
1 
 

6/25/2020 
 
REZONING REQUEST FOR 30 ACRES AT 600 JEFFERSON STREET, BOYNE CITY, MI 
 
To Boyne City Planning Commission Members: 
 
My family has been a part  of the Boyne City community for more than 25 years and have developed 
other properties in Traverse City (Terrace Bluff Condominiums) , Grand Rapids, (Brook Hollow 
subdivision consisting of 75 single family homes ) and a few income properties around Boyne City. I have 
“flipped’ over 250 houses in  Western Michigan and quite well versed on construction and remodeling 
costs and issues, not the least of which is finding quality/affordable trades. 
 
I have read with interest the studies articulating the need for affordable housing in our community and 
know first- hand the need for it.  I own a number of rental properties in the area and whenever I have a 
vacancy I am inundated with requests for people desperate to find housing. I get an average of 30 
inquiries every time I post an ad on Craigslist for a vacant rental unit.  
 
I also recently posted an ad on Craigslist https://nmi.craigslist.org/apa/d/boyne-city-new-proposed-
manufactured/7138045017.html  notifying people of Fox Run (name changed from Deer Run was thought to 
cause confusion with other projects/roads ) being submitted to the City for approval and have 
received  numerous inquiries/responses  from people who have been looking for affordable housing for 
years and can’t find anything. Here are some sample responses I’ve  received  to the Craigslist posting re 
the proposed  Deer Run community  (which is typical of the numerous responses I have received):  
 

https://nmi.craigslist.org/apa/d/boyne-city-new-proposed-manufactured/7138045017.html
https://nmi.craigslist.org/apa/d/boyne-city-new-proposed-manufactured/7138045017.html
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Here is another : 
 
“Hey, I’m very interested in this! I currently live in Boyne city, but have been renting for the last 6 years 
in the same place and would love the opportunity to own my own home. If you have any more 
information, please keep me posted!  
 
Thanks,  
Tori “ 
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And others:  
 
“ I am very interested in your manufactured homes going into Boyne city next year! I would love the 
opportunity for this. For me it’s a chance of a lifetime! My name is Randi bowman, if you would like my 
number I’m more than happy to send it to you! And information you need I will provide. Please let me 
know😃😃” 
 
“Hello, Yes me and my husband have lived in Boyne city for 3 years now (also grew up here) and we 
have almost 2 yo twins! We currently live in an apartment and have been desperately looking for other 
options. can we schedule a time I could call you tomorrow? I was thinking sometime between 10am-
11am. 
 
Thank you!  
Bailee M.” 
 
There are many more responses like this.  

I know firsthand that to get skilled trades to do construction work is virtually impossible due to the 
demand for their services in this community and lack of availability. I have remodeled a number of 
homes both personally and for rental in this area and it takes forever if you can find the trades to do the 
work to get it done. The prices that are being commanded for new stick-built construction or remodeling 
along with the cost of materials make stick-built homes unattainable for the demographic that needs it 
most.  On the other hand, manufactured homes are built in controlled settings and to higher standards 
and start as low as $50 sq. ft. See link below for information on manufactured home quality etc. 
 
I have hired Don Westphal as my design consultant/development leader for the Fox Run community. (I 
changed the name to Fox Run after concerns were expressed as to possible confusion with other 
projects with Deer Run in the name.) There is a link in the email below to Don Westphal’s webpage 
where you can see he has in excess of 50 years of experience in successfully designing manufactured 
home communities. Don will provide you with answers to any questions you may have about the details 
of this development and nuances of manufactured home communities in public hearings. 
 
I would like to address one issue that seems to be an item of concern and that is the density permitted 
under the Boyne City Manufactured Housing Development District (“ MHDD”). Under MHDD, 10 units 
per acre are permitted. The design that Don has prepared and we are proposing for this site is 4.9 units 
per acre which is down from the 7 units per acre that the current zoning on this parcel permits for the 
apartments. 
 
Under the mobile home commission rules there are mandated setbacks from the street, side yards, rear 
yards, etc. Of course, the roads and other improvements for the community will take up 25 to 35% of 
the property. Therefore, even assuming that all the 30 acres is capable of being developed – which it is 
not due to the topography – the maximum number of units per acre permitted under the mobile home 
commission rules is approximately six units per acre. 
 
