LANSING PLANNING COMMISSION
Regular Meeting
. 3 Tuesday, June 6, 2023, 6:30 p.m.
Andy Schor Neighborhood Empowerment Center
Mayor 600 W. Maple Street, Lansing, Ml 48906

AGENDA
1. OPENING SESSION
A.  RollCall

B. Excused Absences

2. APPROVAL OF AGENDA

3. COMMUNICATIONS
4, PUBLIC HEARINGS & ITEMS FOR ACTION

A. Z-7-2023, 3712 S. Cedar Street — Rezoning from “MX-C” Mixed Use Corridor to “S-C”
Suburban ComMMEICIAl ...........ouiiiiiieeeeeceee et

B. LS-10-2023, 2024 Ferrol Street, Variances to permit a parcel division.............ccco........ 2
5. COMMENTS FROM THE AUDIENCE (please limit comments to 3 minutes per person)
6. RECESS

7. BUSINESS
A. Consent Items

(1) Minutes for approval: May 2, 2023 ..............coooiioiioeeeeeeeeeeeeeeeeeeeeeee e
B. Old Business
C. New Business
8. REPORT FROM PLANNING & ZONING OFFICE
9. COMMENTS FROM THE CHAIRPERSON
10. COMMENTS FROM COMMISSION MEMBERS
11. PENDING ITEMS: FUTURE ACTION REQUIRED

12. ADJOURNMENT

Next Regularly Scheduled Meeting: Wednesday July 5, 2023

For special accommodations, please give 24 hours’ notice prior to the meeting by calling Sue Stachowiak in the Planning
Office at 517-483-4085 or by dialing (tty 711).
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GENERAL INFORMATION
APPLICANT/OWNER: Saevn Kesto, 3712 Cedar, LLC
2745 Wyncliff Drive
Commerce, MI 48390
REQUESTED ACTIONS: Rezone 3712 S. Cedar Street from “MX-C” Mixed-Use
Urban Corridor to “S-C” Suburban Commercial.
EXISTING LAND USE: 5,524 square-foot Commercial Building.
EXISTING ZONING: “MX-C” Mixed-Use Urban Corridor District
PROPOSED ZONING: “S-C” Suburban Commercial District
PROPERTY SIZE: 96’ x 184° = 17,664 square feet — 0.41 acres
SURROUNDING LAND USE: N: Commercial Personal Service
S: Commercial Dance Studio
E: Single-Family Residential Neighborhood
Ww: Place of Assembly/Worship
SURROUNDING ZONING: N: “MX-C’ Mixed-Use Urban Corridor District
S: “MX-C” Mixed-Use Corridor District
E: “MX-C” Mixed-Use Corridor District
W: “R-5” Urban Residential District
MASTER PLAN: The Design Lansing Comprehensive Plan designates the
subject property for “Urban Mixed-Use Corridor” land use.
S. Cedar Street is designated as an activity corridor.
DESCRIPTION:

This is a request by Saevn Kesto to rezone the property at 3712 S. Cedar Street from “MX-C”
Mixed-Use Corridor District to “S-C” Suburban Commercial District. The purpose of the rezoning
is to permit the use of the property as a vehicle repair facility. The current zoning designation
permits vehicle service stations which limits the type of vehicle work that may be conducted at the
property to minor repairs which includes brake and tire replacement, tune ups, oil changes, and
other low intensity repairs that would have a minimal impact on the surrounding land uses. If
approved, the proposed rezoning would permit the lot to be used as a vehicle repair station, which
permits both minor repair and major repair activities. Major repair includes collision work, body
painting, engine replacement, and other high intensity repair activities, in addition to the minor
repair activities permitted at a vehicle service station. Major repairs typically have a greater impact
on the surrounding properties.
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COMPATIBILITY WITH SURROUNDING LAND USE:

The rezoning will permit higher intensity uses on the property which may negatively impact the
surrounding area and the residential neighborhood to the west in particular. The applicant is
requesting the rezoning for the purpose of utilizing the lot for a vehicle collision repair business
which may generate noise and fumes and may result in unsightly conditions as wrecked vehicles are
brought onto the property to be repaired.

