business District. East, Commercial Mixed Use.

I1. PROJECT DESCRIPTION/LOCATION:

105 Hurlbut LLC is proposing a site condominium infill development on the vacant lot at the NW corner
of Hurlbut Ave and State Street. The proposed plan includes fourteen site condominium units, consisting

of two seven-unit buildings.
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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.

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

Page 3 of 10
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Name and address of the property owner or petitioner

Location sketch

Legal description of the subject property

Size of subject property in acres or square feet

Boundary survey

ol 'l ol e

Preparer’s professional seal

Revision block (month, day and vear)

9

Existing Conditions

Existing zoning classification of subject property

Property lines and required setbacks (dimensioned)

Location, width and purpose of all existing easements

Location and dimension of all existing structures on the subject
property

Location of all existing driveways, parking areas and total number
of existing parking spaces on subject property

Abutting street right-of-way width

Location of all existing structures, driveways and parking areas
Within three hundred (300) feet of the subject property’s boundary

Existing water bodies (rivers, creeks, wetlands, etc.)

A

Existing landscaping and vegetation on the subject property

A

Size and location of existing utilities

A

Location of all existing surface water drainage facilities

ZIZ|Z|Z X X X

A

Proposed Development

Location and dimensions of all proposed buildings

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

Setbacks for all buildings and structures

< <

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

Landscape plan (showing location of proposed materials, size and type)

Lavyout and typical dimensions of proposed parcels and lots

Z [ <

A

Number of proposed dwelling units (by type), including typical floor
plans for each type of unit

Number and location (by code, if necessary) of efficiency and one, two
and three or more bedroom units

X

All deed restrictions or covenants

Future document

Brief narrative description of the project including proposed use,
existing floor area (sqg. ft.), size of proposed expansion (sq. ft.) and
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any change in the number of parking spaces X

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 ?
Grading plan at no more than two (2) foot contour intervals Waived
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 35 feet Proposed buildings are at 29.1 and 24.5 feet
Minimum Yard setbacks  front 15 feet Proposed building is at 15 feet

Minimum Yard setbacks  side 10 feet Proposed building is at 10 feet

Minimum Yard setbacks  rear 20 feet Proposed building is at 22 feet, deck is at 14 feet

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.
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Charlevoix County Building Department will review submitted Drainage Plan

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 Commercial Mixed Use. 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
commercial, single family, duplexes and multifamily housing. This proposal is designed to the
similar maximum height, setbacks and lot coverage as the large existing homes that exist to the
south.

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.
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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 existing parcel has no vegetation but will be landscaped to meet current ordinance standards.
Storm water will be held on site as much as possible to meet the city storm water ordinance.

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:

(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, the proposed plans have been reviewed and meet the current CMU standards and CMU regulations
with the exceptions highlighted throughout this report.

Traffic Circulation

(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 walkways 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.
Meets standard

4. The walkways must be designed in accordance with the Michigan Barrier Free Design
Standards.

Meets standard
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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.

Parking areas will have a minimum 6 inch raised curb separating walkway from parking areas.

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 needs to show 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 not shown

Landscaping

Required plantings: 153.171 E (2) 8 canopy trees, 5 canopy trees interior, plan shows more than 25% of
one species, no landscape beds in 25% of setback area and at front entrances,

Screening

No screening is required. Adjacent uses are similar in nature or commercial.
Lighting

All exterior lighting will be fully shaded and meet current lighting ordinance standards.

Utility Service

Electric Department has reviewed the plans and has the ability to provide all power needed.

Exterior uses

Plan shows no exterior uses. Mechanical equipment is proposed to be located inside the building.
Refuse dumpster is shown on the plan and will be screened with an enclosure and vegetation.

Emergency Access

Proposed structures are accessible from three sides. Charlevoix Township Fire Chief has reviewed the plans and
has no concerns.
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Water and Sewer

Public Works has reviewed the plans and have no concerns.
Signs
No signs have been proposed.

153.171 Landscaping

153.173 Trash Receptacles

Dumpster is shown but will be screened with an enclosure and vegetation. A concrete apron should be installed in
front of dumpster for the truck.

153.173 Mechanical Equipment

All mechanical equipment will be installed inside/under the decks/buildings and be screened from public view

153.187 Parking Requirements and Limitations

Table 153.187: Parking and Access Requirements by Use
A total of 21 parking spaces. 1.5 spaces per dwelling unit as required for multi-family dwellings. Meets standard

6 “concrete curbs needed to be shown on plan
Plan states “covered parking”. Details needed as 153.116 A (10) does not allow carports

Other Considerations

Building Design and Articulation. Any building over 50 feet wide shall be broken down to read as a series of
buildings no wider than 50 feet each or 30 feet in the MU-R Zoning District.

Building Details. Building facades shall include building projections or recesses, doorway and window trim, and
other details that provide architectural articulation and design interest. Doorways at roof?

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:
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(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 upon;
1.Meet all standards of the city’s stormwater ordinance with no stormwater leaving the site.
2.Review of condominium documents (Master Deed) by Zoning Administrator and City Attorney
if needed to include:

e A utility plan showing all water and sewer lines and easements granted to the appropriate jurisdiction for
installation, repair and maintenance of all utilities;

e 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.

3. Other(s)?

Planning Commission Decision: (choose one)

A. Approve Project 2025-1 SPA without conditions, based on specific findings of fact that prove
the project does meet the review standards in Section 153.237

B. Approve Project 2025-1 SPA with conditions, based on specific findings of fact that prove the
project does meet the review standards in Section 153.237

C. Deny Project 2025-1 SPA based on specific findings of fact that prove the project does not meet
the review standards in Section 153.237

D. Table the decision on Project 2025-1 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: Conditional Rezone 115 W. Hurlbut
Date: September 8, 2025

Presented By: Jonathan Scheel, Director of Planning & Zoning

Background:

This is a request to conditionally rezone the parcel at 115 W Hurlbut from Commercial Mixed Use to
Central Business District. The parcel has a legal nonconforming single-story building existing that the
owner would like to add two stories of residential apartments to and convert the first floor to
apartments and a "fun center." The applicant had applied to rezone the parcel a few months back
which the Planning Commission denied. A conditional rezone is project specific. This is a first review of
the application. A Public Hearing is scheduled for the October 13, 2025 Planning Commission meeting.
Recommendation:

Review, ask questions and request more information if needed.

Attachments:

1. rezone app

2. Charlevoix Project Deck v3 081025

3. Rezone report 115 Hurlbut Ave W
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Date Rec’d: Case #:
Fee Rec’d: Receipt #:
8
CITY OF
CHARLEVOIX
REZONING APPLICATION
Paul Silva 115 Hurlbut Avenue
Applicant Address of subject property

1005 N Stephenson Hwy, Royal Oak, MI 48067

Address (City/State/Zip)

115 W Hurlbut, LLC
Property Owner Name (If different than applicant)

123 Lakeshore Rd, Grosse Pointe, M| 48236

Property Owner Address (City/ State/Zip) (If different than address of subject property)

Property Owner Phone Email

(_2418_ ) _705- 5969 paul@spmliving.com

Agent Phone Email

S

Current zoning of subject property: CM Tax ID: 15-052- 361 _ - 002 _o00

Current use of property: Private Education Academy and Indoor Recreation

Proposed Zoning ofproperty' Centl’al BUSIneSS DIStrlCt (CBD)

Dimensions of parcel: 128'x 218’ Parcel size: 27,447 63
Square feet Acres
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The following questions are meant to address the standards that will be considered by the
Planning Commission in their review of the proposed rezoning. '

Will the proposed zoning designation be harmonious and appropriate in appearance with the

character of the surrounding area; is it compatible with adjacent land uses and does not
essentially alter the character of the area in which it is proposed?

The appearance and character of the building typography in the proposed CBD is similar to that

which is permitted in the current CM district. Furthermore, the proposed multi-family residential

building design will serve as a transitional building between the adjacent CBD zoned parcel(s)

to the north and the single-family neighborhoods to the south and west.

Is the property, or will the property be, adequately served by public services and facilities

relevant to the proposed zoning designation? (ex. Streets, police, fire protection, water and
sewer, refuse disposal and schools.)

The proposed zoning designation will not require any public services beyond what is already

available and/or provided.

Will on-site activities, processes, materials, equipment or operating conditions typically
associated with the proposed zoning designation create traffic, noise, smoke, fumes, glare, odors
or any other products that would be detrimental to any people, property or the general welfare?

There will be no detremental impact on the area surrounding the subject parcel resulting frfbm

the proposed zoning designation. The impact of the proposed uses will be similar to tradit}onal

use(s) on the property.

Will the use be compatible with the natural environment and be designed to encourage ‘
conservation of natural resources and energy?

The proposed uses for the parcel are compatible with the surrounding environment. The building

|
will be designed to use sustainable materials as appropriate and energy usage will be minimizetpge 37 of 154




Does the proposed zoning designation meet an apparent need that exists in the City that is
being met by the amount of land currently zoned as such?

The CBD is fully developed with no undeveloped land that could accomodate the

not

uses and building configuration as proposed on the subject parcel.

Is the proposed rezoning consistent with the intent and purpose of the Zoning Ordinance a
most recent updates to the Master Plan (2011)?

nd the

The proposed uses are consistant with the intent of the existing zoning district. However,

the existing building configuration and site conditions require rezoning to CBD to ensure

proposed modifications are compliant with the ordinance.

Do existing conditions on the property (physical, geological, hydrological, etc.) allow for t
land to accommaodate typical uses associated with the proposed zoning designation?

The parcel has no physical traits that would inhibit uses typical found in the proposed zon

ing

district.

Along with this application, the following information shall be required (from Section 5.19

of the Zoning Ordinance) in order for an application to be deemed complete and submitted
Planning Commission for evaluation:

o}
o
o

A legal description and street address of the subject property.

A map identifying the subject property in relation to surrounding properties.
The name, signature and address of the owner of the subject property; a statement o
applicant’s interest in the property if not the owner in fee simple title, and proof of
consent from the property owner.

A site analysis at a scale not less than 1”=100" or aerial photography illustrating exi
conditions on the site and adjacent properties such as woodlands, wetlands, soil

1(1)
to the

f the

sting
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hundred (200) feet of the subject site.
A written evaluation to support that the request addresses consistency with the City
master plan, demonstrates all uses in the requested zoning district will be compatib
the surrounding area and other similar factors.

The Planning Commission and/or City Council may require a traffic impact analys
rezoning that results in potential uses that would be expected to have fifty (50) or n
peak hour directional trips or five hundred (500) or more vehicle trips daily.

AFFIDAVIT
L, the undersigned, do hereby make application to the City of Charlevoix for approval of th
proposed rezoning application which has been completed in accordance with the City of

Charlevoix Zoning Ordinance. I certify that the property owner has authorized the propose

work, and that I have been empowered by the owner to make this application as his/her sel
agent. I agree the statements made in the above application and associated documents are t
and if found not to be true, the approval of the rezoning may be void. I also agree to comp
with the conditions and regulations required by the approved rezoning amendment. Furthe
agree that if the rezoning application is approved, it is approved with the understanding th
individual(s) or organization(s) applying for that rezoning amendment (or those individual
organization(s) represented by the applicant) will comply with all applicable sections of thg
of Charlevoix Zoning Ordinance. For purposes of site inspection, I also agree to notify the

of Charlevoix Zoning Administrator when locations of lot lines are located and staked on tl

ground. Ialso agree to give permission for officials of the City of Charlevoix, the County,
the State of Michigan to enter the property subject to this permit application for purposes o

inspection. Iunderstand that the City may impose conditions of approval and that the cond

must be met by the specific times as defined in the adopted rezoning amendment. Finally,
necessary, I understand that this is a rezoning application, and if approved, construction of

structures cannot be implemented until applicant has applied for and the City has issued a z

permit or site plan review.

Property Owner Signature or Authorized Agent:

r’s
le with

s fora

nore

[¢]

d
ected
rue,
ly

r,

at the

S) or
> City
City
e
and

f
itions
if

any
oning

Date:
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ENTERTAINMENT CONCEPT: CHARLEVOIX REC ROOM
CONCEPT RENDERING: PHASE 1 ENTERTAINMENT LAYOUT VERSION 2.080425 PREPARED FOR SILVA PROPERTY MANAGEMENT
NO CASH VALUE LLC. 3620 FORT DRIVE WATERFORD, MI 48328 @ncvllc.com :: August 11, 2025:: CHARLEVOIX, MI
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4

CITY OF
4CHARLEVOIX
PLANNING COMMISSION AGENDA ITEM
AGENDA TITLE: _Conditional Rezone Application. Project RZ 2024-02 115 Hurlbut Street
HEARING DATE: Monday, September 8, 2025, 6:00 PM
PRESENTED BY: Jonathan Scheel Director Planning and Zoning
ATTACHMENTS: | 1. Application from the applicant

2. Project file RZ 2024-02
3. Downtown Charlevoix Futures
4. Master Plan pages 90-94, 104,105, 107

I: GENERAL INFORMATION:

Applicant:

Property Owner:

Requested Action:

Current Zoning:
Project Location:
Legal Description:
Project Site Size:

Existing Land Use:

Adjacent Land Uses:

Adjacent Zoning:

John Paul Silva

115 W Hurlbut LLC

123 Lake Shore Road
Grosse Pointe, MI 48236

Conditional Rezone from Commercial Mixed Use (CM) to Central
Business District (CBD)

Commercial Mixed Use

115 Hurlbut Ave. W.

DDA 1984 - LOTS 1 & 2 BLK 1 MASONS ADDITION.

27,846 +- Square feet

Indoor Sports

Retail shopping center to the north. Offices and retail complex to the
east. Single multi-family residential units to the south. No development

to the west.

Central Business District to the north. Commercial Mixed-Use to the east
and west. Residential Two (R2) to the south.
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I1.

PROJECT DESCRIPTION/LOCATION:

This is a request for the conditional rezone of a commercial mixed-use lot located at 115
Hurlbut W. Street to Central Business District. The subject property is in the CM zone district.
The subject lot is 27,846 +- square feet. There is an existing building (former school) on the lot.
It is non-conforming and sits on the western property line and the front property line (zero lot
line).

Charlevoix County Advanced Tax Parcel Map 2016.
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Google Maps.

The purpose of this Staff Report is to evaluate this proposal against the procedures and criteria
outlined in Section 153.007 of the City of Charlevoix Zoning Ordinance.

III. TIMING AND AUTHORITY:

Page 3 of 7
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The Rezone application was submitted on August 7, 2025. This is first review of the proposal
to allow the commission to ask questions or request additional information. This is not a public
hearing or will a decision be made at this time. The notice for the public hearing will be
advertised in the Charlevoix Courier on September 12, 2025. Notice of the hearing was sent to
adjoining landowners and tenants within 300 feet of the property on September 5, 2025.

IV.  ZONING ORDINANCE

§ 153.007 CONDITIONAL ZONING.

(A) An applicant requesting a rezoning may voluntarily offer a conditional zoning agreement along with an
application for rezoning before, or following, the public hearing for a proposed rezoning. A decision to submit a
conditional zoning agreement shall be pursuant to the Zoning Act and this chapter.

(B) The conditional zoning agreement shall be in writing, executed by the applicant and the city and recorded
with the county’s Register of Deeds.

(C) The conditional zoning agreement may include limitations on the uses permitted on the property in
question, specification of lower density or less intensity of development and use; may impose greater
restrictions on the location, size, height or other measure for buildings, structures, improvements, setbacks,
landscaping, buffers, design, architecture and other features; or may provide for financing and installation of
public works necessary to serve the proposed project.

(D) (1) The conditional zoning agreement shall not authorize uses or developments of greater intensity or
density, or uses and developments that are not permitted in the proposed zoning district.

(2) The conditional zoning agreement may not permit variations from height, area, setback or similar
dimensional requirements that are less restrictive than the proposed zoning district; however, any variance
approved by the Zoning Board of Appeals in accordance with §§ 153.035 through 153.042 of this chapter may
be allowed as part of a conditional rezoning agreement.

(3) If a special land use or site plan review is required by this chapter for the use proposed or subject to
conditions within the rezoning agreement, the use(s) shall comply with the review and approval requirements as
applicable prior to establishing or commencing the use(s).

(E) The conditional zoning agreement shall include conditions that bear a reasonable and rational
relationship and/or benefit to the property in question. The conditional zoning agreement may include conditions
related to the use and development of the property that are necessary to:

(1) Serve the property with improvements including, but not limited to, the extension, widening or
realignment of streets; construction or extension of utilities and other infrastructure improvements serving the
site; or the construction of recreational facilities serving the site or uses thereon;

(2) Minimize the impact of the development on surrounding properties and the city overall; or

(3) Preserve natural features and open space beyond what is normally required.

(F) In addition to any limitations on use or development of the site, preservation of site features or
improvements described above, the conditional zoning agreement shall also include the following:

(1) An acknowledgment that the conditional zoning agreement was proposed voluntarily by the applicant;

(2) A statement that the property shall not be developed or used in any manner that is not consistent with
the conditional zoning agreement;

(3) A statement that the approval of the rezoning and the conditional zoning agreement shall be binding
upon and inure to the benefit of the property owner and the city, and also their respective heirs, successors,
assigns, receivers or transferees. Where the applicant for rezoning is acting on behalf of the landowner through
some form of purchase agreement or other mechanism, then the landowner must also consent and sign the
agreement;

(4) A statement that, if a rezoning with a conditional zoning agreement becomes void in accordance with
this section, that no further development shall take place and no permits shall be issued unless and until a new
zoning district classification for the property has been established;

(5) A statement that no part of the conditional zoning agreement shall permit any activity, use or condition
that would otherwise violate any requirement or standard that is otherwise applicable in the new zoning district;

(6) A legal description of the land to which the agreement pertains; and

(7) Any other provisions as are agreed upon by the parties.

