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CITY OF BATTLE CREEK

COMMUNITY SERVICES DEPARTMENT — PLANNING and ZONING

NOTICE
PLANNING COMMISSION MEETING

Date: Wednesday, January 23, 2019
Time: 4:00 P.M.
Place: City Commission Chambers
Room 301, City Hall
Call to Order
Attendance
Additions or Deletions to the Agenda
Approval of Minutes - December 12, 2018 meeting minutes
Correspondence
Public Hearings/Deliberations
A) #Z-01-19 Conditional Rezoning: Petition from AMERCO Real Estate 2727N Central
Ave Ste. 500 Phoenix AZ 85004. Requesting Conditional rezoning to allow a Moving and
Self-Storage Facility in a “C-6 Major Highway Interchange Business” property is located

at 5740 Beckley Rd parcel# 0095-00-090-0. The Conditional Rezoning is requested
pursuant to Planning and Zoning Code.

Old Business

New Business

A) Election of Officers for Year 2018 (Chair, Vice-Chair and Secretary).

Comments by the Public

10. Comments by the Staff and Commission Members

11. Adjournment

Respectfully Submitted,
Christine M. Zuzga, AICP
Executive Secretary, Planning Commission

10 N. DIVISION ST. SUITE 117 BATTLE CREEK MICHIGAN 49014

PHONE (269) 966-3320 FAX (269) 966-3555 WWW.BATTLECREEKMI.GOV
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BATTLE CREEK CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, December 12, 2018

1. Call to Order:
Chairperson Daniel Buscher called the meeting to order at 4:00 p.m.

2.  Attendance:
Members Present:

Daniel Buscher Cody Newman
Jim Hopkins Joe Sobieralski
Robert Whitfield John Stetler
John Godfrey Lynn Ward Gray

Members Excused: Susan Baldwin

Staff Present: Christine Zuzga, Planning Manager, Planning Dept.
Glenn Perian, Senior Planner, Planning Dept.
Marcel Stoetzel, Deputy City Attorney
Laura Rounds, Customer Service, Planning Dept.

3. Additions or Deletions to the Agenda: U-Haul rescinded their application at this time.

4.  Approval of Minutes: Meeting Minutes November 11, 2018

MOTION WAS MADE BY COMMISSIONER GODFREY, SUPPORTED BY
COMMISSIONER GRAY, TO APPROVE THE PLANNING COMMISSION SPECIAL
MEETING MINUTES FOR NOVEMBER 11, 2018. ALL IN FAVOR, NONE OPPOSED.

5. Correspondence: Commissioner Jim Hopkins has submitted an addendum to be placed on file as to
the reason for his vote on the November 11, 2018 item Z-04-18.

6. Public Hearings and Deliberation/Recommendations:

Parks & Recreation Master Plan Resolution 2019-2023:
Duska Brumm from Parks and Recreation gave overview of the Master Plan Resolution 2019-2023.

Chris Khorey with McKenna gave a brief presentation of the 2019 Parks and Recreation Survey
results and passed printer materials.

MOTION WAS MADE BY COMMISSIONER HOPKINS, SUPPORTED BY
COMMISSIONER GODFREY, TO APPROVE THE PARKS AND RECREATION MASTER
PLAN RESOLUTION FOR 2019-2023. ALL IN FAVOR, NONE OPPOSED.

Comments by the Staff and Commission Members: Christine Zuzga, gave details on the decision of U-
Haul to rescind their application at this time and resubmit for different circumstances.
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Adjournment: Chairperson Commissioner Buscher adjourned today’s meeting. All in favor meeting
adjourned at 4:13 P.M.

