
City of Fraser 
CENTENNIAL COMMUNITY 

AGENDA 
CITY OF FRASER ZONING BOARD OF APPEALS 

September 5, 2024 @ 7:00 P.M. 
COUNCIL CHAMBERS, 33000 GARFIELD; FRASER, MI   48026 

1. Call Meeting to Order

2. Pledge of Allegiance

3. Roll Call

4. Approval of Agenda – September 5, 2024

5. Approval of Minutes – August 15, 2024

6. Formal Statement by Chair

7. New Business of the Board

a. Public Hearings - None

8. Old Business (Postponed Cases)
a. ZBA #24-04: Variance Request – Meijer / Location: 34835 Utica Road

To obtain a variance from zoning ordinance standards to reduce the number of 
required off-street parking for a commercial business from 1,079 parking spaces to 
999 parking spaces, with the current requirement being 1,608 parking spaces. 

9. Unfinished Business of the Board

10. Monthly Report
a. August Monthly Reports
b. Action items Update

11. Planning Commission Liaison

12. Public to be Heard

CITY MANAGER  
Elaine Leven 
CITY CLERK 
August Gitschlag 

MAYOR 
Michael Lesich 

MAYOR PRO-TEM 
Dana Sutherland 

COUNCIL 
Amy Baranski 
Patrick O’Dell 

Kenny Perry 
Patrice Schornak 

Sherry Stein 
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13. Adjournment. 
 
Posted:  August 30, 2024 
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CITY OF FRASER ZONING BOARD OF APPEALS  
AUGUST 15, 2024 @ 7:00 P.M.  

COUNCIL CHAMBERS, 33000 GARFIELD, FRASER, MI 48026 
 
 
I. CALL MEETING TO ORDER 

A regular meeting of the City of Fraser Zoning Board of Appeals was held on Thursday, 
August 15 at 7:00 pm in City Council Chambers. The meeting was called to order by 
Chairman Farina at 7:00 p.m. 
 

II. PLEDGE OF ALLEGIANCE 
Chairman Farina led the Pledge of Allegiance. 
 

III. ROLL CALL 
PRESENT: Chimenti, Farina, Green, Menendez,  
ABSENT: Burley, Stasek 
 
OTHERS: City Attorney Don DeNault, City Planner Lauren Sayre, Planner Alicia Warren 
 
Motion by Farina, supported by Chimenti to excuse commissioner Burley and Stasek for 
the August 15th, 2024 ZBA meeting 
 
AYES: Chimenti, Farina, Green, Menendez,  
NAYS: None                   
ABSENT: Burley, Stasek      Motion Carried 
 

IV. APPROVAL OF AGENDA – August 15, 2024 
 
Motion by Menendez supported by Chimenti to approve the agenda as written. 

 
AYES: Chimenti, Farina, Green, Menendez,  
NAYS: None          Motion Carried 

 ABSENT: Burley, Stasek 
 

V. APPROVAL OF MINUTES – May 2, 2024 
 
Motion by Menendez supported by Green to approve the minutes as presented. 
 
AYES: Chimenti, Farina, Green, Menendez,  
NAYS: None         Motion Carried 

 ABSENT: Burley, Stasek 
          

   CITY MANAGER 
   Elaine Leven 
   CITY CLERK 
   August R. Gitschlag 
  
 
 
 
 
 
 

  

 
MAYOR 

Michael Lesich 
MAYOR PRO-TEM 

Dana Sutherland 
COUNCIL 

                                   Amy Baranski 
                 Patrick O’Dell 
                   Kenny Perry  
                               Patrice Schornak  
                    Sherry Stein  
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VI. FORMAL STATEMENT BY CHAIR 

Chairman Farina gave a formal statement relative to the powers of the Zoning Board of 
Appeals and the facts and conditions for granting appeals. 
 

VII. NEW BUSINESS OF THE BOARD 
 
A. Public Hearings 
 
i. ZBA #24-04: Variance Request – Meijer / Location: 34835 Utica Road 
To obtain a variance from zoning ordinance standards to reduce the number of required off-
street parking for a commercial business from 1,079 parking spaces to 999 parking spaces, 
with the current requirement being 1,608 parking spaces. 

 
Chair Farina opened the public hearing at 7:05 pm.  

 
No comments were made 

 
Chair Farina closed the public hearing at 7:06 pm. 

 
Motion by Menendez, supported by Green to postpone ZBA #24-04 Variance Request – 
Meijer / Location 34835 Utica Rd. until the September 5, 2024 ZBA meeting. 

 
AYES: Chimenti, Farina, Green, Menendez,  
NAYS: None         Motion Carried 

 ABSENT: Burley, Stasek 
 
 

ii. ZBA #24-05: Variance Request – Sunbelt Rentals / Location: 31253 and 31285 
Utica Road 
To obtain a variance from zoning ordinance standards to allow a 10 ft greenbelt planting 
strip along the north property line of 31285 Utica road in the IC district, which requires a 
20 ft greenbelt planting strip. 

 
David Teyber and Bradley Frazier were present to answer the Board’s questions about 
any modifications to the original site plan, irrigation, the presence of a right of way that 
may require irrigation. A letter of support from neighboring business Select Restoration 
was also read into the record. 

