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`Regular Meeting 
Norwood Township Planning Commission 

Approved Minutes 
Monday December 13, 2021 

Norwood Township Hall 
 

 
 
Call to Order by Planning Commission Chairman David Kolka 
 
Pledge of Allegiance 
 
Roll Call – Member Reibel-present, Member Dotson-present, Vice Chairman Vermeesch-present, 
Chairman Kolka-present, Secretary Warner-present, Recording Secretary Jones-present 
 
Approval of Agenda – MM by Warner to approve Agenda as presented, 2nd by Vermeesch.  Motion 
carried to approval 5-0. 
 
Minutes Approval – MM by Warner to approve November 8, 2021, PC Minutes, 2nd by Reibel.  Motion 
carried to approval 5-0. 
 
Conflict of Interest - None 
 
Public Comment on Agenda Items - None 
 
Public Hearing Phenology Winery Special Use Permit 
Public Hearing opened at 7:05 pm 
Chairman Kolka gave an outline of how the Public Hearing for the Special Use Permit process works. 
Applicant(s) Izabela Babinska and Derrick Vogel gave a presentation of their application for a Special Use 
Permit (S.U.P. from here forward) for a tasting room to complement their vineyard located at 16820 Ferry 
Road aka tax identification #011-017-008-50.  The applicants own 52 acres of land on Ferry Road.  
Currently they have two acres of grapes and plan on having up to 20 acres by 2025.  They are building a 
2,000 square foot building of which 810 square feet will be personal residence and 1,200 square feet will 
be used for their business.  Their proposed hours will be Monday through Sunday 12:00pm to 8:00pm. 
 
Chairman Kolka read a letter that was submitted by the applicant’s neighbors, in support of the S.U.P. 
approval.   
 
Neighbor, Ken Rogers, a Spayde Road resident stated he supports the approval of the S.U.P. 
 
Tom Jaenicke, Norwood Township Resident, stated Derrick Vogel has helped him on his winery and stated 
he is a quality worker and person and fully supports the approval of the S.U.P. 
 
Neighbor, Sherrie Sellisen Kallman, stated she and her husband Ernie support the approval of the S.U.P. 
 
Public Hearing closed at 7:15pm 
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Discussions by PC: 
Chairman Kolka walked through the S.U.P. standards.  ZA Meyers stated there was a Pre-Application 
meeting with herself, PC Member Dotson and Supervisor Freds.  Meyers stated the applicants intend on 
including a fence if required and that the S.U.P. application had met the five criteria required.  A waiver 
of the survey was requested as the Site Plan that was submitted was appropriate.  PC stated there was no 
reason for a fence or sign since Agri-Culture use.  Vermeesch asked about the setbacks since there are 
two separate parcels and the building seemed close to the parcel line according to the Site Plan so he 
wanted to verify there would be no issues with the set back distances.  There were also further questions 
on the hours and if grapes would be trucked to the location up to the point that they winery could produce 
all their wine from their own land.  Applicant stated this would not be an issue as they will have enough 
for production by 2025.   
The standards from Section 7.03 of the Ordinance that needed to be met are:  Compatibility, Public 
Services, Impact of Traffic, Detrimental Effects, Economic Well-Being of Community, Compatibility with 
the Natural Environment.  The PC felt all standards were met.  Section 6.0 Site Plan approval was reviewed 
and read. 
 
MM by Vermeesch to approve the Special Use Permit for Phenology Winery for a tasting room to 
compliment their winery at 16820 Ferry Rd., Charlevoix, Michigan with the conditions that the hours 
are 12:00pm to 8:00pm Monday through Sunday, the Structure meet the 25’ set back requirements 
from the neighboring parcel.  The approval also includes waiving the sealed drawings and topography 
and recommendations for a sold surface pad for handicap parking, 2nd by Dotson.  Motion carried to 
approval 5-0. 
 
Public Hearing Overlay District for Clipperview Subdivision 
Chairman Kolka gave direction on process of Public Hearing and explained this was presented to the 
Planning Commission from the Township Board according to Section 10 of the Township Ordinance. 
 
