
Meeting Announcement and Agenda 

Mt. Pleasant Planning Commission 
 

Thursday, April 9, 2015 at 7:00 p.m. 

City Hall Commission Chamber 

 

  I. Roll Call:  Cotter, Dailey, Driessnack, Friedrich, Hoenig, Horgan, Irwin, Kostrzewa, Ranzenberger. 
 

 II. Approval of Agenda: 
 

III. Approval of Minutes: 

A. March 5, 2015 – Regular Meeting. 

B. February 26, 2015 Joint Meeting 
 

IV. Zoning Board of Appeals report – Monthly report for March: 
 

 V.  Public Hearings: 
 

A. Parks & Recreation Master Plan Update.   
 

B. SUP-15-03 - 1024 & 1026 S. Main - Joseph Olivieri.  Request for a Special Use Permit to raze the 

existing buildings and construct a Registered Student Organization dwelling for 16 occupants.  

(Postponed from last month) 

 

C. SUP-15-15-04 - 1023 S. Main - Main Place Apartments/United Investments Inc. Applicant is 

requesting a Special Use Permit to raze the existing building and construct a rooming dwelling 

for 6 occupants.   
 

D. SUP-15-05 - 316 W. May - United Apartments/MMI LLC.  Applicant is requesting a Special 

Use Permit to raze the existing building and construct a two unit rooming dwelling for 8 

occupants.   
 

E. SUP-15-06 - 220 N. Kinney - Keith Cotter.  Applicant is requesting a Special Use Permit to 

allow a duplex.   
 

 VI. Public Comments: 
 

VII. Site Plan Reviews: 
 

A. SPR-15-03 - 1024 & 1026 S. Main - Joseph Olivieri.  Request for Site Plan Review to construct 

 a Registered Student Organization dwelling for 16 occupants. (Postponed from last month) 
 

B. SPR-15-15-04 - 1023 S. Main - Main Place Apartments/United Investments Inc. Request for 

Site Plan Review to construct a rooming dwelling for 6 occupants.   
 

C. SPR-15-05 - 316 W. May - United Apartments/MMI LLC.  Request for Site Plan Review to 

construct a two unit rooming dwelling for 8 occupants.   
 

D. SPR-15-06 220 N. Kinney - Keith Cotter.  Request for Site Plan Review to allow a duplex. 
 

VIII. Unfinished Business: 
 

 A.   Community Improvement Awards 
  

IX.    New Business: 
 

       A.  Consider setting Public Hearings for the following items at the May 7,  2015 meeting:  
 

1. Adoption of a Complete Streets Ordinance 
 

2. Text Change to Section 154.067 of the zoning ordinances (C-3 General Business Districts) to 

 allow health clubs. 
 

3. Text change to Section 154.121 (Location, Space Layout, Construction Standards and 

 Maintenance) to modify the parking dimension table.  
 

X. Other: 
 

A. Staff report. 
 

    1.  May Planning Commission meeting – Anticipated agenda items. 
 

XI.    Adjournment to Work Session 

All interested persons may attend and participate.  Persons with disabilities needing assistance to participate may 

call the Personnel Office at 779-5314.  A 48-hour advance notice is necessary for accommodation. 

 



Mt. Pleasant Planning Commission 

Minutes of Regular Meeting 

March 5, 2015 

 

I. Chairman Cotter called the meeting to order at 7:03 p.m. 

 

Present:  Cotter, Dailey, Driessnack, Friedrich, Hoenig, Horgan, Irwin, Ranzenberger. 

   

  Absent:  Kostrzewa 

 

  Staff:  Bean, Kain, Mrdeza, Murphy.  

 

II. Approval of Agenda: 

 

Chairman Cotter requested that Item X.B.1. be moved up on the Agenda to IX.A. 

 

Motion by Cotter, support by Driessnack to approve amended agenda. 

 

Motion approved. 

 

III.  Approval of Minutes 

 

Motion by Dailey, support by Ranzenberger to approve the minutes from the February 5, 2015 

meeting as submitted. 

 

Motion carried. 

 

IV. Zoning Board of Appeals Report for February : 

 

  Commissioner Friedrich reported that the ZBA heard three cases at their February meeting.  They 

approved a variance for the reconstruction of the parking lot at the Chippewa River District 

Library to allow a four foot reduction in the overall width of the lot. 

 

  In addition, the ZBA heard a request regarding 1024 & 1026 S. Main where the applicant wanted 

to raze the existing buildings, combine the lots and build a RSO.  The applicant was requesting 

two additional occupants (one per lot) as part of the request.  After listening to the Board's 

comments and discussion on whether the request met the criteria established by the ZBA and PC 

to allow two additional occupants, the applicant asked for a postponement. 

 

Commissioner Friedrich reported that the third case heard by the ZBA involved the 

redevelopment of 1023 S. Main, which would include razing the existing building and building a 

new rooming dwelling.  The applicant demonstrated a reduction in the non-conformities and as 

part of the request asked to increase the licensed occupancy from 5 to 6.  The request was 

granted. 

 

V.    Public Hearings: 
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A.  SUP-15-01 - 807 S. Mission.  Bean introduced Case SUP-15-01, noting that this request was 

submitted for Popeye's Restaurant, seeking to modify the Special Use Permit granted in 2014 to 

allow a reader board on the side of the building. 

 

Bean shared an aerial view of the site and the approved site plan from 2014. 

 

Bean reviewed the background for the request, noting that the project was approved under the 

Mission Redevelopment Overlay Zone, which allows some flexibility in the zoning regulations.  

Projects approved under the Mission Redevelopment Overlay Zone are given a status of a Preferred 

Development project.  Bean reiterated that this request is a modification of the previously approved 

Special Use Permit, noting that location and style of the various signs on the site were part of the 

original package.  Bean noted that the signage that was approved was found to be in compliance 

with the Mission Redevelopment Overlay standards.  In addition, he noted that the Zoning 

Ordinance allows up to 200 square feet of signage for this site.  Currently the applicant has 150 

square feet and the proposed digital reader board would add approximately another 15 square feet of 

signage to the site. 

 

Bean reported that typically when considering requests under the Mission Redevelopment Overlay 

zone, the Board is looking at waiving standards; however with this request the applicant is only 

adding a reader board.  The Board will need to determine if the modification to the signage is still 

compatible in size and material to continue to meet the objectives of the Mission Redevelopment 

Overlay Zone. 

 

Commissioner Dailey asked for clarification of the Fire Department comments. 

 

Tim Lapham, Lapham and Associates, addressed the Board as representative for the applicants, 

noting that the owner, operator and IT/Human Resources representatives for the company were also 

in attendance, along with Lori Eager from Barrett Signs.  

 

Mr. Lapham spoke about the original project that was approved under the Mission Redevelopment 

Overlay zone, noting the elements of the project that were designed to meet the objectives of the 

zone.  Mr. Lapham referred to the brick on the building, the decorative fencing, the added 

architectural features that aren't typical of Popeye's, and the building being brought closer to the 

street.  In addition, he noted that pedestrian access was improved by installing bike racks and the 

commented on the work that took place with staff to include additional greenspace by reducing the 

number of parking spaces.  He further noted that they were able to close four drives by working out 

an easement agreement with the City, allowing for safer vehicle circulation. 

 

Mr. Lapham reported that the proposed signage doesn't increase the overall square footage of what 

was previously approved.  The original request included a wall sign that was not a digital reader 

board.  Mr. Lapham referred to a number of businesses along Mission and Pickard that are using 

this type of signage and also noted that the billboard on the site is actually a detriment to Popeye's as 

anyone, even a competitor, can advertise on it. 
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Mr. Lapham shared with the group that the Mt. Pleasant Popeye's was listed as one of the top ten 

"Popeyes Gold Shovel Finalists" which recognizes the most successful franchise opening project for 

2014. 

 

Lori Eager, Barrett Sign, addressed the Board, providing details on the sign, noting that this type of 

signage allows for better communication between the customers and the business. 

 

Chairman Cotter asked for clarification on the actual size of the sign.  Ms. Eager stated that the 

casing is 2'5" x 6'7" with the actual display area being 2'1" x 6'3".  Bean interjected that would 

calculate to approximately 15.9 square feet inclusive of the frame. 

