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CITY OF ST. JOHNS 
PLANNING COMMISSION 

 

MEETING AGENDA 
 

MEETING DATE: DECEMBER 7th, 2022 

 

The St. Johns Planning Commission will hold a regular meeting on December 7th, 2022 at 5:30 pm in the 2nd 

Floor Commissioner Chambers located at the Clinton County Courthouse, 100 E. State Street, St. Johns, MI.  

(Please use Cass St. Entrance.)   

AGENDA 

 

1. Call to Order (5:30 pm) 

 

2. Approval of Agenda (5:30 pm – 5:32 pm) 

 

3. Public comment for non-agenda items (5:32 pm – 5:35 pm) 

 

4. Old Business  

 

A. October 12th, 2022 meeting minutes 

(5:35 pm – 5:37 pm) (ACTION ITEM) 

 

5. New Business 

 

A. Special Land Use / Site Plan Review request – 510 N. Lansing Street  

(Presenter:  Chris Khorey, AICP, McKenna & Associates) 

(5:37 pm – 6:15 pm) (ACTION ITEM) 

 

6. Planning Commissioner comments (6:15 pm – 6:17 pm) 

 

7.  Adjournment (6:17 pm) 
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                                  CITY OF ST. JOHNS 

            PLANNING COMMISSION  

       

OCTOBER 12th, 2022 

REGULAR MEETING MINUTES 

 

1.  CALL TO ORDER 
 
The meeting of the St. Johns Planning Commission was called to order by Chairperson Salemi at 5:30 p.m. 
 
Members Present:  Salemi, Hufnagel, Ruestman, Hanover, Holden, Ward 

 
Staff Present:    Dave J. Kudwa, Chris Khorey 

 
Others Present:  Jeff Simpson, Kelly Havens  

 
2.  APPROVAL OF AGENDA 
 
A. A motion was made by Commissioner Ward and supported by Commissioner Holden to approve the agenda as 

presented.  

 
Yes: Salemi, Hufnagel, Ruestman, Hanover, Holden, Ward 

Nay:      None 

 
Motion carried 

 
3.  PUBLIC COMMENT ON AGENDA / NON-AGENDA ITEMS 
 

None  
 

4.  OLD BUSINESS 

 

A. A motion was made by Commissioner Ward and supported by Commissioner Holden to approve the July 13th, 

2022 meeting minutes as presented.  
 

Yes: Salemi, Hufnagel, Ruestman, Hanover, Holden, Ward  

Nay:      None 
 
Motion carried 
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5.  NEW BUSINESS 

 

A. Zoning ordinance update – Keeping of Animals – Chickens 

 

The planning commission discussed amending the zoning ordinance to allow residents to keep chickens.  The 

planning commission discussed chicken coop and run size, setbacks from property lines and residences, odor, 

allowable zoning districts, and lot size. 

 

A motion was made by Vice Mayor Ruestman and supported by Commissioner Hanover to adopt the Keeping of 

Animals ordinance language as amended. 

 
Yes:    Salemi, Hufnagel, Ruestman, Hanover, Holden, Ward 

Nay:    None 
 
Motion carried 

 

6.  PLANNING COMMISSIONER COMMENTS 

 

 None 

 

7.  ADJOURNMENT 

 

A motion was made by Commissioner Hanover and supported by Commissioner Ward to adjourn the meeting at                           

6:50 pm. 

 
Yes:    Salemi, Hufnagel, Ruestman, Hanover, Holden, Ward 

Nay:    None 
 
Motion carried 

 

 



 

November 29, 2022 
 
Planning Commission 
City of St. Johns 
100 E. State Street, Suite 1100 
St. Johns, Michigan 48879 
 
Subject: 510 N. Lansing Avenue Special Use Review 
 
Dear Commissioners, 
 
As requested, we have reviewed the request for a Special Use Permit at 510 N. Lansing Avenue. The applicant 
proposes to renovate the existing building to contain the following uses: 
 

• Small Engine Repair 

• Showroom 

• Residential Units 

 
The building is zoned MU Mixed Use District. Section 155.161 allows up to two dwelling units on the property by 
right. The Showroom and Small Engine Repair uses would fall under Section 155.162.C (“Business offices of a 
public utility, transportation, advertising, real estate, insurance, commercial, or industrial establishment”), and 
therefore can be approved by Special Use Permit.  
 
Section 155.199 allows the approval of dwelling units below the minimum size by Special Use Permit. However, 
the applicant has not requested approval under that section. Therefore, any dwelling units will be required to be at 
least 500 square feet in area, unless another approval is granted later on.  
 
