
MINUTES 
 

City of Alpena Planning Commission 
Regular Meeting 
March 10, 2015 

Alpena, Michigan 
 

 

CALL TO ORDER: 
The regular meeting of the Planning Commission was called to order at 7 p.m. by Randy 
Boboltz, Planning Commission Vice-Chair. 
 

ROLL CALL:  PLANNING COMMISSION 
Present: Heraghty, Hunter, Lewis, Boboltz, VanWagoner, Gilmore, Mitchell 
 

Absent: Dort, Sabourin 
 

Staff: Adam Poll (Director of Planning & Development), Don Gilmet (Building Official), 
Vickie Roznowski (Recording Secretary) 

 

PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited. 
 

APPROVAL OF AGENDA: 
The March 10, 2015, agenda was approved as printed with one addition to Business; 
Brownfield Representative. 
 

APPROVAL OF MINUTES: 
The minutes of the February 10, 2015, regular meeting were approved as printed with one 
correction; Boboltz was not in attendance. 
 

PUBLIC HEARING AND COMMISSION ACTION: 
PC15-SU-01: Sunrise Mission has filed a petition requesting a Special Land Use Permit to 
allow for the construction of a 34’ x 60’ activity center attached to the rear of the existing 
structure at 622 W. Chisholm Street. 
In 2001 the Sunrise Mission received permission to enlarge the original structure at 622 W.  
Chisholm Street, doubling its capacity from 12 to 25 beds and in 2008 the mission was granted 
to utilize the adjacent home at 616 W Chisholm to house up to two families with no charge to 
the guests and expand their capacity to 33 beds. The property at 608 W Chisholm is owned by 
the mission, but consists of 4 units that are rented out, so it is not included in the special permit 
that was granted to the mission as those rental units are open to anyone, and are regulated by 
the City’s rental registration and inspection programs.  
 

The mission is now requesting to allow the construction of a 34’ x 60’ activity center attached 
to the rear of the existing structure at 622 W Chisholm Street. The applicant has indicated that 
the activity center would be utilized for life skills training and congregate meals at holidays. In 
addition, the applicants listed the uses including 12 step groups, community Bible study, 
classes, and staff and guest group needs within their newsletter.   
 

Several variances were required for the proposed activity center for which hearings took place 
at the February 25, 2015 Zoning Board of Appeals meeting. Those variances were denied as 



the ZBA did not feel that the requests met the required variance standards. The applicants 
have an opportunity to appeal and if their appeal is successful, Planning Commission approval 
of the Special Permit request is still required. If the Planning Commission denies the request, 
Special Land Uses are appealed directly to Circuit Court, and will not go to City Council.  
 

The property is currently zoned CCD Commercial Corridor District, which permits Residential 
Human Care Facilities as Special Land Use Subject to Special Conditions (Special Use), 
subject to Planning Commission approval following a public hearing.  
 

The activity center is intended to be utilized for a gathering place for different uses, many of 
which would not appear to be limited to guests of the facility. Some of these uses include life 
skills training and congregate meals at holidays, 12 step groups, community Bible study, 
classes, and staff and guest group needs. Normal residential care facilities require 1 parking 
space per bed and 1 space per staff member. Being that the mission services individuals that 
generally do not drive, those requirements seem excessive. Staff would have concerns with 
the proposed activity center and the house located at 608 W Chisholm. As the house is not 
part of the mission, and is available for anyone to rent, it is required by ordinance to provide 6 
parking spaces. The activity center requires 34 parking spaces. It would be be part of the 
mission, but would be open to the public for a number of different functions. Assuming there 
are two staff members at the mission, there would be a need for 42 parking spaces for the 
associated structures, only 25 of which are provided.  
 

It should be noted that the Planning Commission can potentially reduce parking requirements 
for a special use. Although it is not specified, this provision is for special uses that intend 
occupy existing buildings and not for building additions. When reducing parking requirements 
for new construction, the Planning Commission must look at the future use of the property, and 
consider the possibility that the mission could move or cease operations in the future. If that 
occurs there are very few other uses that could utilize the mission property due to the parking 
needs that most other uses have.  
 