Respectfully Submitted: Christine Zuzga, Planning Manager, Planning Dept



CITY OF BATTLE CREEK

COMMUNITY SERVICES DEPARTMENT — PLANNING and ZONING

January 16, 2019

Battle Creek City Commission

RE: Amending the Planning and Zoning Code to allow Tattoo and Piercing Shops as a permitted use in General
Business Zoning Districts

Dear City Commissioners,

On behalf of the Zoning Board of Appeals, we are requesting that you revisit how tattoo/piercing shops are permitted to
operate within the City. Currently, tattoo/piercing shops are permitted in the C-3, C-7, I-1 and I-2 zoning districts with a
Special Use Permit. Tattoos and piercings have become more socially accepted and we no longer believe that tattoo shops
require the additional oversight or review that Special Use Permits require to be approved. We are asking you to consider
them a permitted use, by right, starting in the C-2 “General Business District”.

At the January 8, 2019, meeting a motion was made by Mark Jones, supported by Michael Delaware, to send a letter to you,
the Battle Creek City Commission, to revisit the way tattoo parlors are permitted through zoning and to allow them to be
located in the General Business zoning districts. We are respectfully asking you to direct the appropriate departments to

consider our request.

Respectfully.

m Moreno, Chairman of the Zoning Board of Appeals

cc: ZBA members
Planning Commissioners

10 N. DIVISION ST. SUITE 117 BATTLE CREEK MICHIGAN 49014

PHONE (269) 966-3320 FAx (269) 966-3555 WWW.BATTLECREEKMI.GOV.




Battle Creek City Planning Commission
Staff report for the January 23, 2019 meeting

To: Planning Commissioners
From: Christine M. Zuzga, AICP, Planning Manager
Subject: Petition Z-01-19, request for a conditional rezoning of Parcel 0095-00-090-0 to allow

Phase Il of self-storage units and U-Haul truck and trailer sharing.

Summary
Petition from AMERCO Real Estate requesting a Conditional Rezoning to allow Phase 11 of the U-

Haul Moving and Self -Storage Facility in a “C-6 Major Highway Interchange Business District” at
5740 Beckley Road, the former Toys-R-Us store. The conditional rezoning is requested pursuant to
M.C.L. 125.3405.

Background/Property Information
The subject site is 2.88 acres, and located south of the former Toys-R-Us building on Beckley Road.

The parcel is landlocked;
while the east border is i
adjacent to M-66, it has no &
direct access to it, or any ¢
other public right-of-way.
The parcel was improved a .
number of years ago with
pavement for parking, but it
IS in very poor condition.

Phase | of the project for the =
parcel to the north, included
renab of the Toys-R-Us F&§
building for retail and self- &
storage, three additional self-
storage buildings, and
outdoor display for truck and
trailer sharing. Phase | was
approved by the City
Commission on August 21,
2018.
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Scope of Project

Phase Il of the project consists of multiple storage unit buildings that contain a total of 199 storage
units. There are also five parking spaces for exterior trailer storage. This parcel is to be used as an
extension of the project approved as part of Phase I.

The applicant applied for, and received, a dimensional variance for a reduced front yard setback on the
east property line which allows the buildings to be placed five feet from the property line rather than
the 35 required by zoning. This reduced setback is shown on the site plan included in the application.

Once approved, the applicant is required to submit official site plans for the entire project to the City
for review to ensure the development complies with all other sections of the zoning ordinance,
including but not limited to parking spaces, landscaping, stormwater management, etc. This review
may affect the layout of the structures from what has been submitted with this application. If the
number of storage units or display/storage parking spaces does not increase from what has been
approved with this request, further review and approval by the Planning Commission or City
Commission would not be required.

Applicable Ordinance Provisions

The property as well as others in the vicinity are zoned C-6 Major Highway Interchange district, and
has been since the annexation of the Township. This zoning district allows a variety of uses, but very
specifically states “all uses (except otherwise stated) must be conducted wholly in a permanent, fully
enclosed building”. Businesses in the area are primarily retail in nature and all, including the adjacent
Harley Davidson dealer, comply with this requirement. Additionally, self-storage is only allowed
within the City by special use permit.

