Zoning Board of Appeals Meeting
July 14, 2022

City of Allen Park
Zoning Board of Appeals Meeting
Thursday, June 9, 2022 – 7:00 PM
15915 Southfield Road Allen Park, MI 48101
DRAFT MINUTES

I.

CALL TO ORDER
Members in attendance requested that Mike Auerbach (planning staff liaison, Carlisle/Wortman,
Associates) facilitate the meeting. Planner Auerbach called the June 9, 2022 Zoning Board of
Appeals meeting to order at 7:00 p.m.

II.

PLEDGE OF ALLEGIANCE

III.

ROLL CALL ATTENDANCE
NAME

PRESENT

David Babbage
John Ciotti
Mark Courtright
Mark Gaworecki
Dennis Marcos
Phillipa Matakas
Dennis Randt

ABSENT

EXCUSED
X

X
X
X
X
X

X

Also in attendance: Mike Auerbach (Planner, CWA).
IV.

READING AND APPROVAL OF AGENDA
1. Approval of the agenda for the Zoning Board of Appeals Meeting of June 9, 2022.
Motion by Member Ciotti, seconded by Member Marcos to approve the June 9, 2022 meeting
agenda as presented.
Unanimous voice vote of approval.

V.

READING AND APPROVAL OF MINUTES
1. Approval of the minutes from the Zoning Board of Appeals Meeting of October 14, 2021.
Motion by Member Ciotti, seconded by Member Randt to approve the minutes from the
Zoning Board of Appeals Meeting of April 14, 2022 as presented.
Unanimous voice vote of approval.
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Minutes
Zoning Board of Appeals Meeting
June 9, 2022
VI.

COMMUNICATIONS AND PETITIONS
None.

VII.

PUBLIC HEARINGS
None.

VIII.

NEW BUSINESS
None.

IX.

OLD BUSINESS
1. 4100 Allen Road – Safe Spot Storage Use Variance.
Consideration of a Use Variance for property located at 4100 Allen Road (30-006-01-0004004). The applicant is requested a variance from Section 52-346(g)(7) of the City of Allen Park
Zoning Ordinance so that an indoor self-storage facility and outdoor recreational vehicle
storage may be permitted on the property. Section 52-346(g)(7) permits “moving or storage
offices, without storage and no outdoor storage of rental equipment or vehicles”. If granted,
an indoor self-storage facility may be permitted on the property, and outdoor recreational
vehicle storage may be permitted on the property as a regulated use, as established by
Section 52-347(1)(k) of the Zoning Ordinance.
Planner Auerbach indicated that the applicant requested a postponement until the July
meeting in order to prepare updated plans.
Discussion followed.
Motion by Member Ciotti, seconded by Member Randt to postpone action on the 4100 Allen
Road – Safe Spot Storage Use Variance until the Board’s July 14, 2022 regular meeting.

X.

PUBLIC COMMENT (non-case specific items)
None.

XI.

ADJOURNMENT
Motion by Member Gaworecki, seconded by Member Rand to adjourn the meeting at 7:35 p.m.
Unanimous voice vote of approval.

Respectfully submitted,
Mike Auerbach, Planner
Approved:
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Date:

July 11, 2022

Variance Request Review
for
City of Allen Park, Michigan

Applicant:

Jefferey and Amy Massella

Project Name:

15006 Jonas Ave Fence Variance Request

Plan Date:

June 14, 2022

Location:

15006 Jonas Ave. (30 015 05 0031 000)

Zoning:

R-1B, Single Family Residential

Action Requested:

Approval of a twenty-eight (28) foot dimensional variance from
Section 52-902 of the City of Allen Park Zoning Ordinance

REQUEST SUMMARY
The Board is scheduled to consider a variance request for property located at 15006 Jonas
Avenue, which is a corner lot located northwest corner of Jonas Avenue and Fox Avenue. The
property is zoned R-1B, Single Family Residential, and is currently in use as a single-family
dwelling. An aerial image of the property is shown in Figure 1.
The applicants are requested a twenty-eight (28) foot variance from Section 52-902 of the City of
Allen Park Zoning Ordinance, which permits boundary fences that are six (6) feet in height to
extend along a side yard line two (2) feet beyond any side door adjacent to the street on a corner
lot. If granted, a boundary fence that extends thirty (30) feet beyond the side door would be
allowed along the Fox Avenue lot line.
Boundary fences are defined in Section 52-902 as “…any structure or partition constructed or
erected parallel to and on or within three feet of any lot line. Fencing installed between a property
line and a structure shall meet the requirements of a boundary fence.” According to the
application packet, the proposed fence would be six (6) feet in height “with topper” and made
Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Principal
David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal Craig Strong, Principal R. Donald Wortman, Principal
Laura K. Kreps, Senior Associate Paul Montagno, Senior Associate, Megan Masson-Minock, Senior Associate
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of treated wood, with two (2) four (4) foot walk gates. Photos provided by the applicant show that
a chain link fence is located in the same area, which would be removed.