 

Commissioner Ranzenberger asked if the sign was capable of full motion and how bright it is.  Ms. 

Eager stated it has the capability for full motion but is used generally for listing specials, etc.  In 

regards to the brightness, she indicated that they can be really bright; however they brightness can 

be adjusted. 

 

Commissioner Dailey noted his concern is that the sign may be a distraction, and asked about the 

purpose for the sign.  Ms. Eagers stated they are generally used for direct advertising - to announce 

specials and menu items/changes. 

 

Chairman Cotter commented that he can see the point of having this type of signage but also 

recognizes the concern that it may be a distraction and questioned if there were regulations in the 

Ordinance. 

 

Bean stated that the sign ordinance does not address LED signs. 

 

Commissioner Driessnack stated that the owners will do what they have to do to attract customers - 

it is all about driving business, which would indicate they would stick to advertising of menu items 

to bring business in.  He indicated that eliminates his fears of this type of sign. 

 

Chairman Cotter noted that the size of the sign is pretty small and stated that if it becomes a 

problem, there may be something that could be done about it. 

 

Kain reminded the Commission that they are empowered to impose conditions on a Special Use 

Permit, noting that if it is approved without conditions the City would have no authority to require 

changes at a later date - they would have to rely on negotiating with the owner at that point. 

 

Commissioner Horgan referred to the number of similar signs already on Mission noted by Mr. 

Lapham, questioning whether we receive any complaints on distractions for traffic, etc. 

 

Kain commented that we would need to do some research in order to address that question. 

 

Commissioner Ranzenberger commented that he feels confident that the business owner would be 

willing to work with the City if problems arose in the future. 
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Chairman Cotter opened the Public Hearing.  There being no one who wished to speak, the Public 

Hearing was closed. 

 

Motion by Ranzenberger, support by Friedrich to approve Special Use Permit 15-01 from D & D 

Real Estate/Popeyes Louisiana Kitchen/Barrett Sign to allow a single-sided LED reader board that 

is 6'7" x 2'5" (total area of about 15.9 square feet) in order to replace a previously approved 7.1 

square foot logo sign on the west elevation of the Popeyes Chicken located at 807 S. Mission under 

the Mission Redevelopment Overlay Zone.  Approval is subject to the following conditions: 

 

1. Approval is based on the revised elevation rendering submitted with the request. 

2. The applicant shall comply with the requirements of the Division of Public Safety (DPS) 

and the Division of Public Works (DPW), and the Michigan Department of Transportation. 

 

Motion approved 7:1. 

 

B. SUP-15-02 - 1101 S. Mission - Panda Restaurant Group. 
 

Kain introduced case SUP-15-02, submitted by Panda Restaurant Group for the construction of a 

new drive-through quick service restaurant with associated parking and site improvements. 

 

Kain shared the proposed site plan, noting the location as the southeast corner of Mission and 

Bellows.  Kain reported that the previous use of the site was for a medical office complex, which 

currently sits vacant. 

 

Kain reported that the property is zoned C-3 with C-3 zoning to the south and east, University Zone 

to the west, C-3 and R-3 to the north and a small section of the SE corner also abutting residential.  

Future land use designation is compatible with the request. 

 

Kain shared an overview of the site, and noted that the applicant is applying under traditional C-3 

zoning standards rather than the Mission Redevelopment Overlay Zone.   

 

Kain reviewed the conditions that need to be met with the Special Use as: 

 

1) Setbacks of at least 75 feet from the public right-of-way.  As this site sits on the corner, it is 

required to meet two 75 ft. setbacks.   

2) Access points to be located at least 40 feet from the intersection of any two streets.   

3) All lighting shall be shielded from adjacent residential districts.   

4) A six-foot high screening wall shall be provided when abutting or adjacent to districts that are 

zoned A, R, M-1, M-2, OS-1, C-1, C-2 or C-3.  

5) Drive-in theaters are not permitted.  

 

Kain reported that the proposal meets the five criteria listed, - including a 6 ft. masonry wall along 

the east boundary line that wraps around and along the south line to the dumpster enclosure.  Kain 

reported that the plan meets the requirements of the Ordinance for height, bulk and density, and 

provides 37 parking spaces, where 32 would be required based on the occupancy load of the 

building.  In addition, the signs that are proposed are within the parameters allowed by Ordinance, 
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sidewalks already exist, and the plan includes a dumpster enclosure meeting the minimum 

standards.  Kain noted that although the Ordinance requires an area for off street loading and 

unloading that does not interfere with maneuvering or parking spaces, the applicant has indicated 

that all deliveries will occur outside of normal business hours.  

 

Kain reported that the site is subject to the Access Management Plan and shared the modifications 

that are proposed by the applicant to comply with these standards: 

 

1) Closure of three existing curb cuts, one on Mission Street and two off Bellows. 

2) Construction of two new driveways, one on Mission, which will be a right in and right 

out only; and one full access drive on Bellows. 

3) A potential cross connection has been identified to connect with the property located to 

the south. 

 

Kain shared the proposed elevations, noting that the signage shown varies somewhat from what was 

submitted, however, reiterated that the proposed signage meets requirements. 

 

Kain concluded his report with the recommendation for approval with the condition that the 

applicant complies with DPW and DPS requirements. 

 

Chris Pope, representing the applicant, addressed the Board, thanking them and staff for their time 

and consideration of the request.    Mr. Pope stated that he feels the proposal will be an 

improvement to this site, noting that the design allows for increased pedestrian access and 

walkability.  He noted that this is a new prototype for this chain of restaurants.  Mr. Pope 

commented that he has worked closely with staff to make modifications of the initial site plan to 

assure that Ordinance requirements were met and to increase the greenspace and landscaping. 

 

Commissioner Driessnack asked for clarification on what type of screening wall was proposed.  Mr. 

Pope responded that it would be a masonry wall finished to match the building.  Commissioner 

Dailey asked if it would be cinder block.  Mr. Pope stated it would be a block wall, but with a stucco 

finish to match the building. 

  

Chairman Cotter opened the public hearing.  There being no one who wished to speak, the public 

hearing was closed. 

 

Board Discussion: 

 

Motion by Friedrich, support by Driessnack to approve SUP 15-02 (Panda Restaurant Group) with 

the following condition: 

 

1) The applicant shall comply with the requirements of the Divisions of Public Works (DPW) and 

Public Safety (DPS). 

 

Motion approved. 

 

C. SUP-15-03 - 1024 & 1026 S. Main - Joseph Olivieri.  Postponed. 
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VI.  Public Comments: 

 

Chairman Cotter opened the public comments portion of the meeting.  

 

There being no one who wished to speak, the Public Comments session was closed. 

 

    VII. Site Plan Reviews: 

 

    A. SPR-15-01 - 301 S. University - Chippewa River District Library. 

 

As owner of the property, Commissioner Friedrich recused himself from the discussion. 

Bean introduced Case SPR-15-01 submitted for the reconstruction of a parking lot for the 

Chippewa River District Library.  Bean shared photos of the existing site conditions along with 

an aerial view of the site, noting that the property is zoned OS-1, with the property to the north  

zoned C-2 Central Business; to the east, south and west is OS-1.  The surrounding properties 

consist of a mixture of institutional, residential and semi-public uses.   

Bean provided some background, noting that the Zoning Board of Appeals granted a variance to 

allow a reduction in the overall width of the parking lot.  Bean shared the demolition plan along 

with the proposed site plan.  The proposal includes a one way configuration with one access 

drive. 

Bean noted that the site plan meets the setback requirements and there are no changes proposed 

to the library structure itself.  Although the plan will replace 37 parking spaces with 26 angled 

spaces, Bean explained that the off-street parking requirements for this site are not applicable 

due to its proximity to a municipal lot.   In addition, Bean reported that the plan will include 10' 

landscaped greenbelts on all three sides.  Bean reported that the parking spaces will be 

approximately 9' wide and 18' deep with a 60 degree angle to the maneuvering lane.  In addition, 

the Ordinance requires maneuvering lanes to be at least 16' wide for spaces angled between 54 

and 74 degrees.  Based on the proposed plan, which includes two sets of two tiers and single 

maneuvering lanes, additional requirements would require a total width of 116'.  Bean reiterated 

that the ZBA granted a variance from this additional requirement to allow the total width of 112'. 

