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 Site Plan Review 
Case #SPR-2024-01 

 
 
 

 
 

 
Owner:  TC Vision, LLC 
Address:  6026 S Lake Street 
  Glen Arbor, Michigan 49636 

   
 
Agent | Applicant: Jozwiak Consulting | Scott Jozwiak 
  P.O. Box 5342 
  Traverse City, Michigan 49696 
 
 
Property subject to this request:   Zoning District: LI [Light Industrial] 
Parcel No. 41-719-024-05 
Address: 9888 W. Fisher Street | Empire, Michigan  
Legal Description: PT NW 1/4 OF NW 1/4 SEC 19 COM NW COR SD SEC TH S 88 DEG 49'30" E 948.59 
FT TH S 01 DEG 54'25" W 666.54 FT TO POB TH S 01 DEG 54'25" W 665.62 FT TH N 88 DEG 48'23" W 

166.51 FT TH N 01 DEG 53'27" E 665.62 FT TH S 88 DEG 53'15" E 166.52 FT TO POB SUBJ TO ROW & 
EASE VILLAGE OF EMPIRE SEC 19 T28N R14W 2.54 A M/L 2012 SPLIT FROM 041-719-024-10 

 
Property subject to this request:   Zoning District: LI [Light Industrial] 

Parcel No. 41-719-024-10 
Address: 9896 W. Fisher Street 
Legal Description: PT NW 1/4 OF NW 1/4 SEC 19 COM NW COR SD SEC TH S 88 DEG 49'30" E 948.59 
FT TH S 01 DEG 54'25" W 666.54 FT TH N 88 DEG 53'15" W 166.52 FT TO POB TH S 01 DEG 53'27" W 
665.62 FT TH N 88 DEG 48'23" W 178.49 FT TH N 01 DEG 54'25" E 665.37 FT TH S 88 DEG 53'15" E 

178.31 FT TO POB (A/K/A PARCEL 1) SUBJ TO ROW & EASE VILLAGE OF EMPIRE SEC 19 T28N R14W 
2.73 AC M/L 2012 SPLIT INTO 041-719-024-05 WHILE RETAINING PARCEL NUMBER 041-719-024-10 

ON ALTERED LEGAL 
 

Proposed Land Use(s): 
The owner proposes a ‘combination of uses’ in accordance with Article 4, Section 4.06.2.5 (recent 

amendment).  More specifically, there exists on 41-719-024-05, mini-warehouses and storage 
buildings described as a special use in Article 4, Section 4.06.3.2; and on 41-719-024-10, processing / 

warehousing / refrigerated storage.  The owner further desires to add an additional building / 
structure for the purpose of providing additional warehousing and freezer space located 

approximately in the center of the two adjoining parcels.  The proposed addition includes 15,000 

square feet of storage / warehousing and 2,072 square feet of freezer space. 
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Specific Zoning District Findings 
 

The subject parcels [041-719-024-05 and 041-719-024-10] are both located in the Light Industrial 
[LI} zoning district. 

 
The zoning administrator finds that both parcels 041-719-024-05 and 041-719-024-10 are in the 
Light Industrial [LI] zoning district and is evidenced by a comparison of the Leelanau County GIS 
mapping and the Village of Empire zoning map. 
 

 
The zoning administrator finds that the 
combination of uses on a single parcel of land is 
permitted and is evidenced by the recent 
amendment to the Village of Empire zoning 

ordinance adopted by Council on XX/XX/2024, 
published on Saturday 05/11/2024. 
 
The Zoning Administrator finds that the proposed 
‘combination of uses’ is subject to level B site plan 
review by the planning commission as is evidenced 
by Article 5, Section 5.03.1.1 indicating that only 
Commercial and institutional buildings less than 
5,000 square feet that will accommodate a use by 
right may be reviewed by the Zoning Administrator, 
and as specified in Section 5.03: Level “B” Review. 

 
 

 
 

The Zoning administrator finds that the ‘proposed’ structure(s) will straddle the existing 
centerline of the two (2) adjacent parcels and that the parcels should be combined as a condition 

of any pending Site Plan approval. 
 
Section 4.10 – Schedule of Regulations (excerpt from Village of Empire Zoning Ordinance) 
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5.01.4 Site Plan Data Required Each site plan submitted shall contain the following 
information unless specifically waived, in whole or in part, by the Zoning Administrator (i.e., Level 

“A” Review) or Planning Commission (i.e., Level “B” Review). The Planning Commission or Zoning 
Administrator can waive any or all of the below site plan requirements when it finds those 

requirements are not applicable to the proposed development. 
 
