Planning Commission

AGENDA ITEM REPORT

To: Planning Commission

Subject: A public hearing to consider Ordinance 1525, a rezoning request from Michael
Zawacki to rezone a 0.3-acre property at 730 Grove Street from R-2, Medium
Density Single-Family Residential District to RM-32, City Center Multiple-Family
Residential District.

Meeting: Planning Commission - 25 Oct 2023
Department:  Planning, Building, and Development
Staff Contact: Landon Bartley, Planning and Zoning Administrator

BACKGROUND INFORMATION:

An application from Michael Zawacki to amend the Zoning Use District Map of Chapter 50 — Zoning —
of the Code of Ordinances to rezone a 0.3-acre parcel located at 730 Grove Street (PN 33-20-02-07-
314-014) from R-2 (Medium Density Single-Family Residential District) to RM-32 (City Center
Multiple-Family Residential District).

The City Council introduced and referred this request to the Planning Commission at its September
19, 2023 meeting. The Planning Commission holds a public hearing and then makes a
recommendation on the rezoning request at its following meeting, per its established bylaws. City
Council then sets a date for its own public hearing. Following the public hearing a final decision on
the request is rendered, which may or may not happen on the same night as the public hearing. City
Council may approve the proposed zoning district requested by the applicant, approve a different
zoning district, or deny the rezoning. If the request is approved, City staff sends out a legal notice
announcing the approval and the ordinance then takes effect seven days after the legal notice is
published. The rezoning runs with the land, regardless of property owner.

ATTACHMENTS:

Ordinance 1525 Staff Report PC 10-25 PH
730 Grove Rezoning Application for the web
Site Plan




. Staff Contact: Landon Bartle
Department of Planning, Phone No.: 517-3 19-693?)]

Building, & Development PC Agenda: October 25, 2023

REQUEST

An application from Michael Zawacki to amend the Zoning Use District Map of Chapter 50 - Zoning -
of the Code of Ordinances to rezone a 0.3-acre parcel located at 730 Grove Street (PN 33-20-02-07-
314-014) from R-2 (Medium Density Single-Family Residential District) to RM-32 (City Center
Multiple-Family Residential District).

EXISTING CONDITIONS

730 Grove is 66’ x 198’ (13,068 sq. ft.; 0.3 acres) on the east side of Grove Street just north of Burcham
Drive. A residential duplex (constructed 1964) is currently located on the property. One unit is
licensed as a Class IV rental, allowing tenancy by a family or up to three unrelated individuals. The
other unit is licensed as Class I rental, which allows tenancy by the owner and owner’s family as well
as up to one roomer.

Surrounding properties are zoned RM-32 (South and East) and R-2 (North and West). This property
is not located within a historic district. On this block between Burcham (S) and Ridge (N), three of
four properties on the East side of Grove have current rental licenses (Class III and IV) and 4 of 6
residential properties on the West side of Grove have current rental licenses (Class 111, IV, V, and 6).
No rental restriction overlay (RRO) district applies to this property.
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REZONING PROCESS

The City Council introduced and referred this request to the Planning Commission at its September
19, 2023 meeting. The Planning Commission holds a public hearing and then makes a
recommendation on the rezoning request at its following meeting, per its established bylaws. City
Council then sets a date for its own public hearing. Following the public hearing a final decision on
the request is rendered, which may or may not happen on the same night as the public hearing. City
Council may approve the proposed zoning district requested by the applicant, approve a different
zoning district, or deny the rezoning. If the request is approved, City staff sends out a legal notice
announcing the approval and the ordinance then takes effect seven days after the legal notice is
published. The rezoning runs with the land, regardless of property owner.
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EXISTING AND PROPOSED ZONING

The property is currently zoned R-2 (R2-Medium Density Single-Family Residential). The R-2 zoning
district requires a minimum lot area of 5,000 square feet for a single-family detached dwelling and a
minimum lot width of 60 feet. The proposed RM-32 zoning district requires a minimum lot area of
5,000 square feet for a single-family detached dwelling and a minimum lot width of 75 feet. The
subject parcel meets the minimum requirements of the existing R-2 district.