 
Motion by Menendez supported by Green, to approve ZBA #24-05: Variance Request 
– Sunbelt Rentals / Location: 31253 and 31285 Utica Road to allow a 10 ft greenbelt 
planting strip along the north property line of 31285 Utica road in the IC district, which 
requires a 20 ft greenbelt planting strip for the following reasons: 
 
1. The site is unique in its irregular configuration and had existing front yard parking. A 
20ft greenbelt planting strip would put them at an unfair advantage compared to existing 
neighboring industrial use properties that do not provide a greenbelt setback between 
properties.  
 
2. Compliance with the greenbelt planting strip would require about 15% of the parcel, 
which is substantial, as it does not include the retention pond. In order for this property to 
enjoy the same right to utilize the majority of the parcel, a variance is justified. 
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3. Authorizing of such variance will likely not be of substantial detriment to adjacent 
properties. The landscape buffer should adequately screen the storage area from the 
northern adjacent property. 
 
The applicant must install underground irrigation to ensure the survival of the 
landscaping in the green belt as a condition of this variance. 
 
AYES: Chimenti, Farina, Green, Menendez 
NAYS: None         Motion Carried 

 ABSENT: Burley, Stasek 
 

VIII. OLD BUSINESS (POSTPONED CASE) 
 
None 

 
IX. UNFINISHED BUSINESS OF THE BOARD 

 
None 

 
X. MONTHLY REPORT 

Lauren Sayre provided updates on the following topics: 
*Big Boy / Hockeyland and their upcoming Sept 1 deadline 
*Building permits have been issued for 32660 Utica Rd. 
*Sheetz expected on September City Council agenda (City Attorney DeNault talked about 
the diligence needed to work on this project from all angles). 
 

XI. PLANNING COMMISSION LIAISON REPORT 
Chair Farina provided updates on the following topics: 
*Clinton Twp is holding a public hearing on their Master Plan update 
*Planning Commission approved façade improvements to the strip mall at 15 Mile & Utica 
Rd. 
*Zoning Ordinance revamp is in progress, as is the Sign Ordinance 

 
XII. PUBLIC TO BE HEARD 

 

None 

XIII. ADJOURNMENT 
 

Motion by Menendez supported by Green to adjourn at 7:45 pm 
 

All Ayes       Motion Carried 
 
 
                 Respectfully Submitted: 
 
 
         _____________________________ 
            August R. Gitschlag, Clerk 
                                 City of Fraser 



 

 
 
July 9, 2024 
 
Hon. Members of the Zoning Board of Appeals 
City of Fraser 
33000 Garfield Road 
Fraser, Michigan 48026 
 
 
SUBJECT:  ZBA REPORT #1 
  #24-04 VARIANCE REQUEST / MEIJER 
   
APPLICANTS:  MEIJER, INC. 

SECTION: SECTION 32-93, PROVISIONS PERTAINING TO MINIMUM NUMBER OF OFF-STREET 
PARKING SPACES. 

 
LOCATION:  34835 UTICA ROAD, FRASER, MICHIGAN 48026 
 
REQUEST:   TO OBTAIN A VARIANCE FROM ZONING ORDINANCE STANDARDS TO REDUCE THE 

NUMBER OF REQUIRED OFF-STREET PARKING FOR A COMMERICAL BUSINESS FROM 
1,079 PARKING SPACES TO 999 PARKING SPACES, WITH THE CURRENT REQUIREMENT 
BEING 1,608 PARKING SPACES. 

 
 
Dear Members of the Zoning Board of Appeals: 
 
We have reviewed the above 
application for a parking reduction and 
have prepared the following report. The 
report identifies the relevant facts about 
the property and the proposal. The 
report also provides our professional 
opinion about how the relevant sections 
of the ordinance that guide the ZBA’s 
decisions apply to this requested 
variance.      

ADMINISTRATIVE STATEMENT 
OF FACTS  
The applicant, Meijer, Inc., is looking to 
reduce their parking space 
requirements. The current zoning 
ordinance requirement is 1,608 spaces; 
however, the applicant has been 
approved for 1,079 parking spaces, 
which is the number they currently 
possess.  The applicant is requesting to 
remove 80 parking spaces which would 
bring the count to 999 parking spaces. 
The applicant indicated that the actual 
parking need is only 500 spaces.   

1,079 Spaces 

80 Spaces 
to be 

Removed 
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Below is a summary of previous parking modifications for 34835 Utica (Meijer). The complete minutes are 
included in the Memo following this report. 

• January 3, 2019 / ZBA / #01-19 ZBA / Required parking reduced from 1,608 to 1,179 spaces. 

• January 16, 2020 / ZBA / #19-07 ZBA / Required parking reduced from 1,179 to 1,149 spaces. 

• August 7, 2020 / PC / PSP 20-005 / Required parking reduced from 1,149 to 1,079 spaces. 
 

The City approved a zoning ordinance amendment, section 39-98, Modification of commercial parking 
requirements, on February 13, 2020, that allows the planning commission to permit an alternative off-street 
parking standard for a particular use based upon its type, scale, or intensity where the applicant has 
demonstrated that such modification is appropriate.  

Because the parking reduction was also granted as a site plan amendment, the current approved site plan for 
34835 Utica would need to be amended if the variance for a parking reduction is granted.  

