
TYRONE TOWNSHIP PLANNING COMMISSION 

REGULAR MEETING AGENDA 

December 13, 2022, 7:00 pm 

 

 

 

CALL TO ORDER: 

 

PLEDGE OF ALLEGIANCE: 

 

CALL TO THE PUBLIC: 

 

APPROVAL OF THE AGENDA: 

 

APPROVAL OF THE MINUTES: 

 

1) 08/09/2022 Regular Meeting Minutes 

2) 09/13/2022 Regular Meeting Minutes 

3) 10/11/2022 Regular Meeting Minutes 

 

OLD BUSINESS: 

  

1) Master Plan 

2) Peabody Ice Climbing Recreational Area Special Land Use 

 

NEW BUSINESS: 

 

1) Next Workshop Meeting 

 

ADJOURNMENT: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



TYRONE TOWNSHIP PLANNING COMMISSION 

PUBLIC HEARING AGENDA 

December 13, 2022, 7:30 p.m. 

 

The notice below was published in the Tri-County Times on  

Sunday, November 27, 2022, in compliance with the Open Meetings Act.  

 

TYRONE TOWNSHIP PLANNING COMMISSION 

NOTICE OF PUBLIC HEARING 

 

Notice is hereby given that the Tyrone Township Planning Commission will hold a Public Hearing on 

Tuesday, December 13, 2022, beginning at 7:30 pm at the Tyrone Township Hall, 8420 Runyan Lake 

Road, Fenton, Michigan 48430. The purpose of the Public Hearing is to receive public comments 

regarding the following proposed Special Land Use: 

 

A request by Robert Peabody Trust, represented by Garrett Peabody, for a Recreational Area Special 

Land Use (Ice-Climbing Facility), Parcel # 4704-14-400-016, zoned FR – Farming Residential. The 

parcel is located at 12334 Foley Road, Fenton, Michigan, 48430, regulated by Zoning Ordinance #36, 

Article 22 Special Land Use Permits, and Article 23 Site Plan Review and Impact Assessment. 

 

Additional information is available at the Tyrone Township Planning & Zoning Department. Individuals 

requiring auxiliary aids or services should contact the Tyrone Township Clerk at (810) 629-8631 at least 

seven (7) days prior to the meeting.  

 

Rich Erickson, Chairman 

Tyrone Township Planning Commission 

 

PUBLIC HEARING AGENDA 

 

1. Open the Public Hearing 

2. Reading of the Public Notice 

3. Review of the Application 

4. Receive Public Comments 

5. Planning Commission and Planner Comments 

6. Close the Public Hearing 



APPROVAL OF MINUTES 
 

1)  08/09/2022 Regular Meeting Minutes 
2)  09/13/2022 Regular Meeting Minutes 
3)  10/11/2022 Regular Meeting Minutes 
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TYRONE TOWNSHIP PLANNING COMMISSION 1 

REGULAR MEETING MINUTES  2 

August 9, 2022   7:00 p.m. 3 

 4 
This meeting was held at the Tyrone Township Hall  5 

 6 
 7 

PRESENT: Steve Krause, Jon Ward, Bill Wood, and Kurt Schulze 8 

 9 

ABSENT: Rich Erickson, Garrett Ladd & Chet Schultz 10 
 11 

OTHERS PRESENT: Ross Nicholson  12 

 13 

CALL TO ORDER:  The meeting was called to order at 7:02 by Vice Chairman Schulze. 14 

 15 

PLEDGE OF ALLEGIANCE:  16 

 17 

CALL TO THE PUBLIC:  18 

 19 

Vice Chairman Schulze opened the floor to receive public comments.   20 

 21 

Don Peitz (resident) thanked the Planning Commission for their service.  He stated that there are 22 

certain properties in the Township that are not complying with Township ordinances, specifically 23 

regarding blight.  He provided examples of several properties that have continuous blight issues.  24 

He encouraged the Planning Commission to discuss options for mitigating blight throughout the 25 

Township. 26 

 27 

Scott Dietrich (resident) agreed with Don Peitz regarding issues with blight on specific 28 

properties. He expressed concerns that he had with the distribution of the Master Plan 29 

community survey postcards.  He expressed concerns with the questions asked in the Master 30 

Plan community survey.  He expressed the importance of the Master Plan process.  He explained 31 

that he did not have any problems with members of the Planning Commission but takes issue 32 

with the way the Township Board, specifically the Supervisor and Clerk, conducts Township 33 

business.  He stated that he would truly like to help the Township with the Master Plan process. 34 

 35 

Jannette Ropeta (resident) stated that she represents a group called the “Tyrone Township 36 

Watch”.  She asked the Planning Commission if they thought that some of the blight issues 37 

mentioned by Don Peitz are due to the Township rezoning properties.  She stated that when she 38 

sent in a complaint it took a long time to be resolved.  She stated that she wanted to remind the 39 

Planning Commission that the Michigan Planning Enabling Act says to make careful and 40 

comprehensive studies of present conditions and future growth.  She stated that she believes 41 

surveys are important and she does not appreciate that she has been told several times that the 42 

survey is just a tool and is not very important.  She stated that she is waiting until the last minute 43 
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before she completes her survey because she wants to wait to hear feedback from others 44 

regarding problems with the survey.  She stated that when she attempted to access the survey 45 

website she received an error message.  She stated that she contacted the survey group who told 46 

her that they had turned the survey off but was turned back on and functioning properly.  She 47 

stated that it was still not accessible and had to go back and forth with support to try to resolve 48 

the issue.  She stated that she believes several people may have tried to complete the survey but 49 

have given up because they were not able to access it.  She stated that she would like to know if 50 

the survey website actually was turned on yesterday because other people have not been told that 51 

by the survey group.  She expressed concerns with the content and accessibility of the survey.  52 

She requested that the survey deadline be extended to allow more people to complete it.  She 53 

stated that the survey is written in a way to get certain answers and is not fair to residents.  She 54 

stated that she saw that a Planning Commission meeting is scheduled at the same time as a 55 

visioning session.  She stated that she believes the visioning sessions should be held separately 56 

from regular meetings because they are important.  Ross Nicholson explained that the visioning 57 

session date posted was scheduled in anticipation of the survey results being completed.  He 58 

stated that it would likely be rescheduled, especially if the survey deadline is being extended.  59 

Jannette Ropeta asked why there was a scheduling conflict. She expressed the importance of 60 

community visioning sessions and requested that they be scheduled separately from regular 61 

meetings and public hearings not relating to the Master Plan.  She stated that the scheduling 62 

makes the Planning Commission look bad.  She requested that the Planning Commission 63 

consider extending the community survey deadline.   64 

 65 

John Fialka (resident) stated that he lives in the Runyan Lake Heights Subdivision, which had 66 

recently had a request for paving of a private road approved by the Township.  He asked why the 67 

Subdivision Association was required to provide a hold harmless agreement since the road in 68 

question was privately owned by the Association.  Ross Nicholson explained that the hold 69 

harmless agreement was a condition for approval that was required by the Township Board.  He 70 

stated that the Township Attorney recommended a hold harmless agreement to cover the 71 

Township from any potential liability created through approval of modified private road 72 

standards and the Township board included the requirement as a condition for approval.  John 73 

Fialka asked what purpose the hold harmless agreement would have.  Ross Nicholson asked if he 74 

had asked the Township Board because they are the body that approved the application with 75 

conditions.  John Fialka indicated that he had not asked the Township Board.  Ross Nicholson 76 

explained that the Planning Commission did not grant final approval and did not place the 77 

condition on the application.  John Fialka stated that if someone where to sue over the road they 78 

would sue the Association, not the Township.  Ross Nicholson stated that he was not an attorney 79 

and it was not his place to speculate on legal scenarios in which he was not qualified to answer.  80 

Ross Nicholson stated that John Fialka could contact the Township during business hours and he 81 

could put him in contact with someone who could better answer his questions.  John Fialka 82 

stated that the Association paid $1,500.00 as a deposit that was supposed to be refunded.  Ross 83 

Nicholson stated that the $1,500.00 payment was to create an escrow account to be used for 84 

Planner, Engineer, and/or legal fees that were required by the Planning Commission and/or 85 
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Township Board during the review process.  John Fielka asked for clarification on the charges to 86 

the account.  Ross Nicholson stated that he has provided all information on charges to the 87 

account so far that were provided to him from the Township accountant.  Ross Nicholson 88 

recommended contacting the accountant for further details.  John Fialka briefly discussed the 89 

approval process with the Planning Commission.  John Fialka stated that he attempted to 90 

complete the community survey on his phone, but it did not work.   91 

 92 

Jannette Ropeta stated that she had a public comment to make on someone’s behalf due to the 93 

Zoom meeting being inaccessible.  She stated that the comment was from Sara Dollman-Jersey 94 

(resident).  She stated that visioning sessions should be scheduled at a variety of dates and times, 95 

not just on Wednesdays.   96 

 97 

Vice Chairman Schulze asked if there were any additional comments.  None were received. 98 

 99 

APPROVAL OF THE AGENDA: 100 

Steve Krause moved to approve the agenda as presented.  Jon Ward supported the motion. The 101 

motion carried by unanimous voice vote.  102 

APPROVAL OF MINUTES: 103 

1. 06/14/2022 Regular Meeting & Public Hearing Minutes: 104 

The Planning Commission reviewed the draft meeting minutes.  Several revisions were made to 105 

correct spelling/grammatical errors and for clarification.   106 

Steve Krause moved to approve the 06/14/2022 Regular Meeting and Public Hearing Minutes as 107 

amended.  Jon Ward supported the motion. The motion carried by unanimous voice vote. 108 

 109 

OLD BUSINESS: 110 

 111 

1) Master Plan 112 

 113 

Vice Chairman Schulze introduced the topic and indicated that the Planner, unfortunately, would 114 

not be in attendance to provide updates on the draft Master Plan documents.  The Planning 115 

Commission briefly discussed the community survey and upcoming visioning sessions.  They 116 

attempted to create a strategy for visioning sessions as well as regular meetings and workshop 117 

meetings during which the Master Plan would be discussed.  The Planning Commission 118 

recommended that Ross Nicholson request that the community survey deadline be extended for 119 

one week and that the Township and Master Plan websites be updated to indicate the extension.   120 

