
 
 

 
 
 
Variance requests may be subject to change or alteration upon review of request during preparation of the staff memorandum. Therefore, Sections of 
the Code of Ordinances are subject to change. Changes will be noted during public hearing meeting. 
 
Individuals with disabilities requiring auxiliary aids or services should contact the Meridian Township Board by contacting:  
Assistant Planner Keith Chapman, 5151 Marsh Road, Okemos, MI 48864 or 517.853.4580 - Ten Day Notice is Required.  
Meeting Location: 5151 Marsh Road, Okemos, Ml 48864 Township Hall 
 
 

Providing a safe and welcoming, sustainable, prime community. 
 
 

AGENDA 
CHARTER TOWNSHIP OF MERIDIAN  

ZONING BOARD OF APPEALS MEETING 
November 10, 2021 6:30 pm 

 

 

1. CALL MEETING TO ORDER     
2. APPROVAL OF THE AGENDA 
3. CORRECTIONS, APPROVAL AND RATIFICATION OF MINUTES 
4. COMMUNICATIONS 

A. Timothy & Bridget McCarthy RE: ZBA #21-10-27-1 
 

5. UNFINISHED BUSINESS                
6. NEW BUSINESS 

 
A. ZBA CASE NO. 21-10-27-1 (Loveridge & Dohr), 2050 Sheldrake Avenue, Okemos, MI, 

48864 
 
DESCRIPTION:   6074 Columbia Street 
TAX PARCEL:   03-477-004 
ZONING DISTRICT:  RB (Single Family, High Density), Lake Lansing Overlay 
District 
                
The variance requested is to construct a single-family home that does not meet the front yard 
setback, side yard setback, and driveway coverage requirements. 
 
B. ZBA CASE NO. 21-11-10-1 (John E. Green Company), 220 Victor Avenue, Highland 

Park, MI, 48203 
 
DESCRIPTION:   4910 Dawn Avenue 
TAX PARCEL:   20-204-006 
ZONING DISTRICT:  I (Industrial) 
                
The variance requested is to construct a seven-foot-tall fence at 4910 Dawn Avenue. 
 

7. OTHER BUSINESS 
A. 2022 Meeting Schedule 

 
8. PUBLIC REMARKS 
9. BOARD MEMBER COMMENTS 
10. ADJOURNMENT 



CHARTER TOWNSHIP OF MERIDIAN 
ZONING BOARD OF APPEALS REGULAR MEETING MINUTES *DRAFT* 
5151 MARSH ROAD, OKEMOS, Ml 48864-1198 
(517) 853-4000 
WEDNESDAY, OCTOBER 13, 2021 
REGULAR TELEVISED MEETING 
 
PRESENT:  Chair Mansour, Vice-Chair Field-Foster, Members Opsommer, Hendrickson, 

Shorkey  
ABSENT:    None 
 
STAFF:        Assistant Planner Chapman 
 
 
1. CALL MEETING TO ORDER  

Chair Mansour called the meeting to order at 6:31 p.m. and called the roll of the board. 
 
2. APPROVAL OF AGENDA 

 
Member Field-Foster moved to approve the agenda as submitted. Seconded by Member 
Opsommer. 

 
ROLE CALL TO VOTE:  
YEAS: Members Shorkey, Field-Foster, Hendrickson, Opsommer, Chair Mansour  
NAYS: None 
 
Motion carried:   5-0 
 

3. CORRECTIONS, APPROVAL & RATIFICATION OF MINUTES  
A. September 08, 2021 Meeting Minutes 

 
Member Field-Foster noted that her name is misspelled as Filed-Foster in her motion to 
approve the agenda. This should be corrected to Field-Foster. 

 
Member Opsommer moved to approve the minutes from Wednesday, September 08, 2021 
with amendments. Seconded by Member Hendrickson. 
 
ROLE CALL TO VOTE:  
YEAS: Members Shorkey, Field-Foster, Hendrickson, Opsommer, Chair Mansour  
NAYS: None 
 
Motion carried:   5-0 

 
4. COMMUNICATIONS - NONE 

 
5. UNFINISHED BUSINESS - NONE 
 
6. NEW BUSINESS  



A. ZBA CASE NO. 21-10-13-1 (Woodward Way LP), 500 S. Front Street, Columbus, OH, 
43215  

 
DESCRIPTION: East of Sirhal Drive, west of Greencliff Drive  
TAX PARCEL: 17-377-031  
ZONING DISTRICT: RC (Multiple Family)  
 
The variance requested is to exceed the maximum building dimension by 17 feet and 40 feet 
in length for two buildings. 
 
Assistant Planner Chapman outlined the case for discussion. 
 
Applicant Patrick Kelderhouse, 14710 Waypoint Parkway, West Olive, MI 49460, further 
outlined the case for discussion. 
 
Member Hendrickson asked if the maximum length of the building includes the wrap 
around or only the length. 
 