Public Hearing Opened at 7:48pm 
 
Supervisor Freds stated the Township Board was presented with a compelling argument to put in place 
an Overlay District for Clipperview Subdivision 1 and the majority of the R-1 residents of Clipperview 
Subdivision support the Overlay.  The Overlay designates property on the waterfront which is zoned R-1.  
The presented petition asked for a ban of Short-Term Rentals (referenced as STR’s for remainder of 
minutes) but since there are already STR licenses in place, STR’s cannot be banned so a moratorium was 
put into place for 180 days for STR applications.  There are three lots in Clipperview that are affected. 
 
Chairman Kolka asked the meeting attendees that are in favor of the Overlay to speak first. 
 
James Furlong, 4495 Lake Shore Dr, thanked the PC for their time.  Furlong stated he would like to restrict 
STR’s.  He said there are four D’s that should be followed in the PC making their decision.  Demand, Data, 
Demographics and Desire.  Furlong spoke on oppositions views and said he would like to represent a fair 
compromise and that the Overlay should be a good and fair solution.  (Mr. Furlongs full comments are 
attached to these minutes). 
 
Pam & Jay Hilliard, Lake Shore Dr, stated they supported the Overlay 
 
Ann Finn, RR Resident, stated she supported the Overlay 
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Troy & Bridgett Danberg (sp?), Stated they support the Overlay 
 
Ron Herzog, 4045 Lake Shore Dr, stated he supports the Overlay 
 
Dave & Winn Hanworker, 4980 Lake Shore Dr., RR residents support the Overlay 
 
Paul Durrenberg, 4862 Lake Shore Dr., RR resident suppors the Overlay 
 
Gary & Chris Abbott, 4791 Lake Shore Dr., stated they support the Overlay 
 
Jim Hol, 4435 Lake Shore Dr., stated he supports the Overlay 
 
Roger & Mary Soldano, 4819 Lake Shore Dr., stated they support the Overlay 
 
Andy & Diane Allen, 4925 Lake Shore Dr., stated they support the Overlay 
 
James Curtis, 4910 Lake Shore Dr., stated he supports the Overlay 
 
Several residents asked how long the process would take and Chairman Kolka and ZA explained that after 
the PC makes their decision and if the Overlay is approved then the County Planning Commission has 30 
days to review and then it goes to the Board for approval so it will take a while for the process to take 
place.   
 
Kim Kolb, Lake Shore Dr., stated they are in the R-1 zone and wondered if all R-1 zoned property in the 
township will be singled out and if so this is not right.  She stated that many people rent homes out and 
have renters that are very respectful of the homes they rent, and she felt this should be considered in the 
PC making their decision. 
 
Kolka noted the PC would still like to hear from the Overlay support before hearing from opposition. 
 
Susan Welke, 4307 Lake Shore Dr., stated she supports the Overlay 
 
Roger Soldano, 4819 Lake Shore Dr., asked the PC if they are looking at Section 10 criteria as the proposal 
was submitted and Kolka stated they were.   
 
Tom Jaenicke, Lake Shore Dr., stated he had questions if the property valuations have been researched 
when it pertains to a home sale if the sale is based on an STR?  He stated he felt the property values would 
be higher if the homes were allowed to be sold knowing they could be used for STR’s.  He asked if the PC 
would please research this compared to other areas that have Overlay Districts based on STR’s.   
 
Treasurer Smolenyak stated the property value vs. the use does not impact the accessed value for tax 
purposes.   
 
Jaenicke stated he feels sales would be higher if STR so taxed higher and the Township’s Tax Base would 
increase.   
 
Tina Whitley, 18684 Clipperview, stated she is opposed to the Overlay.  Whitley said she was upset that 
when she came to her first meeting and the people that were against the STR’s were talking about how 
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disruptive kids on the beach were and she said this is called living. It should be a natural thing. Whitley 
gave her background of where she came from and feels there are problems in neighborhoods whether 
there are STR’s or not.  She stated that she is upset with the division the Clipperview that this petition has 
brought on.  She feels money for the township should be put back into the Township and not spent on 
trying to divide a neighborhood.   
 
Ann Hornak, 4061 Lake Shore Dr., Read a letter to the PC supporting STRs and that letter is attached to 
the minutes. 
 
