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MEMORANDUM 
 
TO:  Planning Commission 
FROM: Andrea Landers, Zoning Official 
DATE:  May 25, 2021 
SUBJECT:    03-REZ-06-21 – 1651 S. Front St. (PIN: 0020251) 
 
 

 
The Planning Commission is being asked to make a recommendation to the City 
Commission regarding a request to rezone the property located at 1651 S. Front Street 
which is zoned General Commercial with Conditional Rezoning (GC CR) to be 
zoned General Commercial (GC). 
 
Please see the attached Staff Report for more specific information regarding the 
application.  
  
RECOMMENDED ACTION:  
 
The Planning Commission should review the application and support information 
provided in this packet, conduct a public hearing, and determine whether or not the 
proposed rezoning of the above property is appropriate and meets Section 54.1405 
Zoning Ordinance Amendment Procedures, and make a recommendation to the City 
Commission. 
 
It is also highly recommended that any motion regarding the request include the 
following or similar language: 
 

After conducting a public hearing and review of the application and Staff Report 
for 03-REZ-06-21, the Planning Commission finds that the proposed rezoning is 
(consistent / not consistent) with the Community Master Plan and (meets / does 
not meet) the requirements of the Land Development Code Section 54.1405 and 
hereby recommends that the City Commission (approve / deny) 03-REZ-06-21 (as 
presented / for the following reasons / with the following conditions). 

 
 



STAFF FILE REPORT/ANALYSIS 
Completed by Andrea M. Landers – Zoning Official 
Reviewed by David Stensaas – City Planner and Zoning Administrator 

 
 

Case #: 03-REZ-06-21 
 

Date: May 25, 2021 
 

Project/Application: Rezoning request from General Commercial with 
Conditional Rezoning (GC CR) to be zoned General 
Commercial (GC). 

 
Location: 1651 S. Front St. 

 
Parcel ID:                           0020251 

 
Available Utilities: Natural Gas, Electricity, City Water, City Sewer, and 

Garbage Collection. 
 

Year Built: 1987 per Assessing Records. 
 
Current Zoning: GC CR, General Commercial with Conditional Rezoning 

 

Surrounding Zoning: North: MDR – Medium Density Residential 
South: LDR – Low Density Residential 
East: LDR – Low Density Residential 
West: PUD – Planned Unit Development & GC – General 

Commercial 
Zoning Districts and Standards: 

 
 
 

Current Zoning with Conditions 
GC CR, General Commercial with Conditional Rezoning District 

Eliminated uses are struck-through and highlighted 

 
(A) Intent 

The GC district is intended to provide suitable areas for businesses that cater to both the local and regional 
market. Uses include offices, retail and wholesale businesses, services, light manufacturing, comparison 
shopping and land intensive establishments, which may be located so as to utilize a common parking area, or 
may provide their own parking separately. The GC district also serves as a transition between the urban 
development character of the CBD and the suburban character of the RC district. 
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(B) Permitted Principal Uses (C) Special Land Uses 

• Accessory Building or Structure 
• Bar * 
• Child Care Center or Day Care Center 
• Drive-Through Uses* 
• Emergency Services 
• Farmers’ Markets 
• Food Production, Minor 
• Gasoline Service Stations* 
• Health Services 
• Hospice 
• Hotel or Motel* 
• Indoor Recreation 
• Medical Hospital Related Accessory Uses 
• Medical Hospital Related Office 
• Medical Hospital Related Uses 
• Office, Medical 
• Office, Professional 
• Outdoor Food and Beverage Service 
• Outdoor Recreation 
• Public or Governmental Building 
• Religious Institution 
• Restaurant, Indoor Service 
• Retail Business, Indoor 
• Retail Sales, Outdoor Temporary 
• Service Establishment 
• Storage, Open* 
• Veterinary Clinic (Domestic Animals Only) 
• Wholesale Trade Establishment* 

• Accessory Use, Non-Single Family Residential Lots 
• Hospital 
• Manufacturing, Light 
• Marihuana Designated Consumption 

Establishment* 
• Marihuana Grower – Class A 
• Marihuana Grower – Class B 
• Marihuana Grower – Class C 
• Marihuana Grower – Excess* 
• Marihuana Microbusiness Light Manufacturing 
• Marihuana Processor – Light Manufacturing 
• Marihuana Retailer 
• Marihuana Safety Compliance Facility 
• Marihuana Secure Transporters* 
• Pet Boarding Facility* 
• Recreational Use, Public 
• Retail Business, Outdoor Permanent* 
• Vehicle Repair and Service 
• Wireless Telecommunications Facilities* 

Where there is a discrepancy between Section 54.306 and this table, Section 54.306 shall prevail. 

 
(D) Dimensional Regulations 

Lot, Coverage, and Building Height Standards  Minimum Setbacks  

Min. Lot Area (sq. ft.) None Front Yard (ft.) 0 (E), (F) 
Min. Lot Width (ft.) None Side Yard (one) (ft.) 15 (H) 

Max. Impervious Surface Coverage (%) (R) Side Yard (total of 2) (ft.) 30 (H) 
Max. Building Height of Primary Building (ft.) (O) 40 Rear Yard (ft.) 20 

Max. Building Height of Accessory Building 18   

Max. Building Height (stories) -   

Where there is a discrepancy between Article 4 and this table, Article 4 shall prevail. 