The applicant replied 200 ft. is the length of one side. 
 
Member Hendrickson asked what happens if the variance is denied. 
 
The applicant replied he would have to go back to the client and the developer to discuss 
options, but that they are running out of options to complete the project while meeting 
requirements. 
 
Chair Mansour asked about the history of this case. 
 
The applicant replied the building height has dropped roughly ten feet., and the orientation 
has changed. The site plan was changed with the addition of the cul-de-sac and removal of a 
building on the right side. The changes to the parking count and the future parking 
expansion led to the applicant connecting two building and making the stacked flats in the 
current plan. 
 
Member Field-Foster asked if there was a way to redesign the building to fall within 
township ordinances. 
 
The applicant replied if they take away from one side of the building to bring it into 
compliance they would have to add to the other side which would still be out of compliance. 
 
Member Opsommer stated Stratford Place, which is adjacent to the applicant’s building, is 
longer than the applicant’s building. He stated they must have a variance as well or the 
township overlooked the non-compliance.  
 
Assistant Planner Chapman indicated that is correct. 
 
Member Opsommer stated previously the applicant had applied for two variances in 2019. 
One for 37 feet for the North and South buildings and one for parking. He clarified that now 
the applicant is down to one variance for each building. He stated previously this site is 



unique in that it had been a trailer park, and it appears to change one part will create 
problems in another.  

 
Chair Mansour read review criteria one from Section 86-221 of the Code of Ordinances which 
states unique circumstances exist that are peculiar to the land or structure that are not 
applicable to other land or structures in the same zoning district.   
 
Member Hendrickson stated that he wasn’t sure about the unique circumstances, as the 
neighboring parcels are similar.  
 
Member Opsommer stated that he viewed this parcel as unique because a cul-de-sac is 
required. He explained that the County Road Department and the township won’t allow a 
through road connecting Sirhal Drive, and Greencliff Drive. 
 
Chair Mansour agreed with Member Opsommer. 
 
Member Field-Foster also agreed that the parcel is unique. 
 
Chair Mansour read review criteria two which states these special circumstances are not self-
created.   
 
Member Opsommer stated the east road connection is being used by the residents adjacent 
to it on the north and south and may be why the County Road Department doesn’t force the 
connection. He stated adjacent land owners are causing the circumstances faced by the 
applicant. 
 
Chair Mansour read review criteria three which states strict interpretation and enforcement 
of the literal terms and provisions of this chapter would result in practical difficulties. 
 
Member Field-Foster stated not granting the variance would create practical difficulties for 
the developer, as the developer stated earlier in the meeting. 
 
Chair Mansour read review criteria four which states that the alleged practical difficulties 
which will result from a failure to grant the variance would unreasonably prevent the owner 
from using the property for a permitted purpose.  

 
Chair Mansour stated criteria four has been met as the township and the County Road 
Department caused the circumstance that is requiring the applicant to request a variance. 
 
Member Opsommer stated the township had recently rezoned the parcel to be used as lower 
density Multi-Family Housing. 
 
Member Hendrickson stated if the applicant removed four units there would be no variance, 
and asked for an explanation as to why they could not operate with 45 units instead of 49. 
 
The applicant stated the building is two stories so to remove four ground level units would 
require the removal of the four units on the second floor totaling eight units. The applicant 
also stated that removal of these units could affect the score they received from MSHDA and 
they could lose the credits they received from MSHDA, forcing them to go through the scoring 
process again. 



 
Member Opsommer stated the practical difficulty is a result of the County Road Department 
and the township. 
 
Chair Mansour read review criteria five which states granting the variance is the minimum 
action that will make possible the use of the land or structure in a manner which is not 
contrary to the public interest and which would carry out the spirit of this zoning ordinance, 
secure public safety, and provide substantial justice.  
 
Chair Mansour stated that she believes this variance is the minimum action. 
 
Member Shorkey stated there were two variances in 2019, one being related to parking 
spaces. 
 
The applicant stated his understanding is the parking variance is no longer required. 
 
Member Hendrickson asked since the previous variance of 37 feet to the building’s length 
was granted in the past that the Zoning Board of Appeals was not going to stack another 17 
feet variance effectively granting a 54 feet variance to the length of any building built on the 
parcel in the future. 
 
Member Shorkey stated that since the previous variance was granted the applicant would 
only need a three foot variance. 
 
Chair Mansour asked if the original variance would be invalidated. 
 
Assistant Planner Chapman stated the intent was to “start over” with the new building size. 
 
Member Hendrickson asked if it was possible to revoke previous variances when a motion 
was made. 
 
Assistant Planner Chapman replied it would be fine to do so. 
 
Chair Mansour read review criteria six which states granting the variance will not adversely 
affect adjacent land or the essential character in the vicinity of the property.  
 
Chair Mansour stated she views this project as a benefit to the township as a whole. 
 
