ZONING BOARD OF APPEALS
Quality Services for a Quality Community

MEMBERS

AGENDA

Chair
Brian Laxton
Vice Chair
Caroline Ruddell
Andrea Ditschman
Susan Chalgian
Konrad Hittner
Ismat Lal
Alexis Vlahakis Cole

February 6, 2019 – 7:00 p.m.
54-B District Court, Courtroom 1
101 Linden Street
1)

Alternate 1
James Bradley

A)
B)
C)

Alternate 2
Erik Altmann

City Council Liaison
Erik Altmann

2)

3)

Roll Call
Approval of Agenda
Approval of Minutes – January 9, 2019 regular meeting

COMMUNICATIONS
A)
B)

Staff Liaison
David Haywood
(517) 319-6861

City of East Lansing
DEPARTMENT OF
PLANNING,
BUILDING &
DEVELOPMENT
410 Abbot Road
East Lansing, MI 48823

OPENING

Written
Oral

NEW BUSINESS
A)

(517) 319-6930
www.cityofeastlansing.com

A public hearing will be held to consider an application from Chris
Parsons and Kara (Nygren) Parsons for the property located at 1107
Daisy Lane, in the R-2, Medium Density Single-Family Residential,
zoning district for a variance from the following requirement of
Chapter 50 – Zoning Code of the City of East Lansing:
Section 50-301 – Minimum setback, principle building on a corner
lot line. The minimum setback requirement is 20 feet.
The applicant is proposing to demolish the existing single-family
residential structure and build a new single-family residential
structure that would be located ten feet from the east property line
adjacent to Larkspur Drive.

4)

OLD BUSINESS
A)

A public hearing will be held to consider an application from
Ghulam Sumbal for the property located at 1820 Coolidge Road in
the R-3, Single and Two-Family Residential, zoning district for a
variance from the following requirement of Chapter 50 – Zoning
Code of the City of East Lansing:
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Section 50-301. – Minimum lot width. Minimum lot width in the R-3 zoning
district for uses other than single-family is 100 feet.
The applicant is proposing to demolish the existing duplex structure and rebuild
a new duplex structure with a lot width of 82 feet.
5)

STAFF REPORTS

6)

BOARD MEMBER CONCERNS

7)

ANNOUNCEMENTS

8)

ADJOURNMENT
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East Lansing Zoning Board Review Process
The Zoning Board meets the first Wednesday of each month. The Board is composed of six citizen
volunteers selected by the City Council. The Board is empowered to authorize upon an appeal
specific variances from such dimensional requirements as lot area and width regulations, building
heights, bulk regulations, yard width, side and depth regulations and off-street parking
requirements. All of the Board meetings are open to the public and use the following process:
1.

Board Secretary reads the public notice which describes the location, applicant, zoning
district and subject matter of exception request.

2.

Applicant's presentation - applicant may speak on his/her own behalf or may be
represented.

3.

Public comment - comments are taken from all who are interested, including any written
comments.

4.

Rebuttal/additional comments by applicant.

5.

Questions by Board members.

6.

Closing of public portion, deliberative phase.

7.

Closing of hearing followed by Board's discussion and action. The concurring vote of four
members is necessary to grant any variance or to decide in favor of the applicant on any
matter upon which they are required to pass.
Guidelines for Public Comment

1.

If you are interested in speaking on an agenda item, please state your name, address and
the specific concern or question you wish the Board to consider as clearly and concisely as
possible.

2.

To minimize redundancy, if previous speakers have already raised similar concerns or
questions, simply note that you concur with them.

3.

Direct your comments to the Board. Dialogue with the applicant or the audience is
discouraged.

4.