 
54.403 Footnotes to Schedule of Regulations 

(D) Minimum Front Yard Setback in the M-U and GC Districts. In the M-U and 
GC districts, the minimum front yard setback is 0 ft. if there is at least a 10-foot 
distance between the front lot line and the curb/edge of the street. If there is not at 
least a 10-foot distance between the front lot line and the curb/edge of the street in 
these districts, the minimum front yard setback shall be increased accordingly so 
that the minimum separation distance between a structure and the curb/edge of the 
street is at least ten (10) feet. 
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(E) Maximum Front Yard Parking in the M-U and GC Districts. Although there are 
no maximum front yard setbacks in the M-U and GC districts, refer to Article 9 for the 
maximum allowable parking in the front yard of the M-U (Section 54.902(E)(3)) and 
GC (Section 54.902(E)(4)) districts. 
(H) Reduced Side Yard Setbacks in the M-U, CBD, and GC Districts. In the M-U, 
CBD, and GC districts the side yards may be eliminated under the following 
conditions: 

(1) The side walls are of fireproof construction and are wholly without opening. 
(2) The zoning of the adjacent property is M-U, CBD, GC, Marquette Downtown 

Waterfront District, or Third Street Corridor District. 
(O) Height Exemptions. There shall be no height restriction on chimneys, 
flagpoles, public monuments, and wireless telecommunications facilities 
except when they are part of a special land use. 
(R) Storm Water Management. For all uses except Single-family and Two- 
family dwelling units, please refer to Section 54.803 Storm Water 
Management. For Single-family and Two-family dwelling units, please refer to 
item Q above. 

 
Section 54.1003 Landscaping Design Requirements 

 
(D) Buffer and Greenbelt Requirements. 

Intent. It is the intent of this section to provide suitable transitional yards for the purpose 
of reducing the impact of and conflicts between incompatible land uses abutting district 
boundaries. 

Buffer and Greenbelt Schedule. On any lot abutting a zoning district boundary, no 
structure, building or part thereof shall hereafter be erected, constructed, altered or 
maintained closer to the district boundary line than specified (in feet) in the following 
schedule (Figure 50). Where indicated, landscape planting is required. 

 
Figure 50 - Required Buffer and Greenbelt Specifications: 

 
DISTRICT IN 

WHICH BUFFER & 
GREENBELT IS 

REQUIRED 

ABUTTING DISTRICT 

LDR & 
MDR MFR MHP M-U CBD GC & 

RC 
C, M, 
& CR 

I-M & 
BLP 

GC 40 (b) 40 (b) N.A. N.A. N.A. N.A. N.A. 20 (b) 
 

(b) Within this buffer area, one (1) tree per 20 linear feet is required, and at least 
50% of the trees must be evergreen trees. Where a CBD, GC, or RC district 
abuts any residential district, a fence at least four (4) feet in height shall be 
erected within the business district boundary, except where the boundary is a 
public right-of-way. 
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Proposed Zoning  
Section 54.313 GC, General Commercial District 

 
(A) Intent 

The GC district is intended to provide suitable areas for businesses that cater to both the local and 
regional market. Uses include offices, retail and wholesale businesses, services, light manufacturing, 
comparison shopping and land intensive establishments, which may be located so as to utilize a 
common parking area, or may provide their own parking separately. The GC district also serves as a 
transition between the urban development character of the CBD and the suburban character of the RC 
district. 

 

(B) Permitted Principal Uses (C) Special Land Uses 
• Accessory Building or Structure 
• Bar 
• Child Care Center or Day Care Center 
• Drive-Through Uses 
• Emergency Services 
• Farmers’ Markets 
• Food Production, Minor 
• Gasoline Service Stations 
• Health Services 
• Hospice 
• Hotel or Motel 
• Indoor Recreation 
• Medical Hospital Related Accessory Uses 
• Medical Hospital Related Office 
• Medical Hospital Related Uses 
• Office, Medical 
• Office, Professional 
• Outdoor Food and Beverage Service 
• Outdoor Recreation 
• Public or Governmental Building 
• Religious Institution 
• Restaurant, Indoor Service 
• Retail Business, Indoor 
• Retail Sales, Outdoor Temporary 
• Service Establishment 
• Storage, Open 
• Veterinary Clinic (Domestic Animals Only) 
• Wholesale Trade Establishment 

• Accessory Use, Non-Single Family Residential Lots 
• Hospital 
• Manufacturing, Light 
• Marihuana Designated Consumption Establishment 
• Marihuana Grower – Class A 
• Marihuana Grower – Class B 
• Marihuana Grower – Class C 
• Marihuana Grower – Excess 
• Marihuana Microbusiness Light Manufacturing 
• Marihuana Processor – Light Manufacturing 
• Marihuana Retailer 
• Marihuana Safety Compliance Facility 
• Marihuana Secure Transporters 
• Pet Boarding Facility 
• Recreational Use, Public 
• Retail Business, Outdoor Permanent 
• Vehicle Repair and Service 
• Wireless Telecommunications Facilities 

Where there is a discrepancy between Section 54.306 and this table, Section 54.306 shall prevail. 
 

(D) Dimensional Regulations 
Lot, Coverage, and Building Height Standards  Minimum Setbacks  

Min. Lot Area (sq. ft.) None Front Yard (ft.) 0 (E), (F) 
Min. Lot Width (ft.) None Side Yard (one) (ft.) 15 (H) 

Max. Impervious Surface Coverage (%) (R) Side Yard (total of 2) (ft.) 30 (H) 
Max. Building Height of Primary Building (ft.) (O) 40 Rear Yard (ft.) 20 

Max. Building Height of Accessory Building 18   

Max. Building Height (stories) -   

Where there is a discrepancy between Article 4 and this table, Article 4 shall prevail. 
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54.403 Footnotes to Schedule of Regulations 
(F) Minimum Front Yard Setback in the M-U and GC Districts. In the M-U and 
GC districts, the minimum front yard setback is 0 ft. if there is at least a 10-foot 
distance between the front lot line and the curb/edge of the street. If there is not at 
least a 10-foot distance between the front lot line and the curb/edge of the street in 
these districts, the minimum front yard setback shall be increased accordingly so 
that the minimum separation distance between a structure and the curb/edge of the 
street is at least ten (10) feet. 
(G) Maximum Front Yard Parking in the M-U and GC Districts. Although there are 
no maximum front yard setbacks in the M-U and GC districts, refer to Article 9 for the 
maximum allowable parking in the front yard of the M-U (Section 54.902(E)(3)) and 
GC (Section 54.902(E)(4)) districts. 
(I) Reduced Side Yard Setbacks in the M-U, CBD, and GC Districts. In the M-U, 
CBD, and GC districts the side yards may be eliminated under the following 
conditions: 

(1) The side walls are of fireproof construction and are wholly without opening. 
(2) The zoning of the adjacent property is M-U, CBD, GC, Marquette Downtown 

Waterfront District, or Third Street Corridor District. 
(O) Height Exemptions. There shall be no height restriction on chimneys, 
flagpoles, public monuments, and wireless telecommunications facilities 
except when they are part of a special land use. 
(R) Storm Water Management. For all uses except Single-family and Two- 
family dwelling units, please refer to Section 54.803 Storm Water 
Management. For Single-family and Two-family dwelling units, please refer to 
item Q above. 

