
Meeting Announcement and Agenda 
Mt. Pleasant Planning Commission 

 
Thursday, September 6, 2018 at 7:00 p.m. 

City Hall Commission Chamber 
 

I. Roll Call:  Dailey, Friedrich, Hoenig, Horgan, Irwin, Kostrzewa, Liesch, Ortman, Rise  
 

II. Approval of Agenda: 
 

III. Approval of Minutes: 
 

 A. August 2, 2018 Regular Meeting 
 B. August 15, 2018 Special Meeting 
 

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

V. Communications: 
 

VI. Public Hearings: 
 

A. SUP-18-09 – 1711 S. Mission – Hua Qin Lin – Request for a Special Use Permit for a new 
Class I Restaurant. (Withdrawn by the applicant) 

B. SUP-18-10 – 201 S. Mission – Speedway LLC dba Speedway 8810 – Request for a Special 
Use Permit to allow a special regulated use (Liquor Store) in the CD-4 district.   

C. SUP-18-11 – 302 W. Broomfield – Ryan Chappell – Request for a Special Use Permit to 
allow a special regulated use (Liquor Store) in the CD-4 district.   

  

VII. Public Comments: 
 

VIII. Site Plan Reviews: 
 

A. None 
 

IX. Unfinished Business: 
 

 A. None 
 

X. New Business: 
 

 A. Recommend a consultant for the 2050 City Master Plan 
 

XI. Other: 
 

 A. Staff report. 
  1. October Planning Commission meeting – Anticipated agenda items 
 

XII. Adjourn 
 

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 

August 2, 2018 
 
I. Chair Hoenig called the meeting to order at 7:02 p.m. 

 
Present: Dailey (arrived at 7:05), Friedrich, Hoenig, Horgan, Irwin, Kostrzewa, Liesch, Ortman, Rise. 

 
  Staff: Kain, Murphy  
 
II. Approval of Agenda: 

 
Motion by Friedrich, support by Kostrzewa, to approve the agenda. 
 
Motion approved unanimously. 
 

III. Approval of Minutes 
 

A.  June 28, 2018 Regular Meeting: 
 
Motion by Kostrzewa, support by Rise, to approve the minutes from the June 28, 2018 regular meeting as 
submitted. 
 
Motion approved unanimously. 
 

IV. Zoning Board of Appeals Report for July: 
 

Friedrich reported that the ZBA did not meet in July. 
 

     V.  Communications:   
 
 Kain reported there were no communications. 
  

VI. Public Hearings: 
 

A. SUP-18-09-1711 S. Mission 
 

Kain noted that there was no one in attendance representing this case and that the Planning Commission 
has postponed cases when the applicant is not in attendance in the past.  He suggested that the 
Commission consider postponement. 
 
Motion by Ortman, support by Horgan, to postpone SUP-18-09 until the September 6, 2018 meeting. 
 
Motion approved unanimously. 

 
VII. Public Comments 
 

Chair Hoenig opened the floor for public comments.   
 
There being no one who wished to speak, the public comments section was closed. 
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VIII.    Site Plan Reviews: 
 

None 
 
IX. Unfinished Business: 

  
None 
 

X.  New Business: 
 

A. Economic Development Action Plan:  Kain introduced the Economic Development Action Plan 
developed by the Economic Development Department. Kain explained that the City’s current plan 
was adopted in 2008 and is being updated based on recommendations by the Michigan Economic 
Development Corporation (MEDC) to further prepare the City to receive Redevelopment Ready 
Communities (RRC) Certification.  Kain explained the benefits of the RRC program and noted that 
since the City engaged in the process we have progressed from 40% to 93% completeness.  One of 
the remaining tasks is to adopt an Economic Development Action Plan.  

 
Kain noted that the City Commission would receive the plan at their August 13th meeting and has 
asked that the Planning Commission review the document and provide any comments they may have. 
 