ZONING BOARD OF APPEALS VARIANCES AND BOARD ACTION  RESTRICTIONS 
The ZBA is a body of limited powers. §32-228 explains how Fraser administers variance requests. Where there 
are practical difficulties or unnecessary hardships in the way of strict enforcement of the zoning ordinance, the 
ZBA may grant appeals to vary or modify any zoning provisions that apply to dimensional standards like 
construction, structural changes in equipment, or alteration of buildings or structures. The ZBA’s actions must 
uphold the zoning ordinance, secure public safety, and provide substantial justice for all property owners. 

The ZBA must consider whether the property in question exhibits practical difficulty, like geographical or 
topographical conditions that impair its improvements without the modifications requested. 

As described in §32-228(a)(2), the ZBA must find evidence of evidence that: 

• all the facts and conditions of a. thru d. exists,  

• or e. or f. exists independently,  
 to grant a variance.  
 
Our comments related to the proposal follow each clause in bold.  

• That there are exceptional or extraordinary circumstances or conditions applying to the property in 
question or as to the intended use of the property that do not apply generally to other properties in the 
same zoning district. 

The applicant states the property is much larger than surrounding properties with significantly 
more parking than needed, and that the parking reduction could be utilized for new development.  

34835 Utica (Meijer) is the largest Commercial General (CG) parcel in Fraser, making it a unique 
case.  

• That such variance is necessary for the preservation and enjoyment of a substantial property right like 
that possessed by other properties in the same vicinity. The possibility of increased financial return shall 
not of itself be deemed enough to warrant a variance. 

The applicant did not provide any substantive evidence (that was not related to increased 
financial return) that the variance is necessary for the preservation and enjoyment of a substantial 
property right. But, we note that there have been parking reductions in the CG district and in the 
vicinity of the subject site, as well as previous parking reductions to the subject site, which is 
indicative that a reduction would allow the subject site to enjoy the same property right as nearby 
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parcels. 01-19 ZBA reduced a Meijer outlot from 103 to 69 spaces and Fraser Hockeyland received 
a variance for a parking reduction from 958 to 525 spaces.  

• That the authorizing of such variance will not be of substantial detriment to adjacent property and will not 
materially impair the intent and purpose of this chapter or the public interest. 

We do not find any evidence that approving this variance will negatively impact adjacent 
properties or the public interest.  

We do note that the reduction of parking in the proposed location will ‘orphan’ several parking 
spaces making them functionally unusable. We defer to the applicant to indicate if they have any 
plans for the parking area south of the proposed parking reduction area.   

• That the conditions or situation of the specific piece of property, or the intended use of the property for 
which the variance is sought, is not of so general or recurrent in nature as to create a general rule for 
such condition or situation. 
 

We believe the variance will not cause a general rule as there is no other properties of this size in 
the CG, Commercial General district.  

OR 

• That the modification to setback, location, site or building requirements is sponsored by the Planning 
Commission for a specific proposal that benefits the City by providing better design or efficient use of the 
site or results in a more creative development (all fees to be paid by the applicant). 

The Planning Commission did not sponsor this proposal as a part of a site plan and/or special 
land use approval. 

OR 

• That phasing of required site plan improvements may be warranted because the cost of such 
improvements is relatively high in relation to the total cost of the applicant's development or addition. 
Planning Commission recommendations shall be required, together with a financial security in the 
amount of the deferred improvements. 

The applicant cannot meet the zoning ordinance’s standards through phasing or deferment; 
therefore, the scenario does not apply. 
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CONCLUSION 
Since the applicants have met the Ordinance standards for obtaining a variance, we recommend that the ZBA 
grant their request. 

Please let me know if you have any questions. 

Respectfully Submitted, 
 

 
 
Alicia Warren  Lauren Sayre, AICP 
Assistant Planner        Associate Planner 
 
 
 
 
Cc: Applicant 

City Manager  
Building Official 
City Attorneys 



 

Memorandum 
 

TO: Fraser Zoning Board of Appeals  

FROM: Lauren Sayre, AICP 

SUBJECT: 35835 Utica Road - Meijer // Previous Parking Reduction Approvals 

DATE: July 18, 2024 

 

Below are the minutes from the PC and ZBA meetings regarding previous parking reduction approvals. Note that 
in 2020, zoning text amendments were adopted that allows PC to modify parking reductions.  

ZONING BOARD OF APPEAL: THURSDAY, JANUARY 3, 2019 
#01-19 ZBA, VERUS EVELOPMENT GROUP, LLC ON BEHALF OF MEIJER CORPORATION – WEST OF 
UTICA ROAD AND SOUTH OF 15 MILE ROAD` TO ALLOW 1,179 OFF-STREET PARKING SPACES WHERE 
A TOTAL NUMBER OF 1,608 OFF-STREET PARKING SPACES IS REQUIRED.  
 
Motion by Member: STIMAC   Support by Member: MENENDEZ  
 
TO APPROVE #01-19 ZBA, VERUS EVELOPMENT GROUP, LLC ON BEHALF OF MEIJER CORPORATION – 
WEST OF UTICA ROAD AND SOUTH OF 15 MILE ROAD` TO ALLOW 1, 179 OFF-STREET PARKING 
SPACES WHERE A TOTAL NUMBER OF 1,608 OFF-STREET PARKING SPACES IS REQUIRED.  
 
