
Meeting Announcement and Agenda 

Mt. Pleasant Zoning Board of Appeals 

 

Wednesday, August 23, 2017 - 7:00 p.m. 

City Hall Commission Chamber 

 

I. Roll Call:  Assmann, Berkshire, Fokens, Friedrich, Orlik, Raisanen, White. 
 

II. Approval of Agenda:  
 

III. Approval of Minutes: 
 

A. April 26, 2017 
 

IV. Communications: 
 

V. Public Comments: 
 

VI. Public Hearings:  
 

A. ZBA-05-2017 -1119 S. Mission.  Applicant is requesting a variance from section 

154.106 to permit alterations in the required greenbelt at Rightway Automotive 

Credit.    
 

VII. Other Business: 
 

A. Request for extension ZBA-10-2013 
 

VIII. New Business:  
 

A. September ZBA Meeting - Anticipated Agenda Items 
 

IX. Adjournment: 

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 Zoning Board of Appeals 

Minutes of Regular Meeting 

April 26, 2017 

 

Vice Chair Berkshire called the meeting to order at 7:02 p.m. 

 

I. Roll Call: Staff called roll. 
 

 

 Members Present: Assmann, Berkshire, Friedrich, Raisanen, White. 

 Members Absent: Fokens, Orlik. 

 

Staff:  Kench, Murphy. 

II. Approval of Agenda:   

Motion by Friedrich, support by Raisanen, to approve the agenda. 

Motion approved unanimously. 

III. Approval of Minutes:  March 22, 2017 Meeting 

Motion by Friedrich, support by Assmann, to approve the minutes from the March 22, 2017 

meeting. 

Motion approved unanimously. 

IV. Communications:  

Staff reported that there were no communications to share at this time. 

V. Public Comments:   

Vice-Chair Berkshire opened the floor for public comments.    

There being no one who wished to address the Board, the Public Comments session was 

closed. 

VI. Public Hearings: 

Vice-Chair Berkshire explained board proceedings, noting that a quorum was present. 

ZBA-04-2017 -1111 Crosslanes. 
 

Kench introduced case ZBA-04-2017 submitted by Edward McQuaid requesting a variance 

from Section 154.20(B)(2) of the zoning ordinance to allow the utility shed placed on the 

property to remain in its current location. 

 

Kench noted that the use of the property for a single-family dwelling is a permitted use and 

accessory buildings are also a permitted use provided they meet zoning  regulations. 

 

Kench explained that the applicant placed the shed on the property, which encroaches into the 

side yard setback and within 6 feet of the building on the neighboring property, without first 

obtaining zoning approval.  Kench noted that our zoning ordinance requires accessory buildings 
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to be at least 6 feet from any other building on the lot and 12 feet from buildings on the 

neighboring lot.  Kench shared photos of the site, along with aerial views, noting that the shed is 

placed fascia to fascia to the neighbor's building and actually extends under the fascia of the 

garage on the applicant's property. 

 

Vice-Chair Berkshire asked how close the neighbors garage was to the property line.  Kench 

commented that he didn't know for sure but likely it is about 3' from the line. 

 

Commissioner Raisanen asked if the shed was built on the site, with footings, etc.  Kench stated 

he would let the applicant speak to that; however, believes it was built offsite and placed on the 

lot. 

 

Edward McQuaid, 1111 Crosslanes, addressed the Board, noting that the shed sits on 4 x 4's and 

is a temporary shed as he needed additional storage for his grandkids toys.  He felt that this was 

a vacant area on his property and he felt that he should be able to use it.  Mr. McQuaid noted 

that the house to the north sits pretty much on the property line and may actually be encroaching 

onto his property.  He stated that the shed is professionally built and fits the character of the 

neighborhood.  Mr. McQuaid stated he has worked in the city for over 40 years and has seen a 

lot of tight spots. 

 

Vice-Chair Berkshire asked if there had been any complaints from the neighbors.  Mr. McQuaid 

stated he didn't know of any complaints and he had talked with the neighbor to the north who 

did not have a problem with the shed placement. 

 

Commissioner Raisanen asked why a variance wasn't requested prior to setting the shed.  Mr. 

McQuaid responded that he never even thought about it being an issue and again noted that the 

neighbor to the north built their garage almost on the property line. 

Vice-Chair Berkshire opened the public hearing.   