Figure 1. Aerial Photo and Approximate Location of Subject Site

The uses and zoning of properties adjacent to the subject site are listed in Table 1.

Table 1. Adjacent Land Uses and Zoning
Direction
North
South
East
West

Zoning
R-1B, Single Family Residential
R-1B, Single Family Residential
R-1B, Single Family Residential
R-1B, Single Family Residential

Existing Use
Single Family Residential
Single Family Residential
Single Family Residential
Single Family Residential

REVIEW STANDARS
The criteria for evaluating variance requests are established in Section 52-98 of the City’s Zoning
Ordinance. Those criteria, and our assessment of the applicant’s request according to those
criteria, are below.
2
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(1) First determine that the proposed variation involves exceptional circumstances not
found in other areas of the same district;

CWA Comments: For this standard to be met, the Board will need to find that the strict

application of the Zoning Ordinance would create a practical difficulty due to a unique
physical characteristic of the property that is not shared by others in same District. In
addition, the circumstances resulting in the practical difficulty cannot be self-created.

The fence standards for corner lots depend on the location of a structure’s side door. As
shown in the photos provided by the applicant, the dwelling’s side door is located on
an addition that is attached to the north side of principal dwelling, with the door facing
Fox Avenue. A review of Google Street View photos of other corner lots in the vicinity
shows that other corner lot dwellings typically have side doors located under the
principal structure roof ridge, which would allow for more yard to be enclosed by a six
(6) foot tall boundary fence.
A practical difficulty may exist if the location of the side door is atypical when compared
to other dwellings in the District, or that the configuration of the structures on the
property prohibit the applicant form having a functional yard that could be enclosed by
a six (6) foot tall boundary fence. According to aerial photos of the property,
approximately 1,700 square feet of yard space could be enclosed with a six (6) foot fence
without a variance. The Fox Avenue yard that the applicant is proposing to enclose is
approximately 280 square feet in area. However, the rear yard includes a detached
garage, and creates an “L” shape with the Fox Avenue yard.
The Board will need to determine if the location of the door and/or the configuration of
the existing building limit the available yard space on the property and constitute an
exceptional circumstance.
According to City records, the dwelling on the property was built in 1950. The applicant
has indicated that their grandparents purchased the property in 1964, and built the
addition with the side door that is the subject of the variance request. The applicant also
indicates that the predecessors in title are their immediate family members, which is
consistent with the records published on the City’s BS&A website, as shown in Table 2.
While Michigan courts have ruled that actions of a property owner’s family constitute a
self-created hardship (Johnson v Robinson Township, 420 Mich 115; 359 NW2d 526
(1984)), it is our understanding that the hardships in those cases were created after the
applicable zoning ordinances were adopted. According to the City’s Municode website,
the City’s Zoning Ordinance was first adopted in 1968. The fence standards have
subsequently been amended five (5) times, most recently in 2017. Given the age of the
addition and that the applicants are two (2) generations removed from the family
members who built it, it is our option that the circumstances of the property are not selfcreated.

3
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Table 2. Property Ownership History
Sale Date

Instrument Grantor
MASSELLA, KAREN6/2/2016 PTA
PIERFEDERICI, JERR
3/3/2011 PTA

5/18/2000 QC

PIERFEDERCI,
ANITA
PIERFEDERICI,
JERRY ET AL

Grantee
Liber/Page
MASSELLA , JEFFREY
S
MASSELLA,
KAREN/PIERFEDERICI,
JERRY
PIERFEDERICI,
JERRY ET AL
200204956

(2) Will not in any other respect impair the public health, safety, comfort, or welfare of the
inhabitants of the city; and

CWA Comment: Provided that the circumstances of the property are exceptional
compared to others in the same District, approval would not impair public health, safety,
comfort, or welfare of the inhabitants of the city.