For the following reasons:  

1. Based on the fact that historical observation on the site indicates that there is more than sufficient 
parking for the use of the facility and a reduction of the spaces for this out lot will not be of detriment 
to the use and development of this piece or the adjacent properties in the vicinity.  
 

AYES 7  NAYS 0  MOTION CARRIED 
 
ZONING BOARD OF APPEAL: THURSDAY, JANUARY 16, 2020 
#19-07 ZBA / Verus Development Group, LLC on behalf of Meijer Corporation 

TO ALLOW 1,149 PARKING SPACES WHERE 1,608 SPACES ARE REQUIRED (SECTION 32-93 (6) j.) 
(Reduced to 1,179 required by 2019 variance) 

Applicants Present: Reid Cooksey, Stonefield Engineering & Design, 607 Shelby Street, Detroit, MI  

PLACHCINSKI explained the variance request.  

QUESTIONS FOR THE ADMINISTRATION:  FARINA inquired about the status of the revised zoning 
ordinance parking requirements and the impact that the updated requirements would have, if any, for this 
variance. STIMAC inquired about the purpose and nature of the grassy areas located at the south end of the 
parent site with regard to whether or not these are open space, retention, required green space, or unpaved areas 
at the very southwest corner of the Meijer site. STIMAC requested confirmation about whether the Meijer site 
would be able to utilize these open spaces for additional parking in the event that there is a change in shopping 
habits and the need for more parking spaces increases significantly. PLACHCINSKI confirmed that Meijer site 
would be able to utilize this space and that the site could accommodate additional parking. 
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PETITIONER STATEMENT: COOKSEY noted that this variance is only affecting the Meijer parcel. COOKSEY 
provided a letter in member’s packets which details the actual parking requirements that the Meijer store needs. 
COOKSEY stated that the Meijer store only need about 600 parking spaces – not the 1,600 that is required by the 
City. COOKSEY further added that the granting of this variance will allow Meijer to ease maintenance 
requirements and provide positive economic benefits to the City of Fraser.  

BOARD QUESTIONS FOR THE PETITIONER: MENENDEZ inquired about how the 1,337 figures for parking 
spaces came about. COOKSEY explained that this was in Meijer’s original plan and was changed. 

STIMAC inquired about whether this was an actual sale of land. COOKSEY responded affirmatively. STIMAC 
asked if there is an agreement in place. COOKEY indicated that there is an agreement between Meijer and the 
owner of parcel B however the owner owns both of these parcels. 

STIMAC asked if the applicant obtained site plan approval for this portion of the project. COOKSEY responded 
affirmatively. STIMAC inquired about whether or not site plan approval is contingent on ZBA approval. COOKSEY 
responded affirmatively to this question.  

Public Hearing OPENED: 7:24 pm 

PUBLIC COMMENT: None 

WRITTEN CORRESPONDENCE FROM PUBLIC HEARING NOTICES: None 

Public Hearing CLOSED: 7:25 pm 

Motion by Member: FARINA (TO APPROVE) Support by Member: MENENDEZ 

To:  To approve variance #19-07 ZBA / Verus Development Group, LLC on behalf of Meijer Corporation to obtain 
a variance to zoning ordinance parking standards to allow 1,149 parking spaces where 1,608 are required by 
ordinance. 

Further Discussion on the Motion: MENENDEZ noted that Meijer successfully applied for and was granted a 
similar request in 2019 and suffers no adverse impacts due to the small dimensions on the parcel 

AYES 7 NAYS  0  MOTION CARRIED. 

 
PLANNING COMMISSION: MONDAY, AUGUST 17, 2020 
PSP 20-005 Meijer Site Plan Amendment  
DISCUSSION: PLACHCINSKI presented the site plan amendment for the Meijer store located at 34835 Utica 
Road. The proposed project is to amend the site plan for the Meijer store to remove 85 parking spaces and divide 
land from the Meijer site, and replace the 15 spaces for Meijer. The net parking loss to the Meijer development is 
70 parking spaces, for 1,079 remaining parking spaces.  
 
PLACHCINSKI presented a communication from a Meijer property sales manager, dated January 17, 2020 
stating that Meijer is aiming to construct 3 parking spaces per 1,000 square feet of building. However, their 
current store prototype has recently been reduced from 210,000 square foot building to a 158,000 square foot 
building, therefore they aim to have approximately 475 spaces.  
 
PLACHCINSKI also presented the following findings as part of the Meijer site plan amendment review:  
• The location and design of driveways providing vehicular access to the Meijer retail development are arranged 
to promote the safety and convenience of vehicles and pedestrians and to provide access in a manner that 
promotes proper internal circulation.  
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• The Meijer development features are arranged to minimize the potential of any negatively impact upon 
surrounding property. The development does not channel excessive traffic onto local residential streets.  
Parking and service areas within the Meijer retail development are adequately screened. The Meijer development 
does not impede emergency vehicle access.  

• All buildings, driveways, parking lots and site improvements for the Meijer retail development are compatible 
with the physical characteristics of the site, including, but not limited to, woodlands, wetlands, slopes, floodplains 
and soil suitability. The Meijer retail development does not have an adverse impact on the natural environment of 
the site or the surrounding area.  