This particular parcel has a couple of acres that are not capable of being developed due to the 
topography and are going to be left in the natural state along with other green space and open space. 
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In addition, the site plan that will be submitted to the state of Michigan for approval under the Mobile 
Home Commission  Act mandates approval by the local Boyne City planning commission and will not 
allow deviation from that preliminary approved site plan. So, there is virtually no chance of a 
manufactured home  development with higher density being approved by the state for this site unless 
the local planning commission approves it. And, again, given the topography of this site and applicable 
mandated setbacks, it  cannot be developed for more than what is proposed in Don’s plan that has been 
submitted and attached. 
 
Lastly I understand the recent amendments to the Boyne City Zoning ordinance relating to  the MHDD 
density of 10 units per acre was done to primarily accommodate an expansion of the Lakeview Village 
that was proposed.  I also applaud the City in acknowledging that the adoption of the MHDD zoning 
district was a step toward addressing the acute need for affordable housing in Boyne City as stated in 
the January 14, 2020 minutes, attached hereto as Exhibit 1. It was stated in the amendments that they 
were  primarily related to Manufactured Housing and were necessary to address the acute housing 
shortage in Boyne City.  Also, the amendments limit the MHDD zoning to parcels of 10 acres or more.  I 
am not aware of any other undeveloped parcel in Boyne City that has 10 or more contiguous acres other 
than this parcel of land thus making this the only suitable site for the newly created MHDD zone. 
 
Here is some more information for consideration: 
 

I. Fox Run Manufactured Home Community Overview/Zoning Change to MHDD   
 
Attached is a Zoning application to re-zone the 30 acres at 600 Jefferson St ., Boyne City, (“Property”) to 
Manufactured Housing Development District (“MHDD”), a zoning district not currently designated to any 
contiguous 10 acre parcel within the City that is available for development. 
 
Fox Run is designed to accommodate 145 homes, or about 4.83 units per acre which is a decrease of 67 
living units from the current permitted use of 212 apartment units or 7.066 units an acre.   Please see 
the attached presentation document prepared by Don Westphal Associates showing the proposed 
layout of the community and renderings of potential homes to be located therein attached as Exhibit 2. 
Mr. Westphal has been designing successful manufactured home communities for over 50 years and is 
known and respected as a leader in the industry throughout the country. Here is a link to Mr. Westphal’s 
web page http://dcwestphal.com/.  
 
There is a 25-foot setback from all surrounding properties except the front setback for the main 
entrance on Jefferson which is 50 feet.  Care was given to design the community so the homes around 
the perimeter sit parallel  to the lot lines vs perpendicular to be more appeasing to surrounding 
properties/neighbors. There will be internal sidewalks for residents and connected to sidewalks on 
Jefferson St., for great pedestrian traffic and walkability to downtown and other shops and 
nearby  parks. 
 
Fox Run will be professionally managed, and grounds maintained by the owner to insure it remaining a 
first quality community.  There will be “Guidelines for Living” incorporated into the leases which 
will  contain requirements for maintenance and appearance of homes and lots within the community.  
 
As set forth in the Manufactured Home Community Rent Study (“Rent Study”), attached as Exhibit 
3,  the average lot rent in Northern Michigan is $417/month. Please see the attached Northern Michigan 

http://dcwestphal.com/


5 
 

Rent Study attached hereto (“Rent Study”).  Due to the costs associated with a new community, Fox Run 
expects lot rents to be around an average of $450/month. 
 
The Rent Study confirms the huge demand in northern Michigan for manufactured home communities 
as evidenced by the 96 % average occupancy.  Given regular turn-over, that is essentially 100% or close 
to it.  
 
Fox Run  will offer for sale new Champion manufactured homes that will range in price from 
approximately $55,000 to $125,000. See https://www.championhomes.com/about-champion-homes 
 
There are a number of sources for financing the homes purchased by the residents.   
 
Cascade Financial, www.cascadeloans.com,  offers loans with credit scores as low as 575, up to 50% 
debt to income ratios and as little as 5% down for qualified buyers. Amortization available up to 23 
years.  
 
For example,  a $55,000 home, using 6% interest the payments would be $350/month with 5% down, 
$334/month with 10% down, $312/month with 15% down, and $294/month with 20% down.  Add 
$450/lot rent and monthly payments are as low as $744/month, plus utilities. 
 