 

Ron Rodden, 1114 Crosslanes, addressed the Board, commenting that he followed the rules 

when putting his shed in the backyard a few years ago and feels that the rules should apply to 

the applicant as well.  He noted that the applicant has a large back yard and could likely place 

the shed there.  He expressed concern that if there happened to be a fire in any one of the 

buildings, it would spread immediately to the others.  He also expressed concern that if this 

applicant was allowed to leave the shed in its current placement, then others may do the same 

thing. 

 

There being no one else who wished to speak, the public hearing was closed. 

 

Kench shared the correspondence received from the Department of Fire Safety and the 

Department of Public Works, noting that they had no concerns regarding the request.  He 

also noted that letters were received from Ron Rodden, 1114 Crosslanes, and John Lopez, 

1111 Lincoln, both opposed to the request. 

 

Board Discussion 
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Commissioner Raisanen commented that she is surprised that the Fire Department would not 

have any concerns.  Kench noted that the Fire Department knows that if the Board approves 

the placement of the shed, the applicant would need to get a permit and at that time, fire rated 

walls, etc. would be required.  The site does not currently meet these regulations but could. 

 

Vice-Chair Berkshire expressed concern with setting precedent, and that the shed was placed 

on the property without approval.  Commissioner Raisanen agreed. 

 

Commissioner Friedrich commented that he feels there is other space on the property that the 

shed could be placed that would comply with zoning regulations. 

 

Motion by Raisanen, support by Friedrich to approve case number ZBA 04-2017, filed by 

Edward L. McQuaid, requesting a variance from Section 154.20(B)(2) of the zoning 

ordinance to allow the utility shed placed on the property to remain in its current location, 

which encroaches into the side yard setback and within 6 feet of the building on the neighboring 

property. 

 

Commissioner Raisanen reviewed the criteria necessary for granting a variance.  The Board 

determined that there is nothing unique in the lot size from other parcels found in the immediate 

area. In addition, it appears there are other locations on the site to relocate the utility shed or to 

expand the detached accessory building for added storage that will comply with the zoning 

standards. The Board noted that allowing the placement of the shed in its current location would 

also put the neighboring property in violation of the separation distance requirement between 

buildings. 

 

The board further noted that section 154.164 prohibits granting a variance when the need is 

created by the applicant. 

 

Vice-Chair Berkshire called the question. 

 

All Nays.  The variance was denied unanimously. 

 

IX.  Old Business: 

 

None 
 

X.    New Business 

 

A.   May ZBA Meeting  

 

Kench noted that there are a couple of projects that may be going to the Planning 

Commission, but we have not had any submittals for the ZBA; however, the deadline for 

submissions is May 1, 2017. 

 

B. Training Opportunities 

 

Kench noted that our City Planner, Jacob Kain, is working on some additional training 
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opportunities.  Information will be forwarded to the Board as it becomes available. 

 

C.  Congratulations 

 

Vice-Chair Berkshire noted that congratulations were in order for the ZBA Chair, Jan 

Fokens, on being named President of the National Association of Surveyors. 

 

XI. Adjournment 
 

Motion by Friedrich, support by White, to adjourn. 
 

Motion approved unanimously. 
 

Meeting adjourned 7:23 p.m. 

 



 

 

 

Zoning Board of Appeal Staff Report 

Case Number 05-2017 

Wednesday, August 23, 2017 

Reviewer: Brian Kench, Building Official, Board Secretary 

APPLICANT: 

 

 

 

 

PROPERTY OWNER: 

 

 

 

LOCATION: 

 

REQUEST: 

 

 

SITE AREA: 

 

ZONING DISTRICT: 

 

FUTURE LAND USE: 

Chase Dicken, Operation Director 

New Century Auto Sales Inc. DBA Rightway Automotive Credit 

999 S. Washington Street 

Saginaw, MI 48601 

 

RHC MP LLC 

200 2nd Ave., S #402 

St. Petersburg, FL. 33701 

 

1119 S. Mission Street 

 

Applicant is requesting a variance from section 154.106 to permit 

alterations in the required greenbelt at Rightway Automotive. 

 

188.5' by 150' or .64 acres 

 

C-3, General Business 

 

Commercial 

 

BACKGROUND: 
 

An application has been filed by Chase Dicken, Operation Director for Rightway Automotive Credit 

located at 1119 S. Mission Street. The Planning Commission granted a special use permit (SUP) in 1996 

to allow a new/used car dealership at this location. Although the property was under different ownership 

at the time, the terms/conditions of the SUP run with the property provided the site remains in compliance 

with the SUP and approved site plan. Although the ZBA did not grant a variance to reduce the required 10 

foot greenbelt, the SUP/Site plan approved in 1996 permitted a reduction to five feet. 

