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CITY OF ST. JOHNS
PLANNING COMMISSION

MEETING AGENDA

MELETING DATE: MARCH 13, 2019

The St. Johns Planning Commission will hold a regular meeting on March 13", 2019 at 5:30 pm in the 2™ floor
Commissioner Chambers located at the Clinton County Courthouse, 100 E. State Street, St. Johns, MI. (Please

use Cass St. Entrance.)

A.

B.

A.

AGENDA

Call to Order (5:30 pm)
Approval of Agenda (5:30 pm — 5:31 pm)
Public Comment for Non-Agenda Items (5:31 pm — 5:32 pm)

Old Business

February 13™, 2019 meeting minutes review
(5:32 pm - 5:34 pm) (ACTION ITEM)

Glanbia — Landscape plan update
(5:34 pm — 5:40 pm) (ACTION ITEM)

New Business

Public Hearing — Rezoning - Wilson Center redevelopment

Topic: Property rezoning at 101 W. Cass Street and 101 W. McConnell Street
Presenter: Dave Kudwa, Community Development Director, Gary Scheuren,
HRS, Rick Ballard, HRS)

(5:40 pm — 5:55 pm) (ACTION ITEM)

Special Land Use review — Wilson Center redevelopment

Topic: Special land use review for Wilson Center redevelopment
Presenter: Dave Kudwa, Community Development Director, Gary Scheuren,
HRS, Rick Ballard, HRS)

(5:55 pm — 6:10 pm) (ACTION ITEM)

100 East State Street, P.O. Box 477, St. Johns, Michigan 48879-0477

(989) 224-8944 Fax (989) 224-2204
E-mail: dkudwa@ci.saint-johns.mi.us



C. Site plan review — Wilson Center redevelopment

Topic: Site plan review for Wilson Center redevelopment

Presenter: Dave Kudwa, Community Development Director, Gary Scheuren,
HRS, Rick Ballard, HRS)

(6:10 pm — 6:25 pm) (ACTION ITEM)

D. Proposed city code update — Chapter 153 (Signs)

Topic: Proposed increase in sign area for office and municipal center zoning
districts
Presenter: Dave Kudwa, Community Development Director)

(6:25 pm — 6:30 pm) (ACTION ITEM)

6. Planning Commissioner Comments (6:30 pm — 6:32 pm)

7. Adjournment (6:32 pm)

100 East State Street, P.O. Box 477, St. Johns, Michigan 48879-0477
(989) 224-8944 Fax (989) 224-2204
E-mail: dkudwa@ci.saint-johns.mi.us
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CITY OF ST. JOHNS

PLANNING COMMISSION
FEBRUARY 13,2019

REGULAR MEETING MINUTES

1. CALL TO ORDER

The meeting of the St. Johns Planning Commission was called to order by Chairperson Lechner-Salemi, at 5:30 p.m.
Members Present: Lechner-Salemi, Ensign, Ward, Hufhagel, Holden, Hanover, Chant, Renfrow

Staff Present: Jon Stoppels, Dave J. Kudwa, Steve Martin

Others Present: Brad Green, Angela Green, Trent Ritter, Gary Scheuren, Rick Ballard, Kevin Iacovina, David North

2. APPROVAL OF AGENDA

A. A motion was made by Ms. Ward and supported by Mr. Ensign to approve the agenda as amended.

Yes: Lechner-Salemi, Ensign, Ward, Hufnagel, Holden, Hanover, Chant, Renfrow
Nay: None

Motion carried

3. PUBLIC COMMENT ON NON-AGENDA ITEMS

No public comment was received

3. STAFF REPORT

No administrative update given

4. OLD BUSINESS

A. Approval of minutes for the January 16™, 2019 regular meeting

A motion was made by Ms. Ward and supported by Commissioner Hanover to approve the minutes of the January 16",
2019 regular meeting as presented.
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Yes: Lechner-Salemi, Ensign, Ward, Hufnagel, Holden, Hanover, Chant, Renfrow
Nay: None

Motion carried

B. Glanbia landscape buffer update

Representatives from Glanbia presented updates to the proposed landscape buffering plan. The planning commission
discussed drainage, plantings, communication with adjacent residents, and plan completion. The planning commission
reiterated the need to complete the plan by March 13, 2019. The planning commission expressed concern that the
landscape plan had not been completed given the multiple extensions.