Bean reported that the vacated alley will be converted to greenbelt; the parking area will be 

asphalt and there will be two barrier-free spaces.  Bean also reported that the site includes an 

existing dumpster, which meets regulations.   

Bean concluded his report recommending approval with conditions noted in his staff report. 

Commissioner Dailey asked where the four foot variance would come from.  It was explained 

that there would be steeper angles; however the width of the stalls would be consistent with 

width requirements.  The variance granted the applicant some flexibility to have a different 

configuration. 
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Commissioner Ranzenberger asked about the alley that would be converted to greenspace.  Bean 

explained that the alley was vacated in 2003.  Generally when this happens the property is split 

between the two adjacent land owners. 

Commissioner Irwin asked about storm water run-off. 

Steve Clark, Rowe Professional Services Company, addressed the Board, representing the 

applicant.  Mr. Clark explained that they have been hired by the applicant to design the lot.  Mr. 

Clark explained that the City requires them to treat this site as an undeveloped site.  The current 

facility does not meet the storm water requirements;  -there is no restrictor in the pipe and no 

green space, etc.  Mr. Clark provided additional information on the measures they will take to 

address storm water issues. 

 

Mr. Clark explained that the current lot is in a state of disrepair and doesn't function well.  To 

meet Ordinance requirements, they will have only one entrance.  In addition, they will be adding 

20' of greenspace where the alley is currently hard surfaced.  They have received permission 

from the church (adjacent property owner) to put the entire alley into greenspace.  In addition 

they will be adding landscaping and will maintain clear vision. 

 

Motion by Driessnack, support by Dailey to approve the request for SPR-15-01 from the 

Chippewa River District Library for the property located at 301 S. University Avenue, based on 

the site plan provided by Rowe Professional Services Company, to allow the redevelopment of a 

16,800-sf parking area, with the following conditions: 

1. The applicant must submit plans displaying any proposed lighting in accordance with 

sections 96.13 and 154.121(M) prior to seeking a building permit. 

2. The applicant shall submit plans or elevations showing any proposed signs in compliance 

with section 154.147 prior to seeking a building permit. 

3. The applicant shall comply with the requirements of the ZBA resulting from the meeting on 

February 25, 2015 and the review of case ZBA-01-2015.  

4. The applicant shall comply with the requirements of the Division of Public Safety (DPS) and 

the Division of Public Works (DPW). 

Motion approved. 

 

B. SPR-15-02 - 1101 S. Mission - Panda Restaurant Group. 

 

Kain stated that this request was reviewed with the Special Use Permit, noting that he had 

nothing to add. 

 

Commissioner Driessnack asked about the height of the greenery around the sign.  Kain 

explained that based on the proposed species, they would likely be 3-4' tall.  In addition to the 

smaller shrubs and grasses, the applicant will be required to install trees that are 10' tall and 2" in 

diameter. 

 

Commissioner Ranzenberger expressed some disappointment in the City's Ordinance.   
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Motion by Ranzenberger, support by Hoenig to approve SPR-15-02 (Panda Restaurant Group) 

with the following condition: 

 

1) The applicant shall comply with the requirements of the Divisions of Public Works (DPW) 

and Public Safety (DPS). 

 

Motion approved. 

 

3. SPR-15-03 - 1024 & 1026 S. Main - Joseph Olivieri.  Postponed. 

 

VIII.  Unfinished Business: 

 

 A. Community Improvement Awards: 

 

Kain reported that following input from the Planning Commission on eligible projects, there was a 

clear winner in the Commercial category, with Graff Buick GMC Cadillac emerging as the top 

choice.  Kain further reported that in the single family category there was a two way tie and in the 

Multiple-family category there was a three way tie.  Kain suggested for the single family category 

that the award go to 1042 Watson, as it was found that the other property did not follow proper 

protocol for pulling permits.  In the multiple family category, he suggested the Commission 

consider one of the individual properties that were in the top rather than the multiple property 

nomination, noting some logistical problems in awarding multiple property owners.  Kain asked 

for thoughts from the Commission on how they wished to proceed. 

 

Chairman Cotter agreed the award for single-family go to 1042 Watson and asked for a vote. 

Commission unanimously voted for 1042 Watson. 

 

For the multiple-family category, it was suggested that staff email the two individual properties to 

the Board and solicit their input.  The winner will be determined prior to the next meeting. 

 

B. Joint Meeting Discussion: 

 

Kain referred to the notes provided from the joint meeting, asking if there were any questions, and 

noting that a later agenda item will be to set a work session.   

 

Commissioner Driessnack commented that he would prefer to push most of the M-2 discussion to 

the work session.  Chairman Cotter agreed.    

 

IX.  New Business: 

 

A.2015 Meeting Schedule:   

 

Kain reported that at the request of the Chair, the Board has been asked to revisit the 2015 

meeting schedule.  Mt. Pleasant Schools are on spring break the week that the April meeting is 

scheduled, creating a conflict for a couple of Commissioners.  Board consensus was to 
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reschedule the April meeting to April 9th with a work session immediately following the regular 

meeting.   

 

B. Parks & Recreation Master Plan: 

Kain reported that the Parks staff is interested in getting public input for their Master Plan update 

and would like the Planning Commission to hold a Public Hearing at their April meeting. 

 

Motion by Ranzenberger, support by Irwin, to schedule a public hearing for the Parks & 

Recreation Master Plan, to take place at the April 9, 2015 meeting. 

 

Motion approved. 

 

C.  Goal Setting: 

 
Kain commented that traditionally the Planning Commission sets goals at their February 

meeting; however, this was delayed based on not having a Planner on staff and the update of the 

Master Plan.  Following the joint meeting with the City Commission, it was made clear that the 

City Commission wants the Planning Commission to focus on the M-2 area.  Kain suggested that 

the Planning Commission not develop any additional goals until that issue is resolved. 

 

Motion by Friedrich, support by Driessnack, to suspend further goal setting until a new 

recommendation on the M-2 process has been forwarded to the City Commission for 

consideration. 

 

Motion approved. 

 

X.  Other: 

 

A.  Correspondence from Nancy Ridley regarding Sidewalk Policy: 

 

Kain referred to the memo from Nancy Ridley which was included in packets, complimenting the 

work the Planning Commission has completed the past year, and formally sharing the City's 

appreciation. 

 

B.  Staff Report: 

 

1.  April Planning Commission:  Kain noted that depending on the applicant, 1024 & 1026 S. 

Main may appear on the April agenda.  In addition, it is anticipated that the request from 1023 S. 

Main will also be submitted prior to the deadline. 

 

Kain commented that he has had the opportunity to meet with several Board members one on one 

and would like to meet with each one over the course of the next month or so.  He will reach out 

to those who he has not had the opportunity to meet with. 
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XI.  Adjournment: 

 

Motion by Friedrich, support by Ranzenberger to adjourn. 

 

Motion carried. 

 

Meeting adjourned at 8:47 p.m. 

 

bam 





 

 

 

Planning Commission Staff Report

Site Plan 

April 9, 2015

Reviewer: 

APPLICANT: 

 

PROPERTY OWNER: 

 

LOCATION: 

 

REQUEST: 

 

 

 

SITE AREA: 

 

ZONING DISTRICT: 

 

FUTURE LAND USE: 

Joe Olivieri,

 

Alpha Sigma Alpha (05016) and Olivieri Management Inc. (05017) 

 

1024 and 1026

 

Site Plan 

Registered Student Organization dwelling 

improvements.

 

0.23

 

M-2, Multiple Family

 

Multiple Residential (Medium)

BACKGROUND: 
 

The applicant is proposing to demolish two existing structures, a registered student organization dwelling 

and a boarding house, respectively, and construct a new registered student organization dwelling with 

associated parking and site improvements.  

 

Figure 1. Existing registered student organization dwelling (left) and rooming house (right)

 

Planning Commission Staff Report 

Site Plan Review / Special Use Permit 15-03 

April 9, 2015 

Reviewer: Jacob Kain, City Planner 

Joe Olivieri, Olivieri Homes 

Alpha Sigma Alpha (05016) and Olivieri Management Inc. (05017) 

1024 and 1026 S. Main Street 

Site Plan Review and Special Use Permit for the construction of a new 

Registered Student Organization dwelling with associated parking and site 

improvements. 

