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AGENDA 

CITY OF FRASER ZONING BOARD OF APPEALS 

Thursday, November 6, 2025 @ 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 – November 6, 2025 

5. Approval of Minutes – October 2, 2025 

6. Formal Statement by Chair 

7. Old Business (Postponed Cases)- None 

8. New Business of the Board  

a. Public Hearing - ZBA 25-03: Utica Road and Woodlane Road (34400 Utica), Fraser 

Hockeyland Properties, LLC 

Variances from: 

• Section 32-94(2)e: to allow for striping only when the parking lot is in use, where striping 

of parking lots is required; 

• Section 32-94(10) to allow for parking lot lighting in compliance with section 32-86 only 

when the parking lot is in use, where parking lot lighting is required; 

• Section 32-94(15) to remove the requirement for a paved ingress and egress, where paving 

is required; 

• Section 32-94(16) to remove the requirement for curbs to be installed, where the 

installation of curbs is required; 

• Section 32-94(18) to allow a 4-foot, wood fence instead of the required protective wall or 

greenbelt.  

 

9. Unfinished Business of the Board  - None  

 

 

CITY MANAGER  
Elaine Leven 
CITY CLERK 
August Gitschlag 
 

MAYOR 
Michael Lesich 

MAYOR PRO-TEM 
Patrick O’Dell 

COUNCIL 
Amy Baranski 

Kenny Perry 
Patrice Schornak 

Sherry Stein 
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10. Monthly Report 

a. October Monthly Report 

b. Action items Update – none  

 

11. Planning Commission Liaison 

 

12. Public to be Heard 

 

13. Adjournment. 

Posted:  October 30, 2025 
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CITY OF FRASER ZONING BOARD OF APPEALS 
MEETING MINUTES  

CITY COUNCIL CHAMBERS 
33000 GARFIELD, FRASER, MI 48026  

Thursday, October 2, 2025 @ 7:00 P.M. 
DRAFT 

 

1. Call Meeting to Order 

 

    Chair Farina called the meeting to order at 7:01pm 

 

 

2. Pledge of Allegiance 

 

    Chair Farina led the Pledge of Allegiance 

 

 

3. Roll Call 

 

Present: Burley, Farina, Green, Menendez, Wahl 

Absent: Chementi, Stasek 

 

Motion by Farina, supported by Menendez to excuse Joe Chementi  

 

Ayes: Burley, Farina, Green, Menendez, Wahl 

Nayes: Chementi, Stasek                                  Motion Passes 

 

 

4. Approval of Agenda – October 2, 2025 

 

Motion by Menendez supported by Wahl to approve the agenda as submitted 

 

Ayes: Burley, Farina, Green, Menendez, Wahl 

Nayes: Chementi, Stasek                 Motion Passes 

 

Member Stasek enters at 7:03pm 

 

 

 

CITY MANAGER 
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5. Approval of Minutes – July 17, 2025 

 

Motion by Farina supported by Wahl to approve the agenda as submitted 

Ayes: Burley, Farina, Green, Menendez, Stasek, Wahl 

Nayes: Chementi                            Motion Passes 

 

 

6. Formal Statement by Chair 

 

 

7. Old Business (Postponed Cases) 

    

    None 

 

 

8. New Business of the Board 

     

    None 

 

 

9. Unfinished Business of the Board 

a. Zoning Ordinance Discussion 

City Planner Sayre presented highlights of the proposed changes to the zoning 

ordinance and the timetable for its adoption. Questions were asked regarding: 

“Accessory Dwelling Units” as short-term rentals and infrastructure challenges they 

could present 

“Adult businesses” and their possible location in Commercial vs Industrial Districts 

“Artisanal/Maker Space” should be required to produce a product? 

Review of Communities who do and don’t allow “Use Variances” and should Fraser 

allow them? 