(3) In addition, meets the following general standards:
a. The proposed use will be of such location, size and character that it will be in
harmony with the appropriate and orderly development of the surrounding
neighborhood.

CWA Comments: Any approved variance should be the least deviation necessary

to provide relief from a practical difficulty and be consistent with the standards
that apply to other property owners in the District.

The applicants are proposing to extend a six (6) foot tall boundary fence to the
Jonas Avenue building line of the dwelling. A review of Google Street View
photos of other corner lots in the vicinity suggests that other corner lot dwellings
do not have side doors that would permit a six-foot boundary fence to extend a
similar distance.
The Board will need to determine whether a lesser variance would provide the
applicants relief, and if the lesser variance would be more consistent with the
City’s zoning standards as applied to other properties in the District.
b. The proposed use will be of a nature that will make vehicular and pedestrian traffic
no more hazardous than is normal for the district involved, taking into
consideration vehicular turning movements in relation to routes of traffic flow,
proximity and relationship to intersections, adequacy of sight distances, location
and access of off-street parking and provisions for pedestrian traffic, with
particular attention to minimizing child-vehicle contacts in residential districts.

CWA Comments: The proposed fence would be approximately twenty-four (24)
feet from the Jonas Avenue right-of-way and forty (40) feet from the curb. We do
not anticipate that the fence would impair the vision of drivers or pedestrians.
c. The location, size, intensity, site layout and periods of operation of any such
proposed use will be designed to eliminate any possible nuisance emanating

4
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therefrom which might be noxious to the occupants of any other nearby
permitted uses, whether by reason of dust, noise, fumes, vibration, smoke or
lights.

CWA Comments: The proposed fence would not result in any nuisances related

to the use of the property if the variance were approved.

d. The location and height of buildings or structures and the location, nature and
height of walls and fences will be such that the proposed use will not interfere
with or discourage the appropriate development and use of adjacent land and
buildings or unreasonably affect their value.

CWA Comments: Provided that the fence as proposed is comparable to fences
that may be built on other corner lot properties in the District, the proposed fence
would not interfere with or discourage the appropriate development of adjacent
land and buildings or unreasonably affect their value.

RECOMMENDATIONS
We recommend that the Board grant the requested variance only if the Board determines that
that the following item for Section 52-98 has been addressed:
(1) Whether the location of the dwelling’s side door and/or the configuration of the existing
structures limit the available yard space on the property and constitute an exceptional
circumstance.
(3)(a)

Whether a lesser variance would provide the applicants relief, and if a lesser variance
would be more consistent with the City’s zoning standards as applied to other properties
in the District.

Provided that the Board determines that the items above have been addressed, we recommend
approval based on the following findings:
(2) The assessment of the City’s consultants that the proposed fence will not impair public
health, safety, comfort, or welfare.
(3)(b) The proposed fence would be approximately twenty-four (24) feet from the Jonas Avenue
right-of-way and forty (40) feet from the curb, and would not impair the vision of drivers or
pedestrians.
(3)(c) The fence is not likely to result in a public nuisance.
(3)(d) The proposed fence would not interfere with or discourage the appropriate development
of adjacent land and buildings or unreasonably affect their value.

5
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Date:

April 11, 2022
July 11, 2022

Variance Request Review
for
City of Allen Park, Michigan

Applicant:

Safe Spot Self-Storage

Project Name:

Safe Spot Self-Storage Use Variance Request

Plan Date:

Received March 20, 2022

Location:

4100 Allen Road (30-006-01-0004-004)

Zoning:

C-4, General Business

Action Requested:

Approval of a Use Variance from Section 52-346(g)(7)