.23 acres 

2, Multiple Family Residential 

Multiple Residential (Medium) 

The applicant is proposing to demolish two existing structures, a registered student organization dwelling 

and a boarding house, respectively, and construct a new registered student organization dwelling with 

associated parking and site improvements.  The proposed new dwelling will house 16 occupants.

Figure 1. Existing registered student organization dwelling (left) and rooming house (right)

Alpha Sigma Alpha (05016) and Olivieri Management Inc. (05017)  

construction of a new 

with associated parking and site 

The applicant is proposing to demolish two existing structures, a registered student organization dwelling 

and a boarding house, respectively, and construct a new registered student organization dwelling with 

proposed new dwelling will house 16 occupants. 

Figure 1. Existing registered student organization dwelling (left) and rooming house (right) 
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Figure 2. Proposed front elevation 

 

The Zoning Board of Appeals has reviewed the proposed project in accordance with the M-2 

redevelopment procedures and granted approval at their meeting on March 25, 2015.  

 

 

 
Figure 2. Overview map 

 

SITE 
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Figure 3. Zoning map 

 

Land uses and zoning on the surrounding properties are as follows: 

 

 Land Use Zoning 

North Multiple Residential (Medium) M-2, Multiple Family Residential 

East Multiple Residential (Medium) M-2, Multiple Family Residential 

South Multiple Residential (Medium) M-2, Multiple Family Residential 

West Multiple Residential (Medium) M-2, Multiple Family Residential 

 

The proposed use as a registered student organization dwelling is permitted in the M-2 zoning district 

subject to special use permit under Section 154.054 of the Zoning Ordinance (M-2 Multiple Family 

Residential Districts).  The following conditions are imposed as a special use: 

 

Special Use Condition 
Consistent with 

Zoning 

The building shall have its access from a major thoroughfare or be so located that 

traffic does not conflict with adjacent residential uses. 
� 

Parking shall be prohibited in required front yards or side street setbacks except for 

space on hard surfaced driveways not exceeding 24 feet in width. 
� 

A minimum of 25% of the total square feet of the rear and side yards areas shall be 

retained in open landscaped areas and not used for parking. 

Variance granted by 

ZBA 

The lot shall not have a common lot line with a lot in than “R” single-family zoned 

district. 
� 

The registered student organization dwelling shall not contain more than two 

dwelling units, one of which may be a dwelling for a live-in caretaker, cook, and the 

like, unless the structure was designed and built as a multiple-family dwelling. 

� 

The Planning Commission may require parking beyond the minimum provisions 

contained in section 154.120 if the parcel of land is large enough to accommodate 

additional parking without reduction of required greenbelts or setbacks and/or if 

the interior floor plan of the use includes areas for assembly. 

To be determined 

The building must comply with all structural and housing requirements. 

Will be addressed 

during building 

permit review 

SITE 
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SITE PLAN REVIEW: 
 

Plan Information – The proposed site conditions comply with all plan information requirements listed in 

Section 154.169 (c) of the Zoning Ordinance including preparation at a readable scale, and location and 

use of existing and proposed structures.  

 
Height, Bulk, Density, and Area – The proposed project is consistent with the requirements of the M-2 

district as a special use.   

 

 Requirement Proposed Consistent with Zoning 

Building Height (max) 
35’ / 2.5 

stories 
28.25’ / 2 stories � 

Building Area (min per occupant) 300 sf 336 sf � 

Lot Area (min) 
Overall 8,000 sf 10,030 sf � 

Per Occupant 900 sf 627 sf Variance granted by ZBA 

Lot Width (min) 65’ 100’ � 

Front setback (min) 20’ 20’ � 

Side setback (min) 6.5’ 6.5’ (south); 62’ (north) � 

Rear setback (min) 25’ 25.3’ � 

 

Parking – The proposed project is consistent with the minimum quantity, dimension, and construction 

standards for the proposed use.   

 

Section 154.120 of the Zoning Ordinance (Schedule of Minimum Spaces) requires two spaces plus one 

space for each occupant for the proposed use.  18 spaces are required for the proposed occupancy of 16.   

18 are proposed.  

 

Section 154.121 of the Zoning Ordinance (Location, Space Layout, Construction Standards, and 

Maintenance) specifies the design standards applied to parking areas. The proposed parking area satisfies 

the minimum dimensional requirements for spaces and aisles as well as the requirement for hard-

surfacing. 

 

Walls, Berms and Greenbelts – The proposed site plan is consistent with Section 154.106 of the Zoning 

Ordinance (Minimum Standards).   

 

 Requirement Proposed Consistent with Zoning 

Greenbelt (street) 10’ between parking and street 20’ � 

Trees (One per 30’) 2 2 No 

Plantings (One per 5’) 12 12 No 
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Sidewalks – Sidewalks are existing along S. Main Street and will not be impacted by the proposed 

project.   

 

Dumpster Enclosures – The proposed site plan shows 6 trash carts with storage on concrete at the rear of 

the dwelling. Fencing is proposed on each side of the carts.  Section 154.025 of the Zoning Ordinance 

(Dumpster Enclosures) requires that carts be contained within an enclosure in order to meet minimum 

standards. Staff recommends requiring the addition of gates to the fencing enclosure to meet this 

requirement. 

 

DIVISION COMMENTS: 

 

Division of Public Works (DPW) – DPW comments are attached. 

 

Division of Public Safety (DPS) – DPS comments are attached. 

 

ANALYSIS: 
 

The proposed site plan complies with the minimum requirements of the Zoning Ordinance.  The proposed 

conditions are consistent with the character of the area and with the future land use identified in the 

Master Plan.  With the findings and analysis stated in this report, the following actions are offered for 

consideration by the Planning Commission. 

 

STAFF RECOMMENDATION: 
 

The Planning Commission approve SUP-15-03. 

 

The Planning Commission approve SPR-15-03 with the following conditions: 

 

1. The applicant shall comply with the requirements of the Divisions of Public Works (DPW) and 

Public Safety (DPS). 

2. The applicant shall fully enclose the trash carts in accordance with Section 154.025 of the Zoning 

Ordinance. 
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Site Plan\Special Use Review – DPW Office 

 
Due Date:  2/23/15 

 
Address of Development: 1024 & 1026 S Main 
 
Project Description: Demo existing house and build new sorority house

 
 
Submit two (2) sets of the final site plan and storm water detention calculations for final site 
plan review and D.P.W. permit fees determination.  
 
Director:  

 
 
Engineering:  

‐ Comply with storm water management requirements and submit plans and 
calculations for review. 

‐ Grading for storm water runoff from improvements shall not adversely affect adjacent 
properties. 

‐ Comply with Isabella County SESC requirements. 
‐ Sidewalk through driveways must be minimum 6” thick.  
‐ All broken sidewalk must be replaced. 
‐ Grease/Oil trap may be required.  
‐ Sewer capacity charge will apply based on water meter size.  
‐ Will there be any screening provided at the rear lot line along the parking lot? 

 
Street Department: 

 
 
 

Water Department: 
Construction shall meet requirements section 52.06 of City code for meter(s) access; key lock 
valves may be required. 
Contact water department to coordinate location and tapping of main for any new water 
services that may be required prior to excavation. The water service not being used must be 
retired at the water main by contractor and a new water meter must be purchased by owner. 
Jim 
 
 

 



 

 

Wastewater Department: No concerns. 
 
 

 
 







 

 

 

Planning Commission Staff Report

Site Plan 

April 9

Reviewer: 

APPLICANT: 

 

PROPERTY OWNER: 

 

LOCATION: 

 

REQUEST: 

 

 

SITE AREA: 

 

ZONING DISTRICT: 

 

FUTURE LAND USE: 

Main Place 

 

Main Place Apartments, LLC

 

1023 S. Main

 

Site Plan 

rooming house

 

0.11

 

M-2, Multiple 

 

Multiple Residential (Medium)

BACKGROUND: 

 

The applicant is proposing to demolish an existing non

new rooming dwelling with associated parking and site improvements. 

licensed for 5 occupants.  The proposed rooming dwelling will house 6 occupants.  

 

Figure 1. Existing rooming house

 

The Zoning Board of Appeals (ZBA) 

redevelopment procedures and granted approval at their meeting on February 25, 2015.

reductions in the manner and degree of non

 

� 154.095 - The rear yard setback will 

� 154.095 - Increase in building area per person to comply with 1:300.