 
Section 54.1003 Landscaping Design Requirements 

 
(E) Buffer and Greenbelt Requirements. 

Intent. It is the intent of this section to provide suitable transitional yards for the purpose 
of reducing the impact of and conflicts between incompatible land uses abutting district 
boundaries. 

Buffer and Greenbelt Schedule. On any lot abutting a zoning district boundary, no 
structure, building or part thereof shall hereafter be erected, constructed, altered or 
maintained closer to the district boundary line than specified (in feet) in the following 
schedule (Figure 50). Where indicated, landscape planting is required. 

 
Figure 50 - Required Buffer and Greenbelt Specifications: 

 
DISTRICT IN 

WHICH BUFFER & 
GREENBELT IS 

REQUIRED 

ABUTTING DISTRICT 

LDR & 
MDR MFR MHP M-U CBD GC & 

RC 
C, M, 
& CR 

I-M & 
BLP 

GC 40 (b) 40 (b) N.A. N.A. N.A. N.A. N.A. 20 (b) 
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(b) Within this buffer area, one (1) tree per 20 linear feet is required, and at least 

50% of the trees must be evergreen trees. Where a CBD, GC, or RC district 
abuts any residential district, a fence at least four (4) feet in height shall be 
erected within the business district boundary, except where the boundary is a 
public right-of-way. 

 
 

Relationship to Applicable Land Development Code Standards (staff comments in 
bold text): 

 
Section 54.1405 Zoning Ordinance Amendment Procedures 

 
(A) Initiation of Amendments. The City Commission, the Planning Commission, or 

the property owner (including a designated agent of the property owner) may at 
any time originate a petition to amend or change the zoning district boundaries 
pursuant to the authority and procedure established by Act 110 of Public Acts of 
2006 as amended. Changes in the text of this Ordinance may be proposed by 
the City Commission, Planning Commission, or any interested person or 
organization. 

(B) Application for Amendment. Each petition by one (1) or more persons for an 
amendment shall be submitted to the Zoning Administrator. Documents to 
support the application may be filed with the Zoning Administrator. A fee, as 
established by the City Commission shall accompany each petition, except 
those originated by the Planning Commission or City Commission. 

Application accepted. 
 

(C) Amendment Review Procedures. 
 

(1) Public Hearing. The staff liaison to the Planning Commission shall set a 
time and date for a public hearing, and the public hearing shall be noticed in 
accordance with Section 54.1406. The Planning Commission may refuse to 
schedule a hearing on a petition for rezoning which includes any portion of 
a site considered for rezoning in the previous six (6) months. 

The public hearing before the Planning Commission is scheduled for 
6:00 p.m. on Tuesday, June 1, 2021. 

 
(2) Planning Commission Consideration of the Proposed Amendment. The 

Planning Commission shall review the proposed amendment, together with 
any reports and recommendations from staff, consultants, other reviewing  
agencies, and any public comments. The Planning Commission shall 
identify and evaluate all factors relevant to the petition, including the  
appropriate criteria listed in this Section. Following the public hearing, the 
Planning Commission shall make a recommendation to the City 
Commission to either approve or deny the petition and report its findings to 
the City Commission. 
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The Planning Commission is being asked to make a recommendation 
at their meeting on June 1, 2021. 

 
(3) City Commission Consideration of the Proposed Amendment. The City 

Commission, upon recommendation from the Planning Commission, shall 
either schedule a public hearing or deny the petition. This hearing shall be  
advertised in accordance with Section 54.1406. If determined to be 
necessary, the City Commission may refer the amendment back to the 
Planning Commission for further consideration. In the case of an 
amendment to the Official Zoning Map, the City Commission shall approve 
or deny the amendment, based upon its consideration of the criteria 
contained in this Ordinance. 

 
TBD. 

 
(D) Standards of Review for Amendments. In considering any petition for an 

amendment to the text of this Ordinance or to the Official Zoning Map, the 
Planning Commission and City Commission shall consider the following criteria 
that apply to the application in making findings, recommendations, and a 
decision. The Planning Commission and City Commission may also take into 
account other factors or considerations that are applicable to the application but 
are not listed below. 

 
(1) Master Plan. Consistency with the recommendations, goals, policies and 

objectives of the Master Plan and any sub-area plans. If conditions have 
changed since the Master Plan was adopted, consistency with recent 
development trends in the area shall be considered. 

 
This property is designated 

for Mixed Use on the Future 
Land Use Map of the 
Community Master Plan and is 
designated as a Mixed Use 
zoning district on  the 
Proposed Zoning Map. These 
designations were adopted 
with the 2015 amendments to 
the CMP after careful 
consideration, and they 
remained unchanged as of the 
December 2018 update to the CMP. 

 
Please see p.3-31 and p.3-32 of the Community Master Plan (CMP), 

regarding Rezoning Requests. The Planning Commission must review 
all supporting information, this report in particular, and the attachment 
titled Rezoning Considerations for Planning Commissions, and hold a 
public hearing for community input prior to making a determination of 
whether to recommend approval or the request as presented or not. 

(2) Intent and Purpose of the Zoning Ordinance. Consistency with the basic 
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intent and purpose of this Zoning Ordinance. 

