
 

AGENDA 
BOYNE CITY PLANNING COMMISSION 

Monday April 15, 2024 5:30 p.m. 
Boyne City Hall 

                                                                                                         Scan QR code or go to 
                     www.cityofboynecity.com 

                          click on Boards & Commissions for complete  
       agenda packets & minutes for each board 

May be viewed virtually by ZOOM 
 

Join Zoom Meeting 
https://us02web.zoom.us/j/86025394094?pwd=UVNkVFJBdngxbjVTVkVicW5tQlRUdz09 

 
Meeting ID: 860 2539 4094 

Passcode: 543988 
 

https://www.facebook.com/boynecity 
 

May be viewed later at: https://www.youtube.com/channel/UCPVxMHFkXfCVvaAJJ3_zg0Q 
 

1. Call to Order  
 
2. Roll Call - Excused Absences    

 
3. Consent Agenda  

The	purpose	of	the	consent	agenda	is	to	expedite	business	by	grouping	non‐controversial	items	
together	to	be	acted	upon	by	one	Commission	motion	without	discussion.		Any	member	of	the	
Commission,	staff,	or	the	public	may	ask	that	any	item(s)	on	the	consent	agenda	be	removed	to	
be	 addressed	 immediately	 following	 action	 on	 the	 remaining	 consent	 agenda	 items.	 	 Such	
requests	will	be	respected.	
	

A. Approval of minutes from March 18, 2024, Boyne	City Planning Commission meeting. 
 

4. Hearing Citizens Present (Non‐Agenda	Items)  
 
5. Reports of Officers, Boards, Standing Committees 

    
6. Unfinished Business  

 
7. New Business 

A) Development Plan Review: 100 N Lake Street (Lofts on Lake) 
B) Pre-application Review: Proposed Food Truck Court 150 Ray Street 
C) Review Recommendations from Tipp of Mitt Watershed Council Lake Charlevoix 
Shoreline Protection Report. 

 
8. Staff Report  
          
9. Good of the Order 
 
10. Adjournment – Next Meeting May 20, 2024 

 
Individuals	with	disabilities	requiring	auxiliary	aids	or	services	in	order	to	participate	in	municipal	
meetings	may	contact	Boyne	City	Hall	for	assistance:	Jessica	Puroll,	City	Clerk/Treasurer,	319	North	

Lake	Street,	Boyne	City,	MI		49712;	phone	(231)	582‐0334	
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Meeting of March 
18, 2024 
 

Record of the proceedings of the Boyne City Planning Commission meeting held in 
the City Commission Chambers on Monday, March 18, at 5:30 pm. 
------------------------------------------------------------------------------------------------------------------  

Call to Order Chair, Aaron Place, called the meeting to order at 5:30 p.m. 
------------------------------------------------------------------------------------------------------------------ 

Roll Call 
 
 
 
 
Motion 
 
 
 
 
 
 
 
 
 
 
 
Motion 

Present: Jim Baumann, Larry Chute, Skylar MacNaughton, Nichole Moblo, Aaron 
Place, Jeff Ross, Carl VanDomelen 

Absent: Tim Nemecek 
Excused: Monica Ross 
 
2024-03-18-01 
Chair Aaron Place Moved, Larry Chute seconded, passed, a motion to excuse the 
absence of board member Jeff Ross at the 3/11/2024 meeting. 
 
Roll Call: Jim Baumann, Larry Chute, Skylar MacNaughton, Nichole Moblo, Aaron 
Place, Jeff Ross, Carl VanDomelen  
Ayes: 6 
Nays: 0 
Absent: 2  
Abstain: 1 
Motion Carried 
 
2024-03-18-02 
Larry Chute Moved, Jeff Ross seconded, passed unanimously a motion to excuse 
the absence of board member Monica Ross. 
 
Roll Call: Jim Baumann, Larry Chute, Skylar MacNaughton, Nichole Moblo, Aaron 
Place, Jeff Ross, Carl VanDomelen 
Ayes: 7 
Nays: 0 
Absent: 2 
Abstain: 0 
Motion Carried 
------------------------------------------------------------------------------------------------------------------ 

Meeting 
Attendance 
 

City Officials/Staff: Planning Director Scott McPherson, Recording Secretary Jennifer 
Eads 
Public Present: Approximately 60 
------------------------------------------------------------------------------------------------------------------ 

Consent Agenda 
Motion 

2024-02-19-03 
Skylar Mac Naughton Moved, Jeff Ross seconded, passed unanimously, a 
motion to approve the consent agenda and Planning Commission minutes from 
special meeting 2/19/2024. 
 
Roll Call: Jim Baumann, Larry Chute, Skylar MacNaughton, Nichole Moblo, Aaron 
Place, Jeff Ross, Carl VanDomelen 
Ayes: 7 
Nays: 0 
Absent: 2 
Abstain: 0 
Motion Carried 
 
2024-02-19-04 
Jeff Ross Moved, Nichole Moblo seconded, passed unanimously, a motion to 
approve the consent agenda and Planning Commission minutes from regular meeting 
2/19/2024. 
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Roll Call: Jim Baumann, Larry Chute, Skylar MacNaughton, Nichole Moblo, Aaron 
Place, Jeff Ross, Carl VanDomelen 
Ayes: 7 
Nays: 0 
Absent: 2 
Abstain: 0 
Motion Carried 
 
2024-02-19-05 
Carl VanDomelen Moved, Larry Chute seconded, passed, a motion to approve the 
consent agenda and Planning Commission minutes from special meeting 3/11/2024. 
 
Roll Call: Jim Baumann, Larry Chute, Skylar MacNaughton, Nichole Moblo, Aaron 
Place, Jeff Ross, Carl VanDomelen 
Ayes: 5 
Nays: 0 
Absent: 2 
Abstain: 2 
Motion Carried 
------------------------------------------------------------------------------------------------------------------ 

Citizen comments 
on Non-Agenda 
Items 
 

None 
 
 
------------------------------------------------------------------------------------------------------------------ 

Reports of 
Officers, Boards 
and Standing 
Committees 
 

None 
 
 
 
------------------------------------------------------------------------------------------------------------------ 

Unfinished 
Business 
 
 
New Business 
 
A. Michigan 
Community Capital 
Pre-Application 
reviews 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

None 
 
 
------------------------------------------------------------------------------------------------------------------ 
 
  

 Chair Aaron Place opened New Business item A, which involved the pre-application 
reviews for two projects by Michigan Community Capital: 100 N Lake Street (Lofts on 
Lake) and Ray and Park Street (Library Lot). 

  
 Scott McPherson discussed the pre-application review requested by Michigan 

Community Capital. 
  
 Marilyn Chrumka from MI Community Capital provided background information on 

the two projects, highlighting that they are year-round mixed-income housing with 
apartments income-certified at 60-120% of median Boyne City income. 

  
 Clarified project details and outlined changes made to the buildings based on 

community feedback. 
  
 Changes for the Lofts on Lake Street building included reducing the number of 

apartments, eliminating live/work units in favor of commercial space, and a 34% 
parking reduction. 

  
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 Changes for the Ray & Park Street building included a classic design sympathetic to 
downtown buildings, a community room, and a 3% parking reduction. 

  
 Public session Q&A results are available online, and further questions can be directed 

to info@housingforboyne.com. 
  
 Next steps include a presentation to the City Commission, proposing purchase 

agreements and development tools, formal site plan submissions, securing tenants 
and funding, with a target construction start in spring 2025 and completion in summer 
2026. 

  
 Chair Aaron Place opened the floor to public comment. 

 
1. Scott McKenzie, 847 W. Division St., Boyne City 

Appreciates MCC's effort and incorporation of community input, highlighting 
the necessity of collaboration with organizations like MCC to address housing 
needs. 

2. Monica Peck, 1725 Altorf Strasse, Gaylord 
Boyne Library Director, emphasizes the need for housing and highlights the 
benefits of the community room in expanding library services. 

3. Beth Freeman, 916 Pointe Dr., Boyne City 
Evaline Library Trustee, echoes support for the project, emphasizing its 
benefits for downtown Boyne City and addressing housing and childcare 
needs. 

4. Mary Grayson, 400 Silver St., Boyne City 
Boyne City Children’s Librarian, stresses the need for affordable housing for 
various income ranges and highlights the positive economic impact of the 
proposed housing on the downtown area. 

5. Steve Persons, 437 Poplar St., Boyne City 
Raises concerns about parking availability, particularly during holidays, as well 
as winter and overnight street parking. 

6. Steve Schnell, 401 W. Division St., Boyne City 
Expresses support for the project and praises MCC's responsiveness to public 
feedback, emphasizing the importance of housing for families over parking 
concerns. 

7. Nathan Dobrosky, 2640 Boyne City Road, Boyne City 
Raises a question about public parking availability, particularly regarding 
nearby church parking. 

8. Ward Collins, 1209 Wildwood Heights Rd., Boyne City 
Supports the project, citing its potential to address housing needs and improve 
the downtown area. 

9. Jaye Lee Evans, 902 Lakeview Dr., Boyne City 
Raises concerns about increased traffic and infrastructure demands due to the 
project's proposed housing units and commercial space. 

10. Lisa Alexander, 237 W. Dietz Rd., Boyne City 
Expresses concerns about parking deficits and safety issues with proposed 
angled parking, as well as questions about income eligibility and project 
funding. 

11. Heather Judkins Ladd, 302 Groveland, Boyne City 
Advocates for increased handicap parking and raises concerns about daycare 
workers' affordability of the proposed housing. 

12. Cindy Banner, 507 Spring St., Boyne City 
Raises questions about MCC's nonprofit status, executive compensation, 
building height increases, and initial purchase price/decision to develop red 
building. 
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13. Jenna Rolard, 3970 Spring Water Beach Rd., Boyne City 
Expresses concerns about the project's impact on Boyne City's character and 
suggests continuing to search for alternative housing solutions. 

14. Mark Smith, 1885 Davis Rd., Boyne City 
Owns the property that Upsy Daisy on. Discusses the potential impact of the 
project on neighboring properties, parking availability, and potential logistical 
challenges. 

 
 
6:32 pm, Tim Nemecek arrives. 
 

 
15. Zach Sompels, 1303 Boyne City Rd., Boyne City 

Housing Ready Coordinator. Supports the project, emphasizing the need for 
housing and the developer's patience and responsiveness to community 
feedback. 

16. Pete Friedrich, 415 High St., Boyne City 
Discusses the potential parking benefits of housing residents working 
downtown. 

17. Christine Dixon, 420 Dam Rd., Boyne City 
Raises concerns about the project's compliance with city ordinances and 
questions the approval process. Requests formal response for the criteria that 
the City uses for approval of projects.  

18. Tim Neidhamer, 430 High St., Boyne City 
Former mayor, expresses support for the project, citing its benefits for 
downtown vibrancy and housing availability. 

19. Asuka Barden (Online), 423 E. Lincoln St., Boyne City 
Raises concerns about the project's impact on businesses, parking strain, and 
housing preferences. 

20. Jim Leismer, 406 Vogel St., Boyne City 
Addresses infrastructure concerns. 

21. John Henricks 2375 Pine Blvd., Boyne City 
Raises questions about infrastructure costs and suggests splitting the project 
into two phases. 

22. Lily Shearhart, 816 Pleasant Valley Rd., Boyne City 
Questions why the project can't be funded outside of downtown and suggests 
alternative housing models. 

23. Lesley Pritchard, 361 Wildwood Ridge Trail, Boyne City 
Expresses concerns about building height, parking allocation, and affordability 
for families. 

24. Jim White, 200 Water St., Boyne City 
Discusses parking concerns and questions the feasibility of angle parking and 
snow plowing. 

25. Mitchell Klooster (message to board member Nichole Moblo) 717 W. 
Division St., Boyne City 
Moblo reads the message. Unable to be at meeting. Expresses optimism about 
finding a middle ground on the project. 

 
Chair Aaron Place closes to public comment and opens to Board discussion. 
 
Larry Chute to McPherson- Seeks clarification on the city's support for the project 
and the current view of the City Commission.  McPherson defers to City Liaison, 
Tim Nemecek. Provides background on the city's engagement with the library 
regarding housing needs and the developer selection process. 
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Chair Place to Nemecek- Inquires about the City Commission's support for the 
project with two buildings. Nemecek details the commission's stance and mentions 
ongoing questions. 
 
Nemecek leaves around 7:20 pm. 
 
Chair Place- parking questions. How many parking spaces does the parking lot 
have? Monica Peck- 45 currently in the library parking lot. With both buildings we 
would have 59 spaces between the two buildings. Usage would change with the 
addition of apartment residents. 
 