• The proposed required parking modification for this Meijer development site is appropriate based upon its type, 
scale, or intensity where the applicant has demonstrated that such modification is appropriate and does not create 
adverse impacts.  
 
Motion by Member: KEIL Supporting Member: FARINA  
 
To: Approve PSP 20-005 Meijer Site Plan Amendment with the condition that:  
 
1. The applicant must provide a reserve parking agreement for the City Planner and City Attorney to review prior 
to execution and recording at the Macomb County Register of Deeds that accommodates the 70-parking space 
reduction beyond previous variances granted for the development. The reserve parking agreement shall specify 
the zoning ordinance conditions required to construct the reserve parking spaces.  
 
AYES 6  
NAYS 0  
MOTION CARRIED 

A banked parking agreement was summited and approved by the City on August 26, 2021 (attached).  

 

ZONING ORDINANCE TEXT AMMENDMENT: FEBRUARY 13, 2020 
The following Section was adopted on 2/13/20 and allows Planning Commission to make parking modifications. 

Sec. 32-98. - Modification of commercial parking requirements by planning commission. 

Limited modifications to the minimum off-street parking requirements may be approved by the planning 
commission in accordance with the following: 

(1) The planning commission may permit an alternative off-street parking standard for a particular use based 
upon its type, scale, or intensity where the applicant has demonstrated that such modification is appropriate 
based upon an affirmative finding that one (1) of the following criteria has been satisfied (in order of 
importance): 
 

a. Documentation of other instances of similar land uses in comparable settings within the Detroit 
metropolitan area and the appropriateness of those parking conditions. If the evidence and data 
presented under this evidence category is based upon local data that conflicts with evidence and data 
from a national source, the local evidence and data under this category shall take precedence.  
b. Statistical information documenting parking demand for the site during the immediately preceding 
two-year period, any evidence of parking congestion or a need for parking in excess of the amount 
being proposed, or any projections regarding anticipated increased parking needs arising from any 
changes to the site arising from the pending request. If the evidence and data presented under this 
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evidence category is based upon site specific information that conflicts with evidence and data from a 
national source, the site specific information under this category shall take precedence.  
c. Additional data supporting the proposed parking requirement modification, as deemed appropriate in 
the discretion of the planning commission and after receiving input from the city planner.  
d. The average parking demand for the subject use set forth in the most current version of "Parking 
Generation" by the Institute of Transportation Engineers or, if that document has not been updated 
within the preceding two (2) years, the most current version or an equivalent authoritative source on the 
subject of average parking demand. 

(2) If the planning commission modifies off-street parking requirements for the particular site by reducing the 
number of required spaces in accordance with this section and if there is sufficient land to reserve future 
parking in compliance with all requirements of this article, the planning commission shall require an area to be 
reserved on the site plan for deferred installation of additional parking. The reserve parking must be shown on 
the final site plan submitted for approval and set aside as landscaped open space until the time such parking is 
required by the city. Additional parking spaces in the reserved parking area shall be constructed by the then 
current property owner in accordance with the approved site plan within ninety (90) days of a written re quest 
from the city after the city has received three (3) complaints of insufficient parking within a one (1) year period 
of time which are documented by the city's code enforcement officers.  

(3) If the planning commission has previously modified the off-street parking standard for a particular site by 
reducing the minimum number of required spaces in accordance with this section, and the use for which the 
off-street parking reduction was granted is terminated, the following shall apply: 

a. If a new proposed use for the property for which a parking reduction was previously approved 
requires more parking spaces than the previously approved minimum number, the planning 
commission may consider a new request to modify off-street parking requirements in accordance with 
the substantial evidence criteria found in subsection (1)a of this section. In the event that a future 
parking area was previously reserved under subparagraph (2) of this section, the planning commission 
may require the owner/operator of the new proposed use to install additional parking spaces sufficient 
for the new proposed use as a condition of obtaining site plan approval if the owner/operator's request 
to modify the off-street parking standard is denied by the planning commission. 

b. If the new use of the property requires parking equal to or less than the number of parking spaces 
previously installed under a parking reduction approved under this section, the previously granted 
modification may remain in place. 

(4) In all instances where the planning commission approves a modification of the minimum parking 
requirements, the owner of the property and the operator of the business on the site (if different) shall execute 
and deliver to the city a reserve parking agreement in form and substance satisfactory to the city planner and 
city attorney which requires such owner and/or operator to install additional parking spaces in the future if the 
city requests it based upon the criteria set forth above. The owner and/or operator shall be responsible for 
paying for the costs of negotiation, preparation, and recording of such agreement, which shall be completed 
prior to the final issuance of site plan approval [or issuance of a certificate of occupancy]. The city may require 
that the owner and/or operator pay a deposit with the city treasurer to cover the costs of the negotiation, 
preparation, and recording of such agreement at the time the request is made. The city shall refund any excess 
deposit over the actual costs of document negotiation, preparation, and recording, and the owner and/or 
operator shall pay any deficiency prior to issuance of any occupancy approval if the deposit is insufficient to 
cover the actual costs of document negotiation, preparation, and recording.  
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Office Use Only 
CITY OF FRASER 

