
 

  

  

Planning, Development, & Zoning 
 

City of Alpena Planning Commission 
Regular Meeting 
Tuesday, June 14th, 2022 @ 6:00 p.m. 
This meeting will be held in Council Chambers as well as virtually.  
Please join my meeting from your computer, tablet or smartphone.  
https://www.gotomeet.me/CityofAlpena/planning-commission  
You can also dial in using your phone.  
United States: +1 (571) 317-3112  
Access Code: 178-564-461  
 

AGENDA 
 

CALL TO ORDER; ROLL CALL; PLEDGE OF ALLEGIENCE 
 
APPROVAL OF AGENDA 

 
APPROVAL OF MINUTES - Regular meeting May 10, 2022 
 
PUBLIC HEARING AND COMMISSION ACTION 
 

1. 22-Z-04 – 933 Lockwood St – Conditional Rezone from R-2 to R-T 
Approval Standards Provided (Appendix A) 
Finding of Fact and property photos (Appendix B) 
 

2. 22-SU-03 – 1105 W Chisholm St – Special Land Use Request for Adult Use Marihuana Retailer  
Approval Standards Provided (Appendix C) 
Findings of Fact (Appendix D) 
Site Plans (Appendix E) 
Additional Information: Neighborhood Impact, Odor Mitigation Information, Product Destruction 
Information, Maintenance Information (Appendix F) 

 
BUSINESS 

a) UNFINISHED:  
a. Comprehensive Plan Goals Next Steps 
b. Electric Vehicle Charging Infrastructure Next Steps 

b) NEW:  
a. Election of Officers 

c) COMMUNICATIONS OR REPORTS: 
d) CONTINUING EDUCATION:  

 
PUBLIC COMMENT 
 

https://www.gotomeet.me/CityofAlpena/planning-commission
tel:+15713173112,,178564461
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MINUTES 
City of Alpena Planning Commission 

Regular Meeting (Council Chambers and Virtual)  
May 10, 2022 

Alpena, Michigan 
 

CALL TO ORDER: 

The regular meeting of the Planning Commission was called to order at 6:00 p.m. by Paul 
Sabourin, Planning Commission Chairman.  

ROLL CALL: PLANNING COMMISSION 
PRESENT: Boboltz , Vanwagoner, Kostelic, Sabourin, Bauer (appeared virtually), Gilmore                                                                        
ABSENT: Wojda, Peterson 

STAFF: Montiel Birmingham (Planning, Development, and Zoning Director), Kathleen 
Sauve (Recording Secretary) 

 

PLEDGE OF ALLEGIANCE:  Pledge of Allegiance was recited. 

 
APPROVAL OF AGENDA:  Agenda were approved as printed. 

 

APPROVAL OF MINUTES:  Meeting April 12, 2022, minutes were approved as printed. 

 

PUBLIC HEARING AND COMMISSION ACTION: None. 

 

UNFINISHED BUSINESS:  None. 

 

NEW BUSINESS:  Red Brick Food Truck Park, 115-119 River Street – Birmingham explained that 
when there are two or more food trucks on any private lot, it is considered a food truck park.  
The Planning Commission is authorized to review the plot plan and issue approval, approval 
with conditions, or disapproval.  The applicant submitted plot plan drawings for the entire 
space; modifications to the entire space will not be complete right away. Planned start date is 
Memorial Day weekend. No concerns by PDZ Staff have been identified with the plot plan. Note 
that an Electrical Permit will be pulled by Thunder Bay Electric to run electricity to the Food 
Trucks; building permits will be pulled for future construction of the pergola and service 
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counter area. The service counter, approach slab and port-a-jon will be ADA compliant. No 
setbacks from the property line are required in the CBD/DOD. 

Two Food Trucks will be located on the site; 808 Bowlz (owned and operated by Red Brick) and 
Sherwood Pita Wagon (owned and operated by Jessie Fischer and her husband). Service 
provided will be for lunch and dinner hours. 

Corey Canute, owner of the subject property, added that Phase 1 of the food park 
transformation will include an outdoor walk-up bar/access window for Red Brick to service 
patrons in the park, to take advantage of the social district.   

Sabourin asked if the park’s liquor license is part of the Red Brick or separate.  Canute explained 
that he worked with the liquor commission and had the license extended out to the park area, 
since both properties are contiguous.   

Kostelic motioned to approve the food truck park. 

Gilmore seconded the motion. 

Motion approved by unanimous vote. 

Birmingham explained that the next step is to issue them a permit for the park, and then each 
individual food truck will also be issued a permit.  

 

Becoming an EV Ready Community - Electrical Vehicle Charging Presentation – Birmingham and 
Bauer each presented information about becoming an EV ready community.  Chris Lawrence, 
owner of Eagle Supply and early adopter of electric vehicles for personal use, gave his 
experience as an owner of an electric vehicle and the need for charging access within the City.  
He said that if Alpena had EV chargers, it would put us on the network for travelers to come 
through; currently Alpena is not on that charging access map.  

Jason Repke, Director of Engineering at Alpena Power Company, explained that per regulations 
by the Michigan Public Service Commission, the power company cannot own the charging 
infrastructure.  Currently they offer two programs, residential and general service plug in EV 
rate, which gives a 2.4 cents per kilowatt hour reduction, or 17% for off-peak usage which is 
9:00 pm through 9:00 am Monday through Friday and all weekends and holidays.  He said that 
with the last rate case settlement, the Alpena Power Company proposed a pilot program for EV 
charging stations.  The case has been filed with the MPSC but has not been finalized.  It would 
be one-third funded by the owner, one-third funded by the utility company (which would be 
capped at $70,000), and one-third funded by an EGLE grant.  It would gain the owner access to 
the general service rate for five years, not pushing them up into the higher service rate.  He 
went on further to explain that their system is a fairly robust, looped system, and it is over built 
capacity wise to accommodate growth.   
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Sabourin inquired about the cost of the chargers.  Lawrence said he doesn’t use the same type 
of charger at his home as what would be used in the City, but paid $600.00 for his charging unit 
with cable, and around $200.00 for Omega electric to install it.  Rather than paying thousands 
of dollars and trenching for each of the bigger chargers (which down the road would make 
sense), he suggested that you could have a smaller charger on a light post at every motel in 
town by next weekend for less than $1,000.00 per piece. Repke said that downtown, anywhere 
there is a transformer, there will also be a service that is relatively close.  Birmingham inquired 
about the payment of the electricity itself.  Repke stated that each owner of a charger is 
metered, and it would be their responsibility; whether they charge someone for plugging in is 
up to them.  Lawrence stated most businesses do not charge to plug into their chargers and 
making it free makes the most sense.   

