
 
 

PLANNING COMMISSION 
TUESDAY, MAY 14, 2019 

Sycamore Room - 1st Floor - 6:30 P.M. 
201 West Ash Street, Mason MI 

 
 

AGENDA 
 

1. CALL TO ORDER 
2. ROLL CALL 
3. PUBLIC COMMENT 
4. APPROVAL OF MINUTES  

A. Approve Minutes of Regular Planning Commission Meeting April 9, 2019 
B. Approve Minutes of Planning Commission Training Workshop April 9, 2019 

5. UNFINISHED BUSINESS 
6. NEW BUSINESS 

A. Resolution 2019-04: City Limits, has requested final site plan approval to construct a 4,828 square 
foot addition to expand an indoor recreation use, and to expand parking at property located at 801 
N. Cedar St.  

B. Resolution 2019-05: David Meredith, has requested final site plan approval for a change of use to 
allow an indoor arcade and escape room on the first floor of property located at 118 W. Oak St. 

C. Resolution 2019-06: Tavis Cherry, Timeless Treasures, has requested final site plan approval for 
change of use of an existing 8,100 square foot building to an antique mall with a new parking 
reserve area. 

D. Kipp Rd Corridor – Future Land Use Discussion 
E. Sign Ordinance Update 

7. LIAISON REPORT 
A. Development Update: City Manager’s Report (May 3, 2019) 

8. ADJOURN 
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  CITY OF MASON 
PLANNING COMMISSION MEETING 

MINUTES OF APRIL 9, 2019 
DRAFT 

 
 
Waxman called the meeting to order at 6:30 p.m. in the Sycamore Room 1st  floor at 201 West Ash Street, Mason 
MI. 

 
Present: Barna, Droscha, Howe, Perrault, Shattuck, Waxman 
Absent:  Sabbadin (gave notice) 
Also present: Elizabeth A. Hude, AICP, Community Development Director 

 

PUBLIC COMMENT 

Leon Clark, 416 W. Oak St., invited members to a reception Thursday, April 25th following the school committee 
meeting to meet with visitors from Kosovo, Mason’s Sister City.  

APPROVAL OF MINUTES 
MOTION by Droscha second by Howe, to approve the Planning Commission meeting minutes from 
March 12, 2019.  

 
Yes (6) Barna, Droscha, Howe, Perrault, Shattuck, Waxman 
No (0)  
Absent (1) Sabbadin 

PUBLIC HEARING 

None. 

UNFINISHED BUSINESS 
None.  
 
NEW BUSINESS 
None.  
 
LIAISON REPORT 
A.  Development Update: the City Manager’s Report dated 3/29/2019 was provided to members in their meeting 

packets.  
Councilmember Droscha provided the following updates from City Council 

· The Capital Improvements Program was approved by council. 
· The rezoning of 118 W. Oak was approved by council. 
· The Special Assessment Policy was approved. 
· There is support for the City of Mason hiding Facebook comments. 

ADJOURN 
The meeting adjourned at approximately 6:39 p.m. 

 
  __________________________________________ 
 Anne Klein Barna, Secretary    
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  CITY OF MASON 
PLANNING COMMISSION TRAINING WORKSHOP 

MINUTES OF APRIL 9, 2019 
DRAFT 

 
 
Waxman called the meeting to order at approximately 6:50 p.m. in the Sycamore Room 1st floor at 201 West Ash 
Street, Mason MI. 

 
Present: Barna, Droscha, Howe, Perrault, Shattuck, Waxman 
Absent:  Sabbadin (gave notice) 
 
Also present: Elizabeth A. Hude, AICP, Community Development Director 

PUBLIC COMMENT 
None. 

PRESENTATION 

a. Tour and overview of Community Development Office 
Members toured the Community Development Office and were provided an overview on department 
staff and roles. 

TRAINING 

a. Contents of binder 
There was an overview of the components of the Planning Commissioner binders.  

b. Communication -  Social Media and the Grocery Store 
There was a discussion that highlighted elements of the Open Meeting Act and Ex Parte conversations. 

c. Checklist for site plan review 
There was an overview of aspects of the site plan review that are critical when completing a site plan 
review.  

d. Roster and Nameplates 
Commissioners verified the spelling of their names for nameplates that are accepted to be ordered in 
the near future.  

 

ADJOURN 
The meeting adjourned at approximately 7:30 p.m. 



201 West Ash Street; Mason, MI  48854-0370 
Office:  517.676.9155; Website: www.mason.mi.us 

 
City Manager’s Report: May 3, 2019  
 
 

ACTIVE PROJECTS STATUS UPDATES (PROJECTS NOT COORDINATED BY THE CITY) 

Project Name  Status  
318 W. Kipp - Klavon’s 
228 W. Kipp - Klavon’s 

A Temporary Certificate of Occupancy has been issued. They are open for business! 
Staff anticipates a Special Use/Site Plan Application for the development of the overflow 
parking lot in the near future. 

322 S. Jefferson 
Commercial Bank – 
Downtown Mason 

Two building permits are active for interior and exterior renovations to restore two entrance 
doors on Jefferson St.; replace door and add concrete pad at alley entrance.  A third building 
permit is being issued for renovation of the upstairs offices.   

402 S. Jefferson 
(former Baja Grill) 

Grant Agreement has been signed.  The building permit is under review.      

201 W. Ash 
City Hall 

Anticipate installation of T-Mobile equipment to begin this spring 

154 W. Maple 
(former shoe store) 

Building permit has been issued. A Right of Way Permit is under review which will include a 
temporary easement to use the vacant lot at the alley/Jefferson Street for staging of 
equipment for the project.  A Letter of Intent is being issued for support of the project at a 
lower amount than requested.  Developer is evaluating the feasibility of the project.   

600 Buhl St. 
Ingham Animal Shelter 

Building permit active for new construction.  

652 Hull Rd 
New Goodwill 

Staff anticipates a building permit application once supplemental permits from the State and 
County have been obtained. 

400 S. Cedar St 
Harvey Education Center / 
Mason Public Schools 

State building permit active for construction of new addition as part of the Phase 1 Bond 
Project. More information available at: http://bondprojects.masonk12.net/. 
 

801 N. Cedar St. 
(City Limits) 

City Limits, has requested final site plan approval to construct a 4,828 square foot addition 
along with additional parking. The project is expected to be reviewed by the Planning 
Commission at their regular meeting on May 14. 

Ash/Cedar (M-36) - MDOT MDOT has started the signal upgrade project at the intersection of Ash and Cedar (M-36) 
next week.  The Contractor completed installation of the signal foundations.  The signals 
themselves and the sidewalk work will take place at a later time TBD.  This 2nd phase of work 
will take approximately 1-2 weeks and will have the following traffic impacts:  Periodic daily 
lane closures on M-36 for the Contractor to perform the work.  The intersection will not be 
closed at any time and traffic will be maintained through the intersection. 

Howell/Okemos Rd 
intersection –  
Ingham County Road 
Department 

ICRD is installing a four-way stop with flashers at this intersection. 

SUBDIVISIONS Subdivisions require three stages of approval before site plan approval and building permits 
can be issued: (1) Tentative Preliminary Plat, (2) Final Preliminary Plat, (3) Final Plat. 

Enclave at Rayner Ponds 
Subdivision (19 lots, 1 park)   

The City has approved a Tentative Preliminary Plat (Stage 1) and is waiting to receive an 
application for Final Preliminary Plat (Stage 2).   

Rayner Ponds – Phase 4 
Subdivision (16 lots) 

The City approved a Tentative Preliminary Plat in January of 2018 (Stage 1).  Staff received 
an application for Final Preliminary Plat (Stage 2) in December of 2018.  A public hearing was 
held by the Planning Commission on January 15 resulting in a recommendation for approval 
to City Council. City Council approved the Final Preliminary Plat on January 21, 2019. The 
applicant will submit a Final Plat for approval (Stage 3) next. 

 
OPERATIONS AND COMMUNITY RELATIONS 
• The Code Enforcement Officer position has been moved to Community Development from the Police Department. 
• On April 11th Crp. Mentink and Off. Bradley attended a 1-day formal training in police report construction and 

http://www.mason.mi.us/
http://bondprojects.masonk12.net/


 

communication to gain additional skills and in current and best practices. 
• On April 16th Off. Michele, Cert. Taser Instructor, attended a 1-day course in Michigan Taser Laws and current Policy to 

enhance his credential as a Taser and use-of –force instructor. 
• On April 18th Off. Flores attended a 2-hour seminar to assist in recognizing and working with those with Autism who may 

have police contacts. 
• The Police and Fire Departments responded to a fire at 622 Hall Boulevard on May 3, 2019.  The City received mutual aid 

from Delhi Township Fire Department, Dansville Fire & Rescue, Leslie Fire Department, and Meridian Township Fire 
Department’s RIT Team.  There were no injuries, but the house is a total loss.  

 
Staffing Updates:  
• New Hires/Promotions: David Latter started as a Seasonal-Temporary Laborer May 1, 2019.   
• Departures:  

 Charles Goeke, Code Enforcement Officer – Last Day 4/12/2019 
 Daniel Kennedy, Volunteer Fire Fighter – Last Day 4/18/2019 
 Bryan Keeler, Police Officer – Last Day 4/29/2019 

• Open Positions: Seasonal-Temporary Laborer – All offers have been made pre-employment screening is being conducted.  
Full-Time Laborer position closed April 17 and applications are under review.  Part-Time Custodian position closed May 
1 and applications are under review. 

 
LARGE CITY PROJECTS  

FY 2018-2019 
Project Project Name/Description Status Completed 
STREETS, SIDEWALKS, BRIDGES (S)  
2017-S6 South St - Northbrook to City Limits  Complete  Sep 
2017-S7 Avon Street - All  Complete Sep 
2017-S8 Northbrook - South to Carom Circle Complete Sep 
2017-S9 S. Jefferson - Oak Street to Kipp 

Road 
Cannot begin construction before June 9 per 
contract.  Pre-Con meeting scheduled for May 8. 

 

2017-S10 Sidewalk Program – Downtown and 
Summerwood  

Work downtown nearing completion; Summerwood 
will begin after downtown. 

 

2018-S1 MDOT- Temple Street Safety Grant  MDOT Grade Inspection completed.  Awaiting 
MDOT comments and authorization to bid. 

 

2018-S32 Columbia - Cedar to US 127 Complete Sep 
UTILITIES: SANITARY SEWER, STORM WATER, AND WATER DISTRIBUTION (U) 
2018-U1 Utilities for Properties on Kipp Road  Complete  Sep 
2017-U3.2 Waste Water Treatment Plant 

Upgrades 
Complete Oct 

2017-U3.3 Design of the New DPW Facility  Delayed until future FY (2019-2020) N/A 
2017-U6 Abandon Wells by Airport Delayed until future FY (2021-2022) N/A 
2017-U9 Northbrook - South to Carom Circle Complete Sep 
2017-U10 S. Jefferson - Oak St to Kipp Road See 2017-S9 above   
2017-U12 300,000 G Storage Tank Top Sealing  Removed, included with WWTP Upgrade Project N/A 
2017-U13 Well No. 7 Rebuild  Well work is complete. Motor drive is on order.    
2017-U15 Replace Two Fire Hydrants  

Behind Mason Plaza 
Delayed until future FY (2019-2020) N/A 

2017-U16 Cathodic Protection for Ground 
Storage Tank  

Delayed until future FY (2020-2021) N/A 

2017-U17 High Service Pump No. 1 Rebuild Complete  Mar 
2017-U18 Replace Chlorine Analyzer  Complete  Aug  
2018-U35 BS&A Work Order Application Award of project anticipated in May      
2018-U36 Sewer Push Camera Replacement  Complete  Nov 
2018-U37 Log Jam Removal Sycamore Creek Complete  Nov 
PARKS/ CEMETERY/ FORESTRY/ NONMOTORIZED (P)   
2017-P8 Laylin Park Improvements  Staff is evaluating final work priorities for the spring.   



