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   Wexford Joint Planning Commission 
c/    401 N. Lake Street     231-444-6159 

   Cadillac, Michigan 49601 

   www.wexfordjpc.org  planningandzoning@wexfordjpc.org 

July 15, 2026 

Re: Petition to Amend Zoning Ordinance | NAICS Sector 22 - Utilities 

Dear Wexford Joint Planning Commission members, 

Unlike a special land use or site plan review application, this petition to amend the zoning 
ordinance is a bit different.  Typically, the former are accompanied by a staff report analyzing 
compliance with certain general and specific zoning ordinance standards, most of which are 
measurable. 

when reviewing a proposed amendment to the zoning ordinance.  Staff have taken the liberty of 
providing our observations, just as you were asked to in preparation for the public hearing 
scheduled for the July 27, 2026 meeting of the WJPC. 

Before moving further, the planning commission is hereby advised that the administrative and 
professional efforts expended thus far in the review of this specific application will exceed the 
actual application fee of $4670 (four thousand, six hundred and seventy) dollars1. 

In accordance with Article 82, Section 8204.D, I am asking that the Wexford Joint Planning 
Commission entertain and adopt a motion finding that the application requires the assistance 
of experts in review of specified aspects or issues of the application. 

More specifically, the Wexford Joint Planning Commission could find that because we do not 
have a Compatible Renewable Energy Ordinance (CREO), and because the applicant has 
expressed a desire to work with the community, and because there are other unknown variables 
related to a project of this scope, that the planning commission is unable to make an informed 
decision without expert consultation. 

 
1 See attached itemized spreadsheet of costs incurred to date 
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Section 8204.D(2) states that review of the application shall stop until the applicant has paid a 
 thousand (1,000) dollars.  This fee is used to allow staff to select 

necessary experts and receive work proposals.  

_______________________________________________________________________________ 

The next step in this sequence is a meeting between the Zoning Administrator and the Chair of 
the Commission to establish a proposed budget (Section 8204.D(4) (a  d)).  It is expected that 
this proposed budget for expert services will be prepared and presented to all commission 
members at the next meeting for approval. 

The established budget will be sent to the applicant with an explanation allowing the applicant to 
either withdraw the application or proceed by paying the additional fees based upon the budget. 

_______________________________________________________________________________ 

Suggested motion:, Because the WJPC does not have a Compatible Renewable Energy Ordinance 
(CREO), and because the applicant has expressed a desire to work with the community, and 
because there are other unknown variables related to a project of this scope, the planning 
commission is unable to make an informed decision without expert consultation, and therefore I 
move that the Wexford Joint Planning Commission discontinue the review of the petition to 
amend the zoning ordinance until such time as the applicant has paid an additional $1000 (one 
thousand) dollars in additional fees to allow staff and the Commission Chair to establish a budget 
in accordance with Section 8204 of the Wexford Joint Zoning Ordinance. 

Prepared by, 

 
Robert (Bob) Hall 
Planning and Zoning Director        
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a comprehensive analysis, nor does it constitute an official recommendation or conclusive finding. 

   Wexford Joint Planning Commission 
c/    401 N. Lake Street     231-444-6159 

   Cadillac, Michigan 49601 

   www.wexfordjpc.org  planningandzoning@wexfordjpc.org 

STAFF OBSERVATIONS1:  
Wexford Joint Zoning Ordinance | Article 98 | Excerpt (Section 9802.E) 
(for reviewing a request to amend the zoning ordinance) 

E. Hearing and Decision  
1. The Commission shall hold a public hearing (scheduled for July 27, 2026) to receive input on the 
proposed Zoning Amendment.  

2. Following the hearing, the Commission shall consider each proposal for amendment in terms of its own 
judgement on particular factors related to the individual proposal and in terms of the most likely effect on 

The Commission may recommend any additions or modifications 
to the original amendment proposal. The Commission shall review the proposed amendment: 

a. For compliance with formal adopted plans adopted pursuant to P.A. 33 of 2008, as amended, (being the 
Michigan Planning Enabling Act, M.C.L. 125.3801 et seq.) upon which this Ordinance is based:  

(1) If it is found to comply with formal adopted plan and receives favorable Commission 
judgement, then it shall recommend to each of the participating municipality for adoption. 

Notes:  
 Agriculture: The township also has an abundance of agriculture in large swaths of property in the 

northern portion of the township, providing the largest area for growing crops in the county. The 
9 northeast sections are identified by loamy Hodenpyl-Karlin soil, the very richest for growing 
crops. This portion of the township is identified by its Agriculture Forest Production District and 
its usage is protected in this Master Plan. The Old Engine Show in section 1 of the township 
amplifies this very important aspect of farming and agricultural life. (Master Plan, page 22-23) 

 II. Agricultural and Historic Preservation - GOAL: To recognize the importance of agricultural 
assets and the historic character of the municipalities and foster preservation initiatives. (Master 
Plan, page 42) 

 POLICIES: 1. Protect productive agricultural lands (i.e. Wexford, Antioch, Boon Townships, etc.) 
should be preserved and protected from encroachment by high density residential and 
commercial land uses. (Master Plan, page 42) 

 4. Maintain and increase the visual appeal of WJPC rural roadways in order to preserve their rural 
character and natural beauty. (Master Plan, page 42) 