A. The name and address of the property owner and developer.  
Provided on Application and Site Plan | C100 

 

B. Site location, address, and tax parcel number.  
Provided on Application and Staff Report 

 
C. The date, north arrow, scale, and name of the individual or firm responsible for preparing said 

plan. The scale must be at least one (1) inch = fifty (50) feet for parcels under three (3) acres. For 
parcels greater than three (3) acres, the portion of the property pertaining to the application, plus 

two hundred (200) feet in each direction, shall be at a scale of at least one (1) inch = fifty (50) feet 
(area enlargement). The full property shall be drawn to scale, and shall indicate the location of the 
area of enlargement. 
Provided on Site Plan | C100 and C101  
 

D. A certified survey of the property prepared and sealed by a professional licensed surveyor, 
showing at a minimum the boundary lines of the property, to include all dimensions and legal 

description.  
Provided on Site Plan | C100 

 
E. The location of all existing structures and all proposed uses or structures on the site, including 
proposed drives, walkways, signs, exterior lighting, adequate parking for the proposed uses (i.e., 
show the dimensions of a typical parking stall and parking lot), loading and unloading areas, if 
necessary, common use areas and recreational areas and facilities. An elevation drawing of the 
proposed building(s) shall be required in order to review the proposed building bulk and verify 
height.  
Provided on Site Plan | C101, 102, and 104 – Exterior Light plans are incomplete – applicant 
statement on file that they will comply as indicated in Project Manual – Elevations shown on 
Sheet #A300 
 
F. The location and width of all abutting rights-of-way, easements, municipal water, private water 

wells, wastewater systems, and utility lines within or bordering the subject project. 
Provided on Site Plan | C101, C102, and C104 – the Site Plan states that there are no proposed or 
required upgrades for municipal services including well and septic system 
 
G. The location of existing natural and environmental features, such as 
watercourses, wetlands, shorelines, man-made drains, trees, wooded areas and 
other environmental features. 

Provided on Site Plan showing existing / proposed landscaping | C101, C102, and C104  
 

H. A vicinity sketch showing the location of the site in relation to the surrounding  
street system and other land uses within three hundred (300) feet in every 
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direction of the proposed use including land uses on the opposite side of any 
public street. 

Provided on Site Plan | C100 
 

I. The location and identification of all existing structures, lighting, signs, ingress 
drives, roads, and parking within a two hundred (200) foot radius of the site, 
including road names. 
Provided on Site Plan | C100 
 
J. The existing zoning district in which the site is located with required setbacks 
specified on the site plan and the zoning of adjacent parcels. 
Provided on Site Plan | C100 and C102 
 
K. The location of all existing and proposed landscaping as well as all existing and 

proposed fences, walls, and sidewalks. 
Provided on Site Plan | C102, C102, and C104 
 
L. The location, size, and slope of all surface and subsurface drainage facilities.  
Provided on Site Plan | C101, C102, and C104 
 
M. Project description, including the total number of structures, units, bedrooms, 
offices, square feet, total and usable floor area, carports or garages, employees 
by shift, fans and ventilation, amount of recreational open space, type of 
recreation facilities to be provided, and related information as may be pertinent or  
as may otherwise be required by this Ordinance. 

Provided on Site Plan | C102 1nd C104 (total number of structures) – the Zoning Administrator 
has determined that the remaining requirements are not applicable to this specific project 

 
N. Summary tables, cross-sections and/or floor plans should be included with site 

plans for proposed structures, giving the following information: 
 

1. The number of units proposed, by type, including a typical floor plan for  
each unit. 
 

2. The area of the proposed units in square feet, as well as area dimensions 
of driveways and staging areas. 

 
3. Typical elevation drawings of the front and rear of each building. 

The Zoning Administrator has determined that these elements are not applicable to the specific 
project 

 
O. The topography of the existing and finished site shall be shown by contours or spot elevations. 

Where the existing slope on any part of the site is ten percent (10%) or greater, contours shall be 
shown at height intervals of two (2) feet or less. 

Provide on Site Plan | C101 and C104  
 



Page 5 of 9 
 

P. Generalized soil analysis data demonstrating their adaptability to the use. More detailed 
information may be required where the Zoning Administrator (i.e., Level “A” Review) or Planning 

Commission (i.e., Level “B” Review) determines that the site and use warrant a more critical review 
of soils. 