Sabourin questioned whether the Alpena Power infrastructure is large enough to support many 
more electric vehicles in the distant future.  Repke stated that any additional investment and 
necessary upgrades required would come from their engineering studies.   

 Bauer described incentives for EV installation and how it can be used to help economic 
development and identified specific parties who may be interested in partnership for 
installation.   

Anne Gentry, DDA, described how some other municipalities in Michigan own and operate their 
charging systems. She felt that downtown locations make the most sense.  

 

Comprehensive Plan Goals – Birmingham had asked all of the members to choose three action 
items from the Comprehensive Plan that they as a group can focus on going forward. 
Birmingham would like to focus on housing specifically, as it would be good timing now that 
there has been a Housing Task Force put together with the County of Alpena. 

Sabourin stated that he felt Community Character and Quality of Life in reference to the EV 
situation is important, as it is looming largely in the future. 

Kostelic selected to focus on the expansion of the fiber optic and wi-fi in the City.  She agreed 
with Birmingham that housing is important. She also chose to focus on encouraging mixed-use 
development downtown and extending the pedestrian pathways to connect downtown with 
surrounding areas. 

Gilmore would like to focus on updating the Comprehensive Plan annually rather than every 
five years and inviting students from our school system to participate.   

Birmingham added that she agreed that they should be updating and revisiting the 
Comprehensive Plan annually, but also the Zoning Ordinance is old and they added money into 
the CIP to re-do that.  She said she would like to place focus on that as well because it has been 
ten years since it was reviewed in its entirety. 
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Bauer echoed everything that everyone had already said but thought the focus should be on 
the participation plan and looking at different ways to get participation and feedback, 
particularly around housing.  

Birmingham agreed that the participation plan needs to be improved to get community 
feedback. 

Boboltz said that there should be focus on the objective of developing Standard Operating 
Procedures for the timely exchange of information between City, Township and County 
Planning Commissions, as well as cross representation on the other boards and committees. He 
stated he agreed with the Zoning Ordinance update. 

Kostelic agreed with the Zoning Ordinance update. 

Boboltz also suggested they focus on creating a public education campaign concerning 
waterfront vegetative buffers and evaluate the feasibility of regulatory approaches. He said it 
should not be a difficult process to do, to try to help teach people how to better manage their 
waterfront properties. Birmingham stated that she has a meeting coming up in the future with 
Huron Pines in which they will be looking at some infrastructure options, and that Huron Pines 
is listed as a partner on some of the goals in the Comprehensive Plan.   

 

COMMUNICATIONS OR REPORTS:  None. 

 

CONTINUING EDUCATION: Birmingham provided links to two educational opportunities for the 
commission through the MSU Extension as follows: Making Defensible Decisions: Discretionary 
Standards, Conditions, and Procedural Due Process on May 19th, and Planning and Zoning for 
Solar Energy Systems on May 12th or June 1st.  Another was the MAP Planning and Zoning 
Essentials Workshop, in Oscoda, Michigan on June 22nd, of which she provided the 
informational flyer.   Birmingham also recommended the Citizen Planner training through the 
MSU Extension, which is available all the time and geared toward commissioners and council 
members who are new, but also a great refresher opportunity for those who are not new.  

Sabourin discussed possibly making it mandatory to attend an essentials workshop within the 
first year of being on the commission.  He also suggested that the Council should interview the 
commission’s potential candidates.  Bauer agreed that training should be mandatory, but in 
order to mandate training for the commission, it would have to be added to the by-laws.  
Boboltz agreed that the planning and essentials workshop is a critical one for new 
commissioners.  Birmingham said that an orientation packet has been created for new 
members.  Sabourin said that training is essential because they are advisors to the City Council, 
and it is not something to take lightly.  
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PUBLIC COMMENT:  Matt Leavesley, local resident speaking on behalf of himself and many 
other local residents who attended the previous two meetings, told the Commission he 
appreciated the fact that they all took the time to hear the residents out, giving each person 
five minutes to speak and doing their research to make sure that the decisions being made 
were as accurate and faithful to the law and their responsibilities to the community as possible.  
He stated that regardless of how each person voted, he was thankful for the time and effort 
they all took to listen to everybody and allow interaction, and that made it a nice part of the 
experience.  He said that the minutes were well written and everybody did their best to put 
everything together and make sure that it was good for everybody involved.  

 

MEMBERS’ COMMENTS:  Boboltz inquired if people are asking where the chargers are while 
they are in town.  He said he does feel that the City should go forward with installing the 
chargers, whether it be in hotel parking lots or other strategic places downtown.  Gentry stated 
that business owners around town are excited that the City recognizes the need for EV charging 
stations.   

Sabourin announced that the month of May is when they are supposed to have their election of 
officers, or until their successors are selected and assume offices. His term on the Planning 
Commission ends in December.  He stated that it has been a 40-year ride for him, and he has 
enjoyed his stay here, but at this point in his life, he would like to step down as the Chairman 
and have other people take other officer roles. Typically, the Vice-Chairman would step in as 
Chairman, which would be Randy Boboltz; then Steve Gilmore would step up from Secretary 
into the Vice-Chairman seat.  Sabourin said he spoke with Matt Wojda a few days ago and he 
said he would be interested in the Secretarial position.  He said it was a good time to make a 
change.  Boboltz said he preferred to wait until the next meeting to make those changes in 
hopes that more commissioners would be in attendance.  Everyone agreed, and Sabourin asked 
for the election of officers to be put on the June agenda. 

