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February 26, 2024 
 
Todd A. Wyett 
VAQ LLC (Versa) 
206 Bridge Street 
Charlevoix, MI 49720 
 
RE: Proposed Land Use Permit 2024-001 for Property Along Judson Street 
 
Dear Mr. Wyett: 
 
Thank you for your interest in developing at the Cherry Capital Airport.  I have preliminarily reviewed 
your land use application dated January 19, 2024.  The purpose of this correspondence is to request 
further clarification and to outline the process for consideration of your land use application by the 
Northwest Regional Airport Authority (NRAA).    
 
In response to your proposal letter, we have the following responses and questions we would 
appreciate additional information on prior to presenting this to the Zoning Board. 
 

1) In the event the proposed use and site plan is approved, a future step will be for a ground lease 
to be entered into between the NRAA and VAQ, LLC.  This would occur at a separate meeting of 
the NRAA following its approval of the proposed use and site plan.  Although your letter 
contains some proposed terms for a lease with the NRAA, review of the proposed use and site 
plan by the Zoning Board and ultimately the NRAA is a separate and independent process.  
Neither the Zoning Board nor the NRAA will be considering lease terms during the zoning 
process.  They will be considering only whether to approve the proposed uses in the Special Use 
District.  As the zoning process moves forward, discussions regarding the terms of the lease will 
be necessary. 
 
Please note the length of lease term could affect the time to lease approval and construction. 
NRAA could authorize up to an initial 30-year term, with two 10-year extensions. However, any 
lease term beyond 50 years would require submission of documentation to the FAA for cost 
justification of the extended lease period. The length of this approval process is unknown to 
NRAA. 
 

2) Lease term – see #1.  
 

3) Rental rates will be established at the time of lease agreement.  Additional one-time fees may 
be incurred depending on the development process. 
 

4) Noted 
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5) Noted 
 

6) The non-aeronautical uses currently not allowed identified in paragraph 6 under the Zoning 
Ordinance are an educational and training facility use and a fuel farm use.  The Zoning Board 
could consider an amendment to the Zoning Ordinance to allow the education and training 
facility use; however, a non-aeronautical fuel farm use cannot be considered due to the 
Restrictive Covenant on the property.  An aeronautical fuel farm (airplane fueling), however, 
may be allowed, but it must meet the NRAA’s minimum standards for this use.  A copy of the 
Minimum Standards is attached for your reference. 
 
Please confirm whether you would like me to process your request for an amendment to allow 
an education and training facility use.  If so, the zoning ordinance amendment process will need 
to be complete prior to introducing the proposed use and site plan for consideration by the 
Zoning Board.  This process will take at least four (4) months.  The steps for amendment of the 
zoning ordinance are introduction of the proposed amendment at a meeting of the Zoning 
Board, public hearing by the Zoning Board, introduction of the amendment at a meeting of the 
NRAA Board, and enactment at the next regular meeting of the NRAA Board. 
 
Also, if you are requesting outdoor storage use, please include the location of that proposed use 
on your site plan along with more detail of this proposed use, including identifying what use this 
would be accessory to and proposed screening.  
 

7) Utility modifications by VAQ to meet development needs is possible. Specific details and 
information will need to be submitted prior to receipt of a construction permit.  

 
8) Internal roadway modifications by VAQ to meet development needs is possible. Specific details 

and information will need to be submitted prior to receipt of a construction permit. 
 

9) Roadway modifications to include access to Fly Don’t Drive by VAQ to meet development needs 
is possible. Specific details and information will need to be submitted prior to receipt of a 
construction permit. 

 
10) By NRAA Zoning Ordinance, a proponent has up to 730 days to execute a lease and obtain 

construction permit approval. Due diligence work can occur with NRAA coordination\approval 
after the land use permit approval. 

 
11) Commencement of lease payments is established by a temporary or final Certificate of 

Occupancy or 24 months of the date of issuance of the land use permit, whichever occurs first. 
 

12) Judson Street is provided as is. South Airport Road is beyond the jurisdiction of the NRAA. 
 

13) South Airport Road is beyond the jurisdiction of the NRAA. 
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14) Assignments may occur in accordance with the established NRAA assignment process. 

 
15) Any AOA access will require further review and additional submissions and would not be part of 

this approval process as Aeronautical activities are approved by the NRAA Buildings & Grounds 
committee. 

 
16) NRAA will wait for further details regarding this item. 

 
17) The proposed land use is within the Special Land Use Permit district. See below for additional 

information. 
 

18) All variances proposed should be detailed for NRAA Zoning Board consideration. 
 
As noted in #17 above, the area proposed to be developed is zoned Special Use District under the 
NRAA’s Zoning Ordinance.  The process for considering the proposed use will take at least three (3) 
months and is as follows: 

 Introduction of the proposed use and site plan to the NRAA’s Zoning Board. 
 Public Hearing on the proposed use and site plan by the NRAA’s Zoning Board. 
 Possible Public Hearing on the proposed use and site plan by the NRAA Board.  The NRAA Board 

may approve the use and site plan, approve with conditions, or deny the use and site plan. 
 
In order to introduce the proposed use and site plan to the Zoning Board, a few items need to be 
clarified in your application.   

A) The site plan submitted with the application does not include the dimensions for the proposed 
setbacks.   

B) The proposed use for each of the buildings is not included in the site plan.  This will be necessary 
in order for me to review whether the requirements of the Zoning Ordinance, such as parking, 
are met.    

C) To assist the Zoning Board in evaluating your request, it is recommended that you also provide a 
concept plan for the required buffer to the residences to the East, a lighting plan, a site drainage 
plan, an internal circulation plan, including sidewalks, and a landscaping plan. 
 

If you can provide the additional details and clarification by March 14, 2024, I will plan on introducing 
the proposed use and site plan at a meeting of the Zoning Board on March 19, 2024. Assuming the 
necessary conditions were met, a public hearing could be set for April 2024 for the Zoning Board. If 
required, it would be followed by a hearing at the NRAA’s May 2024 regular meeting.   
 
Finally, before construction can begin, in addition to a lease, a construction permit will need to be 
approved. These requirements would include (but not limited to): 

 Building exterior finishes and design will need to be approved by the NRAA Buildings and 
Ground Committee. 
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 An approved drainage plan. 
 An approved utility plan. 
 An approved construction safety phasing plan. 
 All other permits necessary for construction from the NRAA, other agencies or entities, including 

soil erosion and sedimentation and control, stormwater, fire, and Grand Traverse County 
building permits. 

 
Sincerely, 
 
 
 
Bob Nelesen, PE 
Zoning Administrator 
Northwest Regional Airport Authority 
bob.nelesen@tvcairport.com  
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