In addition, allowing the proposed activity center and associated parking would increase the 
nonconformity of 608 W. Chisholm Street. The property at 608 W Chisholm is a legal non-
conforming use, the proposed parking area would appear to eliminate nearly the entire rear 
and side yards. If the property were ever to be split and sold, a 10’ rear and side yard setback 
would need to be maintained around the structure, and 6 parking spaces would have to be 
included with the residential structure.  
 

An alternative to locating the proposed activity center at the existing mission site would be to 
locate the activity center offsite. The mission could construct or utilize an existing building for 
the activity center in a nearby location within a walkable distance which could meet zoning 
requirements. Such an arrangement may not be as easy to operate for the mission as it would 
probably require additional staffing, but it would appear to address land use concerns.  
 

In reviewing the site plan further, the applicants are proposing to construct a 6’ privacy fence 
along the alley that would create a visual barrier and restrict vehicles from entering and exiting 
off the alley. The site plan also points out that there is an existing 6’ privacy fence at 117 S 
Seventh Avenue. Staff would ask that if approved that a condition be added requiring a privacy 
fence along the alley, but also along 117 S Seventh Avenue.   
 



The Sunrise Mission provides an important service for Northeast Michigan. They assist a 
population that is often underserved, and have done so for 25 years. The desire to increase 
the services available to those they assist is commendable. As the mission is not requesting 
any space for additional beds, this analysis pertains to the impact of the requested activity 
center and the long term land use issues that the activity center may or may not produce.  
 

Although the Sunrise Mission does offer an important and sometimes underappreciated 
service to our community, there would not appear to be adequate space for the proposed 
activity center and the amount of parking it would require as the activity center is open at times 
to the public. If the mission were to relocate or cease operations 25 parking spaces would not 
be adequate for other potential uses for the property. In addition, the proposed parking lot 
would increase the non-conformity of the home at 608 W Chisholm and make it difficult to split 
off that home without requiring additional variances.  
 

Staff recommends denial of the request for a Special Land Use Permit for the construction of 
the proposed 34’ x 60’ activity center.  
 

FAVOR: 
John Ritter, Sunrise Mission Director, 14145 E. Grand Lake Road, stated that this addition has 
been talked about at the board level for about 5 or 6 years. This addition is due to the lack of 
space and having enough room for congregate meals (the big holidays), space for meetings, 
and kids play area. Largest issues at the ZBA meeting was parking. To us it’s not the parking 
it’s the people. On February 24th we had people staying and only one car. The most cars we 
have had at the Sunrise Mission at one time is 5. Doesn’t see a problem with parking because 
most of the people that stay at the Sunrise Mission do not own cars.  
 

OPPOSITION: 
Angie Skiba, 635 River, asks that the Commission deny this request. Has had to have 2 
people removed from her backyard. It is a neighborhood issue and she is not the only person 
that has had problems with that. This is a safety issue. If you look at the back of the homes 
there is not room for this building. The job they do is good and she is not a person to not be 
compassionate. Feels that they have been there a lot of years without the building and doesn’t 
feel that they need the activity center. Extended stays at the Sunrise Mission changed from 90 
days to 180 days. Poll noted that the alley would be closed to traffic and that that the stay was 
90 days per 6 months and has been changed to 180 days per 12 months. 
 

Amy Bedford, 117 S. Seventh, stated that she was a former guest of the Sunrise Mission. Has 
attended holiday meals and there didn’t seem to be a problem with space. This afternoon she 
witnessed someone come out of the mission and go get something out of a car that was 
parked in the Dairy Queen parking lot. Her daughter is scared to be outside. Bedford further 
stated that she knows for a fact that they bus people on parole in from prisons who will be 
staying at the Sunrise Mission. Her fiancée was a parolee who was bussed in from Adrian in 
2007. 
 