Member Hendrickson stated the adjacent property contains a similar building that is longer 
than the current applicant’s building and with that in mind the current building should not 
adversely affect neighboring parcels. 

 
Chair Mansour read review criteria seven which states the conditions pertaining to the land 
or structure are not as general or recurrent in nature as to make the formulation of a general 
regulation for such conditions practicable.  
 
Chair Mansour stated she does not find this to be generally recurrent. 
 
Chair Mansour read review criteria eight which states granting the variance will be generally 
consistent with public interest and the purposes and intent of this Chapter.  



 
Chair Mansour stated criteria eight has been met. 
 
Member Hendrickson stated he feels comfortable granting the variance as a precedent had 
been set in the previous variance granted two years prior. 

 
Member Opsommer moved to repeal ZBA case 19-09-18-3 granted in 2019 and to 
approve ZBA CASE NO. 21-10-13-1 (Woodward Way LP), 500 S. Front Street, Columbus, 
OH, 43215. Supported by Member Hendrickson. 
 

Chair Mansour suggested not to repeal the entire case, only the portion of the variance 
regarding building length and not parking. 
 
Member Opsommer and Member Hendrickson accepted the suggestion as a friendly 
amendment.  

 
ROLE CALL TO VOTE:  
YEAS: Members Shorkey, Field-Foster, Hendrickson, Opsommer, Chair Mansour  
NAYS: None 
Motion carried:   5-0 
 
Chair Mansour closed ZBA CASE NO. 21-10-13-1 (Woodward Way LP), 500 S. Front Street, 
Columbus, OH, 43215 at 7:16 pm. 

 
7. OTHER BUSINESS – None 

 
8. PUBLIC REMARKS 
 

Chair Mansour opened the floor for public remarks at 7:16 pm. 
 
NONE 
 
Chair Mansour closed public remarks at 7:16 pm 

 
9. MEMBER COMMENTS 

 
Chair Mansour 

• Expressed appreciation to the members of the ZBA for their unique contributions 
 
10.  ADJOURNMENT 
 

Chair Mansour Adjourned the meeting at 7:17 pm. 



 
 
 
 
 
6076 Columbia 
Haslett, MI  48840 
October 14, 2021 
 
 
Mr. Keith Chapman 
Meridian Township Planning Division 
5151 Marsh Road 
Okemos, MI 48864 
 
Re:  6074 Columbia Street 
        Haslett, MI  48840 
        Owners:  Scott Loveridge and Ellen Dohr 
        Parcel #:  33-02-03-477-004 
        Zoning District:  Lake Lansing Residential Overlay District 
 
 
After reading the proposed survey for the new house, as next-door neighbors, we 
DO NOT support their request for variances regarding the above lake side variance 
– only the garage driveway. 
 
 
 
Timothy P. McCarthy    Bridget McCarthy 
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Mt. Hope Rd.

Meridian Township

Location Map
1. ZBA #21-10-27-1 (Loveridge & Dohr)

2. ZBA #21-11-10-1 (John E. Green Company)
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VARIANCE APPLICATION SUPPLEMENT 
 
 
A variance will be granted, if the following Review Criteria are met: 
 
 1. Unique circumstances exist that are peculiar to the land or structure that are not applicable to 

other land or structures in the same zoning district. 
 
 2. These special circumstances are not self-created. 
 
 3. Strict interpretation and enforcement of the literal terms and provisions of this chapter would 

result in practical difficulties. 
 
 4. That the alleged practical difficulties which will result from a failure to grant the variance 

would unreasonably prevent the owner from using the property for a permitted purpose.  
 
 5. Granting the variance is the minimum action that will make possible the use of the land or 

structure in a manner which is not contrary to the public interest and which would carry out 
the spirit of this zoning ordinance, secure public safety, and provide substantial justice. 

 
 6. Granting the variance will not adversely affect adjacent land or the essential character in the 

vicinity of the property. 
 
 7. The conditions pertaining to the land or structure are not so general or recurrent in nature as 

to make the formulation of a general regulation for such conditions practicable. 
 
 8. Granting the variance will be generally consistent with public interest and the purposes and 

intent of this Chapter. 
 
 
 
 
 
 
 
 
 
G:\Community Planning & Development\Planning\FORMS\VARIANCE APPLICATION SUPPLEMENT-review criteria only.docx 



 

 

To:  Zoning Board of Appeals 

From:  Keith Chapman, Assistant Planner 

Date:  October 22, 2021 

Re:  ZBA Case No. #21-10-27-1 (Loveridge & Dohr) 

 

ZBA CASE NO.:  21-10-27-1 (Loveridge & Dohr), 2050 Sheldrake Avenue, Okemos, MI 
48864   

LOCATION:  6074 Columbia Street 
PARCEL ID:  03-477-004 
ZONING DISTRICT: RB (Single Family, High Density), Lake Lansing Overlay 
 
The applicant is requesting variances from the following sections of the Code of Ordinances: 

• Section 86-442(f)(5)(a) - Front yards. The front yard setback shall not be less than 20 feet 
from the street line, except for lots fronting on Lake Drive, East Lake Drive, West Lake Drive, 
or Marsh Road where the front yard setback shall be in accordance with the setback 
requirements of section 86-367. 
 