 121 

CALL TO THE PUBLIC: 122 

 123 
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Janette Ropeta (resident) stated that she was making a comment for Sara Dollman-Jersy 124 

(resident) because she could not be in attendance.  She stated that Sara Dollman-Jersey stated 125 

that the suggestion for scheduling visioning sessions for days other than Wednesdays was not a 126 

legal reference.  She continued stating that the Master Plan is the only document that reflects the 127 

vision of the people for the future of our community.  She stated that she would think that the 128 

Planning Commission’s top priority would be reaching out to people in any possible way they 129 

can.  She stated that to suggest visioning sessions are not required is disappointing.  She asked 130 

why the Planning Commission is not focused on reaching the people, connecting with them, and 131 

fully understanding their visions in this endeavor.  A coordinated outreach that affords 132 

opportunities for residents to engage in different ways on different days, at different times, 133 

promotes genuine engagement.  She stated that it is the ethical way to do this important job well.  134 

She asked that the Planning Commission please consider a more coordinated effort to reach 135 

people and inform them as to when and how to engage. 136 

Steve Krause, in response to Sara Dollman-Jersey’s comment, indicated that the Planning 137 

Commission has been discussing ways to maximize public involvement in the Master Plan 138 

process.  Vice Chairman Schulze apologized that there was not an option for members of the 139 

public to attend the meeting remotely via Zoom teleconference.  Jannette Ropeta stated that she 140 

believes Sara Dollman-Jersey made the comment primarily in reference to the upcoming 141 

visioning sessions.   142 

 143 

Karen Morgan (resident) stated that this was the first meeting she has attended and thanked the 144 

Planning Commission for all the time and effort that they put in to serve their community.  She 145 

stated that she was not familiar with the two different types of meetings that are overlapping.  146 

She asked if she was correct in understanding that the visioning session and regular meeting are 147 

scheduled at 6:00 pm and 7:00 pm on the same date.   148 

Vice Chairman Schulze stated that the Planning Commission holds regular meeting the second 149 

Tuesday of each month at 7:00 pm.  He stated that any public hearings that are required are 150 

generally held on the same date as regular meetings, but the regular meeting is generally 151 

suspended at 7:30 to hold the public hearing(s) and resumed following the conclusion of public 152 

hearing(s).  He stated that the Planning Commission also holds workshop meeting on the third 153 

Wednesday of each month, beginning at 6:00 pm.  He stated that workshop meetings are 154 

generally reserved for Planning Commission discussion on ongoing topics that require more time 155 

than what is available during regular meetings, but they do not require a quorum because no 156 

motions are made.  He stated that occasionally, if there is official business requiring formal 157 

Planning Commission action such as a public hearing, the Planning Commission may convert 158 

workshop meetings to regular meeting if a quorum is available and notice is posted. 159 

Karen Morgan asked the Planning Commission if they are hoping to have residents attend both 160 

meetings or are both meetings held at the Township Hall.   161 

Jon Ward indicated that the regular meetings, workshop meeting, and visioning sessions would 162 

be held in the Board Room at the Township Hall. 163 

Karen Morgan asked if she was correct in her understandings that the meetings and visioning 164 

sessions are continual and not overlapping.   165 
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 166 

Vice Chairman Schulze confirmed that the intent is that the visioning sessions and meetings do 167 

not overlap.  He indicated that, the way the discussion is heading, it is most likely that the 168 

Planning Commission will just include the Master Plan discussion as an agenda item at the next 169 

regular meeting as well a scheduled public hearing for an application.  He stated that they would 170 

likely schedule visioning sessions independently from regular meetings or workshop meetings.   171 

Karen Morgan asked what the purpose of visioning sessions are? 172 

Vice Chairman Schulze stated that the visioning sessions is for residents to provide input to the 173 

Planning Commission and Planning Consultants to aid in drafting the Master Plan. 174 

Karen Morgan asked if the visioning session data is incorporated into the draft Master Plan even 175 

after the community survey deadline has ended.   176 

Vice Chairman Schulze stated that the intent is to use the survey data as a tool to provide 177 

additional public input to be considered in addition to the data collected during visioning 178 

sessions.   179 

Karen Morgan asked if the community survey deadline ends, if residents who were unable to 180 

complete the survey would be able to attend visioning sessions to provide their input so that it 181 

may be incorporated into the draft Master Plan. 182 

Steve Krause confirmed.  He stated that the survey is going to provide the Planning Commission 183 

with initial direction on where the community wants to go with the Master Plan and the visioning 184 

sessions will give residents the opportunity to further express their visions for the future of the 185 

community.   186 

Karen Morgan requested confirmation that she is correct in understanding that the draft Master 187 

Plan is a working document that will continuously be updated and modified as additional 188 

information becomes available.   189 

Steve Krause confirmed.  He stated that visioning sessions allow residents to express their 190 

feelings on how they would like to see the Township moving forward into the future.   191 

Karen Morgan asked if she was correct in understanding that a final draft Master Plan would not 192 

become available until after the final visioning session.   193 

Vice Chairman Schulze confirmed.  Jon Ward added that there will also be public hearings held 194 

regarding the draft Master Plan in addition to the visioning sessions.  Vice Chairman Schulze 195 

indicated that the Planning Commission intends to include Master Plan discussion on regular 196 

meeting and workshop meeting agendas as well.  Jon Ward indicated that call to the public 197 

during regular meetings and workshop meetings is also an additional opportunity to provide 198 

input on the draft Master Plan to the Planning Commission. 199 

Karen Morgan asked if the Township is charged for the meetings and visioning sessions by the 200 

Planning Consultants.     201 

Jon Ward confirmed that the Township pays for the Planning Consultant services.  Steve Krause 202 

stated that the visioning session fees are part of the total Master Plan contract. 203 

Karen Morgan asked for confirmation that the Township would be holding a total of four 204 

visioning sessions.   205 

Steve Krause confirmed.  He added that they could schedule additional visioning session(s). if 206 

necessary, but there would be additional charge(s).   207 
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Karen Morgan suggested that the Planning Commission should provide the public with 208 

information on the topics that would be covered during each visioning session so those who plan 209 

to attend can prepare in advance. 210 

Steve Krause indicated that the Planning Commission will be discussing visioning session topics 211 

and format during their next meeting.  He stated that the Master Plan is an extremely important 212 

document for the Township, and he does not foresee that spending additional money for any 213 

additional Master Plan work would receive opposition from the Township Board or Planning 214 

Commission.  He stated that the Master Plan is a required document and is very important 215 

because if the Township were to deny a rezoning or similar request, the Master Plan would aid in 216 

forming a basis for the Township’s defense.  Vice Chairman Schulze stated that the Planning 217 

Commission does not have any way to accurately predict what the attendance at visioning 218 

sessions may be.  He stated that the Board Room can accommodate somewhere around sixty 219 

people which may or may not be enough capacity to accommodate all residents who would like 220 

to participate in visioning sessions.  Steve Krause asked what the attendance looked like during 221 

the last meeting for the proposed rezoning of land for an asphalt mixing plant special land use.  222 

Jon Ward indicated that there were around one hundred people in attendance via Zoom and 223 

occasionally more than one hundred.  Jon Ward stated that he assumes Zach Michels (Planner) 224 

would have a better way of gauging how much space would be necessary to hold the visioning 225 

sessions.  The Planning Commission briefly discussed options for maximizing available capacity 226 

for visioning sessions.   227 

 228 

Don Peitz (resident) stated that the Township should fix the audio video system so that residents 229 

don’t need to record meetings on their phones.   230 

Jannette Ropeta (resident) stated that she will always record the meetings regardless.  231 

Don Peitz stated to Jannette Ropeta that communicating comments from residents not in 232 

attendance to the Planning Commission may not be appropriate because it may not be enough of 233 

a wide net that the public could have.  He stated that the Township has scheduled some Zoom 234 

meetings and the technology is there.  He stated that it should not be up to the Planning 235 

Commission or Township staff to manage remote meetings.  He stated that the Planning 236 

Commission and staff should encourage the Board of Directors to get things straightened out.  237 

Don Peitz asked the Planning Commission how long they have been working on the Master Plan.  238 

Vice Chairman Schulze indicated that they initially started discussion after the COVID-19 239 

shutdowns had ceased. 240 

Don Peitz stated that the Master Plan is a requirement for Townships, to be reviewed every five 241 

years, so it needs to occur.  He stated that the Township sent out a survey.  He stated that it is 242 

important to get as many completed surveys back as possible.  He asked the Planning 243 

Commission if they had an idea of what percentage of surveys they expected to receive.  He 244 

stated that it could be somewhere between ten and thirty percent. 245 

Steve Krause stated that the last survey that the Township sent out regarding the Historic Town 246 

House had a return rate of thirteen percent.   247 

Don Peitz stated that the surveys have been sent and the deadline published.  He stated that he 248 

does not feel that it is necessary to extend the community survey deadline.  He suggested that the 249 
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Township should not have to wait around and keep accommodating people who do not have the 250 

proper equipment or do not want to try to fix their own problems.  He stated that the survey is 251 

important and it is also important for people to attend meetings and make comments in person.  252 

He stated that he can recall certain meetings in the past when the Township was discussing 253 

police and fire protection.  He stated that several meetings were held, a lot of residents 254 

participated, the decision was made, and residents were assessed to cover the cost.  He stated that 255 

police and fire protection is important for everyone regardless of the value of their houses or the 256 

number of people living there.  He suggested that the Planning Commission should not extend 257 

the community survey deadline so they can move on to holding visioning sessions as originally 258 

scheduled.  He urged the Planning Commission to be prepared to record the data that is 259 

generated from visioning sessions.  He stated that it is very important that the Planning 260 

Commission establishes rules of order for the visioning sessions.  He reiterated that he feels the 261 