 

ADJOURNMENT:  There being no further business, the meeting was adjourned at 7:32 p.m., by 
Sabourin, Planning Commission Chairman.  

 

 

                                                                                                 Steve Gilmore, Secretary 
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FINDINGS OF FACT 
REZONE REPORT 
 
APPLICANT: JAMIE MURPHY  
PROPOSED USE: DUPLEX – 933 LOCKWOOD ST 
DISTRICT: R-2 
REVIEW DATE: 5/16/2022 
REPORT: 22-Z-04 
 
Summary of Request: Property was purchased by Mr. 
Murphy in September 2021 and represented as a legal 
duplex, but was not zoned or registered as a duplex by the 
previous owner. Records from 1977 to 1990 make reference to the property being utilized as a duplex; 
however, all records beyond 1990 refer to the home being utilized as a single-family home. Applicant is 
requesting a conditional rezone to use the property as a legal duplex. Tenants reside currently and were 
present at the time the property was sold. 
 
REZONING STANDARDS: SECTION 10.2 
 
The Planning Commission shall review and apply the following standards and factors in the consideration 
of any rezoning request. 
 
A. Consistency with Comprehensive Plan 

A goal of the Comprehensive Plan is to allow suitable housing opportunities for all income levels, age 
groups, household types, and resident types (year-round/seasonal). The Future Land Use map 
incorporates Single (R-1, R-2) and Two-Family (R-T) Residential districts into the same zone (Single & 
Two Family Residential). 

B. Consistency of Use in Proposed District with Surrounding Properties 
Home is immediately surrounded by R-2 district on all sides. One-half block east is the Commercial 
Corridor district and one block South is the R-T district which runs behind the Chisholm St CCD/OS-1 
districts. 

C. Adverse Physical Impact 
There are no open violations in BS&A; previous violations from prior owners were comprised of lawn 
cutting and snow removal. Yard modifications will need to be made to allow for four parking spaces (2 
stacked in interior side yard, 1 in front of outbuilding, 1 between sidewalk and street). A condition of 
approval could be to maintain current space with condition to pave driveway within 24 months.    

D. Changes in Land Use to Immediate Area 
While not a recent change, multi-family units already exist nearby as noted. 

E. Creation of a Deterrent 
Suggested rezone will continue to be for residential housing. 

F. Special Privilege 
Similar uses are currently taking place within one block of the property. 

G. Use Within Present Zoning Classification 
Space supports a multi-family layout and is currently being rented as such, even though it was 
previously used as Single-Family Residential. 
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H. Public Facilities 

The lot is served by public facilities 
I. Surrounding Sites 

There are sites nearby that are already zoned for multi-family use, but that does not necessarily mean 
there are units available to buy or rent. 
 

ADDITIONAL NOTES 
 
1. Applicant’s Statement of Conditions: Recently purchased property represented as Duplex. When I tried 

to register it, I was informed it was a single family home and I would like to get a conditional rezone so 
it will be legal duplex. See Statement of Conditions in appendix. 

2. Building department staff will complete an inspection of both units; a Certificate of Occupancy would 
only be issued upon passing the inspections and will be reinspected every 3 years as is required by 
the Rental Registration Program. 

3. Objections received from property owners within 300’: None 
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Map/Photos: 
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APPENDIX C - SITE, PLAN, SLU, & SUPPLEMENTAL 

REGULATION APPROVAL STANDARDS



��������	����
��������	�
��

�������������������������������������������������� � �������� !�"����#����$�%��&�'�"�������()�������%������������*+*,+*-��.������%��/+*+*-� 010

23456789 �:;<=>?��@� 0�A� 1 B CD� EF @G
?HIJIKI=J>�� L?J?;MN��;=OI>I=J>�� �IPJ>�� QRSTURVT�4WXYZ[TR\]S� �IK?��NMJ��
?OI?̂� �:<<N?_?JKMN��
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FINDINGS OF FACT   
SPECIAL LAND USE REPORT 
 
APPLICANT: FADI YOUSIF 
PROPOSED USE: ADULT USE MARIHUANA 
RETAILER (ZELLA CANNABIS LLC) 
DISTRICT: B-2 
REVIEW DATE: 5/18/22 
REPORT: 22-SU-03 
 
Summary of Request: Applicant is requesting a Special Land Use for an Adult Use Marihuana Retail location 
(Zella Cannabis LLC) located at 1105 W Chisholm St. (request does NOT include Medical).  
 
SITE PLAN REVIEW STANDARDS: SECTION 6.6 
 
The Planning Staff or Planning Commission shall approve, or approve with conditions, an application for a 
site plan only upon a finding that the proposed site plan complies with all applicable provisions of this 
Ordinance and the standards listed below unless the Planning Staff or the Planning Commission waives a 
particular standard upon a finding that the standard is not applicable to the proposed development under 
consideration and the waiver of that standard will not be significantly detrimental to surrounding property 
or to the intent of the Ordinance. 
 
A. Compliance with District Requirements 

1. Zone: The property is located within the B-2 District. Adult Use Marihuana Retailers are listed as 
an allowable Special Use in this district.  

2. Setbacks: Required setbacks in the B-2 District are below – property and structure are legal non-
conforming 

i. Front Yard: Min 20 ft – building butts up to sidewalk 
ii. Side Yard: Min 10’ – interior side yard is 1.3’ from property line, exterior side yard is more 

than adequate 
iii. Rear Yard: Min 10’ – more than adequate 

3. Building: Applicant is utilizing an existing building. Existing exterior walls will remain and will be 
refreshed with paint; issues with exterior fascia will be remedied.  

