
Mt. Pleasant Zoning Board of Appeals 

Minutes of Regular Meeting 

March 22, 2017 

 

Chairman Fokens called the meeting to order at 7 p.m. 

 

I. Roll Call: Staff called roll. 
 

 

 Members Present: Berkshire, Fokens, Friedrich, Orlik. 

 Members Absent:  Assmann, Raisanen, White. 

 

Staff:  Kench 

II. Approval of Agenda:   

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

Motion approved unanimously. 

III. Approval of Minutes:  February 22, 2017 Meeting 

Motion by Berkshire, support by Friedrich, to approve the minutes from the February 22, 

2017 meeting. 

Motion approved unanimously. 

IV. Communications:  

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

V. Public Comments:   

Chairman Fokens 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: 

Chairman Fokens explained board proceedings, noting that a quorum was present; however, 

noted that since only four members were present, the applicants would need all four votes to 

pass the variances.  Based on the By-Laws, when only four members are present, the 

applicants have the option to postpone their case until a full board is present.  Both applicants 

indicated they would like to proceed with the hearing. 

A. ZBA-02-2017 - 1415 E. Pickard. 

 

Kench introduced case ZBA-02-2017 submitted by Greenwald B.C. on behalf of Krapohl 

Ford requesting a number of variances to allow a small addition to be built on to the existing 

building. 

 

Kench reported that the property is zoned C-3 and the use is an allowed use in the C-3 

district.  Property to the north is located in Union Township and is zoned B-4 General 
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Business.  Property to the south is zoned C-3 General Business and properties to the east and 

west are a combination of C-3 General Business and I-1 Industrial. 

 

Kench reviewed the four sections of the ordinance that pertain to the requests:   

 

• Section 154.095 - Request for a variance to reduce the 25 foot side street setback 

along Packard Street to construct the addition. 

 

• Section 154.106 - Request for a reduction in the required plant materials in the 

greenbelt along Pickard Street in front of the vehicle display area. 

 

• Section 154.106 - Request for a variance to eliminate the required 10 foot greenbelt in 

the area along the undeveloped Packard Street and Corporate Drive frontage. 

 

• Section 154.025 - Request for a variance to permit an unenclosed dumpster that 

services the oil change operation. 

 

Kench noted that if the requests are approved, the applicant will go to the Planning 

Commission for Special Use Permit/Site Plan approval. 

 

Kench shared the proposed site plan, noting the highlighted areas showing the locations of 

the variance requests.  Kench noted that the greenspace along Pickard currently has some 

landscaping; however, it does not meet ordinance requirements.  The applicant is proposing 

to leave the mature trees on the site and is further proposing additional trees and shrubbery; 

however, based on the nature of the business as a car dealership, the applicant is asking for a 

variance to allow less plant materials than required along the vehicle display area.   

 

Kench noted that the applicant will bring the greenspace into compliance along a portion of 

the Packard Street side where the addition will be placed; however, is asking for relief for the 

large drive area that is used for loading/unloading.  In addition, the applicant is asking for a 

variance from the greenspace requirements for the undeveloped portion of the site along 

Packard and Corporate Drives.  Kench noted that this area currently has some trees. 

 

Kench noted that the site currently has four dumpsters that are not enclosed.  Three of the 

dumpsters will be brought into compliance with dumpster enclosures; however, the applicant 

is requesting that the smaller dumpster that is strictly used for the oil change operation be 

allowed to remain on site, unenclosed. 

 

Vice-Chair Berkshire asked how far the addition would extend into the required setback.  

Kench referred to the site plan, noting that the proposed addition would maintain the same 

line as the 2010 addition; however, because Packard Street is on a slight angle, at the nearest 

point, the building would extend 2 1/2 ft. into the required setback. 

 

Commissioner Orlik asked for clarification on whether the existing trees along Pickard would 

remain.  Kench noted they would and although the applicant has noted they would be 

planting additional trees, it would not be enough to meet ordinance requirements. 
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Commissioner Orlik clarified that of the dumpsters currently not in compliance on the site, 

all would be brought into compliance with the exception of the one.  Kench noted that was 

correct. 

 

Chairman Fokens asked if this request was due to difficulty in handling oil containers.  

Kench noted he would defer to the applicant on that. 

 

Vice-Chair Berkshire asked if an approval would set a precedence along Pickard Street.  