Kain fielded questions from the Commission regarding Census data and how University students are 
counted in that data; housing opportunities for young professionals; Redevelopment Liquor Licenses; 
Fire Suppression requirements; and Façade Improvement. 
 
Kain further noted that the upcoming Master Plan will include a new economic development action 
plan, replacing the one currently being reviewed. 
 
The Planning Commission had no comments or recommendations to pass on to the City Commission.   

 
XI. Other: 

   
Kain reported that the case that was postponed from tonight’s meeting would appear on the agenda 
for September.  In addition, we have received a request from Speedway for a Special Use Permit to 
allow a special regulated use (Liquor Store) in the CD-4 district. 

 
Kain reminded the Planning Commission that there is a special meeting scheduled for August 15, 
2018 to view presentations and to interview the two consultant firms identified by the RFP 
Committee for the new Master Plan.  Kain reported that we received 8 bids and the committee chose 
McKenna and Wade Trim as the two firms most suited for this project.  The Planning Commission 
will not be making a recommendation at the special meeting but will be expected to make a 
recommendation to the City Commission regarding which team to engage for this project at their 
September 6, 2018 regular meeting. 
 
Kain commented that he will be contacting Planning Commission members to set up one on one 
meetings within the next few weeks.   

 
Commissioner Kostrzewa announced that Central Michigan University will be announcing their new 
President tomorrow at the CMU Library, and this will be open to the public. 
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Vice-Chair Horgan asked if the Commission was required to attend training.  Kain noted that there is 
no requirement for the Planning Commission to attend any training; however, he encouraged 
Commissioners to take advantage of training when available. 

 
XII. Adjournment: 
 
 Motion by Dailey, support by Friedrich, to adjourn. 
 
 Motion approved unanimously. 
 
 Meeting adjourned at 7:23 p.m. 
 
 
 bam 



 
Mt. Pleasant Planning Commission 

Minutes of Special Meeting 
August 15, 2018 

 
I. Chair Hoenig called the meeting to order at 7:00 p.m. 
 
 Present: Dailey, Friedrich, Hoenig, Horgan, Kostrzewa, Ortman 
 
 Absent: Irwin, Liesch, Rise 
 
 Staff: Bundy, Kain, Longoria, Mrdeza 
 
II. Approval of Agenda: 
  
 Motion by Dailey, support by Friedrich, to approve the agenda. 
 
 Motion approved unanimously. 
 
III. Candidate Interview: McKenna & Associates 
 
 A. Consultant Presentation 
 
  John Jackson, Sarah Traxler, Chris Khorey, Laura Haw, Paul Lippens, and Adam Cook representing 

McKenna & Associates provided a presentation to the Planning Commission on their proposal for 
the city master plan. 

 
 B. Interview Questions 
 
  Chair Hoenig interviewed the McKenna & Associates staff regarding their qualifications and 

approach to the project.   
 
 C. Commission Follow-up 
 
  Follow up questions were posed by Kostrzewa, Dailey, Horgan, and Mrdeza to which McKenna 

& Associates staff responded.   
 
V. Recess: 
 

Chair Hoenig called a recess at 8:08 p.m.  Chair Hoenig called the meeting back to order at 8:28 p.m. 
 

VI. Candidate Interview: Wade Trim 
 
 A. Consultant Presentation 
 
  Chip Smith, Adam Young, Leah Groya, Joanna Trierweiler, and Luke Bonner representing Wade 

Trim provided a presentation to the Planning Commission on their proposal for the city master plan. 
 
 B. Interview Questions 
 
  Chair Hoenig interviewed the Wade Trim staff regarding their qualifications and approach to the 

project.  



 
 C. Commission Follow-up 
 
  Follow up questions were posed by Kostrzewa, Dailey, Friedrich, Ortman, and Mrdeza to which 

Wade Trim staff responded.   
 
VII. Public Comment: 
 

Chair Hoenig opened the floor for public comments.  There being no one who wished to speak, public 
comments was closed. 