As evidenced by the attached map, the properties that have frontage along S. Cedar Street in the area
are zoned MX-C”. Rezoning the subject property to “S-C” Suburban Commercial would be
inconsistent with the established zoning pattern in the area and would result in a “spot zoning”
situation. Spot zoning is considered an unacceptable planning and zoning practice as it affords land
use rights to one property owner that are not afforded to other property owners in the surrounding
area. It also sets a negative precedent for future requests to rezone properties along S. Cedar Street
to the “S-C” zoning district. In addition, the development requirements of the “MX-C” zoning
district are very different from those of the “S-C” zoning district in terms of setbacks, front yard
parking, building height, etc. The proposed rezoning would, therefore, result in an inconsistent
development plan as well which is contrary to the goals and basic planning and zoning principles.

COMPLIANCE WITH MASTER PLAN:

The Design Lansing Comprehensive Plan designates the subject property for “Urban Mixed-Use
Corridor” land uses. The Plan specifies the following for this land use classification:

“To encourage the redevelopment of the strip commercial corridors between cores to create
p
a transit-supportive mix of uses, with a clear pedestrian orientation.”

The Plan lists the following as “typical uses” for the “Urban Mixed-Use Corridor” land use
category:

“Retail and Personal Services, medium-density residential in an urban format, office, live-
work, R&D and selected light industrial with approval.”

The current “MX-C” Mixed-Use Urban Corridor zoning designation of the subject property not only
maintains the continuity of the intended land uses for this area, but also allows for pedestrian-
oriented, mixed-use commercial and multi-family residential uses. This is consistent with the
commercial land use pattern being advanced in the Master Plan for the S. Cedar Street corridor. The
proposed “S-C” Suburban Commercial zoning, by contrast, allows uses and development layouts
that are less pedestrian-oriented and would require a high degree of buffering and screening to blend
with the surrounding properties and placemaking goals for the area.

IMPACT ON VEHICULAR AND PEDESTRIAN TRAFFIC:

The proposed rezoning is not likely to have any negative impacts on vehicular or pedestrian traffic
in the area.
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IMPACT ON PUBLIC FACILITIES:

The site is already served by all necessary public facilities. No changes are proposed for the site at
this time that would have an impact on public facilities. The applicant has questioned the possibility
of paving the vacant lot the north for additional parking. In order for that to happen, the vacant lot
would also need to be rezoned to the “S-C” zoning district as there is a clause in the zoning
ordinance that parking to serve a particular use must be located on land that is zoned for that use. A
new parking lot would also require review and approval of a site plan, a primary component of
which is a storm water management plan designed to accommodate the drainage resulting from the
additional impervious surface.

ENVIRONMENTAL IMPACT:

The proposal is not anticipated to have any negative impact on the physical environment. The use of
equipment, tools and chemicals/materials that are used for vehicles body repair, painting, and engine
replacement may, however, create noise, fumes and a high level of activity in general that may be ‘
detrimental to the living environment for the adjacent residential landowners.

IMPACT ON FUTURE PATTERNS OF DEVELOPMENT:

The proposed zoning may be disruptive to the development pattern in the area. If the rezoning were
to be approved in spite of the proposed zoning being inconsistent with the existing zoning pattern in
the area and with the land use pattern being advanced in the Master Plan, it would set a precedent
for future requests to rezone property to the “S-C” zoning district along S. Cedar Street and
elsewhere in the City as well.

SUMMARY

This is a request by Saven Kesto to rezone the property at 3712 S. Cedar Street from “MX-C”
Mixed-Use Urban Corridor district to “S-C” Suburban Commercial district. The purpose of the
rezoning is to utilize the property for an automobile collision repair facility.

The findings of fact, as outlined in this staff report, do not support a positive recommendation for
the requested rezoning. The proposed rezoning would result in a “spot” of “S-C” zoning along the
S. Cedar Street corridor in the vicinity of the subject property; would be contrary to the future land
use pattern being advanced in the Design Lansing Comprehensive Plan and would set a precedent
for future rezoning requests in the area.

RECOMMENDATIONS

Pursuant to the findings described above, the following motion is offered for the Planning Board’s
consideration:

“I make a motion to deny Z-7-2023, arequest to rezone the property at 3712 S. Cedar Street
from “MX-C” Mixed- Use Urban District to “S-C” Suburban Commercial District.”