Please see above - "Zoning District and Standards". 

(3) Street System. The capability of the street system to safely and efficiently 
accommodate the expected traffic generated by uses permitted in the 
requested zoning district. 

 

This portion of S. Front Street is classified as an “urban principal 
arterial” per the Community Master Plan (see p.6-6), therefore 
vehicular traffic volumes are high. 

(4) Utilities and Services. The capacity of the City’s utilities and services 
sufficient to accommodate the uses permitted in the requested district 
without compromising the health, safety, and welfare of the City. 

 
There are no problems anticipated. 

(5) Changed Conditions Since the Zoning Ordinance Was Adopted or Errors to 
the Zoning Ordinance. That conditions have changed since the Zoning 
Ordinance was adopted or there was an error in the Zoning Ordinance that 
justifies the amendment. 

 
No conditions have changed nor was there an error in the Zoning 
Ordinance. 

(6) No Exclusionary Zoning. That the amendment will not be expected to result 
in exclusionary zoning. 

 

The proposal would not result in exclusionary zoning. 

(7) Environmental Features. If a rezoning is requested, compatibility of the 
site’s physical, geological, hydrological and other environmental features 
with the uses permitted in the proposed zoning district. 

The proposed zoning is compatible with site’s physical, geological, 
hydrological and other environmental features with the uses permitted 
in the proposed zoning district. 

 
(8) Potential Land Uses and Impacts. If a rezoning is requested, compatibility 

of all the potential uses allowed in the proposed zoning district with 
surrounding uses and zoning in terms of land suitability, impacts on the  
environment, density, nature of use, traffic impacts, aesthetics, 
infrastructure and potential influence on property values. 

 
The compatibility of adding the following permitted uses: bar, drive 
through uses, gasoline service stations hotel or motel, open storage, 
wholesale trade establishment as permitted uses; and the following 
special land uses: marihuana designated consumption establishment, 
marihuana grower – excess, marihuana secure transporter, pet boarding 
facility, retail business – outdoor permanent, wireless 
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telecommunication facilities in this location is an issue that the Planning 
Commission must determine. 

 
(9) Relationship to Surrounding Zoning Districts and Compliance with the 

Proposed District. If a rezoning is requested, the boundaries of the 
requested rezoning district will be reasonable in relationship to surrounding 
zoning districts, and construction on the site will be able to meet the 
dimensional regulations for the requested zoning district. 

The proposed zoning is the same as the zoning to the northwest 
across S. Front Street. 

(10) Alternative Zoning Districts. 
If a rezoning is requested, the requested zoning district is considered to be 
more appropriate from the City’s perspective than another zoning district. 

The Master Plan recommendation and the previous zoning of MU was 
more appropriate as the adjacent zoning districts are all residential, 
however, the property has been exclusively used for commercial 
purposes since at least the 1980s. 

(11) Rezoning Preferable to Text Amendment, Where Appropriate. If a rezoning 
is requested to allow for a specific use, rezoning the land is considered to 
be more appropriate than amending the list of permitted or special land 
uses in the current zoning district to allow the use. 

A text amendment would not be appropriate as the request is to go 
from GC CR to GC, which is essentially adding the uses that were 
removed from the GC CR request. 

(12) Isolated or Incompatible Zone Prohibited. If a rezoning is requested, the 
requested rezoning will not create an isolated or incompatible zone in the 
neighborhood. 

The Planning Commission must determine if the proposed zoning 
would create an isolated or incompatible (see item #8 above) zone. 
The land use of this site has been of a commercial nature for the vast 
majority of the past four decades, so new commercial uses alone 
would not create an isolating effect. As well, there is another GC 
zoning district less than 90’ to the northwest of the subject property. 

 
(E) Notice of Adoption of Amendment. Following adoption of an amendment by the 

City Commission, one (1) notice of adoption shall be filed with the City Clerk and  
one (1) notice shall be published in a newspaper of general circulation in the 
City within fifteen (15) days after adoption, in accordance with the Michigan 
Zoning Enabling Act, Public Act 110 of 2006, as amended. Amendments shall 
take effect eight (8) days after publication. A record of all amendments shall be 
maintained by the City Clerk. A Zoning Map shall be maintained by the City 
Clerk or his/her designee, which shall identify all map amendments.  
 
The required notice of adoption shall include all of the following information: 
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(1) In the case of a newly adopted Zoning Ordinance, the following statement: 
"A zoning ordinance regulating the development and use of land has been 
adopted by the City of Marquette." 

(2) In the case of an amendment(s) to the existing Zoning Ordinance, either a 
summary of the regulatory effect of the amendment(s), including the 
geographic area affected, or the text of the amendment(s). 

(3) The effective date of the ordinance or amendment. 
 

If the proposed zoning amendment is adopted by the City Commission 
the requirements of this section will be met. 

 
(H) Rezoning (Zoning Map Amendment) with Conditions. Pursuant to MCL 

125.3405, the City Commission, following a public hearing and 
recommendation by the Planning Commission, may approve a petition for a 
rezoning with conditions requested by a property owner. The standards of this 
section shall grant a property owner the option of proposing conditions for the 
development and use of property in conjunction with an application for 
rezoning. Such conditions may be proposed at the time the application for 
rezoning is filed, or at a subsequent point in the process of review of the 
proposed rezoning. 
 
This section is not applicable, as this is not a rezoning with conditions 
request. 
 

Additional Comments: 

The Planning Commission should consider the request, and the information provided in 
this analysis, and provide a recommendation to the City Commission. 

 
 Previous Rezoning Request for this Parcel: 
 
01-REZ-03-20 – 1651 S. Front St. (PIN: 0020251): TDK LLC is requesting to rezone 
the property located at 1651 S. Front Street that is zoned Mixed-Use (M-U) to be 
zoned General Commercial with Conditional Rezoning (GC CR).   
 