APPLICATION FOR APPEAL 
ZONING BOARD OF APPEALS 

APPEAL #, ______ _ 

DA TE OF MTG ., _ ___ _ 

DATE REC'D, _ _ _ __ _ 

RECEIPT rt: _ _____ _ 
····························· .. ········· ... · ........................ , 

CIRCLE ALL THAT APPLY: 
( VARIANCE ) APPEAL TEMPORARY INTERPRETATION 

GENERAL LOCATION OF PROPERTY: 

ADDRESS 34835 Utica Rd, Fraser, Ml 48026 CROSS STREETS: 15 Mile Road and Utica Road 

LEGAL DESCRIPTION (Lot number. subdivision. metes/bounds or anach on a separate sheet): 

Lot Number: 11-31-100-049 

See Attached for Legal Description 

BASIS FOR REQUEST: (Hardship or practical difl1culty imposed by Ordinance): 

Minimum number of off street parking required by the Zoning Ordinance is 1608, while the current parking provided 

are 1079 spaces there will be a reduction of 80 spaces to 999 spaces 

SECTION OR ORDINANCE INVOLVED: 32-93 

ZONING DISTRICT OF PROPERTY: General Commerical District (CG) 
- --- · 

APPLICANT 
NAME AND ADDRESSES OF PARTI ES OF INTEREST /\ND OR APPLICANT SEnlNG FORTH THE LEGAL INTEREST 
IN SAID PREMISES: 
APPLICANT: Meijer, Inc. 

A DDRESS: 2929 Walker Ave. NW, Grand Rapids, Ml 49544 

PHONE: 586-254-0900 (Verus); 616-791-3621 (Meijer) INTEREST: Owner 

APPLICANT: Verus Development Group, LLC 

ADDRESS: 950 S Old Woodward Ave, Suite 220, Birmingham Ml 48009 

/ (We) hereby requesl a hearing on Jhe above-mentioned matter before the City of Fraser Zoning board of 
Appeals. The undersigned Sll'ear(s) the.foregoing statements and an.nvers herein conlained and accompanied 
information and data are in all respec/s true and complete. I (we) grant permission to Members of the Zoning 
Board of Appeals and to the City of Fraser Administration to enter lhe land in order to view the olllside 

premises in prepm·ation for heari•1t,• 

Date:~t) '( Signature o f A pplicant: ~ 
~ MEIJER, INC. 

Signature of legal property owner (if not appl icant): /::-cf~ Date:Jun- l 9- 2024 

Kurt Adams, Director of Property Management 



 
REAL ESTATE DEPARTMENT 

Kurt Adams 

Phone:  (616) 791-3621 

Kurt.Adams@meijer.com  

 

 

Meijer, Inc. and its subsidiaries and affiliates 
2929 Walker Avenue, NW, Grand Rapids, Michigan 49544 

Telephone (616) 453-6711 www.meijer.com 

 

June 19, 2024 

 

 VIA EMAIL:  frank.arcori@verusdg.com 

Mr. Frank Arcori  

Verus Development  

950 S Old Woodward Ave, Suite 220  

Birmingham, MI 48009  
 

Re:  Meijer 145 Fraser   

Parking Counts  
 

Dear Mr. Arcori:  

  

It is my understanding that there may be questions from the City of Fraser regarding the number 

of remaining parking stalls for the Meijer store at 15 Mile & Utica Rds, including whether the 

remaining number of spaces would be sufficient for Meijer.   

  

For Meijer, a key driver in our desire to sell this outlot is that very reduction in parking 

stalls.  Meijer’s current prototype is to have approximately 500 parking spaces for a new store.  The 

Meijer store in Fraser currently has 1,079 parking spaces, more than double our preferred 

amount.  The excess parking is unused, is not aesthetically pleasing, and is a significant cost to 

Meijer to maintain.  We have found that parking reductions through outlot development offers 

municipalities the opportunity to see those seas of asphalt reduced, increased commercial 

development in what is already a commercial corridor or focal point, as well as offer the 

community additional dining and shopping opportunities that might not be possible should excess 

asphalt remain.  

  

In summary, Meijer would very much like to see the number of parking spaces further reduced for 

several reasons and would hope that the community agrees with our evaluation while seeing the 

benefits to the City and its citizens.  Please let me know if you or the City has any further questions 

on this or any other matter.  
  

Sincerely, 

MEIJER 

 

 

 

Kurt Adams 

       Director of Property Management 

http://www.meijer.com/


 

stonefieldeng.com 

555 S. Old Woodward, Suite 12L, Birmingham, MI 48067  t. 248.247.1115 

June 27, 2024 
 
Laurne Sayre 
Office of Planning and Zoning 
City of Fraser 
33000 Garfield Road 
Fraser, MI 48026 
 
RE: City of Fraser Zoning Board of Appeals Approval 

Proposed Multi-tenant Retail 
PARCEL ID: 11-11-100-044  
34835 Utica Road 
Macomb County, Michigan 

 
 
Lauren: 
 

Stonefield Engineering & Design, LLC is pleased to submit documents for the Zoning Board of Appeals Approval for the 
above refenced property. Please find the following items enclosed for review: 
 