(G) The conditional zoning agreement shall be reviewed concurrently with the petition for rezoning following
the process in§ 153.006(C) above and the following.
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(1) The conditional zoning agreement may be submitted prior to or following the Planning Commission
public hearing. If the agreement is provided following the public hearing it must be reviewed by the Planning
Commission prior to the Planning Commission making its recommendation on the rezoning to the City Council.
The conditional zoning agreement shall be reviewed by the City Attorney to determine that the conditional
zoning agreement conforms to the requirements of this section and the Zoning Act and shall confirm that the
conditional zoning agreement is in a form acceptable for recording with the county’s Register of Deeds.

(2) Following the public hearing for a proposed zoning amendment, the Planning Commission shall make a
recommendation to the City Council based upon the criteria listed in division (D)(1) above. In addition, the
Planning Commission shall consider whether the proposed conditional zoning agreement:

(a) Is consistent with the intent of this section;

(b) Bears a reasonable and rational connection or benefit to the property being proposed for rezoning;

(c) Is necessary to ensure that the property develops in such a way that protects the surrounding
neighborhood and minimizes any potential impacts to adjacent properties;

(d) Is necessary to allow the rezoning to be approved, in that the property could not or would not be
rezoned without the proposed conditional zoning agreement;

(e) Leads to a development that is more compatible with abutting or surrounding uses than would have
been likely if the property had been rezoned without a conditional zoning agreement or if the property were left
to develop under the existing zoning classification; and

(f) Is clearly in the public interest and not inconsistent with the recommendations of the city’s Master
Plan.

(3) If a conditional zoning agreement has been offered by the applicant and recommended for approval by
the Planning Commission, the City Council may approve the conditional zoning agreement as a condition to the
rezoning if it meets all requirements of division(G)(2) above. The conditional zoning agreement shall be
incorporated by attachment or otherwise as an inseparable part of the ordinance adopted by the City Council to
accomplish the requested rezoning.

(4) If the rezoning and conditional zoning agreements are approved, the zoning classification of the
rezoned property shall consist of the district to which the property has been rezoned and a reference to the
conditional zoning agreement. The Official Zoning Map shall specify the new district, plus a parenthetical “CZ” to
indicate that the property is subject to a conditional zoning agreement (i.e., “R1 (CZ)"). The City Clerk shall
maintain a listing of all properties subject to conditional zoning agreements and shall provide copies of the
agreements upon request.

(5) The approved conditional zoning agreement shall be recorded with the county’s Register of Deeds.

(6) Any uses proposed as part of a conditional zoning agreement that would otherwise require approval of
a special land use or site plan approval shall be subject to the applicable review and approval requirements of
§§ 153.230 through 153.239 and 153.243 through 153.257 of this chapter.

(H) (1) The rezoning and conditional zoning agreement shall expire one year after adoption of the rezoning
and conditional zoning agreement, unless substantial construction on the approved development of the property
pursuant to building and other required permits issued by the city commences within the one-year period and
proceeds diligently to completion, unless extended by the City Council for good cause.

(2) In the event that substantial construction on the approved development has not commenced within one
year, the conditional zoning agreement shall be void.

(3) Should the conditional zoning agreement become void, all development on the subject property shall
cease and no further development shall be permitted. Until action satisfactory to the city is taken to bring the
property into compliance with the conditional zoning agreement, the city may withhold or, following notice to the
applicant and being given an opportunity to be heard, revoke permits and certificates, in addition to, or in lieu of,
any other lawful action to achieve compliance.

(4) Notwithstanding the above, if the property owner applies in writing for an extension of the conditional
zoning agreement at least 30 days prior to the expiration date, the City Council may grant an extension of up to
one year. Further extensions may be granted by the City Council, although the number of previous extensions
granted to a particular conditional zoning agreement shall be considered in relation to the diligent effort of the
land owner to satisfy the conditions of the agreement.

(I) If the rezoning and conditional zoning agreement becomes void as previously outlined, then the land shall
revert back to its prior zoning classification as set forth in the Zoning Act. The Zoning Administrator or designee
shall initiate the rezoning to the prior zoning classification and notify the land owner and/or developer of the
reversion of zoning by registered letter.

(J) Provided that, all development and/or use of the property in question is in compliance with the conditional
zoning agreement, an authorized use or development may continue indefinitely; provided that, all terms of the
conditional zoning agreement continue to be met.
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(K) The conditional zoning agreement may be amended by the city with the landowner’s consent in the same
manner as was prescribed for the original rezoning and conditional rezoning agreement.

(L) Nothing in the conditional zoning agreement, nor any statement or other provision shall prohibit the city
from later rezoning all or any portion of the property that is the subject of the conditional zoning agreement to
another zoning classification. Any rezoning shall be conducted in compliance with this chapter and the Zoning
Act.

(M) The city shall not require an owner to offer conditions as a requirement for rezoning. The lack of an offer
of conditions shall not affect the owner’s rights under this chapter.

(N) The city is not required or obligated to accept any or all conditions offered by a developer on a rezoning
application. In no way is an offer of a conditional zoning agreement the basis for requiring the city to approve a
rezoning application.

V. FINDINGS OF FACT

(1) In considering a rezoning application, the Planning Commission and the City Council shall
consider the following criteria in making their findings, recommendations and decisions:

(a) Consistency with the goals, policies and future land use map of the Charlevoix Master Plan,
including all applicable subarea and corridor studies. If conditions have changed since the Master Plan
was adopted, then consistency with recent development trends in the area shall be evaluated;

Page 93-94 of the Master Plan and page 104, the Future Land Use Map shows this area as the start of
the Charlevoix Corridor. The Charlevoix Corridor is a transitional zone that permits a mix of
commercial, professional and medical offices, residential, and civic, and transitional or temporary
spaces that can be used as business incubators. (Downtown Charlevoix Futures page 20-22) The
current zoning ordinance describes the CBD as: Central Business District. This zone regulates land
within the area traditionally considered to be Downtown Charlevoix. Its purpose is to support the
central activity area of the city by accommodating a mix of retail, office, service, entertainment and
residential uses in a walkable, pedestrian-friendly environment. Business uses which are inconsistent
with this purpose or which detract from the convenience of this district are not permitted.

The vast majority of the permitted uses allowed in the current Mixed Use designation of the property
align with permitted uses in the requested Central Business District. The proximity to downtown makes
this an appropriate area for higher density housing, restaurants and shops similar to the existing
Central Business District and currently allowed in the zoning district Mixed Use.

(b) Whether development under current zoning is impractical or less reasonable than the
requested or desired zoning district given factors such as development trends;
As described above, both the existing zone district and the requested zone district have most of the
same allowed uses.

(c) Capability of the site’s physical, geological, hydrological and other environmental features
to accommodate the potential uses allowed in the proposed zoning district;

This parcel sits approximately 18 feet higher in elevation than the current downtown. The elevation
change may hinder the walkability you would expect for a “downtown” business (Downtown

Charlevoix Futures page 20-22).

(d) Compatibility of all the potential uses allowed in the proposed zoning district with
surrounding uses and zoning in terms of land suitability, impacts on the environment, noise, density,
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nature of use, traffic impacts, aesthetics, infrastructure, impact on the ability to develop adjacent
properties under existing zoning and potential influence on property values;

As described in (b), the existing zone district and the proposed district have mainly similar allowed
uses. When comparing what is allowed, the proposed zone district allowed uses would have similar
impacts to the neighborhood as those allowed presently. The main differences would be the setbacks
and heights of structures. Current MU District has 15’ front, 20’ rear and 10 interior side yard
setbacks with a maximum height of 35° for structures. The CBD has zero-lot line setbacks and a
maximum structure height of 40 feet. Those differences, mainly the zero-lot line, may impact the
residential neighborhood to the south.

(e) Capacity of city infrastructure and services sufficient to accommodate the uses permitted in
the requested district without compromising the health, safety and welfare of the city;

This parcel has all city infrastructure and facilities available nearby. Many have been upgraded in the
last few years

(f) The apparent need for the types of uses permitted in the requested zoning district in the city
in relation to the amount of land in the city currently zoned to accommodate that need;

Developable parcels for many of the uses allowed in the CBD, near, or downtown are nonexistent.
Existing parcels are small and couldn’t be built to the scale necessary to make sense to redevelop. The
need for additional entertainment, multifamily housing and parking is already here with little land
availability to develop those uses.

(g) Other factors as determined by the Planning Commission and the City Council.
(2) Where a rezoning is reasonable given the above criteria, a determination shall be
made that the requested zoning district is more appropriate than another or by amending the list of

permitted or special land uses within a district.

VI. PLANNING COMMISSION OPTIONS:

The City of Charlevoix Planning Commission has the following options for Rezone RZ 2024-
02

1. Deny Conditional Rezone 2025-01 RZ based on specific findings of fact that the
application does not meet the review criteria in Section 153.007

2. Approve Conditional Rezone 2025-01 RZ based on specific findings of fact that the
application does meet the review criteria in Section 153.007 and send to City Council
with recommended approval.
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Charlevoix Planning Commission
Old Business

Title: Neighborhood Design Guidebook
Date: September 8, 2025

Presented By: Jonathan Scheel, Director of Planning & Zoning

Background:

This Guidebook has been prepared to assist the residents of Charlevoix in caring for their residential
neighborhoods while those neighborhoods grow and change. As each project that is built affects

and shapes the neighborhood, each of us who initiates a project becomes one of the designers of our
neighborhoods. A neighborhood with twenty houses may have twenty designers shaping it as a place.
As such, it is important that we work together so that the resulting design, the neighborhood, is
coherent and comprehensive. Unlike a large project, however, many of the initial designers of

our neighborhoods left us many years ago. Their legacy lives in the houses and streets and
subdivisions they left behind. As designers of our neighborhoods, it is important that we respect the
intentions of

the original designers. We do this by looking at their work, supporting it and adding to it in ways that
are harmonious

Recommendation:

Continue to review, discuss, make changes as needed

Attachments:

1. Residential Design Guidebook 2
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Preface

As part of the ongoing development of an effective Design Review
Process for the City of Charlevoix, the Charlevoix Planning
Commission has been developing a Neighborhood Design
Guidebook.

The Neighborhood Design Guidebook represents nearly a year
of concentrated effort on the part of the Planning Commission
and the Department Planning and Zoning to develop a
document which would be informative, useful to a range of
interested parties and comprehensive with regard to the
character and charm of Charlevoix neighborhoods.

This Guidebook has been released for distribution to aid Design
Review applicants, Design Professionals and Design Review
consultants in understanding the process and in seeing their
role in the making of Charlevoix neighborhoods.

It is our hope that this Guidebook will be helpful and that current
and future applicants will provide feedback regarding its usefulness.

The Guidebook will continue to undergo development and
refinement based on feedback received from the community and in
reaction to trends in neighborhood development.

Charlevoix Planning Commission
Charlevoix Planning and Zoning Department

City of Charlevoix Neighborhood
Design Guidebook
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Introduction

Introduction

This Guidebook has been prepared to assist the residents of
Charlevoix in caring for their residential neighborhoods while those
neighborhoods grow and change.

This sentiment led to the creation of the Neighborhood Design Review
Process in 2025 and has been the driving force behind our efforts to
clarify that process and make it more user friendly.

The following document includes supportive information defining
the background of the Design Review Process as well as a general
philosophy of neighborhoods as important building blocks of our
community. It also includes an expansion of the original criteria
stated as the basis for Design Review.

Our goal in preparing this document is to clarify the Neighborhood
Design Review Process so that it becomes familiar to all residents
of Charlevoix. It is intended to make the process positive and user-
friendly. It is a tool that we can use to conserve the character and
feeling of our residential neighborhoods.

As each project that is built affects and shapes the neighborhood,
each of us who initiates a project becomes one of the designers of
our neighborhoods. A neighborhood with twenty houses may have
twenty designers shaping it as a place. As such, it is important that
we work together so that the resulting design, the neighborhood, is
coherent and comprehensive.

Unlike a large project, however, many of the initial designers of

our neighborhoods left us many years ago. Their legacy lives in the
houses and streets and subdivisions they left behind. As designers of
our neighborhoods, it is important that we respect the intentions of
the original designers. We do this by looking at their work, supporting
it and adding to it in ways that are harmonious.

The information assembled in this Guidebook will assist applicants in
fulfilling their role as contributors to the neighborhood design.

The Guidebook is structured into three primary components:

Introduction and Users Guide
Neighborhood Design Guidelines
Appendices

It is hoped that each applicant will review the entire Guidebook and
take advantage of the information that has been prepared. In some
cases, applicants who build projects in the city often may only need to
review the actual Guidelines with respect to each successive project.

Additionally, it is hoped that homeowners involved in additions or
new construction will find the Guidebook useful in communicating
with their Design Professionals and in extended involvement in the
realization of their projects.

Refer to Appendix A for a more detailed discussion of Charlevoix
history and the need for Neighborhood Design Review.

Refer to Appendix B for a detailed explanation of the Design Review
process.

Refer to Appendix C for a bibliography describing useful resources for
further inquiry into positive neighborhood design.

City of Charlevoix Neighborhood
Design Guidebook

Introduction
Page 1
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Introduction

What is a Neighborhood

The Design Review Process and the Neighborhood Design Guidebook
were created to help conserve the valuable character of the original
neighborhoods. It is the intent of this Guidebook and the Design
Review process to support the positive characteristics of our existing
neighborhoods.

That intention is based on the following premises regarding
neighborhood design:

The neighborhood is a place, with a character and a boundary. It
can be seen as a room. It is a setting for the houses, composed
of the street width, trees, setbacks, and street configuration.

It is also composed of the various characters of the original
house which defined it. That composition includes a pattern of
driveways, garages, porches, building types and landscaping.

The house is an object within that room, and, as such, has a
role to play in further defining the character of that room. Where
the original houses define the neighborhood, newer houses and
additions should support that definition.

Because of the diversity of architectural style within many
neighborhoods, a neighborhood's architectural identity is
based more on common patterns shared by all houses. These
patterns include similarities in mass, scale, complexity of form,
relationship to the street and to each other. The essential
nature of the neighborhood is most often embodied by the
patterns shared between the original houses that formed that
neighborhood.

Neighborhood conservation is dependent not only on

appearance but on the various interfaces that occur within our
neighborhoods. These may include the links between residential
and commercial areas, auto oriented neighborhoods and people
oriented neighborhoods, park and school centered neighborhoods
and other elements which become the foundations for variety in
our community.

The older houses and formative elements of our neighborhoods
offer value to the community like wise elders. They inform us of
our past, define our roots and connect us to our culture. They
warrant respect and emulation.

The first exercise is to define the neighborhood. Unlike many cities,
Charlevoix does not have a series of neighborhoods or districts
defined by a map. Yet there are distinctive areas of the city which
most residents understand. Those areas are defined by the character
of their streets and the styles of house lining those streets. Additional
defining elements include proximity to particular geographic and
human-made features and often, most importantly, the age of the
neighborhood.

Due to this diversity this guidebook does not attempt to define
specific neighborhoods or geographic areas in Charlevoix. Instead
we have adopted an intention to define a neighborhood at a smaller
scale by the immediate characteristics surrounding a given project.

This means that the neighborhood of concern is the one that most
closely relates to a particular application. The following pages include
tips on how to identify the neighborhood surrounding a given project
and how to use that neighborhood to inform the project regarding
compatibility and harmony with the existing character.

What Is A Neighborhood
Page 2
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Neighborhood Design Guidebook

Page 71 of 154



Introduction

Neighborhoods

Each application will be reviewed in the context of an existing
neighborhood. It is important that each Design Professional has a
thorough understanding of the neighborhood in which they are
designing.

There may not be a clear boundary defining the neighborhood. It
will be necessary to look closely at the common elements that make
up the neighborhood, to identify their character and come to an
understanding regarding the appropriate boundaries.

This is a typical exercise in the design of any project in which context
is important.

Neighborhoods are highly variable entities. For the purposes of
Design Review, the neighborhood will be the basis for many of the
following guidelines.

The neighborhood is loosely defined as the block in which the subject
property is located. The block may be bounded by the nearest corners
in each direction. This, however, is not the only criteria for defining

a neighborhood. The houses behind the subject property are also
affected by projects.

The neighborhood is also defined by the area of influence around
the residence. This may be the extent of the physical boundaries of
the neighborhood which are experienced or seen from the subject
residence. It may also mean the area visible from the front yard, or
the area in which children could be easily monitored. It can extend to
the home of a friend, to a park or a school.

The bounds of a neighborhood are defined by the extent to which the
subject residence may affect it, both visually and functionally.
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Introduction

The neighborhood is often perceived by a particular resident to the
extent to which you might walk to borrow a cup of sugar or talk about
the progress of the garden. This could be described as the distance
you might travel and still know your neighbors.

It may be bounded by the extent of residential space. Neighborhoods
near State Street or Carpenter Avenue may change rapidly as they
approach the business streets. In these instances, the example
components of a neighborhood may all occur on one side of the
subject property.
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Introduction

Understanding Neighborhood Patterns

Charlevoix is made up of a number of distinctive neighborhoods as
well as a number of neighborhood types. In this Guidebook, we are
concerned with neighborhood types and how they affect Design.

It is not the intent of this Guidebook to create or utilize formal
neighborhood boundaries as might be found on a map. Similarly,
subdivision boundaries and other administrative demarcations may
not be the actual limits of the physical neighborhood.

We are more concerned with the characteristics of a particular
place. Those characteristics will be part of the larger neighborhood
structure. We will refer to those characteristics as patterns.

o S8

Tudor Revival

Modified Shingle Style

In defining neighborhoods, the style of houses present may not be the
critical factor. In many neighborhoods, there exist a number of styles.

More often it will be the mass and scale of buildings that is similar
and binds them together. Houses of many different styles may share
common traits relating to mass and scale.

