
 

 

 

 

PLANNING COMMISSION 
AGENDA 

April 12, 2023 
Regular Meeting - 7:00 PM 

 

1) CALL TO ORDER  
2) ROLL CALL  
3) APPROVAL OF AGENDA - Items can be added or deleted from the Agenda by City Council 

action.  
 A. April 12, 2023 Agenda  
4) APPROVAL OF MINUTES  
 A. Minutes of February 8, 2023 Planning Commission meeting 
5) PUBLIC COMMENT ON AGENDA AND NON-AGENDA ITEMS – Persons addressing the 

board are required to give their name and address for the record when called upon by the 
Chair. Members of the public shall be limited to speaking for a maximum of five (5) minutes 
on any agenda item. 

6) PUBLIC HEARINGS & SUBSEQUENT BOARD ACTION  
 A. SLU #23.01- 421 and 423 Mitchell Street Special Land Use 
7) OLD BUSINESS  
8) REPORTS AND RECOMMENDATIONS/NEW BUSINESS  
 A. SP# 23.03- 421 and 423 Mitchell Street Site Plan 
 B. Discuss Proposed Ordinance Changes 
 C. Update 2015 Master Plan Discussion- RFP Composition 
9) PUBLIC COMMENT ON AGENDA AND NON-AGENDA ITEMS  

Persons addressing the board are required to give their name and address for the record 
when called upon by the Chair. Members of the public shall be limited to speaking for a 
maximum of five (5) minutes on any agenda item. 

10) BOARD REPORTS  
11) ADJOURNMENT  
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Unofficial

MINUTES
MARSHALL CITY PLANNING COMMISSION

WEDNESDAY, FEBRUARY 8, 2023

In a regular session, Wednesday, February 8, 2023 at 7:12 p.m.  at City Hall, Council 
Chambers, 323 West Michigan Avenue, Marshall, Michigan, the Marshall Planning 
Commission was called to order by Vice Chair McNiff.

ROLL CALL

Members Present: Commissioners McNiff, Fitzgerald, C Zuzga, Reed, Longyear, and 
Council Liaison Wolfersberger

Members Absent:  Banfield, Hall, Burke Smith, and Zuck

Staff Present:  Eric Zuzga, Director of Community Services.

AGENDA

MOTION by C. Zuzga, supported by Fitzgerald, to approve the agenda as presented. On 
voice vote; MOTION CARRIED.

MINUTES

MOTION by Reed, supported by Longyear, to approve the minutes of the January 11, 
2023 Planning Commission meeting.  On a voice vote; MOTION CARRIED.

PUBLIC COMMENTS ON AGENDA ITEMS

None

PUBLIC HEARINGS

NEW BUSINESS

1. SP#23.01- Site Plan for 106 Winston Drive

Director Zuzga and Carolyn Kurtz, AR Engineering, presented the site plan for the 
proposed American 1 Credit Union Building with the following conditions/waivers

1. Approval of storm water plan by Director Davenport
2. Waiver of sidewalk from ROW to building
3. Addition of a Knox box 
4. Moving the dumpster south of the current location to allow access to the fire 

hydrant that sites behind the current dumpster location.
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Unofficial

MOTION by C. Zuzga, supported by Fitzgerald to approve the site plan for American 1 
Credit Union with the above conditions/waivers.  On a voice vote; MOTION CARRIED.

2. SP# 23.02- Site Plan for 211 West Spruce Street
Director Zuzga and Cody Newman, Driven Design,  presented the site plan for the 
proposed 

1. Knox box added to each structure.
2. Parking lot deferment allowed based on use of County and 317 South Grand Street 

parking lots.
3. Approval of storm water plan by Director Davenport.
4. Waiver of sidewalk along west spruce from facility to Eagle.
5. Addition of crosswalks at the northeast and northwest corner of Grand and Spruce.
6. Addition of sidewalk from ROW to facility.

