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City of Alpena Planning Commission 
Regular Meeting 
Tuesday, December 14th, 2021 @ 7:00 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  
New to GoToMeeting? Get the app now and be ready when your first meeting starts: 
https://global.gotomeeting.com/install/178564461 

AGENDA 

CALL TO ORDER:  

ROLL CALL: 

PLEDGE OF ALLEGIANCE: 

APPROVAL OF AGENDA: 

APPROVAL OF MINUTES: Meeting November 9, 2021 

PUBLIC HEARING #1 AND COMMISSION ACTION: 

Case # 21-SU-03 703 W Chisholm – County of Alpena – Telecommunications Tower 
1. Site Plan Documents (Appendix A)
2. Special Use Review Findings of Fact (Appendix B)

PUBLIC HEARING #2 AND COMMISSION ACTION: 

Proposed Zoning Ordinance Amendments (Appendix C) 
1. Amend Zoning Ordinance
2. Conditional Rezoning

UNFINISHED BUSINESS: None to note 

https://www.gotomeet.me/CityofAlpena/planning-commission
https://www.gotomeet.me/CityofAlpena/planning-commission
tel:+15713173112,,178564461
https://global.gotomeeting.com/install/178564461
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Planning & Development 
 NEW BUSINESS:   

 
2022 Planning Commission Schedule (Appendix D) 

1. Propose to approve schedule as outlined  
2. Propose to amend bylaws to remove 7 PM time 
3. Propose to adjust meeting time for 2022 to no later than 6 PM 

 
By-Laws Update (Appendix E and F) 

 
COMMUNICATIONS: None to note 
 
REPORTS:  

 
Redevelopment Ready Communities Training Assessment for FY21 

 
CALL TO PUBLIC: 

MEMBERS’ COMMENTS: 

ADJOURNMENT: 
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MINUTES 
City of Alpena Planning Commission 

Regular Meeting (Council Chambers and Virtual)  
November 9, 2021 
Alpena, Michigan 

 

CALL TO ORDER: 

The joint meeting of the Planning Commission/City Council was called to order at 6:00 p.m. by 
Mayor Waligora. When the joint meeting was concluded, City Council adjourned but Planning 
Commission continued without adjournment.  

ROLL CALL: PLANNING COMMISSION 
PRESENT: Wojda, Vanwagoner, Gilmore, Kostelic, Werda, Bauer, Boboltz 

ABSENT: Sabourin 

STAFF: Rachel Smolinski (City Manager), Montiel Birmingham (Planning, Development 
and Zoning Director), Donald Gilmet (Contractual Staff appeared virtually), 
Kathleen Sauve (Recording Secretary).  

 

PLEDGE OF ALLEGIANCE: 
Pledge of Allegiance was recited at the beginning of the joint meeting. 

 

APPROVAL OF AGENDA: 

Agenda was approved at the beginning of the joint meeting. 

 

APPROVAL OF MINUTES: 

Meeting October 12, 2021, minutes were approved as printed. 

 

PUBLIC HEARING AND COMMISSION ACTION:   

Public Hearing #1 - Case # 21-SU-02. Kevin Currier, of Currier, LLC has requested a Special Use 
Permit to allow for a Medical Marihuana Provisioning Center located at 909 W. Washington 
Ave.  The property is in the CCD zoning district.  Medical marihuana provisioning centers 
require a special use permit in this zoning district.   
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Denise Kline of Northeast Michigan Community of Governments presented the staff report and 
recommendation to the Commission.   

All submittal requirements have been met. 

Kevin Currier, 240 S. State Ave, stated that he is speaking on behalf of the applicant, 
Currier,LLC, doing business as Neighborhood Provisions. He stated they provided all of the 
required materials including the buildout, layout, what they hope to accomplish in Alpena.  He 
thanks the Commission for giving them the opportunity to present his proposal.   

FAVOR: 

Kathy Schiemke, 427 S. State Ave., has known the family for many years and supports what 
Kevin is proposing.  She feels it is time to make the decision to allow the facility to open.  

Linda Currier, 8408 Greenwood St., mother of Kevin Currier.  She states that her family loves 
this community, they have worked hard, and volunteered.  She feels it is time to allow the 
provisioning center to open.  She feels her family are good business people.  She stated that she 
has painted the building and plans to continue to do nice things to the building.   

Dr. Robert Currier, 240 S. State Ave. He states that for the community, what he feels is 
important here, is we have an opportunity.  He states that he has been in medical cannabis 
since 2008 when it was first legalized in the State of Michigan. He states that it has been 
phenomenal for his patients, and that is what they are after. They just want to put something 
together that will help the patients. He states his patients come to him in confidence and ask 
for prescribed medical marihuana to help them. He says that the people who have come to him 
have had autoimmune issues, medical/surgical issues to name a few. Some people have been 
able to suppress hypertension and diabetes issues, also with cancer. He says that this is a 
benefit to the people, and he loves it because he sees the benefit and, when he sees that, he 
looks at it as something good.  He feels that many people may look at marihuana just as they do 
alcohol.  He says the black market in Alpena right now is rampant, and so whether you approve 
the center or not, it will still be sold and grown in the home next door to you. He feels that now 
we have a chance to highly regulate it. He says that everything he does, whether it be eyeballs, 
airplanes, pot, is so regulated whether it be the State or the Federal Government, that there is 
no way that this could leak out. He is looking at it to be a controlled thing that is open, honest, 
and for the benefit of the patients. 

Donald Gilmet, Contractual Staff, 220 E. Crapo St. He states that he knows the Currier family. 
He states that he is looking at this as the zoning ordinance, and if you look back over the history 
of what we have been trying to do in Alpena, we had spent a lot of time on the scoring matrix 
and tried to get two of these in Alpena. He feels it is a great opportunity, not only to realize 
something that the City has been struggling to get opened, and it is just a benefit that it is 
actually a local physician and local family with strong ties to everything that are before us now 
trying to get this application approved.  From the building side of it, anybody driving by can see 
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the vast improvement already based just on what has been done to the exterior of the building. 
He states that he can assure everybody that when the permits are finaled out, the interior will 
match the exterior. They have taken an old building and really beautified it and it spruced up 
that entire corner.  

OPPOSITION: 

None. 

Public Hearing closes at 7:29 p.m. for deliberation. 

Member Wojda addresses the board and states that he has known the Currier family for many 
years. He stated that a few years ago, Kevin had asked Wojda to represent him in preparation 
for this day, but he declined based upon his position on the Planning Commission. He says that 
he has never had access to any confidential information. He didn’t have nearly as much 
information as we have now. He does not believe it causes a conflict for him, but if anyone does 
believe it causes a conflict, he would abstain from the vote.  

Vice Chairman Boboltz addressed the board asking if anyone was in opposition of Wojda voting. 
All Planning Commission member are in favor of allowing Wojda to participate in the vote. 

Boboltz addresses the board stating he does not see any issues at all with the Finding of Facts 
report. He would like to hear if any commissioners had any issues with the report. VanWagoner 
addresses snow storage/removal. Kevin Currier explains their plan.  

Motion made by Wojda to approve the proposed site plan and Special Land Use Permit for 
Neighborhood Provisions for a Marihuana Provisioning Center at 909 W. Washington Ave. 
based on the many standards that have been met with the many reasons set forth in the ten 
page Finding of Facts document.  

Motion seconded by Bauer.    

Birmingham addressed the board with one point of discussion prior to the final vote. She 
advised that one pont to consider is the pickup location referenced on the site plan. The current 
ordinance states that all activity must occur indoors. We just need to understand, does that 
align with what the board would consider indoor because there is pickup, which in theory, the 
transaction would take place outdoors.  