REQUEST SUMMARY
This is an update to our April 11, 2022 review based on additional information provided by the
applicant.
The applicant is requested a variance from Section 52-346(g)(7) of the City of Allen Park Zoning
Ordinance so that an indoor self-storage facility and outdoor recreational vehicle storage may be
permitted on the property. Section 52-346(g)(7) permits “moving or storage offices, without
storage and no outdoor storage of rental equipment or vehicles”. If granted, an indoor selfstorage facility may be permitted on the property, and outdoor recreational vehicle storage may
be permitted on the property as a regulated use, as established by Section 52-347(1)(k) of the
Zoning Ordinance.
The Board first reviewed this variance request at the April 14, 2022 regular meeting. Following a
public hearing and discussion, the applicant requested a postponement to the next meeting in
order to provide updated elevation plans and renderings. The Board voted to postpone action
on the variance as requested. The applicant subsequently requested additional time to prepare
the updated elevation plans and renderings.
Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Principal
David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal Craig Strong, Principal R. Donald Wortman, Principal
Laura K. Kreps, Senior Associate Paul Montagno, Senior Associate, Megan Masson-Minock, Senior Associate
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The applicant has submitted conceptual renderings dated June 17, 2022 and a conceptual site
plan dated and July 6, 2022, which are included in the meeting packet. Our review comments
have been updated based on the renderings and site plan.
The subject site is zoned C-4, General Business, and is located on Allen Road to the south of
Outer Drive, as shown in Figure 1. According to the City’s parcel viewer web service and public
records published by MDOT, a roadway exists along the western side lot line. Existing land uses
and zoning of properties adjacent to the site are listed in Table 1.

Figure 1. Aerial Photo and Approximate Location of Subject Site

N

Table 1. Adjacent Land Uses and Zoning
Direction
West (4700 Allen)
West (4200 Allen)
South
East
North

Zoning
C-4, General Business
C-4, General Business
C-4, General Business
C-4, General Business
M-1, Light Industrial

2

Existing Use
Recreation - Ball Field
Commercial - Bowling Alley
Commercial - Landscaping
Commercial - Office
Industrial - Warehouse
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REVIEW STANDARDS
The criteria for evaluating variance requests are established in Section 52-98 of the City’s Zoning
Ordinance. Those criteria, and our assessment of the applicant’s request according to those
criteria, are below.
(1) First determine that the proposed variation involves exceptional circumstances not
found in other areas of the same district;

CWA Comments: For this criterion to be met, the Board will need to find that
exceptional circumstances exist that reasonably prohibit the property from being used
for a permitted purpose. Exceptional circumstances must be characteristics of the
property itself, such as its topography or dimensions.
Several characteristics of the subject site are unique in comparison to other properties
in the C-4 District. The site is approximately 687 feet in depth, which is significantly
greater than other C-4 District properties. C-4 zoning is applied along the City’s
corridors, where properties are generally one hundred (100) feet in depth. Most C-4
District properties are also adjacent to residential districts, and are typically separated
by twenty (20) foot alleys. The subject site abuts railroad right-of-way to the rear, with M1, Light Industrial zoned properties on the adjacent side. These circumstances may make
the property less suitable for the service and retail-related uses permitted in the C-4
District.
While the location and dimensions of the property may qualify as extraordinary
circumstances, the applicant has not indicated that the property cannot reasonably be
used for a permitted purpose. According to Section 52.345, “the general business
district is intended to permit a wider range of business and entertainment activities. The
permitted uses would serve not only nearby residential areas, but also people further
away for types of businesses and services usually found in major shopping centers and
along principal streets. These uses would generate larger volumes of vehicular traffic,
would need more off-street parking and loading, and would require more planning to
integrate such districts with adjacent residential areas.” In keeping with this intent,
Sections 52-346 and 52-347 list a variety of retail, food service, medical, commercial,
recreation, and hospitality-related uses that may be permitted in the C-4 District by-right
or as regulated uses.
The Board will need to cite evidence that the property cannot reasonably be used for a
permitted purpose for this requirement to be met. If necessary, the Board may request
additional information from the applicant.
(2) Will not in any other respect impair the public health, safety, comfort, or welfare of the
inhabitants of the city; and

CWA Comment: In our assessment, the proposed indoor storage facility will not impair
public health, safety, comfort, or welfare.
(3) In addition, meets the following general standards:

3
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a. The proposed use will be of such location, size and character that it will be in
harmony with the appropriate and orderly development of the surrounding
neighborhood.