The Zoning Administrator has determined that this requirement is not applicable to this specific 
project and recommends yielding to any requirement by any other authorized agency 
 
Q. All site plans shall comply with the terms of the Leelanau County Soil Erosion Sedimentation and 
Storm Water Runoff Control Ordinance. It shall be the applicant’s responsibility to provide 
documentation of compliance of this County Ordinance. 
The Zoning Administrator advises that the applicant has stated intended compliance with other 
agencies within the Project Manual 
 
R. Anticipated hours of operation for proposed use. The Planning Commission may impose 

reasonable limits to hours of operation as a condition of site plan approval when warranted to 
assure compatibility with surrounding land uses.  
*The Site Plan does NOT state anticipated hours of operation 
 
S. Project completion schedule.  
*There has been no completion schedule presented as part of the application and Site Plan 
 
T. Such other information as is necessary to enable the Zoning Administrator (i.e., Level “A” Review) 
or Planning Commission (i.e., Level “B” Review) to determine whether the site plan will conform 
with the intent of the Village Master Plan and the provisions of this Ordinance.  
The Zoning Administrator advises the Planning Commission that if ‘other information’ is required, 

the Planning Commission be as specific as possible in describing what ‘other’ information is 
required to allow the Planning Commission to render a decision 

 
U. Impact Statement: An impact statement shall be provided for all Level B site plan reviews 

addressing the following as applicable:  
 

1. A complete description of the proposed development including site size and location; the 
number of lots or units proposed; proposed development density; and other factors as requested by 
the Zoning Administrator or the Planning Commission.  

 
2. Expected impact on community services. The impact statement should assess, and detail 

likely impacts on and how these services are to be provided: municipal water, public safety, traffic 
and other factors as requested by the Zoning Administrator or the Planning Commission.  

 
3. Statements relative to the environmental impact of the proposed development. The 

impact statement should assess and detail likely impacts such as topography/soils, shorelines, 
wildlife habitat, air quality, water quality (i.e., groundwater and surface water), noise, and the scale 

of development or other factors as requested by the Zoning Administrator or the Planning 
Commission.  

 
4. Statement relative to the impact of the proposed development on the Village’s economy, 

population, and community character. 
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The Zoning Administrator advise that the applicant has addressed the above requirements on 
page 8 of the Project Manual for the benefit of the Planning Commission 

 
The Zoning Administrator determined that the site plan was administratively complete on May 24, 

2024, in accordance with Section 3.05.6 

 
 

LEELANAU COUNTY GIS IMAGE (below)
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9. Standards for Granting Site Plan Approval. 
A. Consistent with this Section, the Zoning Administrator (i.e., Level “A” Review) or  Planning 

Commission (i.e., Level “B” Review) shall approve, or approve with conditions, an application for a 
site plan only upon a finding that the proposed site plan complies with all applicable provisions of 

this Ordinance, the Village Master Plan and other Village planning requirements, and other 
applicable ordinances and the standards listed below, unless the Zoning Administrator or  Planning 
Commission waives a particular requirements upon a finding that the requirement and/or standard 
is not applicable to the proposed development under consideration and the waiver of that standard 
will not be significantly detrimental to surrounding property or to the intent of the Ordinance. The 
Zoning Administrator or Planning Commission’s decision shall be in writing and shall include 
findings of fact, based on evidence presented on each standard.  (emphasis added by the ZA) 
 
B. All elements of the site plan shall be designed so that there is a limited amount of  change in the 
overall natural contours of the site and shall minimize reshaping in favor of designing the project to 

respect existing features of the site in relation to topography, the size and type of the lot, the 
character of adjoining property and the type and size of buildings. The site shall be so developed as 
not to impede the normal and orderly development or improvement of surrounding property for  
uses permitted in this Ordinance. 
The Planning Commission finds that: the site plan demonstrates minimal change to the existing 
contours to effectuate the desired new construction and that all proposed construction is 
occurring interior to the subject property and will not impede future development of surrounding 
property. 
 
C. Special attention shall be given to proper site drainage so that storm water  treatment and/or 
disposal does not adversely impact neighboring properties. 

The Planning Commission finds that: the site plan shows existing and proposed stormwater 
drainage on site that will contain proposed additional drainage on site. 