 

2018-P1 Howell Road - Hayhoe Riverwalk 
(Dart Trailhead) 

Complete   Nov 

2018-P2 Howell Road - Hayhoe Riverwalk 
Trail Extension 

Complete Nov 

2018-P3 Planning: 5 yr Parks/Recreation 
Plan; Bond Park Improvements  

City Council approved contract award to LAP on May 
6. Staff is executing contract and anticipates project 
kick-off this month. 

 

2018-P5 City Tree Evaluation Notice to Proceed & Contract signed; Pre-Evaluation 
Meeting held on April 30. 

  

MOTOR VEHICLE POOL (MVP)  
2017-MVP6 1/2 Ton 2x4 Pickup Truck Complete  Sep 
2017-MVP7 Mower Complete Jul 
2017-MVP8 Police Cars Complete Jan 
2017-MVP9 Large Items (Leaf Vacuum) Complete Nov 
2017-MVP10 5-yard Dump/Plow Truck Complete (Build Out with Equipment Next Year)  May  
2017-MVP18 Command Vehicle Complete Oct 
2017-MVP30 Front End Material Loader Complete  Nov 
BUILDING, PROPERTY, EQUIPMENT (B) 
2017-B1 Library- Facility Evaluation The concept design is being revised and finalized 

based upon public feedback. The project will be 
prepared to move forward to the final design and 
construction phases once funding has been 
confirmed. 

 

2017-B3.1 Police: Portable Radios Complete Oct 
2017-B4 City Hall Landscaping and Lighting  Phase 1 completed.  Phase 2/3 scheduled for the 

spring as time and budget allows.   

2017-B6 Fire: Fire Engine 809/Tower 808 Truck is on order; completion anticipated 2020   

2018-B4 IT: BS&A Timesheet Program Not started, connection issues with offsite facilities   
2018-B4 IT: BS&A Cemetery and HR Upgrade Complete Nov 
2018-B6 IT: AV Room Technology Patch Requesting Council Approval May 8, 2019   
2018-B7 Planning: Cedar/127 Corridor 

(Transportation and Land Use) 
Moved to 2019-2021 – integrate with master plan N/A 

2018-B24 City Hall Rental Space Furniture 
Replacement  

Old rectangle tables have been replaced with plastic 
ones. New chairs are currently being evaluated. 

  

 
FY 2019-2020 

Project Project Name/Description Status Completed 
 2019 Local Streets Bonds and Insurances in hand; Pre-Construction 

Meeting set for May 8, Contract and Notice of 
Award to be signed at the pre-construction meeting.  
Anticipate May 15th start of construction. 

 

 



 

 
 
TO:  Planning Commission 

FROM:  Elizabeth A. Hude, AICP, Community Development Director 

SUBJECT: 801 N. Cedar St. – City Limits 

DATE:  May 9, 2019 

 
 
Jim Cicorelli, City Limits, is requesting Final Site Plan Approval to construct a 4,828 square foot addition 
to expand an indoor recreation use, and to expand parking on property located at 801 N. Cedar Street. 
The proposal is shown on the following plans and documents: 
 

• Zoning Permit Application, received February 14, 2019 
• Letter requesting waiver of landscaping requirements dated May 3, 2019 
• Plan set dated January 10, 2019, last revised May 3, 2019 
• Architectural drawings, received April 19, 2019 
• Stormwater Management Report prepared by DC Engineering dated January 2019. 
• Boundary Survey dated March 28, 2019 
• Recorded easements: 

o 2-10-66 QCD’s to Reproco Inc from Bowling Alley 
o 3-18-98 Description on Cedar Street (M-36) 
o 3-18-98 Site Plan 
o 9-17-98 Agreement between Bowling Alley & Avery Oil 

The applicant paid a fee of $200, and together with the plans and documents listed above, the 
application appears to satisfy the submittal requirements of Sec. 94-226(c). 
 
CONSTRUCTION SCHEDULE 
The project is expected to begin as soon as possible for completion in October 2019. 
 
LAND USE/ZONING/MASTER PLAN 
The development is proposed on a parcel zoned C-2 General Commercial District. The applicant seeks to 
construct a 4,828 sq. ft. addition for the purpose of expanding an Indoor Recreation – Arcade use.  While 
the ordinance does not explicitly state Indoor Recreation or Arcades as a use allowed for in the district, 
it is the intent of this district to provide retail and service needs which benefit local and regional 
populations. Further it is a use compatible with the City’s zoning ordinance, Sec. 94-142(19)   Public 
assembly buildings, indoor theaters, and auditoriums, and therefore appropriate to the C-2 district. Staff 
advises that a clearer definition of indoor and outdoor recreational uses be addressed in the future 
revision of the master plan/zoning ordinance.  
 

  
  City of Mason 
  Planning Commission 
  Staff Report 
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The surrounding land uses and zoning are as follows: 
 

 Current Land Use Zoning Future Land Use 

North Commercial (Dandy 
Randy/Taco Bell) 

C-2 General Commercial District Commercial 

West US 127 - Interstate Right of Way - Michigan Department of Transportation (MDOT) 

South Commercial C-2 General Commercial District Commercial 

East Commercial (vacant - old 
Andrews Chevrolet) 

C-2 General Commercial District Commercial 

 
The use and redevelopment of this property is generally consistent with the Master Plan, p.3-2:  
 
“Cedar Street Business Corridor: The Cedar Business Corridor includes most of the land along Cedar 
Street from the US-127 interchange to South Street. This corridor presents varying conditions as one 
travels its length. The Plan establishes differing policies for the northern and southern portions of the 
corridor. 
The northern half of the corridor, generally extending from the highway interchange to North Street, is 
afforded excellent regional access by the presence of the US-127 interchange. This segment has evolved 
as a business corridor catering to the convenience needs of the highway traveler and uses that 
particularly benefit from proximity to the highway because of the regional market on which they rely. 
The Plan supports the continued role of this portion of Cedar as a highway business corridor. The Plan 
supports the redevelopment of properties in this area to enhance their impact on the City’s overall 
character. 
Future commercial development and redevelopment should be characterized by predominantly 
highway-oriented uses and uses that are particularly dependent on regional access. However, this 
corridor segment should undergo improvements to heighten public safety and visual amenities. These 
improvements should include streetscape improvements that address, in part, landscaping and lighting, 
signage, limitations on the frequency and number of driveways, and the use of shared service drives. 
This portion of Cedar Street serves as one of the primary entrances into the City. Its visual character 
impacts perceptions of the community as a whole and its desirability as a place of commerce.” 
 
COMMENTS – DEPARTMENTS AND AGENCIES 
Staff circulated the application and plans to city staff and agencies with jurisdiction over the project on 
February 19, 2019. The following comments were received. 
 

BUILDING INSPECTOR A fire sprinkler system will be required. The threshold for an A-2 
occupancy is 100 occupants or 5,000 square feet. 
 
UPDATE: The applicant has identified an alternative that will satisfy the 
requirements of the State Construction Code. 

Ingham County Drain 
Commission (ICDC)  

Plans must be submitted to the Drain Commissioner’s Office for Site Plan 
and Drainage Review and approval and for Soil Erosion Control Permit 
evaluation.  
A permit must be obtained from MDOT for permission to flow an 
additional volume across the US-127 highway. 
 
UPDATE: The applicant has received a Soil Erosion Waiver from ICDC. 
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STAFF REVIEW 
Staff finds that the Site Plan appears to meet the standards for Final Site Plan Approval with waivers and 
conditions noted below. Comments are provided below as findings of fact related to the requirements 
and standards below. 

§94-227.  Standards for site plan review and approval. In reviewing an application for site plan review 
and approval the following standards shall apply: 

STATUS/
NOTE 

REQUIREMENT 

M = Appears to meet requirement; D = Does not appear to meet requirement; I = Information Needed; R 
= Recommendation; W = Waiver Requested; Italics = Staff comments 

M    (1)   The site shall be developed so that all elements shall be harmoniously and efficiently 
organized in relation to the size, shape, type and topography of the site and surrounding 
property. 

The site appears to be harmonious and efficiently organized. The new building addition is appropriately 
scaled with the remainder of the building. The front parking area is delineated in a manner that provides 
for adequate circulation of vehicles and a clear path toward the entrance. See parking discussion 
regarding the existing rear lot. 

M    (2)   The site shall be developed so as not to impede the normal and orderly development, 
improvement, and use of surrounding property for uses permitted in this chapter. 

The new parking alignment on the north boundary between City Limits and Dandy Randy will correct the 
current encroachment by City Limits onto Dandy Randy’s property.  

M    (3)   All buildings or groups of buildings shall be arranged to permit emergency vehicle 
access by some practical means to all sites. 

The building is surrounded by parking area with adequate maneuvering lanes and therefore accessible 
from all sides for emergency vehicle access. 

M    (4)   Every structure or dwelling unit shall have direct access to a public street or indirect 
access to a public street via an approved dedicated private street. 

The site is located on a public street known as Cedar Street/M-36. M-36 is under the jurisdiction of the 
Michigan Department of Transportation. 

M    (5)   Appropriate measures shall be taken to ensure that the addition or removal of surface 
waters will not adversely affect neighboring properties, that controls are in place to minimize 
sedimentation and erosion, and that topographic alterations are minimized to accommodate 
storm water management. 

NOTE: See (6) below. 
M    (6)   Provisions shall be made for the construction of storm sewer facilities including 

grading, gutters, piping, on-site storage, and treatment of turf as required to handle 
stormwater and prevent erosion. 

There is a drainage easement granted to 805 N. Cedar (Dandy Randy) for surface water over 801 N. Cedar 
(City Limits) along the northeastern portion of the property. No change to the easements is proposed. The 
development will not adversely impact the easement. 
 
The applicant has received a waiver for a soil erosion permit through the Ingham County Drain 
Commissioner’s Office. 
 
All storm sewer contained within the site shall remain private. A drain facilities maintenance agreement is 
required prior to the issuance of an occupancy permit. A copy for signature will be given to the applicant if 
the site plan is approved. 
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M    (7)   Secondary containment for above ground areas where hazardous substances are 
stored or used shall be provided as required by the city fire chief. 

No hazardous substances will be stored or used on site. 
M    (8)   Exterior lighting shall be designed and located so that the source of illumination is 

directed away from adjacent properties, the intensity of lighting is the minimum necessary, 
and the direction of lighting is downward as much as is possible and appropriate for the 
project. 

No change proposed to existing lighting in the existing rear lot. No lighting is proposed in the front 
parking area.  

M    (9)   All loading and unloading areas, outside storage areas, and refuse receptacles shall be 
screened from casual view from the public rights-of-way and adjoining land uses. 