• Section 86-442(f)(9)(a) – Maximum Driveway Coverage. A driveway shall not occupy more 
than 50% of the total area of the front yard for residential lots created and recorded prior to 
October 5, 1960 and are less than 65 feet in width at the street line. 

 
• Section 86-442(f)(5)(b)(1) – Side Yards. The side yard setback shall be consistent with the 

requirements of the underlying zoning district, except lots that were created and recorded 
prior to October 5, 1960, the side yard setback shall not be less than five feet for any building, 
accessory building, deck or porch, provided: Any portion of a residential dwelling setback less 
than seven feet from a side lot line shall be built with noncombustible materials or treated 
with an approved fire retardant with a minimum one-hour fire rating. 

 
The applicant intends to construct a new two and a half story single-family dwelling at 6074 
Columbia Street. The existing dwelling will be demolished to make way for the new approximately 
4,040 square foot single-family home. According to Township Assessing Department records the 
existing nonconforming single-family home was built in 1931. In 1987, variances were granted 
that allowed the construction of the existing garage and a second story addition. A variance was 
granted to permit a second story on the nonconforming structure that did not meet the required 
side yard setback. An additional variance was granted to allow for the garage to be constructed 18 
feet from the street right-of-way. According to the survey submitted by the applicant, the existing 
garage is 16.1 feet from the street right-of-way. The removal of the nonconforming structure 
eliminates the approved variances from the property. 

 



 

 
  

Providing a safe and welcoming, sustainable, prime community. 
 

ZBA Case No. 21-10-27-1 (Loveridge & Dohr) 
Zoning Board of Appeals (October 27, 2021) 
Page 2 

 

 

The Lake Lansing Overlay zoning district requires a minimum front yard setback of twenty feet. 
The closest point to the front property line is the canopy along the garage. The Zoning Ordinance 
does not differentiate between a canopy and a single-family home, so they are considered to have 
the same setback requirements. The proposed single-family home encroaches 6 feet into the front 
yard setback and is 14 feet from the front property line. The applicant is requesting a variance of 6 
feet for the front yard setback on Columbia Street. 

The existing asphalt driveway is approximately 573 square feet in size and is nonconforming at 
approximately 69.7 percent coverage of the front yard, which is approximately 822 square feet in 
size. For lots less than 65 feet in width the Lake Lansing Residential Overlay District allows a 
driveway to cover a maximum 50 percent of the total area of a front yard.  The proposed driveway 
will cover approximately 69.7 percent of the front yard, or 573 square feet. The applicant is 
requesting a variance to exceed the maximum allowed driveway coverage by 19.7 percent. 

The canopy is located along the walkway on the southside of the house and will project 3.4 feet 
from the house. The Lake Lansing Residential Overlay District allows for a side yard setback of 5 
feet when constructed with fire resistant material. The canopy will be 2.5 feet from the side yard, 
requiring a variance of 2.5 feet. 
 
Attachments 
1. Variance application and attachments dated September 28, 2021 and received by the Township 

on September 28, 2021. 
2. Location map 
 

G:\ COMMUN PLNG & DEV\PLNG\ZBA\2021 ZBA\ZBA 21-10-27\ZBA 21-10-27-1 (Loveridge & Dohr)\ZBA 21-10-27-1 staff report 





Background 

We currently live in Okemos and purchased the house at 6074 Columbia Street in 2017 with the purpose 

of moving there as our retirement home.  Since that time we have lived at the home part of the year 

and it currently is a sabbatical home for a visiting Michigan State University Scholar.  

The existing home was built in the 1930s and has undergone various renovations and additions. The 

existing building consists of a one-story narrow garage and a two-story home over partial basement and 

crawl space. Existing construction consists of 2x4 wood framing.  As the home has developed over time 

the resulting floor plan has small spaces, the previous addition floor doesn’t align with original floor 

level, the basement has some leaking, the floor at the top of the stair sags, there are limited views, and 

the structure and energy performance are outdated. 

Project Intent and Goals 

Our intent is to have a 2 ½ story home, with a more open floor plan better configured for day to day 

living and family guests, expanded basement, better lake views, and improved energy performance.  

We initially considered renovating and adding to the existing house but have determined that the 

existing home is structurally inadequate to support the addition of the ½ story over the main house, and 

a new 1 ½ story over the existing garage.  The existing foundation walls, footings and wall framing do 

not meet the current Michigan Residential Code (2015) structural requirements for a 2 ½ story home. 