In neighborhoods of many styles, these will be the critical factors in
identifying a neighborhood pattern.

City of Charlevoix Neighborhood
Design Guidebook
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Introduction

Formative Elements

The neighborhood is also defined by its formative elements. This
will generally refer to the original houses in the neighborhood. It
can also refer to the most common houses in the neighborhood,
particularly when they are of similar generation. This item may also
include consideration of the original subdivision and other historical
elements.

The neighborhood will also be defined by the extent of example
houses. The predominant style or character in a neighborhood may
be limited to one block or may extend for many blocks. This will
become a defining component of the neighborhood.

There will often be houses that may not support the character of the
existing neighborhood.
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Introduction

Example Houses

It is the intention of these guidelines to help conserve the unique
character of many of Charlevoix's neighborhoods. This need arose
out of the perception that character is being diminished in many of
the neighborhoods by the addition of new structures and additions
that are not compatible with those neighborhoods.

The first step in designing houses compatible with the neighborhood
is to understand the neighborhood. This requires visits and close
looks at what is already there. It also requires a desire to design a
house or addition that compliments the neighborhood rather than
ignoring it.

Throughout this Guidebook, we will use the term "Example Houses".
This term is intended to refer to the group of houses that represent
the positive neighborhood patterns we are attempting to support.

It will be important for the Design Professional as well as the Design
Reviewer to identify Example Houses in the neighborhood in order to
generate a successful design and perform a meaningful review.

Certain houses will stand out from the neighborhood fabric as clearly
inconsistent. They will stand out not just because they are different,
but because they are more massive, less respectful of impacts on
neighbors or of a markedly inconsistent architectural style.

In a neighborhood of small Bungalows built in the 30's, there may
be one or two examples of large houses which were constructed
within the last few years. While these houses certainly are a part of
the neighborhood fabric, they should be excluded from
consideration as the defining character of the neighborhood.

These exclusions may be considered for any of the
criteria below. When a handful of houses break away from
the formative pattern of the neighborhood in any of the
patterns described below, they should not be considered
as critical elements of the neighborhood character.

Example Houses

It is important not to consider "mistakes" from the past as
important elements of a neighborhood. Many incompatible
projects have been built already, that is why Neighborhood
Design Review was created: to avoid repeating these mistakes.
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Introduction

Things to look for in identifying and understanding neighborhood
patterns:

The shape of the street and the extent of the street visible from the
applicant residence.

The locations and styles of houses that were part of the formative,
original fabric of the neighborhood: Example houses.

The location and style of houses that were obviously not part of the
formative fabric of the neighborhood.

The extent to which newer houses are or are not compatible with the
neighborhood character.

Additions and new construction that are consistent with the
neighborhood character and that of the example houses in the
neighborhood.

Additions and new construction that are not consistent with the
character of the neighborhood.

The extent to which the neighborhood looks like it is a cohesive and
unified whole while exhibiting diversity and visual interest.

Street landscaping and street trees.

The general location of houses on the street and the ways that those
houses meet the street: porches, walk, landscaping.

The general height and mass of the houses in the neighborhood.

The extent of consistent neighborhood fabric, based on the original
period of the houses and example residences which define the
neighborhood character.

Certain special circumstances such as the proximity of business
streets, schools, or other notable boundaries.

Parking and garage patterns.

General level of interactions between houses in the neighborhood and
with adjacent or overlapping neighborhoods.

Understanding Neighborhood Patterns City of Charlevoix
Page 8 Neighborhood Design Guidebook
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Introduction

Identifying Patterns in Existing Houses

When considering additions to existing houses, consistency with the
existing architecture will be a critical component of neighborhood

compatibility. Tudor Revival

New additions should harmonize with their existing houses and the
completed house should look like a cohesive design. Ideally, there
should only be subtle evidence that an addition was done.

Many of the houses that have sparked the need for design review
include those with additions that do not relate to the existing house,
that generate negative impacts for the neighbors, and that create a
chaotic visual field for the neighborhood.
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Design Professionals should consider the architectural style of the
existing house as an important element of the design process. It

{A is a given, much like the site constraints, the budget and the owner's
design requirements.

When the existing character of a house is respected, good designs
result with little effort or compromise.

When the existing architecture is ignored, bad designs result and
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iy compatibility is much harder to achieve.
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Introduction

The patterns in an existing house, beyond the basic style of the
house, will include the general mass and bulk, the complexity of the
plan and the details and finishes used to envelope that plan.

Design professionals should not only consider the style, but should
look closely at the details. Windows should be measured and
cataloged, trims should be inventoried and similar profiles should be
used.

Most importantly, the Design Professional should work with the
project during construction to ensure that the design intentions are
realized by the contractor.

The completion of a design only occurs when a building is built. It
is very easy, and common, for critical elements of a design to be lost —
during construction. Suburban Contemporary

Design Professionals should carefully review window selections, trim Things to look for in identifying and understanding patterns in an
profiles and exterior components to ensure that what was specified is existing house:
being constructed.

The general architectural style.

The level of complexity of the footprint: are there lots of bays,
porches, extensions and appurtenances. Or is the house plan
simple and plain.

The type, slope, configuration of the existing roof system.

The size, proportion and style of openings such as doors,
windows, vents.

The details of the roof including overhang dimensions, fascia
profiles, trims and supporting construction.

The details of appurtenances such as porches including post
sizes and configuration, railing details, roof intersections and
decorative components.

Colonial Revival

The details and construction of windows and doors, with
particular attention to the window casing or stucco molding.

Identifying Patterns In Existing Houses City of Charlevoix
Page 10 Neighborhood Design Guidebook
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Using the Guidebook

Intentions for the Guidebook

The Neighborhood Design Guidebook is an important tool in the
process of making and conserving our residential neighborhoods. It
is intended to be a resource for applicants, designers, architects and
design reviewers.

This Guidebook is not intended to be an instructional manual on
residential design. It is anticipated that each project will include
competent designers who are well versed in such matters. This
document is intended primarily to address specific neighborhood
concerns and to lay the groundwork for positive communication
regarding applications.

The Guidebook is not intended to be a "cookbook" for compatible
design. Rather it is intended to be the foundation of a comprehensive
design process initiated by each applicant for a residential project.

It is clearly understood that good neighborhoods, as well as

good houses, don't come out of cookbooks. They grow out of the
consideration of a wide range of needs. This Guidebook is intended to
express the needs of the neighborhood and the community.

It is our hope that the Guidebook will provide guidance and
inspiration for each applicant to embrace the concept of
neighborhood compatibility as a positive effort. It is our belief that
adherence to the principles embodied in the book will not only
make our neighborhoods better, but will also serve to enhance the
individual project concerned.

Components of the Guidelines

The Guidebook defines a number of "Components". These
Components are important areas of consideration when designing a
building for Neighborhood Compatibility. They include considerations
ranging from placement of buildings on a lot to the visual impact of
window configurations.

Each component includes a description of its considerations,
examples and a reference to the Design Review Ordinance Findings
that are applicable.

Each component may or may not apply to a particular application.
As each project is different, and each neighborhood as well, they
will be used in different ways on each project. Which components
are important will be a question addressed by each applicant, by
the Design Reviewer assigned to the project and to the Planning
Commission.

These components coincide with the structure of the Design Review
Ordinance. Each General Component includes a number of Specific
Components that address specific aspects of neighborhood design.
These items are discussed briefly and supported with graphic
demonstrations where appropriate.

Each component also includes a short list of Criteria by which a
particular application can be measured.

When to Use the Guidebook

The Guidebook should be used throughout the design process. It can
be a useful tool for homeowners and designers in understanding the
process as well as the desire for neighborhood compatibility.

It is also a useful tool for the Design professional and the Design
Reviewer in communicating design concerns.

It should be noted that construction level drawings are not required
for Design Review. In fact it is advisable that Design professionals
develop only schematic level drawings for the process.

City of Charlevoix Neighborhood
Design Guidebook

Using the Guidebook
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Using the Guidebook

The chart below represents the important steps in designing a
house or an addition and in obtaining approval from various City
of Charlevoix departments. Each applicant should review the
requirements of each department as a normal part of the design
process.

It is recommended that design professionals and homeowners review
this Guidebook during the early stages of design. The Guidelines
can be helpful in shaping the design and can ultimately reduce the
processing time for the application.

Applicants who address Design Review issues after design is
complete often find that multiple review meetings are necessary and
that redesign may be necessary.

Step 1 Step 2

It is also recommended that applicants submit schematic designs
during the Design Review process rather than construction level
drawings. There may be adjustments to the design that arise out of
Design Review and it is usually more efficient to incorporate those
adjustments during schematic design rather than after construction
level drawings are complete.

As the Design Review process occurs, drawings can be completed
simultaneously, thus reducing the overall design/approval period.

For a detailed explanation of the Design Review Process, refer to
Appendix B.

Step 3

Research

Design Professionals should review
the Guidebook prior to starting

Design

Design Professionals should review
the Guidebook during the design

Submit application to the
Planning Department

design process and when communicating
ith homeowners
Step 4 ¢ Step 5 Step 6

Planning Commission -
Design Review

Planning Commission -

Submit application to the

If other than R-1 or R-2 PC will make > Action on the Project > Zoning Administrator
suggestions on the project design
based on the Design Guidebook

A

Step 4a

Referral to Design Reviewer
If the Planning Commission determines it necessary, the project will
be referred to a Design Reviewer. The Design Reviewer should use

the Guidebook when reviewing the design and communicating with
the Design Professional

Using the Guidebook
Page 12
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Using the Guidebook

How Homeowners Can Use The Guidebook

The Guidebook can be a tremendous resource for homeowners. Ideally, the Guidebook should be reviewed in the early stages of design
in conjunction with the work of the Design Professional.

The Guidebook can help solidify ideas that the homeowner may already have about the look and feel of the proposed project.

It can also help make homeowners aware of the impact their plans may have on the neighborhood so that effective design can
minimize that impact.

How Design Professionals Can Use The Guidebook

Design Professionals should review the Guidebook immediately after being hired by a client. It should be one of the first steps in the
research efforts prior to design, equal in importance to Building Code research and Zoning Ordinance research.

The Design Professional should also use the Guidebook as a tool to inform the client about impacts and issues that may be of concern
to the community. In this way the Designer can guide the client toward solutions that will benefit the neighborhood.

How Design Reviewers Can Use The Guidebook

Design Reviewers should use the Guidebook as a basis for commentary on the design for a given applicant. The book can be a useful
tool in explaining concerns and informing applicants about alternatives.

It can also be used as a means to recommend solutions which might be necessary to achieve a base level of neighborhood compatibility.

Finally, it can, if necessary, serve as a checklist for areas of concern which might require adjustments.

City of Charlevoix Neighborhood Using the Guidebook
Design Guidebook Page 13
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Introduction to Guidelines, Findings

The following Guidelines represent specific considerations for
Neighborhood Compatibility. These Guidelines should be used
during the design process, rather than at the end, to enhance a
projects ability to fit within, and support the character of, a particular
neighborhood.

These Guidelines are not intended to require a particular style. Rather,
they are intended to give the homeowner, designer and the City

of Charlevoix tools to ensure that the quality and character of the
neighborhood is maintained and enhanced.

Consistency with the architectural patterns of an existing
neighborhood is an important step in maintaining neighborhood
character for future generations. New designs and additions must be
compatible with their neighbors in positive ways so that interesting,
friendly and viable neighborhoods result.

(Refer to Introduction Part i.3 for methods used in defining the
subject neighborhood and identifying example houses).

The example houses in the neighborhood will exhibit a particular
pattern regarding location on the lot, space between houses and
adjacent structures and the amount and quality of space between
adjacent neighbors. Design professionals should look closely at the
existing patterns prior to developing a design so that design work
will address neighborhood issues while satisfying the needs of the
applicant.

Observation will allow the design professional to identify common
aspects of example houses in the neighborhood regarding mass,
scale, roof height and configuration, location of appurtenances such
as porches and bays, and the kinds of outdoor space developed.

These patterns, once identified, should be used to inform proposed
designs as to their compatibility with existing neighborhood patterns.

The larger goal is to establish criteria by which we manage change
within a neighborhood so that all neighbors feel the results are
positive.

The Neighborhood Design Guidelines have been prepared as a tool
for use in complying with the City of Charlevoix Design Review
Ordinance.

For the Planning Commission to act on an application that has gone
through the Design Review process, the Commission must cite
findings for or against approval of the project. The Findings are
defined in the Ordinance as follows:

Findings:

Compatibility of the architectural style with that of the existing
character of the Neighborhood.

Respect for the parking and garage patterns in the existing
neighborhood.

Architectural style, consistency, mass and bulk of structures,
including accessory structures.

Interface of the proposed structure with the structures on adjacent
properties.

Landscaping and its proportion to mass and bulk of the structural
components.

For additions: Compatibility with the architectural style and character
of the existing structure as remodeled.

The following Components of the Guidelines will include references
to the appropriate Findings. Additionally, each component will list
particular criteria which will be important for consideration in support
of the appropriate Finding.

Introduction to Guidelines, Findings
Page 14
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Component 1: Building Location

Building Location

The character of a neighborhood is shaped by the general location of
buildings on a site. A particular neighborhood may include large lots
with buildings located near the center. Another neighborhood may
include narrow lots with buildings set toward the rear.

Building location is important for two reasons:

It defines the general feel of the neighborhood, how close buildings
are, how much light and views are accessible and how much
landscaping may occur to soften and define exterior spaces.

Additionally, the location of buildings and additions determine how
close or distant neighbors may be.

One of the defining characteristics of most Charlevoix
neighborhoods is the sense of space that occurs between houses.
Historically this sense of space and distance was one of the original

design criteria for most neighborhoods. Residents were seeking the
space and feel of a less urban environment while having access to Avoid designs that fill in the spaces
numerous urban and community amenities. between houses. Seek to repeat the \

patterns of space within a neighborhood
so that neighbors do not feel crowded \
by additions.

Applicable Findings:

The following Findings in the Design Review Ordinance apply to this \
Component of the Guidelines:

Rear garages generate
space between houses
and privacy at rear yard

Compatibility of the architectural style with that of the existing
character of the Neighborhood.

Interface of the proposed structure with the structures on
adjacent properties.

City of Charlevoix Neighborhood Building Location
Design Guidebook Page 15
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Component 1: Building Location

Building Location: Front Yards

The character of the neighborhood is defined in part by the houses
and buildings that make up the edges of the public space (the street).
The house fronts blend together to form an edge to the street that
we perceive as the boundaries of the street. The house fronts define
a street the way walls in a house define our living room or the way a
fence defines our backyard.

New construction and additions should include front setbacks that are
consistent with the neighborhood pattern. Refer to the Charlevoix
Zoning Ordinance for average setback requirements.

Beyond complying with average setbacks, proposed designs should
also include support of the pedestrian use of the neighborhood by
including porches, front windows and usable landscaping consistent
with the example houses in the neighborhood.

Where houses are set back further, the
street can feel more open, perhaps more

public. It is more difficult to generate a
sense of place that is shared with all the

neighbors.

Where houses are set close to the street, the street
feels smaller and more protected. It is easier to get
to know neighbors and to generate a sense of place
that is shared with the neighborhood.

Narrow Street “‘Room”

Wide Street "Room”

Building Location: Front Yards
Page 16
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Component 1: Building Location

Beyond the consideration of front setback, new houses and additions
should be designed for consistency with the existing "texture" of the
neighborhood. Existing houses will have porches and appurtenances,
bays, windows, fences, garden walls and other elements which keep
the house fronts from looking flat.

The edges of the street room will vary in depth and components.
Designs should include similar features to ensure that the street
edge remains as rich and varied as the existing pattern in the
neighborhood.

Applicants should avoid flat house fronts with no recesses or other
relief. Porches, bays and other variations in the plan should be used
to achieve this.

Variations in plan should, however, be substantial. Minor offsets of
one foot or so, included to achieve a shadow line on a drawing, may
not satisfy the criteria of providing a rich street edge and may result
in negative findings.

The existing housefronts, porches, trees, |
fences and other landscape components form i
the edges of the neighborhood “room”. I

t

| /7
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| s ” |
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New construction and additions should I — e ) | i
respect the existing edges so that the room H
of the neighborhood remains consistent. : i— The street is a room

i withwalls formed
- b*_‘:@:]_,—_: by the houses, trees
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and fences
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Building Location: Front Yards
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Component 1: Building Location

Design Review Criteria

Compatibility is achieved by respecting the front, side and rear
setback patterns established by example residences. Consideration
shall include the following neighborhood patterns:

Designs should reflect the general dimension from front property
line exhibited in the neighborhood.

Designs should include levels and types of articulation of front
facade exhibited in the neighborhood, including bays, windows,
roofs, parapets.

Designs should include an arrangement of appurtenances such as
porches and balconies that is consistent with the pattern seen in
the neighborhood.

Additions and New Construction should be placed to reflect the
general dimension from side and rear property lines seen in the
neighborhood. The result should be the preservation of existing
side and rear yard spatial qualities.

Location of appurtenances and their relationship to side and rear
property lines should preserve and support the existing pattern
seen in the neighborhood as well as the existing architecture.

Articulation should be maintained to levels that support the
pattern of houses in the neighborhood and that is consistent with
the architecture of the residence.

Building Location: Front Yards
Page 18
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Component 2: Parking and Garage Patterns

Parking and Garages

Parking and Garage patterns are an important component in defining
the character of a residence and the character of a street. Charlevoix
includes many examples, most of which fall into three categories:

Rear Garages (detached)
Rear Garages (attached)
Front Garages (attached)

The patterns occur in various forms, but there is a general
consistency with the age of a neighborhood.

