
CITY OF MACKINAC ISLAND 

AGENDA 

PLANNING COMMISSION 

Tuesday, March 11, 2025 at 1:00 PM 

City Hall – Council Chambers, 7358 Market St., Mackinac Island, Michigan 

I. Call to Order 

II. Roll Call 

III. Pledge of Allegiance 

IV. Approval of Minutes 

a. February 11, 2025 Public Hearing 

b. February 11, 2025 Regular Meeting 

V. Adoption of Agenda 

VI. Correspondence 

VII. Staff Report 

a. HDC Meeting Summary 

b. DPW Update 

VIII. Committee Reports 

IX. Old Business 

a. C25-066-004(H) Mary's Bistro Retractable Awnings  

X. New Business 

a. R325-008-010(H) Doud Fence 

b. HB25-050/97-011 GHMI Lot Recombination 

XI. Public Comment 

XII. Adjournment 
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CITY OF MACKINAC ISLAND 

MINUTES 

PUBLIC HEARING OF THE PLANNING COMMISSION 

Tuesday, February 11, 2025 at 12:00 PM 

City Hall – Council Chambers, 7358 Market St., Mackinac Island, Michigan 

I. Call to Order 

The Public Hearing was called to order at 12:00 PM. 
 

II. Roll Call 

 
PRESENT 
Trish Martin 
Jim Pettit 
Michael Straus 
Anneke Myers 
Mary Dufina 
Ben Mosley 
Lee Finkel 
 
ABSENT 
None 

Staff: Adam Young 

IV. Adoption of Agenda 

Motion by Myers, second by Finkel to adopt the Agenda.  

V. Correspondence 

a. Letter from Mackinaw City 

Straus summarized the letter dated January 10, 2025, regarding accommodating housing within 
their communities. They wanted the statement removed or clarified to acknowledge that any 
proposal for new housing would follow their local plans and ordinances. 

 

VI. New Business 

a. Comments regarding the Master Plan Draft 

Straus turned the hearing over to Adam Young, Wade Trim. Young stated he would 
provide a Master Plan update.  This process has taken over a year.  The process 
provided several opportunities for comment from the public. Surveys, town meeting 
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and a public open house were all done. Young stated that now, according to state 
law, for the adoption of the Master Plan, we must hold this public hearing.  The draft 
was made available to the public and sent to other entities as required by state law. 
The Master Plan public hearing was Noticed in the St Ignace News.  This is the final 
opportunity to provide comments on the draft master plan. The Planning Commission 
will not be making any decisions at this hearing.  Any deliberation will take place at 
the Planning Commission meeting. If the Planning Commission decides to adopt the 
draft Master Plan, City Council may decide to adopt a Resolution, as they did for the 
last Master Plan. The final step, after Planning Commission adopts the Plan, a letter 
will need to be sent to the entities required by law, letting them know the Master Plan 
has been adopted.  The Plan will also be posted on our website. 

Straus asked Young to go through the changes from the last draft to the current draft. 
The changes were: 

Changes to the August 1, 2024 Draft Master Plan Report 
 
The below changes were requested by the Master Plan Steering Committee during their September 9, 2024 
meeting. These were incorporated into the September 10, 2024 draft master plan. 

Modified the Historic Sites and Districts narrative within Chapter 1 to clarify that Mackinac Island currently has 5 
historic districts (pages 8-9) 

Within the Solid Waste subsection in Chapter 5, added a discussion about promoting recycling programs to 
reduce single-use waste and a reference to providing more water fountains and water bottle filling stations (page 
51) 

Within the Wastewater subsection in Chapter 5, revised language regarding the Biddle Point pump station 
based on edits received from Allen Burt (page 49) 

Added Little Traverse Conservancy to the listing of Civic Organizations and Churches (page 56) 

Added a new bullet within Policy 2 under Transportation – “Evaluate bicycle and pedestrian safety along 
Cadotte Avenue (“Grand Hill”) and pursue needed improvements, potentially to include a sidewalk or other 
designated walking area.” (page 77) 

Throughout the Master Plan, the “Hotel/Resort” future land use classification was re-named to 
“Hotel/Boardinghouse” (multiple pages) 

Within Table 8-2, the existing action – Consider and evaluate the creation of a City Manager staff position – was 
expanded to also include a grantwriter and other staff necessary to support City administration and initiatives 
(page 93) 

Added a new action strategy to Table 8-3 – “Investigate the feasibility and potential of a property transfer tax to 
be used for preservation, housing, infrastructure, and/or other similar community improvement initiatives.” (page 
93) 

Added new action strategy in Table 8-3 to review the zoning ordinance and consider changes to ensure that the 
character of Market Street area is protected (page 93) 

