
 

PLANNING COMMISSION 

 
June 9, 2025 

The St. Johns Planning Commission will hold a regular meeting on 
June 9, 2025 at 5:30 pm in the County Commission 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 p.m.) 

2. Approval of Agenda (5:31-5:32 p.m.) 

3. Approval of Minutes (May 14, 2025, Meeting) (5:33-5:35 p.m.) 

4. Public comment for non-agenda items (5:35-5:45 p.m.) 

5. Public Hearings:   

a.  None 

6. New Business: 

a.  901 S. Old US-127 – Bradon Rotary Glass Site Plan Review (5:46-6:00 p.m.) 

7. Old Business:  

a. Zoning Ordinance Amendment Discussion – Draft Regulations for Vendor Trucks (6:00-6:15 p.m.) 

8. Committee Site Plan Approvals: None 

9. City Commission Update – Mayor Dzurka (6:16-6:20 p.m.) 

10. Commissioner Comments. (6:20-6:30 p.m.)  

11. Adjournment (6:30 p.m.) 

a. Next Meeting: July 9, 2025 

 

Heather Hanover          Chad A. Gamble 
Chair            City Manager 
 
James Eshelman           Mindy J. Seavey 
Vice-Chair           City Clerk 
 
Commissioners           Kristina Kinde 
Scott Dzurka, Mayor          City Treasurer 
Eric Hufnagel, City Commissioner 
Eric Harger           Michael Homier 
Mark Holden           City Attorney 
Todd Krajniak           
Brian Mills           Christopher Khorey, AICP 
Melvin Renfrow     Planning Consultant 
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PLANNING COMMISSION 
 

MAY 14, 2025 
REGULAR MEETING MINUTES 

 
1. CALL TO ORDER 
 
The meeting of the St. Johns Planning Commission was called to order by Chair Hanover at 5:31 p.m. 
 
Members Present: Heather Hanover, Mark Holden, Brian Mills, Scott Dzurka, Todd Krajniak 
Members Absent: Melvin Renfrow, James Eshelman, Eric Hufnagel, Eric Harger 
Staff Present:     Chad Gamble, City Manager; Mindy Seavey, City Clerk; Eric Ensey, McKenna 
 
2. APPROVAL OF AGENDA 
 
Motion by Commissioner Dzurka seconded by Commissioner Holden to approve the agenda as presented. 
YEA: Hanover, Holden, Mills, Dzurka, Krajniak 
NAY:    None 
Motion carried. 
 
Todd Krajniak was welcomed as a new member and introduced to the group. 
 
3. APPROVAL OF MINUTES – APRIL 9, 2025 MEETING 
 
Motion by Commissioner Holden seconded by Commissioner Mills to approve the minutes as presented. 
YEA: Hanover, Holden, Mills, Dzurka, Krajniak 
NAY:    None 
Motion carried. 
 
4. PUBLIC COMMENT FOR NON-AGENDA ITEMS 
 
Chairperson Hanover asked if there were any public comments. 
 
There were none. 
 

 5. PUBLIC HEARINGS - NONE: 
 

Heather Hanover      
Chair   

    
James Eshelman  
Vice-Chair   
  
Commissioners 
 
Scott Dzurka, Mayor 
Eric Hufnagel, Commissioner 
Mark Holden 
Melvin Renfrow 
Eric Harger 
Brian Mills 
Todd Krajniak 
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6. NEW BUSINESS: 
 
A. Discussion on June 11, 2025 Meeting – Possible scheduling conflicts and determination of cancellation or rescheduling 
 
Chairperson Hanover said June 11th is St. Johns Day at the Lugnuts Stadium.   
 
There was a discussion that both Chairperson Hanover and Mayor Dzurka will be there and also Commissioner Holden 
will be unable to attend that meeting. 
 
Eric Ensey, McKenna, said right now the only item would be a public hearing on the zoning ordinance.  He said it could 
be moved to the next scheduled meeting. 
 
There was a discussion of the zoning ordinance regarding food trucks. 
 
City Manager Gamble said even if got approved in June at the planning commission it would go to the city commission 
for two meetings.  Right now, we handle it as a $40 zoning permit, and he doesn’t think it is really pressing. 
 
There was a consensus of opinion to cancel the June 11th Planning Commission meeting. 
 
7. OLD BUSINESS: 
 
A. Site Plan Approval – 1201 S. US 127 BR/Red Wing Retail Plaza 
 
Eric Ensey, McKenna, spoke about the site plan discussion at the last meeting: there were a number of items the planning 
commission asked them to address, and they addressed some: ingress/egress to site, discussion of 3rd access point; 
parking; and landscaping.  He said they recommend approval per the recommendation of conditions. 
 
The applicant, Luk Dedvukaj, was present and discussed the 3 access points.  He said if the 3rd access point was not 
already there, he did not want it. 
 
There was a discussion of: 

• 3rd access. 
• Trash receptacle enclosure. 
• Landscaping. 
• Drive thru location (move to the north). 
• Barrier from sidewalk to drive thru traffic on east side. 

 
Chairperson Hanover said: get rid of northern access drive; adding shrubs along the east, make sure landscaping around 
drive thru is substantial, curb between sidewalk and drive thru, and move up the order window as the conditions for 
approval. 
 
Motion by Commissioner Mills seconded by Commissioner Dzurka that the planning commission approve the site plan 
with the conditions discussed (as summarized above by Chairperson Hanover). 
YEA: Hanover, Holden, Mills, Dzurka, Krajniak 
NAY:    None 
Motion carried. 
 
B. Zoning Ordinance Amendment Discussion – Draft Regulations for Vendor Trucks 
 
Eric Ensey, McKenna, discussed fees for review of vendor trucks. 
 
There was a discussion of: 

• An administrative review or process. 
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• Current food truck fees in the fee & rate schedule. 
 
Eric Ensey, McKenna, discussed hours of operation; licensing requirements (taken from the state statute); and exemptions 
for city festivals. 
 
Revisions to the draft regulations will be brought back to the next meeting. 
 