All members weigh in on the discussion. 

Kevin Currier states that in 2020 Governor Whitmer made an emergency ruling that said 
transactions can be done curbside for pandemic purposes. He feels that curbside pickup for 
establishments has gone over so well due to health reasons for some people, he feels curbside 
is here to stay. He said that this is not a new law, but an emergency ruling that hasn’t done 
away yet.  
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Smolinski states that our current Zoning Ordinance does not allow for Medical Marihuana 
outdoor service.  

Kline states it should be clarified in the near future. 

Dr. Robert Currier says that the transaction is highly regulated by the State. The transaction is 
done inside the building, it is a State regulation.  He says the package is completely sealed 
tightly and you cannot tell what is in the bag at all. Many packages have double seals to protect 
children.  

Wojda amends his motion to include that Neighborhood Provisions must follow the ordinance 
as it is written. 

Bauer seconded the amended motion. 

Motion approved 7-0.  

 

Public Hearing #2 - Case # 21-Z-01.     David and AnneMarie Smith, of 321 Charlotte St., has 
requested a parcel of land located at 1010 S. Eleventh Ave., be rezoned from RM-2 to B-1, to 
match the adjacent property to make it more useable/sellable.  

Denise Kline, NEMCOG, presented the staff report and recommendation to the Commission.  

David Smith, representing himself as the applicant. David feels both properties are too small to 
do anything with if sold separately. David informs the board that a realtor he consulted with 
has told him it is too hard to market this type of property. He says he feels that if the property 
was rezoned to match the others adjacent, it would be easier to market it for sale and to build a 
small business such as a café there. He would like to get it rezoned so something could go in 
there. 

FAVOR: 

None 

OPPOSITION: 

None. 

Public hearing closed at 7:55pm 

No comments from Planning Commission members. 

Motion made by Wojda to approve the re-zoning request located at 1010 S. Eleventh Ave, 
changing it from RM-2 to B-1 as presented, to go to City Council for final approval, as all 
standards have been met.  

Motion seconded by VanWagoner. 
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Motion approved 7-0. 

 

Public Hearing #3 - Proposed Text Amendment to the City of Alpena Zoning Ordinance:  

Public hearing opened for feedback about the proposed text amendments to the Zoning 
Ordinance to include Food Trucks and Veterinary Clinics.  

Denise Kline, NEMCOG, reviews the proposed changes.  

Having no public attend the meeting either in person or virtually, the public hearing was closed 
for deliberation. 

Motion made by Kostelic to approve the food trucks definition and the resolving rezoning for 
food trucks and veterinary clinics, to go to City Council for final approval. 

Motion seconded by Bauer. 

Motion approved 7-0. 

 

UNFINISHED BUSINESS: 

Denise Kline presents the board with and explains in detail the proposed Zoning Ordinance text 
amendment to Section 10.2 Rezoning Standards, and a proposed new section 10.3 called 
Conditional Rezoning added to the Zoning Ordinance. Members share discussion and examples 
of situations when the ordinance would be used. It is agreed upon by all members to hold a 
public hearing at next meeting. 

 

BUSINESS: 

The revised site plan for the Bingham Senior Apartments is reviewed. Birmingham discusses the 
changes to the site plan in comparison to the site plans received in 2019. She explains that 
letters were sent to all property owners within 300 ft as a courtesy, not a requirement.    

COMMUNICATIONS: None.   

REPORTS:  

Birmingham informs the members that there is an open seat on the Planning Commission, as 
Gretchen Kirschner’s term has expired, and she has chosen to let someone else take her seat. 
There has been an applicant and Birmingham will forward her information to the board 
members.   

 



Page 6 of 6 
 

CALL TO PUBLIC: 

Gilmet takes a moment to thank Birmingham and Sauve for their hard work and service in the 
Planning, Development and Zoning Department during staff turnover. 

 

MEMBER’S COMMENTS:  Boboltz thanks the staff of the Planning, Development and Zoning 
Department as well.   

 

ADJOURNMENT: There being no further business, the meeting was adjourned at 8:18 p.m., 
by Boboltz, Planning Commission Vice-chairman. 

  

 

 

 

                                                                                                 Steve Gilmore, Secretary 
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FINDINGS OF FACT 
SITE PLAN AND SPECIAL USE REPORT 
APPLICANT: COUNTY OF ALPENA (703 W CHISHOLM ST) 
PROPOSED USE: TELECOMMUNICATIONS TOWER (SPECIAL USE) 
DISTRICT: OS-1 
REVIEW DATE: 11-22-2021 
REPORT: 21-SU-03 

SITE PLAN REVIEW STANDARDS: SECTION 6.6 

No further changes are proposed to site – site currently includes a telecommunication tower. 

Telecommunication Towers of 75’ in height are listed as an allowable Special Use in the OS-1 District. 
Proposed tower is 190’ in height and requires approval for Special Land Use and also has supplemental 
development regulations. 

See Special Land Use Approval Standards and Supplemental Development Regulations below. 

SPECIAL LAND USE APPROVAL STANDARDS: SECTION 6.12 

In reaching its determination, the Planning Commission shall consider the following: 

A. Allowed Special Land Use
Telecommunication Towers are listed as an allowable special land use in OS-1.

B. Compatibility with Adjacent Uses
1. Proposed tower is compatible with current use
2. There were 1 letter(s) or comments received from property owners within 300 feet

C. Public Services
Essential public services are available and will be enhanced by the use of the proposed tower

D. Economic Well-Being of the Community
No excess public costs are anticipated

E. Compatibility with Natural Environment
1. No effect on natural resources is anticipated
2. Current landscaping will be maintained

F. Impact of Traffic on Street System
No Impact

G. Non-Detrimental Standards
No Impact

H. Consistent with Zoning Ordinance and Comprehensive Plan
A goal of the current City of Alpena Comprehensive Plan is to support existing public safety services,
including necessary upgrades for public safety.

Appendix B
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SUPPLEMENTAL DEVELOPMENT REGULATIONS: SECTION 7:37 

 
The following standards pertain specifically to Telecommunication Facilities: 
 
D. DEVELOPMENT STANDARDS 
 
1. Tower Designs 

The tower requested is a self-supporting monopole and is in compliance 
2. Height 

The intended height is 190’ and is in compliance 
3. Location of Property 

1. The location is within Jessie Square that is 420’ x 420’. This commercial property has no rear 
yard. 

2. The area mapped and selected is within the area of the property that is least publicly 
accessible 

3. The tower will be located behind a fence 
4. Setbacks 

1. From Residential Districts: The nearest residential property is approximately 178’ as the crow 
flies. The 911 center is between the tower and the residential areas. The setback minimums 
are not achievable on this property. 

2. From Property Lines and Primary Electric Transmission Lines: The intended location for the 
tower is 73’ from the power lines. The setback minimums are not achievable on this property. 