Respectfully Submitted,

Zachary Driver
Commercial Corridor Specialist
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2024 Ferrol Street Page 1

GENERAL INFORMATION

APPLICANT/OWNER:

REQUESTED ACTION:

EXISTING LAND USE:
PROPOSED LAND USE:
EXISTING ZONING:
PROPERTY SIZE & SHAPE:

SURROUNDING LAND USES

SURROUNDING ZONING:

MASTER PLAN:

Bruce Nicola

710 College SE, LLC

31 Robinhood Drive SE
Grand Rapids, Ml 49546

This is a request to divide the vacant property at
2024 Ferrol Street into 3 separate parcels of
land of equal dimensions that would exceed the
allowable width to depth ratio and would not
comply with the minimum lot width requirement.

The subject property is currently vacant

3 Single Family Homes

“R-3" Suburban Detached Residential
Existing:  153.9'x 258.4’' = 39,783,5 sq. ft.

Proposed:

Parcel No. 1:  51.3'x258.4 = 13,261.05 sq. ft.
Parcel No. 2:  51.3'x258.4' = 13,261.05 sq. ft.
Parcel No. 3: 51.3'x258.4'=13,261.05 sq. ft.

Vacant/Multiple Family

Single Family Residential
Single Family Residential
Single Family Residential

“‘MFR” Multiple Family Residential

“R-3” Suburban Detached Residential
“‘R-3” Suburban Detached Residential
“R-3”" Suburban Detached Residential

smez =smnz

The Design Lansing Comprehensive Plan
designates the subject property for low density
residential use. Ingham Street is designated as
a local road.

DESCRIPTION

Note: This request involves a variance to the City’s Subdivision Ordinance rather than
the Zoning Ordinance which is why it is being considered by the Planning Board and
ultimately will be decided upon by the City Council as opposed to going before the Board

of Zoning Appeals.
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This is a request to permit the division of the vacant lot at 2024 Ferrol Street into 3
separate parcels of land for single family residential use. Section 1236.07(b) of the City
of Lansing Subdivision Regulations requires a minimum width of 60 feet for residential
lots and Section 1236.07(d) restricts the depth of a lot to a maximum of 2.5 times the
width. The proposed lots are 51.3 feet wide by 258.4 feet deep which is a width to depth
ratio 1 to 5.03. Variances to the minimum lot width requirement and to the allowable
width to depth ratio are therefore, being requested.

LEGAL DESCRIPTIONS
Existing Legal Description: Lot 10, Supervisors Plat of Holoway Subdivision

Proposed Legal Descriptions:
Parcel 1: The West 51.3 feet of Lot 10, Supervisors Plat of Holoway Subdivision

Parcel 2: The East 51.3 feet of the West 102.6 feet of Lot 10, Supervisors Plat of
Holoway Subdivision

Parcel 3: The East 51.3 feet of Lot 10, Supervisors Plat of Holoway Subdivision
ANALYSIS

The primary consideration when evaluating requests for variances to the lot
size/dimensional requirements set forth in the City’s Subdivision Ordinance is whether
the lots resulting from a split will be dimensionally comparable to other lots in the general
vicinity of the subject property. Attached is a map showing that there are numerous
existing parcels in the area that exceed the allowable width to depth ratio and do not
comply with the minimum 60-foot lot width. The applicant’s proposal, therefore, will result
in parcels that are consistent with many others in the area.

The zoning of the subject property will permit the construction of 1 single family residential
dwelling on each of the 3 resulting parcels which is consistent with the use allowed by the
Zoning Ordinance and the land use plan being advanced in the Design Lansing
Comprehensive Plan.

RECOMMENDATION

Pursuant to the findings described above, the following motion is offered for the Planning
Board’s consideration:

‘I make a motion to recommend approval of LS-10-2023 for variances to
Sections 1236.07 (b) & (d) of the Subdivision Regulations to permit the division of
the property located at 2420 Ferrol Street into 3 separate, 51.3 feet wide by 258.4
feet deep parcels of land.”