Written comments submitted to the Board automatically become part of the public record.
It is not necessary to also read them. You may give a summary of the comments.
2019 Members
Chair – Brian Laxton
Caroline Ruddell – Vice Chair
Susan Chalgian
Andria Ditschman
Konrad Hittner
Ismat Lal
Alexis Vlahakis Cole
Alternate 1 – James Bradley
Erik Altmann – Alternate 2
Erik Altmann, Council Liaison
David E. Haywood, Secretary (517) 319-6861

ZONING BOARD OF APPEALS
Quality Services for a Quality Community

MEMBERS
Chair
Brian Laxton
Vice Chair
Caroline Ruddell

Andrea Ditschman
Konrad Hittner
Jon Jorgensen
Ismat Lal
Vacancy
Alternate 1
James Bradley
Alternate 2
Erik Altmann

MINUTES
December 20, 2018
54-B District Court, Courtroom 1
101 Linden Street
Present:

Bradley, Hittner, Jorgensen, Lal, Laxton, and Ruddell

Absent:

Altmann and Ditschman

Staff Present:

Haywood

City Council Liaison
Erik Altmann
Staff Liaison
David Haywood
(517) 319-6861

City of East Lansing
DEPARTMENT OF
PLANNING,
BUIL.DING &
DEVELOPMENT
410 Abbot Road
East Lansing, MI 48823

1)

OPENING
A)

Roll Call

Laxton called the meeting to order at 7:03 p.m.
At the calling of the roll, members Altmann and Ditschman were absent.
B)

(517) 319-6930
www.cityofeastlansing.com

Approval of the Agenda

Motion: Ruddell moved to approve the agenda as presented. Hittner seconded the
motion. Vote: All yeas. Motion passed unanimously by a vote of 6 to 0.
2)

COMMUNICATIONS
A)



Written

Jim Donatelli, 845 Touraine, email in favor of 846 Touraine Avenue
variance request.
Jeanne Meier, 822 Touraine, letter in opposition to 846 Touraine Avenue
variance request.
B)

Oral – None
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3)

NEW BUSINESS
A)

A variance request for the property located at 846 Touraine Avenue, in the R1, Low Density Residential District from the following requirement of Chapter
50 – Zoning Code of the City of East Lansing:
Section 50-301. – Minimum lot area. Minimum lot area in the R-1
zoning district is 8,000 square feet. The applicant is proposing to split
the property into two parcels where one of the lots (“lot 94”) is
proposed to have a lot area of less than the minimum required at
7,880 square feet.