 
D. The site plan shall provide reasonable, visual and sound privacy for all dwelling  units located 

therein. Fences, walls, barriers and landscaping shall be used, as appropriate, for the protection and 
enhancement of property and for the privacy of its occupants.  

The Planning Commission finds that: the site plan indicates all proposed improvements are 
occurring interior to the property and that no new additional barriers or landscaping should be 
reasonably expected based upon the scope and design of the project. 

 
E. All buildings or groups of buildings shall be so arranged as to permit emergency access by some 

practical means to as many of the sides as feasible. 
The Planning Commission finds that: the site plan demonstrates that access is available to all sides 

of the existing and new structure(s) being proposed, noting that the new structure will have 
‘connectors’ allowing for personnel ingress and egress to and from from the existing structure. 
 

F. Every structure or dwelling unit shall have access to a public street, private road, walkway or other area or 
groups of buildings shall be so arranged as to permit emergency access by some practical means 
dedicated to common use. 

The Planning Commission finds that: the site plan demonstrates that ‘both’ uses will utilize one 
existing access and that the applicant has agreed to permitting within the fire code as stated in 

their Project Manual 
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G. Pedestrian walkways or sidewalks shall be provided separate from the streets or roads in accordance  
 with Section 3.18 - Streets, Private Roads, Driveways and Section 3.19 - Sidewalks of this Ordinance. 

The Planning Commission finds that: the site plan demonstrates an interior walkway from the 

proposed parking area to the subject property structure(s), but is otherwise, not subject to Article 
3, Sections 3.18 and 3.19 of the Village of Empire zoning ordinance. 
 
H. All loading and unloading areas and outside storage areas, including areas for the storage of trash,  
which face or are visible from residential districts or public thoroughfares, shall be screened, by a  
 fence or wall meeting the requirements of Section 3.09 or vegetative screening no less than six feet in 
height. 

The Planning Commission finds that: the existing loading / unloading area has not been screened 

as the adjacent Mixed Residential district to the south (Fisher Street) is not improved and finds 
that the strict requirements of Article 3, Section 3.09.B.2 of the Village of Empire zoning ordinance 
would not adequately serve an intended purpose as a ‘screen’, being limited to 4’ (feet) in height. 
 
I. Exterior lighting shall comply with the requirements of Section 3.11. 

The Planning Commission finds that: the applicant has provided in their Project Manual that a 
lighting plan is not complete but will be designed for night sky preservation and comply in all 
respects to Article 3, Section 3.11 [Outdoor Lighting] of the Village of Empire zoning ordinance.  
 
J. The arrangement of public or common ways for vehicular and pedestrian circulation shall respect the 
pattern of existing or planned streets and pedestrian or bicycle pathways in the area. Streets and drives 
which are part of an existing or planned street pattern which serves adjacent development shall be of a 
width appropriate to the traffic volume they will carry and shall have a dedicated rightof -way equal to that 
specified in Village of Empire Ordinance 121 and Streets, Private Roads, Driveways and Sidewalks of this 
Ordinance. 

The Planning Commission finds that: this standard is not applicable as no public or common ways 
are being proposed as described in this Section. 
 
K. All streets shall be developed in accordance with any Village street, road standards and specifications.  

The Planning Commission finds that: this standard is not applicable as no streets are being 

proposed as described in this Section, however, modifications to for proposed additional curb 
cuts for unloading / loading areas will be constructed in accordance with Village policies and 

ordinances within the public right-of-way. 
 
L. Site plans shall conform to all applicable requirements of state and federal statutes and the Village of 
Empire Master Plan, and approval may be conditioned on the applicant receiving necessary state and federal 
permits before the actual land use permit authorizing the special land use is granted.  

The Planning Commission finds that: the site plan does conform to the standards set forth by the 
Village of Empire zoning ordinance and that the applicant has stated in their Project Manual that 
they will comply with all other regulatory agency requirements. 
 
M. The Planning Commission may seek the recommendations of the Glen Lake Fire Chief, Village of Empire 
Department of Public Works, Benzie-Leelanau District Health Department, Leelanau County Drain 
Commissioner, Leelanau County Soil Erosion Control Officer, Michigan Department of Natural Resources, 
Michigan Department of Environment Great Lakes and Energy, or other agencies as appropriate . 
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The Planning Commission finds that: the applicant has stated their intent to comply with all other 
regulatory and / or permitting agencies as evidenced in the Project Manual, page 7 and covered 

under standard (L) above. 
 