There are two buildings on the site. Both were constructed for businesses, and the applicant has stated that no 
exterior alterations are proposed. The applicant has not revised the site plan that was previously approved for the 
site in 2015, and has re-submitted that plan for approval along with the requested Special Uses. As noted in our 
Site Plan letter, exterior improvements will be required to meet zoning requirements – specifically the parking 
requirement. 
 
Our comments regarding the criteria for approving the Special Use. Our comments on the physical site design 
and whether the Site Plan should be approved are under separate cover.  
 
Special Use Criteria. In order to be approved, the City Commission, upon recommendation of the Planning 
Commission, must determine that the proposed uses meet the standards of Section 155.258, which are the 
general standards applicable to all Special Uses. Section 155.258 includes the following criteria:  
 

a) Will be harmonious with and in accordance with the community development plan. In order to 

be considered “harmonious and in accordance”, the Special Use proposal must: 

 



 

 

 

City of St. Johns 
500 N. Lansing Special Use and Site Plan 
November 29, 2022  

2 

• Be consistent with the City’s goals for Land Use, Neighborhoods, Transportation, and 

Sustainability as articulated in Chapter 3 of the City of St. Johns Master Plan. The relevant 

pages of the Master Plan are attached for reference.  

 

This proposal advances Land Use Goals 1, 4, and 5, and is neutral on Goal 2 (which is specifically 

related to the core downtown) and Goal 3 (which is specifically about the Federal Mogul/FC Mason 

site).  

 

It also advances Neighborhood Goals 1, while being neutral about Goals 2, 3, and 4 (which are 

more specific to housing and historic preservation).  

 

With regard to Transportation goals, it is neutral on all goals. 

The proposal is also neutral on the specific Sustainability goals, though it advances the City’s 
broader Sustainability goal of creating jobs in the core of the City to reduce commute times and 
improve walkability.  

• Positively promote the vision described for the Community Character Area that the use will 

be located in, as described in Chapter 4 of the City of St. Johns Master Plan. 

The proposed use is located in the “Downtown Edge” Community Character Area, which 
describes the appropriate land uses as follows: 

Uses that can serve as a transition between the downtown and the neighborhoods are 
encouraged. Uses should be a mix of commercial, professional offices, residential, technology, 
and civic. The goal of this area is to allow existing uses to continue while creating an opportunity 
for different types of uses in the future if sites are redeveloped.   

The proposed small engine repair and showroom uses are consistent with that vision, especially 
given the character of the building, which is more conducive to quasi-industrial and large-format 
businesses than it is offices or retail.  

• Not hinder the implementation of the Mobility Plan for the street(s) it is adjacent to, as 

described in Chapter 6 of the City of St. Johns Master Plan.  

The building has been used for business uses in the past, and the uses requested under the 
Special Use permit will not substantially increase traffic or harm pedestrian safety on Lansing 
Avenue or Steel Street.   

b) Will be designed, constructed, operated, and maintained so as to be safe, harmonious and 

appropriate in appearance with the existing or intended character of the general vicinity. Factors 

affecting this standard include noise, lighting, parking, traffic, garbage, large gatherings of 

people, water runoff, neighborhood character, heat island effect, and other similar off-site impacts 

of a use. 
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The footprint and height of the building will not change. However, we are somewhat concerned about the 

noise emanating from the small engine repair business. The applicant should address how any noise will 

be mitigated. 

 

Our site plan comments address specific physical development issues like lighting, parking, garbage, etc. 

 

c) Will be a substantial improvement to property in the immediate vicinity and an economic asset to 

the community as a whole. “Substantial improvement” and “economic asset” shall mean that the 

proposed use will clearly generate more economic activity, tax revenue, jobs, housing units, 

and/or spinoff development than the site would generate without the approved Special Use. In 

evaluating this criteria, the City Commission shall compare the site to its current state at the time 

of application, not to hypothetical alternative developments other than the proposed Special Use.  

 

The Mixed Use district is limited in the businesses that it allows by right. Special Use permits have been 

approved in the past to allow businesses on this particular site, and others like it, in order to promote 

economic development. We would support the Planning Commission viewing this standard in a similar 

light for this application.  

d) Will be served adequately, based on the anticipated needs of the use in question, by existing 

public facilities and services, such as highways, streets, police and fire protection, drainage 

structures, parking lots, refuse disposal, water and sewer utilities, non-motorized 

pathways/sidewalks, communications infrastructure, public transportation, waste removal, and 

schools. The City Commission may also require upgrades to public services directly related to the 

proposal as a condition of Special Use approval.  