 8. COMMITTEE SITE PLAN APPROVALS - NONE: 
 
9. CITY COMMISSION UPDATE – MAYOR DZURKA: 
 
Mayor Dzurka discussed budget season; water rates; Main Street Program through MEDC presentation; received a grant 
through LEAP for the city and DDA for restoration of railcars at depot area and more of the façades downtown; kudos to 
Heather Hanover and the city. 
 
Chairperson Hanover discussed the Gill-Roy’s façade project. 
 
10. COMMISSIONER COMMENTS 

  
Commissioner Mills said he went to the Spring Fling and discussed the social district.  He said it was a great event with 
the vendors. 
 
Commissioner Holden said he was approached by a company out of Lansing that has what they used to call, roach 
coaches, and wondered if it would be the same permit as an ice cream truck.  He said they would move from location to 
location. 
 

 11. ADJOURNMENT 
 
Motion by Commissioner Holden seconded by Commissioner Dzurka that the Planning Commission adjourn the meeting.  
YEA: Hanover, Holden, Mills, Dzurka, Krajniak 
NAY:    None 
Motion carried. 
 
The meeting was adjourned at 7:13 p.m. 
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Outlook

FW: Revised Plans

From Christopher Khorey <CKhorey@mcka.com>
Date Tue 6/3/2025 10:21 AM
To Ethan Walthorn <ewalthorn@mcka.com>

1 attachment (2 MB)
Video.mov;

 
 
 
 
Christopher Khorey, AICP
—
Vice President
 
MCKENNA
O 248.596.0920  |  C 616.204.1936 |  F 248.596.0930
124 East Fulton Street, Suite 6B |  Grand Rapids, MI 49503
ckhorey@mcka.com  |  mcka.com
 
FACEBOOK  |  LINKEDIN
 

 
From: Brandon S. Rotary <brandon.rotary@gmail.com>
Sent: Tuesday, June 3, 2025 7:54 AM
To: Christopher Khorey <CKhorey@mcka.com>
Subject: Re: Revised Plans
 

There are 8 trees (20’-30’ tall) and 16 trees (40’+ tall).  Approximately 12 shrubs.  Short video
attached. 
 
Thanks,
Brandon
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On Jun 2, 2025, at 10:16 AM, Christopher Khorey <CKhorey@mcka.com> wrote:

Yes, those existing trees and shrubs absolutely count, plus the fence appears to be
generally in good shape.
 
Can you please count the trees and get at least a rough estimate of the number of shrubs?
The Planning Commission will compare that to the specific requirement and can decide to
simply count the existing trees and shrubs as sufficient, even if the number isn’t exactly what
the Ordinance says. But they’ll need that info to make that decision.
 
 
 
Christopher Khorey, AICP
—
Vice President
 
MCKENNA
O 248.596.0920  |  C 616.204.1936 |  F 248.596.0930
124 East Fulton Street, Suite 6B |  Grand Rapids, MI 49503
ckhorey@mcka.com  |  mcka.com
 
FACEBOOK  |  LINKEDIN
 

 
From: Brandon S. Rotary <brandon.rotary@gmail.com>
Sent: Saturday, May 31, 2025 11:09 AM
To: Christopher Khorey <CKhorey@mcka.com>
Subject: Re: Revised Plans
 
Hi Chris,
 
Here are some pictures of the fence that stretches along the entire west border of
the property. 
 
The pictures are viewed from my side of the fence.  Hopefully all the existing trees
and shrubs can be considered while satisfying the landscaping requirements.  
 
Thanks,
Brandon
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On May 30, 2025, at 12:53 PM, Brandon S. Rotary
<brandon.rotary@gmail.com> wrote:

Hi Chris,
 
Thanks for the info. and updates.  
 
The overall height of the building is 28’.  A sketch of the dumpster corral
is attached, and will be comprised of steel posts (bollards) with treated
lumber (stained, I believe) fence rails, on a concrete slab.  
 
An email has been sent to obtain the lighting plan you requested and will
be forwarded as soon as possible. Pictures of the fence will be sent to
you today or tomorrow - and will be available at the meeting - so any
repairs needed can be resolved as you see fit. 
 
Does the landscape plan need to be prepared in advance of the planing
meeting?  I’ll need some direction on this for requirements. 
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Also, can you please let me know the time and location of the June 9th
meeting?   I will be in attendance.  My contractor will be out of State but
available by phone call.  
 
Let me know if I missed anything. 
 
Thanks,
Brandon Rotary
 
 
<Dumpster Corral.pdf>
 
 
 
 

On May 29, 2025, at 4:04 PM, Christopher Khorey
<CKhorey@mcka.com> wrote:

Brandon,

Attached please find our review letter, which will go out in the
packets for the June 9 Planning Commission meeting (the meeting
has been moved from the 11th to the 9th).
 
We are recommending a conditional approval with some items to
be addressed after the Planning Commission meeting. Pictures of
the fence in the rear of the property would be helpful for the
meeting, if you can take some.
 
Chris
 
 
Christopher Khorey, AICP
—
Vice President
 
MCKENNA
O 248.596.0920  |  C 616.204.1936 |  F 248.596.0930
124 East Fulton Street, Suite 6B |  Grand Rapids, MI 49503
ckhorey@mcka.com  |  mcka.com
 
FACEBOOK  |  LINKEDIN
 
<image001.png>
 
From: Brandon Rotary <brandon.rotary@gmail.com>
Sent: Wednesday, May 14, 2025 7:08 AM
To: Christopher Khorey <CKhorey@mcka.com>
Subject: Re: Revised Plans
 
Got it, thanks.
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Brandon
 
On Tue, May 13, 2025 at 9:39 AM Christopher Khorey
<CKhorey@mcka.com> wrote:

Hey Brandon,
 
That option is only available to expansions to existing buildings.
Since you went with the new construction option, you are
required to go before the Planning Commission.
 