The payment on a $100,000 home (which would be a well-appointed 3 bedroom 2 bath home) using 6% 
interest, could be as low as $635/month with only 5% down, $602/month with 10% down,  $568/month 
with 15% down, or $535/month with 20% down. With 50% debt to income ratios, income levels could 
be as low as $23,640. 
 
With financing potentially available from local banks, the cost for debt service on a loan is about $8 per 
$1000 borrowed.  Citizens National Bank Petoskey, 231- 881-9294, offer loans for the new homes with a 
15-year amortization, 25% down at 7%.  A $100,000 home requires a $640 payment/month + $450 rent 
then at 35% debt-income ratio would be $37,000 gross income.  Or a $55,000 home would require 
$352/payment plus lot rent of $450 for a total of $802/month or around $28,000 year of gross income 
to qualify. 
 

II. Why Manufactured Homes vs Stick Built  
 
Obtaining qualified subcontractors to perform work in Boyne City is, at a minimum challenging if not 
impossible. To locate sufficient trades to build a sizable single-family development ( or anything “stick 
built”) would be virtually impossible. Same goes for an apartment complex even assuming there was a 
developer willing to invest $25 million or so to build out 222 units that are currently authorized for the 
Property. Both Ted Macksey’ s company (prior owner of the Property ) and GISA, LLC (“Applicant”) have 
tried repeatedly  to sell this property to other apartment developers throughout the state ( and outside 
the state) to use it as it is currently zoned. The overwhelming response is  (1) that they don’t think 
there’s a sufficient demand for market rate apartments at rental rates that supports the high cost of 
construction (2) given the current building costs in northern Michigan -which exceed the building costs 
in even Detroit- makes it cost prohibitive and not economically feasible, and (3) the lack of adequate and 
appropriate trades people to do the work required in a timely/cost effective manner. Therefore, the use 
of the Property for apartments or standalone single-family residential units doesn’t work from both an 
economic perspective due to the escalating costs of on-site construction and the lack of sufficiently 
trained trades people.  

https://www.championhomes.com/about-champion-homes
http://www.cascadeloans.com/
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Here is a link to an article – (there are many) about the escalating construction costs in our country. 
With the new and changing and more stringent energy codes in northern environments, the costs here 
are even higher.  
 
2020 Cost To Build A House | New Home Construction Cost (Per Sq. Ft) 
 
In Michigan, as we all know, construction costs have risen so significantly depressing new home 
construction because it puts the new homes out of the reach of those that need it for affordable 
housing. Here is a link to an article in the Detroit Free Press discussing it. 
 
Michigan faces a shortage of affordable homes, study finds 
 
Of course, the studies in Northern Michigan (specifically Charlevoix county) also show a significant 
shortage of affordable housing and needs for up to 800 new units. See Housing Study attached as 
Exhibit 4. 
 
An attempt to build affordable housing by a recent modular homes builder in Charlevoix area with 
Pepperdine homes recently sold a 1200 ft.² house for over $300,000 -hardly affordable.   After 
subtracting the lot cost, the vertical construction cost was about $242 a square foot! 
 
The homes built by the Boyne City high school program around Boyne City also are not affordable having 
sold in the high $200s even with the discounted labor cost etc., they realize. 
 
Other single-family lot developments in Boyne City, including the Parkside project immediately adjacent 
to the Property, have been dismal failures. You can see the lack of construction on the properties at 
Parkside which speaks volumes. It has been about  15 years since the lots were completed with 
improvements but very few sales.  The owner recently sold ( basically gave away) the remaining lots for 
the high school building project.  This development  failed because it did not meet the needs of people 
desiring attainable/affordable housing. Boyne City does not need another failed development.   
 
We know for certain there is a lack of affordable/attainable housing in Charlevoix County. We know that 
the annual income range that manufactured homes can adequately provide quality housing is $24,000-
$38,000,  which fits within the socio-economic parameters of those needing housing. We know that 
getting trades in northern Michigan that could build multiple housing units is virtually impossible. We 
know other single-family developments with pricing in the $275-$350,000 range have failed.   
 
