
 
 

Plainfield Charter Township 
6161 Belmont Avenue NE, Belmont, Michigan 49306 

 
Regular Zoning Board of Appeals Meeting Agenda 

Tuesday, March 17, 2026 

Regular Zoning Board of Appeals Meeting - 6:00 PM 
 
1.  Call to Order 

2.  Approve Agenda 

 a. Staff Memo 

3.  Approve Meeting Minutes 

 a. Approve the January 20, 2026 Zoning Board of Appeals Meeting Minutes 

4.  Public Comments 

5.  Agenda Items 

 a. Variance Request - Public Hearing Previously Held 
4020 West River Drive 
Sections 31.11(1) (two parts) and 31.11(2) 
Brian Burmania, Legend Sign on behalf of Hall's Sport Center 

6.  Staff Comments 

7.  ZBA Comments 

8.  Adjournment 
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MEMO 

 
TO:  Zoning Board of Appeals  
 
FROM:  Community Development Department  
 
DATE:   March 11, 2026 
 
RE:       4020 West River Drive - Variance Requests    

   

 
 
 

PROPERTY INFORMATION 

Owner/Applicant Hall’s Sport Center 

Property Address 4020 West River Drive 

Parcel Number 41-10-31-326-014 

Zoning LI, Light Industrial 

   Zoning Ordinance 
Sections   

Section 31.11 (1) (Sign Size) 
Section 31.11 (1) (Sign Height) 
Section 31.11 (2) (Sign Setback) 

Public Hearing Public hearing was held on January 20, 2026 

 
Update 
At the Zoning Board of Appeals meeting held on January 20th, 2026, this request was postponed to 
the next available meeting to ensure that the full board could consider it. Since then, there have been 
no changes. For your review, staff has enclosed the staff report from the January meeting. 
 
January 20, 2026 Staff Memo 
 
Intro & Request Details  
Hall’s Sport Center, represented by Brian Burmania of Legend Sign, is seeking approval for three 
variances to install a ground-mounted sign measuring 50 sq. ft. in area and 8 ft. in height, located at or 
near the front property line. If approved, the applicant will remove their existing nonconforming pole 
sign located off-premises within White Pine Trail right-of-way, which is owned by the Michigan 
Department of Natural Resources (MDNR), and install this new ground mounted sign on their own 
property. The property is located on south easterly side of West River Drive and the White Pine Trail 
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between School Street (west side of West River Drive) and Lamoreaux Drive to the south. 
 
The existing pole sign has been located on the MDNR’s property at 3840 Mill Creek Avenue since at 
least 2003. Hall’s Sport Center acquired the property in 2024. The ground sign is proposed to be located 
to the right of the entry (see photo page 2 of the Sign Renderings). If  approved, the applicant will need 
to demonstrate that it does not create a vision obstruction at this location for internal vehicle traffic. This 
is a manageable issue addressable during the building permit review process and potential alternative 
locations exist.  
 
The following variances from the Zoning Ordinance (ZO) are requested for the proposed ground 
mounted sign:   
 

• A request for an 18 sq.ft. variance from Section 31.11 (1) of the ZO to allow a 50 sq.ft. ground 
mounted sign, where 32 sq.ft. is the maximum size permitted for a sign.  

• A request for a 4-foot. variance from Section 31.11 (1) of the ZO to allow an 8-foot tall ground 
sign where the maximum height permitted is 4 feet. 

• A request for a variance from Section 31.11 (2) of the ZO to allow a ground sign at, or near the 
front property line, where there is a minimum setback of 10 feet required.  

 
VARIANCE STANDARDS / REVIEW OF PRACTICAL DIFFICULTIES  
When considering this analysis, the Zoning Board of Appeals (ZBA) may conclude that an applicant has 
established a practical difficulty, if the following variance standards have been met. The variance 
standards are listed followed by a description. Staff comments (SC) are described below each variance 
standard description.  
 
