
NOTICE OF PUBLIC HEARING 

 

PLEASE TAKE NOTICE that the Norwood Township Planning Commission will hold a public 

hearing at their regular meeting on December 13, 2021, at 7:00 PM at the Norwood Township 

Hall, 00640 Lakeshore Drive, Charlevoix, MI  49720 to consider the creation of an Overlay 

District to the Clipperview 1 Subdivision.  The overlay district would only address those platted 

lots zoned R-1, Low Density Residential.  The Overlay would eliminate Short Term Rentals 

(STR’s) as a use in Overlay.  A copy of the proposed Overlay District, the Zoning Ordinance 

Language and the affected parcels is available for review on our website at: 

http://www.charlevoixcounty.org/norwood; or an appointment can be made at Township Hall by 

contacting zoning@norwoodtwp.org or calling 231-237-4404.   

Written comments regarding these items can be submitted to the Norwood Township Planning 

Commission, PO Box 113, Charlevoix, MI 49720. 
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Standards and Factors for Clipperview Overlay District. 

 

 

 

Standards and Factors for consideration of this proposal 

Article X of the Norwood Township Zoning Ordinance dictates the process to be followed in 

consideration of a proposed rezoning.  Specifically, Section 10.00, Paragraph D, Subsection 5 dictates 

that the Planning Commission must review and apply 12 separate standards to any request for rezoning.  

These will be individually addressed below: 

 

A. Is the proposed rezoning consistent with the Norwood Township Land Use Plan?  Yes.  The current 

land use is divided into 8 separate districts.  The Master Plan states that “This land use area is comprised 

of single-family homes and it is the intent of this Master Plan to provide for livable and desirable 

neighborhoods for current and future residents.  The primary use should be standard single-family 



homes.  The increasing availability of computer internet connections allows people to work from home.  

Also, home businesses that have minimal impact on surrounding neighbors should be encouraged to 

diversify job opportunities and stimulate year- round local economic opportunities” (ref 1, page 23).  

Although STRs cannot be considered a home business (because the homeowner is absent during the 

stay), eliminating future STRs within a Clipperview R1 overlay district would achieve the “minimal impact 

on surrounding neighbors” clause that the Master Plan demands and allow homes to be used for their 

intended purpose – single-family homes.   

B. Is the proposed rezoning reasonably consistent with surrounding uses?  Yes, as the overlay does not 

ADD anything to what is permitted by zoning in the current R1 or adjacent RR district.  In fact, it would 

bring the R1 into line with the virtual absence of STRs in the adjacent RR district of Clipperview back lots.  

These RR properties would maintain existing uses as defined in the zoning ordinance.  Except for 

eliminating future STRs in the overlay district, all other land uses in Clipperview R1 district remain the 

same.  

C. Will there be an adverse physical impact on surrounding properties?  No.  The overlay does not 

change the physical appearance of current structures or landscape.  

D. Will there be an adverse effect on property values in the adjacent area?  Doubtful.  Within the R1 

overlay district, property sale values may decline on the short term by 2% if the competitive market for 

STR investor opportunity is removed (5).  But that short-term decline should be offset by increased 

longer term valuations due to preservation of the natural beauty, quietude and serenity that are in high 

demand but currently at risk with increased STR activity.  Property values in Torch Lake Township have 

certainly not suffered under their decades-long total STR ban!  Outside the R1 overlay, the adjacent RR 

property values will continue to be market driven and not adversely affected by the R1 overlay.   

E.  Have there been changes in land use or other conditions in the immediate area or in the community 

in general which justify rezoning?  Yes.  The advent of Mashvisor, AirDNA and similar investor real 

estate analytic services, combined with the current wide open STR licensing throughout the township 

and the advancing age of the Clipperview R1 district residents have created the "Perfect Storm" for 

near-future turnover of Clipperview properties to distant investors instead of local residents.  There has 

been a continual influx of STRs in neighboring townships/city.  STR growth has severely impacted 

available residential housing and long-term rental availability, not just here, but worldwide.  Residential 

neighborhoods in some of the surrounding townships, especially lakefront neighborhoods, are now in a 

reactionary mode attempting to claw back or contain the STR outbreak.  These local governments have 

been forced into defensive postures because they lacked the foresight to understand the technology 

now being employed to analyze, advertise, and sell lakeshore properties to individual and corporate 

investors.  For these reasons we strongly believe a proactive approach is needed to avoid the same fate.  