Haywood briefed the Board on the history of the property. He stated minor adjustments to the
survey were made throughout the lot split application process and the latest survey is before the
Board tonight; making the proposal Parcel A 8,555 square feet and Parcel B 7,793 square feet.
Planning Commission did recommend approval pending the ZBA’s approval of the variance.
The packet includes the past variance request with the justification that the properties were
historically platted to the smaller size. The properties along the 800 block of Touraine range from
5,500 – 16,000 square feet depending on whether it is a corner lot and there are lots in the area that
are less than the required lot size. Bradley asked if any of the less than 8,000 square foot lots are
approved by variance. Haywood replied, not that he is aware of.
Hittner asked if most of the homes were built before the current zoning ordinance. Haywood
replied that while the homes are older, he is unsure of the dates they were built.
The Board discussed the setbacks in relation to the garage.
Jeremy Nordquist, 846 Touraine, the applicant addressed the Board and explained the proposal.
Hittner asked if the Planning Commission offered any findings or issue any constraints as to what
the structure would look like. Nordquist replied negatively and stated Anthony Mastromanaco, the
proposed buyer of the second lot, stated he would talk with Haywood and do what was best for the
community. Haywood stated Nordquist summed up the Planning Commission meeting succinctly.
Hittner asked if there was anything that would keep Nordquist or Mastromanaco from putting a
manufactured house on the second lot. Haywood replied there are certain zoning standards that
require minimal standards.
William Rittenberg, 838 Touraine, addressed the Board and stated he has made a 20 year
commitment to the community, he’s made $100,000 in improvement to his home which is a sign
of his commitment. He further stated he is opposed to the variance.
Hittner asked if he and the neighbors have considered purchasing the lot from Nordquist.
Rittenberg replied he had not.
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Laxton spoke of the Board’s charge and duty. Rittenberg stated he does not see how the Board can
be charged with making a decision on the value to a community and would hope the Board would
not just look at how the proposal meets the requirements but how it impacts the neighborhood.
Bradley stated the Board does not grant variances to allow the City to capture more tax dollars. He
further stated that as of right now no decision has been made to grant or not grant the variance and
they cannot grant a variance unless it meets one of the three special findings.
Sandy O’Bryan, 831 Touraine, addressed the Board and spoke in opposition to the variance
request; she stated a new home on a small lot does not fit with the neighborhood.
Nordquist readdressed the Board and stated his family loves the neighborhood, his wife is a teacher
at Glencairn, they have three children, it is important that they stay. He further stated one does not
have to be there 20 years to love the neighborhood. He continued even with the lot split his lot is
the largest non-corner lot on the street and the second lot would be the second largest lot on the
street.
Tom O’Bryan, 831 Touraine, asked if anyone drove by the proposed lot. Laxton replied
affirmatively.
Hittner asked if the original variance request included the square footage request. Haywood stated
the original paperwork did not include a legal survey but a drawing; it was only at the time of the
lot split application that a legal survey was complete and it was determined there would not be
8,000 square feet.
Hittner further asked if the October meeting minutes indicated a variance request for lot size or
just lot width. In reviewing the meeting minutes it was determined that only the lot width was
granted a variance.
Motion: It was moved by Ruddell and seconded by Jorgensen to grant variance approval for the
request from Antonio Mastromonaco, for the property located at 846 Touraine Avenue, in the R1, Low Density Residential District from the following requirement of Chapter 50 – Zoning Code
of the City of East Lansing:
Section 50-301. – Minimum lot area. Minimum lot area in the R-1 zoning district
is 8,000 square feet. The applicant is proposing to split the property into two
parcels where one of the lots (“lot 94”) is proposed to have a lot area of less than
the minimum required at 7,880 square feet.
The Board finds that under the Special Finding (1), that there are practical difficulties or unnecessary
hardships resulting from the physical characteristics of the property in question which make it
unfeasible to carry out the strict letter of the Zoning Code and under Special Finding (2), that there are
exceptional or extraordinary circumstances or conditions which apply to the property in question
that do not apply to other properties and which have not resulted from any act of the applicant
subsequent to the adoption of the Zoning Code; based on the following grounds:
1. Historically the lots were platted as two lots.
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2. Neighboring lots are below the required lot size.

Hittner stated he voted in opposition for the last variance and he takes Nordquist’s point in regard
to what was asked for and the contrast of what was discussed and decided at the last meeting. The
motion did not cover all the parameters that needed to be touched on. He further stated he does not
feel the burden should be on Nordquist and the Board should live with the decision they pretty
much already made two months again.
Laxton stated he was an affirmative vote last time and differs with Hittner/Jorgenson’s opinion
and believes there is no obligation to approve this time. It was clearly noted in the approval letter
the variance approval was for the lot width. He further stated he would be voting in favor of the
variance because similar to the lot width discussion it is consistent to the neighborhood lots. Also,
it is not of the magnitude that constitutes a drastic departure from the zoning requirements.
Bradley stated the size in his mind as it relates to other properties would be relevant if there had
been a variance for other properties; these properties were platted and grandfathered in. He
continued he does not know that Special Finding 2 applies and he somewhat agrees with Hittner
that this body has already granted the variance. As a matter of consistency he would be voting yea.
Vote: Yeas: Bradley, Jorgensen, Laxton, and Ruddell. Nays: Hittner, and Lal. Motion passed by a
vote of 4 to 2.
4)

OLD BUSINESS – None

5)

STAFF REPORTS – None

6)

BOARD MEMBER CONCERNS – None

7)

ANNOUNCEMENTS – None

8)

ADJOURNMENT

Motion: Ruddell moved to adjourn. Hittner seconded the motion. Vote: All yeas. Motion passed
unanimously by a vote of 6 to 0.