• On March 17, 2020, the Planning Commission conducted a public hearing and 
discussed the proposed rezoning, in accordance with procedures established in the 
Land Development Code for evaluating rezoning requests and in the administrative 
procedures for processing such a request. The following motion was made to 
recommend approval of the request: 

o It was moved by M. Larson, seconded by M. Dunn, and carried (4-1) that 
after conducting a public hearing and review of the application and STAFF 
FILE REVIEW/ANALYSIS for 01- REZ-03-20, the Planning Commission 
finds that the proposed rezoning with conditions is consistent with the intent 
of the Community Master Plan and meets the requirements of the Land 
Development Code Section 54.1405, and hereby recommends that the City 
Commission approve 01-REZ-03-20 with the following condition – that the 
Marijuana Grower-Excess classification is struck from the list of allowable 
uses proposed by the applicant. 
Yes: M. Dunn, J. Cardillo, W. Premeau, M. Larson; No: A. Andres 
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• At their March 30, 2020 meeting, the City Commission directed that a Public 
Hearing be held for the requested Conditional Rezoning. 

• At the April 27, 2020, City Commission meeting the following motion was made: 
o The main motion, as amended, then became to approve the conditional 

rezoning of 1651 S. Front Street with the stipulation that the Marijuana 
Grower-Excess and the Designated Consumption Establishment 
classifications are struck from the list of allowable uses. 

o This amended main motion was then adopted by 5-2 by roll call vote, with 
Mayor Pro-Tem Hill and Commissioner Schloegel voting no. 

 
Attachments: 

 
1. Rezoning Application 
2. Area Map 
3. Block Map 
4. Area Zoning Map 
5. Future Land Use Map from the Master Plan 
6. Proposed Zoning Map from the Master Plan 
7. Photos of the site 
8. Publication Notice 
9. Excerpt from the 3-17-20 Planning Commission minutes 
10. Excerpt from the 4-27-20 City Commission minutes 
11. Rezoning Considerations for Planning Commissions document 
12. Spot Zoning Considerations 
13. Correspondence 
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B. 01-REZ-03-2020  1651 S. Front St. - Conditional Rezoning Request (Mixed Use to General
Commercial with Conditions)

Zoning Official A. Landers stated that staff has reviewed the Conditional Rezoning permit application for 
1651 S. Front St. and stated that the STAFF FILE REVIEW/ANALYSIS contains specific information 
regarding the request. She showed the application, staff report, photos and maps of the site, and asked if 
there were any questions for staff. 

Mr. Terry Doyle, 1001 Allouez Dr, stated nothing is going to change and if it were to go back to a normal 
restaurant there would still be the same amount of traffic if you do a marijuana growing place they are going 
to have to filter it. He also stated if the neighbors have trouble with that then they can file a complaint and 
they will shut the place down. He stated in order to have a grow area it is going to have to be totally filtered 
out. He also stated he does not see any change in what the Union Grill has done. He stated that they 
started out there in 2003 and opened in 2005, and ran it for ten years very successfully and then they sold it 
to another entity, and they changed things and it kind of failed and then they got it back. He also stated it 
was a very viable property and it was very busy there, and there was not one accident coming out of that 
parking lot, so those arguments are a little bit mute. He stated that the application is a little bit mute at the 
moment, because he does not think that they would turn it over to a marijuana growing entity at this point 
because of the economy, and those fears could be alleviated a little bit. He also stated he would just like it 
to be expanded into more of the commercial side because it went from General Business zoning to Mixed 
Use, so they are just asking for a little bit more leeway because it is definitely a commercial property.   

M. Dunn asked if the intent is to have a grow operation and retail. Mr. Doyle stated that they were just
asking to be include into the district right across the street and all of that was designated into the marijuana
growing maps and they wanted to have the same leeway that they were afforded. He also stated to be
truthful they had an offer and when the zoning kicked them out they could not close the deal. He stated that
they would just like to have that afforded to them, and there are no written contacts on the property right
now. He also stated with the development in the Lower Harbor, with the big hotel, he can see it turning back
into a restaurant which will have as much traffic as retail marijuana would.

Chair J. Cardillo opened the public hearing. No one wished to speak so Chair J. Cardillo closed the public 
hearing. 

It was moved by M. Larson, seconded by M. Dunn and carried 5-0 to suspend the rules for discussion. 

M. Larson stated that he wants to make sure that they are all on the same page since they have not used
conditional rezoning yet.

D. Stensaas stated that the option allows for the applicant to propose a set of conditions that the City would
approve outright or could possibly approve with further conditions that may not include requesting anything
beyond the offer, but maybe to take some things off of the table. He also stated one thing that the City
cannot get into with a conditional rezoning is a quid pro quo situation by asking for something else. He
stated that they have to take it at face value or possibly make a motion where you take something off the
table that was offered by the applicant. He also stated the benefit to the applicant is that this is not reviewed
as a standard rezoning and it is not reviewed for spot zoning because a conditional rezoning is a unique
land use to itself. He stated the Planning Commission does need to consider that the Master Plan made
certain recommendations about this area and property specifically, and so the one issue that comes up is
the consistency with the Master Plan. He also stated when you are looking at the Future Land Use Map
being the main thing that has to jive for a rezoning, as far as the Master Plan is concerned it is not strictly
consistent, but that is where a motion would need to address this. He stated that the motion would need to
address the consistency issue. J. Cardillo stated because this change would be inconsistent. D. Stensaas
stated one of the reasons that conditional rezoning was proposed into the Land Development Code, and
adopted in, was to allow for very rare and unique situations where that maybe it makes sense to allow for
certain things to transpire on the property that there is no other remedy for. J. Cardillo stated that they do
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not want to change the whole district. D. Stensaas stated that is right, and it is up to the Planning 
Commission to decide if it fits with the rare kind of unique situation where a conditional rezoning might be 
appropriate.  
 