4. Parking Location:  
i. Parking area has been modified and has moved to the rear of the building 
ii. Ingress/egress are one way 
iii. Rear parking setback of 5’ has been waived by administrative departure – space is needed 

to allow for full number of parking spaces and for exit out of the last parking space 
5. Parking Spaces: For 2000 square feet of retail space, 5 spaces are required. Site plan shows 5 

available 90-degree spaces with appropriate dimensions, including 1 Handicap-Accessible space. 
The parking area shall be surfaced prior to the issuance of a permanent certificate of occupancy. 
This surface shall be striped and maintained in good condition and free of weeds, dirt, trash and 
debris. A bike rack accommodating 4 bikes is also provided. 

6. Loading Zone: Loading/Unloading zone provided in the front of the building and activity will take 
place outside of normal customer hours. 
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7. Dumpster: Outdoor bin provided with 6’ high face brick enclosure with locking gate 
8. Landscaping: Ordinance requires 20% of open area to be landscaped – applicant has adjusted the 

layout of the landscaping based on the parking lot modifications and exceeds the 20% 
requirement. The ordinance requires 2 canopy trees – 6 are provided, but tree types must be 
further evaluated and approved by Staff prior to Certificate of Occupancy being granted. Site plan 
also meets requirement for diversity of plant types with not more than 33% of any one species. 
Condition of approval should include final review of tree types by City Staff. 

9. Fence/Walls: 4'6" residential screening is required; proposed wall next to alley is 6’.  Ordinance 
states that: Required screening of parking areas shall be achieved through the use of a decorative 
masonry/brick wall, decorative fencing, earth berms and landscape plant materials, either in 
combination or independently. Site plan modified to include decorative face brick on both sides 
of the fence. Additionally, the current fence bordering McDonalds will be torn down and 
completely replaced with a new fence. Zoning ordinance requires that Fences shall be maintained 
to retain their original appearance, shape and configuration. Elements of a fence that are missing, 
damaged, destroyed or deteriorated shall be replaced and repaired to maintain conformity with 
the original fence appearance and design.  

10. Signage: Ingress/Egress entrance signs included. One business sign proposed on front elevation, 
totaling 9.6 sq ft, within required sign size; illumination not noted. 

B. Public Welfare & Adjoining Properties 
1. Previous uses on the property were professional offices (previously insurance and currently  

medical) 
2. The use shall comply with section 3.33 (Performance Standards) including Odor Control. An odor 

mitigation plan was provided and calculations for the system relative to space of building were 
provided on the site plan. 

3. Surrounding uses to the north, west, and south are commercial in nature. Uses to the east are 
residential; one residential property owner shares a property line and a 17’ alley is in between. 
There is also one residence diagonal to the property across 12th St. 

4. The facility is existing and will not hinder development of surrounding properties.  
C. Light, Air, and Access 

1. The building is one-story 
2. Wall on rear property line abuts a 17’ alley and one residential property 
3. The use does not interfere with access of light, air, or access to adjacent property 

D. Topography and Natural Landscape 
1. No significant changes proposed – improvements made to current landscaping 

E. Drainage 
1. Site drainage is existing – no changes proposed 

F. Privacy 
1. No dwelling units are proposed 

G. Emergency Vehicle Access 
1. Emergency vehicle access is provided from 12th St., Chisholm, or rear alley. 

H. Vehicular and Pedestrian Circulation 
1. There are existing sidewalks along Chisholm St. and 12th St. 
2. Proposed circulation on site plan is one-way with a landscape area added to separate ingress 

from egress  
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I. Fire and Safety 
1. Circulation is provided along the South, West, and North sides of the building. There is an alley on 

the east side of the property. 
2. Updated City Municipal Ordinance requires a Knox Box (Key Box) for emergency access to the 

building and is required.  
J. Access 

1. The structure has access to 12th St. and public sidewalks 
K. Loading and Storage 

1. Outdoor dumpster and enclosure included on site plan and meets requirements 
2. Loading/Unloading zone provided in the front of the building and activity will take place outside 

of normal customer hours. 
L. Snow Storage 

1. Snow storage is shown on the site plan – additional space can be used in landscape areas  
M. Exterior Lighting 

1. 25’ light pole added to parking area and meets district height requirements; Planning Commission 
may require shorter fixtures. 

2. 3 LED wall sconces added to exterior of building 
N. Utilities 

1. Utilities are existing 
O. Compliance with Other Statutes and Regulations 

1. Marihuana Retailers shall comply with City of Alpena Marihuana Licensing Ordinance 21-467 in 
the City Code of Ordinances.   

2. Marihuana Retailers shall comply with the Michigan Department of Licensing and Regulatory 
Affairs (Marijuana Regulatory Agency) licensing rules.  

P. Groundwater and Surface Water Protection 
1. The standards for groundwater and surface water protection shall be complied with 
2. Disposal Plan for Product Destruction and Waste Management was submitted and is included in 

the packet. 
 

SPECIAL LAND USE APPROVAL STANDARDS: SECTION 6.12 
 
The Planning Commission shall review and apply the following standards and factors in the consideration 
of any Special Land Use request. 
 
Special Land Use permits are required for proposed activities which are essentially compatible with other 
uses, or activities permitted in a zoning district, but which possess characteristics or locational qualities 
which require individual review. The purpose of this individual review is to ensure compatibility with the 
character of the surrounding area, with public services and facilities, with adjacent properties, and to 
ensure conformance with the standards set forth in this Ordinance. Special Land Uses shall be subject to 
the general provisions and supplemental site development standards of this Ordinance as well as to the 
provisions of the zoning district where it is located. Each use shall be considered on an individual basis.  
 