� 154.120 - Increased Parking Ratios 1 to 1 for occupancy.

� 154.121 - Parking will be hard surfaced.

� 154.121 - Parking lot maneuvering lane will be provided to co

� 154.121 - Stacked parking will be eliminated.

Planning Commission Staff Report 

Site Plan Review / Special Use Permit 15-04 

April 9, 2015 

Reviewer: Jacob Kain, City Planner 

Main Place Apartments, LLC / United Investments, Inc. 

Main Place Apartments, LLC  

1023 S. Main Street 

Site Plan Review and Special Use Permit for the construction of a new 

rooming house with associated parking and site improvements.

11 acres 

2, Multiple Family Residential 

Multiple Residential (Medium) 

The applicant is proposing to demolish an existing non-conforming rooming dwelling and construct a 

new rooming dwelling with associated parking and site improvements.  The existing rooming dwelling is 

licensed for 5 occupants.  The proposed rooming dwelling will house 6 occupants.   

 
Figure 1. Existing rooming house (left) and proposed rooming house (right)

(ZBA) reviewed the proposed project in accordance with the M

redevelopment procedures and granted approval at their meeting on February 25, 2015.  

reductions in the manner and degree of non-conformity were cited in that approval: 

The rear yard setback will be brought into compliance. 

Increase in building area per person to comply with 1:300. 

Increased Parking Ratios 1 to 1 for occupancy. 

Parking will be hard surfaced. 

Parking lot maneuvering lane will be provided to comply with ordinance and fire code.

Stacked parking will be eliminated. 

 

construction of a new 

with associated parking and site improvements. 

conforming rooming dwelling and construct a 

existing rooming dwelling is 

 
(left) and proposed rooming house (right) 

project in accordance with the M-2 

  The following 

mply with ordinance and fire code. 
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� 154.095 - Side yard setbacks will be brought into compliance. 

� Stringent lease standards will be implemented to address nuisance violations.  

 

Land uses and zoning on the surrounding properties are as follows:  

 

 Land Use Zoning 

North Multiple Residential (Medium) M-2, Multiple Family Residential 

East Multiple Residential (Medium) 
M-2, Multiple Family Residential;  

C-1 Local Business 

South Multiple Residential (Medium) M-2, Multiple Family Residential 

West Multiple Residential (Medium) M-2, Multiple Family Residential 

 

 

 
Figure 2. Zoning map 

 

The proposed use as a rooming house is permitted in the M-2 zoning district subject to special use permit 

under Section 154.054 of the Zoning Ordinance (M-2 Multiple Family Residential Districts).  The 

following conditions are imposed as a special use: 

 

Special Use Condition 
Consistent with 

Zoning 

The building shall have its access from a major thoroughfare or be so located that 

traffic does not conflict with adjacent residential uses. 
� 

Parking shall be prohibited in required front yards or side street setbacks except 

for space on hard surfaced driveways not exceeding 24 feet in width. 
� 

A minimum of 25% of the total square feet of the rear and side yard areas shall be 

retained in open landscaped areas and not used for parking. 
� 

The lot shall not have a common side lot with a lot in an "R" single-family zoned 

district. 
� 

The Planning Commission may require parking beyond the minimum provisions 

contained in § 154.120 if the parcel of land is large enough to accommodate 

additional parking without reduction of required greenbelts or setbacks and/or 

interior floor plan of the use includes areas for assembly. 

To be determined 

The building must comply with all applicable structural and housing requirements. Will be addressed 

SITE 
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during building 

permit review 

 

SITE PLAN REVIEW: 
 

Plan Information – The proposed site conditions comply with all plan information requirements listed in 

Section 154.169 (c) of the Zoning Ordinance including preparation at a readable scale, and location and 

use of existing and proposed structures.  

 
Height, Bulk, Density, and Area – The proposed project is consistent with the requirements of the C-3 

district as a special use.   

 

 Requirement Proposed Consistent with Zoning 

Building Height (max) 
35’ / 2.5 

stories 

27.5’ / 2 

stories 
� 

Building Area (min per occupant) 300 sf 423.5 sf � 

Lot Area (min) 
Overall 8,000 sf 4,792 sf Approved by ZBA 

Per Occupant 900 sf 799 sf Approved by ZBA 

Lot Width (min) 65’ 40’ Approved by ZBA 

Front setback (min) 20’ 20’ � 

Side setback (min) 6.5’ 6.5’ � 

Rear setback (min) 25’ 70’ � 

 

Parking – The proposed project is consistent with the minimum quantity, dimension, and construction 

standards for the proposed use.   

 

Section 154.120 of the Zoning Ordinance (Schedule of Minimum Spaces) requires one space for each 

occupant for the proposed use.  The proposed occupancy of the building is 6 and thus 6 parking spaces are 

required and 6 are proposed.  

 

Section 154.121 of the Zoning Ordinance (Location, Space Layout, Construction Standards, and 

Maintenance) specifies the design standards applied to parking areas. The proposed parking area satisfies 

the minimum dimensional requirements for spaces and aisles as well as the requirement for hard-

surfacing. 

 

Walls, Berms and Greenbelts – There are no requirements for this development. 

 

Sidewalks – Sidewalks are existing along S. Main Street and will not be impacted by the proposed 

project.   

 

Dumpster Enclosures – The proposed site plan does not indicate the method or location of solid waste 

containment.  This does not meet the minimum standards found in Section 154.025 of the Zoning 

Ordinance (Dumpster Enclosures).   

 

DIVISION COMMENTS: 



SPR/SUP-15-03 1024 & 1026 S. Main Street 

February 26, 2015 

Page 4 of 4 

 

 

Division of Public Works (DPW) – DPW comments are attached. 

 

Division of Public Safety (DPS) – DPS comments are attached. 

 

ANALYSIS: 
 

The proposed site plan complies with the minimum requirements of the Zoning Ordinance.  The proposed 

conditions are consistent with the character of the area and with the future land use identified in the 

Master Plan.  With the findings and analysis stated in this report, the following actions are offered for 

consideration by the Planning Commission. 

 

STAFF RECOMMENDATION: 
 

The Planning Commission approve SUP-15-04. 

 

The Planning Commission approve SPR-15-04 with the following condition: 

 

1. The applicant shall comply with the requirements of the Divisions of Public Works (DPW) and 

Public Safety (DPS). 
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Site Plan\Special Use Review – DPW Office 

 
Due Date: 3/30/15 

 
Address of Development: 1023 S Main 
 
Project Description: 6 Bedroom house for student housing

 
 
Submit two (2) sets of the final site plan and storm water detention calculations for final site 
plan review and D.P.W. permit fees determination.  
 
Director:  

 
 
Engineering:  

‐ Comply with storm water management requirements and submit plans and 
calculations for review. 

‐ Grading for storm water runoff from improvements shall not adversely affect adjacent 
properties. 

‐ Comply with Isabella County SESC requirements. 
‐ Sidewalk through driveways must be minimum 6” thick.  
‐ All broken sidewalk must be replaced. 
‐ Grease/Oil trap may be required.  
‐ Sewer capacity charge will apply based on water meter size.  
‐ Will there be any screening provided along the parking lot and drive? 

 
 

Street Department: 
 
 
 

Water Department: Contact water department to coordinate location and tapping of main for 
any new water services that may be required prior to excavation. 
 
 

 
Wastewater Department: No concerns. 

 
 

 







 

 

 

Planning Commission Staff Report

Site Plan 

April 9

Reviewer: 

APPLICANT: 

 

PROPERTY OWNER: 

 

LOCATION: 

 

REQUEST: 

 

 

SITE AREA: 

 

ZONING DISTRICT: 

 

FUTURE LAND USE: 

United 

 

United Apartments 

 

316 W. May Street

 

Site Plan 

boarding

 

0.16

 

M-2, Multiple Family Residential

 

Multiple Residential (Medium)

BACKGROUND: 

 

The applicant is proposing to demolish an existing non

new rooming dwelling with associated parking and site improvements. 

 

Figure 1. Existing rooming house viewed from Pleasant Street (left) and May Street (right)

 

The Zoning Board of Appeals has reviewed the proposed project in accordance with the M

redevelopment procedures and granted approval at their meeting on March 25, 2015.