Chair Place to Chrumka- building/funding two units at the same time. This is to 
make the funding work. Is hard to get funding in phases. Parking use- street 
parking is City owned, public parking. Inside the lot would be open to the public 
from 8a-5p.  
 
Chair Place to McPherson- there was a question about narrowing of the 
road/hold up to traffic? There have not been traffic counts done yet to determine 
usage. Feels that the road is probably under capacity at this point. A 
count/analyzation of usage data is done at the formal site plan review.  
 
Chair Place to Chrumka- Question about less space for road going with angled 
parking. We had pushed the building back on Lake St to make room for angled 
parking. What about Ray and Park? Not formal site plan/engineered plans. Would 
be able to fit angled spots where the parallel spots are currently by setting the 
building back from the property line. No impediment into roadway. 
 
Chair Place to Chrumka- Questions about retail space- difficult to attract a 
commercial tenant when there is no formal site plan. Own 90,000 sq. ft. 
commercial space and vacancy is only two spaces across all properties. Would be 
open to having all residential, however Boyne City ordinance requires commercial 
on first floor.  
 
Chair Place to McPherson- Lots of questions regarding angled parking on lake 
St. and safety. Would be reviewed by all departments (police, DPW) for car 
counts, speed, etc. in the formal site plan review process. 
 
Chair Place to Chrumka- What is workforce housing? 60-120% area median 
income is what the industry describes as workforce housing. There are developers 
that serve low income, and she encourages the community to seek out low income 
housing developers if that is what the community would like to focus on. MSHDA 
publishes incomes and allowable rents annually. There will be a small % of non-
income certified, so if they end up with an increase in income, they don’t lose their 
lease. Discussion with Carl VanDomelen regarding increasing or decreasing 
income after being certified and what counts as income. Chrumka is not 100% 
sure on what counts for income.   
 
Jim Baumann to Chrumka- questions regarding no parking on City Streets 
between 2a-6a. Is that problem for snow plows? No. 
 
The zoning ordinance requires 1.5 parking spaces for a studio. Our studios are 
double occupancy. Your ordinance requires more parking than we see is 
necessary.  
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Chair Aaron Place- parking ordinance does not reflect any of the area around 
Boyne City. That is why we have tools to reduce required parking as needed. 
 
Aaron Place to McPherson- can we add more handicap parking spaces? That 
would be up to the City Commission.  
 
Chair Place to Chrumka- what does the agreement for the community room with 
the library look like? Currently in process of drafting a lease for review. Would be 
30 years at $1/ year. Library would be responsible for own trash collection, etc.  
 
What is the value of the red building? Monica Peck- In 2010 the library 
purchased it for $110,000. It was estimated by real estate agents at $200,000. 
Chrumka-To charge the library market rate rent it would be approximately 
$15,000. 
 
Chair Place to McPherson- for this project, what are the tax incentives? 
Whatever they request. The City isn’t looking for anything.  
 
Chrumka- looking to apply for TIF housing. City would be able to say how many 
units are income restricted and for how long. Determines the calculation on how 
much would qualify for. MCC plans to bring a proposal to the City Commission. 
Will not come for a full site proposal if the TIF proposal is not supported.  
 
Chair Place- question on why we keep compromising parking. A 2018 study 
showed a surplus of parking. Would like to do a new study. The parking ordinance 
demands so much more parking than any other area. Would like to change the 
parking ordinance. 
 
Chrumka to board- As a developer who works across MI, your parking ordinance 
actually discourages affordable housing and encourages non affordable housing. 
The required parking is the same no matter the sq. ft. of a building. Something will 
eventually be built on the property, by right. If parking ordinance is revised, tie it to 
affordability 
 
Chair Place to McPherson- How does the pre-application process work? Offered 
by Planning Commission. Developer brings in their plan. It is for review and 
comment and to receive feedback on plan. There are no requirements to meet any 
ordinances. No action can be taken. No promises can be made. 
 
Chrumka- So far, I haven’t received any feedback. Just discussion if the project 
should happen or not. 
 
Chair Place to McPherson- there was a question on the central business district 
only allowing 8 units for apartments? Sole residential use is only 8. Mixed use 
allows more units. 
 
Chair Place to McPherson- Can infrastructure (water and sewer) handle these 
units? With every formal application, all departments will review and study to make 
a determination. 
 
Chair Place to McPherson- What about infrastructure costs and construction 
costs? All departments coordinate to work together to make sure the work is done 
in the least impactful way.   
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Staff Report 

Chrumka- we’ve had several projects with total closure is matter of weeks. Most 
staging on site itself.  
 
Chair Place to Chrumka- Why wouldn’t we build on M75? If that had been 
brought up originally, we could’ve looked at it. The funding we are applying for is 
specific to downtown.  
 
Chair Place to McPherson- there is a question about height ordinance? The 
ordinance is 45’. There was a change a few years ago where the stories specified 
was removed. 
 
Chair Place- and how it fits in to Adjacent properties? For Lofts project, this is a 
transitional project. At Ray, library isn’t much shorter. Moblo questions the actual 
height of the library. Monica Peck- library is 41’. 
 
Larry Chute- To the comments on parking, it is not a problem. E. Main street is 
one block away with 15 additional spots. For those going faster, that is a police 
enforcement issue.  
 
Chrumka- Understand the concerns. Willing to put into writing what we will do. It 
will either be a yes or a no. Hope to outline a legal document.  
 
Chair Place to McPherson- On Park and Ray, is that an alleyway? No. 
 
Chair Place- Very much in support. Planning Commission is told over and over we 
need housing. Had a project on M75 and people shot it down. If we don’t take this 
opportunity, we’ll continue to have this problem.  
 
Jeff Ross- agrees with Chair Place. 
 
Nichole Moblo- On the parking component, would it be helpful to know what other 
communities have as ordinances for parking? Suggests back in only angled spots 
as an option. 

 
Baumann- Agree with most everyone’s thoughts. Impressed with five public 
meetings.  
 
Chair Place- No issues. Main Street design approved the design. 
 
VanDomelen- Supports project. Benefits the community.  

 
Skylar MacNaughton- In support of Ray Street more so than Lake Street. 
 

------------------------------------------------------------------------------------------------------------------ 
McPherson updates the board on the special City Commission meeting held on 
Friday, 3/15/2024. They discussed city owned properties (specifically North Boyne 
Property and Community Garden area). and developed lists of what it would take to 
bring each property to the point of bringing in a developer.  
------------------------------------------------------------------------------------------------------------------ 

 
Good of the Order  
 

 
Chute will not be at the April meeting. 
 
J. Ross questions if there is any follow up with the open meetings? McPherson 
confirms that that there will be additional training scheduled.  
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Adjournment 
 
 
Motion 

The next regular meeting of the Boyne City Planning Commission is scheduled for 
Monday, April 15, 2024 at 5:30 p.m. 
 
2024-02-19-06 
Larry Chute moved, Jim Baumann seconded, passed unanimously, a motion to 
adjourn the March 18, 2024 meeting at 8:07 pm. 
 
Roll Call: Jim Baumann, Larry Chute, Skylar MacNaughton, Nichole Moblo, Aaron 
Place, Jeff Ross, Carl VanDomelen 
Ayes: 7 
Nays: 0 
Absent: 2  
Abstain: 0 
Motion Carried 
 
__________________________                ____________________________ 
Chair, Aaron Place                                      Recording Secretary, Jennifer Eads 



 

CITY OF BOYNE CITY 
 
To: Chair Aaron Place, and fellow Planning  
 Commissioners 
 
From: Scott McPherson, Planning Director 
 
Date: May 20, 2019 
 
Subject: Lofts on Lake Street Development Plan Review 
 
 
Background Information  
The property located at 100 N Lake St is owned Michigan Community Capital (MCC). The parcel, PID 15-
051-240-030-50, has a land area of approximately 40,400 square feet with 227 feet of frontage on Lake 
Street and 198 feet of frontage on State Street. The property is zoned Central Business District (CBD). In 
2019 A 27,075 sqft 3 story mixed used building was approved consisting of a 9,025 sqft commercial space 
on the first floor and total 42 apartments on the 2nd and 3rd floors. The apartments consisted of 6 studio, 28 
single bedroom, and 8 two bedroom units.   In 2022 a revised plan was approved that reduced the first-floor 
commercial space to 6,810 sqft and 5 apartments were added. The total number of apartments increased to 
45 units which was comprised of 8 studio units, 21 one-bedroom, and 16 two-bedroom units.  After several 
unsuccessful attempts to secure funding for the site, MCC has submitted a revised plan to increase the 
number of units to reduce the per unit cost for the project in an effort to make the project more attractive for 
funding. 
 



 

 
 
The revised plan increases the number of floors from 3 to 4, and increases the total number of apartments 
to 57, which are comprised of 15 studio units, 27 one bedroom units, 18 two bedroom units and 3 three 
bedroom units. The first floor would now be comprised of 7,909 sqft of retail lease space.  
 
Discussion 
In the CBD a mixed-use development is principle permitted use as per section 10.20(M) of the Boyne 
City Zoning Ordinance (BCZO). While the proposed use is a use by right and the Planning Commission 
has no discretion in terms of the proposed use, it may be beneficial for the Planning Commission to 
review the intent and purpose of the CBD and the applicable City planning documents that include or 
reference the project site.   
 
As per section 10.10 A-L, the CBD is designed and intended for the following: 
A. Encourage innovative, traditional and neo-traditional commercial and mixed use developments. 
B. Encourage a lively social environment and economically viable downtown with a wide variety of uses in a 

pedestrian-oriented setting, with shared parking. 
C. Extend greater opportunities for traditional community living, working, housing and recreation to all 

citizens, residents, and visitors of the city. 
D. Encourage a more efficient use of land and public services, and to reflect changes in technology of land 

development by directing new development in a traditional, compact, and consolidated pattern of mixed 
use and varied commercial styles. 

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

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

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

H. Prohibit uses that do not deal directly with consumers and are disruptive to pedestrian activities. 
I. Promote the creation of urban places which are oriented to the pedestrian thereby promoting citizen 

security and social interaction. 
J. Promote developments where the physical, visual and spatial characteristics are established and reinforced 

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

K. Prohibit commercial and business uses that create objectionable noise, glare, odors, or other nuisances. 
L. Encourage development of an urban Main Street with mixed land uses, shared parking, and continuous 

frontage which not only serves the needs of the immediate neighborhood, but  also the City and 
surrounding areas as a whole. 

 
As per the Future Land Use map in the 2015 Boyne City Master Plan the subject parcels are located 
within the Downtown Core. The intent and purpose for properties located in the Downtown Core is 
described in the plan as follows: 
 
“Downtown Core—The downtown and historic core is the focal point of Boyne City providing a mix of retail, office, 
residential, and public uses, supported by a transportation system that creates a pedestrian friendly atmosphere. 
This area provides easy access to local businesses with an enhanced streetscape environment. This plan promotes 
continued mixed-use development in the Downtown Core to reinforce the unique identity and attractive pedestrian 
environment. This land use category is intended to encourage commercial uses, small-scale retail shopping, 
entertainment uses, convenience stores, office, and personal and business service uses. Residential uses are 
encouraged on upper floors of commercial buildings. Building heights should generally not exceed three stories, 
except where it can be demonstrated that additional height will not alter the historic character of the downtown. 
Brick, stone and masonry will be the primary building materials in this area to give a sense of permanence.” 
  



 

In 2019 the 100 N Lake Street parcel was designated as a Redevelopment Ready Community (RRC) 
priority development site and it was included in the 2015 Boyne City Master Plan as a priority 
redevelopment site. The Boyne City Master Plan describes Priority Redevelopment Sites as follows: 
 
“Priority Redevelopment Sites - As part of the RRC (Redevelopment Ready Community) certification process the 
City was required to assemble and prioritize potential redevelopment sites. To accomplish this task the City 
completed an inventory and review of all the potential redevelopment sites in the City. The criteria used for 
inclusion into the priority list was the properties needed to be located in or close to the downtown, needed to be 
currently vacant or underutilized land and/or buildings, and the properties had attributes that set the site apart such 
as historic designation, blight, location, architecture or other unique characteristics that would make it an 
important and significant property.” 
 
As a RRC designated priority site the 100 N Lake Street property was advertised and promoted for 
redevelopment by the City and by the State through the MEDC Redevelopment Ready Communities 
“Opportunity Michigan high priority redevelopment sites across the state.” 

 
The project area is included in the 2006 Waterfront Master Plan and the plan states the following for this 
area: “Lake Street from the River to Vogel Street - This area is highly suitable for redevelopment that introduces 
more residential units into the downtown core and retail and other nonresidential as market may bear. The area 
from the river to State Street is suggested for mixed use.” The plan also included a conceptual design for this 
area and it is shown below: 
 
 
.  
 