Kench noted that Graff was also given some relief on the greenbelt to allow the display of 

vehicles.  He further noted that the City is currently in the process of updating the Zoning 

Ordinance and speculated that the new ordinance would likely address various types of 

businesses. 

 

Colin Herren, Greenwald B.C., addressed the Board as representative to Krapohl.  Mr. 

Herren noted that the proposed addition would be used as an extension of the service area 

and would free up some space in the existing building for future remodeling.  He noted that 

Ford Dealers are requiring sites to make updates.   

 

Mr. Herren noted that the owners value green space and would like to comply as much as 

possible and still maintain the open display areas.  He reiterated that the proposal includes 

keeping the mature trees that are on the site and adding shrubbery etc.  

 

Mr. Herren noted that the dumpster for the oil change operation would be somewhat screened 

by the building on three sides.  He commented that the reason for the request is to prevent 

contamination on the site by keeping the dumpster close to the oil change area rather than 

having to transport the oil filters across the site. 

 

Commissioner Orlik asked if the oil change dumpster would be on wheels or fixed.  Mr. 

Herren indicated it would be in a fixed position.  Chairman Fokens asked for assurance that 

the dumpster wouldn't make its way to a different location if approved.  Kench noted that the 

approval would place the dumpster where it is depicted on the site plan.  If, in the future, it 

should be moved, then the site would be out of compliance and would need to come back to 

the Zoning Board. 

 

Kench noted that the greenbelts that will be added along Packard Street will also help 

provide some screening. 

 

Commissioner Friedrich asked for clarification on the planting area on Packard.  Mr. Herren 

noted that they would be losing some concrete along the Packard Street frontage to bring the 

landscaping into compliance along the area of the proposed addition.   

 

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

Department of Public Works, noting that there were no concerns regarding the request. 

 

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

public hearing was closed. 
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Board Discussion 

  

Motion by Orlik, support by Berkshire, to approve Case Number ZBA 02-2017 filed by 

Colin Herren / Greenwald B.C. on behalf of Krapohl Ford, requesting variances from section 

154.095 to reduce the side street setback, section 154.025 to permit an unenclosed dumpster for 

the purpose of disposing of the oil filters and section 154.106 to permit a reduction in the plant 

materials in the 10 foot greenbelt along East Pickard Street and to permit a variance from the 

greenbelt area along Packard Street and Corporate Drive as depicted in yellow on the aerial map 

in the staff report. 

 

The Board finds that the conditions outlined in section 154.164 have been met to grant the 

variances in this case. It is recognized that due to the nature of the business, requiring open 

outdoor display of vehicles, a reduction in the plant materials is in order.  The Board further 

finds that a reduction in the greenbelt along the undeveloped areas and areas currently being 

used for storage of vehicles along Packard Street awaiting repair is appropriate at this time. If 

further expansion of the facility occurs, the applicant will need to return to the Zoning Board of 

Appeals to update and enhance the greenspace in the currently undeveloped areas. 

Vice-Chair Berkshire reviewed the findings, noting that the existing building does not run 

parallel with the right of way to allow the addition to align with the addition constructed in 

2010.  He further noted that the nature of the operation requires an open display area and noted 

that the applicant is not removing any existing trees and will actually be adding some 

landscaping to the area.  Vice-Chair Berkshire noted that the approval will require landscaping 

to be installed in the undeveloped area if future expansion should occur. 

 

Vice-Chair Berkshire further noted that the business has existed in this area for a number of 

years and has not been a detriment to adjacent properties; the dumpster for the oil changing 

business appears to be of a different nature and it was further noted that the city is under 

contract to update the zoning ordinances and will likely make some of these issues less 

restrictive. 

 

Chairman Fokens called the question. 

 

Motion approved unanimously. 

 

B. ZBA-03-2017 - 1015 E. Pickard . 

 

Kench introduced Case ZBA-03-2017 submitted by Stephen Kerr of Valley City Sign on behalf 

of the Meijer's Corporation, requesting a variance from Section 154.146 - Signs in the C-3 

District. 

 

Kench noted that the Meijer store is going through significant upgrades and renovations and as 

part of this project, they are also looking to update their signage. 

 

Kench noted that the site is one of the largest in the city with street frontage on all four sides.  

The site is zoned C-3 General Business, and is surrounded by C-3 General Business to the east, 

south and west, with a combination of C-3 General Business and I-1 Industrial to the north.  