Added business community (BC) as a partner for several actions in the Implementation Matrix tables 8-2 
through 8-8 (pages 93-96) 
 
Changes to the September 10, 2024 Draft Master Plan Report 
 
The below changes were identified as potential changes by the Master Plan Steering Committee during their 
October 22, 2024 meeting. The changes were confirmed by the Planning Commission during their December 10, 
2024 and January 14, 2025 meetings. These were incorporated into the January 22, 2025 draft master plan: 
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Within the Other Utilities subsection of Chapter 5, regarding propane gas delivery to the Island via barge, 
changed “100, 250 or 400 pound cylinders” to “100 or 250 pound cylinders” (page 52) 

Within the Potential Zoning Ordinance and Map Changes subsection of Chapter 8, revised item #2 to say “An 
expansion of the RS, Shoreline Residential zoning district to encompass lands in the Windermere Point area” 
(deleted the words “and in front of Mission Point Hotel”) (page 89) 

Switched all references from DEQ to EGLE throughout report (multiple pages) 

Little Stone Church map changes, which involved 3 maps: 
o Property Ownership Map (Figure 4-1) 
o Existing Land Use Map (Figure 4-2) 
o Existing Land Use Map: Downtown (Figure 4-3) 

Revised second bullet of Policy 7 under Housing from “Consider requiring new hotels…” to “Encourage new 
hotels…” (page 74) 

Changed all references from “2024 Master Plan” to “2025 Master Plan” (multiple pages) 

VII. Public Comment 

 Liz Ware asked on page 97 in the packet, of Future Land Use map, the zoning at Mission 
Point is listed as PUD. In the Future Land Use map it is listed as shoreline residential. 
Mission Point is zoned PUD and they are not looking to rezone.  Straus stated PUD is not 
a current future land use option.  They can create PUD, keep as it is, or change to 
something more consistent. Young confirmed that the Master Plan does not acknowledge 
PUD as a classification. Young stated we all know Mission Point has the PUD approval.  
From the perspective of the Master Plan, if the PUD went away in the future, what would 
they want to see it become. Young clarified that PUD is an approval, not a use.  The 
Master Plan would prefer to list the use.  Ware confirmed that the Future Land Use map 
change does not change how the property can be developed.  Ware asked that another 
option be added as PUD.  Straus stated that Young stated that would not be preferable 
because PUD is not well defined.  The PUD is specific to your property and the Future 
Land Use map is for the entire island.  Ware asked if part of the Master Plan is to mitigate 
hazards in the community?  Straus stated the Master Plan can’t mitigate anything.  It is 
meant to bring attention to areas that need to be discussed further and hopefully come up 
with solutions to a problem.  Ware asked if anything about fire mitigation has been 
discussed.  Straus stated there is a big section that deals with our city as far as water 
department, etc, and we consult with the fire department endlessly.  Mosley asked how 
Ware considered Mackinac County high risk for wild fire.  Ware stated she got the 
information from Mackinac County.  Mosley stated we have a letter on file that claims 
Mackinac Island is an extremely low risk of wild fire.  Myers referred to table 8-8 that refers 
to this type of issue. Mosley discussed aspects of fire safety and suppression. 

 Andrew Doud thanked them for meeting with the business owners.  He asked about the 
wording encouraging above commercial buildings becoming residential. There were three 
main points and one was, as an example, above Doud’s Market, changing commercial into 
residential.  The main question is what would that process take. Straus stated any time 
zoning changes are made there has to be a public hearing, letters sent out, and then 
Planning Commission can either recommend or not recommend, and send on to City 
Council.  Young stated it is in Future Land Use in the description of future land use 
category, when it talks about residential uses currently exist in commercial areas and it is 
intended that these uses remain and further above the store residential uses may be 
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added in the future, consistent with the character of the downtown. Myers explained that 
this really means we like the residential uses and would encourage it to remain even 
though it is commercial.  Myers stated they have a grant to look at the zoning ordinance 
and see ways we can encourage residential year-round housing.  Myers stated Form 
Zoning that James Murray suggested, might allow you to divide a building with different 
zoning on different floors, but that is not allowed in our current zoning.  Myers stated it was 
a suggestion by Doud’s attorney to look at Form Zoning.  Doud disagreed with that 
statement but stated that the statement in the Master Plan, as written, is worrisome to 
commercial building owners.  Dufina stated there are a lot of people living above 
commercial buildings.  It is allowed.  

 Mosley asked Liz Ware about ISO rating helping your insurance rates.  

Mosley asked how a Transfer tax would work.  Myers stated they don’t have a firm 
understanding of, but she believes that when a property transfers, a tax is paid by the 
buyer that would go in to a fund that is used to buy land for a conservancy or something 
similar.   