Regarding the utility costs etc. and R -values for manufactured homes versus stick-built homes, here is 
an article from 6 years ago attesting to the superior quality and weather resistance of manufactured 
homes in Michigan vs stick built.  The quality of construction of manufactured homes has only improved 
since this study.   
 
Manufactured Homes | Michigan Tough: MFH Warmer Than Stick Built Homes  
 
 Here is a good discussion of the affordability of manufactured homes by HUD in its spring 2020 
newsletter.  As stated in the article,  manufactured homes meet the needs of those who want and need 
affordable homes :  
 

https://homeguide.com/costs/cost-to-build-a-house
https://www.detroitnews.com/story/business/2019/04/29/michigan-faces-shortage-affordable-homes/3519677002/
https://www.manufacturedhomes.com/blog/michigan-tough-mfh-warmer-stick-built-homes/
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“ The average sales price of a new manufactured home in 2018 was $78,500 ($52,400 for a single-
piece home and $99,500 for a two-piece home).9 The Manufactured Housing Institute (MHI) 
estimates that 22 million people with a median annual household income of $30,000 live in 
manufactured homes.10 Nearly one-quarter of residents of manufactured homes are between 8 and 
29 years old, and 19 percent are older than 60. More than half (55%) earn less than $30,000 per 
year.11” 
 
https://www.huduser.gov/portal/periodicals/em/WinterSpring20/highlight1.html 
 
Modern manufactured home communities are great for not only the residents ( why else would 
communities in Northern Michigan enjoy virtually 100% occupancy) but the surrounding downtown 
businesses will benefit greatly- almost immediately- from the close proximity to the Property.  After the 
significant negative impact of COVAID -19 on local businesses, they need a boost and need it 
immediately in order to survive.  So, having 145 new homes within walking distance to downtown Boyne 
City will help rebuild the businesses that have suffered during this pandemic more quickly. Our goal is to 
have phase 1 of Fox Run ready for occupancy early next year. This will provide an immediate source of 
much-needed housing and stimulate the downtown businesses that have suffered. This will happen in 
months vs years on other possible projects that are not even on the table,  proposed or likely not 
economically feasible.   
 
The bottom line is that manufactured homes provide a great alternative to stick-built homes at an 
affordable cost and people want to live in them. Otherwise why are they 100% occupied in Northern 
Michigan? They serve the socioeconomic sector of the population in need of attainable housing-$30-
38,000 annual income They  will help meet the needs in relatively short order of the housing shortage in 
the Boyne City and surrounding community and will provide a much added boost to Boyne City 
merchants who have suffered due to COVAID-19.   
 
Attached as Exhibit 5  is a copy of the Michigan Manufactured Housing Rules for your information and 
file.  It lays out the minimum construction requirements and the process for achieving a state permit for 
construction of a Manufactured Housing Community.  The plans we have for the Fox Run community in 
Boyne City exceed many of the requirements in the rules.  In the absence of a local ordinance approved 
by the commission, the rules take precedence.  Mr. Westphal has served on the commission Ordinance 
Review committee for forty years, so he is quite familiar with the process and would be happy to answer 
any questions you may about the act and rules. 
 

III.  What about the proposed use not conforming to the 6-year-old data used in Boyne City’s 
2015 Master plan 
 

Some may argue that the proposed zoning/use does not meet the 2015 Boyne City master plan.  A plan 
that is apparently “stale” based on the over-reaching and unsatisfied need/demand for affordable 
housing that is not really addressed in the master plan. 

 
As stated therein, the master plan is “a guide” and “is not intended to be rigidly administered. Changing 
conditions in the community may affect the goals and philosophy established when the plan was 
originally developed.“ See the introduction page1-4, attached as Exhibit 6. 
 
It is readily apparent that the conditions that existed in 2014 (the year data was compiled for the 2015 
master plan) and before no longer exist today. In fact, almost simultaneously with the adoption of the 

https://www.huduser.gov/portal/periodicals/em/WinterSpring20/highlight1.html
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2015 master plan, the city commission deviated significantly from it by approving the Brooke elder care 
facility which is contiguous to the 30 acre/Property. The master plan designated the Brooke care facility 
property as “residential open space” as it did for this Property.  
 