ITEM DESCRIPTION DATED COPIES PREPARED BY 

Zoning Board of Appeals Application 06-24-2024 1 Verus Development Group, LLC 

Legal Description 06-21-2024 10 Verus Development Group, LLC 

Check for $800.00 06-24-2024 1 Verus Development Group, LLC 

Meijer Parking Exhibit 06-18-2024 10 Stonefield Engineering & Design 

Meijer Parking Reduction Letter 06-19-2024 10 Meijer 

 
Below are the variance conditions being addressed: 
 

a. That there are exceptional or extraordinary circumstances or conditions applying to the property in question or as to the 
intended use of the property that do not apply generally to other properties in the same zoning district. 
This property is much larger than any surrounding property with significantly more available parking 
that could be used for potential development. This property is encumbered by more parking than 
required by the tenant. 

b. That such variance is necessary for the preservation and enjoyment of a substantial property right similar to that possessed 
by other properties in the same vicinity. The possibility of increased financial return shall not of itself be deemed sufficient to 
warrant a variance. 
Granting this variance will allow for new development within the city providing greater financial 
return and more enjoyment and preservation of the commercial area than excessive parking. 

c. That the authorizing of such variance will not be of substantial detriment to adjacent property and will not materially impair 
the intent and purpose of this chapter or the public interest. 
The reduction of parking for a new development provide improvement to adjacent properties and 
provide greater public interest in this area. 

d. That the conditions or situation of the specific piece of property, or the intended use of the property for which the variance is 
sought, is not of so general or recurrent in nature as to create a general rule for such condition or situation 
The parking reduction is specific to this tenant needs as the parking being removed is excessive and 
in an area of the site that does not necessitate parking for customers or employees. 

 
 
 
 
 
 



Proposed Meijer Outlot 
34835 Utica Road 

June 27, 2024 
Page 2 of 2 

 
Should you have any questions, please do not hesitate to contact our office. 
 
Best regards, 

  

J. Reid Cooksey Erin McMachen  
jcooksey@stonefieldeng.com emcmachen@stonefieldeng.com  
Stonefield Engineering and Design, LLC  Stonefield Engineering and Design, LLC 
 

V:\DET\2022\DET-220253-Verus Development Group-34625 Utica Road, Fraser, MI\Correspondence\Outgoing\Municipal\Zoning Board of Appeals.docx 
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SITE AREA: 80 STALLS
BEING REMOVED

MEIJER

GRAPHIC SCALE IN FEET
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MEIJER ZBA
PARKING EXHIBIT

E-1

PROPERTY INFORMATION

ADDRESS:  34835 UTICA ROAD, CITY OF FRASER, MACOMB COUNTY, MICHIGAN

EXISTING ZONE: GENERAL COMMERCIAL ZONE (GC)

PROPOSED PARCEL AREA:  ±1.4 ACRES

BUILDING FOOTPRINT:  6,539 SF

1" = 100'

MEIJER SUMMARY (STORE # 145)

MEIJER OUTLOT PARCEL

CURRENT STALL COUNT 1,079 BUILDING SIZE 6,539 SF

STALLS BEING REMOVED 80 PARCEL SIZE 1.4 ACRES

REMAINING STALLS 999 STALLS PROPOSED 18

* MEIJER PARKING REQUIREMENT:

1 SPACE PER 150 SF OF FLOOR AREA
(241,230 SF)(1/150 SF) = 1,608 SPACES
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NOTICE OF ZONING BOARD OF APPEALS HEARING 
 
NOTICE IS HEREBY GIVEN that the City of Fraser Zoning Board of Appeals will meet on Thursday, 
August 15, 2024, at 7:00 p.m. in the Fraser City Hall Council Chambers at 33000 Garfield Road, located 
at the southeast corner of Fourteen Mile and Garfield Roads, Fraser, Michigan for the purpose of 
conducting a Public Hearing and making a decision on the following request: 
 
APPEAL #24-02: VARIANCE REQUEST / MEIJER, INC. 
             
BY REASON OF: SECTION 32-93, PROVISIONS PERTAINING TO MINIMUM NUMBER 

OF OFF-STREET PARKING SPACES. 
                          
PURPOSE OF REQUEST:      TO OBTAIN A VARIANCE FROM ZONING ORDINANCE STANDARDS 

TO REDUCE THE NUMBER OF REQUIRED OFF-STREET PARKING 
FOR A COMMERICAL BUSINESS FROM 1,079 PARKING SPACES TO 
999 PARKING SPACES, WITH THE CURRENT REQUIREMENT BEING 
1,608 PARKING SPACES. 

                                                                                                
PROPERTY IN QUESTION:   34835 UTICA ROAD, FRASER MICHIGAN, 48026 
    PARCEL ID: 11-31-100-049 
 
NOTICE IS FURTHER GIVEN that any interested person may appear and comment upon the proposed 
request in person, or by agent or attorney during the public hearing to be held on the date and time of the 
meeting. Pertinent information relating to the application may be reviewed at the Fraser Building 
Department during regular business hours which are 8:00 a.m. to 4:30 p.m., Monday through Friday at 
the Fraser City Hall, 33000 Garfield Road, Fraser, Michigan. Questions regarding the requested variance 
can be directed to the Planner, c/o Building Department at 586-293-3100. Written comments may be 
submitted to the Fraser Building Department at 33000 Garfield Road, Fraser, Michigan 48026, or email to 
the Building Department at zoning@micityoffraser.com up to 4:30 p.m. of the meeting date. 
 