3. A reduction in setbacks by the Planning Commission is required for the project to move 
forward. 

5. Fencing and Landscaping 
1. An 8’ tall locking chain-link fence will be used around the tower 
2. If any structures are needed, they will be enclosed within the fence and will complement the 

existing building. The foundation will be 6‘ x 6’ concrete. 
3. The existing ground cover will be maintained 

6. Signage 
Any posted signage will be in compliance with laws and ordinances 

7. Aesthetics, Placement, Materials and Colors 
The tower will be constructed of metal and any structures will be constructed to compliment the 
building 

8. Lighting 
The tower will be 190’ and will not require lighting 

9. Maintenance Inspection 
The County understands this requirement and will fulfill its obligation for a self-supporting tower 

10. Radio Frequency Emissions/Sound 
This site will be constructed to fall within FCC standards 

11. Sound Prohibition 
This site will be constructed with no external alarms, bells, buzzers, or the like 
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12. Structural Integrity 
The tower to be constructed will be Electronics Industries Association/Telecommunications Industries 
Association (EIA/TIA) 222 Revision H Standard, exceeding the F requirement by 2 revisions 

13. Historic Districts and Downtown Development Authority Districts 
The proposed site is not within the Historic District or DDA 

 
E. APPLICATION REQUIREMENTS 
1. Application Contents 

A detailed sketch of the site was provided 
2. Ownership 

The County of Alpena will be making the purchase of said tower based upon approval of special use 
permit and board action. The County intends on retaining ownership of the tower after installation. 

3. Proof of Filing FAA Form 7460-1, or as amended 
The proposed site is not within 20,00 feet of an airport 

4. Existing Network Locations 
The proposed site will be networked into the Michigan Public Safety Communication System, MPSCS 

5. Affidavits of Co-location Agreement 
Any future co-location will be in compliance 

6. Application Fees 
Waived 

7. Technical Assistance 
The County understands this requirement 
 

F. CO-LOCATION POLICY 
1. There were no towers found within the City of Alpena that could support the need and antennas 

necessary for the site  
2. The antennas to be installed are dipole antennas and not panel array antennas. The need for this 

public safety site is for dipole antennas, not cellular panels. 
 
G. REMOVAL OF ABANDONED WIRELESS COMMUNICATIONS FACILITIES 
The County understands this requirement and also intends on removing the 73’ existing tower once 
migration is complete 
 
H. REVOCATION PROCEDURE 
The County understands this requirement 
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[\�]̂ _̀ à̀ bc�cd�effdg�ebh�_̀eidbe[fj�ae_k̀c�ldmfdlecndb�onp�eqqfnle[f̀r�dp�dcs̀_�tn_̀f̀ii�udaavbnlecndb�welnfncj�vì_i�ec�_ec̀i�csec�e_̀�ldaqe_e[f̀�ebh�ldaq̀cncnx̀�cd�csdì�lse_̂ h̀�pd_�fdlecndb�ec�ldaqe_e[f̀�tn_̀f̀ii�udaavbnlecndb�welnfncǹi\��ys̀�icec̀à bc�iseff�nblfvh̀�cs̀�eqqfnlebczi�qdfnlj�_̀ ê_hnb̂�ldmfdlecndb�dp�dcs̀_�q_dxnh̀_i�ebh�cs̀�à csdhdfd̂j�cd�[̀�vìh�[j�cs̀�eqqfnlebc�nb�h̀c̀_anbnb̂�_̀eidbe[f̀�_ec̀i�cd�[̀�lse_̂ h̀�cd�dcs̀_�q_dxnh̀_i\��ys̀�udmfdlecndb�]̂ _̀ à̀ bc�iseff�[̀�ldbinh̀_̀h�e�ldbhncndb�dp�niivebl̀�dp�e�{dbnb̂�|̀_anc\�� }~������������������]�qfeb�_̀xǹg�p̀̀ �oehanbnic_ecnx̀�_̀xǹgr�ebh�e��̀ c̀_anbecndb�dp��ehnd�w_̀�v̀blj�udaqecn[nfncj�_̀xǹg�p̀̀ �oldmfdlecndb�eqqfnlebci�dbfjr��q̀_�cs̀�ehdqc̀h�udvblnf�ẁ �̀�ls̀hvf̀��iseff�elldaqebj�̀els�eqqfnlecndb\������ �~������������������������b�cs̀�ldv_ì�dp�nci�ldbinh̀_ecndb�dp�eb�eqqfnlecndb��cs̀�{dbnb̂�]hanbnic_ecd_��cs̀�|febbnb̂�udaaniindb�d_�cs̀�{dbnb̂��de_h�dp�]qq̀efi�aej�h̀ à�nc�b̀l̀iie_j��nb�ldaqf̀��incvecndbi��cd�̀aqfdj�eb�̀b̂nb̀ _̀oir�d_�dcs̀_�ldbivfcebcoir��vefnpǹh�nb�cs̀�h̀in̂b�ebh�nbiceffecndb�dp�tn_̀f̀ii�udaavbnlecndb�welnfncǹi�olsdìb�[j�cs̀�uncjr�cd�eiinic�cs̀�uncj�nb�cs̀�c̀lsbnlef�eiq̀lci�dp�cs̀�eqqfnlecndb\���b�ivls�leìi��ebj�ehhncndbef�_̀eidbe[f̀�ldici�nblv__̀h�[j�cs̀�uncj�bdc�cd�̀�l̀ h̀�cs_̀ �̀csdviebh�hdffe_i�o������r�pd_�cs̀�c̀lsbnlef�_̀xǹg�ebh�_̀ldaà bhecndb�iseff�[̀�_̀na[v_ìh�q_dxnh̀h�nb�cs̀�pd_a�dp�e�leisǹ_zi�ls̀lk�d_�adb̀j�d_h̀_�[j�cs̀�eqqfnlebc�q_nd_�cd�cs̀�pnbef�s̀e_nb̂�db�pnfnb̂�e�q̀cncndb�pd_�cs̀�q_dqdìh�tn_̀f̀ii�udaavbnlecndb�welnfncj\������������������� ����¡�]ff�b̀g�gn_̀f̀ii�ldaavbnlecndb�pelnfncǹi�_̀�vn_nb̂�e��q̀lnef�¢ì�q̀_anc�iseff�[̀�b̀̂nb̀ _̀̀h��h̀in̂b̀h�ebh�ldbic_vlc̀h�cd�[̀�leqe[f̀�dp�ise_nb̂�cs̀�pelnfncj�gncs�dcs̀_�q_dxnh̀_i��cd�ldmfdlec̀�gncs�dcs̀_�̀�nicnb̂�gn_̀f̀ii�ldaavbnlecndb�pelnfncǹi�ebh�cd�elldaadhec̀�cs̀�pvcv_̀�ldffdlecndb�dp�dcs̀_�gn_̀f̀ii�ldaavbnlecndb�pelnfncǹi\��]��q̀lnef�¢ì�q̀_anc�iseff�bdc�[̀�niiv̀h�vbcnf�cs̀�eqqfnlebc�q_dqdinb̂�e�b̀g�gn_̀f̀ii�ldaavbnlecndb�pelnfncj�iseff�h̀adbic_ec̀�csec�nc�sei�aeh̀�e�_̀eidbe[f̀�̂ddh�pencs�ecc̀aqc�cd�fdlec̀�nci�tn_̀f̀ii�udaavbnlecndb�welnfncj�dbcd�eb�̀�nicnb̂�ic_vlcv_̀\��udaq̀cncnx̀�ldbpfnlc�ebh�pnbeblnef�[v_h̀b�e_̀�bdc�h̀ à̀ h�cd�[̀�eh̀�vec̀�_̀eidbi�êenbic�ldmfdlecndb\�� ]ff�tn_̀f̀ii�udaavbnlecndb�welnfncǹi�gncs�ivqqd_c�ic_vlcv_̀�vq�cd�e�s̀n̂sc�dp�£¤��p̀̀ c�iseff�[̀�̀b̂nb̀ _̀̀h�ebh�ldbic_vlc̀h�cd�elldaadhec̀�ec�f̀eic�cs_̀ �̀o�r�ebc̀bbe�e__ej\��]ff�tn_̀f̀ii�udaavbnlecndb�welnfncǹi�gncs�ivqqd_c�ic_vlcv_̀i�̂_̀ec̀_�cseb�£¤��p̀̀ c�nb�s̀n̂sc�iseff�[̀�̀b̂nb̀ _̀̀h�ebh�ldbic_vlc̀h�cd�elldaadhec̀�ec�f̀eic�pdv_�o¥r�ebc̀bbe�e__ej\��¦��§̈ ©�ª�������«��¬��̈ ¬��§̈ �̈ ®®���©©̄ ��������®���������̈®�]bj�tn_̀f̀ii�udaavbnlecndb�welnfncj�csec�l̀eìi�dq̀_ecndb�pd_�e�ldbcnbvdvi�q̀_ndh�dp�cg̀ fx̀�o£°r�adbcsi�iseff�[̀�ldbinh̀_̀h�e[ebhdb̀h��ebh�cs̀�uncj��ec�nci�̀f̀lcndb��aej�_̀�vn_̀�cs̀�tn_̀f̀ii�udaavbnlecndb�welnfncj�dgb̀_��d_�cs̀�q_dq̀_cj�dgb̀_�np�cs̀�pelnfncj�dgb̀_�lebbdc�[̀�fdlec̀h�d_�ni�bd�fdb̂ _̀�nb�[vinb̀ii��cd�_̀adx̀�cs̀�tn_̀f̀ii�udaavbnlecndb�welnfncj�gncsnb�±��heji�epc̀_�bdcnl̀�p_da�cs̀�uncj�cd�_̀adx̀�cs̀�pelnfncj\���p�cs̀�e[ebhdb̀h�tn_̀f̀ii�udaavbnlecndb�welnfncj�ni�bdc�_̀adx̀h�gncsnb�±��heji��cs̀�uncj�aej�_̀adx̀�nc�ebh�_̀ldx̀_�nci�ldici�p_da�cs̀�pelnfncjzi�dgb̀_\��]c�cs̀�
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City of Alpena 
Ordinance No. ____ of 2021 