As outlined in previous staff reports, in
2005 the Michigan Zoning Enabling
statute was amended to allow for
conditional rezoning of land. This
amendment to allow conditional
rezoning provided another tool for
property owners seeking the ability to
use their property in a way other than
what is allowed by current zoning. If
approved, a conditional rezoning ties
the use and any development of a
property to specific conditions offered
by the property owner. This is very
similar to how the special use permit
process and approval works, though
this is not limited to a specific list of
special uses provided for by ordinance.
The other difference is that conditions
cannot be imposed by a municipality,
but must be offered by the applicant.
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Public Hearing and Notice Requirements

As required by the Zoning Enabling Act of 2006, as amended, a public hearing notice was published in
the Battle Creek Shopper’s Guide on Thursday, December 27, 2018 and notices of the public hearing
were also sent by regular mail to 56 owners and occupants of properties located within 300 feet of the
subject parcel. To date, the Planning Department has not received any comments on the request.

Neighborhood Outreach

This parcel is located in Neighborhood Planning Council #9 and contact had been made with the chair
for that group with Phase I. The request was reviewed by the City Economic Development Team
which includes representative from the City Manager’s office, Department of Public Works, Economic
Development Fund, Planning, and Inspections, and all were supportive of the proposed adaptive reuse
of the property.

Analysis and Recommendation

As this is a rezoning request, consideration should be given to the proposed use as it relates to the
surrounding zoning and land uses, existing infrastructure, and most importantly consistency with the
Comprehensive Plan. Staff findings include:

» The Future Land Use map of the 2018 Master Plan designates this and surrounding parcels as
Regional Commercial. The purpose of Regional Commercial, as outlined in the plan, is to
support a high volume of local and regional traffic for retailers, national chains, and service
providers. Furthermore, it is meant to allow high intensity uses and the largest scale of
development.

» Goals in the Master Plan include the adjusting land use regulations to match the changing
character and community needs as well as identifying vacant or underutilized sites that could be
developed to catalyze nearby investment. National market changes have resulted in large scale
retail becoming largely obsolete, and the request as submitted allows for adaptive reuse and
rehab of a large parcel that has been vacant for 10+ years in accordance with these goals.

» With hours of operation limited to daytime and early evening, and with the additional security
measures that will be employed onsite, the proposed use will be less intensive and more
controlled than other uses allowed in the C-6 Major Highway Commercial District.

» The approval of the conditional rezoning only applies to the use, and improvements made to the
site will be required to come into compliance with current development standards including site
plan review approval, parking, screening (when applicable), and landscaping.

> Beckley Road can accommodate high levels of traffic and a stop light at Beckley allows for
easy access to this property. Additionally, the existing infrastructure, including the size and
availability of public water and sanitary sewer support the existing and perhaps higher intensity
land use than would be allowed by the current zoning.

» The approval of this request is directly tied to the proposed use and elements of the proposed
use as provided for by the applicant in the application. Any changes contrary to that which is
included on the application would require review and approval by the Planning Commission
and City Commission.
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Therefore, based on the above findings and pursuant to M.C.L. 125.3405, planning staff
recommends that the Planning Commission recommend to the City Commission approval of the
Conditional Rezoning Petition Z-01-19, from AMERCO Real Estate for Phase Il of self-storage
units and U-Haul truck and trailer sharing on Parcel 0095-00-090-0 as outlined in their
application.

Attachments

The following information is attached and made part of this Staff report: Revised Conditional
Rezoning Petition Form (Petition #Z-01-19)
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REZONING Application
Straight Rezoning X __ Conditional Rezoning
(to new zoning district) (to allow specific use/development)
Petition No.
Date Received:
APPLICANT
NAME: AMERCO Real Estate Company- Holly Reading
ADDRESS: 2727 N Central Ave. Suite 500
PHONE: _ (602) 263-6555 FAX: (602) 277-5824
EMAIL: holly_reading@uhaul.com
OWNER (if different from applicant)
NAME: AMERCO Real Estate Company
ADDRESS: 2727 N Central Ave. Suite 500 CITY/STATE: Phoenix, AZ ZIp: 85381
PHONE: (602) 263-6555 FAX: __ (602) 277-5824
EMAIL:

**If the applicant is not the property owner, a letter signed by the owner agreeing to the Rezoning
must be included with the application.