The location of garages is also a defining factor in site accessibility.
This affects the neighborhood in two ways:

It defines the location of drives and curb cuts
It defines the quality of open space between residences

Each pattern has a substantial effect in defining not only the
neighborhood but also the character of the individual residences.

Due to the space requirements for the parking and maneuvering
of automobiles, parking patterns generate a substantial affect on
neighborhood design.

When garages are added or relocated as part of an addition, the
final location and configuration will be an important component
supporting Neighborhood Compatibility.

Applicable Findings:

The following Findings in the Design Review Ordinance apply to this
Component of the Guidelines:

Compatibility of the architectural style with that of the existing
character of the Neighborhood.

Respect for the parking and garage patterns in the existing
neighborhood.

Interface of the proposed structure with the structures on adjacent
properties.

— Rear Garage with wide side yard

City of Charlevoix Neighborhood
Design Guidebook

Parking and Garage Patterns
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Component 2: Parking and Garage Patterns

Garage Patterns

In general, garage additions and relocations should be consistent
with the pattern seen in example houses in the neighborhood. This
will result in positive relationships between houses and consistent
resulting outdoor spaces. ways.
Where garages occur at the rear in example houses, new garages

should also occur at the rear, Where garages occur at the front of the

house, new garages can support this pattern.

In general, rear garages offer more positive benefits to the
neighborhood. They tend to generate a greater separation between
buildings, creating a greater sense of space in the neighborhood as
well as a sense of greater distance between neighboring houses.

The Charlevoix Zoning ordinance allows more space when calculating
Floor Area Ratio (FAR) when detached ADUs are used. Refer to Section
153.152 and 153.117 for FAR and setback regulations.

Refer to Charlevoix Zoning Ordinance Sections 153.116 for
Design Review requirements regarding attached garages.

Attached garages tend to increase the size of a house and,
since street access is required, tend to dominate the choices
for location of other parts of the house. This can result in a
house that separates front yards and rear yards and generates
a more private outdoor space. However, the resulting side yards
become small and have little utility. They also generate negative
impacts on neighbors and may not conform to other criteria in
this guidebook.

Detached garages generate more complex and often more
useful exterior spaces. They can allow the yard spaces
to interface with the public street spaces in interesting

|

|

Garage Patterns
Page 20
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Component 2: Parking and Garage Patterns

Driveway Patterns

Garage location will determine the location and impact of the

driveway on the neighborhood. Each neighborhood will have an In older neighborhoods with more re

existing pattern of driveways which support the character of the lots, narrower drives leave more “~

neighborhood. opportunity for landscaping, pedésgrian
amenities and the creation of a rfiore )”r

human environment. /,.,« o~ - D

Typical Many existing residences include single width
driveway — drives that access garages at the rear of the )
property. Often these include planting strips at i T

the center of the drive, allowing the side yard
and drive to appear more like a garden walk.

| 1
% 1 : W | Gates
é 5 :
| . ]| | | When gates are used, they should be pulled back from the corners of
L i

] | Single width drives: the house to allow at least two cars to park in the drive.
— U ———— more space for people

16% 54%

I

Double gates, rather than a large single gate will reduce the scale of the
gate and minimize the impact on the street.

There are also neighborhoods where the common
patternincludes double width drives with
garages near the street. each pattern plays a
role in defining neighb(frhood character.

7

Gates pulled back
| from corners of

I — (Gate occurs at
i house e
! l
|

corner, increasing
apparent mass

i

-{—+— Double width drives: [
t more space for cars, Thi
* 1

|

less for people Not This
|52%| 68% ! e
-
_/
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Component 2: Parking and Garage Patterns

Low Impact Attached Garages

There are examples of attached garages which do not dominate the
front of a residence. When the garage is located toward the rear of
the house, additional opportunities for side yard and driveway/patio
development are created.

" Rear garage with side facing doors
— Single width attached
garage, pulled to rear
' ' /7 Side doors
=~ at corner
lot

Rear garage with
breeze way --

Garage Location can also have an impact

on the neighboring property by generating noise and
light impacts.

Refer to

Component 4 for additional considerations

Design Review Criteria

Compatibility will be achieved by respecting the existing pattern
of garage locations in example houses in the neighborhood. The
following considerations should be made:

Choice of attached versus detached garages should be consistent
with the neighborhood pattern.

Location of garage with respect to street should be consistent
with neighborhood pattern.

Location of garage with respect to neighbors should be consistent
with neighborhood pattern.

Width and style of driveway and curb cut should be consistent
with neighborhood pattern.

Impact of automobiles on the street should be minimized by
using rear garage, minimizing driveway width, avoid double width
garage doors.

Location of driveways and curb cuts should consistent with the
existing pattern of the neighborhood.

Width and configuration of driveways should support the pattern
of the neighborhood.

Driveway materials should be consistent with the pattern of
the neighborhood and with the architecture and period of the
residence.

Zoning Regulations include specific requirements for parking and
setbacks. Refer to Section 153-187 for parking regulations. Refer to
Section 153.072 and 153.116 for setbacks to attached garages.

Low Impact Garages, Criteria
Page 22
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Component 3: Impacts on Neighbors

Impacts on Neighbors

Each residence is part of a neighborhood and interfaces with the
neighborhood at various scales. Previous Sections have dealt with the
compatibility of a particular house with the neighborhood as a whole.

The criteria in this Section are intended to address the interface
between that subject residence and its immediate neighbors.

Each house will not only serve the needs of its owners, it will also
shape the spaces and character of the houses next to it.

Where Neighborhood Compatibility addressed larger issues related to
mass, scale and architectural design, and issues relating to the street
such as site orientation and porches, this Section will address issues
relating to the neighbors to the sides and rear of a residence.

Applicable Findings:

The following Findings in the Design Review Ordinance apply to this
Component of the Guidelines:

Architectural style, consistency, mass and bulk of structures,
including accessory structures.

Interface of the proposed structure with the structures on
adjacent properties.

Each house affects the outdoor spaces
of its neighbors.

City of Charlevoix Neighborhood
Design Guidebook
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Component 3: Impacts on Neighbors

Privacy

Privacy is not guaranteed in an urban environment. The benefits of
living in a compact and friendly city require that many of us live close
together. The sense of space available in sprawling suburbs, while
great for privacy, is exactly what eliminates many of the qualities that
we enjoy in Charlevoix. Privacy is a value that is sought after, but not
guaranteed.

In an urban environment, we all live close together. Privacy is

not achieved solely by placement of a fence along a property

line. Homeowner privacy is achieved by sensitive placement of
buildings and landscaping and by the ways building components are
orchestrated to support separation at property lines. These elements
can also minimize noise, further insulating occupants to promote a
sense of privacy.

It is also achieved via the behavior of neighbors and the ways that
individuals respect the privacy of others. These are not issues which
can be addressed in this guidebook.

Applicants should refer to the Zoning Regulations relating to
recreational uses in accessory structures which may affect a design.

This guidebook does encourage sensitivity to privacy issues where
sensible in the design and planning of residences and additions.

Privacy can be most readily achieved by creating a sense of separation
at property lines. Two groups of people can occupy spaces only a few
feet apart, but feel separated by large distances when the presence
of the other party is not felt. Elements such as screening and creative
spatial organization can help enhance a sense of separation at
property lines.

Design Professionals should consider the existing situation in
neighboring yards and respect it in their designs.

Ny

— —— —— —

Effective visual boundaries create
a sense of separation

Impact on Neighbors: Privacy
Page 24

City of Charlevoix
Neighborhood Design Guidebook

Page 95 of 154



Component 3: Impacts on Neighbors

Architectural elements, such as trellises, lattice work, placement of — e e e
o 1 —
benches and the general organization of outdoor spaces, can be
utilized to help screen outdoor spaces from neighboring uses. These
elements can also serve to mark boundaries without actually creating

Deck is exposed to neighbor |

|

. . . yard 1
physical separation. Boundaries may be real or apparent. %;% |
I

and intrudes on neighbors

o

Absolute separation and privacy is rarely necessary to offer an
adequate "sense" of separation.

|
|
|
!
|
|

Decks and patios should be kept

N

as close to the ground as 1

Landscap_e components such as trees and hedges can be_placec_i in possible to avoid overlooking
key locations to offer actual screens or to mark boundaries while neighbore. [ 7
permitting light and view to pass through. I Not This
Flanting is sensibly located —— e T
to enhance sense of "Q .
separation. L
P o

Accessory structures (rear garages) can be one
of the most effective means of creating privacy.
They generate interesting and complex rear yard
spaces while serving as genuine buffers between
neighboring properties.

Deck is partially tucked

behind extension of house
to help separate it from
neighboring yard

Some site construction such as trellises, elevated patios, decks
and other components may be subject to review by the Planning
and Zoning Department. All site construction should be
represented in the Design Review application.

The Charlevoix Zoning Ordinance includes limitations on locations of
windows and doors in accessory structures.

Recreational uses in accessory structures may require additional review.

City of Charlevoix Neighborhood Impact on Neighbor: Privacy
Design Guidebook Page 25
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Component 3: Impacts on Neighbors

Sunlight

Sunlight and access to sunlight are similar to privacy in that they are
not guaranteed, but encouraged by this guidebook. Where possible,
each application should take access to sunlight by neighbors into
consideration. This element is supported by positive placement

of additions with respect to sun orientation, and by effective
management of mass and scale.

Location of garages and parking, particularly when a rear garage
pattern is chosen, can greatly increase the sharing of sunlight by

neighbors.
Sunlight alone should not be used as a reason for non-compliance
with other criteria of this Guidebook. The Design Professional is
)\J\/i Deciduous trees allow sun in responsible to blend all criteria into a coherent design that supports
%O the winter and shade in the the neighborhood pattern.
sSummer.
4 Byconfiguringadditlone In This element should not be utilized to reduce the need for trees and
attics, sunimpacts can be . .o . .
minimizzd. shading. The character of Charlevoix is largely defined by its tree
covered neighborhoods. Tree use is encouraged and trees at property
_ M lines offer many amenities.

Various species of deciduous trees (and some species of conifers) can
provide screening and privacy while allowing sunlight to penetrate.
Deciduous trees have the advantage of allowing more sun in the
winter and offering more shade in the summer. Applicants are
encouraged to research tree placement and selection carefully. There
are numerous resources available.

Refer to Component 1 for additional criteria related to site planning
and building placement.

Refer to Zoning Regulations section 153.116 for allowable placement
and size of accessory structures and section 153.072 for building
heights, setbacks requirements.

Impact on Neighbors: Sunlight City of Charlevoix
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Component 3: Impacts on Neighbors

Lighting

Exterior lighting is an important architectural component, particularly
in our climate where outdoor spaces can be utilized so much of the
year.

At the same time, part of the character of Charlevoix depends on
its peaceful atmosphere and quiet nature. Bright lights, glare and
reflection from clouds and fog can diminish that character.
Exterior lighting should be designed with specific tasks in mind. This
Lighting should be placed to illuminate specific areas for actual use.

It should be directed toward the ground to avoid excess ambient light
entering the neighborhood. Avoid creating light sources that spill

directly or indirectly over property lines.

Lighting should not be included simply to decorate the exterior

of a house or to highlight various surfaces. While it is tempting to
symmetrically place fixture on every surface, particularly to enhance
"curb appeal”, this can generate excessive ambient light for the
neighborhood.

N\
N

Light fixtures should complement the architecture of the house.
Fixtures of a style and period that match the house are desirable.
Fixtures with frosted or otherwise translucent glass (as opposed to
transparent glass) will generally deliver a softer light more compatible
with neighborhood interest. Avoid using fixtures with clear glass and
clear bulbs as these tend to create direct glaring light.

Refer to the Charlevoix zoning code Section 153.172 for regulations
affecting exterior lighting in residential districts.

City of Charlevoix Neighborhood
Design Guidebook
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Component 3: Impacts on Neighbors

Design Review Criteria

A compatible design will include consideration for the existing
character of its neighboring residences and properties. Successful
applications will address issues that occur at the interface between
adjacent residences.

Compatibility is achieved by minimizing the impact of use and
occupation on the neighboring properties by doing the following:

Respect the neighbors existing conditions and utilization. Design
and orient additions to maintain existing qualities.

Utilize architectural elements and landscape elements to create
real or apparent boundaries between adjacent occupied spaces.

Design sites to offer a sense of separation without
necessarily requiring extensive physical separation.

Maintain existing natural grade where possible at property lines.
Avoid using retaining walls to fill site and increase height above
adjacent neighbors.

Include sensitive placement and height of buildings and building
components to avoid substantial blockage of existing sunlight
patterns.

Avoid use of extreme glare producing components such as large
blank walls or large glass surfaces which may impact neighbors.

Avoid light fixtures and placements that throw light across
property lines.

Avoid adding fixtures beyond the actual functional needs of
exterior uses.

Use fixtures that complement the architecture of the residence.
Use fixtures that soften light and direct it toward the ground.

Avoid bright glittery fixtures.

Impact on Neighbors: Criteria City of Charlevoix
Page 28 Neighborhood Design Guidebook
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Component 4: Location of Additions

Location of Additions

Second story additions can generate a substantial impact on
neighboring sites. In neighborhoods where few two story residences
occur, a second story addition can affect the character of numerous
neighboring properties.

When placing second story space, attempt to place that space toward
| the center of the property. Where sensible from an interior planning
' perspective, pull portions of the space away from the property line.

This element is not intended to generate "layer cake" residences.
When space is located near the center of the property, portions of that
space should include elements that reach the ground. This will avoid
the appearance that an addition was simply placed on the roof of an
existing house.

If declining height envelope or overall height requirements interfere
with a preferred or superior design consider applying for a special

= /
7 permit to achieve a better result.
0 7

Applicable Findings:

—_ s —— —

Second story space occurs near
center of property

The following Findings in the Design Review Ordinance apply to this
Component of the Guidelines:

2 story vertical walls occur where
neighboring
impact is least

Compatibility of the architectural style with that of the existing
character of the Neighborhood.

Architectural style, consistency, mass and bulk of structures,
including accessory structures.

Interface of the proposed structure with the structures on Keep volumes away from property
adjacent properties. line by using attic spaces and

dormers rather than 2 story walls.
For additions: Compatibility with the architectural style and

character of the existing structure as remodeled.

City of Charlevoix Neighborhood Location of Additions
Design Guidebook Page 29
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Component 4: Location of Additions

Configuration of Additions

Where habitable space, including new construction and additions as
well as existing spaces, does occur near a property line, it should be
configured to generate minimum impact on neighboring properties.
This can be achieved by expressing that space as dormers or bays.

Refer to Component 6: Roofs for additional considerations.

This house looms
over its neighbors

Not This

This house is friendly
to its neighbors

High impact addition, looms over
neighbors

Low impact addition
contained in attic with
dormers.

Location of Additions: Configuration
Page 30

City of Charlevoix
Neighborhood Design Guidebook
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Component 4: Location of Additions

Windows and Balconies

Windows and balconies become places where activity is concentrated Where opposing placement is necessary, landscaping components

and where views to adjacent properties are most available. Again, should be included to mark boundaries and create a partial screen to

privacy in an urban environment is not guaranteed. It is the intent support privacy.

of this guideline to address opportunities to enhance privacy when

those enhancements are not in conflict with other elements such as Applicants should not significantly diminish the function of interior

architectural character and consistency with the neighborhood. spaces for this criteria. It is important that all houses have adequate
light and views as well as a positive visual appearance from the

Where sensible for interior spaces, and without diminishing the visual exterior.

quality of the exterior of a building, window placement should avoid

direct views into opposing windows on adjacent houses at the same Applicants should avoid large blank walls generated by concerns for

level. privacy.

Windows can be placed
s0 that immediate
adjacency does not
oceur

New Residence

Avoid placing windows directly

opposite neighboring windows, RN A, s | i e St e
particularly when close proximity

occurs

-

Walls can be pulled back to
reduce impact on existing
neighboring windows

st X g

Existing Residence

City of Charlevoix Neighborhood Location of Additions: Windows/Balconies
Design Guidebook Page 31
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Component 4: Location of Additions

Outdoors spaces, such as balconies and decks, when consistent with
the architecture of the residence, should offer consideration to the
neighbors. Raised decks and balconies should be pulled away from
property lines so that outdoor spaces do not loom over ground level
spaces on neighboring properties. Avoid large second floor decks
which generate "observation platforms" into adjoining properties.
Where existing outdoor spaces occur at neighboring properties, new DeSIQn Review Criteria:

windows should avoid overlooking those spaces directly. Compatibility will be achieved by including the following

considerations in the design:

Place second story mass toward the center of the property, while
avoiding "layer cake" design within the residence.

Where balconies are new,

use solid railing to reduce impact Where second story space occurs near the property line, minimize

and more usable.

Engage second story additions in such a way that they extend
naturally from the first floor.

Avoid windows immediately opposing openings at adjacent
residences.

Avoid elevated outdoor spaces at or very near to property lines.
Avoid windows that directly overlook adjacent outdoor spaces.

Include screening devices (trellis or awning) to increase privacy if
no alternative location is feasible.

|

|
o

|

)

!

|

7
Do not generate blank walls just for the sake of privacy. Window
7/ _ patterns should include consideration of the exterior architecture
Existing New Existing New and compatibility with neighborhood character.
Avoid windows and second story Avoid windows and second story - Use reduced plate height at second story walls. Include clipped
masses that overlook existing masses that overlook existing ceilings to allow typical ceiling height without increasing plate
neighboring outdoor spaces neighboring second floor balconies height.
Location of Additions: Criteria City of Charlevoix
Page 32 Neighborhood Design Guidebook
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Component 5: Mass, Bulk and Scale

Mass, Bulk and Scale: Introduction

The term Mass represents the overall appearance of the building
and its apparent size and solidity. Mass includes actual and apparent
components. It does not necessarily refer to the actual size of a
building, but to the apparent size.