Planning Commission should not extend the survey deadline so they can continue moving 262 

forward with the Master Plan process as it was originally scheduled.  He stated that he heard a 263 

reference regarding Zach Michels (Planner) updating the website.  He asked why the Planner 264 

would be involved in updating the Township website. 265 

Ross Nicholson indicated that the website update in question was regarding the Master Plan 266 

website which is being managed by the Planning Consultants (Carlisle Wortman Associates), 267 

which is set up separately from the Township’s website.   268 

Don Peitz asked if the cost of the Master Plan website was included in the Master Plan contract 269 

with Carlisle Wortman.   270 

Ross Nicholson confirmed.   271 

Don Peitz stated that the Planning Commission should continue to make efforts to maximize 272 

public participation but remember to be prepared to record the data as it is received so they can 273 

keep the Master Plan process moving forward. 274 

 275 

Jannette Ropeta (resident), in response to Don Peitz’s suggestion to the Planning Commission 276 

that the community survey deadline should not be extended for people who do not have the 277 

proper equipment or do not want to make an effort to resolve their own technical issues, stated 278 

that she does not think Don Peitz is aware of the specific issues people have been experiencing 279 

with the community survey.  She stated that not extending the deadline would be wrong.  She 280 

stated that the Township needs to make the survey accessible for all residents.  She stated that 281 

she would like to thank whoever prepares the Planning Commission meeting minutes.  She stated 282 

that the technical problems with Zoom are unacceptable and should not fall on Township staff.  283 

She stated that the Township spent thousands of dollars last year to update the audio and video 284 

recording equipment.  She stated that she called the Township to ask why Zoom meeting have 285 

not been available and was told by the Deputy Clerk that the Township did not want to pay for a 286 

maintenance agreement so they were waiting until someone was available to resolve the issues 287 

for free.  She stated that the Township has known about the Master Plan update for eighteen 288 

months and were told by the Township Supervisor that the Township badly needed public 289 

participation during the process.  She stated that she can gather at least ten people including 290 

herself and Sara Dollman-Jersey to jump in and help the Township with the Master Plan.  She 291 
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stated that she would love to help and does not understand why the Township would not allow 292 

her to participate.   293 

Steve Krause indicated that the decision to appoint members of the public to committee(s) to 294 

work on the Master Plan is not the Planning Commission’s decision to make. 295 

Jannette Ropeta asked why the Planning Commission did not speak up and request that the 296 

Township Board set up a way for a group of volunteer residents to draft the Master Plan. 297 

Steve Krause indicated that the Planning Commission was directed by the Township Board to 298 

prepare the draft Master Plan [aided by surveys, visioning sessions, and public participation at 299 

meetings].            300 

Jannette Ropeta stated that the Planning Commission just does what they’re told. 301 

Steve Krause stated that the Board provides tasks and general direction to the Planning 302 

Commission. 303 

Jannette Ropeta stated that it is disappointing because the Planning Commission is elected or 304 

appointed.  She asked for clarification from the Planning Commission.   305 

Vice Chairman Schulze indicated that the Planning Commissioners are appointed.   306 

Jannette Ropeta stated that she recently found out that residents cannot compare the existing 307 

Master Plan with the draft Master Plan.   308 

Jon Ward stated that he believes the subject was discussed at a previous meeting.  He stated that 309 

the draft Master Plan documents include tracked changes that occurred during the drafting 310 

process.  He stated that the latest draft documents can easily be compared to the existing Master 311 

Plan if they would like to do so.   312 

Jannette Ropeta stated that she understands but was just making the statement for residents who 313 

may be listening in.  She stated that if anyone wants to review the current Master Plan and be 314 

able to see what has changed, they would not be able to do so.  She stated that the Planner just 315 

created the draft documents based on bits and pieces from the current Master Plan and the 316 

Planning Commission is just going through and editing the new draft documents.   317 

Jon Ward indicated that they are not simply creating new sections from scratch, but are adding 318 

new sections, removing unnecessary sections, and revising existing sections.   319 

Jannette Ropeta stated, for people listening in that have studies the existing Master Plan, that is 320 

not how it works.  She thanked the Planning Commission for recommending an extension of the 321 

survey deadline.  She requested that the Township website be updated and an email sent to 322 

subscribers as notification that the survey deadline is extended.  She stated that she is glad that 323 

the visioning sessions are going to be pushed back to allow for the survey deadline extension.  324 

She stated that she does not appreciate Steve Krause’s comment that the Planning Commission is 325 

not the body that would have the authority to appoint volunteer resident committee(s) for the 326 

Master Plan. 327 

Steve Krause stated that he was just explaining that they cannot make the decision.   328 

Jannette Ropeta stated that he could have gone to the Supervisor and explained that the Master 329 

Plan is more work than they thought and suggest that he appoint members of the public to 330 

committee(s) to draft the Master Plan.  She stated the committee(s) could just focus on items that 331 

the Planner, Planning Commission, and Township staff do not have enough time to address.  She 332 

stated that she does not understand how that could be a problem.  She asked Steve Krause to 333 
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approach the Supervisor and ask him if they could appoint volunteer resident committee(s).  She 334 

stated that if it makes him feel any better, he could tell him that Jannette Ropeta would not be a 335 

part of it.  336 

Steve Krause stated that he would have to decline. 337 

Jannette Ropeta asked the Planning Commissioners if any of them would stand up and request 338 

that the Township appoint volunteer resident committee(s) to work on the draft Master Plan. 339 

Vice Chairman Schulze stated that the Township is contracted with and paying Carlisle Wortman 340 

to work with the Planning Commission to draft the Master Plan.  He stated that the Planning 341 

Commission has an obligation to generate a draft that can be presented to the community for 342 

review.   343 

Jannette Ropeta stated that Carlisle Wortman could ask her and her contacts for assistance as 344 

well because Zach Michels has stated that he does not have enough time to complete certain 345 

tasks.  She urged the Planning Commission to represent the people and ask if volunteer resident 346 

committee(s) can be appointed to help with the Master Plan process.   347 

Jon Ward stated that the Master Plan is not just the Planning Commission putting it together.  He 348 

stated that there will be input from the Township Board.  He stated that the Planning 349 

Commission has no control over the budget for the Master Plan.  He stated that the Board 350 

contracted with the Planning Consultants to work with the Planning Commission in drafting the 351 

Master Plan.   352 

Jannette Ropeta stated that Zach Michels has stated that he does not have time.  She stated that 353 

she is asking again if they can get involved.     354 

Jon Ward stated that the latest draft documents are all available online and residents have the 355 

opportunity to mark up the drafts with comments and send to the Planning Commission for 356 

consideration.  He stated that they can review those comments. 357 

Jannette Ropeta stated that her emails do not get read or are ignored by the Township.   358 

Jon Ward asked Ross Nicholson how he distributes emails addressed to the Planning 359 

Commission.  Ross Nicholson indicated that he will send them to the Chairman, Subcommittee, 360 

and/or the full Planning Commission, depending on how it was addressed.   361 

Jannette Ropeta stated that it is very sad that the Planning Commission will not stand up and ask 362 

that volunteer resident committee(s) be appointed. 363 

 364 

Scott Dietrich (resident) stated that there have been issues with the Master Plan process since day 365 

one.  He stated that Zach Michels has some problems and he is very disappointed.  He stated that 366 

there is information that residents received after the survey was put together that they needed.  367 

He stated that the Township needed public engagement in order to put a good survey together.  368 

He stated that he is very disappointed in the way in which the Master Plan process is going.  He 369 

stated that he picked up a hard copy of the survey from the Township offices.  He stated that 370 

previously, people were unable to get hard copies of the survey because they were not prepared 371 

yet.  He stated that he feels a week extension of the survey deadline is a good idea.  He stated 372 

that he doubts there will be more than twenty residents present at the visioning sessions because 373 

it is always the same people that participate in these kinds of things.  He stated that the Township 374 

Supervisor is upset that residents want to participate because he does not like to be challenged 375 
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and is still hurting from the asphalt plant application.  He stated that while the asphalt plant 376 

application was being reviewed, Steve Krause is the only Township representative that stood up 377 

in opposition to the request.  He stated that Steve Krause was acting as a citizen first and he 378 

knew what the community wanted and did not want.  He stated that the problem is that the 379 

Planning Commission meets residents want to know where they are coming from.  He stated that 380 

if there is no transparency you get mistrust.  He stated that the asphalt plant application went on 381 

for too long and it made people upset and bitter.  He stated that it was very emotional and there 382 

are a lot of things that are emotional in the Township.  He stated that the Planning 383 

Commissioners should have stood up and told the applicants seeking approval for a rezoning and 384 

special land use to operate an asphalt mixing plant that they would review the application but did 385 

not like the proposal.  He stated that Steve Krause is the only one who stated he did not like the 386 

proposal. 387 

Steve Krause stated that he thinks everyone on the Planning Commission was on the same page. 388 

Scott Dietrich stated that he was not saying that they were not.  He stated that the problem we 389 

have now is that we have a Township Supervisor who wants to put the asphalt plant application 390 

behind him and he just wants to hold grudges and not help people.   391 

Scott Dietrich stated to Jannette Ropeta that the Planning Commission can only do what the 392 

Supervisor tells them to do.  He stated that that is where the problem lies.  He stated that the 393 

problem is with communication between the Planning Commission, Township staff, and the 394 

Supervisor.  He stated that we need to get the Master Plan process going.  He stated that people 395 

only react if something affects them directly.     396 

Steve Krause stated that the Planning Commission is doing everything they can to accommodate 397 

everyone when it comes to the Master Plan process.  He stated that he is personally annoyed at 398 

how some residents treat the Planning Commission. 399 

Scott Dietrich stated that he does not really care. 400 

Steve Krause stated that the mandate the Planning Commission is given is what they have to 401 

follow.  He stated that they are trying to accommodate everyone. 402 

Scott Dietrich stated that the Supervisor will not work with certain people.  He stated that word 403 

travels fast in the Township and people know that the Supervisor does not want to work for 404 

certain people.  He stated that there has been a lot of time since the asphalt plant application 405 

where the Township could have been working on the Master Plan.  He stated that he is going to 406 

do everything he can to make sure that the Supervisor gets voted out next election. 407 

 408 

Janette Ropeta stated that she wanted to apologize to the Planning Commission for assuming that 409 

appointed officials would go to bat for residents.  She stated that she did not realize that they are 410 

just given mandates and apologizes for even asking the question.   411 

Jon Ward stated that the Planning Commission is willing to accept all kinds of different feedback 412 

and continues to try to encourage residents to participate and contribute to discussions.  He stated 413 

that the only comments they keep receiving are comments about the website not working and 414 

similar things.   415 

Jannette Ropeta stated that she has sent several emails to the Planning Commission.  416 
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Jon Ward asked if the emails included comments on the content of the Master Plan or just 417 

comments on how the Township should be preparing the draft.  418 

Jannette Ropeta stated that she is just stating what the facts are and is sorry again for asking that 419 

the Planning Commission goes to bat for residents.   420 

 421 

Vice Chairman Schulze asked if there were any additional public comments.  None were 422 

received. 423 

 424 

MISCELLANEOUS BUSINESS:   425 

 426 

Ross Nicholson stated that the Hornbacher Contractor Limited Storage Special Land Use 427 

application had been withdrawn by the applicant.  The Planning Commission briefly discussed. 428 

 429 

ADJOURNMENT:  430 

 431 

The meeting was adjourned at 8:39 pm by Vice Chairman Schulze.   432 
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TYRONE TOWNSHIP PLANNING COMMISSION 

DRAFT REGULAR MEETING MINUTES  

September 13, 2022   7:00 p.m. 