The overlay is not only justified, but is absolutely necessary. 

F. Will rezoning create a deterrent to the improvement or development of adjacent property in accord 

with existing regulations?  The overlay would not preclude any future allowable improvements or 

additional building(s). 

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.  It will 



actually remove an existing privilege from all property owners in the R1 overlay district.  Since the 

overlay proposal involves an entire R1 district, spot zoning does not apply. 

H. Are there substantial reasons why the property cannot be used in accordance with its present 

zoning classifications?  Under the current zoning classification the property can be used as a STR.  But 

there are substantial reasons why an R1 overlay is needed.   These include the potential for increased 

crime, traffic, loss of residential character, noise and commotion outside normal residential uses, and a 

constantly-revolving door of transient tenants (strangers) gaining access to the Clipperview  

neighborhood without knowledge of or regard for neighborhood norms.  Additionally, township officials 

are part-time and can only spread themselves so thin.  Relying on local property managers, township 

officials or the police department to immediately respond to potential complaints from an ever-growing 

roster of STRs is not practical.  

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

Nothing in the existing master plan addresses STRs.  In fact, as mentioned in response A above, the 

Master Plan states “This land use area is comprised of single-family homes and it is the intent of this 

Master Plan to provide for livable and desirable neighborhoods for current and future residents. The 

primary use should be standard single-family homes”.  STRs are commercial entities, not single-family 

homes.  Additionally, STRs clients are not future residents but transient renters.  Permanent families 

looking for livable and desirable neighborhoods are deterred from purchasing homes in districts 

containing vacation rentals.   

J. Is the site served by adequate public facilities or is the petitioner able to provide them?  Not 

Applicable.  This is a residential neighborhood with no public facilities.  An R1 overlay would not affect 

this. 

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

intended purpose of R1 zoning is single-family housing.  The overlay would protect that at the expense 

of disallowing STRs.  There are currently 2 licensed STRs in the Clipperview R1 district, which presumably 

would be grandfathered under a non-conforming use clause.  All other districts in Norwood Township 

currently allow STRs.  A casual review of just Airbnb STRs shows 185 listings in the Charlevoix-Boyne City 

area, so other nearby sites could easily accommodate the loss of potential future STRs in the 

Clipperview R1 overlay district 

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

villages are allowed to grant use variances.  There are currently 2 other local remedies that would 

accomplish the same goal.  The first option would be for the Clipperview residents to form a chartered 

Homeowners Association and then disallow STRs using the HOA bylaws.  That is not possible in the 

current political climate for many cultural reasons (independence-minded residents, unfavorable 

opinions of HOA regulations and governing bodies in general).  The second option would be to use 

individual deed restrictions to disallow STRs.  But unlike virtually all modern subdivisions, when 

Clipperview was platted in 1960, the master deed for the subdivision did not contain any restrictions.  So 

each individual property within the proposed R1 overlay would need to have a separate deed restriction 

prohibiting STRs applied in order to accomplish what the overlay could.  This would be an expensive and 

daunting task for the 76 individual lakefront property owners to undertake.  One proposal, frequently 

offered by RR district Clipperview neighbors, is that the current police ordinance should “just have more 

teeth”.  The current STR ordinance relies on neighbors to stop each disturbance through police 



involvement.  Regardless of “teeth”, that approach can only react to a disturbance and does nothing to 

prevent it.  More importantly, it does nothing to prevent the erosion of the community due to currently 

open STR licensing requirements and the imminent property turnovers due to an aging demographic.   

