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Home Occupation Review Parcel Number: 53-04-000-700

Purpose of  Report 
This Zoning Administrator Review Report has been prepared to assist the City of  Wakefield 
Planning Commission in its consideration of  a Home Occupation Application submitted by Ryan 
Allen for Range Auction and Sales LLC, proposed at 1110 Kuivinen Street, Parcel 53-04-000-700, 
within the R-1 Single Family District. 

The purpose of  this report is to summarize the proposed home occupation, identify the applicable 
provisions of  the City of  Wakefield Code of  Ordinances, and evaluate the information submitted by 
the applicant against the standards governing home occupations. 

This report provides an administrative review of  the application and is intended to support the 
Planning Commission's consideration of  the request. The Planning Commission is responsible for 
determining whether the proposed home occupation satisfies the applicable requirements of  the City 
Code and whether approval should be granted. 
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Home Occupation Review Parcel Number: 53-04-000-700

Application Summary 
The City received a Home Occupation Application from Ryan Allen on August 17, 2026, requesting 
approval to operate Range Auction and Sales LLC from 1110 Kuivinen Street, Parcel 53-04-000-700. 
The property is owned by Lamaide, Daniel L. Jean M. and is located within the R-1 Single Family 
District. 

The proposed business would provide online auction services for personal property located at clients' 
properties. The applicant would travel to the seller's location to photograph and document items, 
prepare and administer the online auction from the residence, and coordinate the transfer of  
purchased items at the seller's property or another location away from the residence. 

Based on the application and supplemental information provided by the applicant, activities 
conducted at 1110 Kuivinen Street would be limited to administrative functions associated with the 
business. Auction merchandise or inventory would not be brought to or stored at the property; clients, 
sellers, bidders, or buyers would not conduct business at the property; purchased items would not be 
picked up from the property; and no nonresident employees would work from the residence. No 
business signage or exterior alterations are proposed. 

The applicant identifies approximately 94.22 square feet, or 2.7% of  the dwelling, as being devoted 
to the home occupation. The $200 application fee required by § 158.331 was paid at the time of  
application. 
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Home Occupation Review Parcel Number: 53-04-000-700

Applicable Ordinance Requirements 
Home occupations are governed by §§ 158.155 through 158.158 of  the City of  Wakefield Code of  
Ordinances. 

Section 158.155 defines a home occupation as an accessory use of  the principal dwelling conducted 
as part or all of  the livelihood of  a person residing in the dwelling. 

Section 158.156 establishes the performance standards applicable to home occupations, including 
limitations related to the area devoted to the occupation, residential character, outdoor storage, 
signage, equipment, employees, noise, vibration, odors, traffic, parking, and registration with the City. 
Section 158.156(B) further requires an applicant to submit an application to the City Clerk, pay the 
required fee, and obtain approval from the Planning Commission prior to commencing a home 
occupation. 

Sections 158.157 and 158.158 identify permitted and prohibited home occupations and provide for 
Planning Commission consideration of  proposed home occupations that are not specifically identified 
by the ordinance, based upon the standards of  § 158.156 and the nature and extent of  the proposed 
operation. 

The required home occupation application fee is $200, as established by § 158.331 of  the City Code. 

The Planning Commission's review of  this application should therefore determine whether the 
proposed operation qualifies as a home occupation and complies with the applicable standards of  §§ 
158.155 through 158.158. 
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Home Occupation Review Parcel Number: 53-04-000-700

Standard of  Review 
The Planning Commission's review is limited to determining whether the proposed use qualifies as a 
home occupation and complies with the applicable requirements of  §§ 158.155 through 158.158 of  
the City of  Wakefield Code of  Ordinances. 

Because the proposed online auction business is not specifically identified as a permitted or prohibited 
home occupation, the Planning Commission must consider the proposed use based upon the 
standards established in § 158.156 and the nature and extent of  the particular operation, as provided 
by § 158.158. 

The Commission's determination should be based upon the application, supplemental information 
submitted by the applicant, and the applicable provisions of  the City Code. 
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Home Occupation Review Parcel Number: 53-04-000-700

Zoning Administrator Review 
The Zoning Administrator reviewed the application and supplemental information provided by the 
applicant against the home occupation standards. 

Ordinance Standard/Reference Administrative Review

§158.155 Home occupation 
definition

The applicant proposes to conduct administrative functions 
associated with Range Auction and Sales LLC from the dwelling 
and represents that he resides at the property. The proposed 
business activity at the property is accessory to the principal 
residential use.

§158.156(A)(1) Floor area Approximately 94.22 square feet, or 2.7% of  the dwelling, is 
proposed for the home occupation, which is below the 25% 
limitation.

§158.156(A)(2) Residential character / 
outdoor storage

No exterior alterations or changes to the residential character of  
the property are proposed. No outdoor storage associated with the 
business is proposed, and auction merchandise or inventory would 
not be stored at the property.

§158.156(A)(3) Signage No business signage is proposed.