Structural changes necessary to support new loads and remove or relocate some existing walls would be 

extensive. The existing 2 x 4 wall framing and insulation yields an energy performance which is abut 50% 

worse than that required by the current Michigan Energy Code (MEC 2015). 

Due to the limitations identified above we have decided that the best approach is to demolish the 

existing home including the basement and construct a new home that meets our floor plan objectives 

and fully complies with the current building code (MRC 2015) and energy code (MEC 2015).  

Zoning Use Category and Setback Requirements 

The project is located in the Lake Lansing Residential Overlay District. This district requires a front yard 

setback of 20’, minimum side yard setbacks of 5’, front yard driveway coverage not to exceed 50%, 

minimum lot area of 5,000 square feet, minimum lot width of 35’ at the street line, and maximum 

building coverage of 35%. The rear yard setback is required to be “consistent with requirements of the 

underlying zoning district, except the rear yard setback for those lots that directly abut Lake Lansing 

shall be measured from the ordinary high-water mark of Lake Lansing as defined in § 86-2.”  For this 

property the rear yard setback therefore is 40’ from the ordinary high-water mark.  

The zoning district allows for a 2 ½ story home not more than 35’ measured to the mean roof height. 

Additionally, there is a covenant for this property which restricts a building from being built more than 6 

“rods” from the property corners at the street. A surveyor’s rod is 16.5 feet long, so this covenant 

restricts a building from being built more than 99 feet east of the property corners located at Columbia 

Street. The covenant line is shown on the site plan. 

 

https://ecode360.com/28780776#28780776


 

Existing Site Conditions 

The attached survey shows the existing property to be 5459.75 Square Feet, and the existing home 

located a varying distance from 16.1’to 26.0’ from the property line at the street, a varying distance of 

7.6’ to 5.5’ from the north property line and distance of 2.2’ from the south property line.  Refer to 

attached existing building survey. 

The true lot width is approximately 34.4’ when measured perpendicularly between the north and south 

property lines. 

Surrounding Neighborhood 

Lot widths are generally narrow along Columbia Street. A number of homes have been previously 

renovated or replaced and present themselves as two- or three-story homes. A number of the 

renovated or replaced homes along Columbia have building volumes and heights similar to what we are 

proposing and likely have side yard and front yard setbacks in the range of what is proposed for our 

building project. We have included a Google Earth image and photo montage of other homes along 

Columbia to illustrate street views and setbacks. 

Proposed Building Description 

We are proposing a 2 ½ story 2 x 6 wood framed home over new basement, 23’ wide and 66.5’ long. The 

home will have a maximum height measured to the ridge line of 35’. We are researching the property 

setback covenant and if it allows for a detached deck beyond the covenant line we would include a deck 

to the east subject to meeting zoning requirements. 

Privacy for our family, as well as that of our neighbors is very important, so we have configured the 

north and south facing windows to be of glass block or located high on room walls so there are no direct 

facing window views from rooms to and from neighboring houses.    

We have designed a home which respects the general architectural character of the neighborhood.  

Due to the proximity on the site, the north and south walls will be built as one hour fire rated 

construction per requirements of the Zoning Ordinance and the Michigan Residential Code 2015.  Siding 

is proposed to be a cement based noncombustible lapped siding.  

The building will be built to comply with the current building and energy codes for new buildings. 

Proposed Site Plan  

The proposed Site Plan attached calls for a 23’ wide by 66.5’long building. The building will be located 

similarly to the existing home to be demolished.   The proposed north setback for the new building is 

5.5’ which is the same as the existing house setback of 5.5’ at its narrowest point.  The proposed south 

setback line will be 5.9’ which is farther than the current 2.2’ from the existing house to the property 

line. The setback from the street edge at its narrowest point is set at 16.1’ which is the same as the 

existing setback.  The driveway will be approximately 23’wide (compared with current 23’6’’) and be 



setback 5.5’ from the north property line. There will be an adjacent walkway and landscaping to the 

south which will slope up to a zero step main doorway.   (Refer to the site plan for details.)    

Variances Required 

We met with the Meridian Township Zoning Office to discuss the site, the proposed project and any 

required variances.  We believe we are able to comply with the applicable zoning requirements in this 

zoning overlay district except for the setback requirement from the street and the front yard driveway 

coverage and are seeking variances from those two requirements.  

Zoning Review Criteria 

1. Unique circumstances exist that are peculiar to the land or structure that are not applicable to  
other land or structures in the same zoning district.  
 
Our existing lot is very small at 5469.75 sf, narrow at 34.4 ‘, measured perpendicularly to north and 

south property lines. Additionally, the buildable area is limited and relatively shallow in the east west 

direction due to the covenant discussed above, which does not allow for building to the rear minimum 

setback provided in the zoning ordinance.   