5. NEW BUSINESS

A, Wilson Center redevelopment update

Representatives from Home Renewal Systems (HRS) introduced a potential residential redevelopment project at the
Wilson Center, located at 101 W. Cass Street. HRS presented that the project would include MSHDA low income
housing and historic tax credits. The project would construct 38 residential units while preserving a large portion of the
building that contains the gymnasium and auditorium. HRS mentioned that the formal presentation for rezoning, special
{and use, and site plan approval would come at the March 13", 2019 planning commission meeting.

B. 2019-2025 Capital Improvement Plan presentation

Staff presented the proposed 2019-2025 capital improvement plan and thanked the city staff, downtown development
authority, city commission, and residents for all of the input.

A motion was made by Ms. Ward and supported by Commissioner Hanover to recommend approval of the proposed plan.

Yes:  Lechner-Salemi, Ensign, Ward, Hufnagel, Holden, Hanover, Chant, Renfrow
Nay: None

Motion carried

C. Proposed city code update — Chapter 153 (Signs)

City staff discussed the need to update the sign ordinance to increase the allowable freestanding sign area in the office and
municipal center zoning districts from 12 square feet to 24 square feet. City staff also discussed the need to eliminate the
wall sign height requirement. The planning commission discussed the proposal and requested that the city attorney draft
ordinance language for review at the March 13" meeting.

D. Proposed city code update — Chapter 50 (Garbage and Brush)

City staff discussed the need to update the zoning ordinance and add language directing the location and screening of
dumpsters. The planning commission asked that city staff work with the city attorney to draft language that would
address these issues.

E. Proposed city code update — Chapter 155 {Zoning)

There was discussion with the planning commission about establishing minimum apartment sizes. The planning
commission decided to form a subcommittee to explore this issue further.

6. PLANNING COMMISSIONER COMMENTS
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No comments were received

7. ADJOURNMENT

A motion was made by Commissioner Hanover and supported by Ms. Chant, to adjourn the meeting at 7:22 pm.,

Yes: Lechner-Salemi, Ensign, Ward, Hufnagel, Holden, Hanover, Chant, Renfrow
Nay: None

Motion carried.

Dave J. Kudwa, Recording Secretary

100 East State Street, P.O. Box 477, St. Johns, Michigan 48879-0477
(989) 224-8944 Fax (989) 224-2204
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Project Description

Wilson Center
Redevelopment into
The Wilson Center Residences

38 Affordable Senior Apartments
St. Johns, Michigan
February 11, 2019

Redevelopment plan

Early in 2017, the deveiopment team connected with the Clinton County Economic Alliance (CCEA) about
the potential redevelopment of the Wilson Center in downtown St. Johns. Through engagement with the
school board and community leaders in the months that followed, the development team learned that the
City and schools were committed to a collaborative approach to ensure that the unique community
facilities in the building—especially the gymnasium and the auditorium—would be preserved and would
continue to be avallable for public use. To realize that objective, the stakeholders have developed an
economically feasible plan for the redevelopment of Wilson Center that meets these objectives.

The rehabilitation wiil be financed with Low-Income Housing Tax Credits (LIHTCs), the same financing as
that used for the successful Castle St. Johns project. if tax credits are awarded by the Michigan State
Housing Development Authority (MSHDA), Home Renewal Systems, LLC, {HRS) will acquire ownership
of the building from the St. Johns Public Schools. HRS will redevelop the existing classroom areas of the
building into 38 affordable senior apariments. Those senior apartments will become “The Wilson Center
Residences.” The City will oversee the operation of the auditorium and gymnasium to support continued
public access and use. The City, the CCEA and HRS are committed fo work collaboratively on this multi-
use development to insure that this historic landmark continues to serve the greater community.