Actual Mass represents the physical size and configuration of a
building. The actual mass of a building is controlled in part by the
Zoning Ordinance via height limits, setbacks and floor area limits. It is
also the responsibility of the design professional to manipulate forms
in such a way as to achieve the desired physical shape of the building.

Apparent Mass is a consideration of how large the houses in a
neighborhood appear. Buildings in a neighborhood may look big
when they are actually quite small. Conversely, buildings may look
small when they are really quite large. Some buildings appear to be
large and bulky and tend to loom over people on the ground. Others
appear lower to the ground and feel more comfortable within the
neighborhood.

Mass is also a function of lot size. Large houses look smaller

when set against a large yard. The space between the houses in a
neighborhood affects the perception of mass as much as the actual
size of the building.

Older houses in Charlevoix, even larger ones, tend to appear less
massive and less bulky because of the methods of articulation used in
their design and the level of detail occurring on the exterior. Materials
and details are used appropriately to the architecture.

It is possible to design a large addition that does not appear massive
to its neighbors. Observant designers will note methods used in
most older Charlevoix homes which make them appear to be smaller,
friendlier and more human in scale.

It should be noted that as a building becomes larger each of the
components of this guidebook become more important and will be
considered more closely.

Each neighborhood will include buildings that "manage" their apparent
mass in a number of ways. Those methods should form a pattern that
is identifiable and that pattern should be respected with new designs.

Example houses which can actually be quite large will include
elements which reduce the apparent mass of the building.

When designing additions to existing houses, it is important to
consider apparent mass in order to minimize the effects of increased
building size. Further, it is important to consider the effects of
building mass from all sides. Buildings that appear to be too large
not only impact the neighborhood in a general way, but also have
direct and severe effects on the immediate neighbors.

It is the intent of this guidebook to generate houses that appear less
massive within the context of their neighborhoods.

Larger houses appear massive, leaving little
space in between. If the same houses occurred
on larger lots, they may not seem as large.

|

Note that large garage
doors also add to the mass
of a building.

Not This

Smaller houses are less massive and appear less
massive, leaving greater space in between.
Additions to smaller houses require particular care
in maintaining neighborhood character.

City of Charlevoix Neighborhood
Design Guidebook

Mass, Bulk and Scale: Introduction
Page 33
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Component 5: Mass, Bulk and Scale

Mass and the Building Plan

The mass of a residence is often reflected in its footprint. Except

for specific traditional homes, most older houses include complex
footprints. The complexity reflects the number of appurtenances

such as bays, porches or other physical elements which occur on

a building. These elements tend to make a building less boxy and
reduce the sense of apparent mass.

Larger house with more
complex footprint:
Appears less massive

Houses of many different architectural styles may share similar levels
of complexity in their footprint. Footprints often have similarities
based on the periods in which houses were built. Victorian houses
often had octagonal bays, Bungalows typically include substantial
porches, Tudors often include rectangular bays and small protruding
porches.

When designing additions, it is often tempting to fill in recesses in '

a building footprint, resulting in simpler rectangular forms. This

will typically result in a more massive building that will not support Larger house with

neighborhood compatibility. less complex footprint:
Appears more

Additions should support the level of articulation present in a building massive

footprint rather than reduce that articulation.

Design professionals should observe example houses in the

neighborhood and seek to support the pattern of mass and bulk

exhibited. In most neighborhoods, this will result in buildings that

appear less massive than they might actually be. Similar in mass

Different

This is particularly important when considering additions, as they will
typically add more mass to a building.

Mass, Bulk and Scale: Introduction City of Charlevoix
Page 34 Neighborhood Design Guidebook
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Component 5: Mass, Bulk and Scale

Scale

Scale refers to the level of articulation of a building and the suggestion
of mass by the inclusion or exclusion of various details and components.
Scale is closely related to mass and the line between the two subjects is
blurred.

The patterns in most Charlevoix neighborhoods serve to achieve a
human scale. This supports the health and comfort of the neighborhood
by enhancing the sense of ownership and control residents have over
their environment. It makes our neighborhoods seem like friendly,
human places.

In contrast, it is valuable to observe neighborhoods in other cities (and in
some places in our own city) in which cars and large buildings dominate.
These are not often the neighborhoods we choose to stroll in or let our
children play unobserved.

Human scale is the most common element of the older neighborhoods.
Human scale is achieved by designing and building with elements that
respond to human dimensions. Older houses often include elements that
look like they can be handled or managed by a person.

-

H
NJI i v,

Car Scale,
vertical emphasis designed
toimpress rather than house.

N

i ;\'

i \Y/J‘! =i
N = _._.-;-'._L- .
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Human Scale

Human scale does not necessarily mean a smaller house. There are
numerous examples of larger houses in Charlevoix that maintain
excellent human scale.

City of Charlevoix Neighborhood
Design Guidebook

Mass, Bulk and Scale: Introduction
Page 35
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Component 5: Mass, Bulk and Scale

Human Scale

In new construction, scale is analyzed in comparison to example
houses and based on a goal of achieving human scale houses and
neighborhoods. In additions, existing scale becomes and important
factor. As with Neighborhood Compatibility, the achievement of
human scale is desirable.

A human scale building will feel right and will be quite possibly
unnoticed. A building that is out of scale will seem large and can
make the users feel small, sometimes overpowered.

If an existing residence does not reflect human scale, additions can
be designed to alter the scale of a building and give it a more human
scale.

Example houses in Charlevoix will often exhibit common elements
that define human scale. These will include elements that define mass
as described above. They will also include the scale of materials,
openings and details that occur within the building. Each of these
items is considered in detail below.

A successful design will respect the existing elements in a building
that define its scale and continue those elements.

Human Scale

Bigger than human scale

No cues evoking human scale
This house is designed to be
tall and overpowering

Mass, Bulk and Scale: Introduction
Page 36
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Component 5: Mass, Bulk and Scale

Managing Mass and Bulk

Managing the mass and bulk of a building is a fundamental design
task that must be considered from the earliest part of the design
process. It is important that Designers consider these criteria as
soon as plans begin to emerge. As plans evolve, room sizes and
arrangements will change to accommodate exterior considerations.
A competent Design Professional should have no problem
accommodating homeowner needs while managing the mass of a
building if the two tasks are considered concurrently.

Considering mass and bulk after a plan is complete will likely result in

a design that is not consistent with these guidelines. It will generate

superficial gestures that make a building look less massive on paper

but do nothing to actually minimize the impact of a building.

Managing mass and bulk should not be considered a cosmetic
exercise. It should be embodied in the actual design of the building
and should occur in conjunction with good interior planning.

Applicable Findings:

The following Findings in the Design Review Ordinance apply to this
Component of the Guidelines:

Compatibility of the architectural style with that of the existing
character of the Neighborhood.

Architectural style, consistency, mass and bulk of structures,
including accessory structures.

Interface of the proposed structure with the structures on
adjacent properties.

For additions: Compatibility with the architectural style and
character of the existing structure as remodeled.

4 Secondary volume

Primary volume

Low floor height Human scale entry

There are a number of ways to manage the mass and bulk of
residences. Beyond making buildings simply smaller, the volume of

a building can be articulated into primary and secondary volumes.

By reducing the size of the primary volume and allocating space to
secondary volumes, the apparent mass is reduced without necessarily
reducing space.

In additions it is often important to include as much of the desired
new space as possible within existing forms such as attics.

Second floor space
occurs within roof form.
Primary roof plate occurs
at first floor

City of Charlevoix Neighborhood
Design Guidebook

Managing Mass and Bulk
Page 37
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Component 5: Mass, Bulk and Scale

The Basic Massing Concept

The basic massing concept of a new house or an addition should
address the mass and bulk of the finished design. This concept
should be developed in conjunction with the floor plan, NOT after the
floor plan is developed.

New buildings and additions should use the following techniques
to reduce the actual and apparent mass of the building in order to
achieve human scale. The arrangement of spaces and the means by
which those spaces are articulated can effectively reduce the actual
and apparent mass of the building.

In additions, proposed designs should include masses that are
consistent with the existing residence. In a substantial addition
where new primary masses are defined, the new and old elements
of the residence, such as porches, bays and other appurtenances,
should harmonize with that mass to reduce apparent mass and bulk.

In additions, the new parts should be consistent with the old parts.

When rooms or other building components are added, there should

be a general sense that the whole building is made of the same

materials in the same way. This applies to the mass and scale of

portions of the building as well as the whole. It also applies to roofs,
Additive elements appurtenances and opening patterns.

should harmonize
with the existing building

Managing Mass and Bulk City of Charlevoix
Page 38 Neighborhood Design Guidebook
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Component 5: Mass, Bulk and Scale

The Basic Construction Method

Mass and bulk can also be reduced by managing some of the construction components
of the building. An important technique useful to minimize bulk and mass is the
management of plate heights.

A primary element can incorporate a lower plate height at exterior walls to greatly reduce

the net height of the perimeter walls. This can greatly reduce mass without a reduction

in area. When large interior volumes are desired, these can still be achieved by raising — Clipped ceiling resuilts in lower
interior ceilings and interior plate heights. L e

Attic rooms generate much lower
plate heights with limited
reduction in area

Two full plate S ;-__———___
heights:
generates a ) A

more massive b
house ———

The sketches at right show a number of tools for managing and reducing apparent mass.

Not This This This

Floor heights can be reduced Roof lines can be drawn

by minimizing under floor down to the first floor plate,

space and keeping plate containing second floor
Second floor space can be setback to reduce the heights low. space in attic areas.
appearance of mass. This is done effectively by
engaging space within a roof form at particular
locations.
Alternately, entire portions of the house may be Property

line

pulled away from a property line to decrease
the apparent mass. This works well when
appurtenances such as bays and dormers are
included to avoid simple two story forms.

Setbacks, as a tool for mass reduction, should be
used carefully to avoid the layer cake appearance

that many houses achieve. This Not This
City of Charlevoix Neighborhood Managing Mass and Bulk
Design Guidebook Page 39
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Component 5: Mass, Bulk and Scale

Primary and Secondary Elements

A primary volume should be established or maintained to clearly
identify the house and establish hierarchy.

Example houses throughout Charlevoix will typically exhibit
primary and secondary elements. Typically a primary volume will
be maintained that identifies and anchors the general character of
the house. Secondary elements will be incorporated; first, to satisfy
functional responsibilities inside the building. Those elements will
also serve to mask and fragment overall mass and reflect human
dimensions within a larger building.

Larger homes may be broken into smaller parts with a clear hierarchy _
of parts. This hierarchy may include a two story element with Primary element —f—
numerous one story wings, bays or other appurtenances such as
porches. It may also be based on a primary roof form with secondary
roof forms. %
[
Secondary elements
This
No primary form,
all secondary forms

Care should be taken to avoid micro-managing mass. A building can
become an agglomeration of room size elements in an attempt to
reduce mass. The result will be limited identity and little more than a
lumpy building, lacking architectural style and grace.

|

Not This

Managing Mass and Bulk City of Charlevoix
Page 40 Neighborhood Design Guidebook
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Component 5: Mass, Bulk and Scale

Harmonizing With The Existing Architecture

Second story space should always be designed to incorporate the
existing lower floor. It should engage the existing residence in
such a manner as to look natural, as though it was always there.
This will also serve to avoid the layer cake appearance.

This can be achieved by bringing second floor elements to the
ground. The inclusion of selected two story walls and other
vertical elements will join the two floors together.

In some additions mass and bulk can be more difficult to manage
as the existing architectural pattern may not lend itself well to 3 b—9
additions. This requires greater care when designing additions. ]

In some cases it may be necessary to modify extended portions of E_r 1
the existing residence to create a coherent design. .
g g | T | NotThis

In some cases, a change in
==+  thecharacter of the building
N may be appropriate.

| One story ranch house does not
| lend itself to second floor additions.
|
1
|
!
!
Not This ’
City of Charlevoix Neighborhood Managing Mass and Bulk
Design Guidebook Page 41
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Component 5: Mass, Bulk and Scale

Complexity of Footprint

The mass of a house is affected by the complexity of the footprint.
Many older houses in Charlevoix have complex footprints
representing bays, porches and room sized extensions of the
building. This adds an element of human scale to the buildings and
makes them feel less massive.

Additions should include equivalent complexity. Voids in the building
exterior should not be "filled in" just to gain space.

o s

RS | :

| |

| I
!
|
|
[
|
!
|
|
|
|
|

e

— When the addition includes
similar complexity, the house
minimizes mass and remains
human in scale.

L

e e
f
I
J

-
1
I
|
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Design Review Criteria

e s S

Compatibility will be achieved by respecting the pattern of building
masses present in example houses in the neighborhood. It will
manage its apparent mass via the following methods:

Control of ground floor heights above grade

NN

When voids are filled in,
the resulting building is
boxy and massive - Control of roof configuration

Control of ground floor plate heights

|
|
l
|
I
|
|
|
I
|
|
|
: Control of second floor plate heights
|

|

o Complexity of footprint

Not This

Managing Mass and Bulk City of Charlevoix
Page 42 Neighborhood Design Guidebook
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Component 5: Mass, Bulk and Scale

Managing Scale

New construction and additions should seek to support the human
scale that is present in most of our neighborhoods.

Each application should include elements that people can relate to,

that do not feel over large when experienced from the neighborhood.

Proposals should avoid monumental elements designed to impress,
rather than function.

Articulation of the Form

Scale is managed by the number and size of appurtenances that
are generated by the design. Bays, porches, dormers and balconies
can all serve to alter the mass and scale of a building. These are
examples of secondary elements and are considered further below.

It should be noted that some of these are also decorative elements.
Consideration of the architectural details is an important aspect of
their design.

i
L
- &Q -

Frimaryform

a

Articulation

Human Scale

Bigger than human scale

This ‘ Not This

Primary form

Appurtenances: bays,
porches, dormers, trellis, etc:
make a large box into a house
that is human in scale

City of Charlevoix Neighborhood
Design Guidebook

Managing Scale
Page 43
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Component 5: Mass, Bulk and Scale

New construction and additions should include a number of elements
which define the scale of the residence as human. This will include Include elements such as railings, posts and
details, trims, appurtenances and assemblies that are human in size materials that are human in scale. These items

and function for human purposes (rather than automobile purposes). should have proportions that are consistent with
example houses in the neighborhood.

b

I . I =, b AL l
| T _ — % Hu]ﬂan entry l Huma_m entry
| -| partially hidden | 0 ] prommelnt, human
I }( / ] ] I { spaces important
l
| | |
Not This Auto entry prominent This Auto entry subdued at rear yard
Consider the location and clarity of entries and via detached garage

places for human uses (porches, doorways, etc.)

Garage doors are an important consideration in managing scale.

: ; Include human (or room) size
Wherever possible, the garage should be de-emphasized.

e elements in the buildings:
&E}’/ (Dormers, bays, porches,
This can be accomplished best by use of rear garages. When front balconies, etc.)

garages are used, doors should be split to single car width.

P

Avoid using off the shelf metal doors that do not relate to the

windows and doors used elsewhere on the house. ] .
Low plate height
Human scale \f
bay £33 p
PR - S - N
Managing Scale City of Charlevoix
Page 44 Neighborhood Design Guidebook
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Component 5: Mass, Bulk and Scale

Openings, and window patterns that are smaller, closer to human
dimensions, or made up of smaller elements can also support the
sense of human scale.

Most older houses include windows that are divided by mullions and
muntins to create a human scale texture to all openings. Windows
are rarely large sheets of glass. When they are, there is usually a
flanking of smaller scale windows.

New houses with many large, unarticulated windows generate a
sense of massiveness and detract from the human scale of the
neighborhood.

Large scale openings Two story high
tend to dwarf people porch

Small scale windows,
divided lights

Human scale entry

This

Design Review Criteria

A compatible design will respect the scale of the existing
neighborhood. It will use methods and include elements which
support the scale of example houses in the neighborhood and achieve
a human scale:

The scale of the residence should be consistent with the example
residences in the neighborhood.

The design should include visible entries and components for
human use.

Primary forms should include secondary volumes of human scale.

Designs should include walls and elements that are one story in
height and close to the ground, close to walks and public ways.

Designs should include appurtenances such as porches or stoops
that are clearly for human use and access.

The residence should include basic design features such as
minimum crawl space height and minimum plate height to avoid a
house that is taller than human scale.

Large components such as garage doors should be reduced in
scale by articulation or by division to achieve human scale.

City of Charlevoix Neighborhood
Design Guidebook

Managing Scale
Page 45
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Component 6: Roof Design

Roof Des ign Example houses should be observed for roof
type, slope, details and the ways dormers

Beyond Mass and Scale, Roofs are one of the most notable and and monitors are used

formative elements in defining neighborhood character. The design

should include visible entries and components for human use.

Houses in a neighborhood will include roof patterns that are
distinctive and repeatable. It is important to observe the patterns
and create a building that is consistent with that pattern in order to

". .i.t‘ ; "-
conserve the character of the existing neighborhoods. ﬁ ':\1!:,

Example houses may include flat roofs with parapets, pitched roofs or AN .J " : 5
combinations. Consideration should be given for the basic size and _:-:-&,—..5,

shape of example roofs in the neighborhood.

Additionally, Design Professionals should be sensitive to the pattern This
of roof details and the ways those details relate to roof form.

Particular attention should be paid to the size and configuration of

fascia boards, gutters, outriggers, barges, rafter size and treatment

and dimensions of overhangs. All of these items serve to define a

roof and will be reviewed for compatibility.