Chair Farina brought up the steering committee’s decision not to allow chickens 

Fence setbacks and gates adjacent to property lines 

More detail needed for impervious surfaces for parking recreational vehicles  

 

 

10.  Monthly Report 

 

a. September Monthly Report 

b. Action items Update – none 

 

Hockeyland will be back to request a parking variance  

 Preconstruction meeting was held with Sheetz 

 Complete Auto Care on Kelly Rd had a site plan approval 
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 Car wash in the Meijer lot is still going through some administrative processes 

 The duplexes on Utica may be nearing the end of their site plan approval life span 

 

 

11. Planning Commission Liaison 

 

      Chair Farina does not need the plan stamps anymore 

 

 

12. Public to be Heard 

 

      None present 

 

 

13. Member Comments 

 

      Member Menendez wished Chairman Farina a very happy birthday 

 

 

14. Adjournment 

 

Motion by Menendez, supported by Wahl to adjourn the meeting at 7:58pm 

 

Ayes: Burley, Farina, Green, Menendez, Stasek, Wahl 

Nayes: Chimenti                                       Motion Passes 

 

Respectfully Submitted: 
 
 

           
     
________________________________________________________________ 

 August Gitschlag, City Clerk  
 City of Fraser 
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CONCLUSION 
 

We believe granting the requested variances would not negatively impact the health, safety, welfare, or value of 
neighboring properties or the community in general. We do believe it has met the Ordinance Standards and as 
such, we do find an unnecessary hardship. Therefore, we recommend approving the requested variances. 

Below is sample motion language: 

Motion to approve the following variances upon finding they meet the variance criteria demonstrating an 
unnecessary hardship: 
 

• A variance from Sec. 32-94(2)e to allow for striping only when the parking lot is in use, where 
striping of parking lots is required, & 

• A variance from Sec. 32-94(10) to allow for parking lot lighting in compliance with section 32-86 
only when the parking lot is in use, where parking lot lighting is required, & 

• A variance from Sec. 32-94(15) to remove the requirement for a paved ingress and egress, where 
paving is required, &  

• A variance from Sec. 32-94(16) to remove the requirement for curbs to be installed, where the 
installation of curbs is required, & 

• A variance from Sec. 32-94(18) to allow a 4-foot, wood fence instead of the required protective wall 
or greenbelt, provided the fence provides screening from headlights.   

 

Additional information brought forward by the Board, the applicant, and/ or during the public hearing should be 
incorporated into the record prior to the Board making any determination. 

 

Please let me know if you have any questions.  

 
Respectfully Submitted, 

 
 
McKenna 
 

 
Alicia Warren  Lauren Sayre, AICP 
Associate Planner  Senior Planner 
 
 
cc: Applicant, City Manager, Building Official, City Attorneys 

 



Engineering Comments (Mike Vigneron): 

 

I took a quick look at the parking layout and lighting and generally feel they have a plan that I’d 

be comfortable with, but based on below (not to scale, but close enough for discussion based 

on their dimensions in the sketch and the dimensions of the lot) they will likely not be able to get 

as many spots as they’re thinking. The ones in the red bubbles might be tight. They have an note 

to pull in only, but leaving would be a challenge for the spots, especially along Woodlane. 

 

 





























34400 Utica Road 
Fraser, MI 48026 

(586) 294-2400 
 

 
 
RE: Zoning Variance Request 
 

-​ 32-94(2)e: 
-​ Requesting a variance to permanent striping. Requesting to 

allow for temporary striping when lot is needed for extreme 
event overflow parking.  

-​ 32-94(10): 
-​ Requesting relief from permanent lighting. Requesting to allow 

for temporary adequate lighting to be brought in under use 
cases where extreme events require the lot be used for 
overflow parking.  

-​ 32-94(15): 
-​ Requesting a variance to a paved entrance. Entrance is already 

adjoined to an existing paved parking lot. Entrance will be 
marked and attended when needed, and meet the 30’ 
requirement.  

-​ 32-94(16): 
-​ Requesting a variance to curbing requirements. The lot is used 

primarily for outdoor recreation, and is surrounded on 2 sides 
by an existing parking lot, one side by a roadside ditch (with a 
fence barrier to be built). Requesting existing curbing/parking lot 
be considered sufficient.  

