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MEMORANDUM 
 
TO:  Planning Commission 
FROM: Andrea Landers, Zoning Official 
DATE: June 12, 2024 
SUBJECT:    03-REZ-06-24 – 446 E. Crescent St. (PIN: 0370300) 
______________________________________________________________________ 
 
The Planning Commission is being asked to make a recommendation to the City Commission 
regarding a request to rezone the property located at 446 E. Crescent Street which is zoned 
Planned Unit Development (PUD) to be zoned Mixed-Use (M-U). 
 
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 would be in harmony with considerations required by the Community Master Plan 
(CMP) and that the request is in accordance with Section 54.1405 of the Land Development Code 
- 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-06-24, 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-06-24 (as presented / for the following reasons / 
with the following conditions). 
 
Staff recommends the following condition - that the rezoning is approved when the 
PUD is terminated via proof of an affidavit that the termination of the PUD has been 
recorded in the property deed after the City Commission hearing. 
 

In cases in which the Planning Commission finds that the proposed rezoning in not consistent 
with the Future Land Use Map of the CMP due to a possible oversight or an apparent lack of 
attention to the features of the parcel in question, but that is consistent with most of the 
recommendations of the Plan, the Planning Commission may wish to recommend approval of the 
rezoning request as inconsistent with the Future Land Use Map but consistent with the 
Recommendations for Land Use of Chapter 3 of the Community Master Plan. 



    STAFF FILE REVIEW/ANALYSIS 
Completed by Andrea Landers – Zoning Official 
and David Stensaas – City Planner and Zoning Administrator 
 
Case #: 03-REZ-06-24 

 

Date: June 12, 2024 
 

Project/Application: Rezoning request from Planned Unit Development (PUD) to 
be zoned Mixed-Use (M-U). 

 
Location: 446 E. Crescent Street 

 

Parcel ID: 0370300 
 

Available Utilities: Natural Gas, Electricity, City Water, City Sewer, and 
Garbage Collection. 
 

Current Zoning: PUD – Planned Unit Development & M-U – Mixed-Use (see 
explanation below under current zoning) 

 

Surrounding Zoning: North: MFR – Multiple Family Residential & M-U – Mixed-Use 
South: MDR – Medium Density Residential & M - Municipal 
East: M - Municipal, MDR – Medium Density Residential, &  
 CR – Conservation and Recreation 
West: M - Municipal & M-U – Mixed-Use 
 

Zoning Districts and Standards: 
Current Zoning 

Section 54.323 PUD, Planned Unit Development District  

Case 11-PUD-03-2004 was approved for 
rezoning this property from Multiple Family 
Residential to Planned Unit Development 
(PUD) for commercial use. When the Land 
Development Code was adopted in 2019, 
with a new zoning map, the portion of the 
parcel adjacent to Lakeshore Blvd. was 
erroneously rezoned to M-U through 
adoption of the new zoning map, but it is 
still part of the PUD.  The land owner is now 
applying to rezone only the remaining 
portion that is shown as PUD, to M-U, and 
intends to terminate the PUD along with 
rezoning approval, and re-divide the parcel. 
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Proposed Zoning  
 

Section 54.311 M-U, Mixed-Use District 

(A) Intent 
The M-U district is intended to encourage and facilitate redevelopment by implementing the following 
mixed-use policies of the Master Plan: 
1. Locations. The M-U district will be located in many areas of the City, with each area unique based 

on the character of the area and the objectives of the Master Plan. Therefore, the M-U district may 
be located along strategic corridors or in a major or minor node, such as crucial neighborhood 
intersections (for example, corner stores in a residential neighborhood). The M-U district is the 
recommended zoning district in the following Future Land Uses of the 2015 Master Plan Future 
Land Use Map: Mixed Use and Neighborhood Commercial. 

2. Mix Compatible Land Uses. The M-U district will include areas of the city that are appropriate for 
many types of residential uses and compatible non-residential uses, including a mix of compatible 
uses in the same building. Examples of mixed-use buildings include non-residential uses on the 
lower floors and residential uses on the upper floors. 

3. Local Services. The non-residential uses in the M-U district are intended to satisfy the need for 
basic services of the surrounding residential areas, thus reducing the number of car trips required 
to these areas. 

4. Design. Development must be human-scale through appropriate building location near the street 
to help create a pedestrian-oriented environment that does not conflict with motorized traffic. 