 

 
The project area is also included in the 2017 Boyne on the Water Plan which designates the east side of 
Lake Street for mixed use The Boyne on the Water Plan also addresses the issue of parking and states the 
following: “By eliminating parking minimums, adopting shared parking agreements, exploring pricing on-street 
and off-street parking in a variable way, and reducing requirements for parking for individual developments, Boyne 
City can create a more vibrant, walkable, and dense core that will compliment waterfront development and allow 
more space along the waterfront to be devoted to human-scale use rather than asphalt and parking spaces.” 

 
 
 



 

The proposed mixed use is a principle permitted use in the CBD and as such the Planning Commission 
does not have discretion regarding the use.  The proposed building placement, height, and lot coverage 
meet all the applicable requirements of BCZO Article XX schedule of regulations. In addition to these 
requirements the project is located in the Downtowns District Authority (DDA) district and is required to 
have design review completed by the Mainstreet design committee. This was completed on March 4, 
2024 and the minutes of that review have been included. 
 
One area the Planning Commission does have discretion is provided in BCZO section 19.40(T) in 
determining the amount of parking the development should provide. The proposed parking for the 
proposed use is less than the ordinance standards of BCZO Article 24 and the applicants have requested 
the Planning Commission approve the reduction and/or waiver of spaces as provided by BCZO sections 
24.20(F) and 10.50(M). 
 
For the previous approved plans the Planning Commission determined the 20% reduction as per BCZO 
section 24.20 (F) was applicable and that there was rationale for reducing the parking requirement as per 
BCZO section 10.50(M). The Planning Commission would need to again make a finding on these issues 
for the revised plan. The specific ordinance sections are as follows: 
 
Section 24.20(F) In the instance of dual function of off-street parking spaces where operating hours of buildings do 
not overlap and there is an opportunity for a patron to visit more than one use, the Planning Commission may grant 
a reduction to the required number of spaces of up to twenty percent (20%) provided a signed agreement is provided 
by the property owners. 
 
Section 10.50(M) The Planning Commission shall determine if the number of off-street parking and 
loading/unloading spaces required per Article XXIV of this Ordinance shall be met, or if a lesser number spaces or 
no spaces are required due to the following: the availability of on-street parking spaces, off-site parking lots, or 
municipal parking lots; a finding that patrons will either walk to the site from nearby neighborhoods, or will park at 
other sites and visit several uses at one time; or the placement and configuration of existing buildings. 
 
A formal finding is regarding the parking is required for plan approval. the proposed commercial space is 
expected to have a mix of commercial uses that are anticipated to include retail, office and restaurant 
uses, the parking requirements were calculated by dividing the commercial space into 3 equal parts and 
calculating individual parking counts for each of the anticipated uses. The calculations are as follows: 
 
 
Retail     1 space for every 250 sqft gfa x 7,909 sqft  22 spaces 
2&3 Bedroom Apartment 2 spaces per unit x 21 units    42 spaces 
Studio and 1 Bedroom  1 ½  spaces per unit x 36 units    54 spaces 
Total            118 spaces 
 
The application of the 20% reduction as per 24.20(F) would reduce the total of the calculated parking to 
94 spaces.  The proposed project will include the development of 63 off street private parking spaces and 
24 on street public parking for a total of 87 new parking spaces. While the on-street spaces will remain 
public, the addition of the spaces to the overall parking supply can be one of the factors the Planning 
Commission considers in making a finding that a lesser number of parking spaces are needed as per 
10.50(M).  
 
The Planning Commission can also refer to the 2018 Boyne City Parking Study in making a finding. The 
study included assessments of the overall study area and the core downtown area. The property is located 
outside the core area and is specifically shown as Development Site 1 on map 6 page 33 of the Parking 
Study. The Study says the following about parking turnover and occupancy and parking demand. 
 
TURNOVER AND OCCUPANCY SUMMARY- The number of spaces occupied at peak time in downtown Boyne 
City are relatively low. The peak overall occupancy was 39% with 647 of the 1,622 spaces occupied. When we 
analyzed the results for the core area we see that the peak overall occupancy increases to 52%, with 408 of the 782 



 

spaces occupied. This tells us that there is still sufficient parking in the downtown area available during peak hours, 
though all parking may not be available for all users. Additionally, the public parking may not be located as the 
most convenient spaces for all destinations. 
 
PARKING DEMAND - The current daytime parking situation in the entire study area as calculated showed an 
overall surplus of 765 spaces. When looking at the core area this surplus is only 302 spaces. Currently there is 
parking located within a couple of blocks of all areas to handle shortages. As development continues and additional 
businesses come to downtown Boyne City, there is the potential for an increase in the intensity (number of people 
visiting each land use) and of overall land use. Therefore, it is important to constantly monitor the parking system 
and update the demand model with any changes to the parking supply or land use. The updated model should then 
be compared to occupancy counts from the parking system. 
 
As suggested by the parking demand summary, the parking demand model was updated to include the 
impacts of the proposed development. Inputting the proposed uses into the model would increase demand 
for the block to 142 spaces and increase the supply to 145 spaces for a net surplus of 3 spaces. The 
proposed development has less floor area (58,978 vs 69,960) and a larger number of new parking spaces 
(87 vs 22) than was modeled for this site in the 5-year forecast. Due to these differences the proposed 
development has a net surplus of 3 spaces as opposed to the forecasted deficit of 103 spaces that was 
shown in the 5-year scenario (map 5.1 pg 30).   
 

In addition to the parking demand model the Planning Commission can consider the availability of public 
parking areas in the vicinity of the project. An inventory of all public parking spaces that are available to 
the general public within a two minute walk of the parcel was completed. The inventory did not include 
spaces that were private, handicap or reserved.  Within a one minute walk (350’) of the site there are 108 
public parking spaces, extending out to a two minute walk (700’) there are over 300 public spaces 
available. To gauge the current use of spaces in close proximity to the project, counts were obtained for 
several of the public parking areas around the subject parcel. Counts were obtained by referring to aerial 
images from 15 different time periods and also by conducting 32 counts over the last 35 days for a total of 
47 observations. 
 

 
 
Counts were completed on weekdays, either in the morning after 8 am or in the afternoon prior to 4:30 
pm. The counts were obtained for the public lot on River Street and for the on street parking on State 
Street between Lake and Park, on Park Street from State to north of the river, on River Street from Lake 
to East and Lake Street from north of the river to River Street.  A total of 150 public parking spaces were 

Lot 
Name  Total Spaces 

Average 
Spaces Used 

Average 
Percent Used 

Average Spaces 
Available 

Average Percent 
Available 

3C  6  3.26  54.3%  2.74  45.74% 

4A  6  1.34  22.3%  4.66  77.66% 

4B  17  2.60  15.3%  14.40  84.73% 

6A  12  0.30  2.5%  11.70  97.52% 

6‐46  46  18.15  39.5%  27.85  60.55% 

6B  5  1.28  25.5%  3.72  74.47% 

2BB  11  2.00  18.2%  9.00  81.82% 

7A  23  4.09  17.8%  18.91  82.24% 

7DD  5  0.32  6.4%  4.68  93.62% 

4C  9  1.17  13.0%  7.83  87.00% 

5C  10  0.87  8.7%  9.13  91.28% 

All  150  35.36  23.6%  114.64  76.43% 



 

included in the count area. Based on these observations, the average usage of the entire count area was 
just over 35 spaces which is approximately 23.6% of the available public parking in the count area. This 
would leave on average 115 spaces or 76.43% of the spaces in the count area available. A map of the 
parking areas within a 2 minute walk is show below:  

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



 

 
RECOMMENDATION 
The Planning Commission should review the applicable standards of BCZO Article 19 Development Plan 
Requirements and Article 10 Central Business District Design Requirements and make a determination 
based on the relevant facts if the standard is met, not met or met with conditions. If approved with 
conditions the conditions must be listed, if denied the reasons for denial must be stated.  
 
 



LOFTS ON LAKE STREET 
CBD DEVELOPMENT REQUIREMENTS FINDINGS 

1 
April, 15 2024  Development Plan Review 
   

Section 10.50 Development Requirements. Buildings in the CBD should possess architectural variety, but must 
enhance the overall cohesiveness of the downtown’s character and appearance as determined by the Planning 
Commission. Building heights, story levels, window sizes and proportions, architectural features, and building materials 
must remain consistent with those of existing or adjacent buildings within the downtown. 

ORDINANCE REQUIREMENT FACTS FINDING 

A. Development Plan. Development plan approval 
for all uses as specified in Article XIX of this 
Ordinance. The Planning Commission may also 
request a preliminary or conceptual review by the 
Downtown Development Authority or its 
Architectural Review Committee for development 
plans within the CBD. 

Development Plan Provided, plan review 
completed by design committee. 

 

B. Building Placement. Buildings shall be built at 
lot lines with no setbacks, or the average setback 
of other buildings on the block as determined by 
the Planning Commission. The Commission may 
require greater setbacks if such space, in their 
determination, is needed for off-street parking or 
other requirements. 

Building has approximately 5’ setback 
from west lot line 0’ on north 4’ on south 
and 20’ on east. 

 

C. Building Height. New buildings must contain at 
least two (2) stories if the building is proposed for 
a corner lot or is adjacent to a multiple story 
building, unless the Planning Commission 
determines requiring a second story will not 
significantly enhance the character and 
appearance of the downtown 

4 Story building proposed on corner lot.  

D. Building Mass. Buildings located at gateways 
entering the CBD Central Business District shall 
mark the transition into and out of the downtown in 
a distinct fashion, using massing, additional 
height, contrasting materials and architectural 
embellishments to obtain this effect. Buildings on 
corner lots shall be considered more significant 
structures, since they have at least two (2) front 
façades visibly exposed to the street. The 
Planning Commission may require additional 
height and architectural embellishments, such as 
corner towers, relating to their location. 

Building located on a corner lot on northern 
gateway of CBD district with two facades 
visible from street. Contrasting materials 
and architectural embellishments 
incorporated into façade.  
 

 

E. Façade Design. All visible building façades 
from public right-of-way or public land shall 
conform with the following design criteria:  
1. Architectural Features. Building façades greater 
than thirty-three (33) feet in length shall contain 
architectural features, details and ornaments that 
are consistent with predominating architectural 
styles found within the downtown such as: arches; 
roof cornices; contrasting bases; contrasting 
masonry courses, or molding; pilasters or 
columns; corbeling; contrasting bands or color; 
stone or ceramic accent tiles; colonnades; or 
porches. Elements such as wall clocks, decorative 
light fixtures, and door or window canopies are 
recommended. Blank, windowless walls are 
prohibited. All non-residential buildings must have 
interior downspout and gutter systems; exterior 
downspouts and gutters are not permitted for non-
residential buildings, except for those originally 
constructed for single-family residential purposes. 
2. Fenestration. All façades visible from the street 
must contain glazed glass windows.  Windows 
shall be recessed and include visually obvious 
sills. Spaces between windows shall be formed by 
columns, mullions, or material found elsewhere on 
the façade. Clear window glass is recommended; 
green, blue, bronze, or smoke tints are permitted. 
Window shapes shall be rectangular, square, or 
palladian (mostly rectangular with semi-circular 
top) 
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E(2)(a) Glazing on the first floor shall occupy a 
minimum sixty percent (60%) and a maximum of 
seventy percent (70%) of the façade. No glazing 
on first floor shall be placed less than two (2) feet 
six (6) inches above the sidewalk. No glazing on 
the first floor shall be placed more than eight (8) 
feet above sidewalk.  
E(2)(b) Glazing on the second or higher floors 
shall be a minimum thirty percent (30%) and a 
maximum of  sixty percent (60%) of the façade 
Vertical window orientation shall have a width-to-
height ratio of at least one (1) to (2), and shall be 
consistent with adjacent buildings. Horizontal 
windows with a width-to-height ratio of between 
one (1) to one (1) and four (4) to one (1) may be 
permitted by the Planning Commission if they 
determine such window orientation is consistent 
with the appearance and character of the 
downtown. Shutters, if used, shall be mounted on 
either side of a window shall be equal to one-half 
() of the width and one (1) times the height. 

Building façade greater than 33’ building 
facades include contrasting architectural 
features and masonry. Window sizes 
between 1 to 1 and 4 to 1. First floor 
glazing 60%, 2nd – 4th floors 30%.  

 

E(3). Building Materials. Building materials must 
be consistent with the surrounding neighborhood 
character, as determined by the Planning 
Commission. Building materials on the front 
façade or any façade visible from a public right-of-
way must be primarily of natural materials 
conveying permanence, as determined by the 
Planning Commission. Each front façade, any 
façade visible from a public right-of-way, and any 
façade with a dedicated public entrance into the 
building should contain at least sixty percent 
(60%) percent of the recommended materials. 