 

Planning Commission Staff Report 

Site Plan Review / Special Use Permit 15-05 

April 9, 2015 

Reviewer: Jacob Kain, City Planner 

United Apartments – MMI LLC 

United Apartments – MMI LLC 

316 W. May Street 

Site Plan and Special Use Permit Review for the construction of a new 

boarding dwelling with associated parking and site improvements.

16 acres 

2, Multiple Family Residential 

Multiple Residential (Medium) 

The applicant is proposing to demolish an existing non-conforming rooming dwelling and construct a 

new rooming dwelling with associated parking and site improvements.  

 
rooming house viewed from Pleasant Street (left) and May Street (right)

The Zoning Board of Appeals has reviewed the proposed project in accordance with the M

redevelopment procedures and granted approval at their meeting on March 25, 2015.  

construction of a new 

with associated parking and site improvements. 

conforming rooming dwelling and construct a 

 
rooming house viewed from Pleasant Street (left) and May Street (right) 

The Zoning Board of Appeals has reviewed the proposed project in accordance with the M-2 
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Figure 2. Overview map 

 

 

 

 
Figure 3. Zoning map 

 

Land uses and zoning on the surrounding properties are as follows: 

 

 Land Use Zoning 

North Multiple Residential (Medium) M-2, Multiple Family Residential 

East Multiple Residential (Medium) M-2, Multiple Family Residential 

South Multiple Residential (Medium) M-2, Multiple Family Residential 

West Multiple Residential (Medium) M-2, Multiple Family Residential 

 

 

SITE 

SITE 



SPR/SUP-15-03 1024 & 1026 S. Main Street 

February 26, 2015 

Page 3 of 5 

 

The proposed use as a rooming house is permitted in the M-2 zoning district subject to special use permit 

under Section 154.054 of the Zoning Ordinance (M-2 Multiple Family Residential Districts).  The 

following conditions are imposed as a special use: 

 

Special Use Condition 
Consistent with 

Zoning 

The building shall have its access from a major thoroughfare or be so located that 

traffic does not conflict with adjacent residential uses. 
� 

Parking shall be prohibited in required front yards or side street setbacks except 

for space on hard surfaced driveways not exceeding 24 feet in width. 
� 

A minimum of 25% of the total square feet of the rear and side yard areas shall be 

retained in open landscaped areas and not used for parking. 
� 

The lot shall not have a common side lot with a lot in an "R" single-family zoned 

district. 
� 

The Planning Commission may require parking beyond the minimum provisions 

contained in § 154.120 if the parcel of land is large enough to accommodate 

additional parking without reduction of required greenbelts or setbacks and/or 

interior floor plan of the use includes areas for assembly. 

To be determined 

The building must comply with all applicable structural and housing requirements. 

Will be addressed 

during building 

permit review 

 

SITE PLAN REVIEW: 

 

Plan Information – The proposed site conditions comply with all plan information requirements listed in 

Section 154.169 (c) of the Zoning Ordinance including preparation at a readable scale, and location and 

use of existing and proposed structures.  

 

Height, Bulk, Density, and Area – The proposed project is consistent with the requirements of the C-3 

district as a special use.   

 

 Requirement Proposed Consistent with Zoning 

Building Height (max) 35’ / 2.5 stories 25.3’ / 2 stories � 

Building Area (min per 

occupant) 
300 sf 401 sf � 

Lot Area (min) 

Overall 8,000 sf 6,970 sf 
Variance granted by 

ZBA 

Per Occupant 900 sf 871.25 sf 
Variance granted by 

ZBA 

Lot Width (min) 65’ 50’ 
Variance granted by 

ZBA 

Front setback (min) 20’ 20’ � 

Side setback (min) 6.5’ (north); 10’ (south) 6.5’ (north); 10’ (south) � 

Rear setback (min) 25’ 67.5’ � 
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Parking – The proposed project is consistent with the minimum quantity, dimension, and construction 

standards for the proposed use.   

 

Section 154.120 of the Zoning Ordinance (Schedule of Minimum Spaces) requires one space for each 

occupant for the proposed use.  The proposed occupancy of the building is 8 and thus 8 parking spaces are 

required and 8 parking spaces are proposed.  

 

Section 154.121 of the Zoning Ordinance (Location, Space Layout, Construction Standards, and 

Maintenance) specifies the design standards applied to parking areas. The proposed parking area satisfies 

the minimum dimensional requirements for spaces and aisles as well as the requirement for hard-

surfacing. 

 

Walls, Berms and Greenbelts – The proposed site plan is consistent with Section 154.106 of the Zoning 

Ordinance (Minimum Standards).   

 

 Requirement Proposed Consistent with Zoning 

Greenbelt (street) 10’ between parking and street 10’ � 

Trees (One per 30’) 2 2 � 

Plantings (One per 5’) 12 12 � 

 

Sidewalks – Sidewalks are existing along both W. May and Pleasant Streets and will not be impacted by 

the proposed project.   

 

Dumpster Enclosures – The proposed site plan shows 6 trash carts with storage on concrete and full 

enclosure with vinyl fencing at the rear of the dwelling.  This is consistent the minimum standards for 

screening and placement found in Section 154.025 of the Zoning Ordinance (Dumpster Enclosures).   

 

DIVISION COMMENTS: 
 

Division of Public Works (DPW) – DPW comments are attached. 

 

Division of Public Safety (DPS) – DPS comments are attached. 

 

ANALYSIS: 

 

The proposed site plan complies with the minimum requirements of the Zoning Ordinance.  The proposed 

conditions are consistent with the character of the area and with the future land use identified in the 

Master Plan.  With the findings and analysis stated in this report, the following actions are offered for 

consideration by the Planning Commission. 

 

STAFF RECOMMENDATION: 

 

The Planning Commission approve SUP-15-05. 

 

The Planning Commission approve SPR-15-05 with the following condition: 
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1. The applicant shall comply with the requirements of the Divisions of Public Works (DPW) and 

Public Safety (DPS). 
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Site Plan\Special Use Review – DPW Office 

 
Due Date: 3/30/15 

 
Address of Development: 316 W May 
 
Project Description: 4 Bedroom house for student housing

 
 
Submit two (2) sets of the final site plan and storm water detention calculations for final site 
plan review and D.P.W. permit fees determination.  
 
Director:  

 
 
Engineering:  

‐ Comply with storm water management requirements and submit plans and 
calculations for review. 

‐ Grading for storm water runoff from improvements shall not adversely affect adjacent 
properties. 

‐ Comply with Isabella County SESC requirements. 
‐ Sidewalk through driveways must be minimum 6” thick.  
‐ All broken sidewalk must be replaced. 
‐ Grease/Oil trap may be required.  
‐ Sewer capacity charge will apply based on water meter size.  
‐ The min. lane width for 90° parking is 21’.  Total width of two tiers of spaces + 

maneuvering lane = 60’. 
 

Street Department: 
 
 
 

Water Department: Contact water department to coordinate location and tapping of main for 
any new water services that may be required prior to excavation. 
 
 

 
Wastewater Department: No concerns. 

 
 

 







 

 

 

Planning Commission Staff Report

Site Plan Review / 

April 9

Reviewer: 

APPLICANT: 

 

PROPERTY OWNER: 

 

LOCATION: 

 

REQUEST: 

 

SITE AREA: 

 

ZONING DISTRICT: 

 

FUTURE LAND USE: 

Keith Cotter

 

Keith Cotter

 

220 N. Kinney Avenue and 608 E. Chippewa Street

 

Special use permit to utilize the existing property as a duplex.

 

0.42

 

R-3, Residential

 

Urban Residential

BACKGROUND: 
 

The applicant is proposing to utilize an 

property currently has one primary structure on site which consists of two former single

that are connected via an attached garage.  The portion of the property addressed as 220

Avenue has historically been utilized as a single family home, while the portion of the property addressed 

608 E. Chippewa Street was utilized through the late 2000s as a physician’s office.  That use discontinued 

with the purchase of the property by the applicant and 608 E. Chippewa has remained vacant since that 

time. 