 
 

(B) Permitted Principal Uses (C) Special Land Uses 
• Accessory Building or Structure  
• Accessory Use, Single-Family Residential Lots  
• Adult Foster Care, Family Home  
• Adult Foster Care, Small Group Home  
• Child Care Center or Day Care Center  
• Child or Day Care, Family Home  
• Drive-Through Uses  
• Dwelling, Accessory Unit  
• Dwelling, Live/Work  
• Dwelling, Multiple-Family  
• Dwelling, Single-Family Attached  
• Dwelling, Single-Family Detached  
• Dwelling, Two-Family (Duplex)  
• Emergency Services  
• Farmers’ Markets  
• Food Production, Minor  
• Foster Family Home  
• Health Services  
• Home Occupation  
• Home Office  
• Homestays and Vacation Home  
• Hospice  
• Indoor Recreation  
• Medical Hospital Related Accessory Uses  
• Medical Hospital Related Office or Uses 
• Office, Medical  
• Office, Professional  
• Outdoor Entertainment and Community Events 

(Temporary)  
• Outdoor Food and Non-Alcoholic Beverage Service  
• Outdoor Recreation  
• Public or Governmental Building  

• Accessory Use, Non-Single Family Residential Lots  
• Bar  
• Bed and Breakfast  
• Bed and Breakfast Inn  
• Child or Day Care, Group Home  
• Domestic Violence Abuse Shelter  
• Dwelling, Intentional Community  
• Foster Family Group Home  
• Fraternity or Sorority House  
• Halfway House  
• Homeless Shelter  
• Hospital  
• Hospital Hospitality House  
• Hostel 
• Hotel or Motel  
• Manufacturing, Light  
• Marihuana Safety Compliance Facility  
• Nursing Home, Convalescent Home, Extended Care 

Facility, Assisted Living Facility  
• Outdoor Entertainment and Community Events 

(Principal or Accessory Use)  
• Outdoor Alcoholic Beverage Service  
• Recreational Use, Public  
• Rooming House  
• School, Primary or Secondary  
• School, University  
• Supportive Housing Facility, Transitional and/or 

Permanent  
• Vehicle Repair and Service  
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• Religious Institution  
• Restaurant, Indoor Service  
• Retail Business, Indoor  
• Retail Sales, Outdoor Temporary  
• Service Establishment  
• Veterinary Clinic (Domestic Animals Only)  
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.) 4,800(C),(E) Front Yard (ft.) 0 (E), (F), (G) 

Min. Lot Width (ft.) 40 (D), (E) Side Yard (one) (ft.) 5 (I), (L), (N) 
Max. Impervious Surface Coverage (%) (S or T) Side Yard (total of 2) (ft.) 13 (I), (L), (N)) 

Max. Building Height of Primary Building (ft.) (P) 44 (N) Rear Yard (ft.) 20 (J), (L), (N) 
Max. Building Height of Accessory Building (L) Required Buffer & 

Greenbelt  
(U) 

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 
(C) Minimum Lot Area for Two-Family Dwellings (Duplexes) in the MDR, M-U, TSC, and 

MFR Districts. In the MDR, M-U, TSC, and MFR District, the minimum lot area for a two-
family dwelling (duplexes) is 6,000 sq. feet.  

 
(D) Minimum Lot Width for Two-Family Dwellings (Duplexes) in the MDR M-U, TSC, and 

MFR Districts. In the MDR, M-U, TSC, and the MFR District, the minimum lot width for a 
two-family dwelling (duplex) is 50 feet. 

 
(E) Minimum Lot Area and Width for Three Family and Four Family Dwellings in the M-U, 

TSC, and MFR Districts.  
(1) In the MDR, M-U, TSC, and the MFR District, the minimum lot area for a three-family and 

four family dwellings is 9,000 sq. feet.  
(2) In the MDR, M-U, TSC, and the MFR District, the minimum lot width for a three-family and 

four family dwellings is 75 feet.  
 

(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. 
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(J) Modified Rear Yard Setbacks in the M-U and CBD Districts. In the M-U and CBD districts 
the required rear yard may be measured from the center of an alley abutting the rear lot line, 
provided the structure is not located in the alley.  

 
(L) Accessory Buildings and Structures. For accessory buildings and structures, additional 

requirements for side yard setbacks, rear yard setbacks, and height are in Section 54.705.  
 
(N) Height Exceptions and Increased Setbacks for Principal Buildings in the MFR and M-U 

Districts. If the subject lot is adjacent to a lot zoned LDR, MDR, C, or CR, any portion of the 
building higher than 36.5 feet must be setback at least 8 feet from a minimum front yard 
setback line and at least 10 feet from any other minimum yard setback line.  

 
(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. Items attached to a building such as chimneys, weather vanes, lightning 
arrestors, etc. may be exempt as well.  

 
(S) Maximum Impervious Surface Coverage of a Lot in the LDR and MDR Districts, and 

single-family and two-family dwelling units in other zoning districts: The maximum 
impervious surface coverage of a lot in the LDR and MDR Districts, and single-family and 
two-family uses in all other zoning districts shall be based on the lot areas as follows: 

 
Maximum Impervious Surface Coverage Based on Lot Area 

60% of the lot area up to 8,712 sq. ft. (1/5 acre or less); plus 
50% of the area of the lot between 8,713 sq. ft. and 21,780 sq. ft. (1/2 acre); plus 
40% of the area of the lot between 21,781 sq. ft. and 43,560 sq. ft. (1 acre); plus 
30% of the area of the lot over 1 acre 

 
(T) 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.  