Straus stated that someone from the Mackinac County Planning Commission stated that 
we needed something about marine transportation.  Straus believes we have that covered. 

Straus confirmed with Young we added something about internet needs. Young stated it 
was added to policy 13 under infrastructure and public services. 

VIII. Adjournment 

Motion to adjourn to 12:50 PM. 

Motion made by Martin, Seconded by Finkel. 
Voting Yea:  Martin, Straus, Myers, Finkel 

 

 

________________________________  ______________________________________ 

Michael Straus, Chairman    Katie Pereny, Secretary 
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CITY OF MACKINAC ISLAND 

MINUTES 

PLANNING COMMISSION 

Tuesday, February 11, 2025 at 1:00 PM 

City Hall – Council Chambers, 7358 Market St., Mackinac Island, Michigan 

I. Call to Order 

II. Roll Call 

PRESENT 
Trish Martin 
Jim Pettit 
Michael Straus 
Anneke Myers 
Ben Mosley 
Mary Dufina 
Lee Finkel 

Staff: Dennis Dombroski, David Lipovsky, Erin Evashevski. Adam Young 

III. Pledge of Allegiance 

IV. Adoption of Agenda 

Motion to approve. 

Motion made by  Dufina, Seconded by  Martin. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 

V. Approval of Minutes 

a. January 14, 2025 

Motion to approve as amended.  Amendments were to change "Council" to 
"Commissioners" on page 4 of the minutes, and change "REU" update to "DPW" 
update. 

Motion made by  Mosley, Seconded by  Finkel. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 

VI. Correspondence 

a. Letter from Mackinaw City re: Master Plan Draft 

Motion to place on file.  
 

Motion made by  Martin, Seconded by  Dufina. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 
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VII. Staff Report 

a. HDC Meeting Summary 

Finkel summarized the February 11, 2025 HDC meeting. 

b. DPW Update 

Allen Burt stated work continues along.  The ground thawing is becoming 
common.  They are preparing for electrical conduit and pipe placement. There is 
some plastic sheeting and frame work on the sides to protect the heating. Stands for 
electrical equipment panels are being done. The first two buildings are still being 
poured. They are applying some of the roofing material. The interior of the actual 
MDDR will be filled with raw sewage. They are two months behind on original 
schedule.  They still have a startup date of the first week of August. 

VIII. Committee Reports 

None 

IX. Old Business 

a. Master Plan Deliberation 

Straus stated they just had a hearing. At this point we can make further changes or 
adopt. There was discussion on changes based on the Mackinaw City letter.  Young 
stated we can revise to say "view mainland communities as acceptable locations for 
employee housing in line with local master plans and zoning ordinances". Motion to 
adopt the Master Plan with the suggested change by Young. Straus read the 
Resolution aloud. 

Motion made by  Finkel, Seconded by  Dufina. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 

Straus and Myers thanked the Master Plan Committee and Straus stated he 
appreciated all the public comment they received.  

Young stated he would provide a Resolution template for City Council to Evashevski. 
Straus asked about hard copies of the Master Plan.  Young was going to check and 
see if hard copies were included. Dombroski stated we typically order 25 copies. 

b. C24-057-055(H) GHMI Merchants Building Amendment 

Dombroski stated the traffic flow is under the purview of the Planning Commission. 
Megan from Barry Polzin summarized the changes. Dufina asked about the diameter 
of the columns, which are 8". Motion to approve. 

Motion made by  Myers, Seconded by  Mosley. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 
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Dufina commented on the amendment provided as being complete and easy to 
understand. 

X. New Business 

a. R125-076-003(H) Dorcey Dormer 

Straus stated this was approved by the HDC. Dombroski doesn't think it needs to 
come to the Planning Commission as there are no changes to the lot coverage. 
Straus noted the change in windows. Dufina asked about the material and trash 
placement. The contractor was not present to answer. Dufina stated it needs to be on 
his property and not on the street. Motion to approve contingent on a statement from 
the contractor on the material and trash placement. It must be on the property and 
not on the street. 

Motion made by  Myers, Seconded by  Mosley. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 

b. C25-066-004(H) Mary's Bistro Retractable Awnings  

There was question about changing a storage room to a lounge room. No floor plan 
was submitted for the lounge room. Will there be new doors and windows? We need 
a statement on how it will affect the neighbors.  Is the restaurant capacity increasing? 
This would affect the REU's. A site plan is needed. Motion to table due to an 
incomplete application. 