An ordinance to amend the City of Alpena Zoning Ordinance Article 10 (Adoption and Amendments). 

City of Alpena, Alpena County, Michigan ordains: 

SECTION 1: AMENDMENT TO THE CITY OF ALPENA ZONING ORDINANCE    

That the City of Alpena Zoning Ordinance, Article 10 (Adoption and Amendments) is hereby amended to 
read as follows: 

Section 10.2 Rezoning Standards 

The Planning Commission shall review and apply the following standards and factors in the consideration of any 
rezoning request: 

A. Is the proposed rezoning consistent with goals and objectives of the current Comprehensive Plan?

B. Are all of the allowable uses in the proposed district reasonably consistent with surrounding uses?

C. Will there be an adverse physical impact on surrounding properties?

D. Have there been changes in land use or other conditions in the immediate area or in the community in
general which justify rezoning?

E. Will rezoning create a deterrent to the improvement or development of adjacent property in accord with
existing regulations?

F Will rezoning grant a special privilege to an individual property owner when contrasted with other 
property owners in the area or the general public (i.e. will rezoning result in spot zoning)? 

G. Are there substantial reasons why the property cannot be used in accordance with its present zoning
classifications?

H. G. Is the site served by adequate public facilities or is the petitioner able to provide them? 

I. Are there sites nearby already properly zoned that can be used for the intended purposes?

(add new) Section 10.3 Conditional Rezoning 

A. Intent.

It is recognized that there are certain instances where it would be in the best interests of the City, as well as 
advantageous to property owners seeking a change in zoning boundaries, if certain conditions could be 
proposed by property owners as part of a request for a rezoning.  It is the intent of this Section to provide a 
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process consistent with Section 405 of the Michigan Zoning Enabling Act, 2006 PA 110, as amended, by which 
an owner seeking a rezoning may voluntarily propose conditions regarding the use and/or development of land 
as part of the rezoning request. 

 
B. Application and Offer of Conditions. 
 

1. An owner of land may voluntarily offer, in writing, conditions relating to the use and/or development of 
land for which a rezoning is requested.  This offer may be made either at the time the application for 
rezoning is filed or may be made at a later time during the rezoning process.  

 
2. The required application and process for considering a rezoning request with conditions shall be the 

same as that for considering rezoning requests made without any offer of conditions, except as modified 
by the requirements of this Section. 

 
3. The owner’s offer of conditions may not authorize uses or developments not permitted in the requested 

new zoning district. 
 
4. The owner’s offer of conditions shall bear a reasonable and rational relationship to the property for 

which rezoning is requested. 
 
5. Any use or development proposed as part of an offer of conditions that would require a special land use 

permit, variance, or site plan approval under the terms of this Ordinance may only be commenced if the 
special land use permit, variance, or site plan approval for such use or development is ultimately 
granted in accordance with the provisions of this Ordinance. 

 
6. The offer of conditions may be amended during the process of rezoning consideration provided that any 

amended or additional conditions are entered voluntarily by the owner.  An owner may withdraw all or 
part of its offer of conditions any time prior to final rezoning action of the City Council provided that, if 
such withdrawal occurs subsequent to the Planning Commission’s public hearing on the original 
rezoning request, then the rezoning application shall be referred to the Planning Commission for a new 
public hearing with appropriate notice and a new recommendation. 

 
C. Planning Commission Review. 

 
The Planning Commission, after a public hearing as set forth pursuant to Section 9.6 of this Ordinance and 
consideration of the factors set forth in Section 10.2 (except 10.2.F) of this Ordinance, may recommend 
approval, approval with recommended changes, or denial of rezoning; provided, however, that any 
recommended changes to the offer of conditions are acceptable to and thereafter offered by the owner. 
 
D. City Council Review. 

 
After receipt of the Planning Commission’s recommendation, the City Council shall deliberate upon the 
requested conditional rezoning and may approve or deny the request. Should the City Council consider 
amendments to the proposed conditional rezoning advisable and if such contemplated amendments to the offer 
of conditions are acceptable to and thereafter offered by the owner, then the City Council shall, in accordance 
with Section 401 of 2006 PA 110, refer such amendments to the Planning Commission for a report thereon 
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within a time specified by the City Council, and proceed thereafter in accordance with said statute to deny or 
approve the conditional rezoning with or without amendments. 

 
E. Approval. 

 
1. If the City Council finds the rezoning request and offer of conditions acceptable, the offered conditions 

shall be incorporated into a formal written Statement of Conditions acceptable to the owner and 
conforming in form to the provisions of this Section. The Statement of Conditions shall be incorporated 
by attachment or otherwise as an inseparable part of the Ordinance adopted by the City Council to 
accomplish the requested rezoning. 
 

2. The Statement of Conditions shall: 
 
a. Be in a form recordable with the County Register of Deeds, or as an alternative, be accompanied by 

a recordable Affidavit or Memorandum prepared and signed by the owner giving notice of the 
Statement of Conditions in a manner acceptable to the City Council. 

 
b. Contain the legal description and tax identification number of the land to which it pertains. 
 
c. Contain a statement acknowledging that the Statement of Conditions runs with the land and is 

binding upon successor owners of the land. 
 
d. Incorporate by attachment or reference any diagram, plans, or other documents submitted or 

approved by the owner that are necessary to illustrate the implementation of the Statement of 
Conditions.  If any such documents are incorporated by reference, the reference shall specify where 
the document may be examined. 

 
e. Contain a statement acknowledging that the Statement of Conditions or an Affidavit or 

Memorandum giving notice thereof may be recorded by the City with the County Register of Deeds. 
 
f. Contain the notarized signatures of all owners of the subject land preceded by a statement attesting 

to the fact that they voluntarily offer and consent to the provisions contained within the Statement 
of Conditions. 