Existing Zoning
l:‘ A% - Dewin Township - AG . OIP - Office Industrial Park
D B1-General Office Business D P- Parking
D B2-Retall Sales Business D R1-Low Density Single-Family Residential
. B3-City Center Commercial . R2-Mediumn Density Single-Family Residential
D B4-Restricted Office Business . R3-Single & Two Family Residentia
. B5-Community Retail Sales Busimess D R3* Dewitt Township
D BCr-Dewitt Township - Business D RA-Residentiel Ag
. C-Community Facilities . RDD*-Meridien Township-Multiple Family Low

Density
. C-1*-Meridian Township Commercial . RMOS-Plannad Unit Development
[0 o+ -Beth Township - Development [ re4-Low Density Muktiple Femily

[ Mi-Menufecturing B RM32-City Center Multiple Family Res

D U- University

The stated purpose of the proposed RM-32 (City Center Multiple-Family Residential District) is:
50-441. This residential district is intended to provide and encourage the development of housing
peculiar to the needs of persons who desire to live within walking distance to shopping, dining, and
entertaining facilities situated in the City Center. This district also provides for the limited
commercial use of existing residential structures in a manner that maintains the visual character
and architectural scale of existing development within the district, and will minimize the visual and
functional conflicts between the district’s residential uses and nonresidential uses which abut it.

A similar rezoning request was recently considered by the Planning Commission and City Council
(Ord 1520) for several properties located across the street on the west side of Grove St. Below are
answers to specific Commissioner comments for that request, as well as additional information
comparing land use designations and zoning districts:

e Is mixed-use is allowed in RM-327?
Yes, mixed-use is permitted in RM-32.

e Are townhouses allowed under RM-32?
Townhouse is listed as an allowed use in RM-8. In RM-14, RM-22 and RM-32 the townhouse
(as a building form) is described as “multiple dwellings containing four or fewer dwelling
units with four or fewer bedrooms per dwelling unit.”

e  Whether the traffic study presented by the applicant accounts for mixed use development

and not just residential development?

No, the traffic study from the applicant did not include mixed-use development.

e How many units per acre are allowed in R-2?
Eight units per acre are permitted in R-2, each on a separate lot or parcel.

. EAST VILLAGE D RM22-Medium Density Multiple Family

. M4*-Dewitt Township - Muktiple Family . RMS4-University Oriented Multiple Femily Re
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1.

2.

Impacts to traffic
Rezoning to a district that allows for uses and densities not permitted in the current zoning

district results in the potential for increased traffic. An increase in density may result in
redevelopment that introduces more people living in the same geographic location as that
which exists today and/or redevelopment that introduces uses that are currently not
permitted in the R-2 zoning district.

VK Civil completed a trip generation investigation on behalf of the applicant and estimates
that the 14 daily trips currently taking place (7 vehicles entering, 7 exiting) will increase to
20 daily trips (10 vehicles entering, 10 exiting), with the majority of the trips occurring during
off-peak hours. Estimated traffic is less than that which would require a traffic impact study
or traffic impact assessment.

The streets adjacent to the proposed rezoning include two different classes. Burcham Drive
is a three-lane collector with center turn lane and on-street bike lanes, while Grove Street is
a two-lane residential street with on-street parking on one side intersecting with Burcham
Drive and Library Lane.

CATA serves the area with routes on Burcham Drive and Abbot Road. Bike lanes are located
on Burcham Drive, and micro-mobility/e-scooters are available in the community.

Future Land Use Designation
The Future Land Use Map in the 2018 Master Plan designates the subject parcel as R4

Residential, up to 16 dwelling units per acre.

2018 Future Land Use Map Excerpt

[ IR1- RESIDENTIAL UP TO 5 UNITS/ACRE
[ 1R2 - RESIDENTIAL UP TO 8 UNITS/ACRE
[ 1IR3 - RESIDENTIAL UP TO 16 UNITS/ACRE
I R4 - RESIDENTIAL UP TO 16 UNITS/ACRE
Il R5 - RESIDENTIAL UP TO 24 UNITS/ACRE
T M1 - MIXED USE

Il M2 - MIXED USE

Il M3 - MIXED USE

Il M4 - MIXED USE

[]C1- COMMERCIAL USE

I C2 - COMMERCIAL USE

Il C3 - COMMERCIAL USE

Il SPECIAL STUDY AREA

[ TACADEMIC DISTRICTS

Il PARKS/SCOOLS/OPEN SPACENACANT
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FUTURE LAND USE | R4

Description Category is shown on the future land use map primarily where there is
multiple-family housing or where there is any type of housing on the edge of a
major street or the core downtown area. The category allows for row house,
and small to medium size multi-plex building types.

Uses Residential, with ground floor office, care facilities, neighborhood commercial

Height Two and a half stories (2.5) or thirty-five (35) feet by right; four (4) stories or
fifty (50) feet with bonus

Density 16 units per acre

Analogous Zoning RM-8, RM-14

3. Applicable Zoning Districts
The applicant is requesting RM-32 zoning (City Center Multiple-Family Residential District) for this

property.