Building façades with dedicated public 
entrance exceed 60% of recommended 
materials.  

 

E(4). Exterior Colors. Exterior colors shall be 
compatible with the colors on adjacent buildings, 
subject to review and approval by the Planning 
Commission. The following natural colors are 
encouraged for the main portions of building 
façades and roof forms: neutral earth tones (sand 
to brown); shades of gray; traditional colors (e.g., 
brick red, forest green, navy blue); light, subdued 
hues (e.g., salmon); or white. Contrasting, accent 
colors which are compatible with the primary 
colors listed above are encouraged for trim, 
accent, and other decorative architectural 
features. The use of bright or fluorescent colors 
(e.g., purple, orange, pink, lime, yellow) is 
discouraged. Colors should be natural to the 
material or pigmented, and not painted on the 
material whenever possible.    

Building colors consist of neutral earth 
tones  

 

F, Side or Rear Façade Design. All sides of a 
building shall be similar in design, detail, and 
material to present a cohesive appearance to 
neighboring properties. Wherever a side or rear 
façade is visible from a public right-of-way, or if 
parking is located at the side or rear of a building, 
the façade shall be designed to create a pleasing 
appearance. Materials and architectural features 
similar to those present on the front of the building 
shall be used on the side or rear façade. All visibly 
exposed sides of a building shall have an 
articulated base course and cornice. The base 
course shall align with either the kickplate or sill 
level of the first floor. The cornice shall terminate 
or cap the top of a building wall, and may project 
out horizontally from the vertical building wall 
plane and may be ornamented with moldings, 
brackets and other details. The middle section of a 
building may be horizontally divided at floor, lintel, 

Side and rear façades similar in design 
and detail.  
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or sill levels with belt or string courses. Waste 
receptacle and service areas shall be completely 
screened with a decorative masonry wall or some 
other acceptable form of screening as approved 
by the Planning Commission. Open areas shall be 
landscaped with lawn, ground cover, ornamental 
shrubs and trees. On every site involving new 
development or redevelopment, foundation 
plantings adjacent to the building shall be 
provided. The species and design shall meet the 
requirements of Article XXIII, Landscaping 
Requirements. 
G, Building Entrances. All buildings shall have at 
least one (1) primary public entrance that faces a 
public street unless a building does not face a 
public street and/or right-of-way. Rear entrances 
are permitted, only if there is a primary entrance 
from a public street. Main entrances to buildings 
shall incorporate devises such as canopies, 
recessed entrance ways, larger door openings 
and display windows, accent colors, and 
architectural details such as tile work, moldings, 
and distinctive door pulls. Doors measuring seven 
(7) and eight (8) feet high are highly 
recommended. Doors measuring six (6) feet eight 
(8) inches high shall have a glass transom with a 
minimum height of twelve (12) inches. 

5 public entrance locations on Lake street. 
Doors measure between 7 and 8 feet with 
glass transoms. 

 

H. Rooflines shall be consistent with adjacent 
buildings and the surrounding neighborhood 
character as determined by the Planning 
Commission. Flat roofs shall be used in the CBD.  

Flat roof proposed.   

I. Exterior lighting must be placed and shielded so 
as to direct the light onto the site and away from 
adjoining properties. The lighting source shall not 
be directly visible from adjoining properties. 
Floodlights, wall pack units, other types of 
unshielded lights, and lights where the lens is 
visible outside of the light fixture shall be 
prohibited, except where historic-style lighting is 
used that is compatible with existing historic-style 
lamps approved by the Planning Commission. 
Sidewalks and parking areas shall be properly lit 
to facilitate the safe movement of pedestrians and 
vehicles and provide a secure environment. In 
parking areas, the light intensity shall average a 
minimum of one (1) foot candle, measured five (5) 
feet above the surface. Parking lot lighting shall be 
consistent and/or similar with other fixtures used 
throughout the downtown, as determined by the 
Planning Commission, and no greater than 
twenty-four (24) feet. In pedestrian areas, the light 
intensity shall average a minimum of two (2) foot 
candles, measured five (5) feet above the surface. 

Lighting plan and fixture spec sheets 
provided.  

 

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

None Proposed  

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

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

Mechanical equipment screened with 
roofline elements. 

 

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

118 spaces required by Article XXIV, 63 
private off street and 24 public on street 
parking spaces provided. With 20% 
reduction as per 24.20(F) reduced to 94. 

 

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

Alley access from Park St provided.   

O. Landscaping shall comply with the following 
provisions and Article XXIII of this Ordinance. 
1. On every site involving new development or 
redevelopment, street trees with a minimum 
caliper of two-and-a-half (2 ) inches shall be 
provided at twenty-five (25) foot intervals. Any of 
the following street trees with a minimum caliper 
of two-and-a-half (2 ) inches shall be planted 
within the road right-of-way at twenty-five (25) foot 
intervals: Red Maple, Green Ash, Bradford Pear, 
or Little Leaf Linden, White Ash, or Honey Locust, 
subject to review and approval by the Planning 
Commission. 
2. On every site involving new development or 
redevelopment, a landscape plan shall be 
submitted for review and approval. The landscape 
design shall compliment the character of the 
downtown. 
3. Lots for apartment and non-residential uses 
shall balance the functional requirements of 
parking with the provision of pedestrian amenities. 
Transition areas between parking and civic, 
commercial or residential uses shall be designed 
with textured paving, landscaping and street 
furniture. 

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

Does not abut residential district.  

Q. Courtyards and Plazas. Exterior public and 
semi-public spaces, such as courtyards or plazas, 
shall be designed for function, enhance 
surrounding buildings, and provide amenities for 
users in the form of textured paving, landscaping, 
lighting,  trees, benches, trash receptacles and 
other items of street furniture, as appropriate. 
Courtyards shall have recognizable edges defined 
on at least three (3) sides by buildings, walls, 
elements of landscaping, and elements of street 
furniture, in order to create a strong sense of 
enclosure. 

Building setback from west property line to 
creates increased pedestrian area in front 

of building. 
 

R. Utilities. All public and semi-public utilities and 
services, including but not limited to electricity, 
telephone, cable television, and others, shall be 
placed underground. 

Utilities underground  

S. Enclosed Buildings. Within the CBD, all 
activities, unless specifically provided for herein, 
shall be conducted entirely within an enclosed 
building. 

All activities within enclosed building  
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Section 19.40 Development Plan Approval Criteria. 
In order that buildings, open space and landscaping will be in harmony with other structures and 
improvements in the area, and to ensure that no undesirable health, safety, noise and traffic 
conditions will result from the development, the Planning Commission shall determine whether or 
not the development plan meets the following criteria, unless the Planning Commission 
determines that one or more of such criteria are inapplicable: 
 
ORDINANCE 
REQUIREMENT 

FACTS FINDINGS 

 
A. General. All elements of the 
development plan shall be designed to 
consider the site’s topography, the 
size and type of plot, the character of 
adjoining property, and the traffic 
operations of adjacent streets. The 
site shall be developed so as not to 
impede the normal and orderly 
development or improvement of 
surrounding property for uses 
permitted in this Ordinance. The 
development plan shall conform with 
all requirements of this Ordinance, 
including those of the applicable 
zoning district(s). 
 

The subject parcels are located at 100 
N Lake. The parcel is zoned CBD and 
is approximately 40,400 sqft.  The 
parcel was previously developed, all 
structures have been removed and 
site contamination has been 
remediated. The proposed project is a 
4-story mixed use building comprised 
of a 7909 sqft of retail space on the 
first floor, the 2nd, 3rd and 4th stories 
have a total of 57 residential units 
comprised of 15 studio, 27 one bdrm, 
and 18 two bdrm and 3 three bdrm. 
Adjacent properties are AT&T 
switching station and Huntington Bank 
office. Primary vehicle access to the 
site will be from State street. 2 existing 
curb cuts from Lake St and 1 from 
State St will be eliminated. Emergency 
access will be available from the alley 
connecting to Park St.  

 

 
B. Building Design.  The building 
design shall relate to the surrounding 
environment in regard to texture, 
scale, mass, proportion, and color. 
High standards of construction and 
quality materials will be incorporated 
into the new development. In addition 
to following design guidelines adopted 
in specific district or sub-area plans, 
the building design shall meet the 
architectural and building material 
requirements of this Ordinance. 
 

Building is a 4 story with a flat roof.  
Conceptual elevations show mixture 
of materials to be used for façade.  
Design guidelines for CBD apply. Plan 
reviewed and recommended for 
approval by Main Street Design 
Committee. 

 

C. Preservation of Significant Natural 
Features. Judicious effort shall be 
used to preserve the integrity of the 
land, existing topography, and natural, 
historical, and architectural features 
as defined in this Ordinance, in 
particular wetlands designated 
/regulated by the Michigan 
Department of Environmental Quality, 
and, to a lesser extent, wetlands 
which are not regulated by the 
Department. 
 

The site does not have any significant 
natural features 

 

D. Streets. All streets shall be 
developed in accordance with the City 
of Boyne City Subdivision Control 
Ordinance and City Municipal 
Standards, unless developed as a 
private road in accordance with the 
requirements of the City. 
 

Not Applicable, no new streets 
proposed 

 
N/A 
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E. Access, Driveways and Circulation. 
Safe, convenient, uncongested, and 
well defined vehicular and pedestrian 
circulation within and to the site shall 
be provided. Drives, streets, parking 
and other elements shall be designed 
to discourage through traffic, while 
promoting safe and efficient traffic 
operations within the site and at its 
access points. All driveways shall 
meet the design and construction 
standards of the City. Access to the 
site shall be designed to minimize 
conflicts with traffic on adjacent 
streets, particularly left turns into and 
from the site. For uses having 
frontage and/or access on a major 
traffic route, as defined in the City of 
Boyne City Comprehensive Plan, the 
number, design, and location of 
access driveways and other 
provisions for vehicular circulation 
shall comply with the access 
management provisions of this 
Ordinance. 
 

Existing driveways on Lake street will 
be removed and replaced with 
sidewalk and on street parking. One 
driveway on State street will be 
eliminated, and on street parking 
developed. A 20’ curbed driveway will 
be installed providing access to the 
site from State St. Proposed plan 
meets the access management 
provisions.  

 

 
F. Emergency Vehicle Access. All 
buildings or groups of buildings shall 
be arranged so as to permit necessary 
emergency vehicle access as required 
by the Fire Department, Ambulance 
Department and Police Department. 
 

Site accessibility has been reviewed 
by BCPD, Fire Dept and Ambulance 
Dept, necessary access for 
emergency vehicles is provided. 
Nearest fire hydrant 150’, Fire Chief 
recommends new hydrant installed 
near FDC connection.  
 

 

 
G. Sidewalks, Pedestrian and Bicycle 
Circulation. The arrangement of public 
or common ways for vehicular and 
pedestrian circulation shall be 
connected to existing or planned 
streets and sidewalks/pedestrian or 
bicycle pathways in the area. There 
shall be provided a pedestrian 
circulation system which is separated 
from the vehicular circulation system. 
In order to ensure public safety, 
special pedestrian measures, such as 
crosswalks, crossing signals and other 
such facilities may be required in the 
vicinity of primary and secondary 
schools, playgrounds, local shopping 
areas, fast food/service restaurants 
and other uses which generate a 
considerable amount of pedestrian or 
bicycle traffic. 
 

Existing sidewalk on Lake Street and 
State street will be rebuilt and 
widened. Parking lot separated from 
sidewalk. 
 

 

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

Building has barrier free access. 
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I. Parking. The number and 
dimensions of off-street parking 
[spaces] shall be sufficient to meet the 
minimum required by this Ordinance. 
However, where warranted by 
overlapping or shared parking 
arrangements, the Planning 
Commission may reduce the required 
number of parking spaces, as 
provided in this Ordinance. 
 

A 63 space off street parking lot is 
provided and 24 on street public 
parking spaces provided for total of 
87. Spaces per ordinance is 118. 
Planning Commission may grant 
reductions as per 24.20(F) and/or 
10.50(M). Parking study demand 
matrix shows project results in surplus 
parking for block 4 of 3 spaces.  

 

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

Dumpster location shown on 
development plan, masonry enclosure 
to match building proposed. 