EXISTING CONDITIONS
Address(es) of property for which the request is being sought: Beckley Rd. Battle Creek, MI 49015

Parcel number: 0095-00-090-0

Current use of the property: _ Bare Land

List existing structures on the property, size, and the approximate age of each. _Parcel Area 2.96+ Acres of

bare land.

Has property involved ever been the subject of a previous application? If yes, please list each one and the date the
request came before the Planning Commission. _No




Ciry of Barde Creek Community Services — Planning and Zoning Division
10N, Drvision Street, Sre. 17 » Bartle Creek, Michizan 49014 » 1269) 966-3320
- e

FOR STRAIGHT REZONING REQUESTS ONLY:
Current Zoning of Property:

Requested Zoning District:

Describe land uses surrounding the subject property and those in the vicinity:

Would the rezoning place excess demands on public resources including roads, utilities, public safety, etc.?
Explain:

FOR CONDITIONAL REZONING REQUESTS ONLY (please attach extra pages if necessary):

What is the proposed use of the property that warrants the request? Provide specific details as to the use
including square footage of each uses proposed for the property: _Please see Narrative.

Please list all activities that will take place on the property if the request were approved?
Please see Narrative.

How many employees currently work on the property? How many will be added if the request is approved, and
what days/times will they be onsite? _Currently: 0. This would be an expansion of 5740 Beckley Rd.

Will the approval of the proposed use necessitate changes to the property, i.e. building construction, additional
parking, landscaping, driveways, fencing? If yes, please provide a list of property improvements that will be
associated with the development and attach a site plan/building elevations showing existing and proposed
improvements. What is the cost of investment proposed if the development were approved?
The current property is bare land. We will be expanding self-storage onto this property.

Please see attached plan.

What are the proposed hours of operation? Please indicate if the proposed use will be temporary, seasonal, or
long term in nature, providing dates and timeframes if applicable: __Please see Narrative.

Explain the basis for which you feel this application should be approved. _ Please see Narrative.

0000000000000 00000000 O
Rezoning Application, Rev. 4/16
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SUBMITTAL REQUIREMENTS

Each request requires the following items to be submitted along with the completed application; incomplete
applications will not be forwarded to the Planning Commission.

Payment of a non-refundable $600.00 filing fee, made payable to the City of Battle Creek.

An affidavit authorizing an applicant to act on behalf of the owner if the petitioner is not the owner.
Legal description of subject property and a list of all deed restrictions.

Property Site Plan, if site changes are proposed.

Building Elevations, if building elevation improvements are proposed.

nok N e

APPLICANT SIGNATURE

By signing this application, the applicant hereby declares that all answers given herein are true to the best of their
knowledge, and confirms that all information required for submission of a rezoning application have been
submitted. Furthermore, the applicant understands that all any approval is based upon the contents of the
submitted application and any future proposed change must be reviewed with the Planning Department and may
be subject to approval of a revision of the rezoning by the Planning Commission and City Commission.

QM/AA /( 5//‘\———/ %é R Bpdin /7//1//?

(Slgnature) Name / (Print Name) ! Date

Rezoning Application, Rev. 4/16



AMERCO

REAL ESTATE COMPANY

2727 North Central Avenue. 5-N e Phoenix. Arizona 85004
Phone: 602.263.6555 ® Fax: 602.277.5824 & Email: holly_reading@uhaul.com

Narrative Project Summary

AMERCO Real Estate Company (AREC) has prepared this application package for the
opportunity to receive the City of Battle Creek’s participation and counseling in regards
to a Variance and Conditional Rezone for the property located to the South of 5740
Beckley Rd. Battle Creek, MI (Parcel #0095-00-090-0). AREC is the wholly owned real
estate subsidiary of the U-Haul System.