For your review, 

 
Robert (Bob) Hall 

Village of Empire – Zoning Administrator 
 
 
 



 
 

  
 

 

 

 

 

 

 

 

 

PROJECT MANUAL 

CHERRY REPUBLIC EXPANSION, EMPIRE FACILITY 

Version 1.0 

April 24, 2024 
 
 
 

Project Location 
9896 W Fisher St. 
Village of Empire 

Parcel 041-719-024-10 
& 041-719-024-05 

 
 

Project Owner 
TC Vision LLC 

 
Project Permits Coordinator 

Scott Jozwiak, PE 
Jozwiak Consulting 

 
Project Consultants 

Driven Design Studio, Building Architect 
Kincaid Building Group, Construction Manager 
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 APPLICANT INFORMATION 

 

1.1 APPLICANT/OWNER 

TC Vision LLC 

6026 S Lake St 

Glen Arbor, MI 49636 

1.2 PROOF OF OWNERSHIP 

A) Warranty deeds can be provided 

1.3 PARCEL NUMBERS 

(1) 45-041-719-024-10 (9896 W Fisher St. – Cherry Republic Facility) 

(2) 45-041-719-024-05 (9888 W Fisher St. - Self Storage Property) 

Note:  The parcels originally were combined as one parcel and were divided in 2012.  Upon 
approval of the proposed site plan, the parcels will be combined to be one parcel. 

1.4 ENGINEER 

Scott M. Jozwiak, PE 

Jozwiak Consulting 

PO Box 5342 

Traverse City, MI  49696 

p. 231-218-1201 

1.5 PROJECT TITLE 

A) Cherry Republic 2024 Expansion Project, Empire Facility 

1.6 SUBMITTALS 

A) Application 

B) Project manual 

C) Site/Civil Plans 

D) Building Plans 

E) Legal Descriptions 
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 PROJECT DESCRIPTION 

 

1.1 PROJECT DESCRIPTION 

Cherry Republic (TC Vision LLC), a nationally recognized retailer of cherry related products such as jams, salsa 
and candy, is seeking to expand the warehouse component of their facility located at 9896 W. Fisher Street.  
They have operated out of this facility for several years under a lease with the former owner, Fred Salisbury and 
in 2012, Cherry Republic purchased the parcel.  At that time, a land division was created, dividing the parcel in 
half.  This put the 9,700 square foot building on its own parcel. 
 
The two parcels are zoned industrial and are served by municipal water which provides fire suppression water 
capacity. 
 
Mr. Salisbury, prior to and after the sale, constructed a self-storage facility. 
 
Cherry Republic eventually expanded their facility to include production of goods.  A 15,000 square foot 
production facility was constructed behind the existing 9,700 square foot building in 2013. 
 
In 2019, the last expansion occurred which added 10,000 square feet of warehouse space and two truck docks. 
 
By 2022, Fred Salisbury had constructed 3 self-storage buildings on the east parcel.  Mr. Salisbury then sold the 
parcel to Cherry Republic in December of 2022 and Cherry Republic has continued to operate the self-storage 
facility since. 
 
Cherry Republic has experienced constraints in their operation because freezer space was being provided by a 
company in Traverse City.  That freezer space was no longer being made available to Cherry Republic so that 
spawned discussions about expanding the warehouse and adding much needed freezer space to this facility.  
Freezer space is in high demand and there is uncertainty on future availability so in order to provide stability in 
that arena, they are deciding to create that space at their Empire facility.  This space, along with additional 
warehousing, has become an essential need to sustain their operation. 
 
This planned expansion includes a 50x300 warehouse, three additional truck docks and a 26x80 foot freezer.  In 
addition, much needed parking is being created. 
 
The site plan illustrates how these planned expansions will be situated yet leave the existing self-storage 
buildings mostly untouched.  A modification to the southwest self-storage building will be made to remove the 
center partition wall.  The resulting storage units will then be only accessible from the east and will be full depth. 
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 STANDARDS FOR GRANTING APPROVAL 

A) Consistent with this Section, the Zoning Administrator (i.e., Level “A” Review) or Planning 
Commission (i.e., Level “B” Review) shall approve, or approve with conditions, an application for a 
site plan only upon a finding that the proposed site plan complies with all applicable provisions of 
this Ordinance, the Village Master Plan and other Village planning requirements, and other 
applicable ordinances and the standards listed below, unless the Zoning Administrator or 
Planning Commission waives a particular requirements upon a finding that the requirement and/or 
standard is not applicable to the proposed development under consideration and the waiver of 
that standard will not be significantly detrimental to surrounding property or to the intent of the 
Ordinance. The Zoning Administrator or Planning Commission’s decision shall be in writing and 
shall include findings of fact, based on evidence presented on each standard.  