 

Businesses of a similar scale have operated on this site previously, and have not negatively impacted 

public facilities and services so the impact on highways, streets, drainage, water/sewer, sidewalks 

communications, Blue Bus, waste removal, and schools will be minimal. See Criteria F for an analysis of 

the impact on parking.  

 

We will defer to the police and fire departments regarding the impact on those services.  

 

e) Will be consistent with the Purpose and Intent of allowing Special Uses (see Section 155.255) and 

the Purpose and Intent of the Zoning District the Special Use is located within. 

 

The purpose and intent of allowing Special Uses is:  

 

“The special use permit process is based on the concept that some uses are appropriate in a zoning 

district only under certain circumstances and with specific conditions. The special use permit review 

process allows the city to review a proposed use, determine if it is appropriate in the location proposed 
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and what conditions are required to be placed on the use to ensure it's compatibility with other uses in the 

area.”  

 

The City specifically designated a wide variety of businesses as Special Uses in the MU District, in 

recognition of the diverse land use character that exists within that district. This particular parcel has long 

been home to businesses, and the two uses proposed are not incompatible with the surroundings.   

 

The purpose and intent of the MU Zoning District is:  

“The MU District is intended to cover an area north of the railroad right-of-way near the CBD. It is intended to 
serve as a buffer between the residential uses to the north and the commercial and industrial uses to the south 
and east.” 

Lansing Avenue specifically includes a number of commercial buildings and empty lots that create a 

transition from the core downtown to the residential neighborhoods to the north and west. The proposed 

Special Uses are appropriate in that context.  

 

f) Will be served by adequate, safe, and efficient parking. “Adequate, safe, and efficient parking” 

shall mean not only meeting the requirements of Section 155.342, but also ensuring that the 

parking for the use does not burden nearby uses, does not create safety hazards for motorists, 

cyclists, or pedestrians, does not take up excessive land that could be used for more productive 

purposes, and does not create a blight on the historic character and charm of the City.  

 

The parking requirement for the proposed uses is as follows. This requirement assumes that the 

residential uses would be 500 square feet each, and that the remaining space (which totals 4,092 square 

feet in the two buildings combined) would be used for the showroom/small engine repair.  

 

The two Special Uses both fall under the following parking standard, which has a requirement of one 

space per 200 square feet of floor area.  

 

Furniture and appliance stores, motor vehicle sales, machinery sales, personal service shops, household 

equipment or furniture repair shops, clothing and shoe repair or service shops, and hardware stores 

▪ 2 Residential Units x 2 Spaces per Unit = 4 spaces 

▪ 4,092 square feet of commercial space / 200 square feet = 21 parking spaces. 

The total requirement would be 25 parking spaces. The submitted plan shows only 9 parking spaces. 
Additional striped spaces must be added.   

g) Comply with the applicable design standards outlined for the specific proposed use in Sections 

155.415 through 155.448 of this chapter.”  

There are no additional standards for the proposed uses.  
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RECOMMENDATION 
At the December 7 meeting, we recommend that the Planning Commission discuss the potential for noise from the 
small engine repair use, and any necessary mitigation measures.  
 
If that issue is addressed sufficiently, in the opinion of the Planning Commission, then we recommend that the 
Planning Commission recommend approval the City Commission, conditioned on Site Plan Approval.  
 
Please let us know if you have any questions. 
 
Respectfully submitted, 
McKENNA  
 
 
 
 
Christopher Khorey, AICP 
Senior Principal Planner 



 

November 29, 2022 
 
Planning Commission 
City of St. Johns 
100 E. State Street, Suite 1100 
St. Johns, Michigan 48879 
 
Subject: 510 N. Lansing Avenue Site Plan Review 
 
Dear Commissioners, 
 
As requested, we have reviewed the request for a Special Use Permit at 510 N. Lansing Avenue. The applicant 
proposes to renovate the existing building to contain the following uses: 
 

• Small Engine Repair 

• Showroom 

• Residential Units 

 
The building is zoned MU Mixed Use District. Section 155.161 allows up to two dwelling units on the property by 
right. The Showroom and Small Engine Repair uses would fall under Section 155.162.C (“Business offices of a 
public utility, transportation, advertising, real estate, insurance, commercial, or industrial establishment”), and 
therefore can be approved by Special Use Permit.  
 
Section 155.199 allows the approval of dwelling units below the minimum size by Special Use Permit. However, 
the applicant has not requested approval under that section. Therefore, any dwelling units will be required to be at 
least 500 square feet in area, unless another approval is granted later on.  
 