The proposed parcel is 2.96+ acres of vacant land, land-locked by greenspace and our
recently purchased parcel to the North. U-Haul is proposing to expand the existing U-
Haul Store located at 5740 Beckley Rd. U-Haul’s current uses at 5740 Beckley Rd.
consist of self-storage, U-Haul truck and trailer sharing, and related retail sales. We are
proposing that this parcel be an extension of that. Obtaining a Conditional Rezone and
Variance on this abutting parcel will allow U-Haul to better serve the storage needs of the
community and activate a property that is currently vacant and rapidly deteriorating.

The property is currently zoned C6 and situated directly south of our existing U-Haul
store on 5740 Beckley Rd. The Existing U-Haul Store was granted a Conditional Rezone
by the Battle Creek City Commission on August 17, 2018 which now permits our uses
of truck and trailer sharing, and self-storage. Through our adaptive reuse program, U-
Haul revitalized a rundown, vacant building and turned it into an economically successful
business and an asset to the community.

U-Haul is requesting relief from the required setbacks in the C6 zone. U-Haul
understands the need for these setbacks set forth in the code of ordinances but is
requesting this parcel to be an exception to the typical requirements. This parcel is unique
in its shape, location and that it the only ingress/ egress is though our recently purchased
property to the north. If U-Haul were to apply these setbacks, it would render one third of
the site unusable. The site also has a 72’+ open space buffer from the property line to M-
66. Because of the location and shape of this site, placing the buildings as shown on the
attached plan will have no substantial detriment or adverse effects on the neighboring
properties or the average traveler. We are complimentary to existing commercial uses and
self-storage acts as an excellent buffer between zones.

Custom site design for every U-Haul store assures that the facility compliments the
community it serves. Adherence to community objectives is key in order to ensure
each U-Haul store is both a neighborhood asset and an economic success.



U-Haul is more of a commercial type use that serves the residential communities within a
3-5-mile radius. We feel the U-Haul would be an appropriate use for the property and
there are proven benefits for allowing self-storage facilities in communities:

. Self-storage facilities are quiet

. They provide an excellent buffer between zones
. They create very little traffic

. They have little impact on utilities

. They have no impact on schools

. They provide a good tax revenue

. They provide a community service

U-Haul Moving and Storage is a convenience business. Our philosophy is to place U-
Haul stores in high growth residential areas, where we fill a need for our products and
services. Customers are made aware of the U-Haul store, primarily via drive-by
awareness, much like that of a convenience store, restaurant or hardware store. Aftractive
imaging and brand name recognition bring in area residents — by our measures, those
who live within a four-mile radius of the center.

The U-Haul Store:

U-Haul stores characteristically serve the do-it-yourself household customer. The U-Haul
Store will be staffed with 10-15 employees, both full-time and part-time. Families will
generally arrive in their own automobiles, enter the showroom and may choose from a
variety of products and services offered there. When situated near public ftransit,
approximately 50% of those families utilize alternative transportation to access U-Haul
equipment and services.

e Families typically use U-Haul Self-Storage rooms to store furniture, household
goods, sporting equipment, or holiday decorations. During transition periods
between moves, moving to a smaller home, combining households, or clearing
away clutter to prepare a home for sale, storage customers will typically rent a
room for a period of two months to one year.

e U-Haul stores also provide truck and trailer sharing for household moving, either
in-town or across country.

e Families who need packing supplies in advance of a move or to ship personal
packages can choose from a variety of retail sales items, including cartons, tape
and sustainable packing materials.

e Families who tow U-Haul trailers, boats, or recreational trailers can select, and
have installed, the hitch and towing packages that best meet their needs.




Moving and storage are synergistic businesses. Over half of our storage customers
tell us they used U-Haul storage because of a household move. Customers will
typically use U-Haul equipment or their personal vehicle to approach the loading
area and enter the building through the singular customer access. All new U-Haul
stores are designed with interior storage room access, giving the customer the
added value of increased security, and the community the benefit of a more
aesthetically pleasing exterior.