Dennis Bray, RS Scott Associates, stated that this will not make the parking issue worse. 
Signage will help the process and should eliminate any current issues that exist. VanWagoner 
asked where primary access to the parking lot would be. Bray stated that the primary access 
will be off of Chisholm Street. 
 



John Lappan, 112 N. 8th Street, has seen a lot that has gone on at the Sunrise Mission. This 
meeting is based solely on the variance they requested. I feel that in the future this could 
create problems. This request should be denied. Doesn’t have anything against the mission, 
but there has got to be some limitations.  
 

Angie Skiba approached the Commission and handed the Commissioners paperwork from a 
FOIA request showing the amount of police calls that have been made regarding the Sunrise 
Mission. Skiba stated that many of the residents of the mission eat at St. Bernard’s soup 
kitchen and St. Bernard does have AA meetings.  
 

John Ritter, stated that unfortunately he works for a company that is undesirable to most. Ritter 
further stated that some of the nicest people he has met have come through the mission. The 
Sunrise Mission is the last stop before the streets. People staying at the mission have to be in 
before 10 o’clock, the doors are locked, and you can’t come in if you are high or drunk. We do 
not get any extra funding for taking people that have been paroled or on probation. We get the 
standard $12 a night per person from the state. We don’t have a bus and we do not pay people 
to bring them to Alpena. In December there was a news article that stated that there aren’t any 
more calls to the mission than any other place in the City and that the Sheriff is happy that the 
mission is there. 
 

COMMISSIONER’S DISCUSSION AND ACTION: 
Hunter asked Ritter how well the Sunrise Mission Board investigated the possibility of an off-
site location versus what is before the Commission tonight. Ritter stated some of that has been 
talked about. It just comes back to that we have just got a really good central location. All these 
people with no cars can walk and take care of their business. If you go back behind the 
Mission and look and the playground gets taken in and the white barn is taken down then there 
is a ton of room back there. Hunter asked if the property is ever sold what would be some 
potential future uses for that property. Ritter stated he can’t see into the future, but they would 
have to go through zoning and planning just as we are doing right now. Gilmet stated the 
proposed addition will be zoned assembly use. If that is built and granted and you take the 
Mission off the building and then it gets sold, it could be a restaurant. Not necessarily will it 
have to come back before the Commission, it will depend on usage. VanWagoner stated the 
building as it sits right now at 622 W. Chisholm there was an addition put on, did they have to 
get a variance to put that addition on last time? Gilmet stated they came before the 
Commission for that. VanWagoner further stated without the proposed addition that lot at 622 
probably wouldn’t be in compliance with the minimum use of space if that were sold all by 
itself. There is too much building on the lot as it is right now, correct? Gilmet stated that is 
correct. Mitchell stated that there is approximately a 6-7 foot section that goes on to the 616 W. 
Chisholm property. Gilmet stated it is. Mitchell stated if they wish to do this then why don’t they 
merge the properties, otherwise if something happens and that’s sold then whoever owns the 
616 property could say they need to tear the building down because it is on their property. 
Lewis stated that you always have individual lots even if they merge them, but only one tax bill. 
They wouldn’t be able to sell the building in the middle because it would have an 
encroachment as is. Once they build the building over the property line then the two lots are 
going to be tied together unless they would do some kind of lot split, which could be denied by 
staff because it wouldn’t meet the criteria of a lot split. Hunter wanted to make it clear that what 
we are being presented is that they are short 17 parking spaces even though most of these 
people have no vehicles. Poll stated if we said that none of the residents or guests of the 
Mission had cars, you made room for two staff, and you had room for the parking requirements 



for 608 and the activity center this is where the count of 42 parking spaces came from. Hunter 
stated if they wanted to use that new building for other groups that might want to meet there, 
then they are still short 17 parking spaces. Hunter asked if Ritter would be interested in a 
limitation where outside groups could not use the facility. Ritter asked if this would include 
alumni. I don’t think we have anybody, except volunteers that come in, that aren’t in some way 
connected with the Mission. Hunter asked if the Board discussed having revenue from renting 
the space. Ritter stated this is not a place that will be rented out. It will be for in-house use 
only. Lewis asked if there were any options to make the addition smaller than what it is so you 
would meet the rear yard setback. Ritter stated the current plan is quite a bit smaller when we 
first started. When the board looked at the layout and what we originally looked at was going to 
fit on the lot and it got paired down to 60 feet. It just looked like the right size having a kitchen, 
two bathrooms, storage area, utility area, and common area big enough for what we thought 
our needs would be on a given holiday.  
 