-​ 32-94(18): 
-​ Requesting a variance to allow approved fence (permit issued 

to install #PPZB-0764) to act as protective barrier. It will be kept 
free of debris, signs or any advertising. 

 
 
 
 
 



34400 Utica Road 
Fraser, MI 48026 

(586) 294-2400 
 

 
 

-​ 32-228(2): 
-​ The exceptional or extraordinary circumstances for this property 

is that it has been vacant and unused. Local schools and club 
have used the property for recreational purposes. This variance 
would allow for that continued use, with consideration that when 
needed, all requirements will be met in a temporary fashion for 
extreme event excess parking.  

 
Thank you, 
 
Bud Kowalski 
General Manager 
Big Boy Arena 



 

Monthly Planning & Zoning Report 
For October 2025 

 

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 30, 2024. 

Big Boy / Hockeyland met with City in October to discuss 
outstanding items.  

Hockeyland requesting additional variances at November 6, 
2025 ZBA Meeting to use grass lot as unpaved parking. 

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.  
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PROJECT # / 
ADDRESS 

SCOPE STATUS / NEXT STEPS 

City Council approved Conditional Rezoning on October 30, 
2024. Applicant is currently revising the agreement in 
accordance with conditions provided at the meeting.  

“Motion by Perry supported by Sutherland to approve the 
conditional rezoning application RZ23-02 based on the 
information presented by Sheetz with modifications to the 
maintenance of landscaping, the presentation of a compliant 
lighting plan, and Sheetz covering the cost of any land 
transfers to neighboring residents.” 

The site plan will return to Planning Commission, but 
Planning Commission will only be able to ensure that the 
conditions of the conditional rezoning agreement are met.  

Sheetz obtained a variance for their lighting under the fuel 
pump canopy to allow a maximum illumination of 30fc at the 
City Council meeting on May 8, 2025.  

Sheetz has received final site plan approval at the July 21, 
2025, Planning Commission. 

Preconstruction meeting occurred with City Staff on 
September 26, 2025. 

ZBA 24-06 33420 Utica 
Road 
 
Use Variance for 
multiplex development 
 
SP 24-07 33420 Utica 
Road 

Request for a use variance to 
construct a multiplex 
development in the RM district. 
 
Request for site plan approval for 
multiplex development. 

The Zoning Board of Appeals approved the use variance at 
the November 7, 2024 meeting.  

Planning Commission tabled site plan on January 13, 2025. 
Applicant to return with revisions. 

The site plan was conditionally approved at the March 5, 
2025 meeting. The applicant has submitted updated plans 
that meet the conditions required and is now in engineering 
review. 

SP 24-08 17689 
Masonic Blvd 
 
Strip Mall 

 

Request for site plan approval for 
commercial strip mall. 

Applicant postponed review at the January 13, 2025 Meeting. 
The applicant will revise site plan and return to Planning 
Commission.  

The site plan was conditionally approved at the March 5, 
2025 meeting. The applicants is obtaining DPW approvals. 

RZ 25-01, Hayes Road 
 

Rezoning from RL to RM to 
develop site condominiums.  

Planning Commission recommended approval of the 
rezoning request to rezone a parcel on Hayes Road near 14 
Mile Road from RL to RM, in order to develop 8-site 
condominiums on May 7, 2025.  

City Council approved the rezoning on June 12, 2025. The 
applicant will return to PC for site plan approval. 
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PROJECT # / 
ADDRESS 

SCOPE STATUS / NEXT STEPS 

ZBA 25-02 31471 Grove To request a variance to 
construct a 6 ft tall sight-
obscuring fence on a corner lot, 
parallel to a side street. 

The ZBA approved the variance at the July 17, 2025 
meeting. 

SLU 25-02 33341 Kelly 
Road 
 
Complete Auto Care 

To obtain special land use 
approval to allow an automobile 
heavy repair garage in an “IR – 
industrial restricted” zoning 
district. 

The PC conditionally approved the SLU at the July 21, 2025 
meeting. 

PC approved their site plan at the September 3, 2025 
meeting. 

LOOKING FORWARD 

• 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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