 

The applicant is not proposing any site work and exterior building modifications beyond the removal of a 

lighted sign that was utilized when the property contained the physician’

 

Figure 1. Overview map 

SITE 

Planning Commission Staff Report 

Site Plan Review / Special Use Permit 15-06 

April 9, 2015 

Reviewer: Jacob Kain, City Planner 

Keith Cotter 

Keith Cotter 

220 N. Kinney Avenue and 608 E. Chippewa Street 

Special use permit to utilize the existing property as a duplex.

42 acres 

3, Residential 

Urban Residential 

to utilize an existing residential property as a two-family dwelling.  The 

property currently has one primary structure on site which consists of two former single

that are connected via an attached garage.  The portion of the property addressed as 220

Avenue has historically been utilized as a single family home, while the portion of the property addressed 

608 E. Chippewa Street was utilized through the late 2000s as a physician’s office.  That use discontinued 

ty by the applicant and 608 E. Chippewa has remained vacant since that 

The applicant is not proposing any site work and exterior building modifications beyond the removal of a 

lighted sign that was utilized when the property contained the physician’s office. 

 

Special use permit to utilize the existing property as a duplex. 

family dwelling.  The 

property currently has one primary structure on site which consists of two former single-family residences 

that are connected via an attached garage.  The portion of the property addressed as 220 N. Kinney 

Avenue has historically been utilized as a single family home, while the portion of the property addressed 

608 E. Chippewa Street was utilized through the late 2000s as a physician’s office.  That use discontinued 

ty by the applicant and 608 E. Chippewa has remained vacant since that 

The applicant is not proposing any site work and exterior building modifications beyond the removal of a 
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Figure 2. Zoning map 

 

Land uses and zoning on the surrounding properties are as follows: 

 

 Land Use Zoning 

North Urban Residential R-3, Residential 

East Urban Residential R-3, Residential 

South Urban Residential   R-3, Residential 

West Urban Residential R-3, Residential 

 

The proposed use as a two-family dwelling is permitted in the R-3 zoning district subject to special use 

permit under Section 154.051 of the Zoning Ordinance (R Residential Districts).  The following 

conditions are imposed as a special use: 

 

Special Use Condition 
Consistent 

with Zoning 

The minimum lot size shall be at least 10% larger than the minimum lot size required for 

the R District in which the property is located. However, no duplex shall be permitted on a 

lot smaller than 8,500 square feet. 

� 

Required parking for four or more vehicles on a single lot or parcel shall be hard surfaced 

with concrete or asphaltic concrete and constructed so that water does not drain onto 

adjacent property or onto the public right-of-way. 
� 

Required parking for more than two vehicles on one pad shall be prohibited in the required 

front or side street setback. Paved areas in the front or side street setback shall not exceed a 

driveway over 24 feet in width or a 12 foot wide driveway and an 18-foot by 18-foot paved 

parking pad. 

� 

All required parking for more than three vehicles on a single lot or parcel shall be screened 

from the view of adjacent residentially zoned properties by a minimum of a five foot wide 

planting buffer. The buffer shall be planted and arranged in such a way as to produce 80% 

or more continuing opacity beginning no later than four years after planting when viewed 

horizontally from between ground level and four feet above the ground. The planting buffer 

shall be maintained in a healthy condition. However, the Planning Commission may waive 

the planting buffer where the adjacent residential property is separated from the lot with 

Discussion 

item 

SITE 
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more than three parking spaces by a street or alley right-of-way, or if the adjacent 

residential property is occupied by a duplex or multiple-family dwelling and recorded 

provisions are made to provide a shared driveway. 

In order to waive the required planting buffer, the Planning Commission must find that: 

     1. The buffer will cause an increase in impervious surface. 

     2. The buffer does not enhance the residential character of the area. 

Not 

applicable 

All requests to establish a two-family dwelling shall require site plan approval pursuant to § 

154.169 of this chapter. 
� 

 

SITE PLAN REVIEW: 
 

Plan Information – The proposed site conditions comply with all plan information requirements listed in 

Section 154.169 (c) of the Zoning Ordinance including preparation at a readable scale, and location and 

use of existing and proposed structures.  

 
Height, Bulk, Density, and Area – The proposed project is consistent with the requirements of the R-3 

district as a special use with the exception of the rear setback.  However, this non-conformity is allowable 

so long as it is not made to be less conforming through the actions of the applicant. 

 

 Requirement Proposed Consistent with Zoning 

Lot Area (min) 8,800 sf 18,434 sf � 

Building Height (max) 35’ 35’ � 

Front setback (min) 20’ 42’ � 

Side setback (min) 6.5’ 30’ � 

Rear setback (min) 25’ 6’ Existing condition 

 

Parking – The proposed project is consistent with the minimum quantity, dimension, and construction 

standards for the proposed use.   

 

Section 154.120 of the Zoning Ordinance (Schedule of Minimum Spaces) requires three parking spaces 

per unit for a two-family dwelling.  Six spaces are provided.  

 

Section 154.121 of the Zoning Ordinance (Location, Space Layout, Construction Standards, and 

Maintenance) specifies the design standards applied to parking areas. The proposed parking area satisfies 

the minimum dimensional requirements for spaces as well as the requirement for hard-surfacing. 

 

Signs – An existing sign on the property is proposed to be removed.  No new signage is proposed. 

 

Sidewalks – Sidewalks are existing along both street frontages and will not be impacted by the proposed 

project.   

 

Other Requirements – The proposed use is subject to a special use permit under Section 154.051 of the 

Zoning Ordinance (R Residential Districts).  The proposed site plan meets each of the following 

conditions imposed by the special use permit. 
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DIVISION COMMENTS: 
 

Division of Public Works (DPW) – DPW comments are attached. 

 

Division of Public Safety (DPS) – DPS comments are attached. 

 

ANALYSIS: 
 

The proposed site plan complies with the minimum requirements of the Zoning Ordinance.  The proposed 

conditions are consistent with the character of the area and with the future land use identified in the 

Master Plan.  With the findings and analysis stated in this report, the following actions are offered for 

consideration by the Planning Commission. 

 

STAFF RECOMMENDATION: 
 

The Planning Commission approve SUP-15-06. 

 

The Planning Commission approve SPR-15-06 with the following condition: 

 

1. The applicant shall comply with the requirements of the Divisions of Public Works (DPW) and 

Public Safety (DPS). 
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Site Plan\Special Use Review – DPW Office 

 
Due Date: 3/30/15 

 
Address of Development: 220 N Kinney 
 
Project Description: Convert building to duplex

 
 
Submit two (2) sets of the final site plan and storm water detention calculations for final site 
plan review and D.P.W. permit fees determination.  
 
Director:  

 
 
Engineering:  

‐ Comply with storm water management requirements and submit plans for review. 
‐ Grading for storm water runoff from improvements shall not adversely affect adjacent 

properties. 
‐ Comply with Isabella County SESC requirements. 
‐ Sidewalk through driveways must be minimum 6” thick.  
‐ All broken sidewalk must be replaced. 
‐ Sewer capacity charge will apply based on water meter size.  

 
 

Street Department: 
 
 
 

Water Department: Contact water department to coordinate location and tapping of main for 
any new water services that may be required prior to excavation. 
 
 

 
Wastewater Department: No concerns. 

 
 

 
 





 

 

 

 

 

 

 

 

 

TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: April 9, 2015 

 

SUBJECT: Complete Streets Ordinance

 

 

The Master Plan calls for adoption of a Complete Streets ordinance to outline the review process and 

decision making guidelines related to investments in the transportation network within the City.  Staff is 

currently finalizing the draft policy with input

 

STAFF RECOMMENDATION: 
 

The Planning Commission set a public hearing to consider adoption of a Complete Streets ordinance

the Planning Commission meeting on Thursday, May 7, 2015 at 7:00 p.m. in the City Hall 

Chambers. 

 
 

 

 

 

MEMORANDUM 

Planning Commission  

Complete Streets Ordinance 

The Master Plan calls for adoption of a Complete Streets ordinance to outline the review process and 

decision making guidelines related to investments in the transportation network within the City.  Staff is 

currently finalizing the draft policy with input from the Division of Public Works. 