 
3. Upon the rezoning taking effect, the Zoning Map shall be amended to reflect the new zoning 

classification along with a designation the land was rezoned with a Statement of Conditions. The City 
Clerk shall maintain a listing of all lands rezoned with a Statement of Conditions. 
 

4. The approved Statement of Conditions or an Affidavit or Memorandum giving notice thereof shall be 
filed by the City with the County Register of Deeds.  The City Council shall have authority to waive this 
requirement if it determines that, given the nature of the conditions and/or the timeframe within which 
the conditions are to be satisfied, the recording of such a document would be of no material benefit to 
the City or to any subsequent owner of the land. 
 

5. Upon the rezoning taking effect, the use of the land so rezoned shall conform thereafter to all the 
requirements regulating use and development within the new zoning district as modified by any more 
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restrictive provisions contained in the Statement of Conditions. 
 

F. Compliance with Conditions. 
 

1. Any person who establishes a development or commences a use upon land that has been rezoned with 
conditions shall continuously operate and maintain the development or use in compliance with all the 
conditions set forth in the Statement of Conditions.  Any failure to comply with a condition contained 
within the Statement of Conditions shall constitute a violation of this Ordinance and be punishable 
accordingly. 
 

2. No permit or approval shall be granted under this Ordinance for any use or development that is contrary 
to an applicable Statement of Conditions. 
 

G. Time Period for Establishing Development or Use. 
 
Unless another time period is specified in the Ordinance, the approved development and/or use of the land 
pursuant to building or other required permits must be commenced upon the land within one (1) year after the 
rezoning took effect and thereafter proceeded diligently to completion. This time limitation may upon written 
request be extended by the City Council if: 
 

1. it is demonstrated to City Council’s reasonable satisfaction that there is a strong likelihood that the 
development and/or use will commence within the period of extension and proceed diligently 
thereafter to completion, and  
 

2. the City Council finds that there has not been a change in circumstances that would render the current 
zoning with Statement of Conditions incompatible with other zones and uses in the surrounding area or 
otherwise inconsistent with sound zoning policy. 
 

H. Reversion of Zoning. 
 

If the approved development and/or use of the rezoned land does not occur within the timeframe specified 
under subsection G above, then the land shall revert to its former zoning classification. The reversion process 
shall be initiated by the City Council requesting that the Planning Commission proceed with consideration of 
rezoning of the land to its former zoning classification. The procedure for considering and making this 
reversionary rezoning shall be the same as applies to all other rezoning requests. 

 
I. Subsequent Rezoning of Land. 

 
When land that is rezoned with a Statement of Conditions is thereafter rezoned to a different zoning 
classification or to the same zoning classification, but with a different or no Statement of Conditions, whether as 
a result of a reversion of zoning pursuant to subsection H above or otherwise, the Statement of Conditions 
imposed under the former zoning classification shall cease to be in effect.  The City Clerk shall record with the 
County Register of Deeds that the Statement of Conditions is no longer in effect. 

 
J. Amendment of Conditions. 
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1. During the time period for commencement of an approved development and/or use specified pursuant 
to subsection G above or during any extension thereof granted by the City Council, the City shall not add 
to or alter the conditions in the Statement of Conditions. 

 
2. The Statement of Conditions may be amended thereafter in the same manner as was prescribed for the 

original rezoning and Statement of Conditions. 
 

K. City Right to Rezone. 
 

Nothing in the Statement of Conditions or in the provisions of this Section shall be deemed to prohibit the City 
from rezoning all or any portion of land that is subject to a Statement of Conditions to another zoning 
classification. Any rezoning shall be conducted in compliance with this Ordinance and the Michigan Zoning 
Enabling Act (Act 110 of the Public Acts of 2006, as amended). 

 
L. Failure to Offer Conditions. 

 
The City shall not require any owner to offer conditions as a requirement for rezoning.  The lack of an offer of 
conditions shall not affect an owner’s rights under this Ordinance.   
 
Re-number remaining sections in Article 10 as follows (text within each section shall remain): 
10.4 Protest Petition 
10.5 Severability 
10.6 Interpretation 
10.7 Vested Right 
10.8 Repeal and Savings Clause 
10.9 Enactment and Effective Date 
 
SECTION 2: SEVERABILITY  
If any clause, sentence, paragraph or part of this Ordinance shall for any reason be finally adjudged by any 
court of competent jurisdiction to be invalid, such judgment shall not affect, impair or invalidate the 
remainder of this Ordinance but shall be confined in its operation to the clause, sentence, paragraph or part 
thereof directly involved in the controversy in which such judgment is rendered.  
 
SECTION 3: SAVING CLAUSE  
The City of Alpena Zoning Ordinance, except as herein or heretofore amended, shall remain in full force and 
effect. The amendments provided herein shall not abrogate or affect any  offense or act committed or done, 
or any penalty or forfeiture incurred, or any pending fee, assessments, litigation, or prosecution of any right 
established, occurring prior to the effective date hereof.  
 
SECTION 4: EFFECTIVE DATE  
The ordinance changes shall take effect upon the expiration of seven days after the publication of the notice 
of adoption.  
________________________________                   ________________________________ 
Mayor                       Clerk  
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I, _______________, Clerk for the City of Alpena, hereby certify that the foregoing is a true and correct copy 
of Ordinance No. _______ of 2021 of the City of Alpena, adopted by at a meeting of the Alpena City Council 
held on ______________. 
 
 
A copy of the complete ordinance text may be inspected or purchased at the Alpena City Hall, at 208 N. First 
Avenue, Alpena, Michigan.  
 
Adopted:___________  Published:__________  Effective:___________, subject to PA 110 of 2006 as amended.  



 

  

Planning, Development, & Zoning 
 

 
CITY OF ALPENA PLANNING COMMISSION 

 
2022 Schedule – Appendix D 

  
Regular meetings of the Planning Commission are held the Second Tuesday of each month, unless 
otherwise indicated. Regular meetings begin at __:__ P.M. in the Council Chambers at City Hall. 
 
 

MEETING DATE COMPLETE APPLICATION 
DEADLINE 

Tuesday January 11 Friday December 16 

Tuesday February 8 Friday January 15 

Tuesday March 8 Friday February 12 

Tuesday April 12 Friday March 12 

Tuesday May 10 Friday April 16 

Tuesday June 14 Friday May 14 

Tuesday July 12 Friday June 18 

Tuesday August 9 Friday July 9 

Tuesday September 13 Friday August 13 

Tuesday October 11 Friday September 10 

Tuesday November 8 Friday October 8 

Tuesday December 13 Friday November 12 

 
 

Approved by the Alpena City Planning Commission at its regular meeting on Tuesday, December 14, 2021. 
 
 
       _______________________________ 
       Paul Sabourin, Chair 
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 By-Laws – APPENDIX E 
 

 City of Alpena 
 Planning Commission 
 
 
The following rules of procedure are hereby adopted by the Planning Commission of the City of 
Alpena to facilitate the performance of its duties as outlined in PA 207 of 1921, as amended. 
 
Section 1.0   OFFICERS 
 
1.1 Selection.  At the regular meeting in May of each year, the Planning Commission shall select 

from its membership a Chair, Vice-Chair, and Secretary.  All officers are eligible for re-
election. 