In this instance, the staff has consolidated all variances into a single review summary, as these items 
are largely interrelated; for example, the requested sign dimensions directly correspond to the height 
variance request.  
 

1. Unique Features 
The need for the variance is due to unique circumstances or physical conditions, such as 
narrowness, shallowness, shape, water, or topography of the property involved, and that the 
practical difficulty is not due to the applicant’s personal or economic hardship (state specific 
circumstance). 
 

SC: The property has roughly 180 feet of West River right of way and the MDNR’s White Pine 
Trail in front of it, plus about a 4-foot grade drop to 4020 West River Drive. The ZBA may view 
these as practical difficulties due to sight distance, unique circumstances, and/or physical 
conditions. 

 
2. Self-created 
The need for the variances is not the result of actions of the property owner (self-created) or previous 
property owners. 
 

SC:.  In staff’s opinion, the need for the variance was not created by this property owner or 
previous property owner’s actions. Rather, the need for the variance is due to grade elevation 
and distance from the traveling lanes from West River Drive.  

 
3. Unnecessarily Burdensome 
That strict compliance with area, setback, frontage, height, bulk, density, or the other dimensional 
requirements will                             unreasonably prevent the property owner from using the property for a permitted 
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purpose or will render conformity with those regulations unnecessarily burdensome. (Because a 
property owner may incur additional costs in complying with this Ordinance does not automatically 
make compliance unreasonably burdensome.) 
 

SC: Signs for commercial properties are considered an accessory use permitted by right within 
the LI, Light Industrial zoning district. In this instance, strict adherence to the Zoning Ordinance 
would either perpetuate an existing nonconforming sign or result in a new ground sign that would 
not be legible from the West River Drive right-of-way. Generally, signs are set back from rights-
of-way to ensure clear visibility, safety, and aesthetic quality; in this situation, the presence of the 
White Pine Trail further increases the setback by 90 feet. As a condition of approval, the property 
owners have agreed to remove the existing pole sign currently located on MDNR property. 

 
4. Substantial Justice 
The requested variance will do substantial justice to the applicant as well as to other property owners 
in the district, or whether a lesser relaxation that [than] applied for would give substantial relief to 
the owner of the property involved and be more consistent with justice to other property owners. 
 

SC: In staff's opinion the proposed variances provide substantial justice to the property owner, 
primarily due to the unique circumstances that are limited to this specific stretch of West River 
Drive. One of the key aspects is the removal of a nonconforming depreciated sign from another 
property, which will help protect that property owner’s rights. Additionally, these changes will 
enhance the aesthetics of this property, as well as giving them the visibility afforded by other 
properties along West River Drive, benefiting all stakeholders (and drivers) in the area. 
 

5. Ordinance Amendment 
The requested variance will not permit the establishment within a district any use which is not 
permitted by right, or any use for which a conditional use or temporary use permit is required. Further, 
the proposed variance is not                           of a recurrent nature and an amendment to the zoning ordinance is 
necessary. 
 

SC: The proposed variance is not of a recurrent nature and unique to less than a handful of 
properties in this general vicinity.  
 

 
RECOMMENDATION and SUGGESTED MOTION 
 
Staff finds that the unique circumstances of this request meet the requirements necessary to grant all 
three variances.  
 
For your consideration, staff has prepared a sample motion in favor of granting these variances with a 
condition should the ZBA grant the proposed variances. Alternatively, should the ZBA seek to deny this 
variance request, we have provided a sample motion for denial.  
  
Motion to Approve the Variance Request:  
 
“I move to grant the following variances:  

• A request for an 18 sq. ft. variance from Section 31.11 (1) of the ZO to allow a 50 sq. ft. ground 
sign; 

• A request for a 4-foot. variance from Section 31.11 (1) of the ZO to allow an 8-foot tall ground 
sign; and  
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• A request for a variance from Section 31.11 (2) of the ZO to allow a ground sign at or near the 
front property line.  
 