Chris
 
 
 
Christopher Khorey, AICP
—
Vice President
 
MCKENNA
O 248.596.0920  |  C 616.204.1936 |  F 248.596.0930
124 East Fulton Street, Suite 6B |  Grand Rapids, MI 49503
ckhorey@mcka.com  |  mcka.com
 
FACEBOOK  |  LINKEDIN
 
<image001.png>
 
From: Brandon S. Rotary <brandon.rotary@gmail.com>
Sent: Tuesday, May 13, 2025 7:16 AM
To: Christopher Khorey <CKhorey@mcka.com>
Subject: Re: Revised Plans
 
Also, please correct me if I’m wrong, but I thought our plan
qualified us for the review board that met sooner than once
a month?
 
 
 

On May 13, 2025, at 7:09 AM, Brandon Rotary
<brandon.rotary@gmail.com> wrote:

﻿
I have not deposited the fee yet.   I'll get over
there today.
 
Thanks,
Brandon
 
On Mon, May 12, 2025 at 10:22 AM Christopher
Khorey <CKhorey@mcka.com> wrote:
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Thank you, Brandon. We will review. Right now
please plan on this being on the June  11 Planning
Commission agenda unless you hear otherwise
from us.
 
Have you deposited the required fee with the City
office?
 
 
 
Christopher Khorey, AICP
—
Vice President
 
MCKENNA
O 248.596.0920  |  C 616.204.1936 |  F 248.596.0930
124 East Fulton Street, Suite 6B |  Grand Rapids, MI
49503
ckhorey@mcka.com  |  mcka.com
 
FACEBOOK  |  LINKEDIN
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From: Brandon S. Rotary
<brandon.rotary@gmail.com>
Sent: Friday, May 9, 2025 9:44 AM
To: Christopher Khorey <CKhorey@mcka.com>
Cc: Justin Smith <Jsmith@stjohnsmi.gov>
Subject: Revised Plans
 
Hi Christopher,

Here is a set of revised plans that are more
complete for your review.  Justin Smith is being
copied for drainage review.

Please let me know what you think and what is
next. 

Have a great weekend!

Thanks,
Brandon Rotary

 
<901 N. Old US-127 Site Plan Review 5-29-25.pdf>

6/3/25, 11:49 AM Mail - Ethan Walthorn - Outlook

https://outlook.office.com/mail/inbox/id/AAkALgAAAAAAHYQDEapmEc2byACqAC%2FEWg0Aqst0w5uitEOhIeUUrbmnBAABbhPbjQAA?nativeVersion… 8/8

mailto:ckhorey@mcka.com
https://link.edgepilot.com/s/cbf27792/W1Ij9rPC6UiHWMsCR5WPvA?u=http://www.mcka.com/
https://link.edgepilot.com/s/937a17a2/zgNQU6UoCkerhraKwZZY1g?u=https://www.facebook.com/McKennaAssociates/
https://link.edgepilot.com/s/c4606957/n1iCbbyTbkmbyjtKz03iaw?u=https://www.linkedin.com/company/119222/
mailto:brandon.rotary@gmail.com
mailto:CKhorey@mcka.com
mailto:Jsmith@stjohnsmi.gov












 

June 4, 2025 
 
Planning Commission 
City of St. Johns 
100 E. State Street, Suite 1100 
St. Johns, Michigan 48879 
 
Subject: 901 N. US-127 Site Plan Review 
 
Dear Planning Commissioners, 
 
McKenna has reviewed an application for Site Plan approval for the construction of an automobile glass repair 
shop located on the property at 901 North US-127 BR, parcel number 300-370-000-031-01. The applicant is 
Brandon S. Rotary, the current property owner. The applicant is proposing to demolish the existing building to 
construct a new building of an estimated 4,340 square feet in area. 
 
The parcel is zoned GC – General Commercial District. Motor vehicle repair and car wash facilities are permitted 
in the GC District, when all storage of vehicles, as well as all activities, are conducted wholly within a permanent, 
fully enclosed building. The construction of a new principal building requires Planning approval of the Site Plan. 
 
SITE PLAN REVIEW CRITERIA 
Our comments regarding the criteria for approving the Site Plan follow.  
 

1) Site Plan (Physical Characteristics). Below are our comments on the submitted site plan. The applicant 
has submitted a plan with details and schematics for the proposed construction of the building.      

 
a. Dimensional Standards. Guidelines for dimensional standards are outlined in Section 155.170 - 

Table of Dimensional Requirements. 
 

Standard Type Ordinance Requirement 
(GC) 

901 N. US-127 BR 
Conditions 

Ordinance Compliance 

Minimum Lot Area 10,000 sq. ft. ~33,193 sq. ft. Yes 

Minimum Lot Width 100 feet 166 feet Yes 

Minimum Front 
Yard Setback 

25 feet 75 feet Yes 

Minimum Side Yard 
Setback 

10 feet 15 feet Yes 

Minimum Rear 
Yard Setback 

35 feet 35 feet Yes 

Maximum Building 
Height 

35 feet 28 feet Yes 

Maximum Lot 
Coverage 

70% 55% Yes 

 
The proposed construction appears to comply with all dimensional requirements of the GC District. 
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2) Parking, Loading, and Access.  

 
a. Number of Spaces. Section 155.342 of the Zoning Ordinance lists the minimum parking space 

requirements for various uses. This section lists the parking requirement for “All other retail 
stores” as one space per 500 square feet of floor area. As the proposed structure is 4,340 square 
feet in area, this triggers a parking requirement of at least 9 spaces. The applicant has proposed 
14 parking spaces, which complies with the minimum parking requirement of the Zoning 
Ordinance. 

 
b. Barrier-Free Spaces. ADA regulations require parking lots with 1-25 spaces to provide one (1) 

accessible parking space. The plan identifies one (1) barrier-free space, which is in accordance 
with ADA dimensional standards.  
 

c. Dimensions. The Site Plan confirms that all new parking spaces will be 10 feet wide and 20 feet 
deep, as required in the Zoning Ordinance. 

 
d. Paving and Striping. The Site Plan shows the limits of all proposed paving for the site, which 

complies with the requirements of the Zoning Ordinance. 
 

e. Loading Spaces. Section 155.344.B of the Zoning Ordinance states that all retail uses must 
provide one loading zone for every 20,000 square feet of building area above 5,000 sq. ft. The 
proposed building is approximately 4,340 square feet in area, which does not require any 
dedicated loading area for the site.  

 
f. Pedestrian Access. Section 155.201 of the Zoning Ordinance requires a sidewalk, at least five 

feet in width, to be installed along the street frontage of any property whenever any site plan 
approval is required. The applicant is proposing a sidewalk along the US-127 BR frontage that 
connects to the existing sidewalk along the parcel to the Northwest. The 8-foot proposed sidewalk 
will comply with the requirements of the Zoning Ordinance. 