_____,-:——'-:—"r::::':-:-—":z-;_—_—:& —

Refer to Charlevoix Zoning Ordinance for related components: 3*_:*-‘-“'""—-“ — - -;_;-\& — '——f
Building Height and Exceptions 153.146 ‘Al

¥
. . 1llmllﬁlﬂl iMLl\IIll!IIiHI I\mlunmm":.{1um|
Applicable Findings: S Pe— . ‘| M
The following Findings in the Design Review Ordinance apply to this bl | =2
Component of the Guidelines: i w\:f. e .‘m‘m
Compatibility of the architectural style with that of the existing NGl
character of the Neighborhood. ‘l. " ,.‘
Architectural style, consistency, mass and bulk of structures, "'__ _

including accessory structures.

Interface of the proposed structure with the structures on adjacent M‘ .._

properties. —

Not This o

Roof unlike any
other in the neighborhood

For additions: Compatibility with the architectural style and
character of the existing structure as remodeled.

Roof Design City of Charlevoix
Page 46 Neighborhood Design Guidebook
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Component 6: Roof Design

Articulation

Roofs should be articulated in ways that support the desired Mass
and Scale of the building, Typically a Primary Roof Element should

be defined which relates closely to the actual size and Mass of the
house. Secondary forms can then be articulated which may include or
otherwise identify important components of the house.

Secondary forms should not become so numerous that the house
appears to be a series of small roofs with no unifying element.

i0

Frimary element  —4—

Secondary element ﬁﬁﬁ
with lower slope —\

Secondary elements

Roof slopes can vary in some circumstances, particularly in situations
where an additive element such as a shed or a monitor may include a
lower roof slope than the primary form. This variation should be used
with restraint and limited to traditional usage.

This
No primary form,
| L all secondary forms
Not This

City of Charlevoix Neighborhood
Design Guidebook

Roof Design: Articulation
Page 47
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Component 6: Roof Design

Additive Elements

Additive elements to the roof form should respond carefully to the
mass and scale of the building and should not become too large.
Elements which are too large compete with the primary forms of the
roof and make the roof look more like trim attached to a two story
building.

Use of dormers and monitors (shed dormers) to add space to an attic
will require design professionals to think "attic" rather than "second
story".

Additionally, additive elements that are different in style than the
existing residence will not support the continuity of the architecture.

Additive roof form consistent with
the architecture of the house. It occurs as a

secondary element L\

Existing primary
15
roof form

New Monitor, compatible with the 3

existingroof @——mMm8 ——

Existing

This
New Monitor: too large for the L ~1
existing roof, it looks like a
second story —————————— .
Existing
7
in
Not This
New Dormer: Consistent with
the existing roof, while clearly
a secondary element. —
Existing
=]
i
This
New Dormer: Of a different :
style than the existing roof ————H—
/' — Existing
l .
Not This

Roof Design: Additive Elements
Page 48

City of Charlevoix
Neighborhood Design Guidebook

Page 119 of 154



Component 6: Roof Design

Consistent Roof Forms

A critical element in unifying a building and relating additions to
existing forms is the consistency in roof forms. The roof is one of
the most important identifying elements for a house. It is largely
responsible for defining the character of a building.

Additionally, the articulation of the roofs will form a pattern. Some
neighborhoods will include simple, sweeping hip roofs, while others
will include gabled roofs with numerous dormers or monitors.

= Not This
City of Charlevoix Neighborhood Roof Design: Consistent Roof Forms
Design Guidebook Page 49
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Component 6: Roof Design

Variable Roof Forms

Randomly varying roof forms are probably not supportive of Exposed Simulated ridge, With an exception to the
Neighborhood Compatibility. There are, however, numerous flashing potential drainage height limit, a roof can be
precedents for variable roof slopes and forms. Numerous problem resolved into a ridge.

architectural styles include combinations of sheds and gables, sheds
and hips and sloping and flat roofs.

If a proposal includes varying roof forms, they should be justified
based on the architectural style and the pattern in the neighborhood.

If varying forms occur simply to make interior spaces work, there may
be a need to redesign the interior layout to achieve a compatible roof

form. Bad Better Best

Sometimes roof forms are varied to accommodate height limitations.
Hip roofs are often "clipped" to remain under this limit.

When a flat roof is included at the top of a sloped roof, flashing will
Hips and gables intermixed, be apparent where the transition occurs, making the roof unsightly
but slopes and general hierarchies and the clipping apparent.
are consistent, forming a pattern
of roofs in the neighborhood Roof forms and materials have a close relationship with the general
character and style of a building. When a particular style is existing
or adopted, the roof form should be consistent with that style. Tudor
Revival buildings will have somewhat different roof slopes and forms
than a Spanish Colonial Revival building.

pilerC——

Roof Design: Variable Forms City of Charlevoix
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Component 6: Roof Design

Substantial Additions

When substantial additions are proposed, the overall roof form (as
well as the architectural style of the house), may need modification.

Low sloping roofs on single story ranch houses may not adequately i
engage a large second floor addition. The result may be a residence
that does not meet the criteria for Mass and Scale.

/ \\ Integrated Roof

Roof management can be an effective tool for housing a large space m
in a building of appropriate Mass and Scale.
When a flat roof is included at the top of a sloped roof, flashing will ! o
be apparent where the transition occurs, making the roof unsightly T 'n ‘@ ! o
and the clipping apparent. —-1'—---;

This
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i[ J Layer Cake
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] |
With a substantial addition, the entire roof may need to be _
redesigned. Often a roof for a one story ranch house Not This
does not support the addition of second story
hitecture. . . " " . .
R It is important to avoid the "layer cake" look in second floor additions.
Most existing two story houses look more integrated, as though all
parts were designed as one.
A well designed cascading roof can take the place of a “layer cake”
roof.
In some cases it may be necessary to design smaller spaces to achieve
integration of the additional forms.
City of Charlevoix Neighborhood Roof Design: Substantial Additions
Design Guidebook Page 51

Page 122 of 154



Component 6: Roof Design

Roof of similar slope, but
out of scale with neighboring
houses.

Roofs of similar scale,
slope and detail

Numerous roof patterns will occur in a given neighborhood. Where Design Review Criteria
this occurs, scale and mass become driving factors in shaping the
design. Compatibility is achieved through consistency in roof form and

articulation. Compatible designs will include the following elements:
As a design progresses, a roof form will emerge as a result of the

internal organization of the building. As this occurs, the designer . Consistent roof slope throughout.
should be sensitive to similar forms in the neighborhoods. Details
and configurations should then be harmonized with the example
forms seen in the neighborhood.

Limited use of inconsistent roof forms when appropriate to the
architecture of the building.

Consistent roof materials throughout.

Roofs articulated into Primary and Secondary elements, with
primary element(s) relating to the Mass and Scale of the buildings
in the neighborhood.

Roof slopes and materials consistent with the character or style of
the building, including scale of materials.

New roofs consistent with the level of articulation of existing
roofs.

Response of the roof design to the mass and scale of the
building: The roof should be consistent, however the roof design
may require the floor plan to be adjusted to achieve an overall
compatible design.

Avoidance of "layer cake" appearance to second story elements.

Roof Design: Criteria City of Charlevoix
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Porches and Entries

Porches and the human entry to a residence are some of the most
important features of houses which define a neighborhood. Not only
do they represent a substantial physical component, they also define
the personality of houses.

They serve the functional needs of entry and egress while also
creating an outdoor room in which the realms of public and private
Cross.

When actively used, they foster a sense of security by serving as

the eyes of the neighborhood. They also generate a sense that the
houses and the neighborhood are actively intertwined. In many
cases they are the places in which we see and communicate with our
neighbors most often.

It is very easy to identify the pattern of porches in a neighborhood
and to respond to that pattern. Porches will be somewhat consistent
with the period of the houses and will range from full outdoor rooms
to simple added details denoting an entry.

Applicable Findings:

The following Findings in the Design Review Ordinance apply to this
Component of the Guidelines:

Compatibility of the architectural style with that of the existing
character of the Neighborhood.

Architectural style, consistency, mass and bulk of structures,
including accessory structures.

Interface of the proposed structure with the structures on
adjacent properties.

For additions: Compatibility with the architectural style and
character of the existing structure as remodeled.

Y,

ldeally a porch will not only mark the entry to a building, it will
provide functional space.

Forch as room

This porch is a room, a place for kids to play, a place to visit with
neighbors, a place to watch the sun go down.

It expands the space of the house without greatly increasing the
mass. It also creates a space where the home and the
neighborhood intermingle, supporting the life of the neighborhood
and the resulting components of safety and comfort.

City of Charlevoix Neighborhood
Design Guidebook

Porches/Entries
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Component 7: Porches and Entries

Each neighborhood will have a pattern of Front Porches which can
be observed and repeated. Porches may occur in front or at the
sides of residences. They may have formal approaches or informal
approaches.

In general, porches should grow out of the architecture of the
residence. They should be covered by a secondary roof form (refer
to Component 6: Roofs) They may include embellished details and
celebratory components.

They should not become the dominant element of a facade. There is a
tendency to make the porch the "fancy" part of the facade, to make it
taller and more visually important than other elements. This reflects a
desire to add impressive elements to a house in support of a desired

image on the part of the design professional or the homeowner.

In typical Charlevoix neighborhoods, the porches were almost always
included for functional purposes as well as visual. If there was a need
to impress the neighbors with external appearances, it was part of the
whole design, not just the porch.

Forch as entry protection.

Simple denotation
of entry

- ———
This porch does little more than denote the entry,N

It is, however, consistent with the architecture of the
house. It does not compete with the house, it occurs
below the line of the primary roof form, yet there is no
question that it is a porch.

This porch is fully integrated into the architecture of the
residence. It provides shelter and clearly denotes the formal
entry to the house. It does not, however, loom over the street
as a monument. It is complimented by landscaping which further
marks the entry.

Porches/Entries
Page 54
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Component 7: Porches and Entries

Porches in example houses will have a pattern of articulation.
They may be additive or subtractive. They may include celebratory
elements such as formal columns, or they may be more subtle.

The pattern in the neighborhood should be observed and that pattern
should be supported. Attention should be paid to the level of detail.
Scale and proportion of components such as columns, railings, eaves,
outriggers, brackets and misc. trim.

Where there are a number of patterns, the common elements of mass,
scale and articulation should be considered in shaping the porch.

Bungalow porch with railings, columns, outriggers and associated
woodwork evoking the full character of the architecture.

Bungalows are famous for porches. Often Bungalows include porches
on numerous sides of the reside=ence serving a number of interior
functions and greatly increasing the space of the house.

The details included in porch design should be consistent with
details found elsewhere on the house. The should be substantial and
durable, as porch components are often more exposed to weather
than other elements of the house.

In all cases the porch should be consistent with the architecture of
the residence. Token elements such as Doric columns and other
classical details are only supported by similar architecture.

Timbers, tile roof and eave details
consistent with the Spanish style —

Simple stick and eave details consistent with the post-war ranch
house. This porch is from a period where porches were de-
emphasized. It is a common pattern in Burlingame neighborhoods and
can be supported. Additions to these homes, however, can also
include more functional porches that are consistent with the
architecture.

City of Charlevoix Neighborhood
Design Guidebook
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Component 7: Porches and Entries

Avoid the desire to make the porch a tall element. While it is
important to denote the entry to a building, most people are highly
sensitive to the location of entries to houses. There is no necessity for
a billboard to mark the entry.

—— The porch should be integrated into the facade as simply
another room. The entry will be apparent by the factr that
there are voids, overhangs, details and railings.

Details can be embelished, but the overall size of the porch
should be appropriate to the architectural style.

\

This ' Not This

Here the porchis decorative only. It
provides no useful space and tends to
make the house feel tall and looming. This
kind of porch is one of the most
commonelements of monster houses.

In single story houses, this kind of
porch dominates the facade while
offering none of the typical porch
amenities to the neighborhood.

This Not This

Design Review Criteria

Neighborhood Compatibility will be achieved by including the
following components or considerations in the design:

Porches should be consistent with the architecture of the
residence.

Porches should not be the tallest elements of the facade. They will
not exist simply as monuments.

They should provide functional space similar to the pattern in the
neighborhood.

They should support human access and use at a human scale.

Porches should be encouraged in most neighborhoods as
a neighborhood asset, increasing the life of the street and
generating more secure neighborhoods.

Additional elements such as service porches and rear entries
should be considered when visible to the neighborhood.

Porches/Entries: Criteria
Page 56
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Component 8: Details

Openings: Windows and Doors

Each neighborhood will generate a pattern of openings in example
houses. This pattern will include consideration of window and
doorway types (materials, construction, details). They should provide
functional space similar to the pattern in the neighborhood.

Typical windows should be observed and noted in the neighborhood.
Of interest should be the type of window, the ways in which window
units are combined to make larger openings, and the frequency of
exceptional windows.

The neighborhood pattern will include consideration of scale

and configuration of openings. Some neighborhoods will include
examples of large picture windows in Modern configurations, while
others will include a predominate pattern of smaller casements with
divided lights.

Example houses will often include asymmetrical arrangements of
windows. Symmetry is not necessary; sometimes it is undesirable.
Balance is achieved by thoughtful placement, response to interior
conditions and overall composition of the building exteriors.

Opening patterns should be true to the architecture of the design. If
the design is compatible with the neighborhood, the opening pattern
should follow.

Incompatible window:
Arch top window is not

appropriate to this style.
I r =

Exceptional window occurs

in limited locations and only

when appropriate to the

architectural style of the

house
City of Charlevoix Neighborhood Details: Openings
Design Guidebook Page 57
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Window Details

Openings are a critical tool in managing the scale of a building. Large
blank openings can make a building look large and blank. Small
articulate openings are like so many other aspects of a human scale
home: they feel comfortable and appropriate.

Example houses will include a range of window sizes appropriate

to the rooms they are serving. The actual windows will relate via
similarity in detail, scale and configuration. The actual unit size may
be identical throughout the house with variations in opening sizes
accomplished by using multiples of smaller units.

Exceptions may occur when supported by the architecture. A single
large window in an exceptional location is warranted in many styles.
Multiple large windows, however, may be inappropriate in many
neighborhoods.

Arched or round top windows should be avoided as they did not
occur originally in most architectural styles present in Charlevoix. If
the additional height of a round top is desired or appropriate to the
space, applicants would consider using transoms or some other
means of increasing height consistent with the architecture of the
house. It is anticipated that this will occur at exceptional locations
only.

Avoid trims that are out
of scale with the window.
Specifically, avoid foam/ <

e

Not This

This

Avoid token odd geometric shapes.
Variety in the facade can be generate
by the use of simple rectangular
windows in traditional configurations.

Divided lights add human scale

{IFRnANT

il b l!}l I Ii

stucco trims. The most
common installation for
windows in stucco walls in
Charlevoix is the use of
wood stucco mold. This

.nlllll;ﬁluliﬂifm e

Windows should be considered more thant.'_J?’l 2y

generates an appropriate
scale and is traditional in
most neighborhoods.

just holes in walls. Windows should P AV

be articulate and integrated
into the architecture

‘' Corbels and substantial
trim details where appropriate
to the architecture,

Details: Openings
Page 58

City of Charlevoix
Neighborhood Design Guidebook

Page 129 of 154



Component 8: Details

Materials

Each neighborhood will include houses that form a pattern of material
use, quality and configuration. In some neighborhoods, there may be
a number of houses that use materials in a similar manner. In other

neighborhoods, materials may be used in a number of different ways.

Materials should be primarily consistent with the architecture

of the design. If the architectural design is compatible with the
neighborhood, the materials should also follow. Materials should not
be selected as stand alone preferences, but should be the result of
larger patterns.

Applicants are encouraged to research the type of architecture
appropriate to their situation and use materials in a manner
consistent with that architecture.

Frivolous material use, changes in materials simply for the sake of
change, may result in buildings that are not compatible with the
neighborhood or that fail the criteria of Architectural Integrity.

Choice of materials will also closely relate to Mass and Scale of the
buildings. These choices in example houses will help define the mass
and scale in the existing neighborhood.

Design Review Criteria

A compatible design will support the existing pattern of openings and
material use in the neighborhood by remaining generally consistent
with that pattern while supporting the architecture of the design.

Use window and door patterns that are consistent with those
found in the neighborhood. Avoid token shapes or designs that
are included for interest but are inconsistent with the architecture
of the residence.

Use window and door details that are consistent with the
architecture of the residence.

Use human scale openings and details.

Avoid large expanse of glass and repeated large openings on a
facade. Explore the use of a greater number of smaller openings.

Use materials consistent with the architecture of the residence.

Avoid token material changes for interest only. Material changes
should respond to changes in function or the need to manage
mass and scale by modulating the exterior of a building.

Use materials that are in scale with the residence. Avoid over large
material units on small architectural components.

City of Charlevoix Neighborhood
Design Guidebook
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Component 9: Landscaping and Site Design

Landscaping and Site Design

Charlevoix enjoys a climate and a setting that allows us to utilize
our outdoor spaces comfortably in the summer. Our yards can be
extensions of our homes.

This ability greatly extends our living environment and allows us to
enjoy a large amount of space without having large buildings.

The development of that outdoor space does have implications

for Neighborhood Compatibility. Since many of us do spend time
outdoors, the impacts of neighboring residences and landscaping can
become important.

The information contained in this Component of the Guidebook
describes the aspects of Landscaping that are important in supporting
the existing character of the neighborhood and in establishing
compatibility.

Landscaping is a highly personal subject and should be a place where
individuality is expressed. All landscaping evolves with time and
reflects the changing values of homeowners.

It is not our intention to limit the possibilities for expression through
landscaping enjoyed by the homeowner. That expression is one of the
important factors in personalizing neighborhoods.

Our intent is to address the impacts of landscape design and
construction on the neighborhood and to encourage homeowners and
Design professionals to explore the patterns of landscaping evident in
our existing neighborhoods.

The important aspects of landscaping include the relationship of the
house to the street and the ways in which front yard design support
the life of the street.

Additionally, landscape components play an important role in
reducing the impacts of projects from neighbor to neighbor.