In order to qualify to compete for the needed allocation of tax credits, in the weeks ahead HRS wiill
he working with the city to obfain:
» Approval of a Payment in Lieu of Taxes (PILOT);
« Approval of rezoning into the adjacent Central Business District;
s A special use permit to allow for residential uses in the property; and
s A special meeting of the City Council on March 18, so HRS can meet its application
deadline, with approvals in effect by April 1.

The Building and the Site

Located in St. Johns' vibrant downtown, the building has a commanding presence immaediately south of
the Clinton County Court House. Through a quality historic redevelopment, the building will offer a
combination of features that will be attractive to St. Johns seniors:

s High-quality affordable rental apartments (with a majority being one-badroom);

» Historic restoration to Department of the Interior standards including of the building's original
exterior and fenestration, with large windows that will flood high-ceiling apartments with natural
tight;

Indoor access to recreation and arts programs housed within the mixed-use building;

«  Community space in the second floor dedicated for resident events;

Building systems that will offer residents the latest technological advances, including a
geothermal HVAC system which will allow the building owners to include heating and air
conditioning in tenant rents—ensuring long-term affordability for low-income seniors;

« Easy walkable access to the amenities of the adjacent St. Johns Central Business District.

Page 1 of 3




The Developer

The principals of Home Renewal Systems, LLC (HRS), the proposed developer/sponsor, have extensive
experience in housing development and construction, having developed over 15,000 units, ranging from
affordable rental housing to upscale single-family homes. Its recent affordable housing projects include:

¢+ The Gateway Senior Apartments in downtown Fremont, an adaptive reuse of the historic
Fremont High School in the heart of downtown, a mix of 38 low-income housing tax credit and
market-rate units. The Gateway has been occupied at an effective 0% vacancy since being
placed in service in May 2015, and currently has about 60 potential tenants on a waiting list.
Similar to what is being proposed for the Wilson Center Residences, the Gateway Is also a multi-
use building, with an adjacent recreation center serving the broader community. 1t has proven to
be a great success for Fremont.

e The Grandview Marquette, an adaptive reuse of the historic Holy Family Orphanage in
downtown Marquette, Ml, with 56 affordable family units (including 14 permanent supportive
housing units); the Grandview Marquette was placed in service in November 2017 and is
demonstrating continued operational success in providing this highly needed affordable housing
in central Marquette

« Bridgeview Senior Apartments, an adaptive reuse of the historic King Street School in Eaton
Rapids, Michigan, will provide 36 affordable senior units. Construction on the Bridgeview will
begin in the spring of 2019, with occupancy scheduled for summer of 2020. The Team is
committed to maintaining the award-winning standards and innovation of its previous projects in
the Bridgeview.

The Project

Based on consultation with the project's architect and experts in the management of senior LIHTC
projects, HRS plans 38 units for the building with a mix of 32 1-BR, and 6 2-BR. Federal regulations
allow rentals fo tenants with incomes up to $41,440 for a single person or $47,360 for a 2-person
household. But rents are based on incomes, and some units will be available as low as $416 per month
for a 1-bedroom apartment.

As with HRS's other projects, the Wilson Center Residences will include the preservation of historic
features in the building, high quality finishes, tall ceilings and tremendous quantity of natural light through
the historically appropriate windows. Barrier-free entrances will be adjacent to the parking areas. A
second elevator will be created to serve the east wing residents (see building plan). The site is
surrounded by generous green space which will develop a “campus feel” in the heart of downtown.