Non-profit donation receptacle currently occupying parking space will be removed.  

The dumpster is screened from casual view from the right of way in part by the building. A proposed gate 
will screen it from the adjacent property to the north.  

The plan appears to meet the requirement for a single designated loading area measuring 12x25 feet. 
The loading area is located on the west side of the building adjacent to the dumpster. Deliveries are 
received at this location in the mornings when the business is closed to the public.  
See a-c 
below 

   (10)   Site plans shall meet the driveway, traffic safety, and parking standards of the city in 
such manner as necessary to address the following: 

M       a.   Safe and efficient vehicular and non-vehicular circulation, including parking areas, 
non-motorized linkages to abutting parcels, uses, sidewalks, and trails. 

There is an existing sidewalk in the MDOT right of way. The proposed plan appears to meet the 
requirements for safe and efficient vehicular access and Sec. 94-176 Supplemental Access Regulations. 
See also comments in (12) below, Sec. 94 Art. X – Parking and Loading Areas. 

M       b.   Shared driveways and service drives. 
The site has two access points – a curb cut along M-36 on the property and through Dandy Randy’s 
property to the north. City Limits is the beneficiary of a 25-foot easement across Dandy Randy property to 
the north to allow for access onto City Limits property from M-36. Per Sec. 94-292(j)5, Adequate ingress 
and egress to the parking area by means of clearly limited and defined drives shall be provided. Except for 
parking space provided for single-family and two-family residential lots, drives for ingress and egress to 
the parking area shall be not less than 20-feet wide. 

M       c.   Adequate and properly located utilities.   

The site is currently served by water and sanitary sewer. No new water or sanitary sewer services 
are proposed for this project. 

M    (11)   Provisions shall be made for proposed common areas and public features to be 
reasonably maintained. 

The ‘Welcome to Mason’ off-premise sign, also a public feature, placed by Kiwanis is located on City 
Limits property. City Limits has agreed to relocate the sign further south on their property. 

See 
below 

   (12)   The site plan submittal shall demonstrate compliance with all applicable 
requirements of this chapter, chapters 58 and 74, the building code, and county, state, and 
federal law. 

M Chapter 94 – Zoning and Chapter 100 – Dimensional Requirements 
The plan appears to the meet the building height, setbacks and lot coverage site development standards 
listed in Section 94-121(c) and Tables 100-1 and 100-2 as noted on the plan sheets.  

M Sec. 94-172(3) Vision clearance across corner lot. 
The proposed plan appears to meet the requirements for vision clearance where the drive intersects with 
M-36. There appear to be no obstructions caused by proposed landscaping and signage. 
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D/W Sec. 94 – Art. X Off-street Parking and Circulation 
The proposed plan appears to meet the requirements for the number and size of parking spaces. Per Sec. 
94-292(j)(3) the applicant is requesting that the Planning Commission allow 18.6% (42 of 233 spaces) 
measure 180 s.f. (10’x18’). Staff supports the request and adds the observation that there are different 
peak utilization hours/seasons related to volleyball and bowling. 
 
Sec. 94-292(j)(1) prohibits parking in a front yard in a C-2 district. The front yard is defined as the area 
between the front property line and the building line (Figure 100-101) except upon a finding by the 
planning commission that such parking is a critical component of the operation of the particular use and 
that adequate provisions are included for the screening and landscaping of such parking area. The 
existing building is pre-existing and the public entrances are oriented toward the street. The proposed 
addition will bring the building closer to the street and will displace existing parking near the building. 
Staff supports a finding that parking is a critical component to the operation of the bowling alley, 
restaurant and arcade and should be allowed to expand in the front yard subject to the landscaping 
requirements. SEE LANDSCAPING DISCUSSION. 

D/W Sec. 94-241 Landscape, screening and buffer requirements 
It appears that per Sec. 94-241(e)(6) the Planning Commission has the ability to waive requirements in 
Sec. 94-241. The applicant has submitted a request for waivers from the landscaping requirements. 
Therefore, the Planning Commission may choose to waive the requirements as requested so long as the 
intent to provide landscaping within parking areas, and to enhance aesthetic and ecological qualities, 
character, privacy, and land value is met. The Planning Commission has the option to accept the proposed 
plan and waive the requirements for the landscaping pursuant to Section 94-241 (e)(6), or require the 
plan to be revised with the required vegetation. Further, Sec. 94-241(e)(3) requires the Planning 
Commission make findings related to the parcel dimensions and/or topography for waivers from buffer 
requirements as follows: 
  (3)   If parcel dimensions and/or topography are such that a parcel cannot reasonably comply with the 
buffer zone standards of section 94-241(f), then the designated site plan approval body shall determine 
the character of the buffer based on the following criteria: 
      a.   Traffic impact. 
      b.   Increased building and parking lot coverage. 
      c.   Increased outdoor sales, display, or manufacturing area. 
      d.   Physical characteristics of the site and surrounding area including topography, vegetation, and 
other natural features. 
      e.   Visual, noise, and air pollution. 
      f.   Health, safety, and welfare. 
      g.   Additional dwelling units and resulting density in a residential development. 
      h.   The location and dimension of the existing easements on the site. 
      i.   Any other criteria pertinent to the proposed use or character of the site. 
 
A letter from the applicant is included requesting waivers from the following missing requirements:  
Sec. 94-241(b)(2)c – Minimum scale of 1” = 20’; the actual scale is 1” = 40’ 
Sec. 94-241(b)(2)e – Plan is not sealed by a registered landscape architect 
Sec. 94-241(e)(1) – The plan does not provide the required buffer landscaping. See discussion below. 
Sec. 94-241(i) – The plan does not provide the required amount of off-street landscaping. 
 
Table 100-4 sets forth the required landscape buffers for the C-2 Zoning District. 
 

 Zoning Landscape Buffer Required 

North (front) C-2 (Dandy Randy) A 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-241'%5d$jumplink_md=target-id=JD_94-241
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Northeast 
(front) 

M-2 and C-2 separated by  
Cedar Street (M-36) and  

A  
(see Sec. 94-241(e)(4)) 

South (rear) C-2 A 
Southeast 
(side) 

C-2 separated by a private drive (Jacobic 
Drive) A 

West (side) MH separated by  
US 127 

B 
(see Sec. 94-241(e)(4)) 

 
No change is proposed to the north front buffer between the volleyball courts and the Taco Bell drive-thru.  
 
The northeast front property line requires Buffer Zone A and is adjacent to Cedar Street (M-36).  The 
Applicant has proposed five trees where eleven are required. There are three existing trees outside of the 
property line in the MDOT right of way.  
 
The southeast side property line requires Buffer Zone A.  The Applicant has proposed five trees where 
thirteen are required. There is one existing tree that will be preserved. 
 
The westerly side of the property is adjacent to the MDOT right of way is screened with existing 
vegetation.  No change is proposed to the south rear buffer which abuts undeveloped property. It is staff’s 
opinion that the addition of vegetation along the south and westerly property line in strict accordance 
with the requirements of Buffer Zone B is excessive. 
 
The existing parking area in the front yard will be improved by adding two trees within two landscape 
islands measuring approximately 350 sq .ft. per island for a total of 700 sq. ft.  The islands will improve 
the aesthetics of the property and provide better visual cues for traffic circulation.  
 
The applicant has not proposed any landscaping changes within the existing parking areas. A waiver has 
been requested from the landscaping requirements. 
M Chapter 58 - Signs 
The site plan shows the existing free-standing sign on the property which will remain where it is. 
No new or expanded monument sign is proposed. The existing wall sign will be relocated once the 
addition is complete. 
 
Any new signage will require a separate building permit subject to the requirements of Chapter 58 of the 
Zoning Ordinance, including Division 2 of said chapter.  
 
There is an off-premise sign belonging to the Kiwanis Club that reads ‘Welcome to Mason.’ This will be 
relocated further south but will remain on the property.  
Chapter 74 – Subdivisions – Not applicable 
 
Building Code – Staff has arranged for a preliminary review of the architectural plans with the 
Building Inspector. A formal building permit review will take place if the site plan is approved. 
 
County, State and Federal Law – See Agency Comments. The applicant is responsible for seeking 
and complying with additional permit requirements. 

ACTION 

§94-226.  Final site plan review and approval.  
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The planning commission shall have the authority to approve, approve with conditions, or deny an 
application for final site plan review and approval. The Planning Commission may also choose to amend 
the proposed resolution, or continue the review to a future time and date certain to allow for plans to be 
revised and/or for the applicant to provide additional information. 
 
§94-229.  Extension of site plan approval. 
Approvals of a final site plan are valid for a period of 12 months. Only one extension of a final site plan 
may be granted for an additional 12 months at the sole discretion of the approving authority. A final site 
plan is deemed to have expired if a building permit has not been obtained for the development within 
12 months of approval of the final site plan. A request to extend preliminary or final site plan validity 
shall be submitted prior to the expiration of the preliminary or final site plan. 
 
§94-230.  Conformance to approved site plan. 
A development project shall conform to the approved final site plan.  Failure to conform to the 
approved final site plan shall constitute a violation of this chapter.  
However, amendments to an approved site plan can be made subject to the provisions of §94-228 
Amendments to an approved site plan. 
 
§94-231.  Review standards for planning commission decision. 
(a)   A decision rejecting, approving, or conditionally approving a site plan shall be based upon 
requirements and standards contained in the zoning ordinance, other statutorily authorized and 
properly adopted local unit of government planning documents, other applicable ordinances, and state 
and federal statutes. 
 
(b)   A site plan shall be approved if it contains the information required by the zoning ordinance and is 
in compliance with the conditions imposed under the zoning ordinance, other statutorily authorized and 
properly adopted local unit of government planning documents, other applicable ordinances, and state 
and federal statutes. 
 
The applicant has submitted a Final Site Plan that, with the conditions listed, appears to contain the 
information required by the zoning ordinance, and will meet the standards for Final Site Plan 
approval. 
 
Therefore, the following motion is offered for consideration: 
 
MOTION 
Motion to approve Resolution 2019-04. 

 
Attachments: 
1. Resolution 2019-04 
2. Application 
3. Letter from the applicant dated May 3, 2019 requesting waivers from landscaping 
4. Plan set dated January 10, 2019, last revised May 3, 2019 
5. Architectural drawings 
6. Stormwater Management Report  
7. Recorded easements 
8. Ingham County Drain Commissioner letter dated March 1, 2019 
 
 



Vacant ( ) 
 
CLERK’S CERTIFICATION: I hereby certify that the foregoing is a true and accurate copy of a resolution 
adopted by the Planning Commission at its meeting held Tuesday, May 14, 2019, the original of which is 
part of the City of Mason Planning Commission minutes. 