 5. Ensure current zoning regulations promote historic and rural preservation efforts. (Master Plan, 
page 42) 

 
Plan. 
zoning ordinance.  
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The Fundamentals - There are nine fundamental principles that underlie the goals, objectives and 
policies of this Master Plan. These are as follows: 1. Scenic character should be preserved or 
enhanced in the WJPC area. 2. Natural resources of the WJPC area should be protected from 
inappropriate use or conversion. 3. The natural environment of the WJPC area should be 
protected. (Master Plan, page 81) 

 A Distinct Area, a Distinct Plan - The WJPC area has a mostly rural distinction to it. This means 
that the WJPC should emphasize rural enhancements of the zoning districts and de-emphasize 
industrial development and heavy commercial properties. (Master Plan, page 81) 

 Agriculture and Forest Production areas are established to protect prime farmlands, preserve 
existing farms, and protect and maintain forested tracts for forest products, recreational uses, 
and wildlife habitat. The goals are to sustain and enhance tourist-based development while 
protecting environmentally significant areas and the natural features of the region. These 
include all the historic, cultural, scenic, and recreational features we all enjoy. (Master Plan, 
pages 81-82) 

 Particulars - First, there is a consensus in rural areas to maintain the characteristics that attract 
many to this area, primarily clean waterways and the scenic quality of the WJPC area. (Master 
Plan, page 82) 

 9 Fundamental Principles Expanded - 1. Scenic character should be preserved or enhanced in 
the WJPC area. The natural character of the landscape within the WJPC area creates a scenic 
quality that is of ultimate value to residents and visitors of the area. This scenic quality is the 
source of the economic base of the area: farming, forestry, recreation, and tourism. This 
character of the land must be preserved as any future land use change occurs. Such 
preservation is nonoptional in meeting the major goals, methods, and policies in this Plan. 
Where appropriate, this Plan would encourage the requirements of visual buffers, scenic 
character landscaping, and appropriate signage. (Master Plan, pages 82-83) 

  8. The vision of this Plan must be achieved without violating 
constitutionally protected property rights. The right to privacy and the right to property are two 
basic fundamental rights of all American citizens. This Master Plan should make certain that these 
constitutionally protected property rights are not violated. It is vital that special consideration be 

They 
need to be given options for capturing the development value of their land, even if more dense 
development on the land is not permitted. Thus, the least restrictive means should be balanced 
with property rights. This approach should also be implemented in rural areas that have larger 
tracts of land. 
 

(2) If it is found to comply with formal adopted plan and receives unfavorable Commission 
judgement, then it shall recommend to each participating municipality not to be adopted. 

Notes: 
 Does the proposed amendment match the  
 Does the master plan text support the proposed amendment? 
 Will ALL uses [Sector 22] be suitable in the specific zoning district(s)? 
 Reference the Future Land Use Map for Wexford Township found in the master plan 

(3) If it is found not to comply with formal adopted plan, then further steps to adopt the 
amendment shall cease until the formal adopted county plans adopted pursuant to P.A. 33 of 
2008, as amended, (being the Michigan Planning Enabling Act, M.C.L. 125.3801 et seq.), upon 



Page 3 of 3 
1 This document is intended solely to provide an overview of publicly available information and to direct 
readers to additional source materials, and to propose questions for consideration. It does not represent 
a comprehensive analysis, nor does it constitute an official recommendation or conclusive finding. 

which this Ordinance is based, is first or simultaneously amended so that the Commission can find 
the proposed zoning complies with the plan. 

Notes: 
 If the proposed amendmen  is there a desire to pursue master plan 

and / or zoning ordinance amendment? 

b. Whether all the uses allowed under the proposed rezoning would be compatible with other zones and 
uses in the surrounding area; 
Notes: 

 See attached document: Sector 22--UtilitiesT 
 Article 30 AGRICULTURAL-FOREST PRODUCTION DISTRICT (excerpt [3001]) 

When a Farm is no longer viable for agriculture purposes, a more intense development may be 
proposed. In those instances it is the intent to handle these situations as a zoning amendment 
and an amendment to the Master Plan. This will be done by a finding by the Commission that the 
Farm(s) on the land in question is no longer viable for agriculture purposes, and the reasons for 
the land being included in this zoning district (analysis of soils that identified those areas 
specially well suited for agricultural and forest production purposes, existence of substantial 
agricultural land use or forest cover, existing investment in agriculture and forestry, not located 
in the proximity to non-Farm development, the average size of existing parcels and the 
minimum acreage needed for economical Farming and forestry operations) no longer exist in 
sufficient number or combination for future viable agricultural and forest production purposes. 

 Reference the Wexford Joint Zoning Ordinance 
 

c. Whether any public services and facilities would be significantly adversely impacted by a development 
or use allowed under the requested rezoning; and 
Notes: 

 , if developed, adversely impact public services? 

d. Whether the uses allowed under the proposed rezoning would be equally or better suited to the area 
than uses allowed under the current zoning of the land. 
Notes: 

 Does the proposed zoning text amendment present equally or better suited uses than are 
currently allowed? 

Additional information can be found in this guide  PLANNING & ZONING FOR SOLAR ENERGY 
SYSTEMS. 