 

set a public hearing to consider adoption of a Complete Streets ordinance

the Planning Commission meeting on Thursday, May 7, 2015 at 7:00 p.m. in the City Hall 

The Master Plan calls for adoption of a Complete Streets ordinance to outline the review process and 

decision making guidelines related to investments in the transportation network within the City.  Staff is 

set a public hearing to consider adoption of a Complete Streets ordinance at 

the Planning Commission meeting on Thursday, May 7, 2015 at 7:00 p.m. in the City Hall Commission 



 

 

 

 

 

 

 

 

 

TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: April 9, 2015 

 

SUBJECT: Reclassification of Health Clubs as a use by right in the C

 

 

Specially regulated uses are identified by the zoning ordinance as uses

operational characteristics, particularly when several of them are concentrated under

circumstances thereby having a deleterious effect upon the adjacent areas.

only permitted within the C-3 General Business District with a special use permit along with the meeting 

of several additional criteria that dictate operational characteristics and locations relative to other 

specially regulated uses or residential areas.

 

Specially regulated uses currently identified in the C

 

Adult bookstore 

Adult motion picture theater

Adult mini motion picture theater

Massage establishments 

Establishments for consumption of beer or intoxicating liquor on the premises and having

entertainment 

Steam baths 

Taxi dance halls 

Any other use which provides goods or services which are distinguished or characterized by their 

emphasis on matters depicting, describing or relating to "specified sexual activities" or "specified 

anatomical areas" or which is distinguished or characterized by its emphasis on "specified sexual 

activities" or "specified anatomical areas".

Pawnshops 

Tattoo Parlors 

Pool or billiard halls 

Shoeshine parlors 

Liquor stores 

Palm readers 

Psychic readers 

Health clubs 

 

Staff has received a request to open a health club 

the current regulations, the health club may not open without site plan approval, a special use permit, and 

by meeting the following location crit

 

MEMORANDUM 

Planning Commission  

Reclassification of Health Clubs as a use by right in the C-3 district 

identified by the zoning ordinance as uses “having serious objectionable 

operational characteristics, particularly when several of them are concentrated under certain 

ircumstances thereby having a deleterious effect upon the adjacent areas.”  Specially regulated uses are 

3 General Business District with a special use permit along with the meeting 

of several additional criteria that dictate operational characteristics and locations relative to other 

specially regulated uses or residential areas. 

currently identified in the C-3 district include the following: 

Adult motion picture theater 

Adult mini motion picture theater 

Establishments for consumption of beer or intoxicating liquor on the premises and having

Any other use which provides goods or services which are distinguished or characterized by their 

emphasis on matters depicting, describing or relating to "specified sexual activities" or "specified 

al areas" or which is distinguished or characterized by its emphasis on "specified sexual 

activities" or "specified anatomical areas". 

Staff has received a request to open a health club in a vacant suite of an existing shopping center.  Under 

the current regulations, the health club may not open without site plan approval, a special use permit, and 

meeting the following location criteria: 

having serious objectionable 

certain 

”  Specially regulated uses are 

3 General Business District with a special use permit along with the meeting 

of several additional criteria that dictate operational characteristics and locations relative to other 

Establishments for consumption of beer or intoxicating liquor on the premises and having adult 

Any other use which provides goods or services which are distinguished or characterized by their 

emphasis on matters depicting, describing or relating to "specified sexual activities" or "specified 

al areas" or which is distinguished or characterized by its emphasis on "specified sexual 

a vacant suite of an existing shopping center.  Under 

the current regulations, the health club may not open without site plan approval, a special use permit, and 



 

An application to establish a Group "B" special regulated use shall not be approved 

if there are already in existence four or more group "A" and/or "B" special regulated uses within 

1,000 feet of the boundaries of the site of the proposed regulated uses, excepting as provided for 

in § 154.067(C)(10)(c) below of this section. 

 

An application to establish a Group "B" special regulated use shall not be approved if the 

proposed location is within 300 feet of a residentially zoned district, trailer park, K through 12 

school, dedicated park, church, or cemetery, except as provided for in 154.067(C)(10)(c) below 

of this section. 

 

Although the Planning Commission has flexibility to consider waiving the first location criteria, the 

second requires the applicant to solicit support via petition from 51% of the property owners within 500 

feet of the subject parcel.  

 

Staff submits the following findings for consideration by the Planning Commission: 

 

1. Health clubs do not fit the definition of specially regulated uses in the C-3 district.   

2. Categorizing health clubs as specially regulated uses creates a disproportionate regulatory burden 

on applicants seeking to establish a health club within the City.   

3. Health clubs are consistent with other retail, restaurant, and service uses currently allowed by 

right in the C-3 district.   

4. Peer communities including Midland, Kalamazoo, Muskegon, Holland, Big Rapids, Portage, and 

Marquette allow health clubs by right within zoning districts comparable with the C-3 district. 

 

As such, staff respectfully makes the following recommendation. 

 

STAFF RECOMMENDATION: 
 

The Planning Commission set a public hearing to consider an amendment to Section 154.067 of the 

zoning ordinances (C-3 General Business Districts) to allow health clubs by right at the Planning 

Commission meeting on Thursday, May 7, 2015 at 7:00 p.m. in the City Hall Commission Chambers. 

 

 



 

 

 

 

 

 

 

 

 

TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: April 9, 2015 

 

SUBJECT: Parking dimensional standards table

 

 

Section 154.121 (Location, Space Layout, Construction Standards and Maintenance) of the zoning 

ordinances includes a table of dimensional standards (see below).  These dimensional standards are 

intended to ensure that off-street parking is able to provide for safe and efficient circulation and storage of 

vehicles for private site development.

 

Pattern 
Maneuvering 

Lane Width 

Parking 

Space 

Width 

0°* 12' 8' 

30° - 

53° 
13' 9' 

54° - 

74° 
16' 9' 

75° - 

90° 
21' 9' 

* Parallel parking 

 

Columns 5 and 6 of the table provide overall dimensions for off

specific degree of angle per space rather than the range of angles allowed.  This can create additional 

paved area that is not needed for a particul

Planning Commission took action on an application that 

Appeals due to this issue. 

 

Due to the fact that columns 5 and 6 are either made redundant by or

requirements in columns 2, 3, and 4, staff recommends 

the table to remove columns 5 and 6

 
STAFF RECOMMENDATION: 
 

The Planning Commission set a public hearing to consider an

Space Layout, Construction Standards and Maintenance) 

Thursday, May 7, 2015 at 7:00 p.m. in the City Hall Commission Chambers.

 

MEMORANDUM 

Planning Commission  

Parking dimensional standards table 

Section 154.121 (Location, Space Layout, Construction Standards and Maintenance) of the zoning 

includes a table of dimensional standards (see below).  These dimensional standards are 

street parking is able to provide for safe and efficient circulation and storage of 

vehicles for private site development. 

Parking 

Space 

Length 

Total Width of One Tier 

of Spaces + 

Maneuvering Lane 

Total Width of Two 

Tiers of Spaces + 

Maneuvering Lane 

23' 20' 28' 

18' 32' 52' 

18' 36' 58' 

18' 40' 60' 

Columns 5 and 6 of the table provide overall dimensions for off-street parking areas that are designed to a 

specific degree of angle per space rather than the range of angles allowed.  This can create additional 

paved area that is not needed for a particular parking space angle in order to meet code.  Recently, the 

Planning Commission took action on an application that required a waiver from the Zoning Board of 

Due to the fact that columns 5 and 6 are either made redundant by or in conflict with the dimensional 

requirements in columns 2, 3, and 4, staff recommends that the Planning Commission consider amending 

the table to remove columns 5 and 6.  

 

set a public hearing to consider an amendment to Section 154.121 (Location, 

Space Layout, Construction Standards and Maintenance) at the Planning Commission meeting on 

:00 p.m. in the City Hall Commission Chambers. 

Section 154.121 (Location, Space Layout, Construction Standards and Maintenance) of the zoning 

includes a table of dimensional standards (see below).  These dimensional standards are 

street parking is able to provide for safe and efficient circulation and storage of 

Total Width of Two 

Tiers of Spaces + 

ng Lane  

street parking areas that are designed to a 

specific degree of angle per space rather than the range of angles allowed.  This can create additional 

ar parking space angle in order to meet code.  Recently, the 

a waiver from the Zoning Board of 

in conflict with the dimensional 

that the Planning Commission consider amending 

Section 154.121 (Location, 

Planning Commission meeting on 
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