Brian Laxton
Chair

David E. Haywood
Secretary
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Department of Planning &
Community Development

Staff Contact:
Jake Parcell
Phone Number: 517-319-6828
ZBA Agenda:
February 6, 2019

STAFF REPORT
1107 Daisy Lane
February 1, 2019

Proposal
A public hearing will be held to consider an application from Chris Parsons and Kara
(Nygren) Parsons for the property located at 1107 Daisy Lane, in the R-2, Medium Density
Single-Family Residential, zoning district for a variance from the following requirement of
Chapter 50 – Zoning Code of the City of East Lansing:
Section 50-301 – Minimum setback, principle building on a corner lot line. The
minimum setback requirement is 20 feet.
The applicant is proposing to demolish the existing single-family residential structure and
build a new single-family residential structure that would be located ten feet from the east
property line adjacent to Larkspur Drive.

1107 Daisy Lane
Page 2

Background
The applicant is proposing to demolish the existing residential structure and build a new
house on site. There is a proposed 10 foot setback for the structure on the portion of the lot
fronting Larkspur Drive. Since this is a corner lot the Zoning Ordinance requires a 20 foot
setback from the corner lot line in the R-2 Zoning District. Currently the existing structure is
set back 11.3 feet from the lot line on Larkspur Drive. There is also a setback from the edge
of the lot line to the edge of pavement on Larkspur Drive that is measured between 33.8
feet and 35.5 feet on the attached survey.
Standards of Review
In order to grant a variance, the Zoning Board must first find that the application satisfies
certain required conditions stated in Section 50-64(3)(a) of the Code, as follows:
1.

The variance shall not be contrary to the public interest or the general intent and
purpose of the Zoning Code;

2.

The variance shall not permit the establishment of a use within a given district which
is prohibited therein;

3.

The variance shall not be a variance so commonly recurring as to make reasonably
practical the formulation of a general regulation by the City Council;

4.

The variance shall not cause substantial adverse effect to properties in the
immediate vicinity or in the zoning district where the variance is located; and

5.

The variance shall relate only to property that is described in the application for the
variance.

In addition, the Zoning Board must find that the application meets one of three special
findings stated in Section 50-64(3)(b) of the Code, as follows:
1.

Special Finding (1), that there are practical difficulties or unnecessary hardships
resulting from the physical characteristics of the property in question which make it
unfeasible to carry out the strict letter of the Zoning Code;

2.

Special Finding (2), that there are exceptional or extraordinary circumstances or
conditions which apply to the property in question that do not apply to other
properties and which have not resulted from any act of the applicant subsequent to
the adoption of the Zoning Code;

3.

Special Finding (3), that such variation is necessary for the preservation of a
substantial property right possessed by other properties within the same zoning
district.

Additionally, in granting a variance the Board may specify in writing such other conditions
regarding the location, character, landscaping, or other treatment that will, in the Board's
judgment, be reasonably necessary to the furtherance of the intent of the Zoning Code and

1107 Daisy Lane
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the protection of the public interest. The breach of any such condition shall automatically
invalidate the permit granted.
Staff Comments
The applicant is requesting the variance in order to be able to construct a new residential
structure in similar dimensions to what is on site. The lot is relatively narrow at 66 feet in
width. Due to the required 20 foot setback from the lot being located on a corner lot, and
the required 5 yard interior side yard setback, this would allow the applicant 41 feet for
construction of the new structure on Daisy Lane.
The current structure is encroaching on the 20 foot setback, and is only set back 11.3 feet
from the property line fronting Larkspur Drive. There is a generous amount of space
between the lot line and the curb on Larkspur Drive. The new structure, if the requested 10
foot setback was granted, would be located approximately 43-45 feet from the curbline on
Larkspur Drive.
1107 Daisy Lane also has the narrowest lot width out of the other developed lots at the
intersection of Larkspur Drive and Daisy Lane. 1069 Daisy Lane has a lot width of 104 feet
and 920 Larkspur Drive has a lot width of 86 feet, which allow for them to meet the corner
yard setback requirements while allowing for more developable space than 1107 Daisy
Lane (where the lot width is 66 feet).
Possible Actions
Following the public hearing on this appeal, if the Zoning Board finds that the application
satisfies the required conditions stated above, it could grant the variance in accordance
with, Special Finding ___ (language of special finding); based on the following grounds:

CITY OF EAST LANSING
AERIAL PHOTOGRAPH

LARKSPUR DRIVE

DAISY LANE

Zoning Board of Appeals

Quality Services for a Quality Community

Brody

Birc

h

HARRISON

CITY OF EAST LANSING
OO
ZONING MAP
Z
A
AM CITY OF EAST LANSING
L
A
K
ZONING MAP
A* - Dewitt Township - AG
B1-General Office Business

Garden City

B2-Retail Sales Business

B3-City Center Commercial

Lilac

B4-Restricted Office Business

Larkspur

Hicks

Marigold

B5-Community Retail Sales Business
BC*-Dewitt Township - Business

C-Community Facilities
1107 Daisy Lane

6503

Daisy

OF
EASTCommercial
LANSING
C-1* CITY
-Meridian
Township
ZONING
MAP
D* - Bath Township
- Development

A*
- Dewitt Township
- AG
M1-Manufacturing
Industry
16641

Tanager

B2-Retail
Sales
Business
OIP - Office
Industrial
Park

Ivanhoe

B4-Restricted
Office
Business Residential
R1-Low Density
Single-Family

CITY OF EAST LANSING
ZONING MAP

er

6503

Sever

B3-City
Center Commercial
P- Parking

lm
Pa

a

Rowena

R eb e c c

Scott

B1-General
Office Business
M4*-Dewitt Township
- Multiple Family

Arbor

§
¦6
¨

Narcissus

EAST VILLAGE

B5-Community
RetailSingle-Family
Sales Business
R2-Medium Density
Residential
BC*-Dewitt
- Business
R3-Single &Township
Two Family
Residential
C-Community
Facilities
R3* Dewitt Township
C-1*
-Meridian Township
Commercial
RA-Residential
Ag

TROWBR

D*
- Bath Township
- DevelopmentFamily Low Dens
RDD*-Meridian
Township-Multiple
A* - Dewitt Township - AG

EAST
VILLAGEUnit Development
RM08-Planned

B1-General Office Business

M1-Manufacturing
RM14-Low DensityIndustry
Multiple Family

B2-Retail Sales Business

M4*-Dewitt
Township
- Multiple
RM22-Medium
Density
MultipleFamily
Family

B3-City Center Commercial

OIP
- OfficeCenter
Industrial
Park Family Res
RM32-City
Multiple

B4-Restricted Office Business

PParking
RM54-University
Oriented Multiple Family Re

B5-Community Retail Sales Business

R1-Low
Density Single-Family Residential
U- University

BC*-Dewitt Township - Business

R2-Medium Density Single-Family Residential

C-Community Facilities

R3-Single & Two Family Residential

16641

West C
res

D* - Bath Township - Development

RA-Residential Ag

Zoning Board
of Appeals
EAST
VILLAGE

a
Middlev

C-1* -Meridian Township Commercial

cent
R3* Dewitt Township

M1-Manufacturing Industry

Cresc

ent

RDD*-Meridian
Township-Multiple
Low Dens
Quality Services
for a Quality Family
Community
RM08-Planned Unit Development

East Lansing Zoning Board of Appeals

Dear Board,
I am unable to attend the ZBA meeting on Wednesday but would like to voice my
support for the variance request for 1107 Daisy Lane for 2 reasons.
1. The lot frontage on Daisy is 66 feet which exceeds the minimum
requirement by 6 feet.
2. The east side of the lot on Larkspur ‐ from Daisy to the wooded area owned
by the city ‐ is solely owned by the applicant so no other houses are
affected.
Lastly, a purely personal reason – this family are long time good neighbors with 2
young children and I would hope that this will enable them to continue to stay
and be part of the East Lansing community.
Thank you,
Joanne Russell
1225 Daisy Lane

Department of Planning &
Community Development

Staff Contact:
David Haywood
Phone Number: 517-319-6861
ZBA Agenda:
February 6, 2019