Significant Policies:

Hours of Operation:

Mon. - Thurs. 7:00 a.m. to 7:00 p.m.
Fri. 7:00 a.m. to 8:00 p.m.
Sat. 7:00 a.m. to 7:00 p.m.
Sun. 9:00 a.m. to 5:00 p.m.

All U-Haul storage customers are issued a card-swipe style identification card that
must be used to gain access to their room. This is but one of many security
policies which protect the customer’s belongings and decrease the ability of
unauthorized access to the facility.

It is against policy for a business to be operated from a U-Haul storage room.
Customers and community residents who wish to use the on-site dumpsters for
disposing of refuse must gain permission to do so, and are assessed an additional
fee.

Items that may not be stored include: chemicals, flammables, and paints.

U-Haul stores are protected by video surveillance.

U-Haul stores are non-smoking facilities.

U-Haul will provide added services and assistance to our customers with
disabilities.

Traffic Study:

U-Haul stores generate less vehicular traffic volume while still embodying an
active-use site. Truck and trailer sharing and self-storage all represent dynamic
transitions from one customer to another. DIY moving customers are presented
with opportunities to utilize equipment and storage on a temporary basis,




supporting a shared-economy, an effective economic model and an
environmentally-sound way to conduct business.

USE COMPARISON

Square Feet Traffic Volume Typical Hours Days

Weekday Weekend

Fast Food < 18 hours -
Restaurant 3,000 sq ft 3,161 trips 3,430 trips 24 hours

Gas Station w/
Convenience 2,200 sq ft 1,200 trips 2,200 trips
Store

18 hours -
24 hours

Hotel 50,000 sq ft 905 trips 901 trips 24 hours

11 am-11 pm

Casual Dining 5,000 sq ft 1,075 trips 1,258 trips 12 hours

7am-7 pm

U-Haul Center | 80,000sgft 12 hours

U-Haul looks forward to working with the City of Battle Creek as you consider the
Conditional Rezone and the Variance that we are currently submitting.

Sincerely,

Holly Reading Keilman
AMERCO Real Estate - Planner



Legal Description

PARCEL 2

THE LAND REFERRED TO IN THIS COMMITMENT, SITUATED IN THE COUNTY OF
CALHOUN, CITY OF BATTLE CREEK, STATE OF MICHIGAN, IS DESCRIBED AS FOLLOWS:
PART OF THE NORTHEAST 1/4 OF SECTION 36, TOWN 2 SOUTH, RANGE 8 WEST, CITY
(FORMERLY TOWNSHIP) OF BATTLE CREEK, CALHOUN COUNTY, MICHIGAN, DESCRIBED
AS

COMMENCING AT THE NORTH 1/4 CORNER OF SAID SECTION 36; THENCE NORTH 89
DEGREES 54 MINUTES 57 SECONDS EAST, 1152.09 FEET ALONG THE NORTH LINE OF SAID
SECTION 36; THENCE SOUTH 00 DEGREES 05 MINUTES 03 SECONDS EAST, 80.00 FEET TO
THE SOUTHERLY RIGHT-OF-WAY OF BECKLEY ROAD; THENCE NORTH 89 DEGREES 54
MINUTES 57 SECONDS EAST, 170.32 FEET ALONG SAID RIGHT-OF-WAY TO THE WEST LINE
OF THE EAST 1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 36; THENCE SOUTH 00
DEGREES 20 MINUTES 10 SECONDS EAST, 1156.58 FEET ALONG SAID WEST LINE TO THE
POINT OF BEGINNING; THENCE NORTH 89 DEGREES 39 MINUTES 50 SECONDS EAST,
263.43 FEET TO THE WESTERLY RIGHT-OF-WAY OF M-66; THENCE SOUTH 14 DEGREES 42
MINUTES 30 SECONDS WEST, 1014.66 FEET ALONG SAID WESTERLY RIGHT-OF-WAY;
THENCE NORTH 00 DEGREES 20 MINUTES 10 SECONDS WEST, 980.07 FEET TO THE POINT

OF BEGINNING.
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' 18 PROVIDED ADA ROOMS 751076 A1D
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