 
1.2 Tenure.  The Chair, Vice-Chair, and Secretary shall take office immediately following their 

selection and shall hold office for a term of 1 year or until their successors are selected and 
assume office. 

 
1.3 Duties.  The Chair shall preside at all meetings, appoint committees, and perform such other 

duties as may be ordered by the Planning Commission. 
 

The Vice-Chair shall act in the capacity of Chairperson in her/his absence; and in the event 
the office of the chair becomes vacant, the vice-chair shall succeed to this office for the 
unexpired term and the Planning Commission shall select a successor to the office of vice-
chair for the unexpired term. 

 
The Secretary shall execute documents in the name of the Planning Commission, perform the 
duties hereinafter listed, and shall perform such other duties as the Planning Commission 
may determine. 

 
Section 2.0   DUTIES OF THE SECRETARY 
 
2.1 Minutes.  The secretary shall be responsible for the minutes of each meeting and shall have 

them spread in suitable volumes. 
 
2.2 Communications, Petitions, etc.  All communications, petitions, and reports shall be 

addressed to the Planning Commission and delivered or mailed to the secretary. 
 
Section 3.0   MEETINGS 
 
3.1 Regular Meetings. Meetings of the Planning Commission will generally be held the 

second Tuesday of each month at 7:00 p.m. at either the Alpena City Hall or other 
suitable location within the City accessible to the public, and announced by the 
Commission at least three (3) working days prior to the meeting.  When the regular 
meeting day falls on a legal holiday, the Planning Commission shall select a suitable 
alternate date in the same month. (Amended 11-11-03) 

 
3.2 Special Meetings.  Special meetings shall be called at the request of the chair or at the 

written request (to the secretary) of a majority of the commission members.  Notice of 
special meetings shall be given by the secretary to the members of the Planning Commission 
at least three working days prior to such meeting and shall state the purpose and time of the 
meeting. 
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3.3 Public.  All regular and special meetings, hearings, records, and accounts shall be open to the 

public. 
 
3.4 Quorum.  A majority of the total number of members shall constitute a quorum for the 

transaction of business and the taking of official action for all matters except the adoption of 
a comprehensive plan or any part of a comprehensive plan.  All members have the right to 
vote. 

 
Whenever a quorum is not present at a regular or special meeting, those present may adjourn 
the meeting to another day or hold the meeting for the purpose of considering such matters as 
are on the agenda.  No action taken at such a meeting shall be final or official unless and 
until ratified and confirmed at a subsequent meeting at which a quorum is present, by 
approval of the minutes of that meeting at which a quorum was not present. 

 
3.5 Order of Business:  Agenda.  The secretary will prepare an agenda for each meeting and the 

order of business shall be as follows: 
 

CALL TO ORDER: 
 

ROLL CALL: 
 

APPROVAL OF AGENDA: 
 

APPROVAL OF MINUTES: 
 

PUBLIC HEARING: 
 

ACTION ON PUBLIC HEARING: 
 

BUSINESS: 
 

COMMUNICATIONS: 
 

REPORTS: 
 

1. Committees -  
 

2.   Staff -   
 

CALL TO PUBLIC: 
 

MEMBERS COMMENTS: 
 

ADJOURNMENT: 
 
3.6 Motions.  Motions shall be restated by the chair before a vote is taken.  The name of the 

maker and supporter of a motion shall be recorded. 
 
3.7 Voting.  Voting shall be by voice and shall be recorded by yeas and nays.  Roll call votes 

will be recorded only upon request by a member of the Commission. 
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3.8 Commission Action.  Action by the Planning Commission on any matter on which a hearing 
is held shall not be taken until the hearing has been concluded. 

 
3.9 Parliamentary Procedure.  Parliamentary procedure in Commission meetings shall be 

governed by Robert's Rules of Order, except where state statute or local ordinance direct 
otherwise. 

 
3.10 Audio Recordings of Meetings. (amended by the Planning Commission on 6-12-07)  
 
 (a) All hearings and meetings shall be recorded. 
 
 (b) All recordings of meetings or hearings shall be maintained at City Hall until such 

time as the minutes for the particular meeting are formally approved by the Planning 
Commission, or until such time as either the Planning Commission or City Council 
completes final action on an issue or case included in the recording upon which it has 
final disposition. 

 
 (c) The Planning Commission may require retention of recordings of meetings 

concerning a particular issue or petition for a longer period of time by a majority vote 
of its total membership. 

 
3.11 Attendance Policy.  In the event that a Commissioner has unexcused absences from either 

three (3) consecutive regular Planning Commission meetings, or from 60% of all (special 
and regular) Planning Commission meetings in any 12 month period the Chairman shall 
discuss the attendance record with the member and report his findings along with any 
extenuating circumstances to the commission.  A recommendation for dismissal of the 
Commissioner shall be automatically forwarded to the Mayor and City Council unless the 
Commission acts within 60 days of the receipt of the chairman’s report to overturn such 
recommendation upon a finding that the Commissioner will demonstrate satisfactory 
attendance in the future. 

 
Section 4.0   HEARINGS 
 
4.1    Rules of Procedure and Conduct of Public Hearings. 
 

(a) The Chairperson opens the hearing on time, and announces the subject of the 
hearing. 

 
(b) The procedures are summarized for all present.  Usually they are also posted on wall 

or given to people on a one page handout. Be sure each person who speaks identifies 
themselves. 

 
(c) The staff presents the essence of the application and any staff reports or other 

pertinent information. 
 

(d) Individuals speaking in support are next invited to speak, beginning with the 
applicant and his/her representative. 

 
(e) Individuals speaking in opposition usually go next.  If several people (from the same 

subdivision for example) who have the same view are present, it is not unreasonable 
to ask a single representative to speak for the group.  However, do not prevent any 
one from having an opportunity to speak. Irrelevant and off-the-subject comments 
should be ruled "out-of-order" by the Chairperson. 
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(f) The Chairperson can allow "cross-examination" or rebuttal, but should ensure that all 
comments are directed through the Chair and not to a particular individual.  The 
hearing body should refrain from debating or arguing with persons.  The purpose of 
the hearing is to gather facts, not to carry on an adversary relationship. 

 
(g) The Chairperson should announce the close of the public comment portion of the 

hearing or announce the continuation of the public hearing to another specified time 
and date if the hour is late or additional pertinent information must be obtained. 

 
(h) The hearing body then deliberates on the matter. 

 
4.2 Notice of Hearings. Notice of special hearings for the purposes of presenting preliminary 

master plans, obtaining public opinion on a problem, or discussion of a particular problem 
with interested parties will be given in the most practical manner as required by law, and to 
persons or group representatives most interested. 

 
Upon receipt from the City Clerk of Planning and Zoning cases referred to the Commission 
by the City Council, the Secretary shall schedule a public hearing for the earliest appropriate 
scheduled Planning Commission meeting. 

 
Not more than three (3) public hearings will be scheduled for the same Planning Commission 
meeting. 

 
4.3 Notice of Decision.  A written notice containing the decision of the Planning Commission 

will be sent to petitioners and originators of requests which result in an action or decision by 
the Planning Commission. 

 
Section 5.0   MATTERS TO BE CONSIDERED BY THE PLANNING COMMISSION 
 
5.1 The following matters shall be presented for consideration at a meeting of the Planning 

Commission: 
 

(a) Matters designated by the City's Zoning Ordinance to be included in the jurisdiction 
of the Planning Commission. 

 
(b) Such other matters as the Planning Director or City Council shall find it advisable or 

essential to receive consideration by the Planning Commission. 
 
