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1.

Approve minutes of the June 13, 2018 Meeting

2.

#18-15 – 228 West Highland Road (PID #4717-25-100-004) – Front
Yard Parking

3.

September Meeting Date
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Adjourn

Chairperson
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WELCOME!
Visitors are cordially invited to attend all meetings of the Board of Zoning Appeals.
If you wish to address the Board, you will be recognized by the Chairperson.

NOTE:
Please turn off or silence pagers and cell phones during meetings. In the case of
An emergency, if page/call needs to be taken, please leave the Council Chambers.

City of Howell Board of Zoning Appeals
June 13, 2018
City Hall Council Chambers
611 E. Grand River
Howell, MI 48843
__________________________________________________________________________
The meeting of the Board of Zoning Appeals was called to order by Chairman Munsey at 7:01
p.m.
Present:, Sean Munsey, Ken Keith, Victoria Hertrich, Randall Mattson, Jeannette Ambrose, Jacob
Schlittler, City Attorney Dennis Perkins, Community Development Director Timothy Schmitt, and
Recording Secretary Deanna Robson.
Absent: David Holmes.
Guests: Ghassan Abdelnour, Nicoll and Marc Ward, Henrietta Olechowski.
APPROVAL OF MINUTES OF April 12, 2018
MOTION by Hertrich, SUPPORT by Mattson, “To approve the minutes of the April 12,
2018 meeting.” MOTION CARRIED (6-0).
#17-26 – VACANT HIGHLAND ROAD (PID #4717-25-100-005) – BUILDING HEIGHT,
ACCESSORY STRUCTURE SIZE, FRONT YARD PARKING
Chairman Munsey opened the public hearing at 7:02 p.m.
Ghassan Abdelnour, GAV & Associates, Inc., 24001 Orchard Lake Road, Suite 180A, Farmington,
48336, explained the requested variances: front yard parking is necessary due to the layout of the
proposed structure and design of the site; a larger storage unit, surrounded by landscaping and
greenery, has been proposed to house the building maintenance equipment for this large project;
and the design of the building is intended to match a residential design with 60-70% as one story,
although the building height exceeds the ordinance requirements in some areas.
Nicoll Ward, 340 Brigg, Gallery Park Homeowners Association President, stated that she was
contacted by the developer earlier that day; was glad to see the majority of the parking moved to
the front of the building; and expressed concern about traffic as well as the storage building off
Brigg Street. She also asked if the developer would be required to maintain the property and
landscaping, and Community Development Director Schmitt confirmed.
Henrietta Olechowski, 330 Brigg, inquired as to the location of the main driveway, and Mr.
Schmitt responded that the main entrance will be off M-59, with a secondary entrance off Brigg
near Carlisle.
Discussion followed regarding parking and Mr. Abdelnour confirmed that more than enough
parking was included with the plans, with no overflow needed. City Attorney Perkins stated that
citizens may contact staff if parking situations or concerns should arise.
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________________________________________________________________________
Chairman Munsey closed the public hearing at 7:19 p.m.
MOTION by Keith, SUPPORT by Hertrich, “To approve the following three requested
variances to allow for the construction for the construction of a new 86,500 square foot
assisted living rehabilitation facility on the vacant Highland Road property (PID #4717-25100-005), with the condition listed and based on the findings of fact below.
1. To allow the construction of a building that will be 29 feet, six inches tall on the
southern wing of the building, where only 25 feet is permitted, a variance of four feet,
six inches.
2. To allow the construction of a storage building that is 1,620 square feet in size, where
only 900 square feet is permitted, a variance of 900 square feet.
3. To allow the majority of parking to be located in the front yard, where the ordinance
requires the majority of parking to the located in the side or rear yard.
Required condition:
• Applicant must obtain all necessary building permits for the construction on the
garage prior to work commencing.
Findings of fact:
A. That the restrictions of this Zoning Ordinance unreasonably prevent the owner
from using the property for a permitted purpose of would render conformity
unnecessarily burdensome;
B. That the variance would do substantial justice to the applicant as well as to other
property owners in the district and a lesser relaxation than that requested would
not give substantial relief to the owner of the property or be consistent with the
justice to other property owners;
C. That the plight of the landowner is due to the unique circumstances of the
property.
D. That the alleged hardship has not been created by any person presently having an
interest in the property.”
MOTION CARRIED (6-0).
OTHER BUSINESS
MOTION by Mattson, SUPPORT by Ambrose, “To excuse Member Holmes from the June
13, 2018 meeting.” MOTION CARRIED (6-0).
ADJOURN
MOTION by Mattson, SUPPORT by Ambrose, “To adjourn the meeting at 7:20 p.m.”
MOTION CARRIED (6-0).

____________________________________
Deanna Robson, Deputy City Clerk
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CITY OF HOWELL
VARIANCE ANALYSIS

APPLICANT INFORMATION
APPLICANT:

Studio Intrigue Architects, on behalf of Lake Trust Credit Union

ADDRESS:

228 West Highland Road

PROPERTY ID #:

4717-25-100-004

ZONING:

MXD, Mixed-Use Development

DATE:

August 1, 2018

VARIANCES REQUESTED
The applicant is requesting a variance to allow for the construction of a new 2,300 square foot
bank branch with associated drive through lanes on the property in question. The following
variance is required to allow the new building to be built as proposed:
Section 6.22 Mixed Use District Development Regulations to allow the majority of parking
to be located in the front yard, where the ordinance requires the majority of parking to the
located in the side or rear yard.
SUMMARY OF PROJECT
The property is an 0.85-acre vacant parcel located at the northeast corner of Highland Road (M59) and Welland Street. The parcel is the westernmost outlot in the Crossroads Town Center
development and is adjacent to the Gallery Park development to the north. The Crossroads
development is located to the east, running from this property to Oak Grove road. To the west, an
assisted living facility has been proposed and will likely begin construction still this year. M-59 is
located directly to the south of the subject property.
The applicant, Studio Intrigue Architects on behalf of Lake Trust Credit Union, is requesting
approval for a new approximately 2,300 square foot bank branch with associated drive through
lanes on the vacant property. The building would have access from the private drive in the north
only, with no curb cut onto either Welland or M-59. Additional cross access would be provided
between this site and the IHA Medical site under construction to the east. The Planning
Commission reviewed the application in May and June of 2018 and recommended approval at
their June meeting, subject to Board of Zoning Appeals action on the variance listed above.