Ian Gray, Lot 69 Clipperview R-1, read a letter that Gary LeChavlier gave him to read.  This is attached to 
the minutes.  He feels that STR’s can be done in a respectful manner.  He also stated he wondered how 
many people may move into the area if there are restrictive rules. 
 
Inga Gray, Lot 69 Clipperview R-1, stated she opposes the ban on STR’s and should not be based on 
location or limitations.  Inga stated she would like to see some amendments to the current STR Licensing 
Ordinance that would allow STR’s but possibly make some limitations.  She also stated she would like R-R 
to be able to have STR’s and would like to have the claims of disruption to the neighborhood authenticated 
since there have never been any formal complaints. 
 
Tina Whitley stated she has talked to several Township Residents and has 33 signatures of people that do 
not agree with the Overlay.  She feels that the Township as a whole, should be considered. 
 
Furlong stated the property value decline does not affect non STR areas.  He referenced no STR’s in Torch 
Lake Township and the amount of the Overlay zones in Evangeline Township. 
 
Mike Spilis, Township Trustee, stated lately the home sales seem to be for a greater amount of money 
and this is whether they are STR or not. 
 
Diane Allen stated she did receive a copy of the petition and wanted to let the PC know that since it was 
eluded earlier that not everyone may not have known what they were signing. 
 
Lake Shore Resident (unidentified) stated lots in the R-1 zone of Clipperview are only 100’ wide at best 
and feels this could turn into a motel stip and the narrow lots make it difficult to have privacy from STR’s. 
 
Ian Gray addressed the motel comments and said the STR Licensing Ordinance would put limitations on 
this.  He referenced Section 5.0.A.4 and said he had questions for the Board on this. 
 
Supervisor Freds stated this issue should be based on a community investment.  There must be a balance 
and he would like to find that balance. 
 
Smolenyak stated the Overlay concept is legal to do and is not considered Spot Zoning.  She went on to 
say the STR Licensing Ordinance will still be in place but there definitely needs to be some modifications 
to it. 
 
Kim Kolb stated that the way the STR Ordinance is written makes it a violation even if you wan to have 
family members come stay at your home while you are not there even if they want to help pay for their 
stay.   
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Ingra Gray stated that being a recent purchaser of a home she stated they had been looking for a home 
on the lake for a while and when they purchased the home, she was immediately aware that it was 
presented as a commercial entity, but she wanted for her family to enjoy, however, they wanted to honor 
the STR reservations that were already in place. 
 
David Handwerker, 4980 Lake Shore Dr., stated he is fine with the three rentals that are in place in 
Clipperview but is still in favor of the Overlay. 
 
Mike Whitley, is against breaking up and dividing the subdivision and feels this subject should be brought 
to a Township Vote and let the residents of the whole Township decide if STRs should be allowed.   
 
Roger Soldano stated he has attended multiple meetings regarding the STRs and Overlay and appreciates 
the oppositions views. 
 
Tina Whitley stated she fells the majority of the residents in the Township as a whole do not want to ban 
STRs. 
 
Ron Herzog, Lot 4, stated the lots are too small for STRs.  He stated his lot goes from 87’ to 65’ so just does 
not feel there is enough room for the additional activity in Clipperview. 
 
Gary Abbott stated we are living in different times and rental properties are a hot commodity and is 
worried the properties will be taken over by STRs. 
 
Ian Gray stated the City of Charlevoix only has four LLC’s that have STRs all other are privately owned and 
are not corporations.   
 
Diane Allen stated realtors’ market Northern Michigan as a destination to purchase property which may 
bring in more STRs. 
 
Tom Mielke, Norwood Resident, stated he has been researching this and has spoke to a realtor friend of 
his in Tucson, Arizona who stated that the potential of investment is real, and that Northern Michigan is 
very accessible for these investors.  He also stated the STR use should not be threatened if the Overlay 
goes into effect.  Mielke gave examples of non-conforming use and feels there is contention and discord 
due to this issue.  He said he would like to make sure all residents are protected. 
 
Chris Abbott feels the two sides are not far apart on a lot of issues but feels the Board and PC should be 
cautious of STRs getting out of control.   
 
Public Hearing Closed at 9:00pm 
 
Chairman Kolka stated the PC must discuss the Standards and Findings of Fact and deliberate according 
to Section 10.D.5.a. 