The project sponsors anticipate a high-quality historic restoration, based on the standards set at the
Gateway Senior Apartments, placed in service in downtown Fremont in May 2015 {and fully leased in less
than 90 days) and the Grandview Marquette, placed in service in November 2017. The Gateway was
awarded a 2016 Michigan Governor's Award for Historic Preservation and the Michigan Historic
Preservation Network Building Award for 2016. The Grandview Marquette also received the Michigan
Governor's Award for Historic Preservation in 2018 and has been the subject of national attention as a
case study in the adaptive reuse of a local landmark building. It was recently awarded a national
Community Impact Award by the Novogradac Corporation.
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The Gateway, Fremont Senior Apartments

The Gateway in Fremont, completed by Home Renewal Systems in 2015, is comparable in
some respects to the Wilson Center—a downtown high school, repurposed for senior housing
- and continuing as a multi-use facility,
 housing the Fremont Area Recreation

" Center. Like the proposed Wilson Center
project, the Gateway was an historic
rehabilitation, preserving a valued

. community landmark. And HRS has
assembled the same development team of
contractors and architects for Wilson that
worked together so successfully on the
Gateway.

Shown here before the
rehabilitation, the windows had
been reduced in size to allow for
drop ceilings

However, after the project was
completed, the windows were
restored to their original size. In
addition, the building was
updated with energy-efficient
geothermal heating and air
conditioning, ensuring high- ‘
quality affordable housing for generatlons to come.

The same approach is planned for the Wilson Center. The common areas will retain an historic
feel, as shown in the former principal’s office, now transformed into a reading room (below left),
while former classrooms are transformed into airy and modern apartments (below right).
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CITY OF ST. JOHNS
PLANNING COMMISSION

REZONING PETITION REVIEW

REZONING FROM MC (MUNICIPAL CENTER) TO CBD (CENTRAL BUSINESS DISTRICT)

PARCELS

101 W. CASS STREET
101 W. MCCONNELL STREET

MARCH 13,2019

1. Application
Applicant:

Applicant Address:

Property Owner:

Owner Address

Proposal Location:

Current Zoning District:

Proposed Zoning District:

Home Renewal Systems (HRS)

101 W. Cass Street
St. Johns, MI 48879

St. Johns Public Schools

501 W. Sickles Street
St. Johns, MI 48879

101 W. Cass Street
St. Johns, MI 48879

MC, Municipal Center

CBD, Central Business District

Comprehensive Plan:  Central Business District: In comparison to the commercial district, the Central Business
District only uses 12.54 acres of land. This served as the original location of commerce
for the area, and is located in the heart of the city, between Spring and Ottawa Streets,
Railroad and State Streets. Its proximity to the railroad, indicates its early reliance on

100 East State Street, P.O. Box 477, St. Johns, Michigan 48879-0477
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this form of transportation for transportation of goods. It is characterized by a pedestrian
scale and orientation, with on-street parking, and buildings fronting the street. It would
be advantageous for the City to look into utilizing the abandoned railroad right-of-way as
a “Rails-to-Trails” parks and recreation opportunity.

2. Existing Conditions

2.1.

2.2,

2.3.

2.4.
2.5.
2.6.

2.7.

2.8.

29.

2.10.

Property Location - The property is bounded by Cass Street, Church Street, McConnell Street, and
Clinton Avenue.

Dimensions-
a) Shape - The petitioned property is regular in shape.

b) Size - The petitioned property is approximately 2.27 acres (school) and 0.947 (parking lot) for a
total of 3.22 acres.

c) Frontage — The properties have frontage along Cass Street, Church Street, McConnell Street, and
Clinton Avenue.

Zoning/Use - The petitioned property is currently zoned MC, Municipal Center and is currently used for
educational and office uses.

Legal Description - A legal description is on record with the City of St. Johns.
Topography - The site has limited topographic features,

Vegetation — On-site vegetation is limited but greenspace areas exist on the comers of Cass
Street/Clinton Avenue and Cass Street/Church Street.

Wetlands - The information available to our department does not identify any regulated wetlands on the
petitioned property.