 

 
K. Landscaping, Screening, and Open 
Space. The landscape shall be 
preserved in its natural state, insofar 
as practical, by removing only those 
areas of vegetation or making those 
alterations to the topography which 
are reasonably necessary to develop 
the site in accordance with the 
requirements of this Ordinance. 
Landscaping shall be preserved 
and/or provided to ensure that 
proposed uses will be adequately 
buffered from one another and from 
surrounding public and private 
property. Landscaping, landscape 
buffers, greenbelts, fencing, walls and 
other protective barriers shall be 
provided and designed in accordance 
with the landscaping provisions of this 
Ordinance. Recreation and open 
space areas shall be provided in all 
multiple-family residential and 
educational developments. 
 

Landscaping plan provided.  

 
L. Soil Erosion Control. The site shall 
have adequate lateral support so as to 
ensure that there will be no erosion of 
soil or other material. The final 
determination as to adequacy of, or 
need for, lateral support shall be made 
by the Planning Director or City 
Engineer, and have a valid Charlevoix 
County Soil Erosion permit. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Soil erosion permit must be obtained if 
required.   
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M. Stormwater Management. 
Appropriate measures shall be taken 
to ensure that removal of surface 
waters will not adversely affect 
neighboring properties or the public 
storm drainage system. Provisions 
shall be made to accommodate 
stormwater which complements the 
natural drainage patterns and 
wetlands, prevent erosion and the 
formation of dust. Sharing of 
stormwater facilities with adjacent 
properties shall be encouraged. The 
use of detention/retention ponds may 
be required. Surface water on all 
paved areas shall be collected at 
intervals so that it will not obstruct the 
flow of vehicular or pedestrian traffic 
or create standing water. All such 
measures shall comply with the 
Charlevoix County Stormwater 
Ordinance. 
 

Storm water plan provided.    

 
O. Lighting. Exterior lighting shall be 
arranged so that it is directed 
preferably downward onto the subject 
site and deflected away from adjacent 
properties.   Lighting shall not impede 
the vision of traffic along adjacent 
streets. Flashing or intermittent lights 
shall not be permitted. 
 

Lighting plan and fixture spec sheets 
provided. Street lights matching 
existing City fixture to be installed on 
Lake and State 

 

 
P. Noise. The site has been designed, 
buildings so arranged, and 
activities/equipment programmed to 
minimize the emission of noise, 
particularly for sites adjacent to 
residential districts. 
 

Proposed uses are anticipated to 
produce noise that is typical of the 
CBD district. Site is not adjacent to 
any residential district. 

 

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

Exterior mechanical equipment not 
shown.  

 

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

No signage shown on plan. Sign 
permit required for all proposed 
signage. 

 

 
S Hazardous Materials or Waste. For 
businesses utilizing, storing or 
handling hazardous material such as 
automobile service and automobile 
repair stations, dry cleaning plants, 
metal plating industries, and other 
industrial uses, documentation of 
compliance with state and federal 
requirements shall be provided. 
 
 

No hazardous materials or waste  
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T. Other Agency Reviews. The 
applicant has provided documentation 
of compliance with other appropriate 
agency review standards, including, 
but not limited to, the Michigan 
Department of Natural Resources, 
Michigan Department of 
Environmental Quality, Michigan 
Department of Transportation, 
Charlevoix County Drain 
Commissioner, Northwest Michigan 
Community Health Agency, 
Charlevoix County Building 
Department, and other federal and 
state agencies, as applicable. 
 

County permits and City W/WW and 
DPW approval required. 

 

 
U. Approval Process. The 
development plan shall be reviewed 
by the Planning Commission. If 
disapproval is recommended, the 
Planning Commission shall cite 
reasons for such disapproval. If the 
Planning Commission finds a 
development plan not in conformity 
with this section, it may, at its 
discretion, return the development 
plan to the applicant with a written 
statement of the modifications 
necessary to obtain approval. Upon 
resubmission of the modified 
development plan, the Planning 
Commission shall review the plan. 
The Commission may approve, 
disapprove or approve subject to 
compliance with such modifications 
and conditions as may be deemed 
necessary to carry out the purpose of 
this Ordinance and other ordinances 
and resolutions of the City. If 
disapproved, the Planning 
Commission shall cite reasons for 
such disapproval. 
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TOTALS

first floor 7,909 sf
second floor 3 9 6 1 19
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total 9 27 18 3 57 units
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SITE LIGHTING PHOTOMETRIC STUDY
SCALE: 1" = 20'-0"

N

2

SITE PHOTOMETRIC STATISTICS
ROOM NAME AVG. (fc) MAX. (fc) MIN. (fc)

SITE 0.9 9.7 0.0

PROPERTY LINE* 0.2 0.9 0.0

* Property Line Calculation Zone modeled at 5' above grade
  per Boyne City Zoning Ordinance.

LIGHTING FIXTURE SCHEDULE
TYPE MANUFACTURER PART # DESCRIPTION MOUNTING TEMP (K) LUMENS POWER (W) VOLTAGE (V) DIMMING NOTES

C LITELINE RA35-12F-40K-C-WH "LUNA LED" | 3.5" ROUND RECESSED DOWNLIGHT | WET LOCATION RATED | WHITE FINISH RECESSED 4000K 865 12 120VAC 0-10VDC 1

SA-3 KIM LIGHTING 1SA-LEB19SC-3-E35-60L-4K-208-DB-NFO-DF-SCH-# "ERA" | LANTERN STYLE FULL CUTOFF AREA HEAD | TYPE 3 DIST. | DARK BRONZE FINISH | INTEGRATED OCC SENSOR POLE @ 15'-0" 4000K 4553 67 208VAC 0-10VDC 2

SA-4 KIM LIGHTING 1SA-LEB19SC-4-E35-60L4K-208-DB-NFO-DF-SCH-# "ERA" | LANTERN STYLE FULL CUTOFF AREA HEAD | TYPE 4 DIST. | DARK BRONZE FINISH | INTEGRATED OCC SENSOR POLE @ 15'-0" 4000K 4553 67 208VAC 0-10VDC 2,3

SB KIM LIGHTING 1W-LEB19SC-4-E35-60L-4K-208-DB-NFO-DF "ERA" | LANTERN STYLE FULL CUTOFF AREA HEAD | TYPE 4 DISTRIBUTION | DARK BRONZE FINISH WALL @ 12'-6" 4000K 4553 67 208VAC 0-10VDC 2

SC HESS VL220W-SO-40K-DIM-UNV-WB-MB-DB "VARELLO 220" | 21.7" CYLINDER | UP AND DOWN LIGHT | DARK BRONZE FINISH WALL @ 12'-0" 4000K 2985 25 120-277VAC 0-10VDC -

NOTES:
1 PROVIDE WITH NEW CONSTRUCTION MOUNTING KIT AND VAPOR BARRIER EXTENDER.  PART #s: P-NCMK-1 & VBE-1

2 POLE AND/OR WALL MOUNT ARM ORDERED SEPARATELY.
3 SET HIGH END TRIM TO 60% OF FULL FIXTURE OUTPUT.

SITE POLE LIGHT DETAIL
SCALE: 1/4" = 1'-0"3
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2
LP1-0

 

PERENNIAL / ANNUAL

PLANTING DETAIL
                                       NOT TO SCALE: 

TREE TRUNK.

MULCH IN CONTACT WITH 

TRUNK.  DO NOT PLACE 

A RING SURROUNDING TREE

PLACE MULCH (3" MIN.)  IN

TREES

NYLON TIES WHEN STAKING 

USE WOODEN STAKES WITH

LANDSCAPE ARCHITECT.

(RED MAPLE) AS DIRECTED BY

WRAP TREES WITH VERY THIN BARK,

 

AFTER PLANTING

NO LATER THAT 1 YEAR

LANDSCAPE ARCHITECT, REMOVE

PLANTING, AS DIRECTED BY 

INSTALL TREE WRAP AT TIME OF 

NOTE:

OVERLAP TO COVER ALL BARK

BOTTOM UP WITH SUFFICIENT

WRAP PAPER FROM THE 

FLARE TO FIRST BRANCH.  

WRAP APPLIED FROM TRUNK 

BREATHABLE FABRIC TREE 

GRADE

2" HIGHER ABOVE ADJACENT

SET TOP OF ROOT BALL

WEAK BRANCHES

DAMAGED, DISEASED AND/OR

CLEANLY PRUNE ONLY

FINISHED GRADE

MULCH 3"

          

SHRUB PLANTING DETAIL
NOT TO SCALE:                                     

1
LP1-0

 

PREPARATION

SEE DETAIL 3 FOR SOIL MIX

ON TAMPED PLANTING SOIL.

ROOT BALL TO BE PLACED

PREPARATION

SEE DETAIL 3 FOR SOIL MIX

ON TAMPED PLANTING SOIL.

ROOT BALL TO BE PLACED

ABOVE ADJACENT GRADE

OF ROOT BALL IS 1"-2"

INSTALL STOCK SO THE TOP

BALL

AND TWINE FROM TOP OF

REMOVE ALL BURLAP, WIRE

   

ROOT BALL DOES NOT SHIFT

BALL BASE FIRMLY AND CAREFULLY SO 

TAMP EXCAVATED SOIL AROUND ROOT 

PREPARATION

SEE DETAIL 3 FOR SOIL MIX

ON TAMPED PLANTING SOIL.

ROOT BALL TO BE PLACED

          

TREE PLANTING DETAIL
NOT TO SCALE:                                        

3
LP1-0

              

ROOT BALL

PIT TO BACK FILL AROUND

USE EXCAVATED SOIL FROM 

AS DEEP AS ROOT BALL

SOIL.  EXCAVATE HOLE ONLY

UNEXCAVATED OR TAMPED

ROOT BALL TO BE PLACED ON

HALF OF ROOT BALL

OF WIRE AND TWINE, FROM TOP 

3
1REMOVE ALL TAPE, BURLAP, TOP 

PER SPECIFICATIONS

FERTILIZER TABLETS AS

AGRIFORM SLOW RELEASE

 

EXISTING SUBGRADE

LEGEND

CONTROL AND ISOLATION JTS.

GROUND COVERS

SHRUBS

TREES

EVERGREEN AND ORNAMENTAL 

DECIDUOUS TREE

Boyne City Pre-app 13 Feb . 2019

Boyne City Site Plan Submittal 06 May 2019

Boyne City Site Plan Re-Submittal 15 May 2019

80% DD 30 Aug 2019

100% DD 13 Sept. 2019

Site Plan Approval 05 May 2022

Site Plan Approval 27 March 2024

 

TO WILDLIFE HABITAT.

THAT PROVIDE SCREENING, BUFFERING, WILDLIFE HABITAT AND/OR LINKAGES

PRIORITY SHALL BE GIVEN TO PRESERVING AND PROTECTING SIGNIFICANT TREES13.

PLANTING PERIOD, WHICHEVER COMES FIRST.      

SHALL BE REPLACED WITHIN ONE (1) YEAR OR THE NEXT APPROPRIATE       

UNHEALTHY, WITHERED, SEVERELY PRUNED, DISEASED OR DEAD PLANTS12.   

CONSTITUTE A TRAFFIC HAZARD.      

UTILITIES, RESTRICT PEDESTRIAN OR VEHICULAR ACCESS, OR       

SUITABLE METHODS SO THAT THEY DO NOT INTERFERE WITH PUBLIC      

PLANTS SHALL BE CONTROLLED BY PRUNING, TRIMMING, OR OTHER 11.   

 

APPEARANCE IN ACCORDANCE WITH THE APPROVED SITE PLAN.      

WEED FREE, HEALTHY GROWING CONDITION, NEAT AND ORDERLY IN      

PLANT MATERIALS, INCLUDING LAWN SHALL BE MAINTAINED IN A SUBSTANTIALLY10.

LANDSCAPE AREAS, INCLUDING VEGETATION IN THE PUBLIC RIGHT-OF-WAY.

THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR THE MAINTENANCE OF ALL 9.   

 

SHALL BE REMOVED AFTER COMPLETION OF THE INITIAL GROWING SEASON.

COMPLETION OF IMPROVEMENTS:  TREE STAKES, GUY WIRES AND TREE WRAP 8.

TO ISSUING A BUILDING CERTIFICATE OF OCCUPANCY.  

TIMING OF PLANTING:  ALL REQUIRED PLANT MATERIAL SHALL BE PLANTED PRIOR 7.

 

OTHER ZONE DISTRICTS.

METAL, BRICK OR STONE IN RESIDENTIAL ZONE DISTRICTS AND METAL IN ALL

DEPTH OF THREE (3) INCHES.  PLANTING BEDS SHALL EDGED WITH PLASTIC

PLANTING BEDS:  BARK USED AS MULCH SHALL BE MAINTAINED AT A MINIMUM 6.