 
3) Landscaping. Section 155.296 of the Zoning Ordinance indicates that no site plan or land use shall be 

approved unless the site plan includes landscaping in accordance with the code. In this case, the 
applicant has provided a landscaping plan as part of the site plan package. Below is a review of the 
landscaping standards as required by the Zoning Ordinance. 

 
a. Buffer Zone.  Table 10-1 outlines buffer zones from all uses. Parcels in the GC District must 

provide a buffer zone between all residential uses. Each buffer zone is required to contain two (2) 
trees and four (4) shrubs per every 25 lineal feet of property line adjacent to a residential district. 
Alternatively, the applicant may install a buffer wall that meets the standards of Section 155.297.E 
of the Zoning Ordinance. As the rear lot line abuts R-1 zoned properties, the length of the 166-
foot lot line must include at least 14 trees and 28 shrubs or a buffer wall along the entire length of 
the rear lot line.  
 
The applicant is proposing ten (10) new Green Giant Arborvitae plantings in addition to the 
approximately 24 existing trees and 12 existing shrubs along the rear lot line, plus the existing 
wood fence. In order for the wood fence to be considered a sufficient “buffer wall,” it must meet 
the following requirements, from Section 155.297.E: 
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1. Walls shall be located on the lot line except where underground utilities 
interfere and/or where this chapter requires conformance with yard setback 
lines. The fence is located generally on the lot line. It is possible that the fence 
deviates slightly from the lot line, but it is close enough to be considered to meet 
this requirement. 
 

2. Walls shall have no openings for vehicular traffic or other purposes, except 
as otherwise provided in this chapter, unless specifically approved by the 
City Commission. The fence meets this standard. 

 
3. Walls shall be constructed of decorative concrete block, brick, pressure 

treated wood, or comparable nonporous materials on the exterior sides 
facing an affected district. The fence is made of wood. 

 
4. Walls shall be durable, weather resistant, rustproof and easily 

maintainable. Wood or wood products shall be high quality durable 
materials as approved by the Building Inspector. Wood fences shall be 
sight obscuring sufficient to shield light and block blowing debris. Masonry 
walls may be constructed with openings which do not in any square 
section (height and width) exceed 20% of the surface. Where walls are so 
pierced, the openings shall be so spaced as to maintain the obscuring 
character required and shall not reduce minimum height requirement. The 
fence meets these requirements, as they pertain to wood fences. 

 
5. Walls must be maintained in good condition by the property owner. The 

fence is existing, and it is not clear who owns it or maintains it. Some portions are 
showing signs of deterioration, as referenced in the attached images. We 
recommend that the Planning Commission consider the existing fence and 
abundant landscaping along the property line sufficient to meet the screening 
requirements of the Zoning Ordinance. 

 
b. Parking Lot Landscaping. Section 155.298 of the Zoning Ordinance lists the landscaping 

requirements for parking lot islands. Within parking lots that exceed 16 spaces, one (1) tree per 
eight (8) spaces is required to be planted within parking lot islands. The proposed parking lot will 
contain 14 spaces, which does not trigger parking lot landscaping requirements. 
 

c. Street Frontage Landscaping.  Section 155.299 of the Zoning Ordinance lists the street 
frontage landscaping requirements for all properties along a road right-of-way. Under this section, 
one (1) tree per 30 linear feet is required along street frontages. The road frontage along US-127 
is approximately 166 feet long, which triggers a requirement of six (6) trees along the US-127 
right-of-way. The applicant appears to be proposing three (3) trees and eight (8) shrubs along the 
US-127 frontage. Given the existing driveways and proposed sidewalk, we recommend that this 
be considered sufficient frontage landscaping, but ultimately that decision will be up to the 
Planning Commission.  

 
d. Landscaping Adjacent to Buildings. Section 155.302 requires a landscape area equivalent to 

10% of the area of the principal structure to be constructed along the walls for GC zoned 
properties. There appear to be no proposed plantings adjacent to the proposed building. The 



 

 

 

City of St. Johns 
901 N. US-127 BR – Brandon Rotary Glass Site Plan  
June 4, 2025  

4 

applicant must include at least 434 square feet of landscape area along the walls of the proposed 
structure to comply with the requirements of the Zoning Ordinance. 

 
4) Lighting. The proposed Site Plan does not include a lighting plan. The applicant must provide a 

photometric plan detailing all proposed and existing exterior lighting as well as demonstration that lighting 
does not trespass onto adjacent properties. 
 

5) Trash Receptacles. The application proposes to repave the area surrounding the existing trash 
enclosure. The applicant has provided information regarding the material of the enclosure used to screen 
the trash receptacle. The dumpster will be screened by a six (6) foot by twelve (12) foot enclosure with a 
height of five (5) feet. In addition, some landscaping is present along the trash receptacle to screen from 
adjacent uses. This complies with the requirements of the Zoning Ordinance. 
 

6) Signage. No signage was included with the submitted site plan package. A separate administrative site 
plan can be submitted at a later time for approval or the applicant can provide signage information to be 
approved as part of this application.  

 
7) Stormwater Management. The proposed structure and paving area must receive approval from the City 

Engineer regarding stormwater management practices. 
 
SITE PLAN REVIEW CRITERIA 
Section 155.281 identifies standards for approval of a site plan application. The Planning Commission must use the 
following criteria in its review and consideration of a site plan application. The following table provides an analysis of 
this application against the applicable criteria.  
 

Site Plan Review Criteria Analysis 

A. All elements of the site plan shall be 
harmoniously and efficiently organized in 
relation to topography, the size and type of plot, 
the character of adjoining property and the type 
of plot, the character of adjoining property and 
the type and size of buildings. The site will be so 
developed as not to impede the normal and 
orderly development or improvement of 
surrounding property for uses permitted in this 
chapter. 