 

 

PRESENT: Kurt Schulze, Steve Krause, and Rich Erickson 

 

ABSENT: Bill Wood, Kevin Ross, Garrett Ladd, and Jon Ward 

 

OTHERS PRESENT: Ross Nicholson and Zach Michels (CWA) 

 

CALL TO ORDER:  The meeting was called to order at 7:00 by Chairman Erickson. 

 

PLEDGE OF ALLEGIANCE:  

  

APPROVAL OF THE AGENDA: Vice-Chairman Schulze moved to approve the agenda as 

presented. Steve Krause supported. The motion carried. 

 CALL TO THE PUBLIC:  Resident Scott Dietrich spoke. He asked questions and made some 

comments about the master plan survey. Resident Jannette Ropetta spoke next. She had some 

suggestions on how to get the word out about the visioning sessions. There were no further 

public comments. 

OLD BUSINESS #1: Master Plan Zach Michels read through the Master Plan Community 

Survey results document he had compiled. He stated that the survey is just one of the tools used 

to gather information for visioning sessions. He told the Commissioners there are different ways 

to sort and filter the results. There was a lengthy discussion between Zach Michels, Ross 

Nicholson, and the Commissioners about the survey results. Zach asked the Commissioners if 

they’d like the report they just discussed to be added as an appendix to the Master Plan.  It could 

be a separate document or part of the Master Plan.  Most agreed it should be a separate 

document, not part of the Master Plan.  

 

They then discussed the visioning session dates and times. 

 

CALL TO THE PUBLIC:  Resident Scott Dietrich asked how the visioning sessions work. 

Zach explained the process to him.  Mr. Dietrich said he attended visioning sessions in the past 

and this was not how it was done.  Resident Jannette Ropetta spoke next. She said she represents 

a lot of people in her Facebook group. She talked about an interaction she had with the newly 

appointed Planning Commissioner.  Next, Resident Steve Bissel spoke. He said he enjoyed the 

meeting and discussion and said if common areas, parks, or kayaking launches will be added to 

the community, we must remember those places need to be maintained.  
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MISCELLANEOUS BUSINESS: They discussed the upcoming Master Plan Visioning 

Sessions. They will be held on Thursday, September 22, from 6:00 pm – 8:00 pm and on 

Saturday, September 24, from 9:00 am – 11:00 am. Chairman Erickson asked Zach to add the 

latest Visioning Session Outline document to the Master Plan website.  Steve Krause stated that 

he felt they had a good meeting and he’d like to be able to move this toward being positive and 

constructive. He said they’re doing the best they can, and he asked that everyone be positive at 

these meetings. He feels beat up at the end of the meetings and looks forward to the end of his 

term.  

 

ADJOURNMENT:  The meeting was adjourned at 9:21 pm.  
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TYRONE TOWNSHIP PLANNING COMMISSION 

DRAFT REGULAR MEETING MINUTES  

October 11, 2022   7:00 p.m. 

 

 

PRESENT: Rich Erickson, Kurt Schulze, Kevin Ross, Jon Ward, Steve Krause, and Bill Wood 

 

ABSENT: Garrett Ladd 

 

OTHERS PRESENT: Ross Nicholson and Zach Michels (via Zoom) 

 

CALL TO ORDER:  The meeting was called to order at 7:00 by Chairman Erickson. 

 

PLEDGE OF ALLEGIANCE:  

  

APPROVAL OF THE AGENDA: Vice-Chairman Schulze moved to approve the agenda as 

amended (amended to move New Business Item #1 ahead of all other business in consideration 

of applicants in attendance). Steve Krause supported. The motion carried. 

APPROVAL OF MINUTES: 

The July 12, 2022 and the August 17, 2022 minutes were approved as presented. 

CALL THE PUBLIC:   No public comments were received. 

NEW BUSINESS: 

 

1) Coyote Preserve Golf Course Minor Site Plan Amendment. Don Beagle, the 

landscape architect for Coyote Preserve, explained their request for a new storage 

building. He explained that they are requesting an additional 36 x 80 storage building. He 

showed on his site plan the location of the existing and proposed buildings. He said they 

have a lot of equipment, and they don’t want it stored outdoors for long periods.  He 

provided the Planning Commission with a schematic that the company that sells the 

building provided. He explained it will have a concrete floor, and electrical for lighting. 

He said it is just for indoor storage and there is sufficient room to place the building there 

and give them access to their soil bins, etc. He said they meet all the setback 

requirements. He said there will be adequate screening.  

 

The Planning Commission asked about the landscaping and screening. The applicant 

explained there are a lot of trees in that area and the elevation drops around 15 feet, so 

you don’t see it from the road. He said it’s a 12-foot building and sits adjacent to the 

other building; it’s going to be the same color.  The Planning Commission asked Ross 

Nicholson what the setbacks should be. Ross said in that zoning district – RE –the front 
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yard setback is 100 feet, however, as a Special Land Use, there is a provision. He read 

from the ordinance: for golf courses and related uses as far as buildings they shall be 

located not less than 100 feet from any property line of abutting residentially zoned 

lands. He said it’s not very specific and he’s not sure if it’s intended to refer to a front 

yard setback location. There was more discussion about front yard setbacks.  Vice-

Chairman Schulze asked what the proposed setback was. The applicant stated it would be 

65 feet from the road right-of-way.  They continued to read the ordinance to interpret it 

for this situation. They asked Zach Michels if he had an opinion. He said he’d want to 

take a closer look at the specific language for the golf course and the PUD approval 

sometimes has standards that are different than what the ordinance says.  Ross clarified 

that he didn’t believe it was a PUD. He thinks it may have been applied for as a PUD, but 

he isn’t certain that is what it is. He said he would verify it.  

 

Steve Krause asked how many people were notified of this. Ross said that the 

subcommittee determined that this would be a minor amendment, so a public hearing is 

required.  

 

Jon Ward said he felt that the 100-foot requirement could be waived because of 

topography. It’s difficult to see from the road. They could require more screening if 

necessary.  Steve Krause said he’d vote yes today if the applicants agreed to put in a few 

pine trees. The applicant said they don’t feel like the view from Linden Road is an issue 

as much as the two million-dollar homes that are looking down on the proposed storage 

building. He said he is the vice president of the HOA and both of those homeowners 

stated they don’t want to see equipment with tarps on them; they’d much prefer to see a 

building because it would be clean looking.  

 

Vice-Chairman Schulze asked if there were any break-ins in the area. The applicant 

stated nobody in the neighborhood has had any break-ins.  

 

The Planning Commission discussed granting conditional approval. Ross said they’d 

want to request an updated site plan showing the screening to verify it’s sufficient. 

 

Ross explained that this was a minor amendment to a special land use where the Planning 

Commission can approve the amendments. If it were considered a major amendment, it’s 

like reopening the special land use and it would require a public hearing and notification 

to all property owners within 300 feet. They’d need to go through the formal procedure 

that all new special land uses need to go through; there would then be a recommendation 

to the Township Board. This does not fall under that category and that was determined by 

the subcommittee that it can be classified as a minor change. 
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Steve Krause moved to approve the minor amendment request with the condition that a 

revised site plan is provided with details on screening and noting the setback reduction is 

approved by the Planning Commission due to screening and topography. Vice-Chairman 

Schulze supported the motion.  The motion carried by a unanimous voice vote.  

 

OLD BUSINESS: 

 

1) Master Plan. Zach Michels gave a quick summary of the general vision sessions and 

provide data to the Planning Commission. The Planning Commission discussed the 

results of the visioning session and discussed strategies for future visioning sessions. 

Zach Michels presented revisions made to the draft Community Facilities and Public 

Services article and discussed it with the Planning Commission. The Planning 

Commission provided feedback to Zach Michels regarding additional revisions to the 

draft Master Plan documents. 

 

NEW BUSINESS: 

  

2) Election of Officers. The Planning Commission discussed its bylaws regarding the 

selection and election of officers. It was noted that the current officers were elected 

during their regular meeting in October of 2021 due to the resignation of the former 

Chairperson. The bylaws indicate the terms are valid for one year. It was noted that 

the bylaws indicate that the election of officers is to occur at a regular meeting in 

November of each year. The Planning Commission moved to extend the current 

officer’s term for one month and would hold the election during their next regular 

meeting in November.  

 

 

CALL THE PUBLIC:  No public comments were received.  

 

MISCELLANEOUS BUSINESS: The next workshop is scheduled for 10/19/22 at 6:00 pm. 

 

ADJOURNMENT:  The meeting was adjourned at 8:11 pm.  