 
(U) Landscape Buffer and Greenbelt Requirements. The minimum setbacks may be increased 

in accordance with the landscape buffer and greenbelt standards of Section 54.1003(D).  
 
Section 54.1003 Landscaping Design Requirements 

 
(D) Buffer and Greenbelt Requirements. 

 

(1) 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. 

 
(2) 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: 
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DISTRICT IN 
WHICH BUFFER & 

GREENBELT IS 
REQUIRED 

ABUTTING DISTRICT 

LDR & 
MDR MFR MHP M-U CBD GC & 

RC 
C, M, 
& CR 

I-M & 
BLP 

M-U 15 (a) 15 (a) N.A. N.A. N.A. N.A. N.A. 20 (a) 
 

(a) Within this buffer area, one (1) tree per 30 linear feet is required. 
 

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 18, 2024. 

 
(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 18, 2024. 

 
(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 (M-U) on the Future Land Use Map of 
the Community Master Plan (CMP) and is designated as a Planned Unit 
Development and Mixed-Use(M-U) districts on the Proposed Zoning Map 
(excerpts attached).  Approval of the Rezoning will amend the Official Zoning 
Map and the CMP’s Proposed Zoning Map (which is presently being updated via 
the CMP Renewal Project) will be updated with the new M-U designation. 

 
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 
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. 
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Crescent Street and Cedar Street are classified as an “urban local street” per 
the Community Master Plan), therefore vehicular traffic volumes are low. 
Lakeshore Boulevard is classified as an “scenic corridor” per the Community 
Master Plan, therefore vehicular traffic volumes are moderate.   

(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. 

Conditions of the property use has changed in recent years, as according 
to the owner there are no longer light manufacturing operations that 
present nuisance conditions in the neighborhood.  Also, there was the 
“Zoning Ordinance” error described in item (1) above, but that error in the 
Zoning Map of the Land Development Code from 2019 was aligned with 
the Future Land Use Map and is in alignment with what the owner is 
seeking through this process. 

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

The proposal will not result in any substantial changes that would make 
exclusionary zoning more likely. 

(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 proposed rezoning would allow all of the possible land uses for a 
Mixed-Use zoning district. The Planning Commission must determine the 
compatibility of the proposal in this location. 

 
(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 surrounding zoning to the west 
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and north of the parcel. 

(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 adjacent use to the west is commercial and zoning is M-U.  The other 
adjacent uses are residential and MDR and MFR. 

(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. 

With the existing zoning district being PUD, they would have to apply for a 
major PUD amendment and receive approval from the City to add residential 
uses if the owner or future owner were to want add residences.   

(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. There are other 
M-U zoning districts to the north, west, and east of this parcel. 

 
(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: 
(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. 

 

Additional Comments: 

The Planning Commission should consider the request, and the information provided in 
this analysis, and provide a recommendation to the City Commission. 
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Attachments: 
1. Application  
2. Area Map 
3. Block Map 
4. Area Zoning Map 
5. Photos of the parcels 
6. Publication Notice 
7. Future Land Use and Proposed Zoning Map from the Master Plan 
8. Rezoning Information for PC document 
9. Spot Zoning Considerations 
10. Decision Tree from the Master Plan 
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                                  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.
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Does the proposed rezoning comply 
with the City Master Plan?

Yes No

Was there an error in the plan that 
would make the proposed rezoning 

inappropriate despite its 
compliance with the plan?

Have there been relevant changes 
in conditions since the plan was 
approved that would make the 

proposed rezoning inappropriate 
despite its compliance with the 

plan?

Have there been changes in the 
community’s attitude that impacts 

the goals and objectives of the 
plan that would make the 

proposed rezoning inappropriate 
despite its compliance with the 

plan?

Yes

Yes

Yes

No

No

No

Yes

Yes

Yes

No

No

No

Recommend 
approval of the 

rezoning

Recommend 
denial of the 

rezoning
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pr
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zo
ni

ng

Was there an error in the plan that 
would make the proposed rezoning 

appropriate despite its non-
compliance with the plan?

Identify the error, or changes in conditions and initiate an am
endm

ent 
to the m

aster plan to address it, and recom
m

end denial of the 
proposed rezoning

Have there been relevant changes 
in conditions since the plan was 
approved that would make the 
proposed rezoning appropriate 
despite its non-compliance with 

the plan?

Have there been changes in the 
community’s attitude that impacts 

the goals and objectives of the 
plan that would make the 

proposed rezoning appropriate 
despite its non-compliance with 

the plan?

No Yes

Is the rezoning request considered 
to be “spot zoning”?
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