STAFF REPORT
February 6, 2019
1820 Coolidge Road

Proposal
Ghulam Sumbal is requesting a variation for the property at 1820 Coolidge Road zoned R3, Single-Family and Two-Family Residential, from the following requirements of Chapter
50 - Zoning of the Code of the City of East Lansing:
Section 50-301. – Minimum lot width. Minimum lot width in the R-3 zoning district
for uses other than single-family is 100 feet.
The applicant is proposing to demolish the existing single-family structure and rebuild a
new duplex structure with a lot width of 82 feet.
Background
Section 50-283 of the R-3 zoning district establishes the lot and building requirements for
the district and states, “The principle building, accessory buildings and other uses shall be

1820 Coolidge Road
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located so as to comply with the requirements in section 50-301”. Due to the proposed
demolition of the existing residential structure, the proposed structure must meet the lot
dimension standards, which requires a 100 foot lot width for structures other than singlefamily.
Standards of Review
In order to grant a variance, the Zoning Board must first find that the application satisfies
certain required conditions stated in Section 50-64(3)(a) of the Code, as follows:
(1)

The variance shall not be contrary to the public interest or the general intent and
purpose of the Zoning Code;

(2)

The variance shall not permit the establishment of a use within a given district which
is prohibited therein;

(3)

The variance shall not be a variance so commonly recurring as to make reasonably
practical the formulation of a general regulation by the City Council;

(4)

The variance shall not cause substantial adverse effect to properties in the
immediate vicinity or in the zoning district where the variance is located; and

(5)

The variance shall relate only to property that is described in the application for the
variance.

In addition, the Zoning Board must find that the application meets one of three special
findings stated in Section 50-64(3)(b) of the Code, as follows:
1. Special Finding (1), that there are practical difficulties or unnecessary hardships
resulting from the physical characteristics of the property in question which make it
unfeasible to carry out the strict letter of the Zoning Code;
2. Special Finding (2), that there are exceptional or extraordinary circumstances or
conditions which apply to the property in question that do not apply to other
properties and which have not resulted from any act of the applicant subsequent to
the adoption of the Zoning Code;
3. Special Finding (3), that such variation is necessary for the preservation of a
substantial property right possessed by other properties within the same zoning
district.
Additionally, in granting a variance the Board may specify in writing such other conditions
regarding the location, character, landscaping, or other treatment that will, in the Board's
judgment, be reasonably necessary to the furtherance of the intent of the Zoning Code and
the protection of the public interest. The breach of any such condition shall automatically
invalidate the permit granted.
Staff Comments
The applicant is required to comply with the lot width standard of 100 feet for duplexes as
required in Sections 50-283 and 50-301. Section 50-857 of Article X of the Zoning

1820 Coolidge Road
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Ordinance provides for allowances for reconstruction on lots that do not meet the minimum
lot width. However, the allowance only pertains to single-family homes. Therefore, it is
necessary to apply for a variance as stated.
Other than lot width, the proposed duplex dimensions and placement are consistent with
the standards of development for the R-3 zoning district.
Commissioner Concerns – January 9, 2019
1. Are there duplex properties in the vicinity with less than 100 feet of frontage?
The following provides a comparison of properties on Coolidge road that are currently
zoned R-3 and provided their relative land use and lot widths. As you can see the
majority of the properties zoned R-3 in the vicinity of the subject site are constructed
and used as a duplex with an average lot width of 80 feet (the undeveloped lot with a
width of 12 feet was not used in this calculation).
Address
1716 Coolidge
1730 Coolidge
1750 Coolidge
1762 Coolidge
1800 Coolidge
1802 Coolidge
1820 Coolidge
1840 Coolidge
0 Coolidge
1852 Coolidge

Land Use
Duplex
Duplex
Duplex
Duplex
Duplex
Single-family
Duplex
Single-family
Undeveloped
Duplex

Lot Width
82.24’
84’
82.50’
82.50’
85’
80’
82’
63’
12’ (used as driveway for 1840 Coolidge)
82.50’

Possible Actions
If the Zoning Board finds that the application satisfies the required conditions stated above,
it could grant the variance in accordance with, Special Finding ( ), (language of special
finding) ; based on the following grounds:
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