In compliance. The proposed plan is harmonious 
with adjacent development in the area. The 
redevelopment will improve the economic viability of 
the area as well. 

B. The landscape shall be preserved in its natural 
state, insofar as practicable, by minimizing tree 
and soil removal, and by topographic 
modifications which result in maximum harmony 
with adjacent areas. 

In compliance. The proposal will bring the site into 
harmony with adjacent areas by redeveloping an old 
site and paving a parking lot where there was formerly 
no hard surface. 

C. The site plan shall provide reasonable, visual 
and sound privacy for all dwelling units located 
therein. Fences, walks, barriers and landscaping 
shall be used, as appropriate, for the protection 
and enhancement of property and the privacy of 
its occupants. 

In compliance. There are no dwelling units 
associated with the proposed redevelopment. 
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D. All buildings, or groups of buildings, shall be so 
arranged as to permit emergency vehicle access 
by some practical means to all sides, if 
determined necessary by the Fire Chief. 

In compliance. Circulation through the site will 
provide adequate access throughout the site for 
emergency vehicle access.  

E. Every structure or dwelling unit shall have 
access to a public street, walkway, or other area 
dedicated to common use. 

In compliance. The proposed site has access from 
US-127 BR. 

F. There shall be provided a pedestrian circulation 
system which meets the intent of Chapter 95 of 
this code. All constructed sidewalks must meet 
the requirements of the city's engineering and 
construction standards. 

In compliance. The site plan shows the required 
sidewalks for the whole length of the parcel along US-
127 BR. 

G. The access routes for vehicular circulation shall 
respect the pattern of existing pedestrian or 
bicycle pathways in the area. Shared parking 
and interior connecting drives shall be required 
wherever feasible. 

In compliance. Connectivity with existing commercial 
properties along US-127 BR will be continued.  

H. All streets shall be developed in accordance 
with the city specifications unless otherwise 
approved by the City Commission. 

Not applicable.  

I. Any development affecting existing city streets 
shall comply with city specifications as to curb, 
gutter, walkways, paving, catch basins and 
underground utility locations. 

In compliance. Any paving and curbs will need to 
meet city specifications and receive approval from the 
City Engineer.  

J. Appropriate measures shall be taken to ensure 
that removal of surface waters will not adversely 
effect neighboring properties or the public storm 
drainage system. The construction of storm 
sewer facilities including detention basins, catch 
basins, manholes, sewer piping, and infiltration 
systems shall follow the provisions of Chapter 
55 of this code.  

In compliance. The city’s engineer will review plans 
for compliance with engineering specifications.  

K. All appropriate measures shall be taken, by the 
developer, to complete a water loop system when 
deemed advisable by the City Engineer, Water 
Department and Fire Department. 

Not applicable. 

L. Underground utilities may be required in all 
areas for distribution of utilities including water, 
sewer, electric, gas, telephone and cable TV 
when deemed advisable. 

Not applicable.  

M. All loading and unloading areas and outside 
storage areas including areas for the storage of 
trash which face or are visible from residential 
districts or public thoroughfares shall be 

In compliance. The site does not have any 
loading/unloading zones or outdoor storage areas. 

https://codelibrary.amlegal.com/codes/stjohns/latest/stjohns_mi/0-0-0-2142#JD_Chapter95
https://codelibrary.amlegal.com/codes/stjohns/latest/stjohns_mi/0-0-0-1543#JD_Chapter55
https://codelibrary.amlegal.com/codes/stjohns/latest/stjohns_mi/0-0-0-1543#JD_Chapter55
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screened by an opaque wall not less than six 
feet in height. 

N. Exterior lighting shall be so arranged that it is 
deflected away from adjacent properties and so 
that it does not impede the vision of traffic along 
adjacent streets. Flashing or intermittent lights 
shall not be permitted. 

Not in compliance. Sufficient information was not 
provided in the site plan package to verify lighting 
compliance. We recommend that a photometric plan 
be provided by the applicant that details any existing 
and proposed lighting and demonstrates deflection of 
lighting from adjacent properties.  

O. Each site plan shall conform to the applicable 
provisions of this chapter and the standards 
listed [various county, state, and federal 
requirements]… 

In compliance. The proposed site plan will be 
required to comply with all applicable county, state 
and federal requirements. 

P. Sites at which hazardous substances are stored, 
used or generated shall be designed to prevent 
spill or discharges to the air, surface of the 
ground, groundwater, streams, drains or 
wetlands. Secondary containment for above 
ground storage of hazardous material shall be 
provided. 

Not applicable. 

Q. In approving the site plan, the Planning 
Commission may require a bond or other 
financial guarantee acceptable to the city of 
ample sum be furnished by the developer to 
ensure compliance for such requirements as 
drives, walks, utilities, parking, landscaping and 
the like. 

Not applicable at this time. A financial guarantee 
may be required if improvements are completed at the 
time the property owner is seeking a certificate of 
occupancy. 

 
RECOMMENDATION 
At the June 9th Planning Commission meeting, the Planning Commission should decide whether the proposed 
landscaping is sufficient. Following that discussion, we recommend CONDITIONAL APPROVAL of the Site Plan, with 
the following conditions:  
 

1. The applicant submits a revised landscape plan that details the required 434 square feet of landscape 
area adjacent to the proposed building. 

 
2. The applicant submits a photometric plan detailing all exterior light fixtures and their illumination levels 

across the entire property to ensure no light trespasses on adjacent properties. 
 