 
VIII. Discussion of Next Steps: 
 

 Kain explained that the recommendation of a consultant firm to hire will be on the agenda for the 
September 6, 2018 regular meeting of the Planning Commission.  That recommendation will be 
transmitted to the City Commission.  

 
VIII. Adjournment: 
 
 Motion by Ortman, support by Dailey, to adjourn. 
 
 Motion approved unanimously. 
 
 Meeting adjourned at 9:35 p.m. 
 
 
 jik 
 
 
 

 



 
Planning Commission Staff Report 
September 6, 2018 
Reviewer: Jacob Kain, AICP, City Planner 
 
Special Use Permit 18-10 

Location: 201 S. Mission 

Tax parcel number: 17-000-01-809-00 

Zoning district: CD-4 (General Urban) 

Special requirement(s): None 
 

Future land use: Commercial / Mission Redevelopment Overlay District 

Request: Special Use Permit for a new Liquor Store. 

Current/prior use: Gas Station 

Applicant: Speedway LLC dba Speedway 8810 

Property owner: Speedway LLC 

Site area: 1.52 acres 

Staff recommendation: Approve SUP-18-10 subject to conditions. 
 

 
ZONING AND OVERVIEW MAP 
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CURRENT CONDITIONS  

 

Existing site 
viewed from S. 
Mission looking 
north.  

 

Close up view of 
the existing 
convenience store 
looking south.  
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BACKGROUND: 
 
The applicant is proposing to add a Specially Designated Merchants (“SDM”) license for beer and wine 
sales to an existing gas station and convenience store. The gas station is currently open 24 hours per day 7 
days per week and these hours would continue with the proposed SDM license. The applicant is not 
proposing any site work or exterior modifications with this application.  
 
Land uses and zoning on the surrounding properties are as follows: 
 

 Current Use Future Land Use Zoning 

North Restaurant Commercial / Mission Redevelopment 
Overlay District 

CD-4 (General 
Urban) 

East Single Family 
Dwellings Urban Residential CD-3 

(Sub-Urban) 

South Automobile Repair 
Garage 

Commercial / Mission Redevelopment 
Overlay District 

CD-4 (General 
Urban) 

West Drive-through 
Restaurant 

Commercial / Mission Redevelopment 
Overlay District 

CD-4 (General 
Urban) 

 
SPECIAL USE PERMIT: 
 
The proposed use as a liquor store is considered a Group “B” special regulated use under Section 
154.410.C of the zoning ordinance (Special Regulated Uses).   
 
Special regulated uses are those: 
 

… which can have serious effects on other nearby property and uses, on people residing or 
working in the vicinity, on nearby infrastructure, or on public services, particularly when several 
of them are concentrated under certain circumstances thereby having a deleterious effect upon the 
Adjacent areas. 

 
As such, special regulated uses require a special use permit and are also subject to additional controls on 
their location relative to other special regulated uses as well as their relationship to residential areas and 
other uses.   
 
Relationship to similar uses 
 
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 Group “B” Special Regulated Uses within 1,000 feet of the 
boundaries of the site of the proposed Special Regulated Use, except as provided for in Section 
154.410.C.6.a.iii. 
 
Staff review of the properties located within 1,000 feet of the proposed use finds no other special 
regulated uses within that area.  
 
Relationship to residential area and other uses 
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An application to establish a Group “B” Special Regulated Use shall not be approved if the proposed 
location is within 300 feet of any property within CD-3L or CD-3, or any Mobile Home Park, K through 
12 school, Civic Space, church, or cemetery, except as provided for in Section 154.410.C.6.a.iii. 
 
Staff review of the properties located within 300 feet of the proposed use finds the following such uses 
within that area: 
 

• 21 properties zoned CD-3 
 
Waiver of location standards 
 
The Planning Commission may waive the locational standards of Section 154.410.C.6.a if the following 
findings are made:  
 

A. That the proposed Use will not be contrary to the public interest or injurious to nearby properties, 
and that the spirit and intent of this Section 154.410.C will be observed. 