 

 



OLD BUSINESS #1 
 

Master Plan 
 

 



Draft Goals and Objectives 
Draft 11.21.2022 
 

  

 9-1 

9.1 Overview 

Goals and objectives identified by the Township and documented in this Master Plan 
establish the framework for public and private decision making.  Goals and objectives 

are directed to improving the quality, comfort, and vitality of the community.  They 
should remain valid into the future and provide a consistent basis for ongoing 
planning and zoning decisions and guide public investment and development. 

The goals and objectives are based on careful study of existing conditions in the 
Township and surrounding communities and collecting information and guidance from 

community members, including a community survey and community visioning 
sessions.  (See Appendix A for community survey details and results and Appendix B 
for community visioning session details and results.) 

Goals reflect broad statements that provide a focus for future decisions and describe 
the desired outcomes and end results of the planning process. 

Objectives are more specific planning statements that are used to qualify goals and 
provide more detailed and more focused direction for planning efforts and processes. 

Strategies are very specific, action-oriented statements that are intended to achieve 

the goals and objectives.  Actions and responsibilities are also defined in the 
Implementation Strategies Article. 

 

9.2 Community Character  

Goal 

Development, redevelopment, and other activities will contribute to the preservation 

and enhancement of the Township’s rural and natural character. 

 

Objective 1 

Preserve and enhance the Township’s scenic, rural character. 

1) Ensure adequate setbacks for developments from roads to preserve viewsheds 

and the natural character 

2) Limit impact of development on the visual character of the surrounding area 

3) Preserve tree rows and wooded areas 

4) Incorporate rural and natural features in new developments 

5) Preserve the natural topography 

6) Incorporate historical resources and features in new developments 

7) Encourage the continuation of agricultural operations 
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8) Ensure any road improvements in agricultural areas are consistent with the 

character of the surrounding area 

 

Objective 2 

Preserve and enhance the traditional residential character in the lakes areas 

1) Promote development patterns and standards in these areas that are 

consistent with the established residential character 

2) Limit the intrusion of commercial activities in these areas 

3) Limit overcrowding or keyholing 

4) Reduce pollution in lakes resulting from residential uses, such as fertilizers and 
pesticides 

5) Encourage residential areas near lakes, rivers, and other environmentally-
sensitive areas with septic fields to connect to a public sanitary sewer system 

 

Objective 3 

Ensure that the US-23 Corridor provides an attractive appearance that promotes the 

Township’s desired rural and natural character. 

1) Limit the impact of visual intrusions from billboards 

2) Ensure landscaping and architectural design for commercial uses promote the 
desired character 

3) Ensure landscaping, setbacks, and buffering limit the impact of new residential 

developments 

4) Preserve important viewsheds, such as agricultural fields, and natural features, 

such as woodlands 

5) Direct commercial development to the western side of US-23 

6) Establish gateways, welcome signs, and wayfinding signs 

 

Objective 4 

Establish service boundaries for future sewer and road improvements to encourage 
improvements in the desired areas and discourage development in other areas. 

1) Carefully evaluate areas adjacent to developed areas and in areas with public 

utilities and infrastructure to determine the limits of desired denser growth 

2) Discourage the extension of sanitary sewer outside of an established service 

boundary 

3) Consider traffic and level of service impacts for new development 

4) Focus future infrastructure investment develop to service areas 
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9.3 Residential Development and Housing 

Goal 

Promote well-planned residential opportunities that offer a balanced variety of 
options and prices. 

 

Objective 1 

Ensure an appropriate variety of housing options and opportunities. 

1) Promote lower-density housing in areas with fewer services or infrastructure 

2) Limit higher-density housing to areas with more services, infrastructure, and 
paved roads and near the City of Fenton 

3) Encourage the development of accessible housing options for seniors 

4) Explore opportunities to allow for accessory dwelling units 

5) Explore opportunities to allow smaller dwelling units 

 

Objective 2 

Ensure the character and design of housing is appropriate for the surrounding area 
and promotes the Township’s desired natural and rural character. 

1) Ensure developmental standard, such as setbacks and lot coverage, are 
consistent with the existing character of the surrounding area and the desired 
residential character 

2) Encourage or require preservation of natural features in new residential 
developments 

3) Mitigate haphazard land divisions that create difficult and unusual properties 

4) Limit overcrowding around lakes 

5) Ensure adequate buffering and screening between incompatible land uses 

 

Objective 3 

Discourage development of additional mobile home communities at this time. 

1) Continue to facilitate the build-out of the current mobile home communities 

2) Monitor mobile home community trends in surrounding communities to ensure 

the Township continues to provide its fair share 

3) Limit future mobile home communities to areas with adequate infrastructure, 

including sanitary sewer and paved roads 
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9.4 Nonresidential and Economic Development 

Goal 

Allow nonresidential development that is consistent with the Township’s character, is 
appropriate for the available infrastructure, and does not create a negative impact 
on the community. 

Objective 1 

Limit commercial development to areas capable of supporting the more intense land 

use. 

1) Focus higher-intensity commercial development to areas along the western 
side of US-23 

2) Encourage redevelopment of existing commercial properties 

3) Limit higher-intensity commercial development to paved, primary roads 

 

Objective 2 

Encourage commercial uses that are consistent with the Township’s natural and rural 

character and desired by residents. 

1) Encourage recreational uses and facilities 

2) Encourage home occupation uses that are consistent with the surrounding area 

3) Support agritourism uses that promote continued agricultural operations 

4) Allow for low-impact commercial uses, such as health care offices, small retail, 

and small restaurants 

5) Allow for high-tech and light manufacturing in a limited area where 

infrastructure is available 

6) Discourage heavy industry and similar commercial uses that manufacture, 
process, or handle hazardous materials 

 

Objective 3 

Ensure the character and nature of nonresidential development is appropriate for the 
area and promotes the Township’s desired natural and rural character. 

1) Require high-quality architectural design standards for commercial 

development 

2) Require landscaping that is consistent with the Township’s character 

3) Ensure the installation of adequate buffering and screening between 
commercial and residential uses 

4) Reduce the visual impact of parking lots 

5) Encourage the continued use of existing historic commercial uses 
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9.5 Natural Environment and Features 

Goal 

Protect, preserve, and enhance the natural features and resources that contribute to 
the Township’s desired natural and rural character and provide economic and health 
benefits. 

 

Objective 1 

Protect and preserve the Township’s unique natural features. 

1) Preserve wetlands in their natural state 

2) Preserve woodlands, tree rows, and signature trees 

3) Limit and reduce the impact of artificial light pollution 

4) Preserve important viewsheds and vistas 

5) Encourage parcel consolidation of nonconforming lots 

6) Discourage parcel fragmentation that creates haphazard development and 
habitat fragmentation  

7) Require environmentally sensitive areas to be limited to low-density and low-
impact uses 

8) Encourage enrollment of agricultural land in Public Act 116 

9) Encourage preservation of natural areas and agricultural lands through 
enrollment in land conservancy programs 

10) Explore creation of a purchase of development right ordinance 

11) Explore creation of a land preservation committee to identify high-priority 

areas for preservation 

12) Explore the potential for a millage to support purchase of development rights 

 

Objective 2 

Prevent pollution and hazardous materials from impacting the Township’s natural 

features and resources. 

1) Preserve surface water quality by limiting the impact of residential and 
agricultural stormwater runoff 

2) Educate the public and agricultural operations on the impact of stormwater 
runoff and other activities on water pollution 

3) Regulate and limit hazardous uses and uses of hazardous materials 

4) Encourage or require higher-intensity commercial uses to connect to a public 

sanitary sewer system 
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5) Encourage residential areas near lakes, rivers, or environmentally-sensitive 

areas to connect to a public sanitary sewer system 

6) Limit the impact of harmful aquatic life and invasive species 

 

Objective 3 

Ensure new developments preserve and enhance natural features. 

1) Require incorporation or preservation of important natural features into new 
developments 

2) Encourage cluster development and planned unit developments 

3) Allow for noncontiguous planned unit developments that preserve 
significant natural features 

4) Explore creation of transfer of development rights from areas with 
desired natural features to areas capable of supporting more 

development 

 

9.6 Transportation 

Goal 

Ensure an adequate and appropriate transportation system for the Township’s needs 
in an economical manner. 

 

Objective 1 

Work with Livingston County Road Commission to maintain and improve the current 

public road system. 

1) Work with the Road Commission to identify maintenance and improvement 
priorities 

2) Review the impacts of land uses on the public road system 

3) Limit higher-impact land uses to paved roads 

4) Reevaluate the adopted truck routes and post the existing truck routes, as 
necessary 

5) Encourage or require access management techniques, such as cross access, 

shared drives, and access drives, to limit the impact of curb cuts 

6) Explore creation of a transportation committee to make recommendations on 

public road improvements 

7) Explore the potential for a millage to support the maintenance and 

improvement of public roads 

8) Explore the creation of a formal carpool lot 
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Objective 2 

Ensure private roads provide adequate access and are maintained in a safe condition. 

1) Review current private road standards to ensure they require proper 

maintenance and are consistent with fire code and engineering standards 

2) Continue to require maintenance agreements for all new private roads and 
encourage creation of maintenance agreements for existing private roads 

3) Encourage improvements to private roads when possible to address safety and 
access concerns 

4) Consider requiring creation of special assessment districts when new private 
roads are developed 

5) Require new residential developments with private roads to budget for annual 

repairs and eventual replacement 

6) Encourage or require road connections between adjacent developments 

 

Objective 3 

Promote the development of appropriate non-motorized transportation options. 

1) Work with Livingston County and adjacent communities to coordinate 
development of trails 

2) Identify funding sources and grants for development of a trail system 

3) Require new developments to provide paths along the road 

4) Require new residential development to provide internal sidewalks and trails 

5) Ensure trails are barrier free and accessible 

6) Explore adoption of a trail plan to identify desired locations 

7) Encourage or require trail connections between adjacent developments 

8) Explore creation of a transportation committee to make recommendations on 
trail improvements 

9) Explore the potential for a millage to support the development of trails 

 

9.7 Community Facilities and Public Services 

Goal 

Provide appropriate, efficient public services and amenities to enhance the quality of 
life in the Township. 