CWA Comments: As previously mentioned, the intent of the C-4 District is to
permit a wider range of businesses, entertainment activities, and services usually
found in major shopping centers and along principal streets.
The applicant has provided conceptual renderings and a site plan that show
details about the proposed landscaping, parking lot, and elevations. As shown, it
is our opinion that the proposed building material pallet and site improvements
are more consistent with the intent of the C-4 District than the previous proposal.
We should note that the renderings and site plan are conceptual. If the Board
grants the variance request, the applicant will need to submit a site plan to the
Planning Commission that demonstrates compliance with all of the applicable
Ordinance requirements.
If the variance is granted, we recommend that the Board include a condition that
the applicant shall provide landscaping and building materials of a type and
quality that are consistent with the June 17, 2022 renderings and July 6, 2022 site
plan.
b. The proposed use will be of a nature that will make vehicular and pedestrian traffic
no more hazardous than is normal for the district involved, taking into
consideration vehicular turning movements in relation to routes of traffic flow,
proximity and relationship to intersections, adequacy of sight distances, location
and access of off-street parking and provisions for pedestrian traffic, with
particular attention to minimizing child-vehicle contacts in residential districts.

CWA Comments: We do not anticipate that the proposed use will generate

vehicle or pedestrian traffic that is more hazardous than is normal for the C-4
District. However, we should note that the estimated number of weekday visits to
self-storage facilities provided in the Institute of Transportation Engineers (ITE)
Trip Generation Manual, Ninth Edition, is greater than the four (4) average visits
indicated by the applicant.
The ITE Trip Generation Manual estimates 2.5 trip ends for every 1,000 gross
square feet of floor area for self-storage facilities during weekdays, with a
standard deviation of 1.78 trips. A trip end is the count of each time a vehicle
enters or exits the site. To approximate the number of daily visits for weekdays,
we have divided the number of trip ends by two (2) as shown below.

Table 2. ITE Trip Generation Manual Weekday Trip Estimates for SelfStorage Facilities (ITE Use 151)
Range of
Trip End
Estimates
Low
Average
High

Weekday Trip Ends
per 1,000 Gross S.F.
Floor Area (Estimate)
0.72
2.5
4.28

4

Proposed
Gross Floor
Area
18,165
18,165
18,165

Trip
Ends
21.80
45.41
79.20

Weekday
Visits
(Estimate)
11
23
40
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c. The location, size, intensity, site layout and periods of operation of any such
proposed use will be designed to eliminate any possible nuisance emanating
therefrom which might be noxious to the occupants of any other nearby
permitted uses, whether by reason of dust, noise, fumes, vibration, smoke or
lights.

CWA Comments: Given that the site is not directly adjacent to any residential

uses or zoning districts, we do not anticipate that the proposed use will become
a nuisance. However, the applicant has not specified the proposed hours of
operation. The Board may request this information from the applicant in order to
evaluate this criterion.

d. The location and height of buildings or structures and the location, nature and
height of walls and fences will be such that the proposed use will not interfere
with or discourage the appropriate development and use of adjacent land and
buildings or unreasonably affect their value.

CWA Comments: As previously mentioned, we recommend that the Board
consider conditions of approval to ensure that the site and building design are
consistent with the commercial uses intended in the C-4 District. Subject to those
conditions, reinvestment in the property would be an economic benefit to
adjacent properties and the City as a whole.
RECOMMENDATIONS
We recommend that the Board grant the requested variance only if the Board determines that
that the following item for Section 52-98(1) has been addressed:
(1) While the location and dimensions of the property may qualify as extraordinary
circumstances, the Board will need to cite evidence that property cannot reasonably be
used for a permitted purpose.
Provided that the Board determines that the item above has been addressed, we recommend
conditional approval based on the following findings:
(2) The assessment of the City’s consultants that the proposed indoor storage facility will not
impair public health, safety, comfort, or welfare.
(3)(a) The location, size and character of the proposed facility as shown in the June 17, 2022
concept plans and July 6, 2022 site plan are compatible with the intent of the C-4 District
and will be harmonious with the surrounding uses. Approval is granted on the condition
that applicant shall provide landscaping and building materials of a type and quality that
are consistent with those shown on the June 17, 2022 renderings and July 6, 2022 site
plan.
(3)(b) The assessment of the City’s consultants that the proposed use will not generate vehicle
or pedestrian traffic that is more hazardous than is normal for the C-4 District.

5
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(3)(c) The site is not directly adjacent to any residential uses or zoning districts and is not likely
to result in a public nuisance.
(3)(d) As proposed, the design location and height of buildings or structures and the location,
nature and height of walls and fences will be such that the proposed use will not interfere
with or discourage the appropriate development and use of adjacent land and buildings
or unreasonably affect their value. Reinvestment in the property would be an economic
benefit to adjacent properties and the City as a whole.

6
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