B. That the proposed Use will not enlarge or encourage the Development of a “skid row” area. 
C. That the establishment of an additional Special Regulated Use in the area will not be contrary to 

any program of neighborhood conservation or interfere with any program of urban renewal.  
D. That all applicable regulations of this Section will be observed. 

  
DIVISION COMMENTS: 
 
Division of Public Works (DPW) – No comments. 
 
Division of Public Safety (DPS) – No comments. 
 
ANALYSIS: 
 
Applications for Special Use Permits are subject to meeting the criteria listed in Section 154.615 of the 
zoning ordinance. The applicant has provided the attached written response to the criteria. 
 
The proposed use is 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: 
 
Move to approve SUP-18-10 with the following findings and conditions: 
 

1. The proposed Use will not be contrary to the public interest or injurious to nearby properties, and 
that the spirit and intent of this Section 154.410.C will be observed. 

2. The proposed Use will not enlarge or encourage the Development of a “skid row” area. 
3. The establishment of an additional Special Regulated Use in the area will not be contrary to any 

program of neighborhood conservation or interfere with any program of urban renewal.  
4. All applicable regulations of this Section 154.410.C will be observed. 















 
Planning Commission Staff Report 
September 6, 2018 
Reviewer: Jacob Kain, AICP, City Planner 
 
Special Use Permit 18-11 

Location: 302 W. Broomfield 

Tax parcel number: 17-000-16-702-00 

Zoning district: CD-4 (General Urban) 

Special requirement(s): Student Organization Dwelling and Rooming Dwelling Restriction 
 

Future land use: Commercial 

Request: Special Use Permit for a new Liquor Store. 

Current/prior use: Convenience store 

Applicant: Ryan Chappell 

Property owner: 7-Eleven Inc. 

Site area: 0.68 acres 

Staff recommendation: Approve SUP-18-11 subject to conditions. 
 

 
ZONING AND OVERVIEW MAP 
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CURRENT CONDITIONS  

 

Existing building 
viewed from W. 
Broomfield 
looking west. 

 

Existing building 
viewed from W. 
Broomfield 
looking east. 
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BACKGROUND: 
 
The applicant is proposing to add a Specially Designated Merchants (“SDM”) license for beer and wine 
sales to an existing convenience store. The gas station is currently open 24 hours per day 7 days per week 
and these hours would continue with the proposed SDM license. The applicant is not proposing any site 
work or exterior modifications with this application.  
 
Land uses and zoning on the surrounding properties are as follows: 
 

 Current Use Future Land Use Zoning 

North University dormitories Central Michigan University SD-U (University) 

East University parking lots Central Michigan University SD-U (University) 

South University open space Central Michigan University SD-U (University) 

West Shopping Center Commercial CD-4 (General Urban) 
 
SPECIAL USE PERMIT: 
 
The proposed use as a liquor store is considered a Group “B” special regulated use under Section 
154.410.C of the zoning ordinance (Special Regulated Uses).   
 
Special regulated uses are those: 
 

… which can have serious effects on other nearby property and uses, on people residing or 
working in the vicinity, on nearby infrastructure, or on public services, particularly when several 
of them are concentrated under certain circumstances thereby having a deleterious effect upon the 
Adjacent areas. 

 
As such, special regulated uses require a special use permit and are also subject to additional controls on 
their location relative to other special regulated uses as well as their relationship to residential areas and 
other uses.   
 
Relationship to similar uses 
 
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 Group “B” Special Regulated Uses within 1,000 feet of the 
boundaries of the site of the proposed Special Regulated Use, except as provided for in Section 
154.410.C.6.a.iii. 
 
Staff review of the properties located within 1,000 feet of the proposed use finds no other special 
regulated uses within that area.  
 