 

________________________ 
Sarah J. Jarvis, City Clerk 
City of Mason 
Ingham County, Michigan 
 



Introduced:  
Seconded:  

CITY OF MASON  
PLANNING COMMISSION  
RESOLUTION No. 2019-04 

 
A RESOLUTION APPROVING A FINAL SITE PLAN TO CONSTRUCT A 4,828 SQUARE FOOT ADDITION TO 

EXPAND AN INDOOR RECREATION USE, AND TO EXPAND PARKING ON PROPERTY LOCATED AT  
801 N. CEDAR STREET 

 
May 14, 2019 

 
WHEREAS, a request has been received from Jim Cicorelli, City Limits, for Final Site Plan Approval to 
construct a 4,828 square foot addition to expand an indoor recreation use, and to expand parking on 
property located at 801 N. Cedar Street; and 
 
WHEREAS, the proposal was shown on plans dated January 10, 2019 and last revised on May 3, 2019; and  
 
WHEREAS, the parcel is zoned C-2 (General Commercial District); and 
 
WHEREAS, Section 94-222 states that any use within the C-2 zoning district requires site plan review; and 
 
WHEREAS, the Planning Commission accepts the staff report dated May 9, 2019 as findings of fact that, 
with the waivers listed herein, the plans will comply with the Site Plan Approval Standards listed in Section 
94-227 of the Mason Code; and  
 
WHEREAS the Planning Commission further makes the following findings of fact: 

· The Planning Commission finds parking in a front yard to be a critical component to the operations of 
the pre-existing structure and approves expansion of parking in the front yard; and 

· The Planning Commission finds that the proposed parking meets the minimum requirement for 
spaces, the minimum requirement is greater than 40 spaces, making the site eligible for a reduction 
of the parking space size to 180 s.f. or 20%; and 

· The Planning Commission finds that due to the unique parcel dimensions on the north and front of 
the property adjacent to the MDOT right of way and 805 North Cedar, as well as the topography to 
the west and south along the MDOT right of way, a waiver from the buffer requirements can be 
granted which considers existing vegetation, visibility for traffic, the existing easements between 801 
and 805 N. Cedar and the increase in both the building and parking lot coverage. 

 
NOW THEREFORE BE IT RESOLVED, that the City of Mason Planning Commission does hereby approve a 
Final Site Plan to construct a 4,828 square foot addition to expand an indoor recreation use, and to expand 
parking on property located at 801 N. Cedar Street with the following waivers: 

· A waiver is granted to allow 42 of 233 spaces (18.6%) to measure 180 s.f. (10’x18’) 
· A waiver of the landscaping requirements is granted and landscaping is approved as shown on the 

plan 
 
 
Yes ( )  
No ( )  



Absent ( )  
Vacant ( ) 
 
CLERK’S CERTIFICATION: I hereby certify that the foregoing is a true and accurate copy of a resolution 
adopted by the Planning Commission at its meeting held Tuesday, May 14, 2019, the original of which is 
part of the City of Mason Planning Commission minutes. 

 

________________________ 
Sarah J. Jarvis, City Clerk 
City of Mason 
Ingham County, Michigan 
 









May 3, 2019 

City of Mason  
Planning Commission 
201 West Ash Street 
Mason, MI 48854 
 
RE:  Leisure Tyme Proposed Site Improvements 
 
To whom it concerns: 
 
Leisure Tyme is proposing a building addition and parking lot expansion to our existing development at 
801 N Cedar Street.   Per ordinance, we are required to bring the landscaping of the property up to 
current code.  We are formally requesting the Planning Commission waive some of the landscaping 
requirements. 
 
The Ordinance requires that the landscape plan has a maximum scale of 1”=20’ and be sealed by a 
licensed landscape architect.  The submitted landscape plan is at a 1”=40’ scale.  We feel that this scale 
adequately presents the proposed landscaping plan, and that a larger scale would not provide additional 
information or clarification.  We also feel that the landscape plan is simplistic in nature and does not 
require the expertise of a licensed landscape architect.  We request the Planning Commission waive 
these two requirements. 
 
The proposed improvements consist of the construction of a 4,828sf addition to the front of the 
building.  This addition will remove existing parking lot, including parking spaces.  To mitigate this loss in 
parking, a new parking area is proposed at the northeast corner of the parcel.  Even with the new 
parking area, there will be a net loss of 14 parking spaces from the site.    
 
Currently, there is no landscaping on the property. We have worked with the City Planner to develop a 
landscaping plan for the front of the site.  We believe this landscape benefits the property, and the City, 
by creating an aesthetically pleasing entry into the City of Mason for residents and visitors.   
 
The proposed development includes the removal of approximately 1,300 sf of pavement along the north 
edge of the existing parking lot to facility the creating of landscape area.  Five trees (in addition to the 
existing three trees) are proposed along the Cedar Street frontage. Ordinance requires eleven trees 
along this property line.  Therefore, we are requesting a waiver for three trees. We have proposed five 
trees (in addition to the one existing tree) along our eastern boundary. Ordinance requires thirteen 
trees.  Therefore, we are requesting a waiver for seven trees.  We are proposing no additional plantings 
along the south or west property lines.  Ordinance requires forty-three trees.  
 
In addition to the above mentioned tree plantings, we are proposing to plan twenty shrubs and one tree 
along the front of the new addition and existing building to soften the building façade.  We are also 
proposing the construction of two landscape islands in the center of the front parking area.  Each 
planter will have a canopy tree planting. 
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It is our understanding that the Planning Commission may waive landscaping requirements, if they 
choose, when considering the following: 
 
a. Traffic Impact 

There is no anticipated traffic impact from the proposed development.  The front two 
landscaping islands closest to Cedar Street at the main drive entry have been purposefully 
planned without tree plantings.  In discussion with the City Planner, it was agreed that trees in 
this location could create a un-safe visual barrier to vehicle leaving and entering the site from 
Cedar Street. 

b. Increase in Building and Parking Lot Coverage 

The proposed building addition will remove approximately 5,000 sf of parking lot.  The revised 
parking lot layout will remove approximately 1,300 sf of parking lot along the Cedar Street corridor 
and add approximately 4,700 sf of new parking lot in the front northeast corner of the property.  
This results in a net increase of building and parking lot coverage of the site by 1.6%.  The proposed 
landscaping plan enhances the front of the parcel where this infrastructure improvements are being 
made.  

c. Increase in outdoor sales, displays, or manufacturing area 

There is no proposed increase in outdoor sales, displays or manufacturing 

d. Physical characteristics of the site and surrounding area including topography, vegetation, and other 
natural features 

The north property line abuts to the adjacent commercial business (Taco Bell and BP gas station).  
We feel that additional buffering with our neighbor will not add to the aesthetics of the site.  This 
property line is not visible from the public right of way as it is behind the neighboring buildings. 

The west and northwest property line abuts MDOT US 127 off-ramp right-of-way.  The area within  
MDOT right-of-way is 50-150 feet in width and is currently naturally vegetated.  The western portion 
of our site is turf lawn. We feel that area is sufficiently landscaped to provide aesthetically appealing 
visual view to travelers entering the City of Mason via the off-ramp 

The south property line abuts a vacant parcel which is naturally vegetated.  We feel that additional 
buffering along the south property line will not increase the quality of either parcel. 

The southeast property line abuts a long drive which has the feel of a roadway corridor.  In-lieu of a 
Type A buffer, we have proposed tree plantings consistent with a road frontage buffer. 
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The northeast property line (Cedar Street Frontage) has been landscaped with canopy trees.  This 
planting scheme is consistent with landscape frontages of other properties along Cedar Street which 
also have only street trees or no plantings. 

e. Visual, Noise, Air Pollution 

The proposed development will not result in an increase in Visual, Noise or Air Pollution. 

f. Health, Safety, Welfare 

To require a full screening along the non- road frontage lines, would potentially create a unsafe 
condition for patrons and the community as activities on site would not be seen from outside the 
property. 

g. Additional dwelling units and resulting density in a residential development 

The proposed development is not residential in nature.  It also does not abut any residential 
developments. 

h. Location and dimension of existing easement on the site 

There are no public easements located on the site. 

i. Any other criteria pertinent to the proposed use or character of the site. 

City Ordinance requires a Type A buffer along the non-road frontage property lines.  The Type A 
Buffer requires: “The buffer zone shall contain a minimum six-foot high screen comprised of plant 
material, deciduous or evergreen trees, erns, screen walls or fence, or any combination of these 
elements”.  We feel that to completely screen this business, which is a natural attraction for the 
community, from view is not in the best interest of the community and would be a detriment to 
attracting customers to the facility.  Furthermore, to fully screen the property from view would 
create a safety hazard in the community as no one would be able to see what is happening on the 
site. 

The Leisure Tyme business has been in operation since 1961.  During that time, the site has 
remained fairly non-landscaped except for lawn grass in the non-paved portions of the site. The 
proposed landscaping will significantly improve the aesthetics of the Cedar Street and will be a 
benefit to the community by providing an aesthetically pleasing entry into the City of Mason. 

We hope the above narrative assists you in your decision in regards to this matter.  We look forward to 
working with the City to our mutual success of the City of Mason. 

Sincerely, 

 

Jim Cicorelli 
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TO:  Planning Commission 
FROM:  Elizabeth A. Hude, AICP - Community Development Director 
SUBJECT: Site Plan Review – 118 W. Oak St.  
DATE:  May 9, 2019 
David Meredith, WCH LLC, has requested Final Site Plan approval for the change of use on the first floor 
of an existing building located at 118 W. Oak St, formerly known as the old school administration 
building. The first floor will include the existing Food Bank and proposed new use of space as an arcade 
and an escape room. The second floor will remain as office space. 
 
City Council adopted Ordinance 226 on March 18, 2019 which re-zoned the parcel from an O1 Office 
District to C-1 (Central Business District).  The building is also located within the Historic District.  Section 
94-222 states that any use within the C-1 zoning district requires final site plan review.  Staff finds that 
the proposed arcade and escape room are commercial indoor recreational uses consistent with the type 
of use allowed by right in Sec. 94-141 (13) Public assembly buildings, indoor theaters, and auditoriums.  
 
Further, the proposed uses meet the City’s Master Plan Objective #4 for Commercial Development – 
Encourage commercial development in the downtown area to be of a retail, office and entertainment 
character to draw people and improve economic vitality.  
 
The new use does increase the number of required off-street parking spaces by more than two, which 
triggers the need for Planning Commission review per Sec. 94-223(2). Otherwise, as a use allowed by 
right with no expansion of the building footprint, this would have qualified for Administrative approval. 
 
No changes are currently proposed to the exterior of the building and therefore Historic District 
Commission (HDC) approval is not required at this time. If the exterior of the building is cleaned, 
painted, architecturally modified including lighting, or if a sign is proposed, the work will be subject to 
the requirements of Chapter 31 – Historic Preservation and/or Chapter 58 – Signs.  
 
LAND USE/ZONING/MASTER PLAN: 
The site is located and fronts on West Oak Street, a local roadway.  The surrounding land uses and 
zoning are as follows: 
 

 Current Land Use Zoning Future Land Use 

North Commercial C-1 (Central Business District) Commercial 

East Commercial C-1 (Central Business District) Commercial 

South Residential RM (Multiple Family Residential District) Residential 

West Residential 01 Office District Residential 

  
  City of Mason 
  Planning Commission 
   Staff Report 
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SITE PLAN REVIEW: 
The following sections address compliance with site plan requirements.  The following comments are 
provided based upon the plan dated April 16, 2019. 
 
Height, Bulk, Density, and Area Requirements: 
As no changes to the structure footprint are proposed, the plan appears to the meet the building height, 
setbacks and lot coverage site development standards listed in Section 94-121(c) and Table 100-1.   
 