Respectfully Submitted,

Susan Stachowiak
Zoning Administrator



Proposed Parcels

1
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Image/Sketch for Parcel: 33-01-01-32-101-201

FERROL ST

153.9'

Land
39768 SF

258.4
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LANSING PLANNING COMMISSION
Regular Meeting
May 2, 2023 - 6:30 p.m
Neighborhood Empowerment Center
Andy Schor 600 W Maple Street, Lansing, MI
Mayor

MINUTES — DRAFT
1.  OPENING SESSION

Mr. Hovey called the meeting to order at 6:32 p.m.

a. Present: Tony Cox, Josh Hovey, Monte Jackson, John Ruge

b. Absent: Katie Alexander (excused), Farhan Bhatti, (excused), Thomas Morgan
(excused)

c. Staff: Sue Stachowiak, Andy Fedewa

2. APPROVAL OF AGENDA — The agenda was approved by unanimous consent.

3. COMMUNICATIONS
Email correspondence from Joshua Pugh of 317 W. Madison Street in support of Z-6-2023
Email correspondence from Kelley Austin of 1327 N. Chestnut Street in opposition to Z-6-2023

4. PUBLIC HEARINGS

A. 7-4-2023, N Larch St., Rezoning six properties from “R-3 “Suburban Residential” to SC
“Suburban Commercial”.

Ms. Stachowiak stated that this is a request to rezone six parcels along the unimproved N.
Larch Street right-of-way, west of the 3300 block of N. East Street from R-3 “Suburban
Residential” to S-C “Suburban Commercial”. The purpose of the rezoning is to permit use of
the subject properties for storage of equipment and materials related to the fence contracting
business at 3323 N. East Street. The applicant has also requested that the City vacate the
unimproved section of N. Larch Street located east of and between the subject properties and
the properties that have frontage along N. East Street. That request is still pending and was
recommended for denial by the Planning Commission at its April 4, 2023, meeting.

Ms. Stachowiak stated that the properties to the east, including 3323 N. East Street which is
the site of the applicants fence contracting business are zoned “S-C” Suburban Commercial.
The applicant would like to combine 3323 N. East Street with the properties to the west
creating one large parcel of land that would be entirely zoned “S-C” so that he can have
outdoor storage related to his business. In order for the properties to be combined, the Larch
Street right-of-way that separates them would have to be vacated. Under the proposed “S-C”
zoning, storage could only be “accessory” or “incidental” to the primary use which is the
office for the business. Open storage would not be permitted in the “S-C” district. It would
have to be confined to an enclosed building or an area surrounded by a fence that effectively
screens the storage area.

Ms. Stachowiak stated that staff is recommending denial of the request. She said that the
proposed rezoning is not consistent with the existing zoning and land use patterns in the area
and with the low-density residential future land use pattern being advanced in the Design
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Lansing Comprehensive Plan. She also said that the proposed rezoning may have negative
impacts on traffic patterns, the environment, and future patterns of development in the area.

Mr. Ruge stated that he would like to consider a way to allow the business to grow and utilize
some of the subject properties while protecting the neighboring residential properties from
any negative impacts that may arise therefrom. Mr. Ruge asked if a buffer with increased
landscaping can be installed. Ms. Stachowiak replied that the City cannot request conditions
on the rezoning request. Conditional rezonings have to come from the applicant through a
new request.

Darren Tews, applicant, stated that his business has installed a screening fence along the
property lines and have resolved all premise violations. Mr. Tews stated that his business is
growing and he would like to stay in his current location but he needs additional storage for
his materials and equipment. He also stated that no one is going to build homes on the 6
properties in question as constructing a road to City standards necessary to access the homes
would be far too expensive.

Mr. Hovey opened the public hearing.

Michael Zwolensky, 533 E Frederick Avenue spoke in opposition to the request. Mr.
Zwlensky stated his property directly adjoins the subject property and the illegal storage that
has occurred thus far has been very disruptive to the area.

Kristopher Graham, 3220 N Cedar Street, spoke in opposition to the request. Mr. Graham
stated he is a neighbor directly adjacent to the subject parcels and expressed concerns about
the noise, traffic and appearance of storage materials and equipment on the subject properties.
He also said that the fence that was illegally erected needs to be removed.

Seeing no one else wishing to speak, Mr. Hovey closed the public hearing.

Mr. Jackson stated that he does not believe that the subject properties are going to be
developed into single family residential homes. He said that he would rather see the property
in use rather than just sitting vacant in perpetuity.

Mr. Ruge said that he cannot support the request but would be willing to consider an
alternative plan that places limits on the amount of land that would be rezoned and provides
for adequate landscaping, buffering, and screening.