A. Allowed Special Land Use 

The property subject to the application is located in a zoning district in which the proposed Special 
Land Use is allowed (B-2). 
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B. Compatibility with Adjacent Uses 
1. A retail use is compatible with commercial uses to the West, North, and South 
2. Residential neighborhood is located on the same block and adjoins the property line to the East 

and diagonally across 12th Ave. 
3. Known exterior effects are limited to traffic and parking 
4. All business occurs inside the facility 
5. Parking is provided 
6. No outdoor storage is planned 
7. Hours of operation are consistent with other nearby uses (9 AM to 8 PM Sunday through 

Saturday) 
8. Exterior and Right-of-Way Maintenance plan was provided 
9. Odor mitigation plan was provided 
10. There were 0 letters or comments received from property owners within 300’; there was one 

phone call received by the current tenant of the property. They have an active business currently 
in this location and their lease does not expire until January 31, 2024; this will need to be 
addressed between the tenant and property owner. 

C. Public Services 
1. Essential public services (fire, police, etc.) are available 

D. Economic Well Being of the Community 
1. No direct public costs are anticipated because there is no need for street, sidewalk or 

water/sewer improvements 
2. Extensive improvements to the interior of the building are planned. Exterior improvements of the 

building itself include painting, basic maintenance, and removing a window to replace with a wall; 
Exterior property improvements include new paved parking, new landscaping, walls for screening 
against residential, screened dumpster, lighting and a new fence bordering McDonalds. 

3. Surrounding landowners to West, South and North are also commercial uses and the use will not 
be detrimental to other commercial uses. Entrance and parking are not on the South and East 
side of the lot and parking will be screened from residential use.  

E. Compatibility with Natural Environment 
1. No effect on natural resources 
2. Landscaping improvements proposed 

F. Impact of Traffic on Street System 
1. Retail use is expected to generate similar traffic to what other retail uses in the area generate, 

and similar traffic to previous uses 
2. One-way traffic flow pattern proposed on site plan 

G. Non-Detrimental Standards 
1. Applicant submitted a Disposal Plan for Product Destruction and Waste Management 
2. Odors are required to be controlled; an odor mitigation plan was provided 

H. Consistent with Zoning Ordinance and Comprehensive Plan 
Economic Development: Objective B: Attract a diverse mix of new businesses. (8) Revitalize the City’s 
central business district, including redeveloping its commercial corridors (e.g., Ripley Boulevard, 
Chisholm Street, First Avenue, etc.) 
Housing: Objective C: Protect the neighborhood character of residential areas. (1) Require buffers or 
transition areas between residential and non-residential uses, while allowing for the continuation of 
existing neighborhood small businesses. 
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SUPPLEMENTAL DEVELOPMENT APPROVAL STANDARDS: SECTION 7.41 

 
A. Standards: The location of the facility complies with the maps of allowed areas posted by the City of 

Alpena. 
B. Submittal Requirements: Economic Benefits to Real Property; Physical Improvements to Property; 

Maintenance Plan 
1. In addition to the site plan, applicant included a statement indicating purchase price and planned 

physical improvements to real property as noted above; total purchase and renovation costs 
equate to $500,000. 

2. Exterior improvements are planned per above 
3. Applicant submitted a statement regarding ongoing exterior maintenance of the property. 
 

ADDITIONAL NOTES 
 
Applicant is required to comply with the City Code of Ordinances (Medical Marihuana Facilities and Adult 
Use Marihuana Establishments) 21-467.  
 
A Certificate of Occupancy would not be issued until all building and site plan requirements are met. 
A license would not be issued until all required documents, permits, and certificates are verified and paid 
for.  
 
Photos of property: 
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LOCATION:

1105 W CHISHOLM ST. ALPENA, MI 49707

PROJECT:

PROPOSED PROVISIONING CENTER
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1105 W. CHISHOLM ST. LOT 12 BLK 46 OF THE VILLAGE NOW CITY

LEGAL DESCRIPTION:

PARCEL ID:   093-637-000-865-00

SITE

REQUIRED PARKING SPACES:

FOR RETAIL SALES: 1 SPACE PER 400 SQUARE FEET

2,000/400 = 5 PARKING SPACES REQUIRED

PROVIDED PARKING SPACES:

5 PARKING SPACES INCL. 1 H.C. PARKING SPACE

BICYCLE PARKING SPACES:

4 BICYCLE SPACES ARE PROVIDED

EXISTING = 21.64%

EXISTING BUILDING AREA             = 2,000 SQ. FT.

EXISTING BUILDING HEIGHT         = 13.0 FT.

PARKING REQUIREMENTS FOR PROVISIONING CENTER

LOT COVERAGE

BUILDING DATA:

ZONING

B-2 (GENERAL BUSINESS)

GOVERNING CODE:

MICHIGAN BUILDING CODE 2015 AND

CITY OF ALPENA, MI ZONING ORDINANCE

USE GROUP : M (MERCANTILE)

PROPOSED USE: PROVISIONING CENTER

AREA OF THE PROPERTY:               9,240 SQ.FT. (0.212 ACRES)

CODES CURRENTLY IN EFFECT

- 2015 MICHIGAN BUILDING CODE, MBC 2015

- 2015 MICHIGAN MECHANICAL CODE MMC 2015

- 2015 MICHIGAN PLUMBING CODE, MPC 2015

- 2017 NATIONAL ELECTRICAL CODE, 2017 CONSTRUCTION CODE -

PART 8. ELECTRICAL CODE RULES

- ACCESSIBILITY: MICHIGAN BARRIER FREE DESIGN LAW, P.A. 1966 AS AMENDED

AND THE 2009 ICC/ANSI A117.1 STANDARD AS REFERENCED FROM CHAPTER 11

OF THE 2015 MICHIGAN BUILDING CODE.
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Luminaire Schedule