 

Objective 1 

Monitor emergency services to ensure that fire, police, and emergency medical 
services are available and appropriate throughout the Township. 
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1) Limit more-intense development to areas with better access to fire, police, and 

emergency medical services 

2) Encourage improvement in firefighting infrastructure, such as dry wells 

3) Work with the Sheriff’s Department to ensure adequate coverage is provided 

4) Work with county dispatches to identify and resolve issues with calls routing 
to the wrong county 

 

Objective 2 

Ensure adequate and appropriate recreational opportunities for Township residents. 

1) Identify specific park and recreation needs in cooperation with Livingston 
County 

2) Explore development of a parks and recreation plan 

3) Investigate development of river access sites 

4) Research grant opportunities for parks and recreation 

5) Work with Livingston County and ITC for development of trails 

6) Require new residential developments to provide recreation area, open space, 

or parks for residents 

7) Require new residential developments to provide trails and sidewalks 

 

Objective 3 

Encourage high-quality and efficient infrastructure and public services. 

1) Expand use of the existing public sanitary system to areas with sensitive 
natural features, such as lakes 

2) Encourage higher-density residential and commercial uses in areas serviced by 
the existing public sanitary system 

3) Limit expansion of the public sanitary system when necessary to remediate 

environmental hazards or when paid for by a development, provided capacity 
remains available for priority areas 

4) Explore consolidation of trash and recycling services 

5) Work with Livingston County and providers to advocate for expansion of high-
speed internet throughout the Township 

 

[End of Goals and Objectives Article.] 
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Peabody Ice Climbing Recreational Area  
Special Land Use 

 
 



 

Richard K. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Vice-President 

David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal   Craig Strong, Principal   R. Donald Wortman, Principal 

Laura K. Kreps, Senior Associate   Paul Montagno, Senior Associate, Megan Masson-Minock, Senior Associate 

December 7, 2022 
 

Special Land Use and Combined Site Plan Review 

for 

Tyrone Township, Michigan 
 

PETITION INTRODUCTION 
 

Applicant: Garret Peabody 

Owner: Robert Peabody Trust 

Request: Special land use and site plan for a recreational area/facility 

Plan Date: September 23, 2022 

Use Statement 
Date: 

undated 

 
 

PETITION DESCRIPTION 
 
The applicant is requesting a special land use and combined (both preliminary and final) site 
plan for establishment of a public/private recreational area/facility. 
 
Recreational areas/facilities are a special land use in the FR Farming Residential district and 
include recreation areas, institutional or community recreation centers, swimming pools or 
similar clubs, seasonal recreation areas, and similar or unique recreational uses determined to 
be substantially similar by the Township. 
 
The applicant intends to operate an ice climbing facility, with some associated uses. 
 
There are existing buildings and structures on the site, but the application does not call for any 
new buildings or building expansions.  
 
A public hearing has been set for the December Planning Commission meeting. 
 
The Planning Commission reviews special land use and site plan applications and makes a 
recommendation to the Township Board, who makes the final decision. 
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PROPERTY INFORMATION 
 
Address: 12334 Foley 

Location: South side of Foley, between Peabody and Majestic View  

Parcel Number: 4704-14-400-016 

Lot Area: ~10.02 acres (net) / ~10.75 acres (gross)  

Frontage: ~964 feet along Foley 

Existing Land Use: Single-family house, recreational area/facility (unapproved) 

 
Aerial of the Site 
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ZONING 
 
The site is within the FR Farming Residential district.  A summary of the intent of that district is 
below. 
 

Current Zoning: FR Farming Residential 
The intent of the FR Farming Residential District is to protect lands best suited 
to agricultural uses from the encroachment of incompatible uses, while 
designating an area appropriate to the type of single-family residential 
development that does not alter the general agricultural character of the 
district.  Moreover, the intent also is to protect vital natural resources, including 
wetlands, inland lake water quality, groundwater supplies, fertile and stable 
soils, and significant stands of wood lots and vegetative cover.  Lands in the FR 
rand RE District are not likely to be served with centralized public water and 
sewer facilities. 

 
Current Zoning Map 
 

 
 

 
  

FR 

RE 

R-1 
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FUTURE LAND USE MAP  
 
The site is within the Agricultural/Residential area and Residential/Natural Resources 
Preservation area.  A summary of the intent of those areas is below. 
 

Future Land Use 
Map 

Agricultural/Residential 

Residents of several areas of the Township continue to enjoy a rural lifestyle 
where agricultural uses thrive.  In this type of setting, this plan encourages the 
maintenance of agricultural uses in a comfortable combination with large lot 
residences.  These areas will typically be located adjacent to Low Density 
Residential areas as described below.  The density in these areas will be 3 or 
more acres per dwelling unit. 

 Residential/Natural Resources Preservation 

 

The Future Land Use Plan’s Residential/Natural Resource Preservation 
designation is located in areas that possess one or more of these significant 
natural features.  It is intended to allow residential development at the very 
low density of a minimum of 3 acres per dwelling unit.  Residential uses will 
be developed in a planned manner that preserves the attractive natural 
features of Tyrone Township. 

 
Future Land Use Map 
 

 
 
 
 

Residential/ 
Natural Resources 

Preservation 

Agricultural/ 
Residential 
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SURROUNDING PROPERTIES 
 
The surrounding properties are primarily developed and used for single-family dwellings or 
are woodlands. 
 
 North East South West 

Surrounding Zoning 
RE Rural Estate, R-

1 Single-family 
Residential 

FR Farming 
Residential 

FR Farming 
Residential 

FR Farming 
Residential 

Surrounding Land 
Uses 

Single-family 
houses 

Single-family 
houses, 

Woodlands 

Single-family 
houses, 

Woodlands 

Single-family 
houses, 

Woodlands 

Future Land-Use 
Map  

Agricultural/ 
Residential, 
Residential/ 

Natural Resources 
Preservation 

Agricultural/ 
Residential 

Agricultural/ 
Residential, 
Residential/ 

Natural Resources 
Preservation 

Agricultural/ 
Residential 

 

 

NATURAL RESOURCES 
 
Topography:   The property is relatively flat. 
 
Wetlands:   There are 2 ponds on the western portion of the property. 
 
Woodland:   There are wooded areas along the western and eastern sides of the 

property.  There are mature trees throughout the property, including along 
the Foley right-of-way. 

 
Soils:   According to the USDA National Resource Conservation Service, a majority 

of the soils on the site are loamy or sandy loams.  
 
Items to be Addressed:  None. 
 
 

AREA, WIDTH, HEIGHT, & SETBACKS 
 
The proposed site, buildings, and improvements must meet the developmental standards for 
the zoning district in which it is located.  Additional specific standards for public/private 
recreational areas/facilities, found in §22.05(F) Public and Private Recreational Areas and 
Facilities of the Zoning Ordinance, are explored in the Recreational Areas & Facilities section 
of this report. 
 
The location of buildings and other improvements are shown on the site plan.  Dimensions of 
buildings and setbacks are not shown for buildings or structures, but the required setbacks are 
shown. 
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The table below shows standards for the FR Farming Residential district. 
 
Developmental Standards 

 

 FR district Proposed Complies 

Lot Area (min) 3 acres ~10.0 acres Yes 

Lot Width 
(min) 

250 feet ~964 feet Yes 

Setbacks    

Front  150 feet < 50 feet  No 

Side 30 feet 
30 feet (west) 

> 60 feet (west) 
Yes 

Rear 75 feet < 20 feet No 

Water 50 feet unknown unknown 

Building 
Coverage 

25 percent unknown likely 

Building or 
Structure 
Height 

30 feet unknown unknown 

 
Items to be Addressed:  Although the site plan does not call for any additional buildings, 
setbacks for the existing buildings and structures and basic information like building coverage 
and height should be added to the site plan, with measurements made as described in the 
Zoning Ordinance. 
 
Documentation is important to confirm compliance and to identify the current conditions and 
legal nonconformities, such as the front-yard and rear-yard setbacks. 
 
 

ACCESS & CIRCULATION 
 
The recreational area/facility has access through 3 existing gravel driveways from Foley to the 
north.  
 
The use statement notes that only 1 of these driveways provides access during the climbing 
season, but it does not identify which driveway. 
 
All of the existing driveways are too narrow to provide access for both inbound and outbound 
traffic at the same time.   
 
Items to be Addressed:  The driveway used to access the recreational area/facility shall be 
widened to allow 2-way vehicular movements. 
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OFF-STREET PARKING & LOADING 
 
The site plan shows the location of several parking areas, including existing concrete in front 
of the barn and field parking on the western side of the site. 
 
For recreational areas/facilities that do not have defined minimum parking standards, the 
Planning Commission can accept recommendations from a credible source, or the site must 
provide 320 square feet of land area to parking for each anticipated vehicle. 
 
It is not possible to determine the number of parking spaces provided or to determine if the 
proposed parking areas are consistent with design standards. 
 
A waiver can be granted to allow use of turf, mulch, stone, or similar materials for informal 
parking areas.  The site plan and use statement do not indicate how parking will be delineated. 
 
Items to be Addressed:  1) Determination that appropriate parking is provided, or applicant 
to provide additional information.  2) Determination if a waiver is appropriate for the turf parking 
surface.  3) Parking to be delineated with rope, posts, or similar methods. 
 
 

ESSENTIAL SERVICES 
 
The site will continue to be served by an existing on-site well and several existing sanitary septic 
systems.  Wells for public use are generally held to a higher standard than wells for private use. 
 
The use statement indicates that the existing barn on the property is supplied with adequate 
electrical service to support necessary snow/ice making operations. 
 
Items to be Addressed:  Approval of the well and sanitary septic systems for public use by the 
Health Department.  
 
 

LANDSCAPING & SCREENING 
 
The site plan does not show the location of any existing landscaping or screening, nor does it 
call for any additional landscaping or screening. 
 
There are established trees along the borders of the site.  A majority of the existing trees are 
deciduous.  There are open areas without trees along the Foley right-of-way. 
 