M. Dunn stated that the majority of the permitted uses would probably be fine considering the nature of the 
surrounding properties, except Light Manufacturing concerns him being right next door to residential.  
J. Cardillo stated what has been highlighted and taken out of the staff packet are things in the General 
Commercial that are not in Mixed Use. Ms. Landers stated the things that are highlighted and crossed out 
are the property owners proposed exempted uses. She also stated the applicant is asking to be rezoned 
and not include those uses. D. Stensaas stated all of those uses are what are allowed in General 
Commercial that are not allowed in Mixed Use, with one exception and that is a bar is allowed in Mixed Use 
as a Special Land Use. He also stated the applicant has taken the General Commercial standards and 
eliminated everything except for the marijuana facilities, and all of the other things that are not crossed out 
are allowed in Mixed Use. J. Cardillo stated the point is that Light Manufacturing is already allowed in Mixed 
Use and that this is essentially Mixed Use with adding in the marijuana component and that is the net result 
of what they are trying to do.  
 
M. Dunn asked to clarify if Light Manufacturing is allowed in Mixed Use. A. Landers stated that is correct. D. 
Stensaas stated that “marijuana light manufacturing” is not allowed but the regular Light Manufacturing is a 
Special Land Use in Mixed Use.  
 
J. Cardillo stated that her thoughts on this are that they should go through it in the way that they have done 
this with the other zones, which is to look at each of these different marijuana uses and decide on a kind of 
case by case basis. She also stated that they are essentially just adding in the marijuana uses and she 
personally thinks that some are appropriate and some others she is a bit dubious about.  
 
M. Larson stated that this is actually proposing to take the General Commercial standards and just crossing 
some of those out so it would no longer be Mixed Use, it would be General Commercial conditional 
rezoning shown with certain uses.  D. Stensaas stated all of the other things are allowed in General 
Commercial that are not allowed in Mixed Use the applicant has proposed be taken out or omitted.  
 
J. Cardillo stated let’s just look at the things that the applicant wants to add in, which is the marijuana, and 
go one by one reviewing it. She also stated starting with the Designated Consumption, that is the one that 
she probably has the biggest issue with. She stated it is her feeling that it is a specific condition because it 
is on the highway and it has historically been commercial and she appreciates that, but she also 
appreciates that on three sides it is surrounded by residential. She also stated consumption is the only use 
where people are actually consuming the product and she can understand residential concerns about it. 
She stated that they were also very, very cautious where they allowed consumption in the community 
because they want to give it some time to understand what it is all about. She also stated it is her personal 
feeling to eliminate that one. D. Stensaas stated that they can make a recommendation on that condition. 
He also stated that they are making a recommendation to the City Commission, and it is up to them to 
decide what to do with the recommendation of the Planning Commission. He stated that he talked to the 
City Attorney about this and there is not a lot of guidance out there on Conditional Rezoning aside from do 
not get into a quid pro quo thing and do not give up any of your zoning powers. He also stated 
recommending that certain facility types should not get approved by the City Commission is okay, and the 
attorney seemed to think that is probably okay. He stated that it is a new thing for them and there are not a 
lot of communities that do conditional rezoning.  
J. Cardillo stated they are talking about a specific property and typically they are not with zoning, it is 
usually generalized. She also stated that here we’re talking about one specific property and we can go 
through the proposed uses and say if they are appropriate at this specific property.  
 
A. Andres stated for consumption he would vote no, it is not appropriate for this site.  
 
M. Larson stated that he can understand the residents immediately surrounding, but General Commercial is 
also literally across the street right there and it is allowed at that facility directly across the street. He also 
stated in proximity he feels like to other general business areas it is something to be considered. He stated 
that does not discount the neighbors that are immediately around it, so he is a little bit torn which side.  
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M. Dunn stated that he recognized the concerns for the consumption establishment but that is not his top 
concern, and his biggest concern is some of the larger grow operations being in General Commercial, and 
he thought they should be in industrial zones only. D. Stensaas stated grower class A is up to 100 plants, 
class B is not more than 500 plants, class C is not more than 2,000, and the Excess license to cultivate or 
sell or transfer is five stacked class C licenses - so that is up to 10,000 plants. J. Cardillo asked what the 
square footage of the property is. Mr. Doyle stated it is about an acre and the building is 2,700-square feet. 
M. Dunn stated his concern is with the class C and Excess again, not because of the property itself, but 
because of the residential around it. J. Cardillo stated that she would concur with that.  
 
Mr. Doyle stated with the proposal they had, they were going to tear the building down and build a $2.2-
million facility, so that is why they did not want to exclude. He also stated that they had assured them that 
they would have all of the ventilation. He stated that anybody would have to have purified air coming out of 
the building. J. Cardillo stated this is why for her the consumption is the one that is different than everything 
else because you have people actually consuming the product. She also stated she understands that it is 
hard to comprehend that a mechanical system is going to be able to handle this, but the reality is that the 
code states that if you smell it with your nose than you are in violation. M. Dunn stated that he gets the 
aspect of it that it is allowed in commercial too.  
 
M. Dunn stated that he is okay with consumption.  
 
W. Premeau stated that it is okay with keeping consumption in.  
 
J. Cardillo stated that they will keep that one in. She also asked if everyone is okay with Class A, for a 
grower, which is 100 plants. Planning Commission members concurred that they all agreed to this. She 
asked about Class B, which is up to 500 plants. Planning Commission members all agreed to this. She 
asked about Class C, which is up to 2,000 plants. J. Cardillo stated that if you tear down the building that is 
there and build something new she feels confident that they could house 2,000 plants. M. Dunn asked 
about truck traffic at that point. J. Cardillo stated that she does not think that it is an issue. M. Dunn stated if 
you take odor off, if you assume that the code addresses that properly, then his only other concern is the 
traffic. J. Cardillo stated that it is all plants and not people. Ms. Landers stated for marijuana you have to 
have the secure transporter, so it would probably be the vans that are locked. M. Dunn stated that he is 
okay with Class C.  J. Cardillo stated that all members are okay with C.  
 