The City of Fraser will provide necessary, reasonable auxiliary aids and services to individuals with 
disabilities at the meeting upon four (4) days’ notice to the Building Department at the phone number set 
forth above. 
 

mailto:zoning@micityoffraser.com


 

Monthly Planning & Zoning Report 
For August 2024 

 

McKenna provides day-to-day assistance to the City, applicants, and the public regarding zoning, planning and 
economic development matters. 

PLANNING, ZONING, DESIGN & ECONOMIC DEVELOPMENT ACTIVITY  

As part of our services to the City, McKenna reviews Planning Commission applications and provides 
recommendations on long range planning, land use, zoning, and design. The following is a summary of active 
developments; yellow highlighting indicates new updates for the month. 

PROJECT # / 
ADDRESS 

SCOPE STATUS / NEXT STEPS 

SP21-08 
 
34400 Utica 
Hockeyland Outlot 
 
SLU 24-01 

Site plan approval 
with conditions 
granted on August 4, 
2021. 

Site plan approval extended for 12 months, August 2, 2023, subject to 
site plan amendment approval. Approved to apply for foundation permits. 
 
Revised site plan approved at September PC meeting. CofO contingent 
on satisfaction of all PC conditions of approval. 
 

Lot split application approved in October 2022. Approved to move forward 
with the process without finalized parking agreement. 

Construction underway. 

Planning Commission conditionally approved the site plan with 
amendments to the conditions regarding off-site shared parking 
agreements.   

SLU modification approved at March 6, 2024 PC Meeting.  

Big Boy / Hockeyland management met with City (building, planning, 
engineering, legal) and has submitted a plan to complete all outstanding 
items by September 1, 2024. 

SP23-03 / ZBA23-04 
 
32660 Utica Road 
Strip Mall 

Site plan to convert a 
coin-operated car 
wash into a 3-unit 
commercial strip 
mall. 
 
Variance request to 
reduce the front 
setback from 70 ft to 
35 ft.  

Preliminary site plans reviewed.  

Applicant contacted for revised site plans.  

Variance request for front parking setback reduction granted for October 
5, 2023 ZBA.  

Conditionally approved by Planning Commission on November 1, 2023.  

Final site plans approved by Planning and Zoning. Pending engineering 
and building review.  

Building Permit issued. 
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PROJECT # / 
ADDRESS 

SCOPE STATUS / NEXT STEPS 

RZ23-02 
 
32981 & 32875 Utica 
Road 
 
Sheetz 

Conditional rezoning 
from CBD to CG to 
operate a gas station 
and fast food 
restaurant.  

Public hearing at the January 3, 2024 Planning Commission Meeting.  

Planning Commission recommended denial of conditional rezoning to City 
Council at January 3, 2024 Planning Commission Meeting.  

Sheetz to return after conditional rezoning agreement is drafted. 

City Council to grant approval or denial of conditional rezoning TBD. 
Tentatively October. 

SP 24-01 
 
ZBA 24-03 
 
34400 Klein 
 
Foundation Solutions 
360 

Site Plan 
amendment to 
remove ZBA 
condition and add 
paved parking area. 
 
Variance 
amendment to 
remove shared 
parking requirement. 
Variance request to 
increase parking 
setback 
nonconformity. 

The site plan will be reviewed at the April 3, 2024 PC meeting. 

The variance requests granted at the May 2, 2024 ZBA meeting.  

The site plan was approved at the June 5, 2024 PC meeting. 

The site plan is in engineering review. 

ZBA 24-01 
 
31253 Utica Road 
 
Sunbelt Rentals 

Request for front 
parking setback, as 
well as front fence 
setback and front 
setback for a storage 
area.  

The variance request granted at the May 2, 2024 ZBA meeting. 

The site plan will be conditionally approved at the July 15, 2024 PC 
meeting. A variance will be reviewed at the August 15 ZBA meeting. This 
variance is part of the conditional site plan approval. 

SP 23-04 
 
34575 Commerce Road 
 
Drivergent 

Request for site plan 
approval to store 
buses outdoors.  

Planning Commission tabled the request at the May 1, 2024 meeting until 
the applicant obtains all necessary variances and provides revisions to 
the site plan. 

SP 24-03 16000 15 Mile 
Road 
 
Strip Mall 

Request for exterior 
façade modification.  

For commercial districts, such as the CG District, any exterior building 
material that is not aesthetically pleasing brick and or stone must be 
approved by the Planning Commission. This application was approved at 
the August 7, 2024 PC meeting.  

ZBA 24-04 34835 Utica 
Road 
 
Meijer 

Request for 
reduction of off-street 
parking spaces.  

Public hearing for this variance request will be held on August 15, 2024. 
This request will be reviewed at the September 5, 2024 ZBA meeting, due 
to lack of applicant availability.  
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LOOKING FORWARD 

• Sign Ordinance (Potential adoption in October) 

• Full Zoning Ordinance Rewrite (End of 2025 – Early 2026) 

CONTACT US 

Should you have any questions on the above projects or would like additional information, please contact your 
City of Fraser team at: 

• Lauren Sayre (lsayre@mcka.com)  

• Alicia Warren (awarren@mcka.com)  

mailto:lsayre@mcka.com
mailto:awarren@mcka.com
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