(1) Compliance with the ordinance: 

(a) The proposed plan illustrates compliance with the current zoning ordinance.  
Building height, lot coverage and setbacks are in compliance.  Expanded 
parking areas are provided on-site.  Storm water management will continue to 
be controlled on-site. 

(2) Compliance with the Village Master Plan 

(a) The Village has currently zoned the parcel as industrial.  

(b) The Master Plan states “The Light Industrial district includes properties that 
are currently vacant or are home to agricultural processing/distribution 
activities. Future Land Use Recommendations The intent of the Light 
Industrial district is to accommodate existing light industr ial uses, and to 
encourage and provide opportunities for additional light industry, including 
wholesale and warehousing uses as well as activities like research 
laboratories, high-tech industries, light assembly operations, office space, 
and commercial uses that support light industrial activities.”  

(c) It is our opinion that the continued success of Cherry Republic on this parcel 
meets the intent of the master plan.  The adjacent residential parcels to the 
west will not see any increased activity.  By providing substantial increases to 
employee parking, of which the need swells during the holidays, neighbors 
will see fewer cars parked along Fisher Street.  Additionally, the increased 
warehouse space will omit some truck traffic as they will no longer have to 
temporarily ship product off site and bring it back for final shipping. 

B) All elements of the site plan shall be designed so that there is a limited amount of change in the 
overall natural contours of the site and shall minimize reshaping in favor of designing the project 
to respect existing features of the site in relation to topography, the size and type of the lot, the 
character of adjoining property and the type and size of buildings. The site shall be so developed 
as not to impede the normal and orderly development or improvement of surrounding property for 
uses permitted in this Ordinance. 

(1) The property is located at the end of Fisher Street.  Minimal traffic occurs at this dead 
end with exception of operations at Cherry Republic, the self-storage facility and 
recycling that occurs at the end of the street. 

(2) There is minimal 1.5 elevation difference between the finish floor of the warehouse 
and the existing self-storage buildings.  The grade transition that currently exists 
between the two uses will be shifted to accommodate the expansion.  This 
modification along with grading adjustments to the retention basin are proposed to 
minimally impact the topography. 

(3) The project appearance to the residential properties to the west will be unchanged 
since all of the planned activity will be to the east of the existing facility.  The property 
to the east and south are vacant. 
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(4) The planned operation mimics the current traffic flow but will provide additional 
parking for the facility which reduces overflow parking onto Fisher Street which has 
been known to occur during peak season. 

C) Special attention shall be given to proper site drainage so that storm water treatment and/or 
disposal does not adversely impact neighboring properties. 

(1) Storm water management is an important component to the project.  All storm water 
is directed to infiltration basins located at the front and rear of the parcel.  

D) The site plan shall provide reasonable, visual and sound privacy for all dwelling units located 
therein. Fences, walls, barriers and landscaping shall be used, as appropriate, for the protection 
and enhancement of property and for the privacy of its occupants. 

(1) No improvements are proposed along Park Street and therefore the existing condition 
will remain.  

E) All buildings or groups of buildings shall be so arranged as to permit emergency access by some 
practical means to as many of the sides as feasible. 

(1) Emergency response to the site is paramount and all sides of the buildings are 
accessible.  The buildings associated with the operation of Cherry Republic are fire 
suppressed meaning they are/will be equipped with sprinklers throughout.  

F) Every structure or dwelling unit shall have access to a public street, private road, walkway or other 
area dedicated to common use. 

(1) The property fronts on Fisher Street. 

G) Pedestrian walkways or sidewalks shall be provided separate from the streets or roads in 
accordance with Section 3.18 - Streets, Private Roads, Driveways and Section 3.19 - Sidewalks of 
this Ordinance. 

(1) Sidewalks are shown to direct employees to the building. 

H) All loading and unloading areas and outside storage areas, including areas for the storage of 
trash, which face or are visible from residential districts or public thoroughfares, shall be screened, 
by a fence or wall meeting the requirements of Section 3.09 or vegetative screening no less than 
six feet in height. 