§158.156(A)(4) Electrical or mechanical 
equipment

Business activity at the residence would be conducted using 
ordinary office equipment, including a computer and a cellular 
phone.

§158.156(A)(5) Employees No nonresident employees would work from the property.

§158.156(A)(6)-(8) Noise, vibration, and 
similar impacts

Based upon the activities described by the applicant, the proposed 
home occupation is not anticipated to generate objectionable 
noise, vibration, odors, or similar impacts.

§158.156(A)(9) Traffic and parking Clients, sellers, bidders, and buyers would not conduct business at 
the residence, and purchased items would not be picked up from 
the property. The proposed operation is therefore not anticipated 
to generate traffic or parking beyond that normally associated with 
the residential use.

§158.156(A)(10) Registration The applicant submitted a Home Occupation Application to the 
City.

§158.156(B) Application and Planning 
Commission approval

The applicant submitted the required application and paid the 
applicable fee. Planning Commission approval is required prior to 
commencement of  the home occupation.

§158.157 Permitted home 
occupations

An online auction service is not specifically enumerated among 
the listed permitted home occupations.

§158.158 Other occupations / 
Planning Commission 
determination

Because the proposed online auction service is not specifically 
identified by the ordinance, the Planning Commission should 
determine its eligibility based upon the applicable home 
occupation standards and the nature and extent of  the proposed 
operation.

§158.331 Application fee The required home occupation application fee of  $200 was paid.
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Home Occupation Review Parcel Number: 53-04-000-700

Summary of  Administrative Review 
Based on the application and supplemental information submitted by the applicant, the proposed 
activities at 1110 Kuivinen Street are limited to administrative functions associated with Range 
Auction and Sales LLC. Auction merchandise would remain at clients' properties, and no 
merchandise storage, customer visits, buyer pickups, nonresident employees, business signage, or 
other external business activity is proposed at the subject property. 

The application indicates that approximately 94.22 square feet, or 2.7% of  the dwelling, would be 
devoted to the business. Based on the proposed manner of  operation, the Zoning Administrator 
identified no apparent conflict with the applicable performance standards of  § 158.156. 

Because an online auction service is not specifically enumerated as a permitted or prohibited home 
occupation, the application is presented to the Planning Commission for its determination under §§ 
158.157 and 158.158. The Planning Commission should determine whether the proposed use, based 
on the nature and extent of  the operation described in the application, qualifies as a home 
occupation and satisfies the applicable standards of  the City Code. 

Any approval should be based upon the operation as represented in the application and supporting 
information. A material change in the nature or extent of  the business activity conducted at the 
property may require further review under the City's zoning regulations. 
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Home Occupation Review Parcel Number: 53-04-000-700

Zoning Administrator Certification 
I certify that I have reviewed the application and supporting materials identified in this report and 
that the foregoing administrative review accurately reflects my analysis of  the application under the 
applicable provisions of  the City of  Wakefield Code of  Ordinances. 

Robert Brown 
City Manager / Zoning Administrator 

Date: _____________________________ 
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Home Occupation Review Parcel Number: 53-04-000-700

Attachments 
The following materials are incorporated into this report and constitute the supporting administrative 
record for the application: 

Exhibit A. Home Occupation Application 

Original application submitted by the applicant, including all required forms and supporting 
documentation. 

Exhibit B. Applicant Email  

Applicant’s written responses providing additional information regarding the proposed operation of  
Range Auction and Sales LLC, including customer activity, storage of  auction merchandise, 
employees, signage, and activities to be conducted at the residence. 

Exhibit C. GIS Property Record 

City GIS property record for Parcel 53-04-000-700, identifying the subject property at 1110 Kuivinen 
Street and associated parcel information. 

Exhibit D. Zoning Map 

Official City of  Wakefield Zoning Map identifying the zoning classification of  the subject property 
and adjacent properties. 
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Exhibit A. Home Occupation Application 
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Home Occupation Review Parcel Number: 53-04-000-700

Exhibit B. Applicant Email 
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8/19/26, 12:39 PM
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Outlook

[External]:Re: [External]:Inquiry Regarding Permits and Licenses for an Online Auction
Business

From Ryan Allen 
Date Tue 8/11/2026 1:20 AM
To Robert Brown <citymanager@CITYOFWAKEFIELDMI.GOV>
Cc Susan Ahonen <clerk@CITYOFWAKEFIELDMI.GOV>

Good evening, 

Thank you very much for your response. I really appreciate you wanting to make sure that we
are on the same page regarding the proposed business model, to which I can confidently say
that we are. I read each one of your bullet points and that is accurately how it would operate. 

Allow me to address the second part of your email:

1. Will any clients, sellers, bidders, or buyers come to your residence in connection with the
business? - No, I intend to keep all clients, sellers, registered bidders, and buyers from entering
the property. Transactions would be collected securely through the BidWrangler Auction
Management platform. This means that from the moment a bidder places a winning bid, the
system records the transaction and moves it through the settlement process. 