Symbol Qty Label Arrangement Total Lamp Lumens LLF
Description

3 WST_LED_P2_40K_VF_HVOLT SINGLE N.A. 1.000 WST LED P2 40K VF HVOLT

1 KSF2_250S_R2 SINGLE 30000 0.800 KSF2 250S R2

Luminaire Location Summary

LumNo Label X Y Z
Orient Tilt

1 WST_LED_P2_40K_VF_HVOLT 117.324 188.18 8 45 0

2 WST_LED_P2_40K_VF_HVOLT 115.592 171.924 8 315 0

3 WST_LED_P2_40K_VF_HVOLT 92.018 151.029 8 315 0

4 KSF2_250S_R2 138.255 226.256 25 315 0

Calculation Summary

Label CalcType Units
Avg Max

Min Avg/Min Max/Min

CalcPts_1 Illuminance Fc 1.12 15.9 0.0 N.A. N.A.
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Community Outreach & Education Plan 

Zella Cannabis (the “Company”) is passionate about becoming a vital member of the Alpena 
community, and has crafted a deliberate and thoughtful community engagement strategy that 
demonstrates the Owners’ commitment to providing positive community benefits. Zella 
Cannabis will endeavor to serve as a business model in the marihuana industry in best 
practices to positively contribute to the community. The proposed provisioning center will 
bolster the local economy by creating jobs for residents and supporting local vendors and 
contractors through the Company’s purchases of materials, supplies, and services. Zella 
Cannabis has spent significant time learning about the City of Alpena to understand the true 
needs and goals of this special region. To become intimately involved and to ensure 
seamless communication between the Company and Alpena officials, business owners, and 
residents, Zella Cannabiss will actively participate in community programs, events, and 
initiatives; regularly attend public meetings; host educational seminars; and actively seek to 
learn more about the City and its strategic directions. The Management Team will champion 
Zella Cannabis’s contributions to the community and will be tasked with understanding 
evolving community needs and evaluating how the Company can best provide support. 

Zella Cannabis is deeply committed to becoming a positive influence in Alpena and a constant 
contributor to the betterment of the City. Community outreach will be developed based on 
key aspects of the Company’s mission and values, and grounded in the desire to build a 
provisioning center founded in successful, ethical, and compassionate business practices. 
Zella Cannabis looks forward to implementing a number of critical community engagement 
efforts, including a dedicated employee volunteer program; providing monetary and in-kind 
donations to aligned community organizations; sponsoring community-oriented public 
events; and contributing to the City’s economic health. 

Community involvement and employee volunteering are core Company values, and will be 
required of all employees in order to instill a sense of respect and appreciation for the Alpena 
community. Zella Cannabis will also encourage the donation of volunteer time beyond the 
minimum requirement for all employees and will provide a list of community organizations, 
events, and activities for staff participation. The list of potential partner organizations is not 
exhaustive and will be continually updated and refined as the business grows and new support 
opportunities are identified. Zella Cannabis will continue to assess and evolve its Community 
Engagement Plan to ensure it is meaningfully integrated into the fabric of the Alpena 
community. Through progressive, sustainable business practices, Zella Cannabis will 
endeavor to be a collaborative partner committed to contributing to the well being and 
prosperity of those who call Alpena home. 

Community Outreach 
The Company will work diligently to integrate the provisioning center into the community 

APPENDIX F ADDITIONAL INFORMATION 
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and to truly be considered a collaborative partner, committed to addressing the most pressing 
needs of the City. Zella Cannabis will produce an annual report outlining the most important 
community concerns raised throughout the year and the Company’s responses and actions 
taken to address these issues. It is particularly important for Zella Cannabis’s volunteer-
minded Management Team to empower their staff to be selfless contributors in their own 
ways. The Company will develop a list of volunteer opportunities in Alpena from which 
employees may select the organizations, community events, or charities they would like to 
dedicate their outreach efforts. Zella Cannabis’s robust employee volunteerism program will 
be supported through the offer of additional days paid time off per year to employees 
volunteering on behalf of the Company. 

 
Zella Cannabis will contribute financial and in-kind support to those organizations and 
programs dedicated to the betterment and empowerment of local youth. Zella Cannabis will 
allocate annual contributions to curriculum-based, or school-sponsored programs 
committed to eliminating the pre-Kindergarten through twelfth grade achievement gap in 
public education; to discourage adolescent truancy and encourage achievement in 
secondary and post-secondary education; and offer education on drug awareness and 
substance abuse treatment and prevention. Zella Cannabis will also donate to 
organizations and programs that support health, specifically programs involved in the 
research of effective marihuana treatments of qualifying conditions, and efforts to improve 
the health of the community. 

 
The security of the provisioning center and surrounding area, and the safety of its 
employees, patients, and neighbors will be of utmost importance to the Company. Zella 
Cannabis believes the solid presence of the new provisioning center, and implementation of 
the Company’s comprehensive Security Plan will help to deter and reduce crime in the 
neighborhood, and position Zella Cannabis as an attribute to the community. 

 
Zella Cannabis will proactively respond to and address concerns related to noise, light, odor, 
vehicle, and pedestrian traffic with special care and attention. Overall community concerns 
will be reviewed on a quarterly basis by the Management Team so the Company can 
proactively address all concerns and respond effectively in real time. While Zella Cannabis 
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intends to have a consistent positive impact on the neighborhood, the Company understands 
community members may have concerns about a marihuana business operating in the 
neighborhood. Zella Cannabis is prepared to make adjustments to day-to-day operations in 
the event of any negative effects upon the community. Company policies, standard operating 
procedures, and employee training will be reevaluated quarterly, and mandatory training for 
all employees will be conducted should any procedures undergo significant changes. 

 
Community outreach will include the following actions: 

 
● Introduction meetings between the Company’s CEO and neighborhood organizations, 

business associations, crime watch organizations, and other local resident groups. 
● Ongoing educational information sessions in the Company’s state-of-the-art classroom 

to discuss current marijuana issues; the proper, safe, and legal use of marijuana; the 
benefits of marijuana; and Zella Cannabis’s mission and goals. 