Relationship to residential area and other uses 
 
An application to establish a Group “B” Special Regulated Use shall not be approved if the proposed 
location is within 300 feet of any property within CD-3L or CD-3, or any Mobile Home Park, K through 
12 school, Civic Space, church, or cemetery, except as provided for in Section 154.410.C.6.a.iii. 
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Staff review of the properties located within 300 feet of the proposed use finds the following such use 
within that area: 
 

• His House (Church) – 211 W. Broomfield  
 
Waiver of location standards 
 
The Planning Commission may waive the locational standards of Section 154.410.C.6.a if the following 
findings are made:  
 

A. That the proposed Use will not be contrary to the public interest or injurious to nearby properties, 
and that the spirit and intent of this Section 154.410.C will be observed. 

B. That the proposed Use will not enlarge or encourage the Development of a “skid row” area. 
C. That the establishment of an additional Special Regulated Use in the area will not be contrary to 

any program of neighborhood conservation or interfere with any program of urban renewal.  
D. That all applicable regulations of this Section will be observed. 

 
DIVISION COMMENTS: 
 
Division of Public Works (DPW) – No comments. 
 
Division of Public Safety (DPS) – No comments. 
 
ANALYSIS: 
 
Applications for Special Use Permits are subject to meeting the criteria listed in Section 154.615 of the 
zoning ordinance. The applicant has provided the attached written response to the criteria. 
 
The proposed use is consistent with the character of the area and with the future land use identified in the 
Master Plan.   
 
The property is currently out of compliance with the landscaping requirements of the 1977 site plan 
approval for the development. The staff recommendation includes a condition that the landscaping be 
brought into compliance with that plan. 
 
With the findings and analysis stated in this report, the following actions are offered for consideration by 
the Planning Commission. 
 
STAFF RECOMMENDATION: 
 
Move to approve SUP-18-11 with the following findings and conditions:  
 

1. The proposed Use will not be contrary to the public interest or injurious to nearby properties, and 
that the spirit and intent of this Section 154.410.C will be observed. 

2. The proposed Use will not enlarge or encourage the Development of a “skid row” area. 
3. The establishment of an additional Special Regulated Use in the area will not be contrary to any 

program of neighborhood conservation or interfere with any program of urban renewal.  
4. All applicable regulations of this Section 154.410.C will be observed. 
5. The applicant shall bring the site landscaping into compliance with the requirements of the 1977 

site plan approval. 













 
 
 

MEMORANDUM 
 
 
 
 
 

 
TO: Planning Commission  
 
FROM: Jacob Kain, AICP 
 City Planner 
 
DATE: September 6, 2018 
 
SUBJECT: 2050 City Master Plan consultant 
 
By now, I hope that everyone has had an opportunity to thoroughly review the proposals and your notes 
from the August 15 interviews.  The two firms identified by the RFP committee – McKenna & Associates 
and Wade Trim – appear to me to be very well qualified to complete our project and present Mt. Pleasant 
with a new City Master Plan that provides a unifying vision for the year 2050. I have made contact with 
several references for each firm and learned no information which would lead me to recommend against 
either being selected.     
 
Please give serious consideration to which firm is most likely to produce a new master plan that will 
provide our community with clear direction forward for the next several years.   
 
From my perspective, the three most important qualities for the selected firm are: 
 

1. The capacity to engage the general public and create interest and excitement about the 
project; 

2. The ability to implement a professional, thorough, and well-managed project process; and 
3. The technical skill to create an end product that can and will be implemented to further 

the community’s vision for the future.   
 
RECOMMENDED ACTION: 
 
Move to recommend that the City Commission to engage with McKenna & Associates for the purpose of 
creating the 2050 City Master Plan. 
 
OR 
 
Move to recommend that the City Commission to engage with Wade Trim for the purpose of creating the 
2050 City Master Plan. 
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