The area between the parking and Foley has smaller deciduous trees that may not provide full 
screening of parked cars from the road.  Some additional plantings in this area would limit the 
impact of the use from residents and users of Foley. 
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When nonresidential uses are in residential districts, a 4-foot-tall berm or screening wall should 
be provided, parking areas should be screened by an evergreen obscuring screen, and all the 
required landscaping along the road should be provided. 
 
A waiver may be granted for landscaping and screening associated with recreational 
areas/facilities if it is determined that the intent of the landscaping standards is achieved. 
 
Items to be Addressed:  1) Additional trees to be planted between Foley and the parking 
areas.  2) Determination if the existing site conditions are consistent with the intent of 
landscaping standards and a landscaping waiver is appropriate. 

 
 

EXTERIOR LIGHTING 

 
The site plan does not show the location or any details of any exterior lighting.  The use 
statement indicates there is exterior lighting for the facility.  It is not possible to determine 
compliance with §21.37 Exterior Lighting of the Zoning Ordinance. 
 
Items to be Addressed:  Lighting information provided sufficient to determine compliance 
with Zoning Ordinance standards. 
 
 

OUTDOOR ADVERTISING & SIGNS 

 
The use statement indicates that there is an existing sign near one of the driveways.  The exact 
location and dimensional standards for the sign are not described. 
 
Review for consistency with sign standards can be done as part of zoning permit review for the 
sign. 
 
Items to be Addressed:  A permit shall be secured for the sign. 
 
 

RECREATIONAL AREAS & FACILITIES 
 
In addition to the general standards of the Zoning Ordinance, there are specific standards for 
public/private recreational area/facilities.  These standards, outlined in §22.05 F Public and 
Private Recreational Areas and Facilities, are addressed below. 
 
1. Description of Use.  Plans for commercial recreation areas and facilities must include a 

written statement of use describing the purpose of the facility, the uses proposed, whether 
the uses will require formal memberships or will be available to the public, whether the use 
will be permanent, year-round, or seasonal in nature, intended hours of operation, number 
of employees on a maximum shift, facility bylaws, nuisance mitigation measures, and other 
information applicable to the business and use. 
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Comments:   A use statement has been submitted that describes the proposed recreational 
area/facility.  It states that it will be used to provide and support ice climbing; that it will be a 
permanent, seasonal use (November through April); that it will operate from 8:00 am to 10:00 
pm; that there are 3 employees; and that it is open to members of the public. 
 
2. Compatibility of Use.  Commercial recreational areas and facilities may be permitted in 

residential districts only where it can be determined the commercial nature of the use does 
not affect the primarily residential character of the site and surrounding properties.  Factors 
concerning the public health, safety, and welfare of the public, including, but not limited 
to, liability insurance, parking assistance, safety, and security contractors, refuse disposal 
etc., may be required to ensure compatibility of use. 

 
Comments:  The nature of the use does not appear to be detrimental to the residential 
character of the area or the surrounding properties.  It would create greater trips during the 
season, but it is not likely to be a substantial number of trips. 
 
3. Intensity of Use.  Recreation areas and facilities may be approved administratively by the 

Zoning Administrator after it has been demonstrated to his/her satisfaction there will be 
minimal adverse impacts to the surrounding properties or neighborhood in terms of 
intensity of use, noise, odor, visual nuisance, traffic, landscape, drainage, duration of use, 
or any other identified potential impact.  The Zoning Administrator may request the opinion 
of a subcommittee of the Planning Commission to assist in a determination of 
appropriateness of administrative review.  All uses not deemed appropriate for 
administrative review shall be reviewed as a special land use. 

 
Comments:  The proposed recreational area/facility has been determined to be most 
appropriate for review and approval as a special land use. 
 
4. Traffic Impacts and Road Access.  The proposed use must not generate traffic volumes of 

an amount that will create hazardous conditions for users of adjacent properties or 
contribute to altered character of properties in the vicinity.  The Township may request 
formal feedback from the Livingston County Road Commission and an independent traffic 
study to determine impacts. 

 
Comments:  The proposed recreational area/facility would generate more trips than the 
previous agricultural use of the site or residential uses using the same area.  The use statement 
indicates a maximum of 100 customers a day, which would be similar to the trips generated for 
20 single-family dwellings. 
 
5. Landscaping and Screening.  Landscaping and screening must achieve the standards of 

Article 21A of this Ordinance.  The Township may waive certain landscape requirements 
where it is determined the intent of the landscaping standards is achieved with existing site 
conditions. 

 
Comments:  The site plan does not call for any additional landscaping or screening.  The 
existing vegetation would generally remain.  Nonresidential uses in residential areas would 
generally require a berm or wall and full screening between the street and parking areas.  The 
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Planning Commission should determine if the existing site conditions are consistent with the 
intent of landscaping standards. 
 
6. Setbacks.  The setback standards in Section 20.01 of this Ordinance apply to all structures 

associated with the commercial recreation area.  Accessory buildings and structures shall 
be located in accordance with Section 21.02, Accessory Buildings and Structures 
Provisions, to the extent feasible.  Due to the unique and diverse nature of recreation areas 
defined herein, the Township may modify side and rear setback requirements to 
accommodate unique circumstances or structure types.  Modification of setbacks may only 
be considered where vegetative screening, berms, or other forms of buffering are 
proposed to help minimize the effect of the modified setback. 

 
Comments:  There are several existing buildings that are located within the required setbacks 
and are considered to be legally nonconforming structures. 
 
The applicant is not proposing to add any new structures within required setbacks. 
 
7. Parking.  The number of off-street parking spaces provided in support of temporary uses 

may be considered on a case-by-case basis.  Where specific parking space requirements 
cannot be determined by §25.11 or credible external resources, the site must dedicate 320 
square feet of land area for parking per expected vehicle at maximum anticipated capacity. 
a. Off-street parking.  Off-street parking is subject to the standards of Article 25 of this 

Ordinance, but certain design standards may be waived to permit informal parking 
areas with surfaces of turf, mulch, stone, or other similar material suitable for driving or 
parking.  Parking area delineation may be accomplished by paint, string, or other 
means deemed appropriate by the Planning Commission. 

b. On-street parking.  On-street parking is prohibited unless authorization is expressly 
granted by the Livingston County Road Commission, MDOT, or other applicable 
authority of record for the road right-of-way. 

 
Comments:  Parking requirements for the proposed recreational area/facility are not defined 
in §25.11, and credible external resources have not been provided.  The use statement indicates 
that more than 100 parking spaces are available on the site.   
 
The Planning Commission should determine if the proposed number of parking spaces is likely 
to be adequate, if a turf surface is appropriate, and what parking delineation methods would be 
appropriate. 
 
8. Use-Specific Standards.  The following standards are intended to be for a specific use and 

may not apply to all commercial recreation areas and facilities: 
 
Comments:  The proposed recreational area/facility will not include any of the uses described 
with these use-specific standards. 
 
9. Annual Review.  On an annual basis, special land uses described herein shall undergo 

review.  Due to the unique and potentially evolving nature of these types of uses, the annual 
review is intended to ensure operations are in harmony with the surrounding 
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neighborhood as intended, conditions of the approval are being followed, improvements 
to operations are identified and mutually agreed-upon, and the interests of the 
owner/operator and Township are supported. 

 
Comments:  The owner/operators shall prepare and submit an annual report, as outlined in 
§22.05(F)(10) Annual Review, unless the Zoning Administrator approves an alternative review 
cycle. 
 
 

APPLICABLE DECISION CRITERIA 
 
The proposed recreational area/facility requires both special land use and site plan review.  
The decision criteria for those approvals are examined below. 
 
Site Plan Review 

Standards for site plan review are outlined in §23.03 Standards for Site Plan Review, and a 
description of information that must be included in a site plan is outlined in §23.02 Site Plan 
Information.  Comments addressing these standards are included throughout this report and 
below. 
 
Comments:  The site plan is limited in nature, showing the parcel boundaries, location of 
existing buildings and structures, existing driveways, easements/right-of-way, required 
setbacks, and some utilities. 
 
While a full site plan is likely not necessary to review this application, some additional 
information should be provided, as noted throughout this report.  Review with the additional 
information could be done administratively or postponed for Planning Commission review at a 
later date. 
 
Special Land Use Review 

The general review standards for special land uses are outlined in §22.04 General Review 
Standards for All Special Land Uses and are included below.  Specific standards for recreational 
areas/facilities have been explored in the Recreational Areas and Facilities section of this 
report.  Comments addressing these standards are included throughout this report and below. 
 

A. Master Plan.  The special land use will be consistent with the goals, objectives and future 
land use plan described in the Township's Master Plan. 

 
Comments:  The proposed recreational area/facility is allowed as a special land use within the 
current zoning district and would be consistent with the desire of promoting the natural 
character of the community for outdoor uses. 
 

B. Zoning District.  The special land use will be consistent with the stated Intent of the zoning 
district. 

 
Comments:  The proposed recreational area/facility is a special land use in the FR Farming 
Residential district. 
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C. Neighborhood Compatibility.  The special land use will be designed, constructed, operated 
and maintained to be compatible with, and not significantly alter, the existing or intended 
character of the general vicinity in consideration of environmental impacts, views, aesthetics, 
noise, vibration, glare, air quality, drainage, traffic, property values or similar impacts. 

 
Comments:  The proposed recreational area/facility does not appear to result in significant 
changes to the current site.  The majority of activities are located within the site and are screened 
by existing vegetation.  Lighting during operation may create a visible impact if pointed 
upwards or not screened properly. 
 

D. Environment.  The special land use will not significantly impact the natural environment. 

 
Comments:  It does not appear likely that the proposed recreational area/facility would have a 
significant impact on the natural environment.  The use of water is noticeable but not significant, 
and the soils are generally favorable for absorption of melted ice. 

 
E. Public Services.  The special land use can be served adequately by public facilities and 

services such as police and fire protection, drainage structures, water and sewage facilities, 
refuse disposal and schools. 

 
Comments:  It does not appear likely that the proposed recreational area/facility would create 
negative impacts on public facilities or services. 
 