There are two buildings on the site. Both were constructed for businesses, and the applicant has stated that no 
exterior alterations are proposed. The applicant has not revised the site plan that was previously approved for the 
site in 2015, and has re-submitted that plan for approval along with the requested Special Uses. As noted in our 
Site Plan letter, exterior improvements will be required to meet zoning requirements – specifically the parking 
requirement. 
 
Our comments regarding the criteria for approving the Site Plan. Our comments on the Special Use Approval are 
under separate cover. 
 
Site Plan (Physical Characteristics). Following are our comments on the submitted site plan. The applicant has 
submitted the same site plan that was approved in 2015. However, the change in use necessitates several 
alterations to the site, as detailed below.   
 

a. Dimensional Standards. The lot is a corner lot. The definition of “Front Yard” in Section 155.044 
states that “In the case of a corner lot, the front yard will be one of the two sides of the lot fronting 
on a street that is designated as the front yard by the property owner at the time of applying for a 
zoning permit.” During the 2015 site plan approval, Lansing Avenue was denoted as the front 
yard, and Steel Street was considered a side yard. We have evaluated the site with those 
designations in mind.  
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Standard Type 
Ordinance 

Requirement 
(MU) 

510 N. 
Lansing 

Conditions 
(North 

Building) 

510 N. 
Lansing 

Conditions 
(South 

Building) 

Ordinance 
Compliance 

Minimum Lot Area 7,000 square feet 19,698 square feet Yes 

Minimum Lot 
Width 

75 feet 134 feet Yes 

Minimum Front 
Yard Setback 

10 feet 31.9 feet 35 feet Yes 

Minimum Side 
Yard Setback 

10 feet 

20 feet 
(north/Steel 

Street) 
 

>10 feet  
(south) 

>10 feet  
(north/Steel 

Street) 
 

28.7 feet 
(south) 

Yes 

Minimum Rear 
Yard Setback  

20 feet >20 feet >20 feet Yes 

Maximum Building 
Height 

30 feet ? ? ? 

Maximum Lot 
Coverage 

60%   

Maximum 
Residential 
Density 

1 unit per 4,000 
square feet 

1 unit per 9,849 square feet 
(proposed) 

Yes 

 
The height of the buildings must be submitted, even though they are not changing. The previous 
site plan approval was conducted when the property was zoned I-1, and there is no height 
limitation in the I-1 district. If either building is taller than 30 feet, it will be considered a legal non-
conformity, which is not a barrier to the use of the building for the proposed special uses, but 
would create restrictions on alterations or expansions of the building.  

 
2) Parking, Loading, and Access.  

 
a. Number of Spaces. As noted above, the site will be required to have the following number of 

parking spaces.  
 

• 2 Residential Units x 2 Spaces per Unit = 4 spaces 

• 4,092 square feet of commercial space / 200 square feet = 21 parking spaces. 

• TOTAL REQUIREMENT: 25 spaces 

 
The current site only has nine striped parking spaces. There is room for additional spaces, though 
possibly not enough room for 21 of them. The applicant may need to seek a variance or increase the 
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size of the residential uses (thus lowering the square footage of commercial space and with it, the 
parking requirement).  

 
b. Barrier-Free Spaces. At least one parking space out of every 25 must be barrier-free (i.e. 

reserved for people with disabilities). With 21 required parking spaces, one barrier-free space 
is required. The 2015 site plan shows the required barrier-free space.  
 

c. Dimensions. The parking spaces on the 2015 site plan meet the dimensional requirements in the 
Zoning Ordinance.  
 
The layout of the parking spaces violates Section 155.343.B, which reads “each space shall be 
accessible separately from a street; each parking area shall be so designed and marked as to provide 
for orderly and safe movement and storage of vehicles.” However, Section 155.343.J states that the 
Planning Commission can modify the standards of Section 155.343 “when a demonstrated need is 
documented by the applicant and the Planning Commission determines that the proposed alternative 
complies with the intent of this chapter.” 
 
The Planning Commission approved the layout of the spaces in 2015. Once the applicant submits a 
design with the required number of parking spaces, the Planning Commission should evaluate that 
layout against the standards of Section 155.343.B, though similar factors to the 2015 approval (such 
as the small size of the lot) may allow the Commission to approve a design that does not meet the 
letter of Section 155.343.B.  
 

d. Paving and Striping. The parking lot is paved as required in Section 155.343.E.  
 

e. Loading Spaces. No loading spaces are required given that the proposal includes fewer than 5,000 
square feet of commercial space.  