Motion made by  Myers, Seconded by  Mosley. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 

c. R325-008-005(H) Doud Shed Roof 

Doud stated this can be tabled. Doud asked Dombroski if he would view this like the 
Dorcey application.  Dombroski stated yes. The roof is to protect it from 
rainfall.  There is an entry porch in to the storage area on the east side of the house. 
Myers stated the main concern is that it is still within the setback. Doud confirmed 
that it is. Motion to approve.  
 

Motion made by  Myers, Seconded by  Mosley. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 

Dombroski stated that Neumann questioned the overhang going to the setback. Our 
ordinance allows open porches to go in to the setback. 

XI. Public Comment 

David Jurcak gave an update on the Grand Hotel work. He stated it will take the 5 years 
they estimated, to complete the work.  The new work being done today is the west side 
interior and columns on the east side. There is a corbel under the presidential porch, that 
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is tin. They are using a chemical peel to remove existing paint, and repainting. The front 
porch wood floor is next and they are using an ash wood that is petrified. The wood will 
never be painted. They will start with the west end and see how it holds up. The east side 
had some rot that is being fixed. The roof on Sadies is being replaced. The trash enclosure 
at Gatehouse is complete.  

Tom Corrigan gave an internet update. Corrigan showed a coverage map that can be 
found at www.michiganbroadbandmap.com 

The red dots show areas that already have accessible internet.  The blue dots are places 
where the money could potentially be spent. There are only about 70 locations. Spectrum 
now owns Astrea. They just received a big chunk of the money to update the service in 
Chippewa County. Corrigan spoke to their government liaison and when asked when 
Mackinac Island will get service, she stated someday, but even if they don't get the money 
they are willing to upgrade the locations. You can go to your address on the map and it will 
show if you are eligible for service.  
 

XII. Adjournment 

Motion to adjourn the meeting at 2:14 PM. 

Motion made by  Martin, Seconded by  Mosley. 
Voting Yea:  Martin,  Pettit,  Straus,  Myers,  Mosley,  Dufina,  Finkel 

 

 

 

 

 

 

 

_________________________________ _____________________________________ 

Michael Straus, Chair     Katie Pereny, Secretary 
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[Mortgagee Consent] 
162078550.1 

MORTGAGEE CONSENT 

 

WELLS FARGO BANK, NATIONAL ASSOCIATION, a national banking association, 

having an address at CRE/Hospitality Finance Group, 2030 Main Street, Suite 800, Irvine, CA 

92614, Attention: Rhonda Friedly (collectively with its successors or assigns, “Mortgagee” or 

“Administrative Agent”) as administrative agent for itself and the lenders that are party to that 

certain Loan Agreement (as defined below), as holder of (i) that certain Amended and Restated 

Future Advance Mortgage granted by Mortgagor (as defined below) on or about January 18, 2022 

and recorded on January 28, 2022 in the Mackinac County Register of Deeds at Liber 928, Page 

623 (as amended and/or restated from time to time, the “Mackinac County Mortgage”), and (ii) 

that certain Amended and Restated Future Advance Mortgage granted by the Mortgagor on or about 

January 18 2022 and recorded on February 1, 2022 in the Register of Deeds of Ingham County, 

Michigan as Instrument No. 2022-004152 (as amended and/or restated from time to time, the 

“Ingham County Mortgage”), hereby consents to the Petition for Lot Recombination of Parcel 

2A, Parcel 28A, Parcel 28B to which this Mortgagee Consent is attached. Any reference to the 

term “Loan Agreement” shall mean that certain Amended and Restated Loan Agreement, dated as 

of January 18, 2022 (as further amended and/or restated from time to time, collectively, the “Loan 

Agreement”) by and among Mortgagee, the lenders that are a party to said Loan Agreement, BSI 

Resort Holdings, LLC, a Delaware limited liability company, as borrower, and GHMI RESORT 

HOLDINGS, LLC, a Delaware limited liability company (“Mortgagor”). 

  

Dated:  ________________, 2025. 

 

 WELLS FARGO BANK, NATIONAL ASSOCIATION,  

as Mortgagee and Administrative Agent 

 

 

By:  ______________________________________ 

Name:  ____________________________________ 

Title:  _____________________________________ 

 

 
STATE OF _______________________ 

COUNTY OF                                       SS. 

 

On _________________________, 2025, before me, _________________________, a Notary 

Public, personally appeared _________________________, who proved to me on the basis of 

satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument 

and acknowledged to me that he/she/they executed the same in his/her/their authorized 

capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or the entity 

upon behalf of which the person(s) acted, executed the instrument. 
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162078550.1 

I certify under PENALTY OF PERJURY under the laws of the State of ____________ that the foregoing 

paragraph is true and correct. 

 

WITNESS my hand and official seal 

 

Signature of Notary Public    

 

My commission expires    
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