MOTION by Reed, supported by Longyear to approve the site plan for The Millhaven with 
the conditions/waivers above.  On a voice vote; MOTION CARRIED

OLD BUSINESS

PUBLIC COMMENTS NOT ON AGENDA

None

REPORTS
None

ADJOURN

There being no further business, McNiff adjourned the meeting at 8:15 p.m.

Submitted by,

Eric Zuzga
Director of Community Services 
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ITEM 6.A 

 
  
TO: Planning Commission 
FROM: Eric Zuzga, Director of Community Services 
DATE: April 12, 2023  
SUBJECT: SLU #23.01- 421 and 423 Mitchell Street Special Land Use  
  
 
Josh Karaba is planning to construct a self-storage facility at 421 and 423 Mitchelle Street.  Self-
storage facilities are a special land use in the I-1 zoning district.  As required, a public hearing 
notice was published in the Advisor and notices were mailed to all property owners within 300' 
of the site.  A site plan for the project is also on this agenda and is included in the packet.  
 
The following standards are to be used in considering whether to approve the special land use 
request: 
 
A.The proposed use shall be in accordance with the City Master Plan and the intent and 
purpose of this subchapter  
The proposed use meets the intent of the subchapter and the city master plan. 
 
B. A documented and immediate need exists for the proposed use within the community. 
While there are a few self-storage facilities in the surrounding townships, there is still a demand  
 
C. The use is compatible with adjacent uses and the existing or intended character of the 
surrounding neighborhood, and will not have an adverse impact upon or interfere with 
the development, use or enjoyment of adjacent properties, or the orderly development of 
the neighborhood. 
The use is compatible with the character of the neighborhood and will improve the appearance 
of the two parcels.  No adverse impact on the enjoyment of neighboring parcels or development 
of the neighborhood is expected. 
 
D. The proposed use shall be designed, constructed, operated and maintained so as to 
be compatible with the use of adjacent lands. 
The proposed building appears to be compatible with the building to the south and will be an 
improvement over the current structures on the site. 
 
E. The proposed use shall be compatible with the natural environment. 
There is no expectation that there will be a negative impact on the environment.  
 
F. The proposed use shall be adequately served by essential public facilities and 
services, such as highways, streets, police and fire protection, drainage structures, 
refuse disposal, water and sewage facilities and schools. 
There is no expectation that the use will have an impact on the items in this section.  In fact, we 
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expect the use to reduce the impact on these items. 
 
G. The proposed use shall not involve activities, processes, materials and equipment or 
conditions of operation that will be detrimental to public health, safety and welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare or unreasonable or 
offensive odors.  
The City Development Review Team found that there would be no detriment to public health, 
safety, or welfare.  There is no expectation that the site will cause unreasonable traffic. 
 
BUDGET IMPACT: 
A small increase in taxes is estimated from the redevelopment of these parcels. 
 
RECOMMENDATION: 
Staff recommends approval of the Special Land Use for a self-storage facility at 421 and 423 
Mitchell Street. 
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ITEM 8.A 

 
  
TO: Planning Commission 
FROM: Eric Zuzga, Director of Community Services 
DATE: April 12, 2023  
SUBJECT: SP# 23.03- 421 and 423 Mitchell Street Site Plan  
  
 
Case #:                                   SP#23.03 
Address:                                 421/423 Mitchell Street 
Parcel #:                                 53-008-321-00 and 53-008-322-00 
Zoning District:                     Research and Technology District (I-1) 
Surrounding Zoning:            MFRD to the east and north, I-1 to the west and south 
Surrounding Uses:               Single family residential to the north and east; industrial to the 
south; and vacant industrial property to the west. 
Previous Action:                   ZBA approved dimensional variances for the proposed self-
storage facility 
 
City staff have been working with KEBS and Josh Karaba on this project which would see the 
creation of a self-storage facility at 421 and 423 Mitchell Street.  The building would be 3,960 
feet and sit on two small lots that total approximately 0.5 acres. 
  