(1) The property currently has truck docks that face Fisher Street.  It is our intent to add 
three more alongside the existing docks. 

I) Exterior lighting shall comply with the requirements of Section 3.11. 

(1) The lighting plan will be submitted to the zoning administrator for approval upon 
completion and will comply with the requirements in Section 3.11. 

J) The arrangement of public or common ways for vehicular and pedestrian circulation shall respect 
the pattern of existing or planned streets and pedestrian or bicycle pathways in the area. Streets 
and drives which are part of an existing or planned street pattern which serves adjacent 
development shall be of a width appropriate to the traffic volume they will carry and shall have a 
dedicated right-of-way equal to that specified in Village of Empire Ordinance 121 and Streets, 
Private Roads, Driveways and Sidewalks of this Ordinance. 

(1) It is the intent of this plan to utilize the existing entrance to the self-storage facility as 
the main entrance into the Cherry Republic facility.  No improvements to the curb cut 
are proposed. 

K) All streets shall be developed in accordance with any Village street, road standards and 
specifications.  

(1) Not applicable 

L) Site plans shall conform to all applicable requirements of state and federal statutes and the Village 
of Empire Master Plan, and approval may be conditioned on the applicant receiving necessary 
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state and federal permits before the actual land use permit authorizing the special land use is 
granted.  

(1) It is our intent to comply with all applicable agencies and to seek the following 
permits: 

(a) Benzie-Leelanau Health Department 

(b) Leelanau County Soil Conservation District 

(c) Village of Empire 

(d) Construction code 

(e) Fire code 

M) The Planning Commission may seek the recommendations of the Glen Lake Fire Chief, Village of 
Empire Department of Public Works, Benzie-Leelanau District Health Department, Leelanau 
County Drain Commissioner, Leelanau County Soil Erosion Control Officer, Michigan Department 
of Natural Resources, Michigan Department of Environment Great Lakes and Energy, or other 
agencies as appropriate. 

(1) Approvals are pending with applicable agencies, as listed above. 
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 PROJECT IMPACT STATEMENT 

PART 1 IMPACT STATEMENT  

(1) A complete description of the proposed development including site size and location; 
the number of lots or units proposed; proposed development density; and other 
factors as requested by the Zoning Administrator or the Planning Commission.  

 

(2) Expected impact on community services. The impact statement should assess, and 
detail likely impacts on and how these services are to be provided: municipal water, 
public safety, traffic and other factors as requested by the Zoning Administrator or the 
Planning Commission.  

 

(3) Statements relative to the environmental impact of the proposed development. The 
impact statement should assess and detail likely impacts such as topography/soils, 
shorelines, wildlife habitat, air quality, water quality (i.e., groundwater and surface 
water), noise, and the scale of development or other factors as requested by the  
Zoning Administrator or the Planning Commission.  

 

(4) Statement relative to the impact of the proposed development on the Village’s 
economy, population, and community character. 

 

(a) This 5.2 acre, more or less, combined parcel is located at 9876 Fisher St and 
is comprised of two tax id numbers.  Upon approval, the parcels will be 
combined into one tax parcel.  The combined site contains five (5) existing 
structures, including two (2) for the operations of Cherry Republic and (3) 
self-storage structures.   

The proposed 17,072 expansion includes a sixth structure, connected by a 
breezeway/connector for the use of Cherry Republic.  In total, the site will 
contain 68,781 square feet of structures.   

Both uses, warehouse production and self-storage, already exist on the 
property. The expansion of the warehouse and freezer will help sustain the 
existing business and reduce the impact of traffic, as trucking the goods to 
and from the out-of-region storage and freezer facility will be eliminated.  This 
will thereby increase public safety. The additional parking added to the site 
will provide the seasonal staff a safe place to park and be able to navigate 
within the property.  

Minimal impact to the topography is demonstrated in the site plans- the is 
little grade change in this area and the vegetation removal is negligible, while 
new vegetation is being added to the site.  Stormwater management is 
handled on-site with protective measures, compliant to Leelanau County Soil 
Conservation regulations.  The proposed addition is internal to the site and is 
screened by existing structures for noise and view buffering.   

The success of Cherry Republic in the northern Michigan region has brought 
many advantages to the community.  This includes both year-round and 
seasonal employment and many donations to non-profit environmental and 
community entities.  The continued success of this operation will maintain the 
economic and community character of the Village. 