J. Cardillo asked about excess which is stacking up to 10,000 plants. M. Dunn stated that he is not okay 
with it, it seems like too big of a jump. M. Larson stated that he thinks that it will likely self-select itself out 
due to the size of the property, and he would be okay with eliminating it. A. Andres stated he would 
eliminate this one. M. Dunn stated that he would eliminate this. W. Premeau stated that he would like to 
eliminate it. J. Cardillo stated that right now the only exclusion is Excess Grower.  
 
J. Cardillo stated the next is Microbusiness. She also stated that it seems appropriate to her as long as it is 
the Light Manufacturing level. There was no objection from Planning Commission members to 
Microbusiness establishments.  
 
J. Cardillo stated that marijuana Processor-Light Manufacturing is next. She also stated that the Light 
Manufacturing level does not have the hazardous materials for extraction. There was no opposition from 
the Planning Commission on this.  
 
J. Cardillo stated the next to review is marijuana Retailer. She also stated that is the one that might have 
the most traffic, but she does not think that it would be more than a restaurant or a bar. She also stated that 
you cannot consume onsite. There was no opposition to this from Planning Commission members.  
 
J. Cardillo stated the last one to review is the Safety Compliance, which is one of the lower impact options. 
Planning Commission members agreed to this.  
 
J. Cardillo stated that it looks like they are okay with everything except the Excess Grower. Members of the 
Planning Commission agreed with this.  
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M. Larson stated had this discussion come up prior to the marijuana issue he thinks that they would have 
said that it makes sense to be General Commercial. He also stated that because is across the street 
essentially from General Commercial it fits with being that last commercial entity as you go up that hill and 
he does think there is a case to be made that it is a General Commercial property and is a like use.  
 
J. Cardillo stated what is a challenge and what makes this a unique property is that it should be 
commercial, but it is the fact that it is surrounded by these residential properties, but they are anomalies 
because it is residential properties that are right on the highway. She also stated that they do want to 
protect those people’s rights, but also acknowledge that they are in a fairly commercial location.  
 

It was moved by M. Larson, seconded by M. Dunn, and carried (4-1) that After conducting a 
public hearing and review of the application and STAFF FILE REVIEW/ANALYSIS for 01-
REZ-03-20, the Planning Commission finds that the proposed rezoning with conditions is consistent 
with the intent of the Community Master Plan and meets the requirements of the Land 
Development Code Section 54.1405 and hereby recommends that the City Commission approve 
01-REZ-03-20 with the following condition – that the Marijuana Grower-Excess classification is 
struck from the list of allowable uses proposed by the applicant. 

 
Yes: M. Larson, M. Dunn, J. Cardillo, W. Premeau; No: A. Andres 
 
 

 
CORRESPONDENCE 
B. Marquette Township Notice of 63-day Review Period for Master Plan Amendment 
The Planning Commission and staff discussed the letter. 
 
COMMISSION AND STAFF COMMENTS 
 
M. Dunn stated that he lives in the city and expects there to be noise, but there has been tree cutting along 
streets in the night recently, and a great deal of other noise from garbage pickup to other city vehicles and 
he is wondering if all of these night operations are necessary when it seems that residential areas and 
streets are fairly quiet during the day when most people are at work. D. Stensaas recommended that Mr. 
Dunn contact a member of the City Commission to express his concerns as a resident. A. Landers 
recommended that Mr. Dunn speak with the Administrative Assistant to the Public Works Dept. as well.  
 
ADJOURNMENT 
The meeting was adjourned by Chair J. Cardillo at 9:05 p.m. 
 
 

Prepared by: 
David Stensaas, City Planner and Zoning Administrator 
Planning Commission Secretary 
Imedat/smc 
 



City of Marquette, MI
300 West Baraga Ave

Marquette, Michigan 49855
Meeting Minutes

City Commission Meeting
April 27, 2020

Call to Order, Pledge of Allegiance and Roll Call

Present: Ayes: Bonsall, Davis, Frazier, Hill, Schloegel, Smith, Stonehouse

Approval of the Agenda

Commissioner Pete Frazier moved to Approve the agenda as presented, seconded by
Commissioner Fred Stonehouse and Passed.

Announcements

Mayor Smith had no announcements.

Public Comments - Comments may not exceed three minutes per person. Please
state your name and physical address when making public comments.

As the meeting was being held remotely via Zoom, residents were given the opportunity
to submit written public comments to be read during the meeting. Deputy Clerk Kyle
Whitney read the following comments:
John Braamse wrote to encourage the City to implement a permanent absentee ballot
mailing list.
Nathan Larsh wrote to thank the Commissioners for their work throughout the COVID-19
pandemic, and praised Mayor Smith's daily video updates.
Matthew Dawson and Kati Mead wrote in separately, each voicing opposition to a plan to
construct a Verizon tower.
Following the written comments, Mary Dawson spoke to the Commission via Zoom, also
voicing opposition to the Verizon tower plan.

Public Hearing(s)

1. Public Hearing for a Conditional Rezoning Request for 1651 S. Front Street - Roll Call
Vote

Mayor Smith opened the public hearing, and the following citizens commented via
Zoom:

Terry Doyle, who owns the subject property, thanked the Commission for taking this
item up and said he's available for questions.
Pete LaRue said he owns a property on Furnace Street. He said he is concerned
about a marijuana facility operating near his property, and voiced specific concerns

Excerpt of the April 27, 2020 City Commission Minutes



about traffic increases and fumes.
Carrie Roy also lives in the area of this property and voiced concern with having a
marijuana business in the area.

With no one else hoping to comment, the Mayor closed the public hearing.

Commissioner Paul Schloegel moved to Authorize suspending the rules for
discussion, seconded by Commissioner Pete Frazier and Carried Unanimously.
Commissioner Schloegel asked Planning Commission Chair Joy Cardillo for
background on the process to this point. Chair Cardillo and City Community
Development Director Dennis Stachewicz discussed the history of this item, as well
as the concept of conditional rezoning.
Discussion ensued regarding the conditions proposed to be allowed at this site, the
state requirements for marijuana facilities and the next steps in any redevelopment.