Subject to the following condition of approval:  
1. The applicant shall permanently remove its pole sign located on the MDNR property located at 

3840 Mill Creek Avenue prior to the installation of the new sign.” 
 

Based upon the following findings of fact:  
1. The property fronts an approximately 180 foot wide right-of-way for West River Drive and the 

MDNR’s White Pine Trail, along with an approximately 4-foot grade drop to 4020 West River 
Drive, creating a practical difficulty due to distance and grade change.  

2. The conditions of the site are not self-created by the applicant.  
3. The strict compliance with the Zoning Ordinance standards size, height, and setback distances 

for a ground sign in the LI, Light Industrial zone district are unnecessarily burdensome in this 
case.  

4. Granting the variances would provide substantial justice to the property owner, the property 
owner of 3840 Mill Creek Avenue, and adjacent property owners. 

5. The variances are not of a recurrent nature and unique to less than handful of properties in this 
general vicinity.  

6. The proposed variance requests are supported for those reasons set forth by members of the 
Zoning Board of Appeals as reflected in the entire record of this matter, including the meeting 
minutes.” 

 
Motion to Deny the Variance Request:   
 

“I move to deny the following variances:  
 

• A request for an 18 sq. ft. variance from Section 31.11 (1) of the ZO to allow a 50 sq. ft. ground 
sign where 32 sq.ft. is the maximum size permitted for a sign 

• A request for a 4 ft. variance from Section 31.11 (1) of the ZO to allow an 8 ft. tall ground sign 
where the maximum height permitted is 4 feet. 

• A request for a variance from Section 31.11 (2) of the ZO to allow a ground sign at or near the 
front property line where there is a minimum setback of 10 feet required.  

 
Based upon the following findings of fact:  

1. A practical difficulty does not exist, and the property has sufficient distance and adequate 
visibility from the street.  

2. The strict compliance with the Zoning Ordinance standards size, height, and setback distances 
for a ground sign in the LI, Light Industrial zone district are not unnecessarily burdensome.  

3. Granting the variances would not provide substantial justice to the property owner, the property 
owner of 3840 Mill Creek Avenue, or any other adjacent property owner. 

4. This denial is supported by those reasons set forth by the members of the Zoning Board of 
Appeals as reflected in the entire record of this matter, including the meeting minutes.” 

Attachments 
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Charter Township of Plainfield 

6161 Belmont Avenue NE, Belmont, Mi 49306  

Regular Meeting Minutes 

January 20, 2026  
1. Call to Order 

Chair Keen called the meeting to order at 6:00p.m. 

2. Approve Agenda 

 a. Staff Memo 
ZBA Member Ellerthorpe moved, with support from Vice Chair Tarwater, to approve the 
agenda.  
The motion carried unanimously.  

3. Election of Officers  

 a. Chair 
Vice Chair  
Secretary 
ZBA Member Ellerthorpe moved, with support from Vice Chair Tarwater, to approve Mr. 
Koster as ZBA Secretary, Mr. Keen as ZBA Chair, and Mr. Tarwater as ZBA Vice Chair.  
The motion carried unanimously.  

4. Approve Consent Agenda 

 a. Approve the November 19, 2024 Zoning Board of Appeals Meeting Minutes 

 b. Approve the 2026 ZBA Meeting Dates 
ZBA Member Ellerthorpe moved, with support from Vice Chair Tarwater, to approve the 
consent agenda. 
The motion carried unanimously.  

5. Public Comments 
Chair Keen opened the public comments portion of the agenda, and upon hearing no one who 
wished to speak, closed the public comments portion of the agenda.  