The planning/city commissions also rezoned this 30-acre Property to permit 212 apartments which does 
not appear to be consistent with the designation in the master plan for “ residential open space “. Both 
the planning and city commissions apparently recognized that the master plan in this economy and 
environment is likely no longer applicable and has deviated from it for properties in this area and 
rightfully so.  They should be commended for realizing that development needs to be fluid and change 
as demands and needs change. 
 
Lastly, the January 2020 amendments creating the MHDD zone (which did not even exist when the 
master plan was created in 2015) were clearly done to address the housing shortage which was not as 
severe in 2014 as it is now. 
 

IV. Application of Criteria for Zoning Change pursuant to Section 2.5 C of the City of Boyne 
City Zoning Ordinance (“Ordinance”). 

 
The proposed change to Manufactured Housing Development District (“ MHDD”) is appropriate 
pursuant to the factors enumerated in Section 2.5 C of the City of Boyne City Zoning Ordinance 
(“Ordinance”) as amended January 20, 2020 as follows:  
 

1. The proposed zoning district is more appropriate than any other zoning district, or more 
appropriate than adding the desired use as a conditional land-use in the existing zoning district.  

DISCUSSION: The newly established MHDD zone is the only applicable district for Fox Run . The 
Ordinance was specifically amended and adopted in January 2020 to address the acute need for 
affordable/attainable housing and Boyne City. The proposed Fox Run community is a Manufactured 
Housing Development As the term is defined pursuant to article 1 of the Ordinance.  
 
Attempting to pigeonhole this project into the conditional zoning that currently exist on the property 
will not work because the conditional zoning was specifically geared toward the development of the 
property with 212 apartments and other “stick built structures”. Manufactured Housing communities 
are governed by the state of Michigan and therefore need to be within appropriately zoned districts that 
contain the requisite specification and detail for the State of Michigan consideration.  
 

2. The property cannot be reasonably used as zoned, and the applicant cannot receive a 
reasonable return on investment to developing the property with one (1) of the uses permitted 
under current zoning the time of purchase or at the time of securing legal control of the 
property. 

DISCUSSION: Both the applicant the predecessor in title have made numerous attempts to market this 
property for development to larger apartment developers both in Michigan and out of state. The 
response has been that the cost of construction (due in part to the absence of trades in the area) render 
multifamily vertical construction cost prohibitive. The rents would have to be beyond what the local 
market will support. The bigger issue is having sufficient capacity of trades to build anything on site in a 



9 
 

cost-effective and reasonable time frame. This is a national problem that has contributed significantly to 
the lack of attainable/affordable housing. See link above showing $155 sq. ft construction costs of single 
family homes and https://www.fixr.com/costs/build-apartments that says an 861 sq. ft apartment costs 
between $64,575 to $86,100 per unit WITHOUT land cost or infrastructure for roads, utilities, 
landscaping, parking lots, soft costs for construction management fees, interest carry, etc. Using 
$25,000 per unit for land acquisition, infrastructure improvements and soft costs makes the average 
cost of an 861 s f apartment $111,000 a unit. Multiply $111,000 x 212 approved units for this site and it 
is approximately $23,500,000 invested. To realize a 12% return ( which for the risk is the minimum 
return sought by investors) is $2,800,000 a year in net revenue. Adding taxes ( mileage at 57.5514 per 
$1000=$676,228 /year), maintenance/grounds of $40,000 cost per year, $40,000 management fee and 
insurance of $50,000 ( total $3,606,000) then rents would have to be at least $1417/month plus gas and 
electric utilities for only 861 sq. ft. of living space. This assumes there are lenders which would fund 
such a project and the necessary trades were available.  The $1417 is way beyond the affordable market 
rental rate specified in the attached Boyne City Rent study. So, these new 861 sq. foot apartments 
would be at least 49% HIGHER than the rental  market in Boyne City can sustain. No one will build them 
as it does not make economic sense. 

3. The proposed zone change is supported by and consistent with the goals, policies and future 
land-use map of the adapted city comprehensive plan, including any sub-area or corridor 
studies. If conditions have changed since the comprehensive plan was adopted, as determined 
by the planning commission, the consistency with recent development trends in the area shall 
be considered.   

 
DISCUSSION: As stated therein, the master plan is “a guide” and “is not intended to be rigidly 
administered. Changing conditions in the community may affect the goals and philosophy established 
when the plan was originally developed.“ See the introduction page1-4, attached as Exhibit 6. 
 