 
2. These special circumstances are not self-created.  
 
The site configuration was existing at the time the zoning ordinance was enacted.  For the reasons 

discussed above under existing building conditions the building is structurally and functionally 

obsolete.   

A number of the homes on our street have garages that are close to the street and likely are 

nonconforming with the front yard setbacks requirement in the ordinance. See attached Google Earth 

image and photo montage. 

 
3. Strict interpretation and enforcement of the literal terms and provisions of this chapter would  
result in practical difficulties.  
 
Literal enforcement of the driveway width would yield a driveway that would not allow two cars to be 

parked side by side. The front yard setback in combination with the covenant line restricts the first 

floor area such that the remaining finished first floor area becomes so small that it is difficult to 

accommodate usual living spaces. Building the garage further from the street would substantially 

reduce the living area of the house. 

 
4. That the alleged practical difficulties which will result from a failure to grant the variance would  
unreasonably prevent the owner from using the property for a permitted purpose.  
 
To build a home with sufficient first floor area the garage would have to be configured with less 

depth. Building the garage with reduced depth would limit ability to park our 2 vehicles in the garage 



and have reasonable storage.  

 
5. Granting the variance is the minimum action that will make possible the use of the land or  
structure in a manner which is not contrary to the public interest and which would carry out the  
spirit of this zoning ordinance, secure public safety, and provide substantial justice.  
 
We will meet the side yard setbacks for the overlay district.  We are not proposing to change the 

existing driveway coverage percentage. 

 
6. Granting the variance will not adversely affect adjacent land or the essential character in the  
vicinity of the property.  
 
We are not building any closer to the street than the existing structure and our driveway coverage 

percentage will not be greater than what currently exists.  

7. The conditions pertaining to the land or structure are not so general or recurrent in nature as  
to make the formulation of a general regulation for such conditions practicable.  
 
Our street is unique due to the angle of the road and proximity to the lake and the property covenant 

line restricts us from moving the home farther to the east. 

8. Granting the variance will be generally consistent with public interest and the purposes and intent of 

this Chapter. 

The new home will be sided with one hour fire rated walls which will make the house safer for us and 

our neighbors to the north and south. We believe that constructing the new home supports the 

objectives and intents of zoning ordinances. We will improve safety, structural integrity and energy 

performance over the house that currently exists.   







Google Earth View Columbia 
Street showing relative setbacks 
of other properties



• Google Earth View 
Columbia Street showing 
relative setbacks of other 
properties to the south



• Google Earth View 
Columbia Street showing 
relative setbacks of other 
properties to the north

• Google Earth View 
Columbia Street showing 
relative setbacks of other 
properties to the north



Photo showing 6074 Columbia and property to the north



Photo showing existing garage and drive at 6074 Columbia  



Photo showing 6074 Columbia and property to the south



Photo showing street view of house to the northPhoto showing street view of house to the north



Photo showing street view of house to the northPhoto showing street view of house to the north



Photo showing street view of 
another house farther north



Photo showing street view of  another house farther north



Photo showing street view of  another house farther south



Photo showing street view of  another 
house farther south



Photo showing street view of  
another house farther south



Photo showing street view of  
another house farther south



General Form of Proposed Replacement House at 6074 Columbia
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Providing a safe and welcoming, sustainable, prime community. 
 

 

To:  Zoning Board of Appeals 

From:  Keith Chapman, Assistant Planner 

Date:  November 5, 2021 

Re:  ZBA Case No. 21-11-10-1 (John E. Green Company) 

 

ZBA CASE NO.:  21-11-10-1 (John E. Green Company), 220 Victor Avenue, Highland 
Park, MI, 48203 

LOCATION:  4910 Dawn Avenue 
PARCEL ID:  20-204-006 
ZONING DISTRICT: I (Industrial) 
 
The applicant is requesting variances from the following sections of the Code of Ordinances:  
 
• Section 86-506. No fence, wall, or screen shall be erected higher than six feet, as measured 

from the ground upon which it sits to its highest point. Altering the existing grade, such as but 
not limited to mounding or terracing of land shall not be permitted to increase the height of 
the fence, wall, or screen, unless the combined height of such grading, mounding, or terracing 
together with the fence, wall, or screen, is six feet or less above the ground upon which it sits. 

 
• Section 86-474(2). Intersection of a driveway and street. No plant material, berm, fence, wall 

screen, sign, or other structure shall obstruct the visibility of motorists, pedestrians, or cyclists 
within a sight triangle at street and driveway intersections between the height(s) of three feet 
and 10 feet, as measured from the back of the curb or edge of the pavement. The sight triangle 
shall be formed by measuring 35 feet along the back of curb or edge of asphalt of the street and 
edge of the driveway from the intersection of the driveway and then connecting the two points. 

 
John E. Green Company, the applicant, is proposing to add a seven-foot-tall privacy fence that 
surrounds the property at 4910 Dawn Avenue. The 0.723-acre subject property is zoned I 
(Industrial) and located on the east side of Dawn Avenue, south of Grand River Avenue. 
 