6. Agenda Items 

 a. Variance Request - Public Hearing 
4020 West River Drive  
Sections 31.11(1) (two parts) and 31.11(2) 
Brian Burmania, Legend Sign on behalf of Hall's Sport Center 
ZBA Member Ellerthorpe read the applicant information.  
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Applicant Brian Burmania gave an overview of his client's request for a variance, including 
additional height for the sign due to the topographical area and the trail running in front of 
the lot, and more sign square footage. He noted that there would not be an issue with traffic 
visibility.  
 
Chair Keen opened the public hearing, and upon hearing no one who wished to speak, closed 
the public hearing.  
 
Senior Planner Peter Elam gave an overview of the site history and history of the existing 
pylon sign. He noted that staff was supportive of the request.  
 
ZBA Member Ellerthorpe thought that the grade was not a significant drop-off to the site and 
asked for clarification on the existing and proposed wall signage. He had no issues with the 
variance requests.  
 
Vice Chair Tarwater had a question about the wording of the variance request and the 
flexibility built into the suggested motion.  
 
Chair Keen had a question about the nonconforming nature of the existing pylon sign on the 
trail property, the permitted wall signs, and the grade drop-off. He noted that he was not in 
favor of the variance requests due to the fairly even grade existing on site, and that the larger 
sign size would be requested by multiple other light industrial properties.  
 
ZBA Member Ellerthorpe noted that he was in favor of the additional square feet.  
 
Vice Chair Tarwater noted that the cleanup of the existing nonconforming sign is valuable.  
 
ZBA Member Ellerthorpe moved, with support from Vice Chair Tarwater, to grant the 
following variances:  
A request for an 18 sq. ft. variance from Section 31.11 (1) of the ZO to allow a 50 sq. ft. 
ground sign;  
A request for a 4-foot. variance from Section 31.11 (1) of the ZO to allow an 8-foot tall ground 
sign; and  
A request for a variance from Section 31.11 (2) of the ZO to allow a ground sign at or near the 
front property line. 
Subject to the following condition of approval: 
1. The applicant shall permanently remove its pole sign located on the MDNR property 
located at 3840 Mill Creek Avenue prior to the installation of the new sign. 
Based upon the following findings of fact: 
1. The property fronts an approximately 180 foot wide right-of-way for West River Drive and 
the MDNR’s White Pine Trail, along with an approximately 4-foot grade drop to 4020 West 
River Drive, creating a practical difficulty due to distance and grade change. 
2. The conditions of the site are not self-created by the applicant. 
3. The strict compliance with the Zoning Ordinance standards size, height, and setback 
distances for a ground sign in the LI, Light Industrial zone district are unnecessarily 
burdensome in this case. 
4. Granting the variances would provide substantial justice to the property owner, the 
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property owner of 3840 Mill Creek Avenue, and adjacent property owners. 
5. The variances are not of a recurrent nature and unique to less than handful of properties in 
this general vicinity. 
6. The proposed variance requests are supported for those reasons set forth by members of 
the Zoning Board of Appeals as reflected in the entire record of this matter, including the 
meeting minutes. 
 
The motion did not pass at 2 aye votes (Ellerthorpe & Tarwater) to 1 nay vote (Keen).  
 
Mr. Elam noted that because the ZBA board is usually 5 members, 3 members were needed 
to pass a motion.  
 
Vice Chair Tarwater moved, with support from ZBA Member Ellerthorpe, to postpone the 
item until the next available meeting.  
 
The motion carried unanimously.  

7. Staff Comments 
Mr. Elam noted that staff was looking for an additional alternate ZBA member.  

8. ZBA Comments 
There were no comments. 

9. Adjournment 
Chair Keen adjourned the meeting at 6:26p.m. 
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Applicant:  Brian Burmania, Legend Sign on behalf of Hall's Sport Center

Project  Address:  4020 West River Drive

Permanent  Parcel  #:  41-10-31-326-014

Size  of  Site:  Approximately  3.74  acres

Zoning:  LI, Light Industrial

Zoning  Ordinance  Sections:
- Section  31.11 (1) (two parts)
- Section 31.11 (2)

Action  Requested  of  the  ZBA:  The applicant  is  requesting  multiple  variances
to  permit the placement  of 50 square foot, 8 foot tall ground sign at or near the 
property line.