● Implementation of a Company financial contribution and volunteer outreach 
program. 

● Implementation of a Company employee volunteer program to incentivize staff to 
volunteer within the community, and develop resident relationships. 

● Open feedback channels for neighborhood concerns, which can be immediately 
addressed via the Company’s website, telephone or email. 

● Non-obtrusive business practices to ensure the provisioning center is discreet, and 
operates like other retail businesses in the community. 

● Use of carbon air filters to ensure no marihuana odors are released into the 
surrounding neighborhood. 

● No blatant signage with offensive symbols or verbiage, or any internal signage that 
can be seen from the outside of the facility, unless otherwise required by law. 

● Daily grounds maintenance to ensure the provisioning center is well-kept, and in 
keeping with the aesthetics of the neighborhood. 

● Complete compliance with all Department, state, and local laws, rules, and regulations. 

 
Community Education 
Zella Cannabis believes education equals empowerment, and the more informed people 
are about marihuana, the better decisions they will make about their healthcare. Zella 
Cannabis will open and maintain dialogue with members of the community and local 
organizations to provide education on marihuana plant science, marihuana’s properties 
and variations, and to encourage responsible marihuana use and safe consumption. The 
Company will 
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offer comprehensive educational consultations, and informational packets to teach all those 
who are interested in learning about the benefits of marihuana. The Company will also host 
“town hall” meetings and seminars that are geared towards teaching the community about 
medical marihuana. Through these events, the community can come learn, meet the 
Company’s management team, and ask experts their questions in a safe space.  

 
Recognizing the importance of early intervention, Zella Cannabis will support local, nonprofit 
substance abuse prevention and treatment centers and organizations focused on youth 
services by providing workshops and educational materials to raise awareness of substance 
abuse. Zella Cannabis intends to be proactive in recognizing and preventing substance abuse. 
Employees will be trained on the physical effects of marihuana on the human body; how to 
recognize the signs of marihuana impairment or substance abuse; and what to do if an 
employee believes dispensing marihuana is not in the patient’s best interest. In the event a 
potential substance abuse problem is identified, trained employees will have the authority 
to deny dispensing marihuana and/or marihuana-derived products to a suspected 
substance-impaired patient. The Company will have handouts available on-site for referrals 
to local providers for drug treatment and support services. 

 
Zella Cannabis is committed to the City of Alpena in every way possible. The Company 
intends to have a successful business that becomes a stakeholder in the community; truly cares 
about the patients and caregivers of which it serves; and continuously improves itself, its 
employees, and the community. 
 

Odor Control 
1. The premises shall have adequate storage space for marijuana will be stored in a secure safe 

room along with adequate surveillance and accessibility only to specified employees. 
2. For odor control, the premises will use a closed loop/non-exhaust system in order to keep 

C02 and odors inside the facility.  Tube carbon filters will be used for mitigation of the 
odors. Filters will be replaced periodically.  

3. The bulk of the inventory will be kept in jars which will contain odor.  

Improvements to Structure 
 
Asphalt shall be replaced throughout the parking lot; 
Painting entire exterior; 
Brand new landscaping – trees, bushes, and flowers. 
Adding lighting to the exterior as well as the parking lot 
Adding a brick fence between the property and the neighboring alley. 
Adding a brick enclosure for the dumpster. 
 
Maintenance of the property 
Weekly landscape company shall cut grass.  
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Beginning and the ending of the Spring/Fall – the landscape will be cleaned up. 
Snow removal throughout the winter season. 
Daily checks throughout the exterior by employees to cleanup trash and debris. 
 
Description of products and services to be provided 
 
Marijuana flower; 
Gummies; 
Creams; 
Oils.  
 
All of which shall be in different style packaging based on vendor.  
 

Sanitation and Waste Disposal 
 
Per the CRA: 
 
There is no form to fill out for destruction. When destroying product, documentation of the destruction, 
including full Metrc tag number, reason for destruction, and method of destruction, is required to be logged 
in your destruction log. Licensees should keep photos or video of the marijuanaproduct in its destroyed 
state, and photos or video of all tag numbers that correlate with the product being destroyed. 
Once product has been destroyed, the package(s) should be adjusted down to 0 and finished in Metrc. When 
making the adjustments, please use “waste” as the reason code and include a note that indicates the reason 
for destruction and the date it was completed. 
Evidence of destruction must be made available to the CRA upon request, but you are not required to send it 
to us unless it is requested. 
 