The following table identifies the uses allowed by right and by special use permit under the current
R-2 zoning district and the proposed RM-32 zoning district:

R-2 zoning (Existing) RM-32 (Proposed)
Uses Permitted by Single-family dwellings; Single-family dwellings; two-family
Right clustered, traditional dwellings; multiple dwellings containing
neighborhood development 4 or fewer dwelling units with 4 or fewer

bedrooms per dwelling unit, except
hotels and motels

Use Permitted by Schools; churches; parks Multiple-family dwellings containing 5 or
Right, subject to more dwelling units and containing 4 or
approved Site Plan fewer bedrooms per dwelling unit;

extended care/nursing facilities

Uses Permitted by None Non-profit art galleries, libraries, and
Special Use Permit museums; non-profit organization
headquarters; non-profit recreational
buildings and community centers,
professional clinics, professional offices;
buildings owned and operated by public
utilities; Class B multiple-family
dwellings
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The following table estimates the maximum number of dwelling units under the various land use
categories. This is only a maximum unit estimate because lot size, setbacks, parking, and other
dimensional requirements are likely to constrain the unit numbers below the allowed maximum.

] Zone Districts Master Plan
Address Acreage | Sq. ft. z/lqm' R-2%* RM-14 | RM-22 | RM-32 R4
ft.}unit 5000 2500 1600 800 2700
730 Grove 0.3 13068 2 5 8 16 4

*Current Zoning. In R-2 new dwelling units are limited to one per lot, unless the site is developed as part
of a neo-traditional neighborhood development plan.

STAFF REVIEW

In their application, the applicant writes that the property use is to be changed “from a rental to
college students to a bed and breakfast.”

Section 50-31(b) of the Code of Ordinances establishes the factors that appointed and elected officials
use when considering a rezoning request. These factors include, but are not limited to, the following:

1. Whether the rezoning is consistent with the policies and uses proposed for that area in the City's
Master Plan:

R4 Residential Land Use

This land use category is shown on the future land use map primarily where there is multiple-family
housing or where there is any type of housing on the edge of a major street or the core downtown
area. The category allows for rowhouses and small- to medium-size multiplex building types. Density
is limited to sixteen (16) DU per acre with heights no higher than two and one half (2.5) stories or
thirty-five (35) feet by right, or four (4) stories or fifty (50) feet with a bonus.

The Master Plan defines the R4 land use category as being analogous to the RM-8, Planned Unit
Development, and RM-14, Low Density Multiple-Family Residential Zoning District, in terms of
allowable density; sixteen (16) DU per acre, except that the R4 land use category allows for
neighborhood service type commercial uses such as a bed and breakfast, small office, personal
service business, restaurant, and extended care facilities.

The following table identifies the uses allowed by right and by special use permit within the RM-8
and RM-14 districts:

RM-8 (PLANNED UNIT DEVELOPMENT) | RM-14

dwellings containing 4 or fewer dwelling
units with 4 or fewer bedrooms per
dwelling unit

Uses Planned Unit Development requires 5 Single-family dwellings; two-family
Permitted acres of land area; single-family dwellings; multiple dwellings containing
by Right dwellings; two-family dwellings; multiple | 4 or fewer dwelling units with 4 or fewer

bedrooms per dwelling unit
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RM-8 (PLANNED UNIT DEVELOPMENT) | RM-14
Uses subject | See above Multiple dwellings of 5 or more dwelling
to approved units
Site Plan
Uses Offices (more than 5 acres required), Class B multiple-family dwellings
Permitted extended care nursing, golf courses,
by Special restaurants and banquet facilities,
Use Permit | including alcohol sales, household pet
day care

2. Whether all of the uses allowed under the proposed rezoning would be compatible with other zones
and uses in the surrounding area:

This table identifies the uses allowed by right and by special use permit under the current R-2 zoning
district and the proposed RM-32 zoning district:

R-2 zoning (Existing) RM-32 (Proposed)
Uses Permitted by Single-family dwellings; Single-family dwellings; two-family
Right clustered, traditional dwellings; multiple dwellings containing
neighborhood development 4 or fewer dwelling units with 4 or fewer

bedrooms per dwelling unit, except
hotels and motels

Use Permitted by Schools; churches; parks Multiple-family dwellings containing 5 or
Right, subject to more dwelling units and containing 4 or
approved Site Plan fewer bedrooms per dwelling unit;

extended care/nursing facilities

Uses Permitted by None Non-profit art galleries, libraries, and
Special Use Permit museums; non-profit organization
headquarters; non-profit recreational
buildings and community centers,
professional clinics, professional offices;
buildings owned and operated by public
utilities; Class B multiple-family
dwellings

3. Whether any public services and facilities would be significantly adversely impacted by a
development or use allowed under the requested rezoning;

The site is currently developed with a duplex. The applicant intends to change the use “from a rental
to college students to a bed and breakfast.” They have not proposed a conditional rezoning nor
offered a site plan showing proposed changes to the building or property, nor is this required for a
rezoning request.
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The Planning Commission should consider any and all allowable uses under the proposed zone
district, and whether such uses would be appropriate at this location. If approved, permitted uses
and special land uses could be considered provided the relevant standards are met. Future
development will also be reviewed by the City’s Department of Public Works and Environmental
Services to ensure there are no adverse impacts to utilities.