Circulation, Loading and Off-Street Parking 
 
Circulation 
The proposed building is adequately served by infrastructure that supports the safe and orderly 
circulation of motorized and non-motorized traffic - it fronts onto a three-lane public right of way 
supporting two lanes for bi-directional traffic, one lane of angled on-street parking and a sidewalk.  CATA 
route #46 is available on Jefferson St. 
 
Loading 
There shall be no requirement of loading or unloading space in the C-1 district for property with direct 
access to an alley. (§94-293(c)) 
 
The site currently has direct access to an alley and therefore is exempt from the loading space 
requirement. 
 
Off-Street Parking 
§94-292(h)(1) Uses in the C-1 district states that there shall be no off-street parking space requirements 
in the C-1 district for those uses which require 20 or less off-street parking spaces. Uses requiring more 
than 20 off-street parking spaces shall have their parking requirement determined by the planning 
commission. In making such a decision, the planning commission shall consider the availability of both 
public and private parking spaces. 
 
Based upon the requirements of Table 100-5 Parking space requirements, 62 parking spaces are required 
to support the existing and proposed uses in the development. A minimum of one of the parking spaces 
is to be barrier free in in accordance with the Americans with Disabilities Act (ADA). This is detailed in 
the parking calculation (Table 1) below. The applicant is providing ten private parking spaces in the 
existing parking area. The spaces will meet the minimum standard size of 10’x20’ with a minimum 24’ 
travel lane for two-way traffic.  
 
The plan indicates 11 parking spaces, however, the space adjacent to the alley on the north contains a 
dumpster. Staff recommends approval with the condition that this will be revised on the plan submitted 
with the building permit. The dumpster is required to be screened in accordance with Sec. 94-173(b). 
 
Staff finds that there appears to be sufficient parking available in the surrounding public lots and on-
street spaces to accommodate the proposed uses and recommends that the planning commission 
modify the number of required spaces to 10 based upon the following facts: 
 

1. A parking study was completed as part of a 2009 Downtown Marketing Analysis by McKenna 
Associates recommending a calculation of 3.23 for 1,000 sq. ft. of useable floor area. The study 
states that based upon the total building floor area in downtown, which would take into 
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consideration the existing site, demand is for 380 spaces total. Factoring in the available private 
parking lots associated with many of the buildings, this results in a parking surplus of 
approximately 240% +/- in downtown Mason. 

2. The applicant is not increasing the building footprint but instead converting existing usable floor 
area from office space to an indoor recreation use as an arcade and an escape room. 

 
Table 1 – Parking Requirements 

Use UFA 
(per applicant) 

Parking/UFA Customer  
Parking Req. 

Customer  
Parking 

Proposed 
First Floor Arcade 
and Escape Room 

3608 1 per 100 sq. ft. UFA 
in main meeting 
room or club room 

37 Adjacent public 
lot at City 

Hall/on-street 
First and 
Second Floor Office 

1632 
3096 

 9 
16 

Adjacent public 
lot/on-street 

Total Required  62  
Allowance for uses in the C-1 District  20 20  

Parking provided on-site  10  
Barrier-free spaces required 1-2 (1)  

UFA = Useable Floor Area    
 
Landscaping 
The site is built to the property line by pre-existing building and parking. While no landscape buffer is 
required as this is in a C-1 district, there is a requirement for landscaping in off-street parking lots. No 
additional landscaping is proposed on the lot or in the parking area. There is an existing fence and 
natural screening on the adjacent residential lot.  
Staff recommends granting a waiver from the Sec. 94-241 and specifically Sec. 94-241(i)(1)a.1. 
-   Off-street parking areas containing six or more parking spaces shall be provided with landscaping in 
accordance with the following: 
         1.   Six through 50 spaces: One canopy tree and 50 sq. ft. of landscaped area per six spaces. 
  
Signs 
The site plan does not propose a new or expanded sign located within the property. If any new signage is 
to be located on the site it will be subject to the requirements of Chapter 58 of the Zoning Ordinance 
and Chapter 31 – Historic Preservation. 
 
Site Lighting 
No changes proposed. During a site visit staff noted very few lights on the building and that the large 
floodlight on the west side of the building made a loud buzzing noise. The existing lighting may have 
been sufficient for office use, primarily a day time use, however, given that the arcade and escape room 
hours go later into the evening. The police department suggests adding lighting to the building and 
parking area for safety and security. Lighting changes are subject to Historic District Commission review 
per Chapter 31 Historic Preservation. 
 
Staff recommends removing the existing flood light and replacing it with one that does not emit noise 
and is shielded down per the standards for lighting in Sec. 94-177(e). Staff recommends approval with 
the condition that a lighting plan reflecting updated and additional lighting with photometrics will be 
submitted with the building permit application and in accordance with Sec. 94-177(e) Light and Sec. 94-
227 Standards for site plan review and approval.  
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Water and Sanitary Sewer 
The site is served by city water and sewer. No new services are proposed for this project. 
 
Storm Water Management 
No changes proposed.  
 
Agency Comments: 
Staff met with Police, Fire and Department of Public Works on April 30.  
 

Police Add lighting to the building for safety and security 
Fire No concerns; interior to meet State Construction Code for fire suppression 

and egress 
DPW Fix drain spilling into the right of way on northside of the building, creates 

unsafe condition including ice in winter; black soot on west side of the 
building should be addressed. (see pics below) 

 

  
REVIEW CRITERIA:  
It appears that the site and proposed use will comply with the site plan review standards listed in Section 
94-227 of the Code. 
 
Site Plan Review Standards Sec. 94-227: 
In reviewing an application for site plan review and approval the following standards shall apply: 
 
(1)     The site shall be developed so that all elements shall be harmoniously and efficiently organized in 

relation to the size, shape, type and topography of the site and surrounding property. 
(2)     The site shall be developed so as not to impede the normal and orderly development, 

improvement, and use of surrounding property for uses permitted in this chapter. 
(3)     All buildings or groups of buildings shall be arranged to permit emergency vehicle access by some 

practical means to all sites. 
(4)     Every structure or dwelling unit shall have direct access to a public street or indirect access to a 

public street via an approved dedicated private street. 
(5)     Appropriate measures shall be taken to ensure that the addition or removal of surface waters will 

not adversely affect neighboring properties that controls are in place to minimize sedimentation 
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and erosion, and that topographic alterations are minimized to accommodate storm water 
management. 

(6)     Provisions shall be made for the construction of storm sewer facilities including grading, gutters, 
piping, on-site storage, and treatment of turf as required to handle storm water and prevent 
erosion. 

(7)    Secondary containment for above ground areas where hazardous substances are stored or used 
shall be provided as required by the city fire chief. 

(8)     Exterior lighting shall be designed and located so that the source of illumination is directed away 
from adjacent properties, the intensity of lighting is the minimum necessary, and the direction of 
lighting is downward as much as is possible and appropriate for the project. 

(9)     All loading and unloading areas, outside storage areas, and refuse receptacles shall be screened 
from casual view from the public rights-of-way and adjoining land uses. 

(10)   Site plans shall meet the driveway, traffic safety, and parking standards of the city in such manner 
as necessary to address the following: 

          a.    Safe and efficient vehicular and non-vehicular circulation, including parking areas, non-
motorized linkages to abutting parcels, uses, sidewalks, and trails. 

          b.     Shared driveways and service drives. 
          c.     Adequate and properly located utilities.  
(11)  Provisions shall be made for proposed common areas and public features to be reasonably 

maintained. 
(12)   The site plan submittal shall demonstrate compliance with all applicable requirements of this 

chapter, chapters 58 and 74, the building code, and county, state, and federal law. 
  
STAFF RECOMMENDATION: 
With the findings and analysis described above, the following action is recommended for consideration 
by the Planning Commission:   
 
The Planning Commission approve Resolution No. 2019-05. 
 
Attachments: 
1. Resolution  
2. Application  
3. Site Plan 
 



Introduced:  
Second:  
 

 
CITY OF MASON 

PLANNING COMMISSION RESOLUTION No. 2019-05 
 

APPROVAL OF FINAL SITE PLAN ON PROPERTY LOCATED AT 118 W. OAK 
 

May 14, 2019 
 
WHEREAS, a request has been received from David Meredith to review parking requirements for the 
intended use of an arcade; and  
 
WHEREAS, the proposal was shown on plans dated March 4, 2019; and 
 
WHEREAS, the subject property is further described as 118 W. Oak; and 
 
WHEREAS, the parcel is zoned C-1 (Central Business District); and 
 
WHEREAS, Section 94-222 states that any use within the C-1 zoning district requires site plan review; and 
 
WHEREAS the Planning Commission accepts the staff report dated May 9, 2019 as finding of fact that with 
the following waivers and conditions listed herein, the plans will comply with the Final Site Plan Review 
Standards listed in Section 94-227 of the Mason Code with the following conditions: 

· Plans will be revised to reflect 10 on-site parking spaces and a screened dumpster in the northern 
most space that meets the requirements of Sec. 94-173(b); and 

· Plans will be revised to reflect updated and additional lighting on the building in accordance with 
Sec. 94-177(e) Light and Chapter 31 Historic Preservation; and 

· The drain spilling into the right of way will be corrected to the satisfaction of the DPW, Building 
Official, and Zoning Official; and 

· The façade will be cleaned and the source of the black soot corrected to the satisfaction of the 
DPW, Building Official, and Zoning Official and in accordance with the requirements of Chapter 31 
Historic Preservation; and further,  

· The Planning Commission finds that as no new parking is being created, the site is adjacent to a 
landscape buffer to the west, adjacent to two rights of way on the north and south, a parking lot 
and building to the east, a requirement for additional landscaping is excessive 

 
NOW THEREFORE BE IT BE RESOLVED, that the Mason Planning Commission does hereby approve a Final 
Site Plan for the change of use on the first floor of an existing building located at 118 W. Oak Street to 
include an arcade and escape room with the following waivers and conditions: 

· Landscaping requirements as stated in Sec. 91-241 are waived; and 
· Plans will be revised to reflect 10 on-site parking spaces and a screened dumpster in the northern 

most space that meets the requirements of Sec. 94-173(b); and 
· Plans will be revised to reflect updated and additional lighting on the building in accordance with 

Sec. 94-177(e) Light and Chapter 31 Historic Preservation; and 
· The drain spilling into the right of way will be corrected to the satisfaction of the DPW, Building 

Official, and Zoning Official; and 
· The façade will be cleaned and the source of the black soot corrected to the satisfaction of the 

DPW, Building Official, and Zoning Official and in accordance with the requirements of Chapter 31 
Historic Preservation; and further; and 

· The hours of operation will not extend past 9:00 p.m. Monday through Thursday, not past 
midnight (12:00 a.m.) Friday and Saturday, and not past 8:00 p.m. on Sunday.  



 
Yes ( )  
No ( )  
Absent ( )  
Vacant ( ) 
 
CLERK’S CERTIFICATION: I hereby certify that the foregoing is a true and accurate copy of a resolution 
adopted by the Planning Commission at its meeting held Tuesday, May 14, 2019, the original of which is 
part of the City of Mason Planning Commission minutes. 
 