Dimensional Requirements (Setback, lot coverage, etc) 
The ZBA approved a dimensional variance for the setback requirements to allow for the addition 
of the sel-storage facility.  The remaining requirements 
  
Parking Requirements 
Parking deferment request is in process and will be forwarded prior to the meeting.  There is 
sufficient space for customers to park and others are able to move by them on the site.   
  
Landscape Plan 
The landscape plan does not have to be stamped by a Landscape Architect due to the size of 
the parcels (<1 acre).  A requirement for at least one deciduous tree and four shrubs per 40 
lineal feet of street frontage has been communicated with Mr. Karaba.  An updated site plan 
was received on Monday, 4/10, and is included in this updated packet.  Screening in the form of 
a fence and a row of Arborvitae has been provided from neighboring residential uses. 
  
Sidewalks 
The site is located in a low traffic area that has little connectivity to surrounding areas.  Waiving 
the sidewalk requirement is recommended due to the use and lack of pedestrian traffic expected 
to the site. 
  
Exterior Lighting 
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The required photometric plan was included with the submitted plans showing that the proposed 
development meets the ordinance standard of no more than 1 foot-candle at a residential 
property line.   
  
Development Review Team  
On February 3, 2023, the City Development Review Team met to consider the proposed site 
plan.  The following items were provided during the review: 

1. Knox box is required to ensure Fire Department access in case of an emergency.   
2. Are water and sewer connections still required? Water and sewer are not necessary. 
3. Suggest tree trimming on rear of property for safety/security 
4. Is FiberNet access still required? TBD. 
5. Storm calculations need to be submitted.  They were provided subsequent to the 

meeting and are approved. 
6. If keeping current business on the north side of the property, a 1-hour firewall is required 

between uses. 
7. Is sidewalk going to be required? 

  
PLANNING COMMISSION CONSIDERATIONS 
Staff have reviewed the site plan based on the requirements of the I-1 Zoning District and 
related sections of the zoning ordinance.  As part of our review, we evaluated the proposed 
facility through the following standards that the Planning Commission will use in the process of 
reviewing any site plan for approval: 
  
1. Adequacy of information. The site plan information is complete, accurate, and in an 
understandable form that accurately depicts and describes the proposed development. 
  
The site plan submitted was mostly complete and accurate.  Landscape and sign additions have 
been requested. 
 
2. Site appearance and preservation. The site layout promotes the normal and orderly 
development of surrounding lots, and the development layout preserves, to the extent 
feasible, the site’s natural, cultural, and historical features, such as but not limited to 
significant buildings, wetlands, topography, and woodlands. 
  
The proposed project eliminates a legal non-conforming use on both parcels and continues the 
transition to industrial uses as anticipated in the zoning ordinance.  No major impact is expected 
to the site’s natural, cultural, or historical features. 
  
3. Pedestrian access. Existing and proposed sidewalks or pedestrian pathways connect 
to existing and planned public sidewalks and pathways in the area, and comply with 
applicable barrier-free access standards. 
  
The proposed use is situated on an industrial zoned lot and will not generate pedestrian traffic. 
There are no other sidewalks on the street, nor on either street north and south of the site.  A 
waiver of the sidewalk requirement is recommended. 
  
4. Vehicular circulation. Drives, streets, parking, site access and other vehicle-related 
elements are designed to minimize traffic conflicts on adjacent streets, and to promote 
safe and efficient traffic circulation. 
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The plans have been reviewed and approved by the Department of Public Services.   
  
5. Parking and loading. Off-street parking lots and loading areas are arranged and 
located to accommodate the intensity of proposed uses, minimize conflicts with adjacent 
uses, and promote shared-use of common facilities where feasible. 
  
The proposed site meets the requirements of the parking ordinance. 
  
6. Building composition.  Building design and architecture are harmonious with the 
surrounding neighborhood with regard to scale, mass, proportion, and materials. 
  