It is readily apparent that the conditions that existed in 2014 (the year data was compiled for the 2015 
master plan) and before no longer exist today. In fact, almost simultaneously with the adoption of the 
2015 master plan, the city commission deviated significantly from it by approving the Brook elder care 
facility which is contiguous to this 30 acre/Property. The master plan designated the Brooke care facility 
property as “residential open space” as it did for this Property.  
 
The planning/city commissions also recently rezoned this 30-acre Property to permit 212 apartments 
which does not appear to be consistent with the designation in the master plan for “ residential open 
space “. Both the planning and city commissions apparently recognized that the master plan in this 
economy and environment is likely no longer applicable and has deviated from it for properties in this 
area and rightfully so.  They should be commended for realizing that development needs to be fluid and 
change as demands and needs change. 
 
Lastly, the January 2020 amendments creating the MHDD zone (which did not even exist when the 
master plan was created in 2015) were clearly done to address the housing shortage which was not as 
severe in 2014 as it is now. See Exhibit 1. 

4. The proposed zone change is compatible with the established land use patterns, surrounding 
uses, and surrounding Zoning in terms of land suitability, impacts on the environment, density, 
nature of use, traffic impact, aesthetic, infrastructure and potential influence on property 
values, and is consistent with the needs of the community.  

https://www.fixr.com/costs/build-apartments
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DISCUSSION: As set forth above, the changes to the property surrounding this parcel – and including this 
parcel – have gone from less dense to more dense. The Brooke retirement/assisted living facility is a 
higher density, multi person use of the property as is the current zoning of this parcel permitting 212 
apartments. The proposed use of the property as a manufactured home community would reduce 
density from the currently permitted 7.06 units an acre to 4.9 units per acre thus further minimizing any 
potential negative impact on the streets, utilities and surrounding areas. The site plan will ultimately be 
approved by the planning commission before it is submitted to the state of Michigan and is intended to 
be consistent with the site plan submitted herewith. Water and sewer are available in Jefferson Street 
and the infrastructure will be sufficient to support the 145-site community. There is no question that 
there is a need for this type of housing in the community as evidenced in part by the numerous 
responses received by the applicant to its posting on craigslist and the market study for manufactured 
housing communities attached hereto. There are also housing committees established in Boyne City 
whose reports confirm the need for more affordable housing.  One such study is attached hereto. The 
need/demand is also evidenced by the 100% occupancy enjoyed by the existing Lakeview Village (and all 
other northern Michigan MHC’s) and it is intended expansion to accommodate additional demand. 

5. All the potential uses allowed in the proposal zoning district are compatible with the site’s 
physical, geological, hydrological, and other environmental features.  

DISCUSSION: Submitted with this application are the following reports:  

a. Traffic Study (attached as Exhibit 7): completed by progressive EE engineering shows that the 
road leading up to the development would be well under-utilization capacity, regardless of how the 
30-acre site is developed, even during peak hours.  

b. Soil study (attached as Exhibit 8): the study completed by Northwest Design Group Consulting 
Engineering confirm that the soil will support conventional methods of excavation, road and utility 
construction and foundations. 

c. Wetland study (attached as Exhibit 9): Completed by Voice Environmental Group, LLC, concluded 
that there are no areas on the site that are properly designated as wetland and is properly 
designated as “upland” in its entirety.  

6. The change would not severely impact traffic, public facilities, utilities, and the natural 
characteristics of the area, or significantly change population density, and would not 
compromise the health, safety, and welfare of the city. The planning commission may require a 
general impact assessment in accordance with the requirements of this ordinance if it 
determines the proposal zoning change could have a negative impact upon traffic, public 
facilities, utilities, natural characteristics, populations density or other concerns. A traffic impact 
study in accordance with the requirements of this ordinance shall be required if the proposed 
rezoning district permits uses that could generate 100 (100) or more directional trips during the 
peak hour, or at least one thousand (1000) trips per day more than the majority of the uses that 
could be developed under current zoning. 