 
__________________________ 
Sarah J. Jarvis, Clerk 
City of Mason 
Ingham County, Michigan 
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Including Rec Time Arcade

& Escape Ingham County Escape Room

Normal Business Hours

Day Hours of Operation

Monday - Thursday 2:30pm - 9:00pm

Friday 2:30pm - 12:00am

Saturday 10:00am - 12:00am

Sunday 10:00am - 8:00pm

Holidays, Spring Break, Summer Break

Monday - Thursday 10:00am - 9:00pm

Friday 10:00am - 12:00am

Saturday 10:00am - 12:00am

Sunday 10:00am - 8:00pm

















 
TO:  Planning Commission 

FROM:  Elizabeth A. Hude, AICP - Community Development Director 

SUBJECT: Site Plan Review – 525 N. Cedar St. – Timeless Treasures 

DATE:  May 9, 2019 

 
Tavis Cherry, Timeless Treasures, has requested final site plan approval for the renovation of an existing 
building to be used as an antique mall with up to 68 vendor spaces located at 525. N. Cedar St. The 
proposal is shown on the following plans and documents: 
 

• Zoning Permit Application, received April 15, 2019 
• Letter requesting consideration of a parking reserve area, dated April 12, 2019 
• Letter requesting a waiver of landscaping requirements, dated May 6, 2019 
• Civil drawings, DC Engineering, dated March 25, 2019, revision submitted May 6, 2019 
• Architectural drawings, Studio Intrigue, dated/last revised March 1, 2019 

 
The applicant paid the required fee of $100, and together with the plans and documents listed above, 
the application appears to satisfy the submittal requirements of Sec. 94-226(c). 
 
CONSTRUCTION SCHEDULE 
The project is expected to begin as soon as possible and be open for business in the summer of 2019. 
 
LAND USE/ZONING/MASTER PLAN: 
The development is proposed on a parcel zoned C-2 General Commercial District.  The applicant seeks to 
expand the useable floor area of a building for a retail use, a use permitted by right under Sec. 94-
142(9). In accordance with Sec. 94-222(1), uses in the C-2 zoning district are subject to final site plan 
review prior to the granting of a building permit or a certificate of occupancy. In accordance with Sec. 
94-223(2), because the use increases the number of required parking spaces from the previous use by 
more than two spaces, staff is unable to review the site plan administratively and hereby refers the 
application to the Planning Commission for review. 
 
In addition, special outdoor events may take place once per month which would provide for additional 
vendor space outdoors. Outdoor retail sales and service are permitted by right according Sec. 94-
142(14) and subject to site plan review. Staff recommends the applicant pursue a Special Event 
application for future outdoor events through the City Manager’s office, or return with an amended site 
plan to permanently approve the outdoor retail area and additional parking. This does not need to be 
made a condition of the site plan approval. 
 
The surrounding land uses and zoning are as follows: 

  
  City of Mason 
  Planning Commission 
   Staff Report 
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 Current Land Use Zoning Future Land Use 

North Commercial C-2 General Commercial District Commercial 

East Commercial C-2 General Commercial District Commercial 

South 
Public (Ingham County 
Road Commission) 
Vacant 

C-2 General Commercial District 
 
AG Single Family Agricultural 

Public 
 
Mixed Use 

West Vacant 01 Office District Mixed Use 
 
The use and redevelopment of this property is generally consistent with the Master Plan, p.3-2:  
 
“Cedar Street Business Corridor: The Cedar Business Corridor includes most of the land along Cedar 
Street from the US-127 interchange to South Street. This corridor presents varying conditions as one 
travels its length. The Plan establishes differing policies for the northern and southern portions of the 
corridor. 
The northern half of the corridor, generally extending from the highway interchange to North Street, is 
afforded excellent regional access by the presence of the US-127 interchange. This segment has evolved 
as a business corridor catering to the convenience needs of the highway traveler and uses that 
particularly benefit from proximity to the highway because of the regional market on which they rely. 
The Plan supports the continued role of this portion of Cedar as a highway business corridor. The Plan 
supports the redevelopment of properties in this area to enhance their impact on the City’s overall 
character. 
Future commercial development and redevelopment should be characterized by predominantly 
highway-oriented uses and uses that are particularly dependent on regional access. However, this 
corridor segment should undergo improvements to heighten public safety and visual amenities. These 
improvements should include streetscape improvements that address, in part, landscaping and lighting, 
signage, limitations on the frequency and number of driveways, and the use of shared service drives. 
This portion of Cedar Street serves as one of the primary entrances into the City. Its visual character 
impacts perceptions of the community as a whole and its desirability as a place of commerce.” 
 
COMMENTS – DEPARTMENTS AND AGENCIES 
Staff circulated the application and plans to city staff and agencies with jurisdiction over the project on 
April 29, 2019. The following comments were received. 
 

Police Provide additional lighting on the building near entrances, at the rear. 

Fire Remove gates at curb, verify 20’ un-obstructed access lane at south gate 
in side yard. 

DPW Parking surface in the rear needs to meet City standards. Future plan 
needs to address drainage. 

 
STAFF REVIEW 
Staff finds that the Site Plan appears to meet the standards for Final Site Plan Approval with the 
requested waivers and conditions noted below. Comments are provided below as findings of fact 
related to the requirements and standards listed. 

§94-227.  Standards for site plan review and approval. In reviewing an application for site plan review 
and approval the following standards shall apply: 
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STATUS/N
OTE 

REQUIREMENT 

M = Appears to meet requirement; D = Does not appear to meet requirement; I = Information Needed; R 
= Recommendation; W = Waiver requested; Italics = Staff comments 

M    (1)   The site shall be developed so that all elements shall be harmoniously and efficiently 
organized in relation to the size, shape, type and topography of the site and surrounding 
property. 

No changes to the building or topography are proposed. The landscaping and removal of the gate and 
barrier will improve the efficiency of the site and its relationship to the surrounding property. 

M    (2)   The site shall be developed so as not to impede the normal and orderly development, 
improvement, and use of surrounding property for uses permitted in this chapter. 

The site arrangement is pre-existing and does not appear to impede use of surrounding properties. 
M    (3)   All buildings or groups of buildings shall be arranged to permit emergency vehicle 

access by some practical means to all sites. 
The gate at the curb and guardrail will be removed and improve access to the building by emergency 
vehicles.  

The building is accessible from all sides for emergency vehicle access. The gate openings on the north and 
south sides of the buildings are marked and measure 20’ wide (south) and 24’ wide (north). The south 
gate will remain unobstructed. 

M    (4)   Every structure or dwelling unit shall have direct access to a public street or indirect 
access to a public street via an approved dedicated private street. 

The site is located on a public right of way known as Cedar Street/M-36. M-36 is under the jurisdiction of 
the Michigan Department of Transportation. 

M    (5)   Appropriate measures shall be taken to ensure that the addition or removal of 
surface waters will not adversely affect neighboring properties, that controls are in place to 
minimize sedimentation and erosion, and that topographic alterations are minimized to 
accommodate storm water management. 

NOTE: See (6) below. 
M/I    (6)   Provisions shall be made for the construction of storm sewer facilities including 

grading, gutters, piping, on-site storage, and treatment of turf as required to handle 
stormwater and prevent erosion. 

No changes are proposed to the existing topography or storm water management. If the rear overflow 
parking area is required to be constructed, storm drainage plans are required for the parking 
area in the rear. 

M    (7)   Secondary containment for above ground areas where hazardous substances are 
stored or used shall be provided as required by the city fire chief. 

No hazardous substances will be stored or used on site. 
M    (8)   Exterior lighting shall be designed and located so that the source of illumination is 

directed away from adjacent properties, the intensity of lighting is the minimum necessary, 
and the direction of lighting is downward as much as is possible and appropriate for the 
project. 

No change proposed to existing lighting on the site. The plan shows existing lights on all sides of the 
building’s exterior. 

M    (9)   All loading and unloading areas, outside storage areas, and refuse receptacles shall be 
screened from casual view from the public rights-of-way and adjoining land uses. 

A 12x25 loading zone will be provided on the south side of the building. 
 
See a-c    (10)   Site plans shall meet the driveway, traffic safety, and parking standards of the city in 
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below such manner as necessary to address the following: 
M       a.   Safe and efficient vehicular and non-vehicular circulation, including parking areas, 

non-motorized linkages to abutting parcels, uses, sidewalks, and trails. 
There is an existing sidewalk in the MDOT right of way. The proposed plan appears to meet the 
requirements for safe and efficient vehicular access and Sec. 94-176 Supplemental Access Regulations. 
See also comments in (12) below, Sec. 94 Art. X – Parking and Loading Areas. 

M       b.   Shared driveways and service drives. 
The site has one access points – a curb cut along M-36 on the property 

 
M/I       c.   Adequate and properly located utilities.   

The site is currently served by water and sanitary sewer. No new water or sanitary sewer services 
are proposed for this project. If the rear overflow parking area is required to be constructed, 
storm drainage plans are required for the parking area in the rear. 

M    (11)   Provisions shall be made for proposed common areas and public features to be 
reasonably maintained. 

The plan appears to meet this requirement. 
M/R 

See below 

   (12)   The site plan submittal shall demonstrate compliance with all applicable 
requirements of this chapter, chapters 58 and 74, the building code, and county, state, and 
federal law. 

M Chapter 94 – Zoning and Chapter 100 – Dimensional Requirements 
 
The plan appears to the meet the building height, setbacks and lot coverage site development standards 
listed in Section 94-121(c) and Tables 100-1 and 100-2 as noted on the plan sheets.  

M Sec. 94-172(3) Vision clearance across corner lot. 
The proposed plan appears to meet the requirements for vision clearance where the drive intersects with 
M-36. There appear to be no obstructions caused by landscaping or signage. 

D/W Sec. 94 – Art. X Off-street Parking and Circulation 
Sec. 94-292(j)(1) prohibits parking in a front yard in a C-2 district. The front yard is defined as the area 
between the front property line and the building line (Figure 100-101) except upon a finding by the 
planning commission that such parking is a critical component of the operation of the particular use and 
that adequate provisions are included for the screening and landscaping of such parking area.  
 
The existing building and front yard parking are pre-existing conditions and the public entrances to the 
building are oriented accordingly. Staff supports a finding that parking is a critical component to the 
operation of the existing building and should be allowed to continue. Landscaping will be provided to 
soften the impact as discussed in the next section - landscaping requirements.  
 
The front parking area is delineated in a manner that provides for adequate circulation of vehicles and a 
clear path toward the entrance. The removal of the gate and guardrail will improve circulation on the 
site.  
 
Staff has reviewed the request for deferred parking. They are required to provide 56 spaces but propose 
to provide 29 and set aside a designated reserve area for the remaining 27 spaces. In accordance with 
Sec. 94-292(g)(2)   Parking space deferment, the Planning Commission has the following authority: 
 
“Where the property owner can demonstrate that the required amount of parking is excessive, the site plan 
approving body may waive the parking requirement and approve a parking area smaller than required.  The parking 
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area waived shall be designated as reserved parking area for possible future use. The site plan approving body may 
subsequently require the applicant to construct additional parking spaces upon a determination by said body that 
the reduced number of parking spaces is not adequate to meet the parking needs of the use and public safety and 
welfare is at risk.  Upon such a determination, the applicant shall convert the reserved parking area into available 
parking spaces in compliance with said determination and the requirements of this article within six months of 
being so directed in writing by the zoning official.  The approved site plan shall clearly identify the location of this 
reserved parking area including dimensions and dotted parking space layout, and no buildings, structures, or similar 
improvements shall be established in the reserved parking area.  A notice clearly identifying the location and 
number of reserved parking spaces should be recorded with the Ingham County Register of Deeds by the owner as 
a condition of final site plan approval.  This discretion shall be guided by the basis of determination set forth at 
section 94-191(f).  This subsection shall apply only to office, commercial, and industrial uses that are required to 
provide more than 50 parking spaces.” 
 