Zoning/Land Use Pattern - Property to the south of the petitioned property is zoned R-2 (Medium
Density Residential). Property immediately to the west is zoned R-2 (Medium Density Residential).
Properties to the east are zoned R-2 (Medium Density Residential) and O (Office) and properties to the
north are zoned MC (Municipal Center) and R-2 (Medium Density Residential).

Street and Traffic Conditions- Cass Street, McConnell Street, Church Street, and Clinton Avenue are ail
focal, improved roadways.

Public Facilities and Services-
a) Sanitary Sewer - The petitioned properties are serviced by public sewer.
b) Water - The petitioned properties are serviced by public water.

c) Storm Drainage - Any potential storm drainage issues would be subject to the review and
approval of the City of St. Johns staff,

d) Fire - The petitioned property is located in the service district of the City of St. Johns.

3. Potential Development:

The current MC, Municipal Center zoning district is designed to provide for a variety of non-profit, municipal,
religious, school and similar uses, which serve the citizens of the city. The MC District is intended to facilitate
the development of the governmental and other non-profit functions, consistent with the aims of the people of the
city as expressed in the Community Development Plan.

The intent of the MC district is as follows:

This classification includes uses such as schools, libraries, churches, and City service buildings. The
schools of St. John are classically distributed throughout the City. The elementary schools were
historically strewn amongst the neighborhoods, to provide a safe, comjfortable, neighborly educational

100 East State Street, P.O. Box 477, St. Johns, Michigan 48879-0477
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environment for the very young. The development of the two new elementary schools, are located on the
Jiinges of the City, allowing for further expansion of facilities, as needed. The middle and high school
are grouped together, in the southwestern corner of the City. Here they have room to expand to meet the
increasing educational needs of the area youth.

The development of churches in the City follows both the historic and the new trends of development.
Several churches are located in close proximity to the Central Business District, where they were
historically placed to serve the members of the surrounding neighborhoods. As the focus and lifestyles of
the area residents changed, the automobile driven society placed their churches on easily accessible
thoroughfares, such as US-27.

Public lands are the third largest land use. They consume 256,19 acres within the City. This fotals
12.74% of all land within the City limils.

The proposed CBD zoning district is designed to provide for a variety of retail stores and related activities, and
for office buildings and service establishiments which occupy the prime retail frontage in the Central Business
District, and which serve the convenience and service needs of a consumer population well beyond the corporate
boundaries of the city. The district regulations are also designed to provide for a centrally located major shopping
complex, serviced by conveniently located off-street parking facilities and allowing safe pedesirian movement,
but to exclude non-retail uses which typically require large areas of land or generate truck traffic.

In comparison fo the commercial district, the Central Business District only uses 12.54 acres of land.
This served as the original localion of commerce for the area, and is located in the heart of the city,
between Spring and Ottawa Streets, Railroad and State Streets. Its proximity to the railroad, indicates its
early reliance on this form of transportation for transportation of goods. It is characterized by a
pedestrian scale and orientation, with on street parking, and buildings fronting the street. It would be
advantageous for the City to look into utilizing the abandoned railroad right-of-way as a “Rails-to-
Trails” parks and recrealion opportunity.

The Planning Commission should discuss with the petitioner their intended use of the property. Although
the Planning Commission cannot require that the petitioner use the property for a particular use, the
petitioner can offer to exclude certain uses as a condition of the map amendment.

The developer has presented a preliminary floor and site plan that shows the development of 38
residential units in the existing schools building, potential space for community activities in the existing
gymnasium, auditorium, future office or retail uses, and a parking lot on the south side of the site.