4. Whether the uses allowed under the proposed rezoning would be equally or better suited to the area
than uses allowed under the current zoning of the land.

This parcel is located in a single-family detached residential pocket, with small multi-family
apartments facing Burcham Drive, professional offices along Abbot Road, and the East Lansing Public
Library to the north. Along Grove Street are several detached dwellings, which continue on both sides
of Ridge Street, running east perpendicular to Grove Street. These blocks are a mix of land uses, with
the higher density uses (small apartments) and non-residential uses concentrated along Burcham
Drive and Abbot Road.

The RM-32 district applies R-3 lot standards to single-family dwellings as detailed in the following
table. The allowed height (and height with bonuses) is a departure from the pattern of the existing
R-2 zoned lots. For reference, the subject property is 66’ x 198’ (13,068 sq. ft.; 0.3 acres).

The following table compares the current R-2 zoning and the proposed RM-32 zoning:

RM-32 zoning (as RM-32 zoning (as it
R-2 zoning it pertains to pertains to other uses)
single-family)
Minimum Lot Area 5,000 square feet | 5,000 square feet 10,000 square feet
Minimum Lot Frontage 60 feet 60 feet 75 feet
Front Yard Setback 20 feet 20 feet Incremental, not less than 20’
Rear Yard Setback 20 feet 20 feet Incremental, not less than 20’
Side Yard Setback Total of 15’ Total of 15’ Incremental, not less than 8’
Max. Building Height (by right) | 2 % stories/30 ft | 2 % stories/30 ft 3 stories/40 feet
Additional Height Permitted None None Yes, up to 6 stories by SLU if
with SUP? located on more than 3 acres
Minimum Height None None None
Maximum Building Coverage 25% 25% 30%
Maximum Ground Coverage 40% 40% 60%
Mixed Use Permitted? No No Yes

SUMMARY COMMENTS

The Planning Commission may recommend approval or denial of the request, or it may recommend
a different zoning designation to the City Council than proposed by the applicant. A motion reflecting
Planning Commission discussion on the request will be provided at the Planning Commission’s next
meeting following the public hearing.



CITY OF EAST LANSING
REZONING APPLICATION

RECEIVED
SEP 18 2023

CITY OF EAST |
= ANS|
CODE ENFORCEME!\TE

The undersigned hereby respectfully request(s) that the following described parcel(s) of land lying within the

City of East Lansing be rezoned:

from the existing: __R-2

District to the proposed: RM-32 District

Legal Description of the Property to be Rezoned (attach separate sheet if necessary):
Commencing at a point 29 rods east and 14 rods north of southwest corner of Section 7; thence east 12 rods;

thence north 4 rods; thence west 12 rods; thence south 4 rods to the point of beginning; all in the southwest

1/4 of Section 7 T4AN-R1W, containing 0.30 acres more or less, subject to easements and restrictions of record, if any.

Also Known As (Street Address): 730 Grove Street

Parcel ID No(s): 33-20-02-07-314-014

Parcel Size: 0.30 acres

Reason(s) for Requested Rezoning - Please attach a separate sheet indicating reason(s). attached

Site Plan Application Also Submitted:

Traffic Impact Study Submitted: No

Yes, date:
Yes

I (we) hereby grant permission for members of the East Lansing City Council, its Planning Commission, its staff,
and its consultants the right to enter onto the property described in this application in my (our) absence for the
purpose of gathering information, including but not limited to the taking and use of photographs.

Please check one: X Yes

O No

Respectfully submitted by:

Greg Whittle (VK Civil), on behalf of Property Owner
Name of Property Owner/Applicant

7885 Byron Center Avenue SW, Suite A
Mailing Address

Byron Center MI 49315
City State Zip
(616) 277-2185 (309) 368-3492

Phone Fax Cell
greg@vkcivil.com

E-Mail Address

Greg Whittle, P.E.

Contact Name (Print) U{/M
/{%Lﬁﬁ _9/12/23

Signature Date

Please direct all questions and correspondence

to Greg (VK Civil), not Mike Zawacki.