Section 6.0   MATTERS TO BE ACTED UPON BY STAFF ON BEHALF OF THE   
  COMMISSION                             
 
6.1 The Director shall take action or make recommendations in the name of the Planning 

Commission in accordance with such plans, policies, and procedures as are approved or 
established by the Planning Commission from time to time.  Where there is a serious conflict 
of interest, public controversy, or uncertainty or doubt as to the plans, policies, or procedures 
approved or established by the Planning Commission, presentation of the matter shall be 
made at a Planning Commission meeting. 

 
6.2 The responsibilities given in Section 6.1 shall include the review of plans requiring 

submission to the Planning Commission in accordance with provisions of the Zoning 
Ordinance. 
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Section 7.0   PLANNING COMMISSION STAFF 
 
7.1 Authorization.  The Planning Commission staff may consist of a Planning Director and such 

other personnel as may be authorized by the legislative body. 
 
7.2 General Responsibility.  The Planning Commission staff is charged with the duty of 

preparation and administration of such plans as are appropriate for the municipality and its 
environs and are with the scope of the Michigan state planning enabling act(s). 

 
7.3 Planning Director's Duties.  The Planning Director shall be responsible for the professional 

and administrative work in directing and coordinating the program of the Planning 
Commission.  The Director's work shall be carried on with the widest degree of professional 
responsibility, subject to the policy determinations of the Planning Commission and 
administrative policies of the municipality. 

 
7.4   Policy Formulation.  The Planning Director shall: 
 

(a) Be responsible for carrying out the directives of the Planning Commission. 
 

(b) Advise and assist the Planning Commission in the establishment of general planning 
policy. 

 
(c)  Be responsible for formulation of staff policy. 

 
7.5 Effectuation of Plans.  The Planning Director shall recommend to the Planning Commission 

whatever action is necessary for effectuating plans with respect to both public and private 
endeavors through such control techniques as: 

 
(a)   Zoning and subdivision control. 

 
(b)   Programs for capital expenditures. 

 
(c) Long-range comprehensive plans for the guidance of the municipality's growth. 

 
7.6    Public Relations.  The Planning Director shall: 
 

(a) Officially present the Planning Commission's recommendations to the legislative 
body. 

 
(b) Officially represent the Planning Commission and its staff at planning conferences, 

interdepartmental meetings of the municipal government, and serve generally as a 
liaison between the Planning Commission and the public. 

 
(c) Encourage private development or investment in accord with comprehensive plans. 

 
(d) Cooperate with public and private agencies and with individuals for the development, 

acceptance, and effectuation of plans. 
 

(e) Supply information for and encourage interested public agencies and citizen 
organizations in programs to promote public understanding and approval of planning. 

 
(f) Accept other responsibilities as may be directed by the Planning Commission, 
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legislative body, or chief executive. 
 
Section 8.0   AMENDMENTS 
 
8.1 These rules may be amended at any regular or special meeting by a two-thirds vote of the 

members present. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
ADOPTED:   October 7, 1986 
AMENDED:  December 1, 1987 

January 3, 1989 
           July 11, 1989 

December 1, 1992   
April 8, 1997 
November 11, 2003 
October 14, 2004 
June 12, 2007 
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 By-Laws – APPENDIX F 
 

 City of Alpena 
 Planning Commission 
 
 
The following rules of procedure are hereby adopted by the Planning Commission of the City of 
Alpena to facilitate the performance of its duties as outlined in PA 207 of 1921, as amended. 
 
Section 1.0   OFFICERS 
 
1.1 Selection. At the regular meeting in May of each year, the Planning Commission shall select 

from its membership a Chair, Vice-Chair, and Secretary. All officers are eligible for re-
election. 

 
1.2 Tenure. The Chair, Vice-Chair, and Secretary shall take office immediately following their 

selection and shall hold office for a term of 1 year or until their successors are selected and 
assume office. 

 
1.3 Duties. The Chair shall preside at all meetings, appoint committees, and perform such other 

duties as may be ordered by the Planning Commission. 
 

The Vice-Chair shall act in the capacity of Chairperson in her/his absence; and in the event 
the office of the chair becomes vacant, the vice-chair shall succeed to this office for the 
unexpired term and the Planning Commission shall select a successor to the office of vice-
chair for the unexpired term. 

 
The Secretary shall execute documents in the name of the Planning Commission, perform the 
duties hereinafter listed, and shall perform such other duties as the Planning Commission 
may determine. 

 
Section 2.0   DUTIES OF THE SECRETARY 
 
2.1 Minutes. The secretary shall be responsible for the minutes of each meeting and shall have 

them spread in suitable volumes unless a recording secretary is responsible. 
 
2.2 Communications, Petitions, etc. All communications, petitions, and reports shall be 

addressed to the Planning Commission and delivered or mailed to the secretary. 
 
Section 3.0   MEETINGS 
 
3.1 Regular Meetings. Meetings of the Planning Commission will generally be held the second 

Tuesday of each month at 7:00 p.m. at either the Alpena City Hall or other suitable location 
within the City accessible to the public, and announced by the Commission at least three (3) 
working days prior to the meeting.  When the regular meeting day falls on a legal holiday, 
the Planning Commission shall select a suitable alternate date in the same month. (Amended 
11-11-03) 

 
3.2 Special Meetings. Special meetings shall be called at the request of the chair or at the written 

request (to the secretary) of a majority of the commission members.  Notice of special 
meetings shall be given by the secretary to the members of the Planning Commission at least 
three working days prior to such meeting and shall state the purpose and time of the meeting. 
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3.3 Public. All regular and special meetings, hearings, records, and accounts shall be open to the 
public. 

 
3.4 Quorum. A majority of the total number of members, regardless if vacancies exist or not, 

shall constitute a quorum for the transaction of business and the taking of official action for 
all matters except the adoption of a comprehensive plan or any part of a comprehensive plan. 
All members have the right to vote.   

 
Whenever a quorum is not present at a regular or special meeting, those present may adjourn 
the meeting to another day or hold the meeting for the purpose of considering such matters as 
are on the agenda.  No action taken at such a meeting shall be final or official unless and 
until ratified and confirmed at a subsequent meeting at which a quorum is present, by 
approval of the minutes of that meeting at which a quorum was not present. 

 
3.5 Order of Business:  Agenda. The secretary, or designee, will prepare an agenda for each 

meeting and the order of business shall be as follows: 
 

1. CALL TO ORDER, ROLL CALL, PLEDGE OF ALLEGIENCE 
 

ROLL CALL: 
 
2. APPROVAL OF AGENDA: 

 
3. APPROVAL OF MINUTES: 

 
4. PUBLIC HEARING: 

a. COMMISSION ACTION: 
 
 ACTION ON PUBLIC HEARING: 
 

5. BUSINESS:  
a. UNFINISHED 
b. NEW  
c. COMMUNICATIONS OR REPORTS 

 
COMMUNICATIONS: 

 
REPORTS: 

 
1. Committees -  

 
2.   Staff -   

 
6. CALL TO PUBLIC PUBLIC COMMENT:  

 
7. MEMBERS COMMENTS: 

 
8. ADJOURNMENT: 

 
3.6 Motions. Motions shall be restated by the chair before a vote is taken. The name of the 

maker and supporter of a motion shall be recorded. 
 
3.7 Voting. Voting shall be by voice roll call and shall be recorded by yeas and nays. Roll call 
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votes will be recorded only upon request by a member of the Commission. Only those 
appointed members who are present at the time of a vote shall be eligible to cast a vote.  