- Planting accentuates
entry creating an
iriviting entry path

Landscaping is included for consideration for a number of reasons:

It can be a critical component in framing and positioning a house
in a neighborhood setting.

It can be a critical component in shaping and defining the outdoor
rooms which form the interface between the house and the
neighborhood.

Landscaping and its proportion affect the mass and bulk of the
structural components.

The Role of Landscaping
Page 60
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Component 9: Landscaping and Site Design

Landscaping around a building is one of the key elements in defining
the boundaries of the subject property.

Landscaping may define actual boundaries such as property lines
and access routes. It can also define spatial and implied boundaries
between adjacent outdoor areas and the street

This can be important in establishing a level of comfort for use of
outdoor areas when they are exposed to the street or to neighboring
rooms.

One of the most important boundaries to a residence is the line
between public and private space. That line can occur in a number of
positions, from the point at which the driveway leaves the street to
the front door of the residence.

In typical Charlevoix neighborhoods, the front yard becomes a zone
in which this boundary lives.

Depending on the time of day and the level of usage, that boundary
may shift locations. When a front yard is full of kids and there are
people on the front porch, the public boundary can be pushed out to
the street or beyond. During these times, the front yard is clearly in
possession of the residents.

Landscaping is a means by which that boundary can be reinforced
without resorting to the placement of fences.

Landscaping can define several layers of boundaries that separate
various elements of the public space in very subtle ways.

It is not necessary to utilize fences or tall hedges to achieve a sense
of separation. Passers by respond to very subtle cues. Low hedges,
strategically placed shrubs and changes in material can easily do the
job.

7 - — Boundary between
— front yard and
rear yard
o
@

j=
| .

--v-le=-—- s

— Boundary between
porch and street

- Boundary between
play area and sidewalk

e e i i

Boundary between
the world of cars
and that of
pedestrians

City of Charlevoix Neighborhood
Design Guidebook
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Component 9: Landscaping and Site Design

Front Yards

In defining the boundaries of the residence and its relationship to the
neighborhood, various landscape components can be used. These
elements can be considered much the way finishes and furnishings
are considered at the building interior. They serve the role of function
as well as decoration.

Landscaping that is included strictly for decoration, to cover up

bare ground, will probably not support neighborhood compatibility.
Design Professionals should use landscaping to shape outdoor spaces
and enhance the functions of access and outdoor recreation.

‘.- Planting accentuates
7 .
entry creating an
inviting entry path

Tress placed to give a sense of
separation from the
neighboring property.
They also offer a sense
of enclosure to the
driveway. This reduces

Not This

Planting defines entries and
important windows

while joining the house

with the landscape

Extensive planting cannot
hide an inconsistent design

Planting occurs as a mass of vegetation to
fill up space. It should actually be treated
as furniture to enhance an outdoor room
and serve useful functions.

Landscaping: Front Yards
Page 62
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Side Yards

Side yards represent critical areas for landscape design. Not only do
they have a visual responsibility to the street, but they are the place
where impacts on the neighbors must be managed.

In Charlevoix, because of the wide use of rear yard garages, side
yards take on greater importance. Since many side yards include
driveways, these become areas of activity that are used extensively.

This is a positive feature of the rear garage because it can add a great
deal of useful space to the outdoors. That space often occurs as room
size areas that can support a wide range of landscape types and
habitats. Cool shady areas can occur right around the corner from hot
sunny areas.

Active consideration of these opportunities will generate site designs
that are consistent with many of the neighborhoods in Charlevoix.

Side yards as
attractive and
ugeful places

Various outdoor rooms

Side yards allow front and rear
yards to connect and
communicate. This creates ample
opportunity for functional
landscaping.

City of Charlevoix Neighborhood
Design Guidebook
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Side and Rear Yards (continued)

When modifying landscaping, consideration should be given to
neighboring residences and their outdoor rooms. Neighboring patios
may only be a few feet apart. Large plant elements should be placed
to help create a sense of separation and privacy.

Equal care should be given to consideration of sunlight and views.
Placement should not disrupt existing patterns substantially.

Separation can be desirable at both the rear and front yards as well as
at side yards.

At front yards, planting and related elements can define front yard
play areas for children and create a critical sidewall to a well used
front porch.

Trees can be placed to simulate distance
between houses. Care should be taken
not to disrupt critical views.

8

New Existing

/ When houses or additions are held away
f //// from property lines there is plenty of
room to manage the landscape design
for positive results.
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Component 9: Landscaping and Site Design

Landscape elements are important components in binding a building
to its site. As such they can help reduce the apparent mass and bulk
of the building by pulling the site upward to engage the building.

Well placed planting will appear to grasp the corners of the residence,
pulling it down to earth. It will accentuate particular elements of the
house and will extend the form of the house out into the yard.

As considered for Architectural review, landscaping is not intended to
hide or mask non-compatible buildings. Trees and shrubs should not
be used as the primary means to manage mass, scale or to otherwise
make a non-compatible design compatible.

Landscaping should be an additive element when new and a formative
element when existing. It should complement a design, but the
design should not be dependent on it.

Planting should not be used simply to decorate the edges. A two foot
planting strip around the perimeter of a house will not be useful in
affecting the mass of a building.

Equally, no amount of landscaping can adequately manage a building
which is inherently bulky and out of scale.

Planting reduces the apparent
height of the building
while joining it to the site

Planting does nothing to
affect the mass
: of this building

|
f%ﬁlﬁw T

Not This

City of Charlevoix Neighborhood
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Component 9: Landscaping and Site Design

Site Construction

Due to the favorable summers we enjoy in Charlevoix, combined
with the human scale of many of our streets, outdoor spaces in
front and side yards are active, useful places.

This results in numerous patterns of development at front yard
spaces, from lawns used as play areas, to retaining walls, patios,
courtyards and gardens. These patterns can be identified as
important elements in defining neighborhood character.

" Secluded, yet
visible, outdgor
space

On hillside streets, even streets with only slight variations in grades,
there will be a number of solutions present for retaining walls,
headers and other means of stabilizing grades.

- Small, decorative
fence:

For fence height and location requirements refer to Charlevoix allows views and supports

Connection .
Zoning Regulations Chapter 153.145. to side yard the life of the street

The front yard should include a range of opportunities and
components, including usable outdoor space, decorative
elements, personalized elements (flower beds and sculptural
features, and useful connections to the house, garage and
other yard areas.

— Low retaining walls create
Consistent pattern of low walls and steps, semi-public outdoor
porches, driveways and walks. When these exist in the room.

neighborhood, the pattern should be preserved. Designs

should include similar elements to help separate the

yard from the street without hiding it.

Landscaping: Site Construction City of Charlevoix
Page 66 Neighborhood Design Guidebook
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Component 9: Landscaping and Site Design

Fences

Fences also play an important role in defining the neighborhood.
In many neighborhoods, small scale decorative fences are
common. In others, particularly hillside neighborhoods, portions
of fences are taller, creating more privacy and separation from
the street.

— When fences and gates cross driveways
they should be pulled back from the corner
of the house to maintain a varied edge to
the “room” of the street. This should also

TI fl . . 1 ' | ‘1‘ : (TF [’ _ be done to maintain adequate parking
2 . E {h

space in the driveway.

Fences near the street should be consistent with positive patterns in
the neighborhood and should not be intended to hide the residence
from the street.

Instead they should be included to extend the semi-private outdoor
space closer to the street without diminishing the sense of connection
between the house and the neighborhood.

City of Charlevoix Neighborhood Landscaping: Site Construction
Design Guidebook Page 67
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New Construction

New construction generates substantial impact on both the site and
the neighborhood. This impact includes the addition of a new form
to the neighborhood as well as the damage or alteration to existing
landscape components.

For this reason consideration of landscape design in new construction
is critical.

Since new construction generally impacts an entire site, it is
anticipated that most site surfaces will also be reconstructed. When
this is the case, all surfaces, materials and configurations should be
seen as part of the same design.

When planning site construction, careful attention should be paid
to access patterns in the neighborhood. The current pattern of
sidewalks, driveways and supporting elements (berms, retaining
walls, curbs, etc) should be considered as components of the
neighborhood pattern.

Beyond basic planning issues, site landscaping materials should be
compatible with the architecture of the residence as well as that of
the neighborhood.

This is not to say that all materials should match. A highly effective
way of landscaping a site is to let materials change and intermingle as
one moves around the site. Landscaping is also a place where "found"
objects and materials can be used in creative ways to add interest.

Many older residences have a variety of materials and details present.
Their charm is often derived from this.

Additions

In additions there will be varying degrees of alteration occurring to
landscape components. In some cases there may be no alterations. In
others, there may be full site reconstruction.

When existing landscaping will remain, new landscaping should
complement the old and extend useful patterns.

New landscaping should use similar species and placement to the
existing.

When a new pattern will be established, other elements of this section
should be utilized to inform the design. particularly those for new
construction. A comprehensive landscape plan should be developed.

Existing landscaping is often mature and supportive of the existing
residence and neighborhood patterns. Where these elements are
positive, they should be maintained.

Landscaping: New Construction/Additions
Page 68
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Component 9: Landscaping and Site Design

Design Review Criteria - It will shape outdoor spaces to encourage use and function, easing
pressures for larger buildings and supporting the life of the street.

Compatible design will include landscaping that supports the - It will serve to denote boundaries at rear yards so that a sense

following: of privacy and separation can occur without resorting to hard

Landscaping and Site Construction will be a positive architectural
element rather than an obligatory covering of bare ground.

Landscaping should help to reduce the apparent mass of the
building by joining it to the ground and engaging important
architectural elements.

It will support the site access patterns included in the design by
marking access routes and denoting the zone where public space
becomes semi-public.

Landscaping should support human scale by defining entries,
paths and places for human use. Landscape components,
particularly large shrubs, should be consistent with the scale of
the architecture and should not be intended as a means of hiding
a massive building.

Landscaping should be used to reduce the impact of cars and
driveways.

It should provide visual separation between neighboring outdoor
rooms.

It should mark boundaries in a subtle way so that hard
construction and fences may be minimized.

It should support a sense of privacy between neighboring
structures without forming barricades.

It should be used to screen specific impacts such as light from
windows or neighboring entries and windows where privacy might
be a concern.

It should accentuate and support the Architecture of the residence

The location of retaining walls, fences and other boundary
elements should be consistent with the patterns in the
neighborhood. Additionally, these components should support
the character of the street as a friendly, human place.

construction, taller fences and high impact design elements.

New Construction

Where substantial landscape reconstruction or addition occurs, the
following considerations should be emphasized:

Develop a comprehensive landscape plan that addresses site
access, impact on neighbors and long term impacts of mature
landscaping.

Avoid token landscaping which simply covers up the bare ground.
Develop outdoor spaces to offer actual benefits to the residents
and to the neighborhood.

Avoid landscaping and site construction that is monolithic and
institutional.

Additions

In many additions, minimal landscape alteration may occur. When
landscape changes are necessary the following criteria should be
included:

Include landscape components that are consistent with the
existing components and appear as an extension of the existing
character.

Protect existing landscaping from damage during construction.

Include site construction components that are supportive of the
existing/proposed character of the house.

City of Charlevoix Neighborhood Landscaping: Design Criteria
Design Guidebook Page 69

Page 140 of 154



Appendices

Appendices

Appendix A
Appendix B

Appendix C

Background, History and Purpose
The Design Review Process

Recommended References

Page 70
Page 76

Page 79

City of Charlevoix Neighborhood
Design Guidebook

Page 141 of 154



Page 142 of 154



Appendix A: Background

Background

Overview

Charlevoix is a unique place. Located in an important
geographic region in the country, it retains a small- town
character based on a compact, identifiable community. It is
geographically bounded by Lake Michigan on one side and
Lake Charlevoix on the other. As such, it maintains a strong
physical identity. Unlike many cities, Charlevoix has a clear set
of boundaries. It is easy to develop a picture of where it starts
and stops. This gives us a strong sense of identity as
residents.

Charlevoix has two business districts linked by an important
transportation route. These areas are not just shopping
districts, they are centers of our identity. They are our Main
Street, our community living rooms, they are the places we eat
and shop and meet and celebrate.

Mostly, however, Charlevoix is where we live. Our city is our
neighborhoods; the places we raise our children; the places
where we sleep, eat, garden, paint; the places we call home.
Charlevoix has

always been that kind of place, from the first residents to the present.
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History

Originally the area that would become Charlevoix was home to the
Odawa and Ojibwe Indians. For them this was a rich and peaceful
environment of plenty.

The first American families to settle in the area arrived in the
1850's and were fishermen. In 1866, the first plat in Charlevoix
was recorded as the Plat of the Village of Charlevoix. In 1894 the
Lindsay Park residential subdivision was platted north of Pine Lake
(now Round Lake). In 1876, Charlevoix was declared a port of entry and
became one of the busiest ports on the Great Lakes. Lumber mills
proliferated as the forests along Lake Charlevoix could finally be
harvested. The same year, the railroad arrived 17 miles to the north
in Petoskey. This allowed unlimited trade and travel to Charlevoix.
Families were enriched by fortunes made in timber development
and other trade. The rail also brought tourist traffic during the
summer. It was not long before the city became known as a resort
destination. Charlevoix became known as one of the nation's finest
summer communities. The attractive surroundings and proximity
to Chicago and Detroit encouraged development and wealthy
investors obtained tracts of land to develop for both year-round
housing and as vacation homes.

The residents voted to incorporate into the Village of Charlevoix in
1879. By 1915, numerous other residential subdivisions had been
recorded, creating numerous small neighborhoods surrounding
downtown Charlevoix.

Additional subdivisions were recorded and annexed between 1915
and 1970, further expanding Charlevoix's residential neighborhoods.
Many of Charlevoix's subdivisions, streets and neighborhoods, such
as Upright, Hurlbut, Mason, bear the name of families and individuals
who owned property or developed land into the current residential
neighborhoods.

By 1910, Charlevoix had a population of 2,420 and by the mid 1970's
a population of 3,500 supporting local commercial districts
downtown and along Bridge Street. Charlevoix’s full-time resident
numbers have been steadily diminishing since the peak in 1970 as
the rate second homeowners has surpassed full time residents and
continues to grow.

Most of Charlevoix's housing stock was built between the turn of the
century and the 1970's. Today's Charlevoix is virtually built out and
new residential construction occurs as a result of demolition of an
older house, an addition to an existing residence, or the rare
subdivision of a larger parcel. More than half of the 2,100 residential
structures in the City of Charlevoix are single family residences. These
residences comprise numerous neighborhoods each with their own
identity based on the era in which the subdivision was created, and
many encompass parks, schools, commercial districts, landmark
buildings and major thoroughfares.
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Neighborhoods

Much of the history of Charlevoix describes the development of its
neighborhoods. Charlevoix, like many towns, grew by subdivision.
Large properties were divided into smaller lots and individual houses
were built in the ensuing years. Unlike modern subdivisions, many
houses were not built as "developments" but were filled in over

time by numerous builders and developers. This is a typical pre-war
development pattern.

Charlevoix's housing stock was primarily developed between the
1890's and 1960's. In the case of most of Charlevoix's subdivisions
the houses were generally built out over a two-decade period after
the subdivision was recorded. Each neighborhood reflects the
building styles that were common during that construction period.
Because of the time it took to complete the initial construction of each
neighborhood, a mixture of different styles often resulted within one
block. Many of the builders also fused components of different
periods into the same house. Houses built between 1890 and 1915
generally reflect the styles characterized as 'classic box' and
heoclassic row house; between 1905 to the 1920's eastern shingle
cottages and brown shingles were popular; between 1915

and the 1930's bungalows, craftsmen were common, as well as the
provincial style incorporating Tudor, Gothic and Mediterranean
details, and from the1940's to the 1960's wartime tracts, ranch-style
were popular. The 1970’s and 80’s brought waterfront condominiums
and larger apartments.

The result is a series of tremendously individualized places, with
unique houses and differing characters. Unlike modern suburbs,
each street is distinct from the next. Houses from a range of styles
populate these streets with the kind of diversity we expect in a
healthy community. At the same time there is a unity to these streets,
often due to the particular generation of housing and development
that occurred there.

Neighborhoods are more than a collection of houses or shops.
Neighborhoods are places which we identify and understand. Each

of us has a sense of place regarding our neighborhoods. These
neighborhoods are not bound by lines on a map, but by each of

our own personal definitions of place. We know when we enter our
neighborhood and we know when we leave it. We each have a sense of
its boundaries: where it begins and ends, how far our kids can wander
before they our out of the neighborhood, how far we can walk and
still know our neighbors.

Our individual neighborhoods connect with other neighborhoods.
They connect via streets and sidewalks, but also by the ways in
which our lives connect them. We take our kids to school or day-care
in another neighborhood, we have an office across town, we shop

in the Corridor. Each of these activities takes us through various
neighborhoods, so that we become connected to the whole of
Charlevoix.

In this fashion we are citizens of the City and residents of our
neighborhoods. The neighborhood is our first level of geographic
identity beyond the home, our first level of participation in the larger
society. It is the place we have our Fourth of July barbecue, it is the
street we canvas to support a school bond, its where we share our
opinions of how the world is working.

In a rapidly changing world, our neighborhood is also the place where
the world can move slower, Where we can count on things staying
the same a little longer. We depend on a consistent experience in our
neighborhoods so that they can be the place we come to rest at the
end of the day.

We put tremendous effort into our homes. We paint them, landscape
them, maintain them. This is done partly as good economic

practice, since they are substantial investments. But we also place a
responsibility on our houses. We expect our houses to be beautiful
and to represent us to our neighbors and our community. Our houses
become part of our identity in the neighborhood.
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While our individual homes may be the expression of our personal
goals and desires, the neighborhood becomes a collection of those
expressions. We all know the reactions we have as we walk through
various neighborhoods. We identify them, catalog them, remember
them based on the initial visual experience we have. We like this
neighborhood, but we don't really like that one. We base our reaction
on the location, the noise of the freeway, the size of the trees and the
character of the houses. We characterize our own neighborhood in
the same way. We see it as a place.