The design and architecture of the building were submitted to the Building Department and are 
attached.  No concerns. 
  
7. Screening. Adequate screening elements have been provided to buffer or separate 
unlike or conflicting land uses, and to screen off-street parking, mechanical 
appurtenances, loading and unloading areas and storage areas from abutting residential 
districts and street rights-of-way. 
 
 Existing and expanded fencing will screen the site from the residential properties to the east. A 
row of arborvitae will be planted to screen the residential property to the north. 
  
8. Exterior lighting. All exterior lighting fixtures are designed and arranged to minimize 
glare and light trespass, prevent vision impairments, and maximize security. 
  
As mentioned above, the site meets the lighting requirements for downward lighting and light 
trespass. 
  
9. Impact upon public services. The impact upon public services (including utilities, 
streets, police and fire protection, emergency access, and public sidewalks and 
pathways) will not exceed the existing or planned capacity of such services 
  
The Development Review Team did not find any issues with the proposed development that 
would exceed the city’s ability to provide services to the site.  The site actually reduces demand 
on public services. 
 
 
BUDGET IMPACT: 
Taxable value will increase with the addition of the storage facility, which will increase tax 
revenues from these parcels. 
 
 
 
RECOMMENDATION: 
Approve the site plan for 423 Mitchell Street with the following waivers: sidewalk requirement, 
landscape plan submission,  
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ITEM 8.B 

 
  
TO: Planning Commission 
FROM: Eric Zuzga, Director of Community Services 
DATE: April 12, 2023  
SUBJECT: Discuss Proposed Ordinance Changes  
  
 
Over the course of the last two years, two items have been noted as issues in the Regional 
Commercial (B-4) Zoning District that I would like the Planning Commission to consider 
changing. The first issue is the maximum building height.  This is currently set at 35' which is 
very limiting when considering some of the uses allowed, such as hotels.  I would like the PC to 
consider setting a limit near 50-60'. 
 
The other issue revolves around drive-through facilities for financial institutions.  There are at 
least two banks that have existing drive-through operations and the new American 1 Credit 
Union, which pursued a Use Variance to allow the addition of a drive-through at the new 
Winston Park location.  Moving this use to a Special Land Use would provide the same option 
allowed by restaurants and would be a lot less intrusive to the surrounding area than a 
restaurant. 
 
If the PC is amenable to these ideas, we would schedule a public hearing for an upcoming 
meeting to consider these changes.  If PC has any other desired changes to the zoning 
ordinance, please bring those ideas to the meeting.   
 
BUDGET IMPACT: 
None expected. 
 
RECOMMENDATION: 
Schedule a public hearing for May 10, 2023 to review the proposed ordinance changes to the B-
4 District. 
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ITEM 8.C 

 
  
TO: Planning Commission 
FROM: Eric Zuzga, Director of Community Services 
DATE: April 12, 2023  
SUBJECT: Update 2015 Master Plan Discussion- RFP Composition  
  
 
The current Master Plan was adopted in 2015 and reviewed in 2020.  We are required by 
statute to complete an update/review every 5 years.  Since the 2020 review, there have been a 
few major changes in Marshall.  In my opinion, it is time for us to start the process of updating 
the Master Plan.  The City has budgeted the update of this plan as well as the economic 
development and marketing plans in the 2023-2024 Fiscal Years. 
 
I would like to hold a discussion at the meeting to review the action plan from the 2015 Master 
Plan and to determine the priority areas/issues that the Planning Commission would like to see 
included in this process.  These will be included in the RFQ that will be issued later this spring.  
 
BUDGET IMPACT: 
The City has budgeted $75,000, with $50,000 coming from the MEDC Redevelopment Ready 
Communities Program, to update the Master, Economic Development, and Marketing plans.  I 
am working with MAEDA and other groups to provide additional funding if necessary. 
 
RECOMMENDATION: 
N/A 
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