Mr. Cox stating that he understands the neighbor’s concerns but would like to provide for
reasonable use of the subject properties, possibly through a modified rezoning request as
described by Mr. Ruge.

Mr. Ruge made a motion, seconded by Mr. Jackson, to recommend approval of Z-4-
2023, N Larch Street, rezoning six properties from R-3 “Suburban Residential” to SC
“Suburban Commercial”. On a roll call vote, the motion failed by a vote of 1-3. Mr.
Ruge, Mr. Cox, and Mr. Hovey cast the dissenting votes.
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B. 7-5-2023, 1905 E Miller Road and adjoining vacant, parcel, rezoning two properties
from R-3 “Suburban Residential” to R-MX “Mixed Residential”.

Ms. Stachowiak stated that this is a request to rezone 1906 E. Miller Road and the vacant 9.3-
acre parcel at the southwest corner of E. Miller Road and Aurelius Road and the south 1.48
acres of the adjoining property to its west (1906 E. Miller Road). The north 147 feet of 1906
E. Miller Road will be split off from the remainder of the property and the existing single-
family home will remain thereon. The property is currently zoned “R-3” Residential, which
district permits one single family residential dwelling unit per parcel. The proposed “R-MX”
zoning, by contrast, permits multiple family residential development to the density necessary
to accommodate the proposed development. The acreage of the subject property (11.11 acres)
is more than sufficient to allow the 55, 3-bedroom unit concept plan provided by the applicant,
under the permitted density of the proposed “R-MX” zoning. Ms. Stachowiak stated that the
concept plan/number of units is subject to change. She also said that staff is recommending
approval of the rezoning as the proposed development will be compatible with and have no
negative impacts on any of the surrounding properties. She said that the site is surrounded by
a church to its south, a vacant parcel, and an office building to the north, a 4.3-acre property
to the west with a single-family home located near its north property line and various
commercial and industrial uses on the east side of Aurelius Road in Delhi Township. There
is an existing multi-unit condominium complex to the west of the 4.3-acre parcel which is just
one property west of the subject properties.

Ms. Stachowiak stated that the existing single-family zoning of the subject properties is not
appropriate given the surrounding non-residential land uses and location at the intersection of
2 high traffic volume roads. A rezoning of the property would be necessary to allow for any
reasonable use of the site. The proposed R-MX zoning allows for a multi-family residential
development which would not only be an appropriate use of the site given its location but
would also provide much needed housing in the City.

Mr. Hovey opened the public hearing.

Mike West, representing the developer, spoke in support of the request. He briefly reviewed
the concept plans containing in the packets. In response to a question from Mr. Ruge, Mr.
West said that all of the units will be market rate rentals. He said that they would have the
ability, at anytime in the future, to make is a condominium development but there are no plans
to do so at this time. Mr. West said that there is a strong market for single and 2-famly rentals
in this area.

Robert Sweet, 1826 E Miller Road spoke in opposition to the request expressing concerns
about the increased traffic that would be generated and the protection of wildlife on the site.

Seeing no one else wishing to speak, Mr. Hovey closed the public hearing.

Mr. Ruge stated that the proposed development seems like a good use of the property. He
expressed some concerns about traffic during rush hours.

Mr. Hovey stated that he understands the concerns about traffic but both Aurelius and E.
Miller are major streets that should not be overwhelmed by the additional traffic generated by
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the proposed development. He said that the City has a housing shortage and this development
will help in that regard.

Mr. Jackson made a motion, seconded by Mr. Ruge, to recommend approval of Z-5-
2023, 1905 E Miller Road and adjoining vacant parcel to its west, rezoning from R-3
“Suburban Residential” to R-MX “Mixed Residential”’. On a roll call vote the motion
passed unanimously (4-0).

C. Z-6-2023, 1326 N Chestnut Street and adjoining vacant parcel, Rezoning two properties
from R-6A “Urban Residential to R-MX “Mixed Residential”.

Ms. Stachowiak stated that this is a request to rezone the property at 1326 N. Chestnut Street
and the vacant lot to its south from “R-6A” Urban Detached Residential to “R-MX” Mixed
Residential. The purpose of the rezoning is to permit a multiple family residential building
on the subject property. The applicant is considering a 4-unit row house with parking behind
the building. . The site currently consists of 2 separate parcels of land that will be combined
to create a site large enough to accommodate a 4-plex under the proposed R-MX zoning
district.