While the comparison provided in the letter does not consider the fact that the referenced businesses are 
part of a C1 district where parking is provided in public lots and on-street parking spaces, there is 
sufficient space on the lot to create parking in the future if necessary. Therefore, staff recommends that 
the Planning Commission waive the parking requirement for 56 spaces and allow a reserved parking area 
for 27 spaces to be set aside for future conversion into available parking if directed to do so by the zoning 
official; and that the location and number of spaces shall be recorded with the Ingham County Register of 
Deeds prior to obtaining a certificate of occupancy. 
  

M/R Sec. 94-241 Landscape, screening and buffer requirements 
It appears that per Sec. 94-241(e)(6) the Planning Commission has the ability to waive requirements in 
Sec. 94-241. The applicant has submitted a request for waivers from the landscaping requirements. 
Therefore, the Planning Commission may choose to waive the requirements as requested so long as the 
intent to provide landscaping within parking areas, and to enhance aesthetic and ecological qualities, 
character, privacy, and land value is met. The Planning Commission has the option to accept the proposed 
plan and waive the requirements for the landscaping pursuant to Section 94-241 (e)(6), or require the 
plan to be revised with the required vegetation. 
 
The applicant has submitted a letter requesting waivers from the landscaping requirements. 
 
Per Sec. 94-241 the site is required to have: 
Sec. 94-241(c)8 – 10% of the site area shall be landscaped with grasses and other live groundcovers, 
planting beds, and trees, or combinations thereof, and the site shall include a minimum of one tree per 
10,000 square feet of disturbed land, or fraction thereof… 
 
With the existing vegetation the plan appears to meet this requirement. 
 
Sec. 94-241(e)(1) – Buffer A on all sides of the property: 5-foot landscape buffer; if the applicant cannot 
reasonably comply with the buffer zone standards, then the Planning Commission can determine the 
character of the buffer based upon the standards listed in Sec. 94-241(e)(3). 
 
Front – 4,000 s.f. landscape buffer along the front is proposed with ten (10) trees.  
Rear/Sides – Waiver requested. 
 
Sec. 94-241(i) – Off-street parking landscape development standards require one canopy tree and 100 sq. 
ft. of landscaped area per eight spaces. Landscaped areas shall be protected by a raised standard or rolled 
concrete curb.  
 
The applicant has not proposed any landscaping changes to the existing parking area; however, the front 
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buffer will improve the visual impact of the parking lot. Per the previous discussion on parking, the new 
parking area in the rear will be subject to the landscaping requirements. 
 
Table 100-4 sets forth the required landscape buffers for the C-2 Zoning District. 
 

 Zoning Landscape Buffer Required 

North 
(front) C-2 (Hebs Inn) A 

Northeast 
(front) 

C-2 separated by  
Cedar Street (M-36)  

A  
(see Sec. 94-241(e)(4)) 

South C-2 A 

South  AG B 

West O1 A 
 

M/I Chapter 58 - Signs 
No new or expanded freestanding sign is proposed.  
 
Any proposed signage will require a separate building permit subject to the requirements of Chapter 58 of 
the Zoning Ordinance, including Division 2 of said chapter.  
 
Chapter 74 – Subdivisions – Not applicable 
 
Building Code – The building permit is currently under review by the Building Inspector. A 
building permit will not be issued until the site plan is approved. 
 
County, State and Federal Law – See Agency Comments. The applicant is responsible for seeking 
and complying with additional permit requirements. 

ACTION 

§94-226.  Final site plan review and approval.  
The planning commission shall have the authority to approve, approve with conditions, or deny an 
application for final site plan review and approval. The Planning Commission may also choose to amend 
the proposed resolution, or continue the review to a future time and date certain to allow for plans to be 
revised and/or for the applicant to provide additional information. 
 
§94-229.  Extension of site plan approval. 
Approvals of a final site plan are valid for a period of 12 months. Only one extension of a final site plan 
may be granted for an additional 12 months at the sole discretion of the approving authority. A final site 
plan is deemed to have expired if a building permit has not been obtained for the development within 
12 months of approval of the final site plan. A request to extend preliminary or final site plan validity 
shall be submitted prior to the expiration of the preliminary or final site plan. 
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§94-230.  Conformance to approved site plan. 
A development project shall conform to the approved final site plan.  Failure to conform to the 
approved final site plan shall constitute a violation of this chapter.  
However, amendments to an approved site plan can be made subject to the provisions of §94-228 
Amendments to an approved site plan. 
 
§94-231.  Review standards for planning commission decision. 
(a)   A decision rejecting, approving, or conditionally approving a site plan shall be based upon 
requirements and standards contained in the zoning ordinance, other statutorily authorized and 
properly adopted local unit of government planning documents, other applicable ordinances, and state 
and federal statutes. 
 
(b)   A site plan shall be approved if it contains the information required by the zoning ordinance and is 
in compliance with the conditions imposed under the zoning ordinance, other statutorily authorized and 
properly adopted local unit of government planning documents, other applicable ordinances, and state 
and federal statutes. 
 
The applicant has submitted a Final Site Plan that, with the waivers and conditions listed, appears to 
contain the information required by the zoning ordinance, and will meet the standards for Final Site 
Plan approval. 
 
Therefore, the following motion is offered for consideration: 
 
MOTION 
Motion to approve Resolution 2019-06. 
 
 
Attachments: 
1. Resolution  
2. Application 
3. Site Plan 
4. Architectural Plans 
 
 



Introduced:  
Second:  
 

CITY OF MASON 
PLANNING COMMISSION  
RESOLUTION No. 2019-06 

 
A RESOLUTION APPROVING A FINAL SITE PLAN FOR THE CHANGE OF USE OF AN EXISTING 8,100 

SQUARE FOOT BUILDING TO AN ANTIQUE MALL WITH A NEW PARKING RESERVE AREA ON PROPERTY 
LOCATED AT 525 N. CEDAR STREET. 

 
May 14, 2019 

 
WHEREAS, a request has been received from Tavis Cherry, Timeless Treasures for a Final Site Plan approval 
for the change of use of an existing 8,100 square foot building to an antique mall with a new parking 
reserve area; and  
 
WHEREAS, the proposal was shown on revised plans submitted on May 6, 2019 and dated March 25, 2019; 
and 
 
WHEREAS, the subject property is further described as 525 N. Cedar; and 
 
WHEREAS, the parcel is zoned C-2 (General Commercial District); and 
 
WHEREAS, Section 94-222 states that any use within the C-2 zoning district requires site plan review; and 
 
WHEREAS the Planning Commission accepts the staff report dated May 9, 2019 as finding of fact that with 
the following waivers listed herein, the plans will comply with the Final Site Plan Review Standards listed 
in Section 94-227 of the Mason Code; and  
 
WHEREAS the Planning Commission further makes the following findings of fact: 

• The Planning finds that the applicant has demonstrated that the required amount of parking is 
excessive; and 

• The Planning Commission finds that due to the unique topography due to pre-existing vegetation 
along the rear property line, pre-existing parking surfaces and buildings along the north, and south 
property lines and the MDOT right of way, a waiver from the buffer requirements can be granted 
which considers existing vegetation, pre-existing parking surfaces between adjacent properties, 
and visibility for traffic traveling along the MDOT right of way. 
 

NOW THEREFORE BE IT BE RESOLVED, that the Mason Planning Commission does hereby approve a Final 
Site Plan for the change of use of an existing 8,100 square foot building to an antique mall with a new 
parking reserve area property located at 525 N. Cedar Street with the following waivers: 
 
• A waiver is granted to allow for a reserved parking area for 27 spaces to be set aside for future 

conversion into available parking if directed to do so by the zoning official; the location and number 
of spaces shall be recorded with the Ingham County Register of Deeds prior to obtaining a certificate 
of occupancy; and 

• A waiver of the landscaping requirements is granted and landscaping is approved as shown on the 
plan 

 
 
Yes ( )  
No ( )  
Absent ( )  



Vacant ( ) 
 
CLERK’S CERTIFICATION: I hereby certify that the foregoing is a true and accurate copy of a resolution 
adopted by the Planning Commission at its meeting held Tuesday, May 14, 2019, the original of which is 
part of the City of Mason Planning Commission minutes. 
 
 
__________________________ 
Sarah J. Jarvis, Clerk 
City of Mason 
Ingham County, Michigan 













May 6, 2019 

City of Mason  
Planning Commission 
201 West Ash Street 
Mason, MI 48854 
 
RE:  Timeless Treasure Proposed Site Improvements 
 
To whom it concerns: 
 
Timeless Treasures has purchased the property at 525 N Cedar Street with the purpose of creating an 
antique store.   We are proposing minor site improvements, such as removal of gates and guardrails, and 
redesign of the front parking lot.  Per ordinance, we are required to bring the landscaping of the entire 
property up to current code.  Our site improvements also include removing existing pavement along the 
Cedar Street frontage for the purpose of adding landscaping.  We are not proposing to add landscaping 
along the other three property lines.  We are formally requesting the Planning Commission waive some 
of the landscaping requirements. 
 
The Ordinance requires that the landscape plan has a maximum scale of 1”=20’ and be sealed by a licensed 
landscape architect.  The submitted landscape plan is at a 1”=40’ scale.  We feel that this scale adequately 
presents the proposed landscaping plan, and that a larger scale would not provide additional information 
or clarification.  We also feel that the landscape plan is simplistic in nature and does not require the 
expertise of a licensed landscape architect.  We request the Planning Commission waive these two 
requirements. 
 
The proposed landscaping improvements consist of the construction of 4,000 sf of landscape area.  
Ordinance requires the planting of ten trees along Cedar Street.  Ten trees are proposed.  We are not 
proposing to add any additional plantings along the other three property lines.  We request the Planning 
Commission waive the required plantings along the non-vegetated portions of the north and south 
property lines. 
 
It is our understanding that the Planning Commission may waive landscaping requirements, if they choose, 
when considering the following: 
 
a. Traffic Impact 

There is no anticipated traffic impact from the proposed development.  The addition of the trees along 
the Cedar Street frontage will soften the impact of the Cedar Street corridor. 

b. Increase in Building and Parking Lot Coverage 

There is no proposed change in building or parking lot coverage. 

c. Increase in outdoor sales, displays, or manufacturing area 
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There is no proposed increase in outdoor sales, displays or manufacturing 

d. Physical characteristics of the site and surrounding area including topography, vegetation, and other 
natural features. 

The rear of the property abuts up to vacant lands.  This area of the rear of the property is already fully 
vegetated. 

The north property line, except as noted above, has no plantings.  There is an existing building on the 
adjacent parcel which runs along the majority of the non-planted property line.  We do not feel that 
additional plantings along this section of the property line would enhance either parcel. 