F. Traffic.  The proposed use shall be of a nature that will make vehicular and pedestrian traffic 
no more hazardous than is normal for the district involved, taking into consideration the 
following… 

 
Comments:  Based on the use statement, the proposed recreational area/facility could create 
a maximum of 200 (1 direction) trips, which is similar to 20 single-family dwellings, with a typical 
day generating a maximum of 100 (1 direction) trips, which is similar to 10 single-family 
dwellings.  This would be noticeable to residents, but it is not likely to overburden Foley and is 
below the threshold that would typically require a traffic study. 
 

G. Additional Development.  The proposed use shall be such that the location and height of 
buildings or structures, and the location, nature and height of walls, fences, and landscaping 
will not interfere with or discourage the appropriate development and use of adjacent land 
and buildings or unreasonably affect their value. 

 
Comments:  If adequate screening is maintained on the site, it does not appear likely that the 
proposed recreational area/facility would have a negative impact on the use, value, or 
development of adjacent properties. 
 

H. Health, Safety and Welfare.  The proposed use shall be designed, located, planned, and 
operated to protect the public health, safety, and welfare. 

 
Comments:  If the Planning Commission determines that the proposed recreational 
area/facility is consistent with the standards in the Zoning Ordinances and other conditions it 
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determines appropriate, it should not create a negative impact on public health, safety, or 
welfare. 
 
The outdoor climbing areas, including the ice tower, are not fenced.  The Planning Commission 
should consider if additional security measures, such as fencing, security cameras, or motion-
activated lighting are necessary to ensure safety. 
 
 

SUMMARY & COMMENTS 
 
For site plans and special land uses, the Planning Commission reviews applications and 
forwards them to the Township Board for its action. 
 
The Planning Commission may determine missing information may be necessary to make a 
decision.  Missing information that the Planning Commission determines is not necessary for 
review could receive a waiver or be reviewed administratively. 
 
The Planning Commission could make a favorable recommendation, with or without 
conditions, if it determines decision criteria and developmental standards are met or would be 
met with conditions. 
 
The Planning Commission could postpone action if it determines missing information is 
necessary for its review or there are significant or too many changes or conditions that would 
be necessary to receive a favorable recommendation at this time.  If this is the case, it should 
direct the applicant to prepare revisions based on its review and provide guidance as to what 
additional information or changes would be necessary. 
 
The Planning Commission could make an unfavorable recommendation it determines decision 
criteria and developmental standards are not met or could not easily be met with changes or 
conditions.  
 
Planning Commission Decisions/Determinations/Findings 
 

The list below includes items that require Planning Commission decision, determination, or 
finding.   
 

1) Determination that appropriate parking is provided, or applicant to provide additional 
information. 

2) Determination if a waiver is appropriate for the turf parking surface. 
3) Determination if the existing site conditions are consistent with the intent of landscaping 

standards and a landscaping waiver is appropriate. 
4) Determination if a traffic impact study is necessary. 
5) Determination if additional security measures are necessary for the outdoor climbing 

areas. 
 

  



Peabody Recreational Area/Facility 
Special Land Use and Combined Site Plan  
December 7, 2022 
 

 

14 

Potential Conditions 

 
Potential conditions have identified throughout this report to aid in the Planning Commission’s 
deliberation. 
 
Additional potential conditions could also be identified at the Planning Commission meeting. 
 

1) Setbacks for the existing buildings and structures, building coverage, and height for the 
climbing tower added to the site plan, with measurements made as described in the 
Zoning Ordinance. 

2) Driveway used to access the recreational area/facility widened to allow 2-way vehicular 
movements. 

3) Parking to be delineated with rope, posts, or similar methods. 
4) Approval of the well and sanitary septic systems for public use by the Health 

Department.  
5) Additional trees to be planted between Foley and the parking areas. 
6) Lighting information provided sufficient to determine compliance with Zoning 

Ordinance standards. 
7) A permit shall be secured for the sign. 
8) The owner/operators shall prepare and submit an annual report, as outlined in 

§22.05(F)(10) Annual Review, unless the Zoning Administrator approves an alternative 
review cycle. 

 
 

 

 





PEABODY ICE CLIMBING OVERVIEW

Peabody Ice Climbing started in 2005 as a place for a small group of people to train for ice
climbing and overtime has become a destination for climbers from all over the midwest and
nationally. Michigan is a world class destination for ice climbing on Lake Superior and our facility
helps introduce new climbers to the sport and is a place for experienced ice climbers to train
and socialize.

The facility is seasonal in nature and goes from early Nov to April with the occasional off season
event (ie. bike ride, social events). Hours of operation are 7 days per week 8am-10pm and we
climb under lights during the evening. There are on average 50 members per season and it is
open to the public and day passes and rental equipment are available for new climbers.

Myself and currently 2 (part time) staff are certified climbing instructors with the American
Mountain Guides Association which is the nationally/internationally recognized group that
regulates the climbing and guiding industry. Our insurance, procedures, waiver, and operations
follow these industry standards. Each new climber is given an introduction to the facility that
covers rope and belay techniques, anchoring and climbing, as well as an overview of the
premises and safety measures to follow. All climbers are required to sign a waiver as well as a
declaration that they are fit enough to participate. The towers, anchor systems, and ropes are
inspected daily during the season and there is an instructor present during open hours to ensure
climbers and spectators are following procedures.

There are three entrances (one with a sign) to the property off of Foley Rd, but only one allows
access to the tower area and is monitored constantly during the season to make sure there is
no climbing during off hours. The towers are blocked on three sides by natural wooded areas
that act as a natural barrier preventing access to the tower, dull or block any direct light coming
from the climbing area, as well as muffle sound from carrying any farther from the direct
property.  Ropes are also taken down nightly to prevent climbing during off hours. There are
residences on the premises as well and are occupied during the climbing season.

Public road traffic is personal autos, no heavy trucks, and climbers often carpool. Parking is
ample with over 100 spaces on either gravel or grass on even surface areas with no need to
use public roads. The driveways are gravel surface and connected to provide a flow thru type
system. The landscaping consists of natural trees that vary from 20 to 70 ft tall that block the
views of the tower and other structures from the road to avoid attractive nuisance. These also
provide a barrier for light shining on the towers in the evening hours as well as muffle any sound
climbers or machinery can make. Lighting is from the ground up and does not directly shine in
the direction of any homes.. The top 25 ft of the tower can been seen from the road during the
day and evening, but that is it. The buildings are set back into the lot to create space between
the public road and the facility where it does not interfere or distract passerby traffic. These
buildings are also in front and naturally elevated above the main climbing structure to block
views and keep noise and light interference to a minimum.



A busy weekend day in the winter can see up to and exceed 100 climbers per day, but averages
around 50 people. This has been the trend for the past 5 years. These climbers are driving
distances of 6+ hours away, range from 13-75 years of age, generally active, multicultural,
middle to upper income, 50/50 male/female that spend approximately 4-6 hours with us and go
on to use the services in the area including restaurants, hotels, supermarkets, and gas stations.
Most of these participants hear about us from word of mouth as we have never paid for
advertising.

The tower is built of weather treated and structurally rated utility poles and connections using
guidelines from utility line working professionals and engineers to speculate loads and depth.
We monitor all connections monthly and adjust when needed. Steel chain link fence is nailed to
the underlying structure to capture the water as it flows down. Once the ice touches the ground
and the base thickens, the ice becomes self supporting as gravity evenly forms the ice and
evenly disperses the weight. Sprinkler systems on the top of both towers make the majority of
the ice and when necessary, we use a commercial snow maker (similar to a ski resort) to fill
sections in. This is a 4 ft diameter 25 hp electric fan mounted on a cart that sprays water where
directed. It is approx as loud as a tractor and is generally only ran in the late evenings/early
mornings on average of 30 hours per season. Our buildings were originally wired with 3 phase
440v industrial type power to run the orchard equipment and is what these machines operate
on. We are on a well with a depth of 175 feet and the towers require as much water as an
olympic size pool for the duration of the season. When the melts, it seeps thru the ground back
to the water table possibly losing some to evaporation. The ground is also sandy in nature and
the ice melts slowly so we have never had issues with drainage.

All lessons, check in, rental equipment activity happens in or near one building (labeled
clubhouse on site survey) for ease of monitoring groups, garbage/recycling is also located here.
The building is approx 700 sqft, on ground level, concrete floors and heated with a woodburning
stove, accessed by stairs or a gravel ramp. The second floor is a private residence with no
public usage. The bathrooms are a separate building with easy parking access (labeled
bathrooms on site survey) On busier weekends we use porta-jons to accommodate participants
and are placed next to the bathroom facility. The bathroom structure (500sqft) and building
directly south of the bathroom labeled storage (340 sqft) were built in 1950 are 20 ft north of the
property line. There are 5 septic tanks (indicated on the site survey) that have been in place
since 1950 and are all in working order. Also, to the west of the bathroom structure is a building
used for private storage (280sq ft) is on a trailer.



Ice climbing is growing as a sport, but it remains a niche type activity and has inherent
limitations on who can and is willing to participate. We anticipate growth over the years, but we
are more focussed on user experience vs increasing number of climbers so the current
buildings in place will accommodate the use long term, however we may need to add bathrooms
to our current bathroom facilities

There is also a gym facility on the premises where people can train for climbing and the oxygen
levels in this space can be decreased to simulate altitude. This feature of the gym is only used
in summer months from May-Sept to coincide with the alpine climbing season in North America.
The equipment was installed by a professional company that specializes in this field and
generally works with universities and institutions. The space is very small, 800 sq ft total, two
floors, with 20ft high ceilings, and sees on average 10 people per week. This was built as a
personal gym, but we allow others to train there that generally have specific goals but can be
used by the general public to help contribute to an active lifestyle. We are including this as a
secondary usage and makes up .05% of annual revenue and occupies .05% of the building it is
in with the remainder of it being storage. The gym hours are from 6am-10pm, 7 days per week,
and people sign themselves in and out. The Firechief in Fenton has toured the facility as they
would be responding to any emergencies.

Lastly, in the timeframe that we have been operating, no major injuries have been sustained by
any participants and no public emergency resources have been contacted.



NEW BUSINESS #1 
 

Next Workshop Meeting 
 

(No documents attached) 
 