3. The applicant receives approval from the City Engineer for stormwater management. 
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ATTACHMENTS 
Exhibit A: Site Plan Package 
Exhibit B: Site Photos 
 
 
Respectfully submitted, 
McKENNA  
 
        
 
 
Christopher Khorey, AICP   Ethan Walthorn, 
Vice President     Assistant Planner 



 

Memorandum 
 

TO: St. Johns Planning Commission  
FROM: Christopher Khorey, AICP, Vice President 

Eric Ensey, AICP, Principal Planner 
SUBJECT: Draft Vendor Trucks Amendment  
DATE: June 9, 2025 
 

INTRODUCTION  
At the May 14, 2025, meeting, the Planning Commission continued to discuss possible regulations concerning 
vendor trucks. The purpose of the discussion was to address a request the City staff received to allow a 
downtown business to have a food truck on site. St. Johns does not currently have regulations in the Zoning 
Ordinance pertaining to this use, which has become increasingly common in other communities and in St. Johns 
as well.  

The discussion at the Planning Commission meeting focused on a discussion around the process and fees 
associated with a vendor truck application. As a result of the discussion, McKenna drafted a different option for 
consideration for a vendor truck application that would allow for a vendor truck as a temporary use requiring a 
new Vendor Truck Permit. This temporary use process would replace the site plan and special use required in the 
previous version of the regulations discussed.  

In addition to the amendment to the zoning ordinance for adoption of the new regulation, this new temporary use 
option would require the adoption of a new review fee associated with Vendor Truck Permit applications on 
private property. This fee was based on the existing fee for vendor trucks that operate on public property in the 
right-of-way, but modified in a manner that addressed the fact that the vendor truck would be on private property, 
and would not have the same impacts to city services that one would have within the right-of-way.  

The temporary use option as drafted does incorporate all of the requirements that were outlined in the previous 
version of the vendor truck regulations. 

Below, for discussion at the June Planning Commission meeting, is the revised amendment with the proposed 
temporary use option that would allow and regulate vendor trucks of private property. Attached to this 
memorandum is a copy of the memorandum drafted for the May 14, 2025, Planning Commission meeting, should 
the Commission need that for comparison or if it would end up being the preferred option.  

VENDOR TRUCK TEXT AMENDMENT – TEMPORARY USE OPTION 

The proposed text amendment would include the addition of a new subsection (E) in Section 155.183, allowing a 
vendor truck as a temporary use subject to a new Vendor Truck Permit. Also, this would include amending 
Section 155.004 with the addition of a definition for a “Vendor Truck”.  

Section 155.183 Temporary Uses Permitted 

E) Vendor trucks, open to the general public, shall be approved as a temporary use subject to approval of a 
Vendor Truck Permit in accordance with the standards outlined in this section. 
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(1) General Provisions. The following shall apply to all Vendor Trucks: 

(a) Number. Multiple vendor trucks may operate on the same site. 

(b) Hours of Operation. Operating hours shall be no later than 10:00 p.m. Sunday through Thursday 
and 11:00 p.m. on Friday and Saturday.  

(c) Parking. The minimum number of spaces provided shall meet the required parking for any 
permanent, principal use on the site, plus five (5) additional spaces per vendor truck. 

1. Public parking (on-street or off-street) within 300 feet of the proposed location of the vendor truck 
shall be considered sufficient parking for vendor trucks within the Parking Exempt or Parking 
Reduction Districts. 

2. For principal use vendor trucks approved by Special Use, the Planning Commission and/or City 
Commission may require additional parking spaces upon determination that 5 spaces will not be 
sufficient for the anticipated parking demand at the truck. They may also determine that public 
parking that would otherwise count towards the requirement under Subsection a is insufficient 
and require on-site parking. 

3. Parking spaces covered or otherwise rendered unusable by the placement or operation of the 
vendor truck shall not count towards the required parking. 

4. The placement of the vendor truck shall not reduce the dimensions of drive aisles below the 
minimums described in Section 15.343. Any drive aisle reduced in size shall be completely closed 
to traffic. 

5. The placement of the vendor truck shall not cause an impediment to the usual movement of 
automobiles and pedestrians through the site, in the opinion of the Zoning Administrator. Appeals 
of decisions of the Zoning Administrator in this regard shall be to the Zoning Board of Appeals. 

6. Vendor trucks shall not be parked in the public right-of-way unless granted and right-of-way 
permit by the City Commission, or as part of a temporary event granted approval by the City to 
operate for a limited period of time. 

(d) Restrooms. Restrooms or a temporary public toilet must be provided on site for the patrons of the 
vendor truck. Restrooms associated with the permanent, principal use of the site shall count for this 
requirement. 

(e) Setbacks. Vendor trucks shall meet the front setback for the primary structure and side and rear 
setbacks required for accessory buildings in the Zoning District they are located within. 

(f) Waste Receptacles. Waste receptacles shall be provided for the general public in the vicinity of the 
vendor truck. 

(2) Accessory Use. Vendor trucks shall only operate as an accessory use to a permanent, principal, non-
residential use contained within an enclosed building. Vendor trucks may be allowed as the principal use 
on non-residential zoned land subject to a Special Use process described in Sections 155.255-261. 

(3) Application Required. A Vendor Truck Permit shall be applied for subject to fees established by the City 
Commission for said application. The following information shall be required for a Vendor Truck Permit: 

(a) Site Plan. A site plan in accordance with the requirements of an Administrative Site Plan Approval as 
outlined in Section 155.279, unless waived by the City Manager or his/her designee. In addition, the 
site plan must contain any information required in this section. 
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(b) Proof of Insurance. Demonstration of proof of insurance shall be provided for any business seeking 
to engage as a vendor truck in the following coverage amounts: 

1. Proof of Commercial General Liability policy with limits of no less than one million dollars 
($1,000,000.00) per occurrence with a two million dollar ($2,000,000.00) general aggregate 
including products liability issued by an insurer licensed to do business in the State of Michigan 
and which names the City as additional insured. 

2. Proof of public liability and property damage motor vehicle policy with limits of no less than one 
million dollars ($1,000,000.00) used by an insurer licensed to do business in the State of 
Michigan. 

(c) Duration. The applicant for a vendor truck shall specify the duration of operation. An approved 
Vendor Truck Permit shall be applicable for the time specified in the Vendor Truck Permit, up to one 
(1) year and must be renewed in subsequent years.  

(4) Other Jurisdiction Compliance. Vendor trucks shall comply with all relevant City, County, State, and 
Federal regulations, and shall demonstrate compliance to the City as part of the approval process. 