Application for Consideration by the 
Zoning Board of Appeals 
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£¤131

West River Drive 

School Street

General Location Map - 4020 West River Drive

4020 West River Drive

Lamoreaux Drive
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£¤131

School Street

Site Layout - 4020 West River Drive

4020 West River Drive

Location of Off-Premise Sign
(3840 Mill Creek Avenue)

Page 13 of 16



5120 Plainfield Ave. NE Suite A   Grand Rapids, MI 49525

616.447.7446

Project Name: Date: Contact: Hall’s Sports Center - CL 9.9.25 Brian

   

All original designs, details and plans represented herein are the property of Legend Sign Company; specifically developed for your personal use in connection with
the project being planned for you by Legend Sign Company.  It is not to be shown to anyone outside of your organization, nor are they to be used, reproduced,

exhibited or copied in any fashion whatsoever.  All or any part of this design (except registered trademarks) remains the property of Legend Sign Company.

Workmanship of installation is guaranteed for 6 months. Most vinyl graphics are meant to be viewed from 5-10ft away. Vinyl installations may result in small 
imperfections/variations including but not limited to: color variations from design layout, bubbles, wrinkles, seams, alignment and patches. ALL SALES ARE FINAL.

Please check for any errors (i.e. Spelling, Logos, Phone Numbers, etc.).
131 Electric is not responsible for any errors in artwork after proof is approved.

If changes are made after this proof is approved there will be additional cost on final invoice.
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5120 Plainfield Ave. NE Suite A   Grand Rapids, MI 49525

616.447.7446

Project Name: Date: Contact: Hall’s Sports Center - Monument 9.9.25 Brian

   

All original designs, details and plans represented herein are the property of Legend Sign Company; specifically developed for your personal use in connection with
the project being planned for you by Legend Sign Company.  It is not to be shown to anyone outside of your organization, nor are they to be used, reproduced,

exhibited or copied in any fashion whatsoever.  All or any part of this design (except registered trademarks) remains the property of Legend Sign Company.

Workmanship of installation is guaranteed for 6 months. Most vinyl graphics are meant to be viewed from 5-10ft away. Vinyl installations may result in small 
imperfections/variations including but not limited to: color variations from design layout, bubbles, wrinkles, seams, alignment and patches. ALL SALES ARE FINAL.

Please check for any errors (i.e. Spelling, Logos, Phone Numbers, etc.).
131 Electric is not responsible for any errors in artwork after proof is approved.

If changes are made after this proof is approved there will be additional cost on final invoice.

not to scale

Page 15 of 16



5120 Plainfield Ave. NE Suite A   Grand Rapids, MI 49525

616.447.7446

Project Name: Date: Contact: Hall’s Sports Center - Directional 9.9.25 Brian

   

All original designs, details and plans represented herein are the property of Legend Sign Company; specifically developed for your personal use in connection with
the project being planned for you by Legend Sign Company.  It is not to be shown to anyone outside of your organization, nor are they to be used, reproduced,

exhibited or copied in any fashion whatsoever.  All or any part of this design (except registered trademarks) remains the property of Legend Sign Company.

Workmanship of installation is guaranteed for 6 months. Most vinyl graphics are meant to be viewed from 5-10ft away. Vinyl installations may result in small 
imperfections/variations including but not limited to: color variations from design layout, bubbles, wrinkles, seams, alignment and patches. ALL SALES ARE FINAL.

Please check for any errors (i.e. Spelling, Logos, Phone Numbers, etc.).
131 Electric is not responsible for any errors in artwork after proof is approved.

If changes are made after this proof is approved there will be additional cost on final invoice.
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Series 3 Post & Panel Directional Sign with Re�ective Vinyl Graphics
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