The Industrial zoning district requires that all outdoor storage must be screened. Section 86-
435(e)(1) states that Storage may be permitted out-of-doors but shall be effectively screened by a 
solid, uniformly finished wall or fence with solid entrance and exit gates, which wall or fence shall 
in no case be lower than the enclosed storage. The applicant is proposing to replace the fencing 
that was previously removed to repave the site. The new fence will be in the same location as the 
previous fence. The previous fence was seven feet in height with one foot of barbwire fencing on 
the top. The proposed fencing would not include the barbwire and would be seven feet tall. Section 
86-506 requires that the fence be no higher than six feet in height. A variance of one foot is 
required. 
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There are two access points to the property on Dawn Avenue. One located north of the existing 
building and one to the south. The Zoning Ordinance requires that the intersection between the 
driveway and the street be clear of any fence between the heights of three and ten feet within the 
sight triangle. The sight triangle area is measured by going 35 feet along the back of curb or edge 
of asphalt of street and the edge of the driveway where it meets the street then connect the two 
lines. The proposed seven-foot-tall fence will be entirely located within the sight triangle of the 
south entrance to the property. A variance is requested to allow the fence to be in the sight triangle 
between the heights of three and seven feet. A variance of four feet is required. 
 
Attachments 
1. Variance application dated September 20, 2021 and received by the Township on September 29, 

2021. 
2. Applicant’s response to review criteria dated October 12, 2021 and received by the Township on 

October 12, 2021. 
3. Site plan prepared by ARRC Associates, Inc. dated July 20, 1998 (Revised September 29, 1999) 

and received by the Township on October 12, 2021. 
4. Sight triangle diagram 
5. Site location map. 
 
 
G:\ COMMUN PLNG & DEV\PLNG\ZBA\2021 ZBA\ZBA 21-11-10\ \ZBA 21-11-10 staff report.docx 





John E. Green Company
4910 Dawn Ave.

East Lansing, MI 48823
P: 517-244-4000  F: 517-244-4004

johnegreen.com

Piping
Plumbing

Fire Suppression
Design Build
Fabrication

An equal opportunity employer HVAC
(6/20/16) SAFETY   QUALITY   INTEGRITY   SERVICE Service

October 12, 2021

REVIEW CRITERIA RESPONSES

1) There are no unique circumstances to the land or structure. The other land/structures 
in the area have the fencing we are asking for.

2) No, the circumstances are not self-created. We are replacing/upgrading the existing 
fence. New fence to match the old, deteriorated fencing.

3) There are no practical difficulties foreseen. As mentioned above, security fencing was 
surrounding the perimeter of the property when it was purchased.

4) Failure to grant this request for variance will unreasonably prevent us from using this 
property for the permitted purpose as we will have equipment and material not 
protected without the fence we are asking to replace.

5) Granting the variance is the minimum action that will allow the property to be used in 
the spirit of the zoning ordinance. We are asking to replace fencing that was on the 
property and that matches other buildings.

6) Granting the variance will not adversely affect adjacent land or the essential character 
in the vicinity of the property fencing was installed when the property was purchased.

7) The land was surrounded by a 7ft tall chain link fence with barbed wire on the top of 
it. We want to maintain the height less the barbed wire.

8) Yes. Granting the variance will be generally consistent with public interest and the 
purposes and intent of the Chapter. As the only industrial park in East Lansing, we 
will be matching the existing fencing being use by the neighboring businesses in the 
same industrial park.

4190 DAWN AVE. – FENCING AS PURCHASED



John E. Green Company
4910 Dawn Ave.

East Lansing, MI 48823
P: 517-244-4000  F: 517-244-4004

johnegreen.com

Piping
Plumbing

Fire Suppression
Design Build
Fabrication

An equal opportunity employer HVAC
(6/20/16) SAFETY   QUALITY   INTEGRITY   SERVICE Service





Street intersections. No plant material, berm, fence, wall screen, sign, or other 

structure shall obstruct the visibility of motorists, pedestrians, or cyclists within 

a sight triangle at street intersections between the height(s) of three feet and 10 

feet, as measured from the back of the curb or edge of the pavement. The sight 

triangle shall be formed by measuring 45 feet in each direction from the 

intersection of the back of curb or edge of asphalt of each street and connecting 

the two points (See Figure 1). 