#18-15 – Variance Request – Lake Trust Credit Union
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VARIANCE CONSIDERATIONS
Section 12.04 (Powers and Duties) of the City of Howell Zoning Ordinance gives the BZA the
power to review applications for variances, review appeals from either administrative decisions or
decisions of the Planning Commission, and grant variances from the strict provisions of the Zoning
Ordinance when extraordinary or exceptional conditions exist for which the strict application of
the regulations enacted would result in peculiar or exceptional practical difficulties to, or
exceptional undue hardship upon, the owner of property. Relief from the Zoning Ordinance may
be granted, but only without substantial detriment to the public good and without substantially
impairing the intent and purpose of the Zoning Ordinance.
To grant a use variance, the BZA must state the grounds upon which it justifies the granting of a
variance, which is commonly called “finding of fact”. The BZA must provide findings of fact to
show that if the Zoning Ordinance is applied strictly, practical difficulties are held against the
applicant, including the following (from Section 12.04 (e)). Given that there are three variances
being requested, Staff will review each individually as needed, based on what number they are
listed as on page one of this report.
A.

That the restrictions of this Zoning Ordinance unreasonably prevent the owner
from using the property for a permitted purpose of would render conformity
unnecessarily burdensome;
Similar to the property to the west, the property in question has frontage on three roads,
in the north, south, and west. This situation makes putting the majority of the parking
in the rear yard not possible, due to a variety of design considerations, most notably the
location of the curb cut to the site. For safety purposes, the curb cut is pushed as far
away from the Welland Street intersection as possible. Moving parking around the site
would push that curb cut closer to Welland.

B.

That the variance would do substantial justice to the applicant as well as to other
property owners in the district and a lesser relaxation than that requested would
not give substantial relief to the owner of the property or be consistent with the
justice to other property owners;
As mentioned previously, there is no design option that would relax the variance
request, as a majority of the parking is located in one of the three ‘front’ yards on the
parcel. The variance being requested is similar in character to the one granted for the
property directly to the west, which has similar circumstances.

C.

That the plight of the landowner is due to the unique circumstances of the
property.
Given that the site has streets on three sides, the parcel has three front yards. Designing
the site in such a way to put the majority of parking in the rear yard would not be
pedestrian friendly to visitors of the site, would move the curb cut closer to Welland
Street, and would put a disproportionately small building directly along a major street,
with a sea of parking behind it.

#18-15 – Variance Request – Lake Trust Credit Union

D.

Page 3

That the alleged hardship has not been created by any person presently having an
interest in the property.
As noted previously, with three streets surrounding the project, the parking is not
majority located in the rear yard. This is not a situation created by the current applicant,
but was a design issue from the beginning of the project.

STAFF REVIEW AND RECOMMENDATION
The proposed building and parking on the site are well designed to meet the needs of Lake Trust.
They have regularly financial planning and literacy meetings on the site, which necessitates the
amount of parking on the site. They also are proposing a nice patio for the for the building patrons
and employees. The site is triple fronted, which makes putting the parking in the rear yard difficult,
when looked at as an individual site. The lot is very similar to the parcel to the west, where a
similar variance request was approved, due to the layout of the streets in the area. The front yard
parking issue is due nearly entirely to the property having three front yards under the zoning
ordinance and due to no actions of the applicant. At this time, Staff can recommend approval of
the variance request. The applicant will still need to obtain all necessary building permits for the
construction prior to work commencing.

June 22, 2018
Patrick Glowacki
Studio Intrigue Architects
1114 S Washington, Suite 100
Lansing, MI 48910
Re:

#18-10 – 228 West Highland – Site Plan Request – Lake Trust Credit Union

Mr. Glowacki,
For your records, on June 20, 2018, the Planning Commission approved your Site Plan request
for the property at 228 West Highland (parcel id#4717-25-102-004). The request would allow for
the construction of an approximately 2,300 square foot bank branch on the existing lot. The
approval was granted subject to the following conditions:
1. The construction shall meet all applicable ordinance standards.
2. Modification of the plans to meet all comments in the Planning Review letter dated May 9,
2018.
3. Modification of the plans to meet all comments in the Engineering Review letter dated May
18, 2018.
4. Planning Commission waiver of the project perimeter setback of 100 feet to the west,
allowing for a reduced setback to the neighboring MXD zoned properties. (Section
6.22(b)(4))
5. Board of Zoning Appeals variance for the amount of parking in the front yard along Welland
Street and Highland Road. (20% permitted v. 60% proposed) [CONTACT STAFF FOR
PROCESS OF APPLYING TO THE BZA TO ADDRESS THIS ISSUE]
Please sign below acknowledging receipt of these conditions and return a copy to our office. If
you have any questions, please feel free to contact me at (517) 546-3861. Please note, site plans
expire in one year and work on the project is expected to be commenced in that time.
Sincerely,

Timothy R. Schmitt, AICP
Community Development Director

I acknowledge receipt of and agree to the conditions above.

_____________________________________

Date: ______________________