 



NORWOOD TOWNSHIP
Ordinance No.          of 2021

AN ORDINANCE TO AMEND THE NORWOOD TOWNSHIP ZONING
ORDINANCE CONCERNING SHORT-TERM RENTALS

THE TOWNSHIP OF NORWOOD HEREBY ORDAINS:

Section 1. Amendment of Section 2.02.

The definition of “Dwelling Unit” in Section 2.02 of the Norwood Township Zoning
Ordinance is hereby amended to read in entirety as follows:

Dwelling Unit:  A building or portion of a building, either site-built or pre-manufactured,
providing complete independent living facilities for one (1) family for residential
purposes, including permanent provisions for sleeping, living, cooking and sanitary
facilities.  In no case shall a travel trailer, truck, bus, motor home, tent or other such
portable structures be considered a dwelling unit.

Section 2. Amendment of Section 2.02.

Section 2.02 of the Norwood Township Zoning Ordinance is hereby amended to add in
its appropriate alphabetical location a new definition, Short-Term Rental, which shall
read in entirety as follows:

Short-Term Rental:  A dwelling unit, or portions thereof, that is available for use or is
used for accommodations or lodging of guests, paying a fee or other compensation, for
a period of less than 30 days at a time.

Section 3. Amendment of Article III.

Article III of the Norwood Township Zoning Ordinance is hereby amended to add a new
Section 3.35, which shall read in entirety as follows:

Section 3.35 - Short-Term Rentals

Except as provided in Section 5.03A.3 of this Ordinance, short-term rentals shall be a
permitted use in all zoning districts, but only after obtaining a license under the
Norwood Township Short- term Rental Licensing Ordinance.

Section 4. Amendment of Article V.

Article V of the Norwood Township Zoning Ordinance is hereby amended to add a new
Section 5.03A, which shall read in entirety as follows:

1



Section 5.03A - Clipper View Subdivision Overlay District (CVSOD)

The following provisions shall apply to the Clipper View Subdivision Overlay District
(CVSOD).

Section 5.03A.1 - Intent

The land uses in this District are intended to encourage and accommodate residential
structures, except short-term rentals, located on existing smaller individual lots, parcels,
or site condominiums along with other residential related facilities which serve the
residents within the District.

Section 5.03A.2 - District Boundaries

The Clipper View Subdivision Overlay District (CVSOD) shall apply to all lots within the
Clipper View Subdivision, as recorded in Liber 2 of Plats, pages 72-73, Charlevoix
County Records.

Section 5.03A.3 - Permitted Uses

All permitted used in the Low Density Residential District (R-1) shall be permitted uses
in the Clipper View Subdivision Overlay District (CVSOD), except short-term rentals.

Section 5.03A.4 - Uses Subject to Special Approval

All uses subject to special approval in the Low Density Residential District (R-1) shall be
uses subject to special approval in the Clipper View Subdivision Overlay District
(CVSOD).

Section 5.03A.5 - Dimensional Regulations

Structures and uses in the Clipper View Subdivision Overlay District (CVSOD) are
subject to the same area, height, bulk and placement requirements in Section 5.08
Schedule of Regulations as are applicable within the Low Density Residential District
(R-1).

Section 5. Severability.

If any section, clause, or provision of this Ordinance is declared unconstitutional or
otherwise invalid by a court of competent jurisdiction, said declaration shall not af fect
the validity of the remainder of the Ordinance as a whole or any part thereof, other than
the part so declared to be unconstitutional or invalid.
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Section 6. Effective Date.

This Ordinance shall become effective eight (8) days after being published in a
newspaper of general circulation within the Township.

Ordinance No.        of 2021 was adopted on the          day of                                , 2021,
by the Norwood Township Board as follows:

Motion by:                                                

Seconded by:                                                

Yeas:                                                                                                                                

Nays:                                                                                                                                

Absent:                                                                                                                              

                                                                                                             
Brenda Freds, Clerk Ben Freds, Supervisor

I certify that this is a true copy of Ordinance No.          of 2021 that was adopted at a
regular meeting of the Norwood Township Board on                                             , 2021
and published in the                                                        on                                              ,
2021.

Dated:                                                                               
Brenda Freds, Clerk
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