INFILTRATION

APPROVED MATERIALS TO PREVENT SOIL EROSION AND ALLOW RAINWATER

MAINTAINED WITH SEED, SOD, GROUND COVERS, MULCHES OR OTHER 

STABILIZATION:  ALL LANDSCAPE PLANTING AREAS SHALL BE STABILIZED AND5.

 

INCHES.

ACTIVITIES SHALL BE LOOSENED AND AERATED TO A DEPTH OF AT LEAST SIX (6)

LANDSCAPE SOILS THAT HAVE BEEN COMPACTED DURING CONSTRUCTION 4.

WITH BEST LANDSCAPE PRACTICES.

A LANDSCAPE SOILS TEST PRIOR TO BEING REDISTRIBUTED IN ACCORDANCE

SHALL BE AMENDED WITH ORGANIC SOIL ADDITIVES AS RECOMMENDED BY

THE TOPSOIL WITHIN THE LIMITS OF DISTURBANCE OF A CONSTRUCTION SITE3.

INCHES FOR LAWN AREAS, AND TWELVE (12) TO FIFTEEN (15) WITHIN PLANTING BEDS.

TOPSOIL:  TOPSOIL  SHALL BE INSTALLED WITH A MINIMUM DEPTH OF FOUR (4) 2.

AND GROUND COVERS.

BE PLANTED WITH LIVING VEGETATION, INCLUDING CANOPY TREES, SHRUBBERY 

PEDESTRIAN - ORIENTED IMPERVIOUS SURFACES OR WATER SURFACES SHALL 

AREAS, DRIVEWAYS, WALKWAYS, PEDESTRIAN PLAZAS OR OTHER 

REQUIRED VEGETATION:  ALL AREAS NOT COVERED BY BUILDINGS, PARKING 1.

GENERAL STANDARDS FOR LANDSCAPING:

     WITH SPRINKLER HEADS AND LINES.

     COORDINATE PLANTING WITH IRRIGATION CONTRACTOR TO MINIMIZE CONFLICTS

     SEEDED AREAS AFTER INSTALLATION. LANDSCAPE CONTRACTOR SHALL

     IRRIGATION CONTRACTOR TO ENSURE PROPER WATERING OF PLANTED AND

20.  LANDSCAPE CONTRACTOR SHALL COORDINATE PLANTING SCHEDULE WITH

     AND WEEDS.

     TO FORM A SMOOTH, FULL, EVEN LAWN, FREE OF BARE SPOTS, INDENTATIONS,

     PARTIALLY INTACT, TOP DRESSING WITH SOIL, SCARIFYING, AND SEEDING

19.  LANDSCAPE CONTRACTOR SHALL WORK OVER LAWN AREAS THAT HAVE REMAINED

     NOT DESIGNATED TO BE SODDED.

18.  LANDSCAPE CONTRACTOR SHALL SEED ALL AREAS DISTURBED BY CONSTRUCTION

     BED AREAS.

17.  PRE- EMERGENT HERBICIDE SHALL BE USED UNDER MULCH IN ALL LARGE

     LANDSCAPE MULCH.

16.  ALL SHRUB BED AREAS SHALL HAVE A MINIMUM 3-INCH THICK LAYER OF

     BORDER, UNLESS METAL EDGE BORDER IS SPECIFIED.

15.  ALL SHRUB BEDS ADJACENT TO LAWN AREAS SHALL HAVE A SPADED EDGE

     TO INSTALLATION OF PLANT MATERIAL AND LANDSCAPE MULCH.

14.  ALL GRADING, UTILITY, AND IRRIGATION WORK SHALL BE COMPLETED PRIOR

     EXCAVATION FOR PLANTING PITS.

     OTHER UNUSUAL SUBSURFACE CONDITIONS ARE ENCOUNTERED DURING

13.  CONTRACTOR SHALL NOTIFY ARCHITECT IF AREAS OF POOR DRAINAGE OR

     ARCHITECT ONE WEEK MINIMUM PRIOR TO TENTATIVE DATE OF STAKING.

     NEW PLANT MATERIAL AND NOTIFY ARCHITECT FOR APPROVAL.  NOTIFY

12.  BEFORE PLANT MATERIAL INSTALLATION BEGINS, STAKE LOCATIONS OF

     EARTHWORK CONTRACTOR BEFORE PLACING ANY TOPSOIL.

     GRADE INDICATED ON THE GRADING PLAN SHALL BE CORRECTED BY

     INSPECT AND ACCEPT ALL BASE GRADES. ANY DEVIATION FROM LINE AND

11.  PRIOR TO SPREADING TOPSOIL, THE LANDSCAPE CONTRACTOR SHALL

     FINE GRADING AND PREPARATION OF ALL LAWN AND LANDSCAPE AREAS.

10.  THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR RESPREADING TOPSOIL,

     SUBGRADE BELOW LAWN AND LANDSCAPE AREAS.

9.   THE EARTHWORK CONTRACTOR IS RESPONSIBLE FOR ROUGH GRADING OF

     AT THE SITE.

     PRIOR TO BID SUBMITTAL, TO BECOME FAMILIAR WITH EXISTING CONDITIONS

8.   IT IS THE LANDSCAPE CONTRACTORS RESPONSIBILITY TO VISIT THE SITE

     THE PLAN SHALL GOVERN.

     MATERIALS INDICATED ON THE PLAN AND SHOWN IN THE PLANT LIST,

7.   IF ANY DISCREPANCY EXISTS BETWEEN THE QUANTITIES, SIZES OR

     RESTORATION AND PLANT MATERIAL.

     CONTRACTORS ON SITE TO MINIMIZE DAMAGE TO COMPLETED LAWN

6.   LANDSCAPE CONTRACTOR SHALL COORDINATE HIS WORK WITH OTHER

     NECESSARY REPAIRS AT NO COST TO THE OWNER.

     DAMAGE. SHOULD ANY DAMAGE OCCUR, CONTRACTOR SHALL MAKE ALL

5.   CONTRACTOR SHALL PROTECT ALL EXISTING AND NEW CONSTRUCTION FROM

     SHALL FIELD VERIFY LAYOUT PRIOR TO CONSTRUCTION.

     SURVEY FOR BENCHMARKS AND OTHER EXISTING INFORMATION.  CONTRACTOR

     SURVEYING REQUIRED FOR CONSTRUCTION.  REFER TO EXISTING TOPOGRAPHIC

4.   CONTRACTOR SHALL PROVIDE HIS OWN LAYOUT, GRADING, STAKING, AND

     UTILITIES.

     PRIOR TO ANY EXCAVATION AND VERIFY LOCATIONS AND DEPTHS OF ALL

     HIMSELF THOROUGHLY FAMILIAR WITH ALL UNDERGROUND UTILITY LOCATIONS

     UNDERGROUND UTILITIES MAY NOT BE AS SHOWN.  CONTRACTOR SHALL MAKE

     EVERY PRECAUTION IN EXCAVATING FOR NEW UTILITIES SINCE ACTUAL

     TO SHOW ALL UTILITY LINES WHERE THEY EXIST.  CONTRACTOR SHALL USE

     DRAWINGS AND SITE TOPOGRAPHIC SURVEY. EVERY ATTEMPT HAS BEEN MADE

3.   EXISTING UNDERGROUND UTILITIES ARE PLOTTED FROM ORIGINAL SITE

     START OF CONSTRUCTION, EXCLUDING SATURDAYS, SUNDAYS, AND HOLIDAYS.

2.   CALL "MISS DIG", 1-800-482-7171, THREE (3) DAYS PRIOR TO THE

     STANDARDS AND CODES THAT PERTAIN TO THE SITE UNDER CONSTRUCTION.

     REQUIRED. ALL CONSTRUCTION SHALL CONFORM TO STATE AND LOCAL

1.   CONTRACTOR SHALL OBTAIN ALL NECESSARY STATE AND LOCAL PERMITS

LANDSCAPE NOTES:

BOTANICAL NAMEQUANKEY REMARKSCOMMON NAME SIZE

PLANT LIST

SPACE 4' O.C.CSM

PVS SPACE 2.5' O.C.

CME #2 POT SPACE 18" O.C.

PANICUM VIRGATUM 'SHENANDOAH' SHENANDOAH SWITCH GRASS

PVH

#1 POT

HQM SPACE 4' O.C.

 AFJ ACER FREEMANII 'JEFFERSRED'         AUTUMN BLAZE MAPLE            2.5" CAL./B & B FULL HEADS WITH STRAIGHT LEADERS

CRATAEGUS LAEVIGATA 'PAUL'S SCARLET' PAULS SCARLETT HAWTHORNE       CLP

TILIA AMERICANA 'MCKSENTRY'         AMERICAN SENTRY LINDEN         TAM 2.5" CAL./B & B FULL HEADS WITH STRAIGHT LEADERS

PRUNUS SARGENTII 'JFS-KW58'         PINK FLAIR CHERRY              PSJ

#2 POT

ATI #1 POT SPACE 18" O.C.

SPACING 18" O.C.

 PCA PYRUS CALLERYANA 'ARISTOCRAT'       ARITOCRAT ORNAMENTAL PEAR     2.5" CAL./B & B FULL HEADS WITH STRAIGHT LEADERS

2

6

5

3

7

22

22

20

16

19

SDB 23

21

SPACE 3' O.C.

SPACE 3' O.C.SBA SPIRAEA X BUMALDA 'ANTHONY WATERER' ANTHONY WATERER SPIRAEA

SPN 16 SPACE 3' O.C.SALIX PURPUREA 'NANA' DWARF BLUE LEAF ARCTIC WILLOW

FULL HEADS WITH STRAIGHT LEADERS

CAREX MORROWII EVERCOLOR 'EVERGLOW' EVERGLOW SEDGE

24" MIN./B & B

24" MIN./B & B

24" MIN./B & B

2" CAL./B & B

ASCLEPIAS TUBEROSA VAR. INTERIOR BUTTERFLY MILKWEED

IVS SPACE 3' O.C.16

HYDRANGEA QUERCIFOLIA 'MUNCHKIN' MUNCHKIN OAKLEAF HYDRANGEA

4

RAG #1 POT36

ST SEDUM 'THUNDERHEAD' THUNDERHEAD SEDUM

2.5" CAL./B & B FULL HEADS WITH STRAIGHT LEADERS

CORNUS SANGUINEA 'MIDWINTER FIRE' BLOODTWIG DOGWOOD 'MIDWINTER FIRE' 24" MIN./B & B

120

PANICUM VIRGATUM 'HEAVY METAL' HEAVY METAL SWITCHGRASS #2 POT SPACE 2.5' O.C.

JPK SPACE 3' O.C.JUNIPERUS PFITZERIANA 'KALLAY'S COMPACT' KALLAY'S COMPACT JUNIPER14 24" MIN./B & B

ITEA VIRGINICA 'SCENTLANDIA' SCENTLANDIA SWEETSPIRE

SPIRAEA DOUBLE PLAY BLUE KAZOO DOUBLE PLAY BLUE KAZOO SPIRAEA

RUDBECKIA 'AMERICAN GOLD RUSH' AMER. GOLDRUSH ORANGE CONEFLOWER SPACE 18" O.C.

24" MIN./B & B

24" MIN./B & B

LP1-0

PLAN

SITE LANDSCAPE 

KAB

KAB

N

SITE LANDSCAPE PLAN
= 20'-0"SCALE: 1"

 TIMES ROOT BALL DIA.2
1

 

 

 

 

 

 

 TIMES ROOT BALL DIA.2
1

PLANT PALETTE

DUMPSTER DETAILS

SEE SHEET AS1.1 FOR

DUMPSTER LOCATION

TOTAL 4 GRATES AND FRAMES

EAST JORDAN COMPANY

PRODUCT # 00887431C01

#8874 AND #8854.

SUNRAY TREE GRATE SET

DRAWINGS TYP.

CURB,  SEE CIVIL

RAISED PLANTER

6" WIDE CONCRETE

GRASSES BY OWNER, TOTAL 3

ANNUALS AND ORNAMENTAL 

15"X45"X18" PLANTED WITH 

LANDSCAPE FORMS PLANTERS - 

GRASSES BY OWNER, TOTAL 3

ANNUALS AND ORNAMENTAL 

15"X45"X18" PLANTED WITH 

LANDSCAPE FORMS PLANTERS - 

BY OWNER

SEASONAL ANNUALS

BY OWNER

SEASONAL ANNUALS

BY OWNER

SEASONAL ANNUALS

ON CONCRETE

UNIT PAVERS SET

ON CONCRETE

UNIT PAVERS SET

ON CONCRETE

UNIT PAVERS SET

AS SPECIFIED

SPACE PLANTS

 

6' DIA. MIN.-8' DIA. PREFERRED

MULCH RING 

PLANTING BEDS

STEEL EDGING TO BE INSTALLED WHERE LAWN MEETS

24" IN HEIGHT MINIMUM

TREES, 8' TALL FOR EVERGREEN TREES, AND SHRUBS TO BE 

2 1/2" CAL. FOR DECIDUOUS TREES, 2" CAL. FOR ORNAMENTAL 

LIST OF PLANT MATERIAL AND MEET CITY REQUIREMENTS.