A. Is the proposed rezoning consistent with the Norwood Township Land Use Plan?  
Solving a problem of our own making and there must be more localized control.  There is 
geological uniqueness due to lot sizes.  Clipperview is isolated and the road is designed for low 
traffic. 

B. Is the proposed rezoning reasonably consistent with surrounding uses?  Not consistent R-1 and 
RR and the Overlay is not consistent.  Not changing use but removing potential use. 
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C. Will there be an adverse physical impact on surrounding properties? No physical Iimpact 
D. Will there be an adverse effect on property values in the adjacent area? Adverse effect on 

property value but this will be researched 
E. Have there been changes in land use or other conditions in the immediate area or in the 

community in general which justify rezoning?  Need clarification from Township Attorney 
F. Will rezoning create a deterrent to the improvement or development of adjacent property in 

accord with existing regulations?  No 
G. Will rezoning grant a special privilege to an individual property owner when contrasted with other 

property owners in the area or the general public (i.e. will rezoning result in spot zoning)? No – 
Clarification on wording from Township Attorney 

H. Are there substantial reasons why the property cannot be used in accordance with its present 
zoning classifications? Reasons substantial.  Ununiform application of overlay.  Need uniformity 
clause. 

I. Is the rezoning in conflict with the planned use for the property as reflected in the master plan? 
No 

J. Is the site served by adequate public facilities or is the petitioner able to provide them? N/A 
K. Are there sites nearby already properly zoned that can be used for the intended purposes?  Needs 

Attorney to review 
L. The community should evaluate whether other local remedies are available. Presently, cities and 

villages are allowed to grant use variances.  Discussion on shoring up current STR Licensing 
Ordinance.  Possibilities of and HOA?  Working on policing the issues? 

 
Further discussions on other remedies available and the fact that there have never been any formal 
complaints made to the Township for unruly STRs.    PC would like to get the Township Attorneys input 
and discuss Section 5.03.A.3 & A.4.  Also included in the discussions were concerns over the PC being 
reactive as opposed to pro-active, policing the current STR Ordinance and the PC should not use items 
they have no control over, ie. HOA’s or Deed Restrictions when making their decisions.   
 
Kolka stated since the meeting is running late he would like to get some answers to some of their concerns 
by speaking with the Township Attorney and doing further research with the ZA and then have a Special 
Meeting within the next week.  So he asked to table further discussion. 
 
MM by Reibel to table further discussion in order to research information needed to make an informed 
decision regarding the Overlay District until a Special Meeting can be scheduled, 2nd by Warner.  Motion 
carried to approval 5-0. 
 
Kolka stated the Special Meeting date and time will be posted on the website in the legal allotted time so 
told the public to keep an eye on the website for that information.   
 
Zoning Administrator’s Report – November 2021.  Meyers read some updates since the report was 
posted and stated she will be updating the Township Hall address on all forms.   
 
Planning Commission Old Business – None  

 

Planning Commission New Business - None 
      
Correspondence & Announcements –  
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Kolka stated he has rec’d several letters and emails regarding the Overlay application for both in favor 
of and in opposition to.  The letters and emails received will be attached to the minutes if they were 
noted at the meeting.   
 
Vermeesch announced that Trevor Dotson is the new President of the Norwood Historical Society. 
 
Public Comment – 
Kim Kolb stated she found several VRBO listings on Torch Lake and wanted to point out since it had 
been announced several times that Torch Lake Township does not allow STRs. 
 
Inga Gray stated she felt that both sides were close to a compromise and would like to see that and 
she also thanked the PC for their efforts. 
 
Roger Soldano asked the PC to consider what R-1 Clipperview wants.  He asked the PC to keep in mind 
that they are only 100’ lots and even though that may not be a big deal he asked that everyone think 
what it would be like if you had rentals going on all the time next door to your homes.  He also stated 
the last three properties that went up for sale investors make offers on.   
 
Smolenyak asked that the PC does not get too bogged down in their decision when comparing to 
other R-1 districts in the Township.  She said be comfortable with Clipperview and then work on the 
other areas if need be. 
 
Kolka Adjourned meeting at 10:25pm 
Respectfully submitted by, 
Shari Jones, Recording Secretary 
 
 

 
 

 
  