Future land use is designated as commercial.   
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Kench noted that the use is a permitted use for the district.  Kench further noted that this request 

would not be required to go to the Planning Commission for further review. 

 

Kench reported that following completion of the staff report, the applicant decided to pull the 

gas station signage out of the request, thus reducing the overall variance request. 

 

Kench shared a chart that reviewed the proposed signage, along with photos of the proposed 

signage, noting which signage is regulated under the sign ordinance and which signs would be 

exempt as necessary and customary signage.  By eliminating the customary signage and 

removing the gas station signage from the request, the applicant would be asking for a variance 

of 230.77 square feet. 

 

Commissioner Orlik asked if the gas station signage was staying the same.  Kench noted that it 

was. 

 

Kench shared an aerial view of the site, noting the frontage on all four sides, with the primary 

entrances off Pickard and Mission Streets. 

 

Steven Kerr, Valley City Sign and Matt Levitt, Real Estate Marketer for Meijer walked the 

Board through the proposal. 

 

Mr. Kerr commented that in the process of remodeling they wish to increase the size of the 

building sign to be more compatible with the size of the building.  The sign will be moved 

toward the center of the building in a space that is architecturally designed specifically for it.   

 

Mr. Levitt shared the proposed elevations with the Board, noting that the 350 square foot sign 

fits the scale of the building.  He further noted that the store sits back 780 ft. from Pickard and 

there is not a direct line of sight because of the other buildings fronting on Pickard. 

 

Commissioner Friedrich asked why they removed the gas station signage from the request.  Mr. 

Levitt indicated that they will look at this at a later time. 

 

Commissioner Friedrich asked if the pylon would remain the same size.  Mr. Levitt stated it 

would, but would be on a blue background.  

 

Commissioner Orlik asked if there would be any flashing lights.  Mr. Levitt stated there would 

not. 

 

Vice-Chair Berkshire asked if the Pharmacy sign would be considered a customary sign.  Kench 

stated it would. 

 

Commissioner Orlik asked if there was a standard ratio that was used to determine the size of 

the sign.  Mr. Levitt stated there was; however, noted that this particular sign is actually smaller 

than the normal request and will be scaled to the size of the building. 
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Kench reported that there were no communications regarding the request and the Departments 

of Public Safety and Public Works had no concerns. 

 

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

public hearing was closed. 

 

Motion by Friedrich, support by Berkshire, to approve Case Number ZBA 03-2017 filed by 

Scott Stephen Kerr from Valley City Signs on behalf of Meijer's Corporation, requesting a 

variance from section 154.146 to permit an increase in the allowable sign area for the Meijer 

Store.  

 

The Board recognizes that given the size of the site, available frontage and numerous entrance 

points off from three public streets, the additional signage is warranted. The approval will allow 

an increase in the size of the wall signage to be in proportion to the building size and will create 

better visibility from the public streets. 

 

Commissioner Orlik asked to modify the motion to read: Motion by Friedrich, support by 

Berkshire, to approve Case Number ZBA 03-2017 filed by Scott Stephen Kerr from Valley 

City Signs on behalf of Meijer's Corporation, requesting a variance from section 154.146 to 

permit an increase in the allowable sign area for the Meijer Store for a variance of 230.77 

square feet.  

 

The Board recognizes that given the size of the site, available frontage and numerous entrance 

points off from three public streets, the additional signage is warranted. The approval will allow 

an increase in the size of the wall signage to be in proportion to the building size and will create 

better visibility from the public streets. 

 

Commissioner Friedrich and Vice-Chair Berkshire approved the modification. 

 

Vice-Chair Berkshire reviewed the findings noting that the size of the site and amount of street 

frontage in comparison with other businesses in the C-3 district would warrant the request, and 

further that the size of the proposed signage is in proportion for the size of the building, and is 

part of an updated branding effort by the Meijer Store that has been in existence on the site for 

30+ years.  It was further noted that the city is undergoing a rewrite of the zoning ordinance that 

will likely address signage. 

 

Motion approved unanimously. 

 

 

IX.  Old Business: 

 

None 
 

X.    New Business 

 

A.   April ZBA Meeting  
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Kench noted that there will be at least one case for the April meeting.  Commissioner Orlik 

and Chairman Fokens indicated they would be unavailable for the April meeting. 

 

XI. Adjournment 
 

Motion by Friedrich, support by Orlik, to adjourn. 

 
 

Motion approved unanimously. 
 

Meeting adjourned 8:35 p.m. 

 