(5) Exemptions: The following shall be exempt from the provisions of this section: 

(a) Transient food trucks that do business by travelling on public rights-of-way from neighborhood to 
neighborhood, such as ice cream trucks. 

(b) Vendor trucks associated with a city-sponsored event or festival. 

(c) Vendor trucks hired for private parties or other events that are not open to the general public. 

Section 155.004 Definitions  

Vendor Truck: A retail or food service establishment operating from a vehicle or trailer that operates in a fixed 
location for a temporary period of time.  

Note: This definition is based on the State of Michigan’s definition of a “Temporary or Mobile Food Service 
Establishment.” 

FEE SCHEDULE MODIFICATION 

This option requires the creation of a new Vendor Truck Permit Fee for vendor trucks located on private property. 
The following table provides a comparison between the existing fee structure for vendor truck on public property 
or within the right-of-way and the new fee. The reason for the difference in fee was based on discussion from the 
Planning Commission at the May meeting as it related to the fact that vendor trucks on private property do not 
have the same impacts to the city as they would if they were located in the right-of-way. The information outlined 
in yellow is the proposed new fee, which would have to be approved by the City Commission. 

 Public Property/ROW Vendor Truck Permit  
Private Property 

Investigation Fee $20 $20 

Food Truck or Cart – Daily $25 $15 

Food Truck or Cart – Per Month $200 $120 

Food Truck or Cart – Per Year $1,000 $600 
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We look forward to continuing the discussion of this amendment at the Planning Commission meeting on June 9. 
Following the discussion, if consensus from the Planning Commission is reached to move forward with the 
regulations as proposed, or with modifications, we will present the item at the next Planning Commission meeting 
as a public hearing for recommendation to the City Commission. 

ATTACHMENTS 

Exhibit A – Memorandum from the May 14, 2025 meeting 



Memorandum 

TO: St. Johns Planning Commission  
FROM: Christopher Khorey, AICP, Vice President 

Eric Ensey, AICP, Principal Planner 
SUBJECT: Draft Vendor Trucks Amendment  
DATE: May 14, 2025 

INTRODUCTION 
At the April 9, 2025, meeting, the Planning Commission discussed possible regulation concerning Vendor Trucks. 
The purpose of the discussion was to address a request the City staff received to allow a downtown business to 
have a food truck on site. St. Johns does not currently have regulations in the Zoning Ordinance pertaining to this 
use, which has become increasingly common in other communities and in St. Johns as well.  

The discussion at the Planning Commission meeting brought up a number of topics, including the following: 

1. Fees associated with administering the review of vendor trucks. No changes are proposed in the
ordinance based on this discussion. However, fees are required associated with applications for a Vendor
Truck depending on the land use review process for the request. The regulations drafted contemplate that
a Vendor Truck would apply for an Administrative Site Plan Review for those up to 180 consecutive days
or a Special Land Use Review if longer than 180 days, or subject to certain other thresholds. As a means
of clarification, the fee associated with an Administrative Site Plan Review would be $650+$20/acre
(since the use would not be in a principal building) or for a Special Land Use Review it would be the Site
Plan fee described previously + $500.

2. Use clarification. There was a clause indicating that Vendor Trucks could be located “on lots with a
residential principal use.” This language was deleted. As revised Vendor Trucks are only allowed as an
accessory use to a permanent, principal and non-residential use or through a Special Land Use Review
on parcels with no principal use in non-residential zone districts.

3. Protection of brick and mortar restaurant businesses. No changes are proposed in the ordinance
based on this discussion. McKenna believes that proposed ordinance does provide for a similar land use
review process to establish use as you would see with a brick and mortar business, in that they are
charged the review fees for the land use review necessary for the location proposed. Additionally, they
are only allowed as accessory uses to a permanent, principal and non-residential use, unless they apply
for a Special Land Use Permit. Additionally, Vendor Trucks must comply with specific setback
requirements; which require compliance with the front setback for a principal building in the underlying
zone district as well as side and rear setbacks for accessory structures. There is also contemplation for
additional parking for the Vendor Truck, in addition to the parking required for the principal use.

EXHIBIT A
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4. Requirement for insurance. More research was conducted on the insurance requirements for Vendor
Trucks. Subsection H of the proposed regulations require compliance with all applicable state and federal
regulations, and the Vendor will need to demonstrate proof of that compliance. Michigan law requires a
Mobile Food Establishment License from the Michigan Department of Agriculture and Rural Development
(MDARD), which requires that operators carry general liability insurance, starting at $1 million, to cover
claims related to foodborne illness or accidents. So technically, this would cover all food-related vendor
trucks. However, the regulations drafted for St. Johns also pulls in retail-related vendor trucks as well. An
additional section was added to address proof of insurance for all vendor trucks as part of the application
process.

5. Exemption for Vendor Trucks associated with City events. An additional exemption was included to
exclude Vendor Trucks associated with a City-sponsored event or festival.

Below, for discussion at the May Planning Commission meeting, is the proposed amendment to allow and 
regulate vendor trucks of private property. The yellow highlighted sections show the modifications made to the 
regulations since the April 9th Planning Commission discussion. 

VENDOR TRUCK TEXT AMENDMENT (NEW SECTION 155.201)  
155.201 Vendor Trucks 

A. General. Vendor trucks, open to the general public, shall be approved by Administrative Site Plan Review as
described in Section 155.276, if they meet the following standards. A site plan and all required supporting
documentation, including a signed authorization by the property owner, must be submitted to show compliance.
Additional approvals, as described below, may also be required depending on the specific proposal.

(1) Multiple vendor trucks may operate on the same site.

(2) Vendor trucks shall not be parked in the public right of way unless granted a right-of-way permit by the
City Commission, or as part of a temporary event granted approval by the City to operate for a limited
period of time.

B. Accessory Use. Vendor trucks must be an accessory use to a permanent, principal, non-residential use
contained within an enclosed building. Vendor trucks may be allowed as the principal use of on non-residential
zoned land or on parcels zoned MU, or on lots with a residential principal use, through the Special Use process
described in Sections 155.255-261.