Mayor Pro-Tem Jenn Hill moved to approve the conditional rezoning of 1651 S.
Front Street with the Planning Commission’s recommended stipulation that the
Marijuana Grower-Excess classification is struck from the list of allowable uses,
seconded by Commissioner Evan Bonsall.

Commissioner Bonsall then moved to amend the main motion by removing the
Designated Consumption Establishment classification from the list of allowable
uses. This motion was seconded by Commissioner Pete Frazier, and discussion
ensued.

Commissioner Bonsall said that after talking with residents, reading the Planning
Commission minutes and hearing public comment on this issue tonight, he thinks
this is a prudent step.

The motion to amend was adopted 6-1 by roll call, with Mayor Pro-Tem Hill voting
no.

The main motion, as amended, then became to approve the conditional rezoning of
1651 S. Front Street with the stipulation that the Marijuana Grower-Excess and the
Designated Consumption Establishment classifications are struck from the list of
allowable uses.

This amended main motion was then adopted by 5-2 by roll call vote, with Mayor
Pro-Tem Hill and Commissioner Schloegel voting no.



REZONING CONSIDERATIONS for PLANNING COMMISSIONS 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 



REZONING CONSIDERATIONS for PLANNING COMMISSIONS 
 

 
 

  



 
                                  SPOT ZONING CONSIDERATIONS 
 
The following is an excerpt from a Planning Commissioner training/resource 
manual that summarizes the four characteristics of a "spot zone" - and 
explains that all four must be found in the subject rezoning request to 
constitute an "unjustified spot zone". The Planning Commission needs to 
address each of the four characteristics and determine if there is a spot zone.



















5/27/2021 Mail - Andrea Landers - Outlook

https://outlook.office.com/mail/inbox/id/AAQkADI3ODE5ZjQ2LTViNjYtNDQ1NC1iYzBjLWM0OWUxNjEyZmI2NgAQADvZdBRYEqtIghU7k8EFBXQ%3D 1/1

Cannabis consumption request

Linda Byers-Blaksmith 
Thu 5/27/2021 1:58 PM
To:  Andrea Landers <alanders@marquettemi.gov>

Dear Ms. Landers, 

It has come to my attention that there is a request coming before your commission to have cannabis
consumption at a proposed business.  I am writing to ask that the zoning request that would make
that possible be denied.  My reasoning is quite simple.  There is no way currently to measure for
marijuana intoxication while driving and it would be very likely people would be driving to and from
this business on Front Street.

Until there is an effective way to measure impaired driving for marijuana as there is for alcohol there
should be NO public consumption allowed in our community.  Please forward my email to any others
and do not hesitate to contact me for further clarity.

Sincerely,

Linda Byers-Blaksmith
2810 Granite Pointe Drive
Marquette



6/1/2021 Mail - Andrea Landers - Outlook

https://outlook.office.com/mail/inbox/id/AAQkADI3ODE5ZjQ2LTViNjYtNDQ1NC1iYzBjLWM0OWUxNjEyZmI2NgAQAAHFWQwXSRBNvGnhp16hiOE%… 1/1

New Pot Store

Daniel Knight < >
Mon 5/31/2021 4:13 PM
To:  Andrea Landers <alanders@marquettemi.gov>

Andrea Landers, 

I am strongly opposed to the sale and consumption of drugs in my neighborhood. The building and
parking lot is directly adjacent to my backyard as well as two of my neighbors’ backyards. This is
definitely not the appropriate location for this business. There are already two dispensaries just down the
highway. There’s absolutely no need for a 3rd similar business in our neighborhood.  Surely, there is an
alternative business that would better serve our small neighborhood.  

Sincerely,   
Shirley Michelson 
106 E. Furnace Street 
Marquette, MI 

Sent from my iPhone 









5/27/2021 Mail - Andrea Landers - Outlook

https://outlook.office.com/mail/inbox/id/AAQkADI3ODE5ZjQ2LTViNjYtNDQ1NC1iYzBjLWM0OWUxNjEyZmI2NgAQAGMTOujI2adItlCmJ1EbZyk%3D 1/1

Rezoning of property-03-REZ-06-21-1651 S. Front St.

Colleen Pascoe < >
Thu 5/27/2021 2:28 PM
To:  Andrea Landers <alanders@marquettemi.gov>
On 5/25/2021 I was approached at my property(102 E. Furnace St.) by Mr. Doyle and asked to sign a statement
agreeing with the rezoning of the property at 1615 S. Front St. I felt intimidated and signed the agreement. I called Mr.
Doyle the next day and informed him I had spoke with my 92 year old father who also resides at and is partial owner
of our property at 102 E. Furnace St., I informed Mr. Doyle that my father is against the proposal therefore I was with
drawing my consent. Mr. Doyle stopped at my residence again and had me sign another form withdrawing my consent
saying he had already mailed in my prior consent and that he would mail in my withdrawal. This residence has been
in our family for approximately 70 years, we have several concerns with any business being located at 1651 S. Front
St., there are 10 driveways and street crossings on a very busy highway with limited sight for entering and leaving in
this approx. 3 block area. There have been several accidents in this area over the years including a family member
being rear ended when pulling into my property. Foot traffic through our yard and the loss of privacy is the norm when
this property is open for business. Several neighbors have medical issues which would be a detriment to their health,
my father and I included. I ask that you please consider my concerns and I ask you to also consider "would you want
this business next door to your family". Thank you, James Fitzpatrick and Colleen Pascoe

I noticed a typo in the first line with the address, it should read rezoning of the property at 1651 S. Front St. so sorry. Thank you for your time, 
Colleen Pascoe

Colleen Pascoe <>
Thu 5/27/2021 8:47 PM
To: Andrea Landers <alanders@marquettemi.gov>

Rezoning of property-03-REZ-06-21-1651 S. Front St.

Attached Visual of  Traffic Congestion 
received June 1, 2021