DISCUSSION: The studies attached to this submission as Exhibits 7, 8, and 9, confirm that there will not 
be any severe impact upon traffic, public facilities, utilities or the natural characteristics of the area and 
this project will reduce population density not increase it. As set forth above, although the MHDD 
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permits up to 10 units per acre, that is physically impossible and not permitted under the rules 
promulgated by the Mobile Home commission. The applicant intends to submit a site plan consistent 
with the site plan submitted herewith showing 4.9 units per acre. The planning commission will have the 
ultimate say and approval of any site plan submitted to the State of Michigan for this community. 

7. The rezoning would constitute and create an isolated and unplanned spot zone granting a 
special privilege to one landowner not available to others.  

DISCUSSION: The MHDD zoning classification was created in January of this year with the specific intent 
of addressing the acute housing shortage as evidenced by the minutes of the reading of the 
amendments attached hereto. The 10 acre minimum requirement for MHDD would suggest that this 
particular parcel was contemplated by the city commissioners when the MHDD was established because 
the applicant is unaware of any other contiguous 10 acres in Boyne City that is undeveloped and suitable 
for a manufactured home community. therefore, cannot be said that this was not planned as a potential 
site for MHDD. The proposed rezoning does not have the normal trappings of a spot zoning; First, 
although, if approved, the zoning district may only be a small or isolated area, this factor is explained 
away by the fact that this is a new zoning district and its placement would inevitably be an isolated, also 
that dimensional and natural characteristics of land within the City that would meet other necessary 
criteria virtually limit the qualifying properties to this parcel; Second, as provide below the uses allowed 
in the rezoned parcel would not be inconsistent with the existing or allowable uses in the rezoned 
parcel’s vicinity; Third, the rezoning would not confer a special benefit on the applicant that could not 
be otherwise enjoyed by owner of similar property, i.e., similarly situated to qualify for this zoning 
designation, and; Fourth, to the extent the proposed rezoning may be inconsistent with the master plan, 
those portions of the master plan which are inconsistent appear, by the actions of the City, to be 
contradictory to the goals and objectives of the City today. 

8. The change of present district boundaries is consistent in relation to existing uses, and 
construction on the site will be able to meet dimensional regulations for the proposal in district 
listed in the Schedule of Regulations.  

DISCUSSION: The project will be consistent with the regulations required by the state of Michigan 
Mobile Home commission act. It does not appear the schedule of regulations in this ordinance are 
applicable. This is consistent with the Brook Retirement Village contiguous to this parcel and the 
previous zoning of this parcel permitting 212 apartments and therefore is not inconsistent with the 
existing or permitted uses in the vicinity of the proposed rezoned parcel. 

9. There has been a change of conditions in the area supporting the proposed rezoning.  

DISCUSSION: The change in the area for the need of affordable housing has occurred over the last few 
years necessitating manufactured housing is an alternative in the community. This property is already 
zoned for a higher, denser use and the district created for manufactured housing addresses the housing 
shortage in Boyne City. 

10. Adequate sites are neither properly zoned nor available elsewhere to accommodate the 
proposed uses permitted in the requested zoning district.  
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DISCUSSION: There is no other property zoned MHDD within the Boyne City limits and upon information 
and belief there is no other 10-acre parcel available within Boyne City limits that could facilitate the 
MHDD designation. 

11. There was a mistake in the original zoning classification.  

DISCUSSION: This factor does not appear to be applicable to this request. There does not appear to have 
been a mistake Zoning this parcel for the conditional zoning of 212 multi- family units. 

12. The request has not previously been submitted within the past one (1) year, unless conditions 
have changed, or new information has been provided.  

DISCUSSION: This request has not been previously submitted at any time. 

I hope this provides ample information to properly evaluate the zoning change request attached as 
Exhibit 10 to zone the Property to Manufactured Housing Development District to allow this Fox Run 
project to become a reality and assist in addressing  the severe shortage of affordable housing in 
Charlevoix County within months, not years.  The goal is to be able to be up and running by the 
spring of 2021. 

 
Respectively Submitted, 
 
 
Steven E. Bratschie 
Attorney for GISA, LLC 
Owner of Property 
2180 44th Street SE, Suite 300 
P.O. Box 8428, Grand Rapids, MI 49518-8428 
Direct Dial: (616) 454-6211 
Main Phone: (616) 454-6005 
Facsimile: (616) 454-6159 
Cell: (616) 481-7433 
sebratschie@bratschie.com 
6/25/2020 
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