C. Duration. Approved vendor trucks may operate on a single parcel for up to 180 consecutive days. After the
180 days expires, the vendor truck must vacate the premises for at least 90 days prior to resubmitting for
Administrative Site Plan Approval. Vendor trucks may be approved to operate for longer than 180 consecutive
days (including allowing indefinite permanent vendor truck operations) through the Special Use process described
in Sections 155.255-261.

D. Hours of Operation. Operating hours shall be no later than 10:00 p.m. Sunday through Thursday and 11:00
p.m. on Friday and Saturday, unless otherwise approved through a Special Use process described in Sections
155.255-261.

E. Parking. Parking must be provided on the site, with spaces meeting the dimensional and construction
standards of the City.

EXHIBIT A
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(1) The minimum number of spaces provided shall be the required parking for any permanent, principal 
use on the site, plus 5 additional spaces per vendor truck.  

a) Public parking (on-street or off-street) within 300 feet of the proposed location of the vendor 
truck shall be considered sufficient parking for vendor trucks within the Parking Exempt or 
Parking Reduction Districts. 

b) For principal use vendor trucks approved by Special Use, the Planning Commission and/or 
City Commission may require additional parking spaces upon determination that 5 spaces will not 
be sufficient for the anticipated parking demand at the truck. They may also determine that public 
parking that would otherwise count towards the requirement under Subsection a is insufficient 
and require on-site parking.  

(2) Parking spaces covered or otherwise rendered unusable by the placement or operation of the vendor 
truck shall not count towards the required parking. 

(3) The placement of the vendor truck shall not reduce the dimensions of drive aisles below the 
minimums described in Section 15.343. Any drive aisle reduced in size shall be completely closed to 
traffic. 

(4) The placement of the vendor truck shall not cause an impediment to the usual movement of 
automobiles and pedestrians through the site, in the opinion of the Zoning Administrator. Appeals of 
decisions of the Zoning Administrator in this regard shall be to the Zoning Board of Appeals. 

F. Restrooms. Restrooms or a temporary public toilet must be provided on site for the patrons of the vendor 
truck. Restrooms associated with the permanent, principal use of the site shall count for this requirement. 

G. Setbacks. Vendor trucks shall meet the front setback for the primary structure and side and rear setbacks 
required for accessory buildings in the Zoning District they are located within.  

H. Waste Receptacles. Waste receptacles shall be provided for the general public in the vicinity of the vendor 
truck. 

I. Proof of Insurance. Demonstration of proof of insurance shall be provided for any business seeking to engage 
as a vendor truck in the following coverage amounts: 

(1) Proof of Commercial General Liability policy with limits no less than one million dollars ($1,000,000.00) 
per occurrence with a two million dollar ($2,000,000.00) general aggregate including products liability 
issued by an insurer licensed to do business in the State of Michigan and which names the City as 
additional insured. 

(2) Proof of public liability and property damage motor vehicle policy with limits of no less than one million 
dollars ($1,000,000.00) used by an insurer licensed to do business in the State of Michigan. 

EXHIBIT A
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J. Other Jurisdiction Compliance. Vendor trucks shall comply with all relevant City, County, State, and Federal 
regulations, and shall demonstrate compliance to the City as part of the approval process.  

K. Exemptions: 
(1) The standards above shall not apply to transient food trucks that do business by travelling on public 
rights-of-way from neighborhood to neighborhood, such as ice cream trucks. Such vendor trucks shall not 
be regulated by this Section.  

(2) The standards above do not apply to vendor trucks associated with a city-sponsored event or festival. 

(3) The standards of this Section shall also not apply to vendor trucks hired for private parties or other 
events that are not open to the general public. 

SECTION 155.004 DEFINITIONS (UPDATE)  
Vendor Truck: A retail or food service establishment operating from a vehicle or trailer that operates in a fixed 
location for a temporary period of time.  

Note: This definition is based on the State of Michigan’s definition of a “Temporary or Mobile Food 
Service Establishment.” 

SECTION 155.276.A (ADMINISTRATIVE SITE PLAN APPROVAL)  
(A) Administrative site plan review. 

(1) An administrative site plan review consists of a general description and drawing of the proposed 
development and includes the name and address of the applicant or contractor and the address of the 
property to be improved. 

(2) An administrative site plan review is subject to staff review and approval of the Zoning Administrator 
and is applicable to the following circumstances: 

(a) The addition of a new dwelling unit to any property. In order for the new dwelling unit to be 
approved, all relevant provisions of this chapter must be met, including the parking and paving 
requirements in §155.341, the minimum dwelling unit size in §155.189, and the maximum lot 
coverage requirement in §155.160. 

(b) The construction of an addition less than 1,000 square feet in size to any principal structure 
other than single family or duplex residence. 

(c) The construction of non-residential accessory structures less than 1,000 square feet in size. 

(d) Parking lots consisting of ten or fewer spaces or the addition of ten or fewer spaces to an 
existing lot. 

(e) Residential accessory buildings and structures to include decks, gazebos, at-grade patios, 
handicap access ramps, driveways, off-street parking facilities, private sidewalks, and swimming 
pools. 

(f) Fences. 

(g) Signs. 

(h) Home occupations. 

(i) Vendor Trucks that do not require Special Land Use Approval. 

EXHIBIT A

https://codelibrary.amlegal.com/codes/stjohns/latest/stjohns_mi/0-0-0-13558#JD_155.341
https://codelibrary.amlegal.com/codes/stjohns/latest/stjohns_mi/0-0-0-12766#JD_155.189
https://codelibrary.amlegal.com/codes/stjohns/latest/stjohns_mi/0-0-0-12627#JD_155.160
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(j) All changes on use of a site that are not listed elsewhere in this division, division (B) or division 
(C). 

(k) The construction of an addition to a single family or duplex residence. 

 

We look forward to continuing the discussion of this amendment at the Planning Commission meeting on May 14. 
Following the discussion, if consensus from the Planning Commission is reached to move forward with the 
regulations as proposed, or with modifications, we will present the item at the next Planning Commission meeting 
as a public hearing for recommendation to the City Commission. 

EXHIBIT A
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