 

(2)  

Intersection of a driveway and street. No plant material, berm, fence, wall 

screen, sign, or other structure shall obstruct the visibility of motorists, 

pedestrians, or cyclists within a sight triangle at street and driveway 

intersections between the height(s) of three feet and 10 feet, as measured from 

the back of the curb or edge of the pavement. The sight triangle shall be formed 

by measuring 35 feet along the back of curb or edge of asphalt of the street and 

edge of the driveway from the intersection of the driveway and then connecting 

the two points (See Figure 2). 

https://www.ecode360.com/28783564#28783564
https://www.ecode360.com/attachment/ME3541/ME3541-086 Fig 1 Sight Triangle - two streets.tif.png


 

 

https://www.ecode360.com/attachment/ME3541/ME3541-086 Fig 2 Sight Triangle - street and driveway.tif.png
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 To:  Zoning Board of Appeals 
 
From:  Keith Chapman, Assistant Planner 
 
Date:  November 5, 2021 
 
Re: 2022 Meeting Schedule 
 
 
Following is the list of proposed Zoning Board of Appeals meeting dates for 2022. In previous 
years there were two meetings scheduled most months. This schedule reflects the declining 
caseload that has taken place over recent years. No special or work session meetings are planned 
but may be added by the Zoning Board of Appeals during the year if warranted.   
 
The Zoning Board of Appeals will meet on the second Wednesday of each month.  
 
2022 MEETING CALENDAR  
 
January 12 - regular meeting 
 
February    9 - regular meeting 
 
March       9 - regular meeting 
 
April   13 - regular meeting 
     
May  11 - regular meeting 
  
June  8- regular meeting 
 
July          13- regular meeting 
 
August      10 - regular meeting 
 
September 14 - regular meeting 
   
October 12 - regular meeting 
 
November 9 - regular meeting 
   
December 14 - regular meeting 
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Providing a safe and welcoming, sustainable, prime community. 
 

A resolution is provided to adopt the above meeting schedule.  
 
• Motion to adopt the resolution approving the 2022 Zoning Board of Appeals Meeting 

Schedule.  
 
Attachment 
1. Resolution to approve 2022 Zoning Board of Appeals Meeting Schedule 
 
 
G:\Community Planning & Development\Planning\ZBA\MTG SCHEDULE\2022 ZBA Calendar memo.docx 
 

  



 Zoning Board of Appeals Meeting Dates 
2022 Meeting Schedule  

 
 RESOLUTION 
 
 At a regular meeting of the Zoning Board of Appeals of the Charter Township of Meridian, 
Ingham County, Michigan, held at the Meridian Municipal Building, in said Township on the 10th day 
of November, 2021 at 6:30 p.m., Local Time. 
 
PRESENT: ______________________________________________________________________________________________________ 
 
       _____________________________________________________________________________________________________ 
 
ABSENT:   ______________________________________________________________________________________________________ 
                                                                  
 The following resolution was offered by ______________________ and supported by 
_________________________. 
                                                     
 WHEREAS, Public Act 267 of the Public Acts of 1976 requires the publication of the meeting 
schedule of every municipal board at least once a year; and 
 
 WHEREAS, Zoning Board of Appeals desires to announce the time, date, and place of all 
regular meetings of the Zoning Board of Appeals, pursuant to the provisions of Act 267 of the Public 
Act of 1976; 
 
 WHEREAS, it is the desire of the Zoning Board of Appeals to maintain a meeting schedule, 
which is the second Wednesday of each month. 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE ZONING BOARD OF APPEALS OF THE 
CHARTER TOWNSHIP OF MERIDIAN, INGHAM COUNTY, MICHIGAN as follows: 
 
 1. The Zoning Board of Appeals will meet in regular session in the Town Hall Room, 

Meridian Municipal Building, 5151 Marsh Road, Okemos, MI, 48864, unless noticed or 
posted otherwise, at 6:30 p.m. on the second Wednesday of each month.  

 
 2. The specific dates for meetings are as follows: 
 
  January 12 - regular meeting 
 

February    9 - regular meeting 
 

March       9 - regular meeting 
 

April   13 - regular meeting 
     

May  11 - regular meeting 
  

June  8- regular meeting 
 

July          13- regular meeting 
 

August      10 - regular meeting 
 

September 14 - regular meeting 
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October 12 - regular meeting 
 

November 9 - regular meeting 
   

December 14 - regular meeting 
 

3. A summary of this resolution stating date, place, and time shall be posted in the Meridian 
Municipal Building within ten (10) days after the first regularly scheduled meeting of the year 
in accordance with MCL 15.265. 

 
ADOPTED: YEAS: ________________________________________________________________________________________  
 
   ______________________________________________________________________________________ 

 
  NAYS: _______________________________________________________________________________________ 
 
STATE OF MICHIGAN ) 
    )ss 
COUNTY OF INGHAM ) 
 
 I, the undersigned, the duly qualified Chairperson of the Zoning Board of Appeals of the 
Charter Township of Meridian, Ingham County, Michigan, DO HEREBY CERTIFY that the foregoing is a 
true and complete copy of a resolution adopted at a regular meeting of the Zoning Board of Appeals 
held on the 10th day of November 2021.   
 
      _________________________________  
      Alexia Mansour  
      Zoning Board of Appeals Chair 
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