2. Will any merchandise, auction items, inventory, equipment, or other property associated with
the auctions be delivered to or stored at your residence, including within a garage or other
accessory building? - No. Only my personal belongings such as my computer and cell phone
would be stored at my residence. 

3. Will any successful bidders pick up purchased items from your residence? - This is also a
"No". Given that my residence is in fact located in the City's R-1 Single-Family Residential
District, my utmost concern would be to keep the neighborhood secure by reducing the amount
of traffic and pedestrians in the area. 

4. Will any employees or other individuals who do not reside at the property regularly work from
the residence? - No. I would be formed as a single-member LLC.

5. Do you anticipate installing any signage or making any exterior alterations to the property for
the business? - I do not anticipate it. Advertising would be done on social media
platforms/apps/websites. 

6. What types of property do you anticipate auctioning? - I anticipate auctioning off personal
property items that are not subject to separate regulatory requirements. At this time, my main
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focus would be on tangible, portable goods such as furniture, art, jewelry, collectibles, tools,
small engines, electronics, and household goods. 

7. Will the residence primarily be used for administrative activities such as preparing online
listings, communicating with clients and bidders, maintaining business records, and managing
the online auction platform? - Yes. All administrative activities would be conducted from my
residence.

I hope that I was able to provide clarity and further understanding. If there are any other
questions/concerns you may have, I would be excited to answer them! 

Best regards,

Ryan Allen

 

                

On Mon, Aug 10, 2026 at 10:56 PM Robert Brown <citymanager@cityofwakefieldmi.gov> wrote:
Good evening, Ryan,

Thank you for reaching out to the City regarding your proposed online auction business, and
being proactive. Before we provide specific guidance regarding the City’s zoning and other
local requirements, we would like to confirm our understanding of how you intend to operate
the business.

Based on the information available to us, our understanding is that your proposed business
would generally operate as follows:

Property owners would hire you to facilitate the online sale of their personal property;
You would travel to the property owner’s location to photograph and document the
items being offered for sale;
You would create and administer the online auction listings from your residence;
The items being auctioned would remain at the property owner’s location and would not
be brought to or stored at your residence; and
Following the sale, you would meet or coordinate with the successful buyer at the
seller’s property or another location other than your residence for pickup of the
purchased items.

Please confirm whether this accurately describes your proposed business model.

Because the property from which you propose to operate the business is located within the
City’s R-1 Single-Family Residential District, we would also appreciate clarification on the
following:

1. Will any clients, sellers, bidders, or buyers come to your residence in connection with
the business?
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Exhibit C. GIS Property Record 
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Gogebic County Public GIS by Colligo GIS (2026-08-19 16:33:46 UTC)

Parcels (1/1)

Data Last Updated: Data Updated: 16th of Every Month
Parcel Number: 53-04-000-700

Owner Name: LAMAIDE, DANIEL L. JEAN M.
Owner Name 2:

Owner Address: 1110 KUIVINEN ST
Owner CSZ: WAKEFIELD, MI 49968

Property Address: 1110 KUIVINEN ST
Property City: WAKEFIELD

Property State: MI
Property Zip: 49968

Property Desc: SEC. 16 T47N R45W MAP NO. H7 KUIVINEN ADDITION; ASSESSOR'S PLAT NO. 2
LOT 7; BLOCK 1

School District: 27070 - WAKEFIELD TWP SCHOOL DIST
Land Assessed Value $: 1126

Land Value $: 2252
Acres: 0.143

Parcel Frontage: 50
Parcel Depth: 125

Property Class: 401
Principal Residence %: 0

Assessed Value $: 40771.00

8/19/26, 11:33 AM Colligo GIS :: Report

https://colligogis.com/web/print.php 1/2
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Parcels (1/1)

Taxable Value $: 21981.00
SEV $: 40771

2025 Property Class: 401
2025 Principal Residence

%:
100

2025 Assessed Value $: 34613
2025 Taxable Value $: 20761

2025 SEV $: 34613
Last Sale Grantee:
Last Sale Grantor:

Last Sale Date:
Last Sale Price $:

Last Sale Liber/Page:
Last Sale Terms:

2026 Sale Grantee:
20226 Sale Grantor:

2026 Sale Price $:
2026 Sale Date:

2026 Sale Liber-Page:
2025 Sale Grantee:
2025 Sale Grantor:
2025 Sale Price $:

2025 Sale Date:
2025 Sale Liber-Page:

2024 Sale Grantee:
2024 Sale Grantor:
2024 Sale Price $:

2024 Sale Date:
2024 Sale Liber-Page:

2023 Sale Grantee:
2023 Sale Grantor:
2023 Sale Price $:

2023 Sale Date:
2023 Sale Liber-Page:

2022 Sale Grantee:
2022 Sale Grantor:
2022 Sale Price $:

2022 Sale Date:
2022 Sale Liber-Page:

Latitude: 46.4770568
Longitude: -89.93187405

Attachments:
dataforms:

8/19/26, 11:33 AM Colligo GIS :: Report

https://colligogis.com/web/print.php 2/2
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Exhibit D. Zoning Map 
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