 

An inspection in February revealed that the 

five foot greenbelt, permitted between the 

vehicle display and the front property line, 

had been removed at some point in time. It 

is not clear from City records or in 

discussing the matter with Mr. Dicken when 

the alterations to the site actually occurred, 

however, it is believed the site has been 

operating in its current form since the early 

2000's. Therefore, the applicant is seeking 

a variance from the greenbelt provisions to 

allow their display area to remain. They 

would like the Board to consider the nature of their operation and the limited space on the site to grant 

relief in this case. The applicant is willing to update the site with new fencing, consistent with other 

commercial properties approved in recent history under the "Mission Redevelopment Overlay" standards 
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(Taco Bell, Campus Commons, Popeye's Louisiana Kitchen) along Mission Street. In addition, they will 

remove the stone and re-establish grass between the curb and sidewalk, and new landscaping will be 

installed in the entrance islands to further enhance the site. The applicant has been granted a tentative 

approval by the DDA to participate is a cost share program to install decorative fencing should the ZBA 

grant the variance request (Refer to Email from William R. Mrdeza, Community Services & Economic 

Development Director). 

 
The Zoning Board of Appeals granted a variance in 2013 from the greenbelt requirements along the open 

outdoor display area to the Graff GMC, Buick and Cadillac expansion to maintain exposure for their 

outdoor display of vehicles. 

 

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

 

 Future Land Use Zoning 

North Commercial C-3, General Business 

East Residential R-3, Residential 

South Commercial C-3, General Business 

West Commercial C-3, General Business 

 
The current car dealership is permitted in the C-3 zoning district under the 1996 special use permit. 

 

154.095  Height, Bulk, Density, and Area 
 

 Requirement Existing Consistent with Zoning 

Building Height (max) 35’ / 2.5 stories 17’ / 1 Story � 

Lot Width (min) 60’ 150' � 

Front setback (min) 50’ Existing 50+ � 

Rear setback (min) 0’ 100+ � 

 

154.106   Walls, Berms and Greenbelts – A 10 foot greenbelt is required between vehicle display areas 

and Mission Street. Greenbelts shall be planted with a minimum of 1 tree per 30 feet and 1 shrub per 5 

feet. 

 

FINDING OF FACT - Variances being requested 

 

(D) To obtain a non-use or dimensional variance, the applicant must show practical difficulty by 

demonstrating that all of the following conditions exist: 

 

(1) That there are exceptional or extraordinary circumstances or conditions applying to the property in 

question or to the intended use of the property that do not apply generally to other properties, classes, 

or uses in the same zoning district; exceptional or extraordinary circumstances or conditions normally 

include: 
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(a) Exceptional narrowness, shallowness or shape of a specific property on the effective date 

of this chapter; 

(b) Exceptional topographic conditions or other extraordinary situation on the land, building or 

structure; or  
(c) Use or development of the property immediately adjoining the property in question.  

 

The Board may want to consider the nature of the operation that relies on open outdoor display, 

and the substitution to the greenbelt provision along Mission Street that the applicant is 

proposing.  

 

 (2) That such a variance is necessary for the preservation and 

enjoyment of a substantial property right possessed by other 

properties in the same zoning district and in the vicinity. It is not 

clear from the records when the change in the site actually 

occurred. The Board may want to consider the other commercial 

redevelopments that utilized alternative methods for screening and 

landscaping on this site in reviewing this request. 

 

(3) That the variance request is not one where the specific conditions 

pertaining to the property is so general or recurrent in nature as to 

make the formulation of a general regulation for such conditions 

reasonably practicable. The City is currently under contract to 

complete a rewrite of the zoning ordinance. The draft document was presented to the City on July 

27, 2017 and is under public review. 

 

(4) That the authorizing of such variance will not be a substantial detriment to adjacent property. 

According to the applicant, it is believed that the site has operated in its current form since early 

2000. 

 

(5) That authorizing of the variance will not materially impair the purposes of this chapter or the 

public interest. The City is currently under contract to complete a rewrite of the zoning 

ordinance. The draft document was presented to the City on July 27, 2017 and is under public 

review. 

 

(6) That the need for the variance is not created by any action of the applicant or previous owner. It is 

not clear from City records or in discussing the matter with the applicant when the alterations to 

the site actually occurred, however, it is believed the site has been operating in its current form 

since the early 2000's. This is an existing operation that the business owners would like to 

maintain given the limited space on the site. They are willing to do other enhancements that will 

include decorative fencing and landscaping where appropriate.  
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