 
3) Landscaping. The following landscaping is required. However, Section 155.296 states that the City may 

determine, during the Site Plan process, that “conditions unique to a parcel” prevent strict compliance 
with the letter of landscaping regulations, and allow alternate designs.  

 
a. Buffer Zone. Section 155.297 requires a buffer zone between commercial uses (including those 

on mixed use sites with a residential component) and residential uses. The buffer zone may be a 
6 foot tall wall, a 6 foot tall berm, or one tree and four shrubs per 25 feet of property line. The 
2015 site plan shows 13 trees along the south property line (1 per 11.3 feet) and 13 trees along 
the (1 per 10.3 feet). There is one tree in the corner that we have counted for both property lines. 
There are no shrubs on the plan. 
There are existing trees on the site, but they do not match the plan. There are seven trees along 
the south property line (1 per 21 feet) and a cluster of trees on the east side of the site, though it 
is not clear exactly how many trees there are in that area, and some may be on the lots to the 
east, and thus would not count as buffer landscaping.  
 
By our reading of the Ordinance, no buffer zone is required along the south property line, 
because it abuts an empty lot that is zoned MU, and not a residential use. So no changes to the 
landscaping on the south side of the site are required.  
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Additionally, the building at 301 Steel Street is not a residential use, so no landscaping is required 
along that property line.  
 
505 Ottawa Avenue, on the other hand, is a residential use, and a buffer zone is required. The 
property line between 510 Lansing and 505 Ottawa is 100 feet long, for a requirement of four 
trees and 16 shrubs. There are trees in the vicinity of the property line, and we recommend that 
the Planning Commission consider them acceptable buffering, unless presented with evidence by 
the owner or occupant of 505 Ottawa that additional buffering is needed.  
 

b. Parking Lot Landscaping.  
 

i. Buffer Zone. Parking lots add an additional requirement to the buffer zones – a 48 inch 
high continuous screen of hedge, wall, or berm. In 2015, it appears that this requirement 
was waived, for the same reasons that the parking configuration was approved. In order 
to fit 21 spaces on the lot, this requirement will likely have to be waived again. However, 
that determination should be made after the design with 21 parking spaces is submitted 
and its impact on 505 Ottawa is analyzed.  
 

ii. Parking Lot Trees and Islands. Parking lots with more than 16 spaces are required to 
have one tree per 8 spaces, each within an island of at least 150 square feet. A 21 space 
parking lot would require 3 trees/islands. There is almost no way that is possible on this 
site, given the constraints, and we recommend that the Planning Commission waive this 
standard.  

 

c. Right-of-Way Landscaping. Along the right-of-way, 1 tree is required for every 30 feet of 
frontage. The tree can be planted in the public right-of-way with the permission of the City. There 
is currently one tree on the Lansing Avenue frontage and zero trees on Steel Street.  
 
Steel Street does not have a grass “verge” in the right-of-way, because parking spaces in that 
area are accessed directly from the street. We recommend that no trees be required along Steel 
Street to ensure those parking spaces can remain in tact.  
 
Lansing Avenue has a grass verge. The 137 feet of frontage trigger a requirement for 5 trees, but 
realistically there is only room for 1-2 more, in addition to the one existing tree. Further, there are 
power lines running along the frontage. We recommend that the single tree be considered 
acceptable.  
 

d. Landscaping Adjacent to Buildings. Ornamental landscaping is required along the perimeter of 
buildings. However, there is limited space for landscaping alongside the buildings, and we 
recommend that this requirement be waived, as it was in 2015.  
 

4) Lighting. No spec sheets for the existing light fixtures and no photometric plan have been submitted, so 
we cannot determine whether the existing lighting meets the requirements of Section 155.191. Spec 
sheets for all existing and proposed light fixtures, as well as a photometric plan, must be submitted.  
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5) Trash Receptacles. There is an existing dumpster pad on the northeast corner of the site containing a 
dumpster. The dumpster is acceptable as is, but its location and the need for garbage truck access 
should be taken into account when evaluating the design of the 21 space parking lot.  
 

6) Signage. No signage has been submitted. Signage may be approved separately through the sign permit 
process with the City administration.  

 
RECOMMENDATION 
We recommend that the Site Plan Approval be tabled until the applicant submits a new design showing the following: 
 

• The required 21 parking spaces. 

• A photometric plan and spec sheets for the light fixtures. 

• The impact of increasing the number of parking spaces on the landscaping, dumpster, and other aspects of 

the site.  

 

Please let us know if you have any questions. 
 
Respectfully submitted, 
McKENNA  
 
 
 
 
Christopher Khorey, AICP 
Senior Principal Planner 










