R 420.211 Marihuana product destruction and waste management.  
Rule 11. (1) A marihuana product that is to be destroyed or is considered waste must be rendered into an 
unusable and unrecognizable form through grinding or another method as determined by the agency that 
incorporates the marihuana product waste with 1 or more of the following types of non-consumable solid 
waste so that the resulting mixture is not less than 50% non-marihuana product waste:  
(a) Paper waste.  
(b) Plastic waste.  
(c) Cardboard waste.  
(d) Food waste.  
(e) Grease or other compostable oil waste.  
(f) Fermented organic matter or other compost activators.  
(g) Soil.  
(h) Other waste approved in writing by the agency.  
(2) Marihuana plant waste, including roots, stalks, leaves, and stems that have not been processed with a 
solvent must be rendered into an unusable and unrecognizable form through grinding or another method as 
determined by the agency that incorporates the marihuana plant waste with 1 or more of the following types 
of compostable waste so that the resulting mixture is not less than 50% non-marihuana plant waste:  
(a) Food waste.  
(b) Yard waste.  
(c) Vegetable based grease or oils.  
(d) Other compostable wastes approved by the agency.  
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(3) A licensee shall manage all waste that is hazardous waste pursuant to part 111 of the natural resources 
and environmental protection act, 1994 PA 451, MCL 324.11101 to 324.11153.  
(4) A marihuana product rendered unusable and unrecognizable and, therefore, considered waste, and 
marihuana plant waste must be recorded in the statewide monitoring system.  
(5) A licensee shall not sell marihuana waste, marihuana plant waste, or marihuana products that are to be 
destroyed, or that the agency orders destroyed.  
(6) A licensee shall dispose of marihuana product waste and marihuana plant waste in a secured waste 
receptacle using 1 or more of the following methods that complies with applicable state and local laws and 
regulations:  
(a) A licensed municipal solid waste landfill. 
(b) A registered composting facility that has specific approval under part 115 of the natural resources and 
environmental protection act, 1994 PA 451, MCL 324.11501 to 324.11554, to accept the material.  
(c) An anaerobic digester that has specific approval under part 115 of the natural resources and 
environmental protection act, 1994 PA 451, MCL 324.11501 to 324.11554, to accept the material.  
(d) An in-state municipal solid waste or hazardous waste incinerator that has been permitted under part 55 
of the natural resources and environmental protection act, 1994 PA 451, MCL 324.5501 to 324.5542.  
(7) A licensee shall dispose of wastewater generated during the cultivation of marihuana and the processing 
of marihuana products in a manner that complies with applicable state and local laws and regulations.  
(8) A licensee shall maintain accurate and comprehensive records regarding marihuana product waste, and 
marihuana plant waste that accounts for, reconciles, and evidences all waste activity related to the disposal. 
The agency may publish guidance on marihuana product waste management.  
(9) As used in this rule, “unrecognizable” means marihuana product rendered indistinguishable from any 
other plant material.  
(10) Under the MRMTA, a licensed marihuana microbusiness, class A marihuana microbusiness, or 
marihuana retailer who participates in a temporary marihuana event shall destroy and dispose of any 
marihuana product that is considered waste, and any marihuana plant waste, resulting from the licensee’s 
activities during the event according to the applicable provisions in this rule.  
(11) Except for the marihuana product waste specified in subrule (10) of this rule, a marihuana event 
organizer who holds a temporary marihuana event under the MRTMA is responsible for destroying 
and disposing of any marihuana product waste and marihuana plant waste that results from the event. All 
marihuana waste must be rendered unusable and unrecognizable and disposed of in accordance with this 
rule and in compliance with all applicable state and local laws and regulations.  
(12) Under the MRMTA, a licensed designated consumption establishment shall destroy and dispose of any 
marihuana product left at the establishment that is considered waste and any marihuana plant waste, in 
accordance with this rule and in compliance with all applicable state and local laws and regulations. The 
designated consumption establishment shall maintain a log of any marihuana product that is considered 
waste, and marihuana plant waste, which must include a description of the waste and the amount and the 
manner in which it was disposed. The designated consumption establishment licensee shall make the log 
available to the agency upon request.  
(13) Nothing in these rules prohibits a grower, with agency approval, from disposing of marihuana plant 
waste as compost feedstock or in another organic waste method at their marihuana business in compliance 
with part 111 of the natural resources and environmental protection act, 1994 PA 451, MCL 324.11101 to 
324.11153. 
 
 
 
 
 



Comprehensive Plan Goals 
 
TOPICS OF FOCUS IDENTIFIED BY PLANNING COMMISSION AT 5.12.2022 MEETING 
• Housing 
• Community Character/Quality of Life – Electric Vehicle Charging Specifically 
• Fiber Optic/WIFI Network in the City 
• Encouraging Mixed Use Development Downtown 
• Extending Pedestrian Pathways to connect downtown with surrounding areas 
• Updating Comprehensive Plan Annually rather than every 5 years 
• Inviting students from school system to participate 
• Updating Zoning Ordinance 
• Public Participation Plan, feedback on housing 
• Developing Standing Operating Procedures for the timely exchange of information between the City, 

Township, and County Planning Commissions 
• Cross representation on other boards and committees 
• Public education campaign concerning waterfront vegetative buffers and feasibility of regulatory 

approaches 
 
STAFF THOUGHTS 
• Updating Zoning Ordinance 

o Work starts by NEMCOG on July 1, 2022 
• Housing – can be addressed with zoning ordinance updates 
• Community Character/Quality of Life – Electric Vehicle Charging Specifically 

o EVCs can be addressed with zoning ordinance updates 
o Do you want to add this as a goal within the Comprehensive Plan? 
o How do you want to approach EVCs within the zoning ordinance? (i.e., allow vs require, types 

of chargers allowed by district, minimum or required parking spaces, signage, etc.) 
• Fiber Optic/WIFI Network in the City 

o What opportunities exist within City limits? 
o What do we hope to accomplish? 

• Encouraging Mixed Use Development Downtown 
o What areas of the zoning ordinance may need updating to encourage this? 
o Other ways to encourage outside of zoning? 

• Extending Pedestrian Pathways to connect downtown with surrounding areas 
o What specific areas would be targeted to be connected? 

• Updating Comprehensive Plan Annually rather than every 5 years 
o When would you like to have the first discussion and annual review cycle? 
o Reviewing primarily the goals? 
o Timing relative to CIP 

• Inviting students from school system to participate 
o DDA is currently piloting – wait to get feedback from DDA and/or until school is back in 

session? 
o Who would like to own building this program, including being a mentor to the student(s)? 

• Public Participation Plan, feedback on housing 
o Address first within Housing Task Force sessions and Redevelopment Ready Program steps 



• Developing Standing Operating Procedures for the timely exchange of information between the City, 
Township, and County Planning Commissions 

o How best to exchange information? 
o Responsibility of the Chair? 
o What do we hope to achieve once information is exchanged? 

• Cross representation on other boards and committees 
o Which boards/committees should be considered? 

• Public education campaign concerning waterfront vegetative buffers and feasibility of regulatory 
approaches 

o Regulatory approaches could be considered with zoning ordinance updates 
o What areas within zoning and education are lacking that should be focused on? 
o Education campaign strategy/method? 
o Staff can ask Huron Pines to review zoning ordinance 
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