Mike Zawacki, Property Owner

Name of Property Owner/Applicant

730 Grove Street

Mailing Address (do not complete if same)

East Lansing Ml 48823
City State Zip

(617) 719-3129
Phone Fax Cell

mtzwck1@gmail.com
E-Mail Address
Mike Zawacki
Contact Name (Print)
AWES 1-18-33

Signature Date

Please Note: All legal owners of the above-described parcel(s) must sign the Application

Page 1 of 2
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When a traffic impact study is required

A traffic impact study shall be required and shall be submitted by the petitioner with a rezoning application
under the following situations:

(1) The following rezoning requests, if received without a corresponding site plan proposal, shall require
a rezoning traffic impact study:

a. A proposed rezoning when the highest traffic generation expected from among the typical uses
permitted in the proposed zone, as determined by the planning and zoning official, would
increase directional trips during a peak hour by at least 100 or would increase directional trips
during an average day by at least 750 as compared with the traffic generation expected from the
existing use(s) of the property.

b.  Proposed rezoning of a site along any corridor identified as a critical or deficient transportation
corridor in the master plan or regional transportation plan.

Traffic Impact Study

The specific information required in the traffic impact study shall be determined at a preapplication conference
with the city engineer or his/her designee. See section 50-105 Traffic impact requirements of the East Lansing
Zoning Code for a list of potential information required for a traffic impact study.

City of East Lansing
Planning, Building, and Development
410 Abbot Road
East Lansing, MI 48823
517-319-6930

coclplanningcommission(cityofeastlansing.com

Page 2 of 2



Reasons for Requested Rezoning

Property use is to be changed from a rental to college students to a bed and breakfast.



Vriesman
& Korhorn

MEMO

Date: September 13, 2023 Project Number: 1258
Via email. mitzwekl@gmail.com
RECEIVED
To: Mike Zawacki
SEP 182013
From: Aaron Van Proyen, P.E., PTOE
CITY OF pAST

Regarding: 730 Grove Street Trip Generation Memo

Dear Mike,

VK Civil has completed the requested trip generation investigation for the proposed
rezoning at 730 Grove Street in East Lansing, Michigan. The following memorandum
suminarizes our findings regarding the potential vehicle volumes generated by the new
rezoning.

INTRODUCTION
The site is located on the east side of Grove Street in East Lansing, Ingham County,
Michigan, north of the Grove Street intersection with Burcham Drive.

The current land use consists of a 4,084 square foot duplex. The Developer plans to
repurpose the existing duplex into a bed and breakfast with 5 rooms while improving the
driveway to pavement and expanding it by [0+/- square feet.

EXISTING CONDITIONS

Using the 215 — Single-Family Attached Housing Land Use Code from the ITE Trip
Generation Manual, 11" Edition, we estimate the existing property generates 14 daily trips;
7 entering vehicles and 7 exiting. We have assumed that six of the 14 trips occur during the
AM peak hour and six during the PM peak hour, leaving two trips during the off-peak
hours.

PROPOSED CONDITIONS

Based on the 312 — Business Hotel Land Use Code from the Trip Generation Manual as the
closest approximation of a bed and breakfast, we estimate the proposed re-developed
property will generate 20 daily trips; 10 entering vehicles and 10 exiting vehicles. Two
trips of the total 20 will occur during the AM peak hour and two trips during the PM peak
hour, leaving 16 trips during the off-peak hours.

7885 Byron Center Ave S\W Ste A, Byron Center, ML 49315 616-277-2185  www VKcivil.com



Mike Zawacki
September 13, 2023
Page 2

CONCLUSIONS

Using standard trip generation estimate methods, ITE’s data show the re-developed
property will generate slightly more traffic than the existing land use, but a near 65%
reduction in AM and PM peak hour trips. However, even this is conservative as it assumes
full occupancy all year long. Bed and breakfast rental durations will be shorter, and it is not
likely that every room will be rented every night. It is also feasible that guests at the bed
and breakfast will utilize the extensive bus network in the vicinity, further reducing the
number of trips generated.

The traffic generated by this repurpose is less than the 100 peak hour vehicles per hour or
750 average daily trips increase and is less than the 50 peak hour vehicles per hour or 500
average daily trips increase as required in the City of East Lansing Requirements. Per these
requirements neither a traffic impact study nor a traffic impact statement should be
required.

Please feel free to contact us if you have any questions or comments regarding the study
methodology, findings, or conclusions.

Sincerely,

e

Aaron Van Proyen, P.E., PTOE
AVP/cjw

C. Dan Lewis, PE, VK Civil
Greg Whittle, PE, VK Civil
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