ALL PLANT MATERIAL TO BE CHOSEN FROM CITY'S APPROVED

10 FEET WIDE AT ENDS FACING MAIN AISLES.

MINIMUM WIDTH OF PARKING AREA ISLANDS SHALL BE

ALL ISLANDS WITHIN PARKING AREA TO BE CURBED.

ARE TO BE IRRIGATED

WITHIN PARKING AREAS, NEXT TO BUILDING, ETC.

ALL PROPOSED LANDSCAPE AREAS; ALONG STREETS

AND AT A MINIMUM BE 6' IN DIAMETER.

MULCH RING AROUND TREES TO HAVE A SPADED EDGE 

PROVIDE 12" PLANTING SOIL IN ALL PLANTING BED AREAS

OF THE ROOTBALL, TYP.

SHRUB PLANTING BEDS.  PLANT PERENNIALS OUTSIDE

PROVIDE 6" THICK WOOD MULCH IN ALL TREE RINGS AND

SITE CONTRACTOR NOTES:

GROUND COVER.  

AND 54 SHRUBS AND FLOWERING

PROVIDED 6 TREES

SHRUBS ALONG N. LAKE STREET.

NEEDED 6 TREES AND 24

PUBLIC STREETS

REQUIRED LANDSCAPING ALONG

AND FLOWERING GROUND COVER.  

PROVIDED 3 TREES, 37 SHRUBS

SHRUBS ALONG STATE STREET.

NEEDED 5 TREES AND 20

PUBLIC STREETS

REQUIRED LANDSCAPING ALONG

AND 6 ORNAMENTAL TREES

PROVIDED 12 TREES; 6 CANOPY

PARKING LOT LANDSCAPING

LOT TREE COUNT, TYP.

IN ISLANDS WITH PARKING

FLOWERING GROUND COVER

INTERIOR LANDSCAPING

 

 

 





Job Information

Project Name Type

Location

Quantity Date

Contact/Phone

Notes

L I T E L I N E . C O M
Liteline Corporation

Copyright © 2018

All rights reserved.

Telephone

416.996.1856

1.866.730.7704

Fax

905.709.5255

1.888.738.9736

The RA35-12F is a 12 watt 3.5" round 

fi xed recessed light fi xture for retrofi t 

application. It is a high-performance, 

easy to install downlight solution 

that offers good light output, 

energy-effi ciency and streamlined 

design. Suitable for wet locations.

Features

Description

Notes: Accessories are sold separately. For 

additional options please consult your Liteline 

representative.

Due to our continued efforts to improve our 

products, product specifi cations are subject to 

change without notice.

RA35-12F
3.5" LUNA™ LED Round Fixed Recessed Fixture

Recess Lighting

Ordering Guide

Body
Durable airtight fi xed aluminum body. 

Includes anodized blue heat sink to 

provide maximum airfl ow for the LED 

light source.

LED Characteristics
This general application light fi xture 

features a 12 watt LED module that 

maintains uniform intensity producing up 

to 885 lumens; with a typical CRI of 90. 

Available in 2700 K, 3000 K, 3500 K , 

4000 K or 5000 K colour temperature.

Dimming
100%-10% dimming capability. This 

fi xture is compatible with industry 

standard TRIAC/ELV dimmers. For 

compatible dimmers, visit www.liteline.

com/lunadimmers

Beam Spread
The fi xture lens provides 40° beam 

spread.

Mounting
Includes two spring loaded clips to 

attached to any ceiling material.

LED Driver
Extruded aluminum hardwire box with 

300mA dimmable class II electronic 

LED driver with 100-135V AC input. 

Includes an 18” FT6 rated cable with 

DC 2.1 connector between driver and 

fi xture approved for use in plenums and 

suspended ceilings.

Quick Connect push-in 
terminals
Three “Quick connect” push-in terminals 

for fast and easy wiring.

Operating Temperature
-20°C~40°C (-4°F~104°F)

Environment
• Suitable for wet locations.

• Approved for direct contact with 

insulation.

REV 10.3.18 

SPECIFICATION

Application Ceiling Recess Mount
Approved Location Wet / Insulated Ceilings
Beam Angle 40°

CCT 2700 K / 3000 K / 3500 K / 
4000 K / 5000 K

Certifi cation cETLus
Class II Yes
Colour BK / BN / SL / WH
CRI 90
Dimming Yes
Dimming Tech TRIAC/ELV
Energy Star Yes
Hole Cut Ø 3 5⁄8" (92mm)
Input 100-135V AC, 60Hz
LM79 Yes
LM80 Yes

Lumens 800 / 830 / 850 / 865 
/ 885

Lumens per Watt 69 / 71 / 72 / 73 / 75
Power Factor >0.90
Projected Life 70% @ 50,000 hrs
Warranty Lifetime
Wattage 12W

43⁄8"
111mm

31⁄16"
78mm

33⁄8"
85mm

15⁄16"
34mm

18"
457mm

43⁄16"
106mm

Trim FinishColour Temperature

BK : Black

BN : Brushed Nickel

SL : Silver

WH : White

27K : 2700 K*

30K : 3000 K

35K : 3500 K

40K : 4000 K

50K : 5000 K

- 90-RA35-12F

WET LOCATION
ENDROITS
MOUILLÉS

Driver Options

Leave blank for standard 120V driver

L3 : Lutron Hi-Lume® 1% (3 Wire)

E : Lutron Hi-Lume® 1% (EcoSystem®)

EM : Emergency Backup, 120~277V, 0-10V

C : 120~347V, 0-10V

-

bswanson
Text Box
C



Accessories

SLM-60-FC
60" Flexible connector, for use with 

SlimLED fi xtures.

P-3520
35⁄8" Round pre-mounting plate with 

driver attachment clip, for 3½  " LUNA 

LED fi xtures.

VBE-2
Vapour barrier extender. For use in 

remodel applications.

VBE-3
Vapour barrier extender. For use in 

remodel applications.

VBE-4
Vapour barrier extender. For use in 

remodel applications.

VBE-1
Vapour barrier extender. For use in new 

construction applications.

P-NCMK-1
New construction mounting kit. Includes 

hanger bars, brackets and screws.



255

S
ITE

 / A
R

E
A

LEAF
LEAFLETS

TF
FINIAL

MDL
MEDALLION

SS ARM SC ARM

17F"
(437 mm)

 2B"
(54 mm)

35K"
(902 mm)

12C"
(314 mm)

5K"
(149 mm)

5K"
(149 mm)

3E"
(98 mm)

3E"
(98 mm)

6K"
(165 mm)

4K"
(114 mm)

5L"
(146 mm)

4"
(102 mm)

5K"
(149 mm)

2L"
(70 mm)

14J"

(362 mm)

6J"
(159 mm)

4E"
(124 mm)

4O"
(122 mm)

4O"
(122 mm)

15"
(381 mm)

26"
(660 mm)

BOTTOM MOUNT ADAPTER

CAP FOR TOP MOUNT

 TOP MOUNT ADAPTER

DC ARM

17F"
(437 mm)

1J"
(32 mm)

15⁄32"
(29 mm)

26" ERA 
LANTERN 

4O"
(122 mm)

17F"
(436 mm)

15⁄32"

(29 mm)

BOTTOM MOUNT ADAPTER

CAP FOR TOP MOUNT
SS ARM SC ARM

LEAF 
LEAFLETS

TF
FINIAL

MDL
MEDALLION

DC ARM

TOP MOUNT ADAPTER

19" DIA.
(483 mm)

25A"
(637 mm)

12K"
(318 mm)

12K"
(318 mm)

12K"
(318 mm)

1K"
(64 mm)

2O"
(72 mm)

2K"
(64 mm)2K"

(64 mm)
3K"

(89 mm)

3K"
(89 mm)

3K"
(89 mm)

11"
(279 mm)

3L"
(95 mm)

L"
(19 mm)

4"
(102 mm)

4"
(102 mm)

9"
(229 mm)

4J"
(108 mm)

4"
(102 mm)2L"

(70 mm)

1"
(25 mm)

1011⁄32"

(262 mm)

19" ERA 
LANTERN 

4"
(102 mm)

L"
(19 mm)

3J"
(83 mm)

4L"
(121 mm)

MOUNTING EPA 
19" 

FM Flush Mt. 1.0

PT Pipe Tenon Mt. 1.0

1A 1 Arm Side Mt. 0.7

2B 2 Arm Side Mt. 1.4

3Y 3 Arm Side Mt. 2.1

4C 4 Arm Side Mt. 2.4

1W Single Wall Mt.   n/a

NOTE: EPA is for Fixture only

 Era® Lantern with PicoEmitter®

LEB/LET

FIXTURE
Distribution Current

1 Type I Full Cutoff E35  350mA PicoEmitter 

2 Type II Full Cutoff

3 Type III Full Cutoff

4 Type IV Full Cutoff

5 Type V Full Cutoff

R Type R Right Full Cutoff

L Type L Left Full Cutoff

LEAF Leafl ets, top & bottom 
of arm (SS only)

MDL Medallions, top of arm 
(DC only)

TF Finial (bottom mt.
fi xture only)

A-30 120 Volt photocell

A-31 208 Volt photocell

A-32 240 Volt photocell

A-33 277 Volt photocell

A-34 480 Volt photocell

A-35 347 Volt Photocell

NFO Neigbor Friendly 
Optic

SF 120 Volt Single Fuse

DF 208 Volt Double Fuse

DF 240 Volt Double Fuse

SF 277 Volt Single Fuse

SF 347 Volt Single Fuse

DF 480 Volt Double Fuse

SCL-R Pole Occupancy 
Sensor up to 16’ 
ht., Round2

SCL-S Pole Occupancy 
Sensor up to 16’ 
ht., Square2

SCH-R Pole Occupancy 
Sensor up to 30’ 
ht., Round2

SCH-S Pole Occupancy 
Sensor up to 30’ 
ht., Square2

FIXTURE FINISH
BL Black

DB Dark Bronze

LG Light Gray

SG Stealth Gray

PS Platinum Silver

WH White

CC Custom Color*

*Consult representative

FIXTURE OPTIONS

See Arms & Poles Selection Guide at www.
kimlighting.com for pole EPA & ordering. 

1W Wall Mount arm not included and must be 
ordered separately.

POLE / POLE ARM

ORDERING. INFORMATION (Example)

1A

FIXTURE ARM
SS Single Straight Arm

SC Single Curved Arm

DC Double Curved Arm

SUPPORT
LEB Bottom Mt.

LET Top Mt.

SIZE
19 19” Dia.

LET 19 SS 3E35 60L5K120 LEAF/A-30 HSAS14-534188SA-HA11S/WHWH

1 Due to current unavailability of 347V and 480V drivers, 
specifi cation of these voltages may feature an integral 
step-down transformer.

2 Specify pole diameter if round, voltage and color, e.g. 
SCL-R4/277/BL.

3 Driver has a 0-10V dimming interface with a dimming range 
of 10-100%. Compatible with most control systems.

LEB LED

LET LED

FEATURES

• LED PicoEmitter technology with up to 25% boost in lumen output

• Heritage style meets modern full-cutoff performance

• Three arm options; Single Straight, Single Curved, and Double Curved
• Three decorative accent options; medallion with DC Arm, leafl ets with SS Arm, 
 and top housing fi nial

ELECTRICAL MODULE3

Voltages
120 120V
208 208V
240 240V
277 277V
347 347V1

480 480V1

Source
60L 60 LEDs,

67W

Color Temperature
2K 580nm
3K 3000K
4K 4200K
5K 5100K

HID to LED Upgrade Kits available. 
Contact factory.