4, Other Governmental Agency Review:

4.1. None
5. Petition Evaluation, Finding of Fact (City Code 155.385 Amendments)
The city code does not delineate specific criteria to assess finding of fact.
6. Recommendations

In the amendment of the Zoning Map, the Planning Commission must formulate a recommendation to the City
Commissioner's based upon the “Finding of Facts” as outlined in Section 155.385 of the Zoning Ordinance. Staff has
provided a discussion of the relevant issues concerning the findings of fact and provides the following three (3)
recommendations for the Planning Commission to considet.
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Motion to Recommend Approval:

It is recommended that the City Commission approve the petition to amend the zoning map from MC, Municipal
Center to CBD, Central Business District for the properties located at 101 W. Cass Street and 101 W. McConnell as
legally described in the petition based on the following reasoning:

Conditions:

1. The finding of fact as detailed in the staff report has been met

2. MSHDA approval and allocation of low-income housing tax credits

3. Site plan approval

4. Special land use approval

5. Additional reasoning as presented by the Planning Commission.

Motion to Recommend Denial:

It is recommended that the City Commission deny the petition to amend the Zoning Map from MC, Municipal Center
to CBD, Central Business District for the properties located at 101 W. Cass Street and 101 W. McConnell as legally
described in the petition based on the following reasoning:

1. The finding of fact as detailed in the staff report has not been met.

2. Additional reasoning as presented by the Planning Commission.

Motion to Postpone Action:

It is recommended that the City Commission postpone the petition to amend the Zoning Map from MC, Municipal
Center to CBD, Central Business District for the properties located at 101 W. Cass Street and 101 W. McConnell as
legally described in the petition based on the following reasoning:

1. The finding of fact as detailed in the staff report has not been met and additional information has been requested.

2. Additional reasoning as presented by the Planning Commission.
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Development Proposal — existing conditions

2.1,

2.2,

2.3,

2.4.
2.5,
2.6.

2.7.

2.8.

2.9.

2.10.

Property Location - The property is bounded by Cass Street, Church Street, McConnell Street, and
Clinton Avenue.

Dimensions-
a) Shape - The petitioned property is regular in shape.

b) Size - The petitioned property is approximately 2.27 acres (school) and 0.947 (parking lot) for a
total of 3.22 acres.

c) Frontage — The properties have frontage along Cass Street, Church Street, McConnell Street, and
Clinton Avenue.

Zoning/Use - The petitioned property is currently zoned MC, Municipal Center and is currently used for
educational and office uses.

Legal Description - A legal description is on record with the City of St. Johns,
Topography - The site has limited topographic features.

Vegetation — On-site vegetation is limited but small amounts exist off of Cass Street/Clinton Avenue and
Cass Street / Church Street,

Wetlands - The information available to our department does not identify any regulated wetlands on the
petitioned property.

Zoning/Land Use Pattern - Property to the south of the petitioned property is zoned R-2 (Medium
Density Residential). Property immediately to the west is zoned R-2 (Medium Density Residential).
Properties to the east are zoned R-2 (Medium Density Residential) and O (Office) and properties to the
north are zoned MC (Municipal Center) and R-2 (Medium Density Residential).

Street and Traffic Conditions- Cass Street, McConnell Street, Church Street, and Clinton Avenue are all
local, improved roadways.

Public Facilities and Services-
a) Sanitary Sewer - The petitioned properties are serviced by public sewer.
b) Water - The petitioned properties are serviced by public water,

c) Storm Drainage - Any potential storm drainage issues would be subject to the review and
approval of the City of St. Johns staff.

d) Fire - The petitioned property is located in the service district of the City of St. Johns.

Special Land Use — Conclusions and Findings

a) The following conclusions are based on Section 155.258 of the Zoning Ordinance, as amended,
which outlines the general standards of review to formalize a basis of determination in order to
protect the public health, safety and welfare of the community:

1. “The proposed land use, activities, processes, materials, equipment and conditions of operation
will be harmonious with and in accordance with the general objectives of the community
development plan.

It is our assessment that the proposed residential use will not be detrimental to the public welfare,
persons or property by reason of excessive noise, fumes, dust, glare, traffic or objectionable odors.
The proposal is consistent with the surrounding low-density residential, office, and municipal center
uses. We do not anticipate any additional traffic or noise issues associated with the use change
thereby maintaining the character of the neighborhood.
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