Ms. Stachowiak stated that staff is recommending approval of the rezoning. She said that
while the site is located in a neighborhood that is primarily single family residential, the
proposed 4-unit building will be generally compatible with and appropriate for the area in
which it would be located. Under the existing zoning, the site could be developed into 3
detached single-family homes as it currently consists of 2 parcels and the parcel at 1326 could
be split, thus creating 3 separate parcels, all of which would be buildable for a single-family
home without the need for a rezoning. The proposed zoning merely allows for 4 units and
allows them to be attached. In addition, since all of the properties on the south side of Pleasant
Street are currently zoned R-MX, the requested R-MX zoning will be consistent with the
established zoning pattern in the area and will not represent a “spot zone” which is generally
considered to be an unacceptable planning and zoning practice.

Mr. Hovey opened the public hearing.

Sanba Saidy, 6263 Skyline Drive, East Lansing, spoke in favor of his request. He said that
the proposed 4-unit will provide much needed low-income rental housing to the area. He said
that they will try to design the site to provide some outside recreation space for the tenants.

Jim Vlahakas, 1346 N. Walnut Street, spoke in opposition to the request citing concerns
about the number of on-site parking spaces being inadequate thus, resulting in overuse of the
limited amount of on-street parking in the area. He said that the site simply is not large enough
for 4 residential units.

Deb Simonson, 1327 N. Chestnut Street, spoke in opposition to the request citing concerns
about the lack of on-street parking and its overuse by the tenants of the proposed building,
thus depriving the existing residents of using it. She said that the roads in the area are very
narrow which makes it difficult for snowplows as it currently exists. She also expressed
concerns about removal of the mature trees on the site.
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Thelma Henderson, 415 Pleasant Street, spoke in opposition to the request. She said that
she does not want a 4-unit building on the subject property. She also said that the homes in
the area are predominantly single family and owner occupied which is the desired land use
for the area.

James Pollard, 1326 N. Chestnut Street, spoke in opposition to the request. He said that a
4-unit building on the small site is overcrowding and will negatively impact traffic and on-
street parking in the area.

Seeing no one else wishing to speak, Mr. Hovey closed the public hearing.

Mr. Ruge stated that the City does need rental properties and when managed properly, they
do not detract from the neighborhoods in which they are located. He also said that when bad
tenants, however, can cause significant problems that can negative impact neighborhoods.
Mr. Ruge said that said that this is a unique neighborhood with very narrow streets and limited
on-street parking.

Mr. Hovey reiterated that the City does not housing and essentially, the rezoning would only
allow one more unit that what would be permitted by right under the current zoning.

Mr. Jackson agreed that the City needs more housing. He also said that one additional unit
above what is permitted on the site at this time is not going to negatively impact traffic or
parking in the area.

Mr. Cox also agreed that the City needs more housing but expressed concerns about this
proposal resulting in overuse of the site.

Mr. Hovey reminded commission members that they are there to determine if R-MX is an
appropriate zoning for the property and if the proposed building is suitable without being
harmful to the neighborhood. He said that the Commission is not considering who may live
in the units and how tenants may be screened by the owner.

Mr. Jackson made a motion, seconded by Mr. Ruge, to recommend approval of Z-6-
2023, 1326 N Chestnut Street and adjoining vacant parcel, Rezoning two properties
from R-6A “Urban Residential to R-MX “Mixed Residential”. On a roll call vote the
motion failed (3-1). Mr. Cox cast the dissenting vote.

COMMENTS FROM THE AUDIENCE - None
RECESS — Not taken

BUSINESS

A.

Consent Items
(§)) Minutes for approval: April 4, 2023

The minutes from the April 4, 2023, Planning Board meeting were approved
without objection.
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10.

11.

12.

B. Old Business — None

C. New Business — None

REPORT FROM PLANNING & ZONING OFFICE — None
COMMENTS FROM THE CHAIRPERSON — None
COMMENTS FROM BOARD MEMBERS — None
PENDING ITEMS: FUTURE ACTION REQUIRED — None

ADJOURNMENT - The meeting was adjourned at 7:48 p.m.