Motion made by Mitchell, seconded by Hunter, to deny the request for a Special Land Use 
Permit for the construction of the proposed 34’ x 60’ activity center due to the lack of parking 
spaces. 
 

Yays:  VanWagoner, Boboltz, Lewis, Hunter, Gilmore, Heraghty, Mitchell 
 

Nays:  None 
 

Absent: Dort, Sabourin 
 

Motion passed by a 7-0 vote.  
 

BUSINESS: 
Brownfield Representative: 
Poll stated that it is required for the Planning Commission to appoint a member to the Authority 
for Brownfield Redevelopment. That member, for some time, has been Mike Glowinski who 
has moved outside of the City limits. At the City Manager’s request, Glowinski is willing to 
serve as long as the Planning Commission agrees. 
 

Motion made by VanWagoner, seconded by Heraghty, to reappoint Mike Glowinski to the 
Authority for Brownfield Redevelopment. 
 

Yays:  Boboltz, Lewis, Hunter, Gilmore, Heraghty, Mitchell, VanWagoner 
 

Nays:  None 
 

Absent: Dort, Sabourin 
 

Motion passed by a 7-0 vote. 
 

COMMUNICATIONS: 
None. 
 

REPORTS:  
1. Update on Planning and Development Projects 

Will be meeting with the MEDC on Monday regarding the Alpena Furniture building. 



 
Austin Bros. Brewery 
Austin Bros. Brewery is getting ready to pull permits and ordering equipment. The brewery 
will be opening late May or early June. 
 

Holiday inn Express 
Foundation work will begin on the Holiday Inn Express in the near future. Holiday Inn 
Express wants to be open by October-November 2015. 
 

2. Redevelopment Ready Community Program 
Poll did submit the checklist and it is being evaluated. Part of the program is an economic 
feasibility assessment for vacant buildings within our downtown so representatives from 
U of M will be coming up to look at some buildings within the City. 
 

3. Recreation Plan Update 
Poll stated that the Commissioners who have volunteered to sit on the subcommittee to 
review the Recreation Plan will need to meet in the near future with the Recreation 
Advisory Board to start updating the Recreation Plan. 
 

4. ZBA Update 
Poll stated that the Commission is aware of the case regarding the Sunrise Mission. There 
are no new cases for the month of March. 

 

CALL TO PUBLIC: 
None. 
 

MEMBERS’ COMMENTS: 
Boboltz stated that there was a question at the last meeting regarding the gentleman that owns 
the former Federal Building. I know the Commission did give permission for him to reside in 
there for some period of time. The issue is that there are times when we as a Planning 
Commission set some kind of time limit on something that we have the authority to do so with 
some party. We don’t always remember to follow-up. We should be keeping some kind of 
actual listing showing what was approved and the time line so we don’t forget to go back to it. 
Boboltz stated several years ago a site plan came before us for Beaver’s Radiator on Ripley 
Boulevard and there was a portion of the site that was gravel and the requirement was that it 
needed to be paved and the stipulation is that it had to be done within a period of time and it 
has never been paved. Poll stated he could look into it and find out why it was never done. 
Hunter asked if we are allowed to require bonding if they shall not fulfill something within a 
certain amount of days or weeks. Poll stated he will look into that and check with the City 
Attorney. 
 

ADJOURNMENT: 
There being no further business, the meeting was adjourned at 8:40 p.m. by Vice-Chair 
Boboltz. 
 
 
 
       

 Wayne Lewis, Secretary 