The south property line is shared with an adjacent commercial business and the Ingham County Road 
Commission storage yard.  The adjacent commercial property’s parking lot and our parking lot, 
currently extend to the property line.  This configuration is a pre-existing condition.  We feel that a 
change in this configuration would be detrimental to each business operations.  The remainder of the 
south property line is against the Road Commission’s storage yard.  This portion of the property line 
is hidden from view from the street.  We feel that additional plantings along this portion of the 
property line would not enhance either parcel. 

e. Visual, Noise, Air Pollution 

The proposed development will not result in an increase in Visual, Noise or Air Pollution. 

f. Health, Safety, Welfare 

We do not believe that the addition of plantings along the south and north property lines will 
adversely impact the Health, Safety, and Welfare of the public. 

g. Additional dwelling units and resulting density in a residential development 

The proposed development is not residential in nature.  It also does not abut any residential 
developments. 

h. Location and dimension of existing easement on the site 

There are no public easements located on the site. 

i. Any other criteria pertinent to the proposed use or character of the site. 

None 

We hope the above narrative assists you in your decision in regards to this matter.  We look forward to 
working with the City to our mutual success of the City of Mason. 

Sincerely, 
 
Tavis Cherry 
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201 West Ash Street; Mason, MI  48854-0370 
Office:  517.676.9155; Website: www.mason.mi.us 

 
City Manager’s Report: May 3, 2019  
 
 

ACTIVE PROJECTS STATUS UPDATES (PROJECTS NOT COORDINATED BY THE CITY) 

Project Name  Status  
318 W. Kipp - Klavon’s 
228 W. Kipp - Klavon’s 

A Temporary Certificate of Occupancy has been issued. They are open for business! 
Staff anticipates a Special Use/Site Plan Application for the development of the overflow 
parking lot in the near future. 

322 S. Jefferson 
Commercial Bank – 
Downtown Mason 

Two building permits are active for interior and exterior renovations to restore two entrance 
doors on Jefferson St.; replace door and add concrete pad at alley entrance.  A third building 
permit is being issued for renovation of the upstairs offices.   

402 S. Jefferson 
(former Baja Grill) 

Grant Agreement has been signed.  The building permit is under review.      

201 W. Ash 
City Hall 

Anticipate installation of T-Mobile equipment to begin this spring 

154 W. Maple 
(former shoe store) 

Building permit has been issued. A Right of Way Permit is under review which will include a 
temporary easement to use the vacant lot at the alley/Jefferson Street for staging of 
equipment for the project.  A Letter of Intent is being issued for support of the project at a 
lower amount than requested.  Developer is evaluating the feasibility of the project.   

600 Buhl St. 
Ingham Animal Shelter 

Building permit active for new construction.  

652 Hull Rd 
New Goodwill 

Staff anticipates a building permit application once supplemental permits from the State and 
County have been obtained. 

400 S. Cedar St 
Harvey Education Center / 
Mason Public Schools 

State building permit active for construction of new addition as part of the Phase 1 Bond 
Project. More information available at: http://bondprojects.masonk12.net/. 
 

801 N. Cedar St. 
(City Limits) 

City Limits, has requested final site plan approval to construct a 4,828 square foot addition 
along with additional parking. The project is expected to be reviewed by the Planning 
Commission at their regular meeting on May 14. 

Ash/Cedar (M-36) - MDOT MDOT has started the signal upgrade project at the intersection of Ash and Cedar (M-36) 
next week.  The Contractor completed installation of the signal foundations.  The signals 
themselves and the sidewalk work will take place at a later time TBD.  This 2nd phase of work 
will take approximately 1-2 weeks and will have the following traffic impacts:  Periodic daily 
lane closures on M-36 for the Contractor to perform the work.  The intersection will not be 
closed at any time and traffic will be maintained through the intersection. 

Howell/Okemos Rd 
intersection –  
Ingham County Road 
Department 

ICRD is installing a four-way stop with flashers at this intersection. 

SUBDIVISIONS Subdivisions require three stages of approval before site plan approval and building permits 
can be issued: (1) Tentative Preliminary Plat, (2) Final Preliminary Plat, (3) Final Plat. 

Enclave at Rayner Ponds 
Subdivision (19 lots, 1 park)   

The City has approved a Tentative Preliminary Plat (Stage 1) and is waiting to receive an 
application for Final Preliminary Plat (Stage 2).   

Rayner Ponds – Phase 4 
Subdivision (16 lots) 

The City approved a Tentative Preliminary Plat in January of 2018 (Stage 1).  Staff received 
an application for Final Preliminary Plat (Stage 2) in December of 2018.  A public hearing was 
held by the Planning Commission on January 15 resulting in a recommendation for approval 
to City Council. City Council approved the Final Preliminary Plat on January 21, 2019. The 
applicant will submit a Final Plat for approval (Stage 3) next. 

 
OPERATIONS AND COMMUNITY RELATIONS 
• The Code Enforcement Officer position has been moved to Community Development from the Police Department. 
• On April 11th Crp. Mentink and Off. Bradley attended a 1-day formal training in police report construction and 

http://www.mason.mi.us/
http://bondprojects.masonk12.net/


 

communication to gain additional skills and in current and best practices. 
• On April 16th Off. Michele, Cert. Taser Instructor, attended a 1-day course in Michigan Taser Laws and current Policy to 

enhance his credential as a Taser and use-of –force instructor. 
• On April 18th Off. Flores attended a 2-hour seminar to assist in recognizing and working with those with Autism who may 

have police contacts. 
• The Police and Fire Departments responded to a fire at 622 Hall Boulevard on May 3, 2019.  The City received mutual aid 

from Delhi Township Fire Department, Dansville Fire & Rescue, Leslie Fire Department, and Meridian Township Fire 
Department’s RIT Team.  There were no injuries, but the house is a total loss.  

 
Staffing Updates:  
• New Hires/Promotions: David Latter started as a Seasonal-Temporary Laborer May 1, 2019.   
• Departures:  

 Charles Goeke, Code Enforcement Officer – Last Day 4/12/2019 
 Daniel Kennedy, Volunteer Fire Fighter – Last Day 4/18/2019 
 Bryan Keeler, Police Officer – Last Day 4/29/2019 

• Open Positions: Seasonal-Temporary Laborer – All offers have been made pre-employment screening is being conducted.  
Full-Time Laborer position closed April 17 and applications are under review.  Part-Time Custodian position closed May 
1 and applications are under review. 

 
LARGE CITY PROJECTS  

FY 2018-2019 
Project Project Name/Description Status Completed 
STREETS, SIDEWALKS, BRIDGES (S)  
2017-S6 South St - Northbrook to City Limits  Complete  Sep 
2017-S7 Avon Street - All  Complete Sep 
2017-S8 Northbrook - South to Carom Circle Complete Sep 
2017-S9 S. Jefferson - Oak Street to Kipp 

Road 
Cannot begin construction before June 9 per 
contract.  Pre-Con meeting scheduled for May 8. 

 

2017-S10 Sidewalk Program – Downtown and 
Summerwood  

Work downtown nearing completion; Summerwood 
will begin after downtown. 

 

2018-S1 MDOT- Temple Street Safety Grant  MDOT Grade Inspection completed.  Awaiting 
MDOT comments and authorization to bid. 

 

2018-S32 Columbia - Cedar to US 127 Complete Sep 
UTILITIES: SANITARY SEWER, STORM WATER, AND WATER DISTRIBUTION (U) 
2018-U1 Utilities for Properties on Kipp Road  Complete  Sep 
2017-U3.2 Waste Water Treatment Plant 

Upgrades 
Complete Oct 

2017-U3.3 Design of the New DPW Facility  Delayed until future FY (2019-2020) N/A 
2017-U6 Abandon Wells by Airport Delayed until future FY (2021-2022) N/A 
2017-U9 Northbrook - South to Carom Circle Complete Sep 
2017-U10 S. Jefferson - Oak St to Kipp Road See 2017-S9 above   
2017-U12 300,000 G Storage Tank Top Sealing  Removed, included with WWTP Upgrade Project N/A 
2017-U13 Well No. 7 Rebuild  Well work is complete. Motor drive is on order.    
2017-U15 Replace Two Fire Hydrants  

Behind Mason Plaza 
Delayed until future FY (2019-2020) N/A 

2017-U16 Cathodic Protection for Ground 
Storage Tank  

Delayed until future FY (2020-2021) N/A 

2017-U17 High Service Pump No. 1 Rebuild Complete  Mar 
2017-U18 Replace Chlorine Analyzer  Complete  Aug  
2018-U35 BS&A Work Order Application Award of project anticipated in May      
2018-U36 Sewer Push Camera Replacement  Complete  Nov 
2018-U37 Log Jam Removal Sycamore Creek Complete  Nov 
PARKS/ CEMETERY/ FORESTRY/ NONMOTORIZED (P)   
2017-P8 Laylin Park Improvements  Staff is evaluating final work priorities for the spring.   



 

2018-P1 Howell Road - Hayhoe Riverwalk 
(Dart Trailhead) 

Complete   Nov 

2018-P2 Howell Road - Hayhoe Riverwalk 
Trail Extension 

Complete Nov 

2018-P3 Planning: 5 yr Parks/Recreation 
Plan; Bond Park Improvements  

City Council approved contract award to LAP on May 
6. Staff is executing contract and anticipates project 
kick-off this month. 

 

2018-P5 City Tree Evaluation Notice to Proceed & Contract signed; Pre-Evaluation 
Meeting held on April 30. 

  

MOTOR VEHICLE POOL (MVP)  
2017-MVP6 1/2 Ton 2x4 Pickup Truck Complete  Sep 
2017-MVP7 Mower Complete Jul 
2017-MVP8 Police Cars Complete Jan 
2017-MVP9 Large Items (Leaf Vacuum) Complete Nov 
2017-MVP10 5-yard Dump/Plow Truck Complete (Build Out with Equipment Next Year)  May  
2017-MVP18 Command Vehicle Complete Oct 
2017-MVP30 Front End Material Loader Complete  Nov 
BUILDING, PROPERTY, EQUIPMENT (B) 
2017-B1 Library- Facility Evaluation The concept design is being revised and finalized 

based upon public feedback. The project will be 
prepared to move forward to the final design and 
construction phases once funding has been 
confirmed. 

 

2017-B3.1 Police: Portable Radios Complete Oct 
2017-B4 City Hall Landscaping and Lighting  Phase 1 completed.  Phase 2/3 scheduled for the 

spring as time and budget allows.   

2017-B6 Fire: Fire Engine 809/Tower 808 Truck is on order; completion anticipated 2020   

2018-B4 IT: BS&A Timesheet Program Not started, connection issues with offsite facilities   
2018-B4 IT: BS&A Cemetery and HR Upgrade Complete Nov 
2018-B6 IT: AV Room Technology Patch Requesting Council Approval May 8, 2019   
2018-B7 Planning: Cedar/127 Corridor 

(Transportation and Land Use) 
Moved to 2019-2021 – integrate with master plan N/A 

2018-B24 City Hall Rental Space Furniture 
Replacement  

Old rectangle tables have been replaced with plastic 
ones. New chairs are currently being evaluated. 

  

 
FY 2019-2020 

Project Project Name/Description Status Completed 
 2019 Local Streets Bonds and Insurances in hand; Pre-Construction 

Meeting set for May 8, Contract and Notice of 
Award to be signed at the pre-construction meeting.  
Anticipate May 15th start of construction. 
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