 
 
3.8 Commission Action. Action by the Planning Commission on any matter on which a hearing 

is held shall not be taken until the hearing has been concluded. A majority vote of the total 
number of members shall be required to approve a motion (FOR DISCUSSION). 

 
3.9 Parliamentary Procedure. Parliamentary procedure in Commission meetings shall be 

governed by Robert's Rules of Order, except where state statute or local ordinance direct 
otherwise. 

 
3.10 Audio Recordings of Meetings. (amended by the Planning Commission on 6-12-07)  
 
 (a) All hearings and meetings shall be recorded. 
 
 (b) All recordings of meetings or hearings shall be maintained at City Hall until such 

time as the minutes for the particular meeting are formally approved by the Planning 
Commission, or until such time as either the Planning Commission or City Council 
completes final action on an issue or case included in the recording upon which it has 
final disposition. 

 
 (c) The Planning Commission may require retention of recordings of meetings 

concerning a particular issue or petition for a longer period of time by a majority vote 
of its total membership. 

 
3.11 Attendance Policy. In the event that a Commissioner has unexcused absences from either 

three (3) consecutive regular Planning Commission meetings, or from 60% of all (special 
and regular) Planning Commission meetings in any 12 month period the Chairman shall 
discuss the attendance record with the member and report his findings along with any 
extenuating circumstances to the commission.  A recommendation for dismissal of the 
Commissioner shall be automatically forwarded to the Mayor and City Council unless the 
Commission acts within 60 days of the receipt of the chairman’s report to overturn such 
recommendation upon a finding that the Commissioner will demonstrate satisfactory 
attendance in the future. 

 
Section 4.0   HEARINGS 
 
4.1    Rules of Procedure and Conduct of Public Hearings. 
 

(a) The Chairperson opens the hearing on time and announces the subject of the hearing. 
 

(b) The procedures are summarized for all present. Usually they are also posted on wall 
or given to people on a one page handout. Be sure Request each person who speaks 
to identifyies themselves. 

 
(c) The staff presents the essence of the application and any staff reports or other 

pertinent information. 
 

(d) Individuals speaking in support are next invited to speak, beginning with the 
applicant and his/her representative. 

 
(e) Individuals speaking in opposition usually go next. If several people (from the same 

subdivision for example) who have the same view are present, it is not unreasonable 
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to ask a single representative to speak for the group. However, do not prevent any 
one from having an opportunity to speak. Irrelevant and off-the-subject comments 
should be ruled "out-of-order" by the Chairperson. 

 
(f) The Chairperson can allow "cross-examination" or rebuttal, but should ensure that all 

comments are directed through the Chair and not to a particular individual.  The 
hearing body should refrain from debating or arguing with persons. The purpose of 
the hearing is to gather facts, not to carry on an adversary relationship. 

 
(g) The Chairperson should announce the close of the public comment portion of the 

hearing or announce the continuation of the public hearing to another specified time 
and date if the hour is late or additional pertinent information must be obtained. 

 
(h) The hearing body then deliberates on the matter. 

 
4.2 Notice of Hearings. Notice of special hearings for the purposes of presenting preliminary 

master plans, obtaining public opinion on a problem, or discussion of a particular problem 
with interested parties will be given in the most practical manner as required by law, and to 
persons or group representatives most interested. 

 
Upon receipt from the City Clerk of Planning and Zoning cases referred to the Commission 
by the City Council, the Secretary shall schedule a public hearing for the earliest appropriate 
scheduled Planning Commission meeting. 

 
Not more than three (3) public hearings will be scheduled for the same Planning Commission 
meeting. Staff, in consultation with the Chair, may limit the number of cases heard at a 
meeting to facilitate the effectiveness of the meeting and the deliberations of the 
Commission. 

 
4.3 Notice of Decision. A written notice containing the decision of the Planning Commission, or 

City Council if required, will be sent to petitioners and originators of requests which result in 
an action or decision by the Planning Commission. 

 
Section 5.0   MATTERS TO BE CONSIDERED BY THE PLANNING COMMISSION 
 
5.1 The following matters shall be presented for consideration at a meeting of the Planning 

Commission: 
 

(a) Matters designated by the City's Zoning Ordinance to be included in the jurisdiction 
of the Planning Commission. 

 
(b) Such other matters as the Planning Director or City Council shall find it advisable or 

essential to receive consideration by the Planning Commission. 
 
Section 6.0   MATTERS TO BE ACTED UPON BY STAFF ON BEHALF OF THE   
  COMMISSION                             
 
6.1 The Director shall take action or make recommendations in the name of the Planning 

Commission in accordance with such plans, policies, and procedures as are approved or 
established by the Planning Commission from time to time.  Where there is a serious conflict 
of interest, public controversy, or uncertainty or doubt as to the plans, policies, or procedures 
approved or established by the Planning Commission, presentation of the matter shall be 
made at a Planning Commission meeting. 
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6.2 The responsibilities given in Section 6.1 shall include the review of plans requiring 
submission to the Planning Commission in accordance with provisions of the Zoning 
Ordinance. 

 
 
Section 7.0   PLANNING COMMISSION STAFF 
 
7.1 Authorization.  The Planning Commission staff may consist of a Planning Director and such 

other personnel as may be authorized by the legislative body. 
 
7.2 General Responsibility. The Planning Commission staff is charged with the duty of 

preparation and administration of such plans as are appropriate for the municipality and its 
environs and are with the scope of the Michigan state planning enabling act(s). 

 
7.3 Planning Director's Duties. The Planning Director shall be responsible for the professional 

and administrative work in directing and coordinating the program of the Planning 
Commission.  The Director's work shall be carried on with the widest degree of professional 
responsibility, subject to the policy determinations of the Planning Commission and 
administrative policies of the municipality. 

 
7.4   Policy Formulation.  The Planning Director shall: 
 

(a) Be responsible for carrying out the directives of the Planning Commission. 
 

(b) Advise and assist the Planning Commission in the establishment of general planning 
policy. 

 
(c)  Be responsible for formulation of staff policy. 

 
7.5 Effectuation of Plans. The Planning Director shall recommend to the Planning Commission 

whatever action is necessary for effectuating plans with respect to both public and private 
endeavors through such control techniques as: 

 
(a)   Zoning and subdivision control. 

 
(b)   Programs for capital expenditures. 

 
(c) Long-range comprehensive plans for the guidance of the municipality's growth. 

 
7.6    Public Relations. The Planning Director shall: 
 

(a) Officially present the Planning Commission's recommendations to the legislative 
body. 

 
(b) Officially represent the Planning Commission and its staff at planning conferences, 

interdepartmental meetings of the municipal government, and serve generally as a 
liaison between the Planning Commission and the public. 

 
(c) Encourage private development or investment in accord with comprehensive plans. 

 
(d) Cooperate with public and private agencies and with individuals for the development, 

acceptance, and effectuation of plans. 
 



 

 
                                6 

(e) Supply information for and encourage interested public agencies and citizen 
organizations in programs to promote public understanding and approval of planning. 

 
(f) Accept other responsibilities as may be directed by the Planning Commission, 

legislative body, or chief executive. 
 
Section 8.0   AMENDMENTS 
 
8.1 These rules may be amended at any regular or special meeting by a two-thirds vote of the 

members present. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
ADOPTED:   October 7, 1986 
AMENDED:  December 1, 1987 

January 3, 1989 
           July 11, 1989 

December 1, 1992   
April 8, 1997 
November 11, 2003 
October 14, 2004 
June 12, 2007 
________________ 
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