3000K and warmer CCTs only
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S
ITE

 / A
R

E
A

LEAF
LEAFLETS

TF
FINIAL

MDL
MEDALLION

SS ARM SC ARM

17F"
(437 mm)

 2B"
(54 mm)

35K"
(902 mm)

12C"
(314 mm)

5K"
(149 mm)

5K"
(149 mm)

3E"
(98 mm)

3E"
(98 mm)

6K"
(165 mm)

4K"
(114 mm)

5L"
(146 mm)

4"
(102 mm)

5K"
(149 mm)

2L"
(70 mm)

14J"

(362 mm)

6J"
(159 mm)

4E"
(124 mm)

4O"
(122 mm)

4O"
(122 mm)

15"
(381 mm)

26"
(660 mm)

BOTTOM MOUNT ADAPTER

CAP FOR TOP MOUNT

 TOP MOUNT ADAPTER

DC ARM

17F"
(437 mm)

1J"
(32 mm)

15⁄32"
(29 mm)

26" ERA 
LANTERN 

4O"
(122 mm)

17F"
(436 mm)

15⁄32"

(29 mm)

BOTTOM MOUNT ADAPTER

CAP FOR TOP MOUNT
SS ARM SC ARM

LEAF 
LEAFLETS

TF
FINIAL

MDL
MEDALLION

DC ARM

TOP MOUNT ADAPTER

19" DIA.
(483 mm)

25A"
(637 mm)

12K"
(318 mm)

12K"
(318 mm)

12K"
(318 mm)

1K"
(64 mm)

2O"
(72 mm)

2K"
(64 mm)2K"

(64 mm)
3K"

(89 mm)

3K"
(89 mm)

3K"
(89 mm)

11"
(279 mm)

3L"
(95 mm)

L"
(19 mm)

4"
(102 mm)

4"
(102 mm)

9"
(229 mm)

4J"
(108 mm)

4"
(102 mm)2L"

(70 mm)

1"
(25 mm)

1011⁄32"

(262 mm)

19" ERA 
LANTERN 

4"
(102 mm)

L"
(19 mm)

3J"
(83 mm)

4L"
(121 mm)

MOUNTING EPA 
19" 

FM Flush Mt. 1.0

PT Pipe Tenon Mt. 1.0

1A 1 Arm Side Mt. 0.7

2B 2 Arm Side Mt. 1.4

3Y 3 Arm Side Mt. 2.1

4C 4 Arm Side Mt. 2.4

1W Single Wall Mt.   n/a

NOTE: EPA is for Fixture only

 Era® Lantern with PicoEmitter®

LEB/LET

FIXTURE
Distribution Current

1 Type I Full Cutoff E35  350mA PicoEmitter 

2 Type II Full Cutoff

3 Type III Full Cutoff

4 Type IV Full Cutoff

5 Type V Full Cutoff

R Type R Right Full Cutoff

L Type L Left Full Cutoff

LEAF Leafl ets, top & bottom 
of arm (SS only)

MDL Medallions, top of arm 
(DC only)

TF Finial (bottom mt.
fi xture only)

A-30 120 Volt photocell

A-31 208 Volt photocell

A-32 240 Volt photocell

A-33 277 Volt photocell

A-34 480 Volt photocell

A-35 347 Volt Photocell

NFO Neigbor Friendly 
Optic

SF 120 Volt Single Fuse

DF 208 Volt Double Fuse

DF 240 Volt Double Fuse

SF 277 Volt Single Fuse

SF 347 Volt Single Fuse

DF 480 Volt Double Fuse

SCL-R Pole Occupancy 
Sensor up to 16’ 
ht., Round2

SCL-S Pole Occupancy 
Sensor up to 16’ 
ht., Square2

SCH-R Pole Occupancy 
Sensor up to 30’ 
ht., Round2

SCH-S Pole Occupancy 
Sensor up to 30’ 
ht., Square2

FIXTURE FINISH
BL Black

DB Dark Bronze

LG Light Gray

SG Stealth Gray

PS Platinum Silver

WH White

CC Custom Color*

*Consult representative

FIXTURE OPTIONS

See Arms & Poles Selection Guide at www.
kimlighting.com for pole EPA & ordering. 

1W Wall Mount arm not included and must be 
ordered separately.

POLE / POLE ARM

ORDERING. INFORMATION (Example)

1A

FIXTURE ARM
SS Single Straight Arm

SC Single Curved Arm

DC Double Curved Arm

SUPPORT
LEB Bottom Mt.

LET Top Mt.

SIZE
19 19” Dia.

LET 19 SS 3E35 60L5K120 LEAF/A-30 HSAS14-534188SA-HA11S/WHWH

1 Due to current unavailability of 347V and 480V drivers, 
specifi cation of these voltages may feature an integral 
step-down transformer.

2 Specify pole diameter if round, voltage and color, e.g. 
SCL-R4/277/BL.

3 Driver has a 0-10V dimming interface with a dimming range 
of 10-100%. Compatible with most control systems.

LEB LED

LET LED

FEATURES

• LED PicoEmitter technology with up to 25% boost in lumen output

• Heritage style meets modern full-cutoff performance

• Three arm options; Single Straight, Single Curved, and Double Curved
• Three decorative accent options; medallion with DC Arm, leafl ets with SS Arm, 
 and top housing fi nial

ELECTRICAL MODULE3

Voltages
120 120V
208 208V
240 240V
277 277V
347 347V1

480 480V1

Source
60L 60 LEDs,

67W

Color Temperature
2K 580nm
3K 3000K
4K 4200K
5K 5100K

HID to LED Upgrade Kits available. 
Contact factory.

3000K and warmer CCTs only
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Specifications are subject to change without notification
HessAmerica > Products > Lighting Products > Wall Mounted Luminaires > VARELLO 220 Page 1
https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/
VARELLO_220/

Model Lamp Color Temperature Volt Mounting Beam Finish Option 
VL220 LED LED WW -3000K UNV - 120-277V W - Wall Mount NB - 13° SG - Silver Grey DIM - 0-10vDC Dimming

NW - 4000K MB - 27° DG - Dark Grey N - None

WB - 59° GG - Graphite Grey

BLK - Matte Black

BRZ - Dark Bronze

CC - Custom Color

Ordering Information

VARELLO 220 LED Specification

The simple cylindrical form of VARELLO L blends with a broad
range of architecture. The heavy wall extruded aluminum
housing, fitted top and bottom with precision- machined
lens rings, provides subtle direct and indirect illumination.
Luminaire is available in two sizes and is finished in finely
textured paint. Hardware is stainless steel.

 

 

https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/VARELLO_220/
https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/VARELLO_220/
bswanson
Text Box
SC



Specifications are subject to change without notification
HessAmerica > Products > Lighting Products > Wall Mounted Luminaires > VARELLO 220 Page 2
https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/
VARELLO_220/

VARELLO 220 LED Specification

HOUSING
Cylindrical housing is machined from 6060 extruded aluminum alloy tubing. Upper and lower lens rings are precision machined
from 6060 aluminum and sealed to the housing with one-piece die-cut closed cell silicone gaskets. Upper and lower tempered
glass lenses are sealed to the housing with one-piece cell silicone gaskets. Luminaire with cast aluminum bracket mounts to
wall surface with factory-supplied wall anchors and hardware. All hardware is stainless steel.

OPTICS
Upper and lower optics consist of single CoB LED with reflector and clear tempered flat glass lens. Available distributions
include narrow 13°, medium 27°, or wide 59° beam spreads.

ELECTRICAL
Two integral high-power factor electronic LED drivers supply 350mA drive current to the LED modules at standard output
or 700mA for high output models. Input voltage range is 120v to 277v at 50/60Hz. Total power consumption is 25watts for
standard output and 50 watts for high output.

DELIVERED LUMENS (Top and bottom LED module combined) / CRI = 80
3000K - Standard output / High output
13° beam - 2914 lumens / 5828 lumens
27° beam - 2796 lumens / 5592 lumens
59° beam - 2720 lumens / 5440 lumens

4000K - Standard output / High output
13° beam - 3108 lumens / 6216 lumens
27° beam - 2985 lumens / 5970 lumens
59° beam - 2902 lumens / 5804 lumens

NOTE: Due to rapid and continuous advances in LED technology, LED luminaire data is subject to change without notice and at
the discretion of HessAmerica. Consult factory for current technical data.

FINISH
Housing is cleaned ultrasonically prior to painting. Standard finish is finely textured matte silver grey metallic, dark grey,
graphite grey, matte black, or dark bronze. Special colors available on request.

WARRANTY
Limited product warranty period including LEDs is five years. Driver shall carry the manufacturer's limited warranty.

https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/VARELLO_220/
https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/VARELLO_220/


Specifications are subject to change without notification
HessAmerica > Products > Lighting Products > Wall Mounted Luminaires > VARELLO 220 Page 3
https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/
VARELLO_220/

Additional information
Dimensions

Mounting detail

https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/VARELLO_220/
https://www.hessamerica.com/Products/Lighting/Wall_Mounted_Luminaires/VARELLO_220/


CITY OF BOYNE CITY 
 
To: Chair Aaron Place, and fellow Planning  
 Commissioners 
 
From: Scott McPherson, Planning Director 
 
Date: March 15, 2024 
 
Subject: 150 Ray Street Food Truck Court Pre-Application Review 
 
 
 
A request for a pre-application review was received from Chase Fairbairn to discuss proposed 
Food Truck Court located at 150 Ray Street which is located in the Central Business District 
(CBD). The subject property consists of parcel 15-051-341-138-15 and approximately the west 
30’ of parcel 15-051-341-139-10. The subject property is located between the car wash and a 
City parking lot and are both owned by Wash Property LLC.  It has been the past policy of the 
City to permit food trucks to operate on private property which is zoned for restaurant use and 
trucks have operated in a transient manner without issue for the past 10+ years. This is the first 
time that a proposal has been received for the operation of several food trucks in a permanent 
space developed for that purpose. While the use of a food truck court is not specifically 
identified in the ordinance, section 10.20 Q does appear to encapsulate all the operational 
elements of the proposed use. The section is as follows: 
 

Q. Outdoor cafés, outdoor eating areas, carry-out, and open front restaurants, subject to the 
following site design standards: 

 
1. Outdoor cafés may be permitted within the boundaries of a parcel or lot, on a building 

roof top, or as part of a patio or deck. 
 
2. The outdoor café must be kept clean, litter-free, and with a well-kept appearance within 

and immediately adjacent to the area of the tables and chairs. Additional outdoor waste 
receptacles may be required.  

 
3. Tables, chairs, planters, waste receptacles, and other elements of street furniture shall be 

compatible with the architectural character of the adjacent buildings. If table umbrellas 
will be used, they shall complement building colors.  

 
4. Other additional signs are not permitted beyond those permitted for the existing 

restaurant.  
 
If the Planning commission determines the use can be permitted as a principal permitted use per 
section 10.20(Q) the applicant may submit a formal development plan for the Planning 
Commission’s consideration after the pre-application review. As the property is located within 
the Downtown Development Area (DDA) it would also be subject to review by the Mainstreet 
Design Committee.  
 
 
 



If the Planning Commission determines that the use does not fall within the scope of section 
10.20(Q) the Planning Commission can consider the use as a conditional use per the provisions 
of section 10.30(L) which is as follows:  
 
L. Other uses not specifically stated or implied elsewhere which, in the determination of the 

Planning Commission, are similar to the principal permitted uses provided herein, and are in 
harmony with the character of the downtown, this Article, and the purpose and intent of the 
Comprehensive Plan of the City. 

 
If the Planning Commission determines that the use cannot does not fall within the scope of 
either section an zoning ordinance amendment would be needed to allow for the use.  





Pa
rk

Ray

Main

Subject
Property

Boyne City 
Planning Commission

April 15, 2024
Pre-Application Review

Proposed Food Truck Court
150 Ray Street

µ



CITY OF BOYNE CITY 
 
To: Chair Aaron Place, and fellow Planning  
 Commissioners 
 
From: Scott McPherson, Planning Director 
 
Date: March 15, 2024 
 
Subject: Review Lake Charlevoix Protection Report and Recommendations  
 
 
 
In July of 2022 the Planning Commission was given a presentation on the status of Lake 
Charlevoix shoreline protection from representatives of the Lake Charlevoix Association, Tip of 
the Mitt Watershed Council and LIAA. The focus of the presentation was a public engagement 
effort to revisit 2016 Lake Charlevoix Shoreline Report and get feedback in order to develop a 
shared vision of Lake Charlevoix with common goals and objectives shared by the communities 
around the lake. In February 2023 the representatives presented to the Planning Commission the 
preliminary assessments and recommendations for Boyne City that were to be included in the 
Lake Charlevoix Protection Final Report. The presentation materials provided and the minutes 
from the meetings have been attached. In January 2024 the final report was completed and 
distributed. At the February 20th meeting of the City Commission a presentation of the final 
report was givin to the City Commission by Jennifer McKay, Chief Policy and Government 
Affairs Director. At that meeting the City Commission gave direction for City Planning Staff to 
meet with Tipp of Mitt representatives and review potential action items from the report 
recommendations. On February 29th  Planning staff met with Jennifer McKay and Anna 
McGlashen and reviewed specific recommendations from the report outlined in their memo 
dated February 25, 2024 which has been attached for your reference.  
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