As places, our neighborhoods become our identity in the community.
We are concerned when one of our neighbors lets the paint peel or
the weeds grow. We have an interest in how we, as a neighborhood,
look and act. Just as when the weed s grow, we are concerned when a
neighbor builds a large addition that looms over our yard or changes
the character of our street. We worry that the neighborhood we love
may be changing in ways that will diminish what we have.

The Problem

Charlevoix is a very desirable place to live for all of the reasons
described above. But our greatest assets are also the basis of one

of our potential problems. Because of that desirability, and the
resulting property values, there is tremendous pressure placed on
our neighborhoods to change. Some of that pressure comes from
our own desire to have larger houses and more amenities. Some of
that pressure comes from the tremendous economic opportunities in
developing excessively large homes.

This has resulted in a tremendous amount of remodeling and
reconstruction, a situation we all experience regularly. Existing
homeowners have raised concerns that many of the new additions
and recently constructed homes do not reflect the style and character
which were the essence of their existing neighborhoods. Many of the
new houses and additions are often considered disruptive because
they do not blend with the scale, design, placement on the lot,
landscaping and exterior materials employed in the existing older
homes.

In conjunction, the diversity of style in the neighborhoods has
made it difficult for individuals to clearly identify and define what
is right or wrong about much of the construction that is occurring.
Because it often took a two decades or more to build out the lots in
a neighborhood, and the designers of many houses borrowed styles
and incorporated design features from other periods, there are no
standard design styles or characteristics which are intrinsic to each
subdivision.

There are consistent elements shared by houses in a neighborhood,
even by houses of distinctly different styles. These components
include: setbacks from property lines, orientation to street (entry
design, porches courtyards gardens), house size and shape (one story,
two stones, split levels, plate height, roof pitch, use of balconies);
external materials of houses (stucco, brick, shingle, sidings); garage
patterns (attached, detached); and landscaping. These elements
combine to give neighborhoods a distinct identity and character.

This complexity has made it difficult to simply draft a set of rules
which would help conserve our neighborhoods. For this reason, the
City of Charlevoix developed Architectural Design Guidelines in
2023/24 for Accessory Structures and Mixed Use Development and
now initiated the Design Review Process for primary structures.

The need for design review of single-family homes in Charlevoix is
driven by the existing variety among the city's single family residential
neighborhoods. While built in different decades and under different
circumstances, each neighborhood has its own scale and form, with
its own unique location and orientation to the rest of the community.
the future infill development if this valuable diversity which is the core
of the community is to be conserved.
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Purpose

To preserve the original and unique patterns of distinct neighborhoods
through consistency of character in individual homes to allow protection for
each homeowner's investment when future projects are initiated.

The Design Review Process and the Neighborhood Design Guidebook
were created to help conserve the valuable character of our original
neighborhoods. As neighborhoods change, there are a number of
entities involved in making that change occur. There are homeowners,
developers, designers and architects. There are contractors and city
agencies and even lenders, all of whom affect what change actually
occurs.

It is the goal of the Design Review process, and this Guidebook, to
affect that change in a manner that is positive for our neighborhoods
and our community.

We achieve that end by forming a collaborative process which allows
the Applicant and the City to work together to achieve common goals.
Those goals, supporting a vision of neighborhood conservation,

form the basis of the Guidebook and include the following general
premises.

The neighborhood is a place, with a character and a boundary. It
can be seen as a room. It is a setting for the houses, composed
of the street width, trees, setbacks, and street configuration. It
is also composed of the various characters of the original house
which defined it. The Guidebook includes four General
Components; including a pattern of driveways, garages,
porches, building types and landscaping.

The house is an object within that room, and, as such, has a
role to play in further defining the character of that room. Where
the original houses define the neighborhood, newer houses and
additions should support that definition.

Because of the diversity of architectural style within many
neighborhoods, a neighborhood's architectural identity is

based more on common patterns shared by all houses. These
patterns include similarities in mass, scale, complexity of form,
relationship to the street and to each other. The essential nature
of the neighborhood is most often embodied by the

patterns shared between the original houses that formed that
neighborhood.

Neighborhood Conservation is dependent not only on appearance
but on the various interfaces that occur within our neighborhoods.
These may include the links between residential and commercial
areas, auto oriented neighborhoods and people oriented
neighborhoods, park and school centered neighborhoods and
other elements which become the foundations for variety in our
community.

The city's residential areas are built out, the challenge of the
future is managing residential infill development while preserving
the diversity of the neighborhood, conserving the characteristics
and even protecting the essence of Charlevoix.

The Design Review process has been created to serve existing
homeowners in their efforts to conserve the fabric of their
community and neighborhood and to serve as a tool to

assist designers in understanding their important role in this
conservation effort.

The Design Review process is a collaborative effort between
the applicant and the City. It is recognized that a concise set
of standards will not produce the diversity and responsiveness
necessary to conserve our neighborhoods. This process is
intended to supplement and enhance the Charlevoix Zoning
Ordinance.

As each project that is built affects and shapes the neighborhood,
each of us who initiates a project becomes one of the designers of
our neighborhoods. A neighborhood with twenty houses may have
twenty designers shaping it as a place. As such, itis important that
we work together so that the resulting design, the neighborhood, is
coherent and comprehensive.

Unlike a large project, however, many of the initial designers of

our neighborhoods left us many years ago. Their legacy lives in the
houses and streets and subdivisions they left behind. As designers

of our neighborhoods, it is important that we respect the intentions of
the original designers. We do this by looking at their work, supporting
it and adding to it in ways that are harmonious.

Purpose
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About the Guidebook

The Neighborhood Design Guidebook is an important tool of
the process described above. It is intended to be a resource for
Applicants, Designers, Architects and Design Reviewers.

As a guidebook, it defines a number of "Components". Components
are important areas of consideration when designing a building for
Neighborhood Compatibility. Components may or may not apply to
a particular application. These Components will be used in different
ways on each project.

It is clearly understood that good neighborhoods, as well as good
houses, don't come out of cookbooks. They grow out of the
consideration of a wide range of needs. This guidebook is intended
to express the needs of the neighborhood and the community.

The Guidebook includes four General Components:

+  Neighborhood Compatibility
« Architectural Integrity

« Interface

- Landscaping and Site Design

These components coincide with the structure of the Design Review
Ordinance. Each General Component includes a number of Specific
Components that address specific aspects of neighborhood design.
These items are discussed briefly and supported with graphic
demonstrations where appropriate.

Each component also includes a short list of Criteria by which a
particular application can be measured.

This Guidebook is not intended to be an instructional manual on
residential design. It is anticipated that each project will include
competent designers who are well versed on such matters. This
document is intended primarily to address specific neighborhood
concerns and to lay the groundwork for positive communication
regarding applications.

We hope it is helpful and beneficial to the community.
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Method

The Design Review Process was developed in response to the needs
outlined in Appendix A. It is intended to be a positive exercise, one
that engages the homeowners and their design professionals in the
identification of the unique qualities of the neighborhood in which
they are building. It seeks to assist in designing a home or addition
that will both contribute to the neighborhood's character, respect
the existing patterns that have been established, and serve the
homeowners’ personal needs.

The Design Review process is intended to be an integral part of the
overall design process, not an "after-the -fact" review of a completed
set of construction level drawings. As such, the Design Review
process can be initiated early in the design phase of a project so that
significant time is not added to the overall design process.

This Process will include several key steps and participants.
Steps

Which Projects Are Reviewed

Projects requiring Design Review include the following:

Some First Story Additions
Second Story Additions
New Single Story Houses
New Two Story Houses

To ensure consistent evaluation and enforcement of the design
review guidelines, the Planning Commission and City Council have
established a design review process to evaluate applications for such
projects. The following steps are intended to be an overview of the
typical process. Contact the Planning and Zoning Department for a
detailed list of steps, application requirements and procedures.

Design

The first step in any project is the design of that project. It is
anticipated that projects will be designed by persons capable of
understanding functional needs and responding adequately to the
desires of the homeowner.

This Guidebook is an important tool for the Design period of any
project. Use of the Guidebook will become an effective way of
achieving common ground early on and embodying the spirit of this
Guidebook in the resulting design.

Application

Once the design has been completed, applications are submitted to
the Planning Department. There are specific requirements for
information to be included in the submittal. Please contact the
Planning and Zoning Department staff for these submittal
requirements.

An important element is the submittal of photographs showing
neighboring residences. This should include photos of each house
that makes up the neighborhood in which the application is proposed.
Planning Staff will assist in determining which houses to include in
the photograph submittal.

Upon submittal each project is plan-checked by staff to ensure
consistency with zoning regulations. These plan check comments

are provided to the applicant to make sure the project meets current
regulations. This will include comments from other City Departments,
such as Fire, Electric and Public Works.

Method
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Neighborhood Design Review

Once the application is determined to be complete, containing all

of the required information, the project is scheduled for a Design
Review Study meeting with the Planning Commission. The meeting is
scheduled as a public hearing on the Commission's regular calendar
so that neighbors may also comment on the design.

The Planning Commission will review the project for consistency with
the Design Guidelines and the Neighborhood Design Guidebook.
The Commission will provide comments to the applicant regarding
any changes required to the design before it is brought back to the
Commission for action.

If only minor changes are required in the design, the Planning
Commission may recommend that the project be scheduled on the
Commission's consent calendar for approval when the requested
changes to the plans are made. If the project needs more revisions,
the Commission may request that the item be scheduled on a regular
action calendar so that the changes can be discussed at that meeting.

In some cases, the Commission will determine that the assistance of
a Design Reviewer is required before the application is ready to be
scheduled for action. The Commission will provide suggestions for
revision and will direct the applicant and property owner to meet
with the Design Reviewer.

The Design Reviewer reviews Commission's comments and the
Design Guidelines, offers suggestions and discusses alternatives
with the applicant and property owner on how these comments can
be addressed in design revisions. This can be a positive exercise for
applicants as it often improves the overall project.

In these cases, it is not the responsibility of the Design Reviewer

to design the project; they are required to evaluate the proposal

for its fit into the neighborhood and if necessary, to

provide some education and direction to the property owner and their
designer or architect.

Once the Design Reviewer has reviewed the project, provided a
written analysis and the necessary changes are made, the project is
scheduled on the Planning Commission's regular action calendar.

It is the goal of the Neighborhood Design Guidelines to help the
prospective developer or homeowner identify the components

which will create the best fit in their particular neighborhood. By
using these guidelines before developing the design proposal, the
applicant can have a better understanding of the components of their
neighborhood and the criteria by which their project will be evaluated
and can incorporate them into their design early on. This can save the
applicant a great deal of time in the review process with the Planning
Commission and, if required, the Design Reviewer. It can also
eliminate the need for extensive revisions which can be costly and
frustrating.

Additions to existing residences are evaluated for consistency of

the new construction with the architecture of the existing structure.
The type, size and placement of windows, the roof pitches and
materials, exterior and window finishes, the size and mass of the
structure should all combine to retain the same architectural style as
the existing residence. If an extensive remodel is proposed that will
change the existing architectural or massing character of the house,
the resulting project must balance as a uniform, cohesive project.
Generally, the less apparent the transition between new and old, the
better. It is also important to consider the impact of the new addition
on the light, privacy and orientation of the existing neighbors' houses.

Construction of new houses and major second story additions must
include a broader evaluation of the existing character of the whole
block. A new house designed to incorporate the scale, mass, setback,
external materials, entry style, garage location and landscape of
adjacent houses will be better received than a house which introduces
a style or character not represented within that block. The requirement
to submit photographs of the existing houses along both sides of

the block where the house or addition is proposed helps the projects
owner, their architect/designer and the design review consultant to
study and evaluate the existing style of houses and the important
architectural features in structures and of the characteristics along
that street. The new project should incorporate the dominant
neighborhood characteristics and blend with the existing houses.
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Step 1

Research

Design Professionals should review
the Guidebook prior to starting
design

Step 2

Planning Division
Preliminary Review of Zoning
Ordinance

Review of Guidelines

Design Goals/Owner's Program

Design

Design Professionals should review
the Guidebook during the design
process and when communicating
with homeowners

Step 3

Submit application to the

Preliminary Design
Owner's Program
Design Guidelines
Zoning Ordinance

Planning Department

Application

Schematic Design Proposal

Photographs of Neighborhood

Review of Project and Zoning Ordinances

Siep 4 Vl'

Planning Commission -
Design Review Study

suggestions on the project design
based on the Design Guidebook

If other than R-1 or R-2 PC will make

Step 5

Planning Commission -
Action on the Project

Design Review Study:

Commission Review

Public Comment

Recommendation by Planning
Commission for Action or referral to
Design Reviewer

Step 4a

Step 6

Submit application to the

Design Approval T

_ __Y _

Referral to Design Reviewer
If the project is in a R-1 or R-2 District or if the Planning Commission
determines it necessary, the project will be referred to the Design
Reviewer. The Design Reviewer will use the Guidebook when
reviewing the design and communicating with the Design
Professional and will make a recommendation to the Planning

Commission.

Design Improvement
Recommendation to
Planning Commission

Zoning Administrator

Contract Documents
Plans and Details
Structural Calculations
Energy Calculations
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Recommended References

This Guidebook is not intended to be an instructional manual on
residential design. It is anticipated that each project will include
competent designers who are well versed in such matters. This
document is intended primarily to address specific neighborhood
concerns and to lay the groundwork for positive communication
regarding applications.

In support of that goal, we have included a brief list of recommended
resources for use by Homeowners and Design Professionals. There
are a range of resources here that address larger neighborhood
planning concepts as well as individual building design.

This list is provided in the spirit of cooperation and neighborhood
participation. Our hope is to generate a deeper understanding

of the importance of neighborhood conservation and low impact
neighborhood design.

Styles and Components

The Visual Dictionary of American Domestic Architecture

Rachel Carley

Henry Holt & Company 1994

A thorough reference for identifying the parts, assemblies and terminology of
a wide range of architectural styles.

A Field Guide to American Houses
Virginia and Lee McAliester

Alfred A. Knopf 1984
A guide to residential architectural styles.

A Field Guide to American Architecture
Carol Rifkind
Penguin 1980

Identifying American Architecture

John J. -G. Blumenson

W. W. Norton & Company 1981

A useful and compact guide to architectural styles and components.

Building Construction lllustrated

Francis D. K. Ching

With Cassandra Adams

Van Norstrand Reinhold 1991

An excellent guide for homeowners in understanding many of the components
of construction or remodeling that you may be considering.
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Residential Precedents

Houses By Mail
Katherine Cole Stevenson & H. Ward Jandl
The Preservation Press 1986

Craftsman Bungalows

59 Homes from The Craftsman
Edited by Gustav Stickley
Dover Publications 1988

The Shingle Style and The Stick Style
Vincent Scully, Jr.
Yale University Press 1955

Americas Favorite Homes
Robert Schweitzer & Michael W. R. Davis
Wayne University press 1990

Contemporary
Lesley Jackson
Phaidon 1994

Out On The Porch
Introduction by Reynolds Price
Algonquin Books of Chapel Hill 1992

A collection of writings on the value and character of the front porch.

The Place of Houses
Charles Moore, Gerald Allen, Donlyn Lyndon
Holt, Rinehart and Winston 1974

Planning and Neighborhood Development

From Frontier to Suburb

Alan Hynding

Star Publishing 1982

A good snapshot of Peninsula history

Streets And The Shaping of Towns And Cities

Michael Southworth & Eran Ben-Joseph

McGraw Hill 1997

The effect of street planning and standards on the character of
neighborhoods.

The New Urbanism
Peter Katz
McGraw Hill 1994

Seaside

Making a Town in America

Edited by David Mohoney and Keller Easterling
Princeton Architectural Press 1991

America Restored
Carol M. Highsmith and Ted Landphair
The Preservation Press 1994

A Pattern Language

Christopher Alexander, Sara Ishikawa,
and Murray Silverstein

Oxford University Press 1977
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CITY OF
CHARLEVOIX

To:
From:
Subject:

Permits Issued in 2025

The City of Charlevoix Planning Commission
Jonathan Scheel, Zoning Administrator
Zoning Administrator’s Report re: thru August 31, 2025

Following are two types of breakdowns for all permits issued by the zoning office in 2025:

By month
January.....cccecvvenneee. 9
February ............. 0
March ............... 13
April...coccciieienen, 12
May....ccccvvvvurnnnnne 19
June.ieiiiiii 24
July.onieeeenei, 11
August....cccceeeiennnn. 15
September .................
October..................
November..............
December ...............

By type

Banner permits
Fence permits

Sidewalk café/use

The fence, sign & zoning permits break down into

the following zoning districts: M Y
Central Business District (CBD) 6
Commercial Mixed (CM) 3
General Commercial (GC) 5
Industrial 1
Marine Commercial (MC) 1
Residential Private Club (PC)

Public Facilities 1
R-1 4 |9
R-2 4 |19
Other (LD, Café, Use) 1 |14

Level A Site Plan Administrative Review
None

Variances to Zoning Board of Appeals

Sign

Zoning

Use

Parcel Division
Single-family
ADU
Multi-family

Month | Year
6 51
1 7
0 16
0 8
7 28

1
1 2
2 7
0 1
0 6

Other activities

Three variance requests were considered by the
ZBA in August.

Seven dimensional variances for 115 W
Hurlbut to add two stories on the existing
former school building and keep the
existing parking lot. Al seven were
denied

A side yard variance to build a shared
garage at 403 and 405 Antrim Street. The
request was tabled asking for more
information

THE CITY OF CHARLEVOIX |

210 STATE STREET

CHARLEVOIX,

MICHIGAN 49720 |
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